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Dear Ms. Holm: 
 
Re:  Application for MPS Amendment and Development Agreement – Stonehaven at Rockingham South (PIDs 
00293308, 40433849 and 40433858). 
 
On behalf of Arnaout Investments Inc. (Arnaout) and the other members of the Project Development Team, KWR 
Approvals Inc. (KWRA) is pleased to submit an Application for a MPS Amendment and Development Agreement for 
the proposed Stonehaven at Rockingham South, located in the Rockingham neighbourhood of Halifax.  
 
A considerable amount of care and consideration has been undertaken on the part of Arnaout and the entire 
Project Development Team to prepare this Application. We believe that the proposed  development, consisting of 
two five-storey, multiple-unit residential buildings, ten townhouse units and signature courtyard, is well-suited to 
and will integrate within the local neighbourhood and overall community of Rockingham.  
 
In reviewing the Regional Plan, Municipal Planning Strategy (MPS) policies and Land-Use Bylaw zoning for 
Mainland Halifax, we believe that the proposed residential development meets the spirit and intent of the 
Municipality’s growth and development policies. Stonehaven at Rockingham South would integrate a well-
planned and executed urban design and architectural approach to an infill parcel, which is a complementary and 
harmonious addition to the existing neighbourhood and community.  The proposed development would provide 
quality, high-end, diverse signature housing for families and other residents of Halifax. 
 
Attached are all technical requirements for the Application. We will provide a fully-integrated electronic copy, hard 
copy and application cheque with the full submission upon delivering it in person at your HRM office. We thank 
HRM Planning & Development staff for their assistance to date and we look forward to working with you. 
 
Thank you and Warmest Regards, 
 

Will Robinson-Mushkat 
Will Robinson-Mushkat 
Senior Planner & Approvals Specialist 
 

cc:  Azmi Arnaout – Owner, Arnaout Investments Inc. 
 Paul Behner – President, Greentree Project Management 
 Chris Crawford – Director of Architecture, Ekistics Plan + Design 
 Kevin W. Riles – President & CEO, KWR Approvals Inc.   
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1. Executive Summary 

Stonehaven at Rockingham South is a proposed 109-unit residential development located at the 
intersection of Dunbrack Street and Wentworth Drive in the Rockingham neighbourhood of mainland 
Halifax. The land is owned by Arnaout Investments Inc. (Arnaout), which in conjunction with a 
Professional Development Team, is proposing to create a signature residential development of two five-
storey, multiple-unit buildings containing 99 units total, along with a series of ten townhouse units at 
street level. The site and building would feature a number of notable amenities for residents and 
visitors. The proposed density for Stonehaven at Rockingham South would be 59.23 persons per acre, 
which is in line with similar recent development projects in the area, and would further HRM’s goals and 
objectives of achieving increased density and efficient use of existing infrastructure in the Municipality.  

2. Project Introduction 

Located at the intersection of Dunbrack Street 
and Wentworth Drive in the Rockingham 
neighbourhood, the 3.68-acre, three-parcel 
subject land assembly is owned by Arnaout 
Investments Inc. (Arnaout). KWR Approvals Inc. 
(KWRA) has been retained by Arnaout to manage 
a Project Development Team (PDT) for the 
purpose of development of the subject land 
assembly through a discretionary Planning 
Application.  
 
The intention of Arnaout and the PDT is to create 
a signature, high-end, residential development 
situated upon the subject land assembly. The 
objective is to develop two five-storey, multiple-
family residential buildings featuring a total of 99 
units, along with ten townhouse units at street 
level. This will facilitate a transition into the 
multiple-unit dwellings situated in the interior of 
the subject land assembly, abutting residential 
uses of similar height, scale and density. 
Stonehaven at Rockingham South will be a highly-visible development, located along one of HRM’s 
principle arterial corridors. It will complement the existing fabric of the Rockingham neighbourhood.  

3. Site Background – Stonehaven at Rockingham South  

The future site of Stonehaven at Rockingham South is located on a three-parcel land assembly (PIDs: 
00293308, 40433849 and 40433858) located at the intersection of Dunbrack Street and Wentworth 
Drive in the Clayton Park West/Rockingham South neighbourhood of Halifax, Nova Scotia. The combined 
total area of the land assembly is 3.68 acres (14,912.87m²). The land assembly features frontage of 
approximately 109 metres onto Dunbrack Street, classified as an arterial street, and approximately 180 
metres frontage onto Wentworth Drive, classified as a minor collector street.  

 

Figure 1 - LIMS Map of Subject Land Assembly 
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The land assembly is situated in a 
residential neighbourhood, which 
features a mixture of mature low-
density housing stock and new 
and/or currently-being-constructed, 
higher-density housing stock, 
including townhouses and multi-unit 
buildings. The land assembly is 
designated as ‘Residential’ under the 
Halifax Municipal Planning Strategy 
(MPS) and is currently zoned R-2 
(Two-Family Dwelling Zone) under 
the Halifax Mainland Land-Use Bylaw 
(LUB). The land assembly is cleared 
of natural vegetation and is graded at 
street level. To date, there is no 
evidence of wetlands and/or watercourses on the land assembly.  

A new, master-planned subdivision has been approved for a large (55-acre) land assembly – known as 
Rockingham South – directly abutting the subject land assembly and features a variety of residential 
uses and densities as well as a commercial-use component. Only two properties directly abut the land 
assembly (PIDs 41409178 and 41407222). Both properties are owned by Rockingham South Ltd. and are 
part of the Rockingham South subdivision. Neither property, at this time, has been developed, however, 
based on the application for the Rockingham South subdivision; PID 41409178 is intended for 
townhouse development, while PID 41407222 is intended for high-density, multiple-unit residential 
development, with building heights of seven storeys.  
 

4. Community Background – Rockingham 

The land assembly is located in the Rockingham neighbourhood of Mainland Halifax, part of the overall 
Halifax Regional Municipality (HRM). Rockingham was first settled by European farmers in the late 
1700s, as Halifax’s population continued to grow following its establishment in 1749. During the late 18th 
and early 19th Centuries, Rockingham was an agricultural enclave, as well as a stopping place for other 
farmers and merchants travelling to and from Halifax. Wealthy individuals also established estates 
within the area.  

The construction of the Nova Scotia Railway during the 1850s significantly changed the community, as 
the railway passed through the community along the shores of Bedford Basin. Rockingham became a 
penultimate stop along the railway. Rockingham was selected by the Sisters of Charity of Saint Vincent 
de Paul for the establishment of a convent and academy; Mount Saint Vincent opened in 1873 and 
became a junior college in 1925 and a fully-accredited university in 1966.  

During the post-World War II era, Rockingham began to experience rapid subdivision as it transitioned 
to a residential commuter community for the City of Halifax. Its strategic location along the railway and 
Bedford Highway, location outside of the boundaries of the City of Halifax as well as its close proximity 
to the metropolitan area, made it an attractive and affordable choice for suburban residents.  

Figure 2 - Aerial Photo of Subject Land Assembly 
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The completion of 
Bicentennial Drive 
(NS-102), which 
connected Halifax 
and Bedford and 
Sackville via a 
controlled access 
highway, spurred 
further residential 
development in 
Rockingham.  

Rockingham in 1969, 
along with several 
other residential 
communities 
surrounding Halifax, 
amalgamated with 
the City of Halifax.  

Today, a number of 
established 
residential subdivisions, including Sherwood Heights, Sherwood Park, Bridgeview and Glenbourne, are 
located in the areas surrounding the subject land assembly and are connected via Dunbrack Street and 
Kearney Lake Road. Prices for single-detached homes in the area of Rockingham and the neighbouring 
communities of Clayton Park and Parkland average between $300,000.00 and $455,000.00; slightly 
higher than the average home price for HRM overall ($279,000.00). Overall, Rockingham is comprised 
primarily of single and two-unit homes, but there are a number of small-scale, multi-unit buildings 
within the area. Further, the recent approval of Rockingham South will significantly increase multi-unit 
development within Rockingham.  

Commercial uses intended to serve the Rockingham community are located at Rockingham Ridge, 
approximately 500 metres from the subject land assembly and a larger commercial node is located at 
the intersection of Lacewood Drive and Dunbrack Street (Lacewood Plaza). There are a number of parks 
within close proximity to the subject land assembly, including Tremont Plateau Park, intended for use by 
residents of Rockingham and Hemlock Ravine Park, which is a large, regional park for use of residents of 
the entire HRM. Two elementary schools are located within two kilometres of the subject land 
assembly, Rockingham Elementary and École Grosvenor Wentworth Park School. The subject land 
assembly is also serviced by Clayton Park Junior High and Halifax West High School.  

 

 

 

 

Figure 3 - Rockingham Community. 
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5. Applicant and Project Development Team (PDT) 

Arnaout has assembled an experienced PDT to prepare and execute the vision of the property owner. 
The PDT consists of: 

Project Team 
Member 

Project Responsibility Principle Contact Contact Information 

Arnaout 
Investments Inc. 

Developer/Applicant Azmi Arnaout,  
Owner 

azmiarnaout@live.com 
6959 Armview Avenue 
Halifax, Nova Scotia B3H 4N9 

Greentree Project 
Management 

Project Management Paul Behner,  
President 

(c) 902.209.9560 
paulbehner@gmail.com 
14 Chelmsford Place  
Halifax, Nova Scotia B3M 4R2 

KWR Approvals Inc. Urban Planning and   
Management of 
Planning Application & 
Approvals 

Kevin W. Riles,  
President & CEO 

(w) 902.431.1700  
(c) 902.403.7847 
kevin@kwrapprovals.com 
P.O. Box 44153 
Bedford, Nova Scotia  B4A 3Z8 

Will Robinson-Mushkat, 
Senior Planner & 
Approvals Specialist 
(Main Contact – KWR 
Approvals Inc.) 

(c) 902.880.2094 
will@kwrapprovals.com 
 

JRL Consulting Inc.  Traffic Impact 
Statement and Analysis 

Jeff LeBlanc, P. Eng., 
Transportation and 
Traffic Consultant 

(w) 902.405.5584 
jeff.leblanc@jrlconsulting.ca  
45 Thorndale Terrace 
Bedford, Nova Scotia  B4A 0B7  

SDMM Ltd.  Civil Engineering, 
Surveying and Servicing  

Geoff MacLean, P. Eng.,  
Project Engineer 

(w) 902.445.1537 
gmaclean@sdmm.ca 
36 Oland Crescent  
Halifax, Nova Scotia  B3S 1C6 

Ekistics Planning + 
Design 

Architecture and Design Chris Crawford, NSAA, 
B.EDS, MARCH, LEED 
AP,  
Director of Architecture 

(w) 902.461.2525 ext. 120 
chris@ekistics.net 
1 Starr Lane 
Dartmouth, Nova Scotia B2Y 4V7 
 

6. Technical Studies Overview 

Technical studies have been completed by members of the PDT to ensure that Stonehaven at 
Rockingham South meets the transportation and technical site requirements. The following is a list of 
the studies completed. Full-page versions of the various site plans are found in the Appendices section 
of this submission.  

 December 2016. Site Plan (Stonehaven at Rockingham South)  Ekistics Plan + Design  
(Appendix C) 

 December 2016. Servicing Schematic (Stonehaven at Rockingham South) - SDMM Ltd. 
(Appendix D) 

 November 2016. Traffic Impact Statement (Stonehaven at Rockingham South)  - JRL Consulting 
Inc. (Appendix E) 

 November 2016. Downstream Wastewater Sewer Analysis (Stonehaven at Rockingham South) 
- SDMM Ltd. (Appendix F) 

mailto:azmiarnaout@live.com
mailto:paulbehner@gmail.com
mailto:kevin@kwrapprovals.com
mailto:will@kwrapprovals.com
mailto:jeff.leblanc@jrlconsulting.ca
mailto:gmaclean@sdmm.ca
mailto:chris@ekistics.net
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6(a) Concept Plan 

A coloured, master concept plan (Schedule B) for Stonehaven at Rockingham South has been prepared 
by Ekistics Plan + Design, in collaboration with KWRA and SDMM, based on the site’s total area, 
topography, servicing, as well as the applicable municipal policies and land-use bylaws.  

The proposal 
consists of two 
five-storey, 
multi-unit 
buildings, with 
99 units in total. 
Both buildings 
would be joined 
by a shared 
entrance hall 
and common 
area and would 
share amenity 
spaces, such as 
a multi- purpose 
room for residents, 
theatre room and gymnasium facilities. A number of signature outdoor amenities are also proposed, 
including a landscaped terraced patio area overlooking the corner of Dunbrack Street and Wentworth 
Drive, as well as a rooftop amenity area above the shared entrance to the buildings, which would 
feature a pool for residents. 

Of the 99 total 
units, 77 units 
would be two-
bedroom units 
and 16 units 
would consist of 
one-bedroom, 
while the 
remaining six 
units would be 
three-bedroom. 
Each unit would 
have its own 
private balcony. 
Underground 
parking is 
proposed for the buildings, which would be accessed from a driveway leading into the site from 
Wentworth Drive. A total of 80 underground vehicle spaces are proposed along with 28 surface parking 
spaces. Nine vehicle spaces are proposed for guests, while the remaining 99 spaces are intended for 
residents, creating a 1:1 parking ratio.   

Figure 4 - Interior Courtyard, Stonehaven at Rockingham South. Ekistics Plan + Design. 

Figure 5 - Front Entrance, Stonehaven at Rockingham South. Ekistics Plan + Design. 
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In addition to the two multi-unit buildings, 10 townhouse units have been proposed for the 
development site. These units will feature entrances at grade onto Wentworth Drive, but will also be 
accessible by foot and vehicle from the courtyard. They are proposed to be in blocks of four, four and 
two, wrapping around the curve of the property line on Wentworth Drive. Each of the townhouse units 
will contain three bedrooms and will have private open space. The site will be landscaped to 
complement the proposed townhouse and multi-unit buildings with a combination of coniferous and 
deciduous plant species, which are native to Nova Scotia. In total, 109 dwelling units are proposed for 
the total development area. Using the density calculations of one person per dwelling room, as noted in 
the Halifax Mainland LUB, the total density for the site is 218 persons total (59.23PPA).  

Although a commercial component was initially considered by the developer for the proposed 
development, ultimately, it was felt that a commercial activity would be incongruent with the goals of 
Stonehaven. It would have been required for commercial users to park within the development in order 
to avoid having 
parking on 
Wentworth Drive, 
thereby disrupting   
desired community 
feel of the interior 
courtyard. Adding 
commercial would 
further increase the 
amount of vehicular 
traffic generated by 
the development 
onto the existing 
street network. 
Further, the area is 
currently well serviced 
by commercial components including the recently approved adjacent Rockingham South development, 
and the existing Rockingham Ridge commercial node, which is within walking distance to the proposed 
development.  

Given the mixture of mature, low-density housing stock and new, increased-density housing stock, 
either recently completed or under construction that is found in the immediate vicinity, the goal of the 
Stonehaven at Rockingham South concept plan is to create a harmonious transition between the two. 
The townhouses are at a human scale along Wentworth Drive, facing mature housing stock on the 
opposite side of the street. The courtyard area located in the middle of the development site provides 
separation between the low-density housing and the proposed multi-unit buildings and creates a 
community within the development, as all proposed dwellings front into Stonehaven’s courtyard area. 
The proposed multi-unit buildings back onto either Dunbrack Street, which does not have dwellings 
fronting onto the street, or the approved sites for seven-storey, multi-unit buildings as part of the 
Rockingham South development (Phase 4). This creates a transition between the townhouse units, the 
five-storey buildings and the seven-storey buildings, which are part of Rockingham South.  

 

 

Figure 6 – Pool, Stonehaven at Rockingham South. Ekistics Plan + Design. 
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6(b) Servicing Schematic and Downstream Wastewater Sewer Analysis 

This style of development has one set of services extending from the street; the campus style water 
meter will be housed within the multiple-unit building, with the water distribution system extending to 
the townhouse units.  To avoid water line trenching, it is proposed to connect one building to the other.  
The sewer lines are proposed to take a conventional approach with private sewer mains extending 
across the property collecting each building before entering the street.   

The Downstream Wastewater Sewer Analysis was calculated using pipe characteristics from Halifax 
Water’s GIS information and concluded: “That the downstream sewer system has sufficient capacity to 
accommodate the anticipated wastewater flows generated by this proposed development”. 

6(c) Traffic Impact Statement (TIS) 

Dunbrack Street is an arterial roadway, running in general North-South direction, from Kearney Lake 
Road to an interchange with NS-102, where it becomes North West Arm Drive. There are two lanes in 
each direction and a full median, as well as designated left-turning lanes at a number of intersections. 
The posted speed limit is 60 km/hour. Due to the shift towards the growth and development in 
Rockingham, Clayton Park and other areas that are serviced by Dunbrack Street, there has been an 
increase in the amount of traffic that utilizes Dunbrack Street on a daily basis. In 2012, HRM completed 
24-tube counts on Dunbrack Street and the Annual Average Weekday Traffic (AAWT) was 11,144 
vehicles, with 5468 travelling southbound and 6576 travelling northbound. 

Wentworth Drive is classified as a minor collector. It was recently extended from the intersection with 
Dunbrack Street through the newly-created Rockingham South development to a recently completed 
roundabout, which connects with Knightsbridge Drive. It features one lane in each direction, separated 
by a marked yellow centre line. There are sidewalks on both sides of Wentworth Drive and has a posted 
speed limit of 50 km/hour.   

The first critical measurement that a TIS examines is “stopping-sight distance”. This is the distance 
required by an operator of a vehicle to safely stop. This is calculated by adding the break reaction 
distance – the amount of distance traveled between the time the driver sees something causing him/her 
to decide to stop and the time he/she brakes the vehicle, and breaking distance – the amount of 
distance it takes to stop a car from when braking first begins. When the speed limit is 50 kilometres per 
hour, the minimum stopping distance is 65 metres.  

The TIS states: “There are no issues with stopping-sight distance for northbound traffic on Wentworth 
Drive at the proposed driveway. We recommend that adequate stopping site distance be confirmed on 
Wentworth Drive for southbound traffic with a survey” 

The second is the site-generated traffic:  The number of vehicle trips generated through the use of a 
site. For the purpose of this specific TIS, the site-generated traffic was based on the number of 
townhouse and semi-detached lots being created and the equation for “ITE Land Use 210 Single Family 
Detached Housing” found in the Institute for Traffic Engineers Trip Generation Manual (9th Edition). This 
classification is employed because, while the housing form may differ (single-family detached vs. 
townhouses), the number of people occupying the dwelling would be the same in terms of the 
applicable traffic calculations.  
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Apartment units fall under a separate category “Land Use 220 Apartment” and, therefore, use a 
separate mathematical formula to measure the estimated generated traffic. The TIS measures the 
estimated generated traffic at AM and PM peak hours – when the majority of residents are either 
leaving or arriving to the development.  

Calculations estimated that the 99-unit portion of the development, contained within the two multi-unit 
buildings, would generate a total of 53 vehicles in the AM period and 73 vehicles in the PM period. The 
townhouse portion of the development would generate a total of 19 vehicles in the AM period and 17 
vehicles in the PM period. This would be a total of 72 vehicles in the AM period and 89 vehicles in the 
PM period for the entire development.  

Ultimately the TIS concluded: “Site generated traffic will most likely follow exiting trip distribution 
patterns along Dunbrack Street in the AM and PM peak hours.” 

7. Context for Application  

We understand that the subject land assembly is located in a mature, primarily residential area and is 
designated as such by the area MPS. The Regional Plan offers a number of criteria in relation to the 
suitability of land development in identified centres of HRM. Our intention is to ensure that any 
proposed development on the subject land assembly meets the minimum threshold of these criteria; 
thereby ensuring that the eventual development of the site is compatible, complementary and an 
enhancement of the existing fabric of the immediate neighbourhood and general area.  
 
Table 1 – Future Characteristics of Urban Growth Centres (Halifax Regional Plan) 
 
HRM Regional 
Plan Categories 

HRM Regional Plan Objectives PDT Comment 

Land Uses and 
Design 

• Mix of low, medium and high-density 
residential, small office, small institutional and 
convenience commercial uses.  
• In established residential neighbourhoods, low 
to medium density residential uses.  
• Encourage infill or redevelopment of large 
parking lots into traditional blocks with 
streetwalls and step-backs.  
• Pedestrian oriented facades. 

Stonehaven would be a combination of 
low and medium density residential 
buildings. A pedestrian-oriented façade, 
particularly along Wentworth Drive, 
would be maintained. 
 

Transit, Active 
Transportation 
and Parking 

• Transit to connect to other centres and 
Regional Centre.  
• Pedestrian-oriented transit stops.  
• Enhanced pedestrian linkages  
• Street or rear yard parking wherever possible.  
• Access to AT routes.  
• Short, interconnected blocks for ease of 
walkability. 
 

Pedestrian walking paths would be 
incorporated as part of overall site design 
and layout. Stonehaven is within walking 
distance to existing transit stops. Public 
and active transit routes would be 
promoted through site design. 
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Open Space • Streetscaping featuring landscaped pocket 
parks and tree-lined streets.  
• Interconnected private and public open space.  
• Improved quality and quantity of parkland.  
• Focus on waterfront parks and trails.  
• Private and public-realm urban forest canopy 
cover to be maintained and improved.  
• Provisions for food security. 

Streetscaping would be in character with 
existing neighborhood. Public and private 
urban forest canopy would be improved 
upon with overall site design and layout. 

Cultural Heritage • Built and natural heritage to be maintained and 
improved.  
• Heritage features integrated with new 
development.  
• Public art integrated with new development.  
• Scenic public views preserved.  
• Cultural heritage corridors. 

Public art or other cultural feature can be 
incorporated into overall site design. As 
part of the design exercise and site 
layout, scenic views will be preserved 
wherever possible. 

 
The intention of the PDT is to ensure that this development is in keeping with the goals and objectives 
for the area, as outlined in the Regional Plan and area MPS. This includes pedestrian-oriented facades, 
compatible scale and building heights consistent with the existing low and medium-density residential 
neighborhoods throughout the Clayton Park/Rockingham neighbourhoods of Halifax Mainland. It is 
recognized by the PDT that density for this particular area has been lower than what is proposed for the 
development of the subject land assembly. However, it is also noted that increasing density in the 
urban, local growth centres of the Municipality has been identified as critical to the sustained growth 
and development of the overall Municipality.  
 
Growth throughout the Halifax Region, from the Post-World War II era to the present day, has been 
oriented towards suburban areas, which has resulted in a widely-disbursed population in comparison to 
many similar-sized Canadian cities. One of the critical goals of the Regional Plan (2006) is to focus efforts 
to re-orient population growth and densification around the urban core and local urban growth centres. 
There are many broad benefits to doing so, including but not necessarily limited to, reduced expenditure 
on new infrastructure, existing transportation services, existing social services, cost-effective 
transportation linkages (active, public and private) and positive impacts on personal and social health. 
 
Given the characteristics of the subject land assembly, the PDT collectively believes this development 
site is a suitable location for a mixed-use residential development with modest five-storey, multiple-
family buildings incorporated with attractive townhouse dwellings.  
 
Re-Zoning and Discretionary Planning of Subject Land Assembly 
 
No clear, definitive policies appear to exist in the Regional Plan and/or area MPS that would facilitate a 
transition in zoning to permit the development of the subject land assembly for greater medium-density 
residential use in an ‘as-of-right’ fashion. Therefore, Arnaout and the PDT recognize that in order to 
develop the subject land assembly in the manner outlined and desired, a site-specific amendment (SSA) 
to the area MPS and accompanying Development Agreement would likely be required. The Halifax MPS 
offers a specific schedule, “Schedule K”, which is a Comprehensive Development District.  
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The intention of Schedule K is to allow for primarily residential, mixed-use development for vacant 
parcels of land in the Mainland Halifax area. “Emphasis shall be placed on a mix of housing types; shall 
include the provision for local commercial uses that are intended to serve the residents of the immediate 
area, and community facilities for the use of residents in the immediate area; and shall include provision 
for automobile, transit, and pedestrian circulation; and an emphasis on conservation of natural 
environmental features including lakes and waterways, mature trees, and natural topographic features.” 
A number of uses may be permitted for lands and areas that fall under the Schedule K zoning, which 
include: 
 

 Detached, one-family dwellings 

 Semi-detached dwellings 

 Duplex dwellings 

 Apartment houses 

 Attached houses 

 Public park or playgrounds 

 Commercial uses 

 Local commercial uses 

 Community Centre 

 Golf course 

 Uses accessory to any of the forgoing uses 
 

Given the total area of the subject land assembly, the prominent location of the site at the intersection 
of Dunbrack Street 
(classified as an 
arterial roadway) 
and Wentworth 
Drive (a local 
collector), the 
characteristics of 
the existing 
residential 
neighbourhood 
and the approved 
development of 
lands adjacent to 
the subject land 
assembly for 
increased density 
residential and commercial purposes all contribute to warranting an amendment to the area MPS to 
allow re-zoning the subject land assembly from R-2 to permit inclusion in Schedule K and increased 
density development on the subject land assembly.  
 
A discretionary planning process can be employed to ensure that the development of the subject land 
assembly is complementary and enhances the fabric of the existing residential neighbourhood, which 
abuts Stonehaven from the opposite site of Wentworth Drive. Arnaout and the PDT welcome input from 
the existing neighbourhood and seek to enrich the area through planned and executed urban design and 
pleasing signature architecture.  

Figure 7 - Rooftop Amenity Space, Stonehaven at Rockingham South. Ekistics Plan + Design. 
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Further, it is the intention of the Developer and the PDT to create an overall site design that would 
seamlessly transition from low to medium-density development on the subject land assembly. The 
discretionary planning process also ensures that the architectural treatment and materials used in the 
construction of any proposed buildings on the subject land assembly are complimentary with the 
existing neighbourhood and complementary to a pedestrian-oriented streetscape. 
 
Precedent for Development of Subject Land Assembly 
 
Precedent exists for the re-zoning and development of the subject land assembly through a 
discretionary planning approval process. The development of the land assembly adjacent to the subject 
land assembly was approved in 2013 by Community Council, as part of a discretionary planning process 
to re-zone into Schedule K and approve the first stage of a two-stage Development Agreement for the 
purposes of creating a four-phase residential subdivision – Rockingham South. Both Phase 2 and 3 of the 
Rockingham South subdivision contain provisions for the construction of multi-unit residential buildings 
as well as commercial plazas. Phase 4, which is directly adjacent to Stonehaven at Rockingham South, 
contains provisions for multi-unit residential buildings featuring heights of seven stories. In many ways, 
the proposed development would be a continuation of the already approved development adjacent, 
and would create the final piece of the Rockingham South community.  
 
HRM Planning and Development staff noted that Schedule K is a zoning for mixed-use residential 
intended for vacant parcels of land in the Halifax area – applicable because it was located within an 
established residential neighbourhood. Further, the Rockingham South site was identified in a 2013 
study of the Bedford-Mainland North Transportation Corridor as one of five development sites for 
increased density within the Halifax mainland area because of the existing transportation linkages. 
Opportunities to increase services, while limiting costs exists for the area because a significant amount 
of necessary infrastructure already exists.  
 
Given the larger size and scale of the adjacent land assembly, a wide-range of uses was proposed and 
approved by Community Council. The PDT is aware that the total density of 36.38 persons per acre (PPA) 
applied to the adjacent development site is lower than what has been envisioned for the subject land 
assembly; however, the significantly larger total area facilitates the overall lower density through a 
greater mixture of residential uses and exclusively commercial buildings as part of the overall 
development.  
 
The location of the final phase (Phase 4, Appendix M) of the adjacent development site was selected for 
the highest density on the overall site and directly abuts our subject land assembly. The approved 
Development Agreement permits buildings up to seven storeys directly abutting the subject land 
assembly (Phase 4). Given the grading of the adjacent lot, the scale of the development will appear 
closer to nine storeys in height. The approximate total area of this portion of Rockingham South is 11.24 
acres. The total residential density for this area, as noted in the Development Agreement, shall not 
exceed 1,005 persons. This represents a density of 89.41 PPA for this particular section of the adjacent 
development site – a proposed density that is 30PPA higher than what is proposed for Stonehaven at 
Rockingham South. The approval for the re-zoning and two-stage Development Agreement for 
Rockingham South significantly increased the accepted and permitted density on the adjacent land 
assembly and the overall area.  
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Given the intention to construct seven-storey, multi-unit residential buildings on the property directly 
abutting the subject land assembly, it potentially creates challenges in the development of the subject 
land assembly under the current zoning. If the subject land assembly was to be developed ‘as-of-right’ 
under the current R-2 zoning, the transition between single and two-family dwellings and multi-unit 
residential buildings would be significant and out of scale. Enabling Stonehaven with a mixture of 
townhouse units and two five-storey, multi-unit buildings is a more appropriate transition between the 
newly-developed Rockingham South and existing community.  
 
Applicable Evaluative Criteria from Halifax MPS 
 
In preparation for this discretionary Planning Application, the PDT has highlighted a number of 
important, applicable policies in relation to the development of the subject land assembly. Through this 
evaluation, the PDT feels that the subject land assembly meets the applicable criteria to warrant 
development that is greater than what is currently permitted ‘as-of-right’ through the existing R-2 
zoning, but recognizes a re-zoning and discretionary planning approvals process must be carried out.   
 
Table 2 – Criteria from Halifax Mainland MPS (Implementation) 
 

Halifax MPS - Applicable Implementation Policy  KWRA Comments 

3.3 For the residentially-designated, undeveloped areas of Mainland 
North, the City shall, pursuant to Section 38(2) (p) of the Planning Act, 
establish such development regulations as are necessary to implement 
the policies of this plan. 

 The subject land assembly is 3.68 acres in total area. 

 The subject land assembly is designated 
“Residential” in Halifax MPS/GFLUM. 

 Located in Mainland North area of Halifax 
MPS/GFLUM. 

 The subject land assembly is vacant, graded and is 
an infill site. 

3.3.1 Further to Policy 3.3 above, these areas shall be identified on the 
zoning map and within such areas no development permit shall be 
issued unless the proposed development has been approved by a 
resolution of Council, and further, except under an agreement with 
Council pursuant to Section 34(1) of the Planning Act. 

 Subject land assembly is directly adjacent to 
Schedule K zoned lands - Schedule K is a 
Comprehensive Development District, spanning the 
Mainland North area of Halifax. 

 As part of the application, rezoning and 
development agreement would be required with 
approval by Regional Council. 

3.3.2 Further to Policy 3.3.1 above, the purpose for which land within 
these areas is to be developed shall be primarily residential, and an 
emphasis shall be placed on a mix of housing types, shall include 
provision for local commercial uses that are intended to serve the 
residents of the immediate area, and shall include provision for 
automobile, transit and pedestrian circulation and an emphasis on 
conservation of natural environment features including lakes and 
waterways, mature trees and natural topographic features. In addition 
to the above, City Council may consider provision for minor commercial 
uses in accordance with Policy 3.1.2 in Section II, provided that such 
uses are consistent with the policies of this Plan, are compatible in 
design form and function with comprehensively planned development 
and with development adjacent to a comprehensively planned 
development, and that such uses are located in such manner as to be in 
accord with Policy 2.4.1 of Section II, as the principles of said policy may 
apply to areas of vacant land. 

 Development Agreement would require public 
consultation process/approval by Regional Council. 

 Items which would likely be considered as part of 
Dev. Agreement include, but not limited to: 
1. Type(s) of housing being proposed; 
2. Consideration for existing residential 

development in immediate vicinity; 
3. Location of (potential) minor commercial 

features, particularly in relation to Dunbrack 
Street; 

4. Location of (potential) local business uses and 
community facilities throughout development; 

5. Location of (potential) public parkland/open 
space, or cash-in-lieu; 

6. Location of street connections, if deemed 
necessary; 

7. Location of pedestrian network and 
connection points to existing pedestrian 
networks; and 

8. Emergency vehicle connectivity 

3.3.4 In entering into agreements pursuant to Policy 3.3.1 above, 
Council shall be guided by the policies contained in Section II of this 
Plan, and shall not enter into agreements which are inconsistent with 
the policies of this Plan. 

 Depending on the final proposed development, will 
consider the relevant/applicable policies contained 
in the Halifax MPS for residential and/or 
commercial development, located in the mainland 
North area. 
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Table 3 – Criteria from Halifax Mainland MPS (Residential) 
 

Halifax MPS - Applicable Implementation Policy  KWRA Comments 

2.1 Residential development to accommodate future growth in the City 
should occur both on the Peninsula and on the Mainland, and should be 
related to the adequacy of existing or presently budgeted services. 

 A Traffic Impact Statement is included as part of the 
application package for the Municipality. 

 Analysis of the water and waste-water systems is 
included as part of the application. 

2.2 The integrity of existing residential neighbourhoods shall be 
maintained by requiring that any new development which would differ 
in use or intensity of use from the present neighbourhood development 
pattern be related to the needs or characteristics of the neighbourhood 
and this shall be accomplished by Implementation Policies 3.1 and 3.2 
as appropriate. 

 The application demonstrates that lower-density 
housing options (townhouse units) will be placed at 
street level, along Wentworth Drive. 

 Beneficial to the development of the subject land 
assembly is the concentration of multi-unit 
residential buildings approved for the development 
of the site adjacent to the subject land assembly – 
the location of these buildings lends itself to the 
development of multi-unit buildings on the subject 
land assembly. 

2.4 Because the differences between residential areas contribute to the 
richness of Halifax as a city, and because different neighbourhoods 
exhibit different characteristics through such things as their location, 
scale, and housing age and type, and in order to promote 
neighbourhood stability and to ensure different types of residential 
areas and a variety of choices for its citizens, the City encourages the 
retention of the existing residential character of predominantly stable 
neighbourhoods, and will seek to ensure that any change it can control 
will be compatible with these neighbourhoods. 

 The proposed development for the subject land 
assembly is cognizant of the existing residential 
neighbourhood and, in particular, the existing 
housing stock located on Wentworth Street, facing 
the land assembly. 

 Proposed townhouse units are at a similar scale to 
the existing housing stock. 

 Proposed multiple-unit buildings are placed away 
from existing housing stock and closer to Dunbrack 
Street and adjacent to the approved multiple-unit 
residential buildings. 

2.4.1 Stability will be maintained by preserving the scale of the 
neighbourhood, routing future principal streets around rather than 
through them, and allowing commercial expansion within definite 
confines which will not conflict with the character or stability of the 
neighbourhood, and this shall be accomplished by Implementation 
Policies 3.1 and 3.2 as appropriate. 

 Subject land assembly is vacant and graded. 

 A public street is not required for the development 
of Stonehaven. 

2.6 The development of vacant land, or of land no longer used for 
industrial or institutional purposes within existing residential 
neighbourhoods shall be at a scale and for uses compatible with these 
neighbourhoods, in accordance with this Plan and this shall be 
accomplished by Implementation Policies 3.1 and 3.2 as appropriate. 

 The subject land assembly is vacant land. Through 
rezoning it can be developed, by agreement, in 
accordance with the implementation policies in the 
Halifax MPS. 

  

8. Summary of Application 

The proposed development 
plan for Stonehaven at 
Rockingham South would 
create 99 units contained 
within two, five-storey, multi-
unit residential buildings and 
an additional ten townhouse 
units, on 3.68 acres.  

The subject land assembly is 
currently vacant land and is 
located alongside a major 
arterial corridor in mainland 
Halifax.  

Figure 8 - Townhouse Entrance, Stonehaven at Rockingham South. Ekistics Plan + 
Design. 
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 In preparation of this Application, Arnaout and the PDT sought to adhere as closely as possible 
to the policies found in the MPS for Halifax and the LUB for Halifax Mainland. 

 The proposed development would have a density of 59.23 PPA – significantly lower than the 
approved density for the development phase (Phase 4) adjacent to our subject land assembly. 

 At the proposed density the development would NOT exceed the infrastructure (water and 
sewer) capacity. 

 Traffic generated by the subdivision would follow existing traffic patterns and the quality of 
transit within the area is likely to lower the number of actual trips generated by the proposed 
development. 

 The number of daily amenities (grocery stores, professional services, etc.) within walking 
distance to the proposed development contributes to the location’s suitability for increased 
density development. 

 The proposed development would ensure a harmonious transition between the established 
residential neighbourhood and housing, and the new and developing high-density residential 
development immediately adjacent to the subject land assembly.  

9. Conclusion 

Stonehaven at Rockingham South is intended to be a development that fits with a prominent roadway, 
established community and a close neighbourhood. The development has been created as a signature, 
high-end residential development for Rockingham. Terraced patios at the corner of Dunbrack Street and 
Wentworth Drive invite residents and guests to the development and create a signature element for the 
proposed Stonehaven. The PDT was aware that one particular key to ensure Stonehaven would be to 
offer a seamless 
transition between the 
existing residential 
community and the 
approved, increased-
density, development 
at Rockingham South. 
To achieve this 
transition and 
seamless approach, 
townhouses were 
placed along 
Wentworth Drive and 
the courtyard for the 
development and 
multiple-family 
buildings were kept to 
five storeys. In addition a signature amenity open space was provides at the kitty corner of Stonehaven 
where Wentworth Drive and Dunbrack Street meet.  

The deliberate use of bright tones in the construction material, large glass windows, spacious balconies, 
and wide-range of amenities encourage the residents to fully utilize both the interior and exterior of the 
Stonehaven at Rockingham South.  

Figure 9 - Dunbrack Street and Wentworth Drive Intersection, Stonehaven at Rockingham 
South. Ekistics Plan + Design. 
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Figure 10 - Wentworth Drive Entrance, Stonehaven at Rockingham South. Ekistics Plan + Design. 

Arnaout and the entire PDT behind Stonehaven at Rockingham South believe the creation of this 
proposed development provides a unique and important development on a site which lends itself to the 
creation of a signature series of buildings and further enhances the community of Rockingham through 
appropriate scale and transition coupled with excellent architectural and site design.  



Schedules 
 

 

 



A. December 2016. Architectural Elevations, Renderings, and Drawings (Stonehaven at 
Rockingham South) Ekistics Plan + Design 

 



                                                             Dartmouth, NOVA SCOTIAWWW.EKISTICS.NET

Stonehaven Architectural Design Rationale

Multi unit building

The design strategy for the Multi unit building is to fill the interior lot lines of the site with the multi unit building and 
then line the street scape with three level townhouse units. This creates a courtyard within the centre of the site 
that will house the visitor parking and townhouse entrances. This courtyard space will be extensively landscaped 
and will only feature traffic from the townhouses or visitors to the development.

We have also articulated the ground level of the multi unit with walk up units and transitions the massing  to the 
lower density townhouses and adjacent properties.

The material palette for the development features a light toned yet warm brick. This is contrasted with either a dark 
high density fiber cement or ceramic cladding that creates frames around balconies. We are also using a western 
red cedar wood for the bay window projections and entrances for the townhouses. Overall the warm toned 
materials are contrasted with the green landscaping features that will be present with extensive planters and 
feature landscaping. 



                                                             Dartmouth, NOVA SCOTIAWWW.EKISTICS.NET

The two main building forms are connected by a common lobby space that will also act as amenity for the entire 
development. The second level will open out onto a common roof terrace with southern exposure. This will be a  
landscaped roof terrace that will also look out into the central courtyard area.



                                                             Dartmouth, NOVA SCOTIAWWW.EKISTICS.NET

The underground parking entrance is to the rear of the site and with retaining and landscaping will be 
kept out of street view. The eastern end of the Multi unit building again terraces its massing to three 
levels and with individual entrances at grade reduces the scale of the building at the street and adjacent 
property line.

The corner of Wentworth and Dunbrack features a generous setback from the street allowing for a 
large landscaped buffer at this busy corner. At this corner we rise to the full 5 level height to create a 
feature massing in the development. The punctuated balconies create interest at the corner and at the 
main level features the fitness room. Here the grade drops around the building raising the fitness room 
from being right at the street elevation. 



                                                             Dartmouth, NOVA SCOTIAWWW.EKISTICS.NET

Townhouse buildings

The general design strategy for the townhouse portion of the development was to line the street of 
the property to maintain a neighborhood feel to the streetscape. This will include connections to the 
sidewalk with landscaped walkways and a series of terraced planters to the building face.

The northern facades feature a predominant Bay window projection clad in warm western red cedar 
cladding. This Cedar cladding also wraps the recessed covered entry way  into the townhouse. Living 
space is predominantly located on the upper two levels to maximise privacy for tenants and minimize 
disturbance to residence due to traffic 

On the souther interior courtyard side the townhouses have individual garages and rear entrances 
clad in wood. The southern faces feature building articulation in a series of roof terraces and Juliet 
balconies. Landscaped drives and property landscaping further refine the residential feel to the rear 
yards.
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B.  Master Development Concept Plan (Colour) for (Stonehaven at Rockingham South)   

 

 





Appendices 



A.  Application Form – (Stonehaven at Rockingham South) 

 

 













B.    LIMS Map and Parcel Historic Listing Report – PIDs 00293308, 40433849 and 40433858 

 

 













C. December 2016. Site Plan (Stonehaven at Rockingham South) Ekistics Plan + Design 
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D. December 2016. Servicing Schematic (Stonehaven at Rockingham South) SDMM Ltd. 

 





E.  December 2016. Traffic Impact Statement (Stonehaven at Rockingham South) JRL 
Consulting Inc. 

 

 

 



 
 
 
 
 
 
 

 
 
 

 
 
 

 
 

December 2016 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prepared for 
 

Servant Dunbrack McKenzie & MacDonald Ltd 
 

Stonehaven at Rockingham South Traffic Impact Statement 

JRL  consu l t ing  



   

 4 5  T h o r n d a l e  T e r r a c e ,  B e d f o r d ,  N o v a  S c o t i a  B 4 A  0 B 7    

T :  9 0 2 . 4 0 5 . 5 5 8 4  |  e m a i l :  j e f f . l e b l a n c @ j r l c o n s u l t i n g . c a   

 
 

 
 

 
TABLE OF CONTENTS 
 

1  INTRODUCTION ................................................................................................................................ 2 

1.1   BACKGROUND ........................................................................................................................................ 2 

2  EXISTING TRAFFIC CONDITIONS ..................................................................................................... 4 

2.1   DESCRIPTION ........................................................................................................................................ 4 
2.2  EXISTING TRAFFIC VOLUMES ...................................................................................................................... 8 
2.3  EXISTING TRIP DISTRIBUTION .................................................................................................................... 8 
2.4  STOPPING SITE DISTANCE ......................................................................................................................... 9 
2.5  TRANSIT AND PEDESTRIANS ....................................................................................................................... 9 

3  SITE GENERATED TRAFFIC .............................................................................................................. 11 

3.1   TRIP GENERATION ................................................................................................................................ 11 

4  CONCLUSIONS AND RECOMMENDATIONS ...................................................................................... 12 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 
Prepared by 

 
Jeff R. LeBlanc, P.Eng., PMP 

 
 
 
 

JRL consu l t ing  



S t o n e h a v e n  a t  R o c k i n g h a m  S o u t h  T r a f f i c  I m p a c t  S t a t e m e n t                  

 

 
j r l c o n s u l t i n g . c a    P a g e  2                 

1 Introduction  
 
1.1  Background      
 

Servant Dunbrack McKenzie & MacDonald Ltd., on behalf of the owner, are working on a 
proposal to develop a parcel of land at the southeast corner of the Dunbrack Street/Wentworth 
Drive/Ross Street intersection in Halifax, Nova Scotia called Stonehaven at Rockingham South.  
Exhibit 1.1 shows the site in red in the context of the surrounding area. 

 
Exhibit 1.1 – Stonehaven at Rockingham South in Halifax, Nova Scotia 

 

 
Source:  Google Earth 

 
 

The proposed development will be a mixture of residential land uses including 99 apartment units 
and 10 townhouses.  The townhouses and surface parking for the apartments will be accessed 
from a proposed driveway on Wentworth Drive with a 2nd driveway for the underground parking 
associated with the apartment building. 

 
Refer to the following Exhibit 1.2 for a proposed site plan prepared by Servant Dunbrack 
McKenzie & MacDonald Ltd and ekistics plan+design. 
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Exhibit 1.2 – Stonehaven at Rockingham South Proposed Site Plan  
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2 Existing Traffic Conditions  
 
2.1  Description 
 

The principal routes affected by this development are Dunbrack Street and Wentworth Drive. 
Exhibit 2.1 summarizes HRM’s Characteristics of Street Classes from HRM’s Municipal Service 
Systems Design Guidelines. 

 
Exhibit 2.1 - HRM Characteristics of Street Classes 

 
Characteristic Arterial 

Street 
Major 
Collector 

Minor 
Collector 

Local 
Industrial 

Local Street 

1. Traffic Service 
Function 

First 
Consideration 

Traffic 
movement 
primary 
consideration, 
land access 
secondary 
consideration, 
some parking 

Traffic 
movement of 
equal 
importance with 
land access, 
parking 
permitted 

Traffic 
movement 
secondary 
consideration 
with land access 
primary 
consideration, 
parking 
permitted 

Traffic 
movement 
secondary 
consideration 
with land access 
primary 
consideration, 
parking 
permitted 

2. Land Access 
Function 

Limited Access 
with no parking 

3. Range of design 
traffic average 
daily volume 

 
More than 
20,000 

 
12,000 to 
20,000 or more 

 
Up to 12,000 

 
Less than 3,000 

 
Less than 3,000 

4. Characteristics 
of traffic flow 

Uninterrupted 
flow except at 
signals; w/ 
pedestrian 
overpass 

Uninterrupted 
flow except at 
signals and 
crosswalks 

 
Interrupted flow 

 
Interrupted flow 

 
Interrupted flow 

5. Average running 
speed in off-peak 
conditions 

 
50-70 km/hr 

 
40-60 km/hr 

 
30-50 km/hr 

 
15-30 km/hr 

 
15-30 km/hr 

6. Vehicle types  
All types 

 
All types but 
trucks may be 
limited 

 
All types with 
truck limitation 

 
All types 

Passenger and 
service vehicles, 
transit buses; 
large vehicles 
restricted 

7. Connects to Expressways, 
arterials, major 
collectors, minor 
collectors 

Expressways, 
arterials, major 
collectors, minor 
collectors, some 
locals 

Arterials, major 
collectors, minor 
collectors, locals 

Some major 
collectors, minor 
collectors, locals 

Some major 
collectors, minor 
collectors, locals 

 
 
Dunbrack Street is an arterial street that runs in a general north-south direction from Kearney 
Lake Road at the north to Highway 102 at the south where it becomes Northwest Arm Drive to 
Old Sambro Road.  There are two lanes in each direction with a full median and dedicated left 
turn auxiliary lanes at a number of intersections.  Access to Dunbrack Street is restricted to roads 
only and there is a posted speed limit of 60km/hr near the proposed development.  There are 
concrete sidewalks on both sides of Dunbrack Street in this area.  
 
Wentworth Drive is a minor collector that now extends from its intersection with Dunbrack Street 
through the new Rockingham South development to a new roundabout that connects to 
Kinghtsridge Drive.  It has a single marked yellow center line.  There are concrete sidewalks on 
both sides and the posted limit speed limit is 50 km/hr. 

 
Refer to Exhibit 2.2 for photos of the Study Area near Stonehaven at Rockingham South. 
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Exhibit 2.2 – Study Area Photos 
 
 

 
 

Wentworth Drive looking northwest to Stonehaven on left 
 

 

 
 

Wentworth Drive looking southeast at proposed driveway to Stonehaven 
 

 

 
 

Stonehaven property from south corner 
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Wentworth Drive at proposed entrance looking southeast 
 
 

 
 

Wentworth Drive at proposed entrance looking northwest 
 
 

 
 

Wentworth Drive at Dunbrack Street 
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Dunbrack Street at Wentworth Drive/Ross Street 
 

 

 
 

Dunbrack Street at Wentworth Drive/Ross Street looking northwest 
 

 

 
 

Dunbrack Street at Wentworth Drive/Ross Street looking southeast 
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2.2 Existing Traffic Volumes 
 

We completed a site review at the proposed Stonehaven development at Rockingham South and 
the unsignalized Dunbrack Street at Wentworth Drive/Ross Street intersection will be impacted. 
 
HRM completed AM and PM peak hour manual turning movement counts at this intersection in 
June 2009.  These counts provide an estimate of the traffic on Dunbrack Street near the 
development in the AM and PM peak hours.  We applied an annual background growth rate of 
2% to estimate the peak hour traffic in 2016 as summarized in Exhibit 2.3. 
 
Exhibit 2.3 – Dunbrack Street at Wentworth Drive/Ross Street Estimated Existing Traffic 2016 

 

 
 

 
HRM also completed 24-hour tube counts on Dunbrack Street in 2012 and the two-way Annual 
Average Weekday Traffic (AAWT) was 11,144 with 5,468 southbound and 5,676 northbound. 

 
 
2.3 Existing Trip Distribution 
 

HRM counts at the Dunbrack Street/Wentworth Drive/Ross Street intersection provide an 
accurate picture of current trip distribution in the study area and we expect that traffic generated 
by the proposed Stonehaven development at Rockingham South will follow similar patterns. 
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2.4 Stopping Site Distance 
 

As per the Transportation of Canada Geometric Design Guide for Canadian Roads, adequate 
stopping site distance “is essential for safe operation that the vehicle operator be able to see far 
enough ahead to stop if necessary.  Conditions that would force a vehicle operator to stop are for 
example, an object on the roadway, a culvert washout or other fault in the roadway. 
 
Adequate stopping site distance is required throughout the length of the roadway.  Minimum 
stopping site distance is the sum of two distances namely: 
 
 Brake reaction distance 
 

The distance travelled during the brake reaction time, that is the time that elapses from the 
instant an object, for which the driver decides to stop, comes into view to the instant the 
driver takes remedial action (contacts brake pedal). 

 
 Braking distance 
 

The distance travelled from the time that braking begins to the time the vehicle comes to a 
stop.” 

 
For a design speed of 50 km/h, the minimum stopping site distance is 65 m. 
 
The proposed driveway is in place and we completed a visual assessment during our site visit as 
shown in Exhibit 2.2.  There are no issues with stopping site distance for northbound traffic on 
Wentworth Drive at the proposed driveway as the visibility is good.  The driveway is located on a 
horizontal curve and there is a vertical crest on Wentworth Drive to the north of the driveway so 
we recommend that adequate stopping site distance be confirmed on Wentworth Drive for 
southbound traffic with a survey. 
 

 
 
2.5 Transit and Pedestrians 
 

The study area is well serviced by Halifax Transit on Route 2 Wedgewood and Route 4 Rosedale 
(see Exhibit 2.4).  
 
There are concrete sidewalks on both sides of Dunbrack Street and Wentworth Drive near at the 
proposed Stonehaven development at Rockingham South.  There is a marked RA-5 crosswalk on 
Dunbrack Street at Wentworth Drive/Ross Street with pedestrian actuated overhead amber 
warning lights. 
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Exhibit 2.4 – Halifax Transit Route Maps 
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3 Site Generated Traffic 
 
3.1  Trip Generation 

 
The proposed Stonehaven development will be a mixture of residential land uses including 99 
apartments and 10 townhouses. 
 
We completed trip generation estimates using equations provided in Institute for Transportation 
Engineer’s Trip Generation Manual Ninth Edition.  We used the following ITE Land Use Code to 
assess site generated trips: 
 

 ITE Land Use 210 Single Family Detached Housing 
 
“Single-family detached housing includes all single-family detached homes on individual 
lots.  A typical site surveyed is a suburban subdivision.”   The unit of measurement for 
average vehicle trip ends is dwelling units. 
 
 ITE Land Use 220 Apartment 
 
“Apartments are rental dwelling units that are located within the same building with at 
least three other dwelling units, for examples quadraplexes and all types of apartment 
buildings.”   The unit of measurement for average vehicle trip ends is dwelling units. 
 
 

Exhibit 3.1 – Stonehaven at Rockingham South Site Generated Traffic Volumes  
 

LAND USE  QUANTITY 

AM PEAK  PM PEAK 

TOTAL   ENTER  EXIT  TOTAL  ENTER  EXIT 

Single Family      
Detached Housing 

10  17 
25%  75% 

13 
63%  37% 

4  13  8  5 

Apartments  99  52 
20%  80% 

72 
65%  35% 

10  42  47  25 

TOTAL  69  15  54  85  55  30 
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4 Conclusions and Recommendations 
 

 This Traffic Impact Statement has provided a high level overview of the proposed Stonehaven 
at Rockingham South residential development in Halifax, Nova Scotia. 
 

 It includes an estimate of existing site generated trips as well as an analysis of existing traffic 
volumes in the surrounding area. 

 
 We estimate that the proposed development creates 69 vehicles trips in the AM peak hour 

period and 85 vehicle trips in the PM peak hour period. 
 

 Site generated traffic will most likely follow existing trip distribution patterns along Dunbrack 
Street in the AM and PM peak hours. 

 
 We recommend that Stopping Site Distance on Wentworth Drive at the proposed Stonehaven 

site entrance be confirmed by survey. 
 

 
 

 
 



F.  November 2016. Downstream Wastewater Sewer Analysis (Stonehaven at Rockingham 
South) SDMM Ltd. 
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Wastewater Analysis    APPENDIX 

 

Area Sub‐Area

Tributary 

Area (ha)

People per 

Hectare/Unit

Equivalent 

Population

2 Single Family Homes 3.35 ppu 7

11 Townhouse Units 3.35 ppu 37

100 Unit Apartment Building 2.25 ppu 225

Sub‐Total 1.21 ‐ 269

1

Area 1 Subtotal 20.94 ‐ 2,208

2

Area 2 Subtotal 0.62 50 31

3

Area 3 Subtotal 0.16 50 8

4

Area 4 Subtotal 0.56 50 28

5

Area 5 Subtotal 0.58 50 29

6

Area 6 Subtotal 1.47 50 74

7

Area 7 Subtotal 0.76 50 38

8

Area 8 Subtotal 0.18 50 9

9

Area 9 Subtotal 0.72 50 36

10

Area 10 Subtotal 0.25 50 13

11

Area 11 Subtotal 7.71 50 385

12

Area 12 Subtotal 0.47 50 24

13

Area 13 Subtotal 0.18 50 9

14

Area 14 Subtotal 2.08 50 104

15

Area 15 Subtotal 0.07 50 4

16

Area 16 Subtotal 0.33 50 17

17

Area 17 Subtotal 0.36 50 18

18

Area 18 Subtotal 0.71 50 35

19

Area 19 Subtotal 0.58 50 29

20

Area 20 Subtotal 0.24 50 12

21

Area 21 Subtotal 0.13 50 7

22

Area 22A Subtotal 348.50 50 17,425

Area 22B Subtotal 97.51 75 7,313

23

Area 23 Subtotal 0.17 50 9

24

Area 24 Subtotal 0.25 50 12

25

Area 25 Subtotal 0.16 50 8

Total 486.90 Total 28,152

P.D. (Proposed Development)

1.21

Table 1 ‐ Tributary Areas and Population



 

Wastewater Analysis    APPENDIX 

 

 

A B C D E F G H I J K L M N O P Q R S

Area Number(s) P.D.+1‐3 P.D.+1‐4 P.D.+1‐5 P.D.+1‐5 P.D.+1‐7 P.D.+1‐8 P.D.+1‐9 P.D.+1‐10 P.D.+1‐13 P.D.+1‐15 P.D.+1‐16 P.D.+1‐17 P.D.+1‐18 P.D.+1‐19 P.D.+1‐20 P.D.+1‐21 P.D.+1‐23 P.D.+1‐24 P.D.+1‐25

Tributary Area (ha) 22.93 23.48 24.06 24.06 26.30 26.48 27.20 27.45 35.81 37.96 38.29 38.65 39.36 39.94 40.17 40.31 486.49 486.74 486.90

Equivalent Population 2516 2544 2573 2573 2685 2693 2729 2742 3160 3267 3284 3302 3338 3366 3378 3385 28132 28144 28152

Average Dry Weather Flow, a (m3/d) 830.2 839.4 849.0 849.0 885.9 888.8 900.7 904.8 1042.8 1078.3 1083.7 1089.7 1101.4 1110.9 1114.8 1117.0 9283.5 9287.6 9290.2

Harmon Peaking Factor, M 3.51 3.50 3.50 3.50 3.48 3.48 3.48 3.48 3.42 3.41 3.41 3.41 3.40 3.40 3.40 3.40 2.50 2.50 2.50

Infiltration/Inflow Allowance, b (m3/d) 550.2 563.5 577.5 577.5 631.2 635.4 652.7 658.7 859.3 911.0 918.9 927.7 944.6 958.5 964.2 967.3 11675.8 11681.7 11685.5

Peak Dry Weather Flow, a x M (m3/d) 2911.0 2939.8 2970.0 2970.0 3085.6 3094.7 3131.6 3144.5 3569.5 3677.5 3694.1 3712.3 3747.6 3776.4 3788.3 3794.9 23252.8 23261.2 23266.6

Peak Design Flow, (a x M) + b, (m3/d) 3461.2 3503.4 3547.5 3547.5 3716.7 3730.1 3784.3 3803.2 4428.9 4588.5 4613.0 4640.0 4692.2 4734.9 4752.5 4762.2 34928.6 34942.9 34952.1

Safety Factor 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25 1.25

Estimated Flow, Q (m3/d) 4189 4238 4290 4290 4488 4504 4567 4589 5321 5508 5537 5568 5629 5679 5700 5711 40742 40758 40769

A B C D E F G H I J K L M N O P Q R S

Pipe ID Unknown Unknown Unknown Unknown 119572 119368 119575 119577 119623 123813 117949 115903 115905 115907 115891 117698 115894 117458 117428

From MHS5 MHS4 MHS3 MHS2 MH7587 MH7589 MH7592 MH7594 MH7602 MH7604 MH7614 MH7616 MH7620 MH7622 MH7630 MH7624 MH7625 MH9621 MH9623

To MHS4 MHS3 MHS2 MHS1 MH7589 MH7592 MH7594 MH7602 MH7604 MH7614 MH7616 MH7620 MH7622 MH7630 MH7624 MH7625 MH9621 MH9623 MH9624

Sewer Type Unknown Unknown Unknown Unknown Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary Sanitary

Diameter (mm) 250 250 250 250 250 250 250 250 250 250 250 250 250 250 300 300 750 750 750

Material CONC CONC CONC CONC CONC CONC AC AC AC AC CONC CONC CONC CONC CONC CONC CONC CONC CONC

Slope (%) 2.12 3.81 4.06 3.28 5.11 6.76 6.30 11.68 8.38 9.08 5.58 3.70 1.30 1.31 0.99 0.81 0.62 0.49 0.54

Mannings Coefficient, n 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013 0.013

Manning's Capacity, Qc (m3/d) 7478 10029 10353 9305 11616 13363 12898 17556 14874 15480 12134 9883 5863 5877 8301 7497 75442 67442 70592

Wastewater Percentage of Capacity 56% 42% 41% 46% 39% 34% 35% 26% 36% 36% 46% 56% 96% 97% 69% 76% 54% 60% 58%

Table 3 ‐ Pipe Capacity

Pipe 

Table 2 ‐ Estimated Wastewater Flows Calculations

Pipe 
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2.    RESIDENTIAL ENVIRONMENTS 
 

Objective: The provision and maintenance of diverse and high quality housing in adequate 

amounts, in safe residential environments, at prices which residents can afford. 

 

2.1 Residential development to accommodate future growth in the City should occur 

both on the Peninsula and on the Mainland, and should be related to the adequacy 

of existing or presently budgeted services. 

 

2.1.1 On the Peninsula, residential development should be encouraged through 

retention, rehabilitation and infill compatible with existing neighbourhoods; and 

the City shall develop the means to do this through the detailed area planning 

process. 

 

2.1.2 On the Mainland, residential development should be encouraged to create sound 

neighbourhoods through the application of a planned unit development process 

and this shall be accomplished by Implementation Policy 3.3.  It is the intention 

of the City to prepare and adopt a planned unit development zone subsequent to 

the adoption of this Plan. 

 

2.1.3 Repealed. 

 

2.1.4 In accordance with Policy 2.1.3, the City shall permit only limited development 

with on-site services in that portion of the Mainland South area indicated on Map 

1 and this shall be accomplished by Implementation Policy 3.6. 

 

2.1.5 Development in the area shown on Map 1 to the west of the Bicentennial Drive 

shall be limited due to environmental sensitivity and a lack of municipal services.  

Only detached single unit residential dwellings and community facilities with 

on-site services shall be permitted. 

 

2.1.6 Development with on-site services shall be permitted on lots which abut the 

existing public street network for the area surrounding Kearney Lake Road and 

currently designated "Residential Environments" on Map 9. 

 

2.2 The integrity of existing residential neighbourhoods shall be maintained by 

requiring that any new development which would differ in use or intensity of use 

from the present neighbourhood development pattern be related to the needs or 

characteristics of the neighbourhood and this shall be accomplished by 

Implementation Policies 3.1 and 3.2 as appropriate. 

 

2.3 The City shall investigate alternative means for encouraging well-planned, 

integrated development.        

 

2.3.1 The City should restrict ribbon development which does not conform to the 

policies of this document and should seek ways to remove any such development 

which may become obsolete. 

 

2.3.2 Ribbon development along principal streets should be prohibited in order to 

minimize access points required by local traffic. 
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2.4 Because the differences between residential areas contribute to the richness of 

Halifax as a city, and because different neighbourhoods exhibit different 

characteristics through such things as their location, scale, and housing age and 

type, and in order to promote neighbourhood stability and to ensure different 

types of residential areas and a variety of choices for its citizens, the City 

encourages the retention of the existing residential character of predominantly 

stable neighbourhoods, and will seek to ensure that any change it can control will 

be compatible with these neighbourhoods. 

 

2.4.1 Stability will be maintained by preserving the scale of the neighbourhood, 

routing future principal streets around rather than through them, and allowing 

commercial expansion within definite confines which will not conflict with the 

character or stability of the neighbourhood, and this shall be accomplished by 

Implementation Policies 3.1 and 3.2 as appropriate. 

 

2.4.2 In residential neighbourhoods alternative specialized housing such as special 

care homes; commercial uses such as daycare centres and home occupations; 

municipal recreation facilities such as parks; and community facilities such as 

churches shall be permitted.  Regulations may be established in the land use 

by-law to control the intensity of such uses to ensure compatibility to 

surrounding residential neighbourhoods. 

 

2.4.2.1 Pursuant to 2.4.2 the land use by-law may regulate the number, size, height, 

illumination and location of signs. 

 

2.4.3 Further to city-wide residential and heritage policies which recognize the 

diversity of residential neighbourhoods and encourage the retention of existing 

structures which reflect the City's heritage, the City recognizes that areas 

designated and zoned residential-commercial provide opportunities for 

conversions to residential tourist accommodations uses.  To encourage the reuse 

of buildings in these areas for these purposes, the land use by-law shall establish 

provisions which permit these uses in existing buildings subject to special 

controls. 

 

2.5 The City shall prepare detailed area plans for predominantly unstable 

neighbourhoods or areas.  The priorities and procedures by which the City shall 

prepare these plans shall conform to the official City report entitled Areas for 

Detailed Planning and subsequent amendments which may be made by the City 

thereto as set forth in Part III, Section I of this document. 

 

2.5.1 The City views the neighbourhood as the foundation for detailed area planning.  

In the process of detailed area planning, residents shall be encouraged to 

determine what they consider to be their neighbourhoods, and to work with City 

Council and staff in arriving at an acceptable definition of their neighbourhood 

and a neighbourhood plan. 

 

2.5.2 For the areas identified below and on Map 3, the City should prepare detailed 

area plans, adopt them and submit them to the Minister as amendments to this 

Plan. 

9. Simpson's/Eaton's Shopping Area 
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2.5.3 Detailed area plans may deviate from the boundaries shown on Map 3 when 

justified to accommodate a neighbourhood's characteristics or at the request of 

the residents of the area. 

 

2.5.4 Repealed 6 June 1990. 

 

2.5.5 For those areas identified in Policy 2.5.2 above, which are not predominantly 

residential in use, the City shall use the appropriate policy guidance in this Plan. 

 

2.5.6 The City shall develop detailed policies which reflect its position with regard to 

the future disposition of the Watershed lands.  These policies shall define the 

City's position with respect to:  (a) ownership; (b) public and private land uses; 

(c) land use distribution; (d) environmental standards which will guide land use 

distribution; and (e) types(s) and location(s) of access at the boundaries and 

internally.  The City shall place primary importance on public control of these 

lands and on the provision of extensive public parklands, particularly around all 

lakes and water courses in the Watershed area. 

 

2.5.7 The City shall develop appropriate policies and seek any legislation that may be 

necessary to affirm its proprietary right to air spaces over City-owned buildings, 

land and open spaces. 

 

2.6 The development of vacant land, or of land no longer used for industrial or 

institutional purposes within existing residential neighbourhoods shall be at a 

scale and for uses compatible with these neighbourhoods, in accordance with this 

Plan and this shall be accomplished by Implementation Policies 3.1 and 3.2 as 

appropriate. 

 

2.7 The City should permit the redevelopment of portions of existing 

neighbourhoods only at a scale compatible with those neighbourhoods.  The 

City should attempt to preclude massive redevelopment of neighbourhood 

housing stock and dislocations of residents by encouraging infill housing and 

rehabilitation.  The City should prevent large and socially unjustifiable 

neighbourhood dislocations and should ensure change processes that are 

manageable and acceptable to the residents.  The intent of this policy, including 

the manageability and acceptability of change processes, shall be accomplished 

by Implementation Policies 3.1 and 3.2 as appropriate. 

 

2.8 The City shall foster the provision of housing for people with different income 

levels in all neighbourhoods, in ways which are compatible with these 

neighbourhoods.  In so doing, the City will pay particular attention to those 

groups which have special needs (for example, those groups which require 

subsidized housing, senior citizens, and the handicapped). 

 

2.9 The City shall actively seek to influence the policies and programs of other levels 

of government in order to implement the City's housing policies and priorities, 

and shall also actively seek taxation preference as one method of encouraging 

rehabilitation of existing housing stock. 
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2.10 For low and medium density residential uses, controls for landscaping, parking 

and driveways shall ensure that the front yard is primarily landscaped.  The 

space devoted to a driveway and parking space shall be regulated to ensure that 

vehicles do not encroach on sidewalks. 

 

2.11 For all residential uses the parking and storage of vehicles such as trailers, boats 

and mobile campers, shall be restricted to locations on the lot which create 

minimal visual impact from the street. 

 

2.12 Council may permit, by development agreement, new residential uses on lots 

which do not abut a city owned or maintained street.  In considering such 

proposals, Council shall not approve such a development unless: 

 

(i) the proposed use is permitted by the zoning by-law; 

(ii) the lot was in existence prior to the adoption of this provision; 

(iii) the lot can be adequately serviced by municipal water or sewer or, where 

permitted by the by-law, an acceptable well and septic system; 

(iv) the development complies with all other requirements of the by-law with 

the exception that Council may consider modification to the frontage, 

area, setback and coverage requirements in accordance with the policies 

of the plan; 

(v) the lot abuts an existing recognized travelled way and that the said 

travelled way provides reasonable passage of motor vehicles, especially 

emergency apparatus and police protection; 

(vi) the location and setback of the proposed dwelling does not adversely 

affect adjacent uses or watercourses, including the North West Arm. 

 

2.12A The development agreement requirements of section 2.12 shall not apply to 

any lot zoned Urban Reserve and subdivided pursuant to section 38 of the 

Subdivision By-law and a development permit may be granted provided 

that the development conforms with all other applicable requirements of 

this By-law. (RC-Jun 25/14; E-Oct 18/14) 
 

2.13 The properties identified as 7 Vimy Avenue; Lot A-1B (at the end of 

Stoneybrook Court); and 45 Vimy Avenue (Granbury Place Apartments); shall 

permit high density residential development, however, Lot A-1B shall be limited 

to a maximum of four storeys due its proximity to the existing low density 

residential neighbourhood on Laurentide Drive. 

 

2.14 For the property at 6955 Bayers Road (PID # 40824005) the Municipality 

may permit the development of multiple unit residential buildings by 

development agreement. (RC-Aug 12/08; E-Oct 11/08) 

 

2.14.1 Any development permitted pursuant to Policy 2.14 shall be compatible 

with the surrounding area and this shall be achieved by attention to a 

variety of factors for which conditions may be set out in the development 

agreement, and shall include: 

 

a) the adequacy of the servicing capacity of the site; 

b) the architectural design of the building including building materials; 
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c) the adequacy of parking facilities; 

d) preservation and/or enhancement of the function of the larger site 

which includes the existing Cemetery and Community Centre; 

e) provide opportunities for public access to the existing indoor and 

outdoor components of the larger site; 

f) provision for vehicular and pedestrian access and egress patterns 

from the surrounding area; 

g) the provision of open space; and 

h) adequate site landscaping and buffering; and 

i) scale, height and massing of the buildings.  (RC-Aug 12/08; E-Oct 

11/08) 

 

2.15 Pursuant to policies 2.4 and 2.6, residential development may be considered on 

the former Petro Canada lands between Kencrest Avenue and Barrington Street 

(LIMS No. 34058) in accordance with the development agreement provisions of 

the Municipal Government Act.  When deciding whether to enter into such an 

agreement, consideration shall be given to the following matters: 

  
1. A mix of housing types is provided for varying accommodation needs; 

2. The development can be integrated with the surrounding neighbourhood, 

without causing any unreasonable loss of enjoyment or convenience;  
 3. The development will not adversely affect municipal service levels in the 

surrounding neighbourhood and or cause the need for upgrading existing 

municipal infrastructure. 

 

2.16 Pursuant to Policies 2.1, 2.2 and 2.4 a multi-unit building may be considered for 

civic numbers 7, 9, 11, and 13 Springvale Avenue (LRIS PID Nos. 207019, 

207027, 207035 and 207043) by development agreement. 

 

2.16.1 Any development permitted pursuant to Policy 2.16 shall be compatible with the 

surrounding area and this shall be achieved by attention to a variety of factors for 

which conditions may be set out in the development agreement, such as but not 

limited to: 

  
a) the adequacy of the servicing capacity of the site; 

b) architectural design of the building including building materials; 

c) the scale, height, and massing of the building; 

d) the adequacy of parking provided; 

e) safe accesses to the site and building;    

f) site landscaping including buffering; 

g) location, form and function of open space  

 

2.17 For the property at 6430 Oak Street, Halifax and further to Policies 2.4, 

2.4.1, 2.4.2 and 2.4.2.1 of Section II of this Plan, the City may permit, by 

development agreement, the establishment of a residential pet care facility 

within a detached one family dwelling house. (RC-Apr 21/09; E-Jun 20/09)

  

2.17.1 In considering approval of such development agreement for a residential 

pet care facility, Council shall consider the following:    
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 a)  that limitations be placed on the number of pets (dogs, cats) 

permitted within the facility, and in no case shall the number of pets 

exceed twelve, exclusive of those of the operator; 

 b)  the hours of operation (for pet drop-off / pick-up and outdoor 

socialization/play) shall be such that adverse impacts of noise and 

traffic movements on adjacent residential uses are minimized; 

 c)  that limitations are placed on the floor area devoted to the pet care 

facility within the dwelling; 

 d)  the lot on which such facility may be operated shall be of a size which 

allows for adequate separation distance between the facility and 

abutting properties; 

 e)  that any outdoor activity area associated with such facility be 

restricted to dogs only, be located within the rear yard, be enclosed 

by a solid, view-obstructing fence and be adequately set back from 

abutting residential properties; 

 f)  a maximum of one employee, in addition to the operator of the 

facility, may be permitted; 

 g)  signs for the facility shall be of a size, design and placement on the lot 

which reduces impacts on adjacent residential uses; 

 h)  all other relevant policies of the municipal planning strategy with 

particular reference to the Residential Environments section.  

(RC-Apr 21/09; E-Jun 20/09) 

 

2.18 The property at Lady Hammond Road and Bright Place (PID# 41402884) is a 

portion of a former municipal street right-of-way which was surplus to 

municipal needs, excepting a walkway parcel linking Lady Hammond Road 

with Bright Street. There are benefits in allowing for the property’s 

redevelopment in combination with the adjoining properties at 3631 and 3639 

Bright Place (PID#s 00026849 and 00026856) and 6100 Normandy Drive (PID# 

00026864) for multi-unit residential development. However, given the site’s 

location, configuration and proximity to adjacent low-density residential 

development, there is a need for specific attention to matters such as 

appropriate scale, siting and massing of a new multi-unit building. 

Notwithstanding the Residential Environments objectives and policies of this 

Section, a new multi-unit residential building at Lady Hammond Road and 

Bright Place, in conjunction with the adjoining properties at 3631 and 3639 

Bright Place and 6100 Normandy Drive, may be permitted by development 

agreement in accordance with the Halifax Regional Municipality Charter. 

(RC-Apr 5/16;E-May 14/16) 

 

2.18.1  Any development permitted pursuant to Policy 2.18 shall comply with the 

following building heights and setback requirements: 

 

a) Facing Lady Hammond Road, the maximum building height shall be six 

storeys above the residential lobby and parking level. The low-rise 

portion of the building facing Normandy Drive shall be limited to three 

storeys in height above the lobby and parking level;  

b) The six-storey portion of the building shall be set back a minimum of 50 

feet from the Normandy Drive street line, a minimum of 60 feet from the 

nearest abutting property line of 6092 Normandy Drive and a minimum 
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of 75 feet from the nearest abutting property lines of 3612 High Street 

and 3618/3620 High Street; and 

c) The three-storey portion of the building shall be set back a minimum of 

20 feet from the nearest abutting property line of 6092 Normandy Drive.    

(RC-Apr 5/16;E-May 14/16) 

 

2.18.2  In considering a development agreement pursuant to Policies 2.18 and 2.18.1, 

Council shall consider the following additional matters: 

 

a) Adequate site landscaping features shall be provided at the ground and 

podium levels to allow for visual screening of portions of the building 

from abutting residential properties and useable open space areas for 

building residents shall be provided; 

b) Ground-level dwelling units along the portions of the building facing 

Normandy Drive and the public walkway between Normandy Drive and 

Lady Hammond Road shall have direct pedestrian access to the exterior 

of the building and adequate site landscaping shall be provided in these 

areas; 

c) High quality exterior building materials shall be utilized;  

d) Safe vehicular and pedestrian access and egress shall be provided; 

e) Sufficient vehicular and bicycle parking shall be provided for the 

development;  

f) There shall be suitable solid waste facilities; and 

g)  There shall be adequate servicing capacity for the site. 

(RC-Apr 5/16;E-May 14/16) 
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IMPLEMENTATION POLICIES 

 

GENERAL 
 

1. The City of Halifax Municipal Development Plan provides the major framework to 

guide decision-making with respect to development in the City.  This Plan shall be 

implemented through the powers of City Council under the Planning Act, the Halifax 

City Charter, and such other statutes as may apply. 

 

2. The City shall follow and maintain a system of ongoing planning generally as 

detailed in Part III of this document. 

 

2.1 (a)  Within any designation, where a holding zone has been established pursuant 

to “Infrastructure Charges - Policy 14.6", Subdivision Approval shall be 

subject to the provisions of the Subdivision By-law respecting the maximum 

number of lots created per year, except in accordance with the development 

agreement provisions of the MGA and the “Infrastructure Charges” Policies 

of this MPS.  
 

ZONING 

 

3. Pursuant to the authority of Section 33 of the Planning Act, the City shall adopt the 

Zoning By-law, Mainland Area and the Zoning By-law, Peninsula Area, both of the 

City of Halifax substantially as they presently exist to further the objectives and 

policies of this Plan, except those by-laws shall first be revised according to the 

directions established by the detailed policies below. 

 

3.1 Repealed 6 June 1990 

 

3.1.1 The City shall review all applications to amend the zoning by-laws or the zoning map 

in such areas for conformity with the policies of this Plan with particular regard in 

residential areas to Section II, Policy 2.4. 

 

3.2 For those areas identified in Section II, Policy 2.5.2 of this Plan, the City shall, 

pursuant to the authority of Section 33(2)(b) of the Planning Act, establish such 

development control regulations as are necessary to implement the policies of this 

Plan. 

 

3.2.1 Further to Policy 3.2 above, the areas identified in Section II, Policy 2.5.2 and 

numbered 4, and 9 shall be identified on the zoning map, and within such areas no 

development permit for multiple-unit residential development of over 50 feet in 

height or 25 units, or for a commercial or institutional development of over 35 feet in 

height or 5,000 square feet in floor area shall be issued, except under an agreement 

with Council pursuant to Section 34(1) of the Planning Act. 

 

3.2.1.1 Policy 3.2.1 above shall not apply to the area identified on Map 1 of Section XI. 

 

3.2.2 Repealed. 

 

3.2.3 Repealed. 



Halifax Municipal Planning Strategy Page 275 
 

3.2.4 In entering into agreements pursuant to Policies 3.2.1, and, above, Council shall be 

guided by the policies contained in Section II of this Plan, and shall not enter into 

agreements which are inconsistent with the policies of this Plan. 

 

3.2.5 Prior to entering into any agreements pursuant to Policies 3.2.1, and, Council shall 

advertise its intention to do so and shall hold a public hearing at which time any 

objections shall be heard. 

 

3.2.6 The City should amend this plan and accompanying zoning by-laws as appropriate 

upon the completion of detailed area plans through the provisions of the Planning 

Act. 

 

3.2.7 Notwithstanding Policy 3.1.4 of Section II of this Plan, Council may consider 

major office and hotel uses within shopping centres pursuant to Policies 3.2.1 to 

3.2.6 of this section. (RC-Apr 1/14; E-May 17/14) 
 

3.3 For the residentially designated undeveloped areas of Mainland North, the City shall, 

pursuant to Section 38(2)(p) of the Planning Act, establish such development 

regulations as are necessary to implement the policies of this Plan. 

 

3.3.1 Further to Policy 3.3 above, these areas shall be identified on the zoning map and 

within such areas no development permit shall be issued unless the proposed 

development has been approved by a resolution of Council, and further, except under 

an agreement with Council pursuant to Section 34(1) of the Planning Act. 

 

3.3.2 Further to Policy 3.3.1 above, the purpose for which land within these areas is to be 

developed shall be primarily residential, and an emphasis shall be placed on a mix of 

housing types, shall include provision for local commercial uses that are intended to 

serve the residents of the immediate area, and shall include provision for automobile, 

transit and pedestrian circulation and an emphasis on conservation of natural 

environment features including lakes and waterways, mature trees and natural 

topographic features.  In addition to the above, City Council may consider provision 

for minor commercial uses in accordance with Policy 3.1.2 in Section II, provided 

that such uses are consistent with the policies of this Plan, are compatible in design 

form and function with comprehensively planned development and with 

development adjacent to a comprehensively planned development, and that such 

uses are located in such manner as to be in accord with Policy 2.4.1 of Section II, as 

the principles of said policy may apply to areas of vacant land. 

 

3.3.3 The City shall prepare and adopt plans for major public facilities including the 

location of collector roadways, schools and major community open space in the 

residentially designated undeveloped areas of the City. 

 

3.3.4 In entering into agreements pursuant to Policy 3.3.1 above, Council shall be guided 

by the policies contained in Section II of this Plan, and shall not enter into 

agreements which are inconsistent with the policies of this Plan. 

 

3.3.5 Prior to entering into any agreements pursuant to Policy 3.3.1, Council shall 

advertise its intention to do so and shall hold a public hearing at which time any 

objections shall be heard. 
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3.4 Repealed 6 June 1990. 

 

3.5 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.5.1 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.5.2 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.5.3 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.5.4 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.5.5 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.5.6 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.6 In accordance with Section II, Policy 2.1.4 the City shall establish a holding zone to 

be in effect at least until such time as the detailed area plan for Mainland South is 

adopted and approved as an amendment to this Plan. 

 

3.6.1 Repealed. 

 

3.7 It shall be the intention of the City, subject to further study, to draft a new zoning 

by-law which would more precisely reflect the intents of this Plan. 

 

3.7.1 The City should from time to time review the zoning by-laws of the City to seek 

ways in which they may be brought into greater harmony with this Plan. 

 

3.8 Repealed. 

 

3.9 Pursuant to Section II, Policies 4.1, 4.5 and 7.4 and Section II, Map 9, the City shall 

establish a zone to be applied to these areas and within such zone the City shall 

permit only harbour-related industrial use and recreation use. 

 

3.10 Further to Policies 1.7, 2.5, 2.6, 2.6.1, 3.3, 5.1.1, 7.2.1.1, 7.2.6, 7.2.6.1, 7.3.1.1, 

7.5.2.1, 7.5.4, 7.5.5, 7.6.1, 7.7.3, 7.8.2.1 and 7.8.2.2 respectively in Section V of this 

Plan, the City may, pursuant to the authority of Section 33(2)(b) of the Planning Act, 

issue a development permit under an agreement with Council pursuant to Section 

34(1) of the Act for a development which would not otherwise meet the provisions of 

the Zoning By-law. 

 

3.10.1 In entering agreements pursuant to Policy 3.10, Council shall be guided by the 

policies contained in Section V of this Plan, and shall not enter into agreements 

which are inconsistent with those policies of this Plan. 

 

3.11 Further to Policies 1.8, 1.12, 6.1.1, 8.1.2, 8.1.3, 8.1.4, and 8.3.3 respectively in 

Section VI of this Plan, the City may, under the development agreement provisions 

of the Planning Act, issue a development permit for a development which would not 

otherwise meet the provisions of the Land Use By-law. 
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3.11.1 In entering agreements pursuant to Policy 3.11, Council shall be guided by the 

policies contained in Section VI of this Plan, and shall not enter into agreements 

which are inconsistent with those policies of this Plan. 

 

3.12 For areas designated as “industrial” or “commercial” excluding areas 

designated for detailed planning pursuant to Section II, Policy 2.5.2, and for 

which intensive development may have significant environmental or land use 

impacts, HRM may amend its Zoning By-law to provide for developments 

under Section 249 of the Halifax Regional Municipality Charter. (RC-Jun 

16/09; E-Oct 24/09) 
 

3.13 The HRM may, pursuant to the authority of Sections 249 and 251 of the Halifax 

Regional Municipality Charter permit amusement centres as defined in the 

Zoning By-law in shopping centres as established in Council’s judgement by 

Part II, Section II, Policy 3.1.4 and in major commercial areas determined by 

Council in their judgement or through detailed plans for individual areas, 

pursuant to Policy 3.1.3 of Part II, Section II. (RC-Jun 16/09; E-Oct 24/09) 
 

3.13.1 The City may, for greater clarity, specify the area within the Zoning By-law, the 

area(s) within which a development agreement pursuant to Policy 3.13 will be 

considered. 

 

3.13.2 In making a determination pursuant to Policy 3.13, Council shall have regard for the 

Residential Environments Policies as, and if, they apply and the proximity of such 

proposed uses to residential areas, schools, and other community facilities. 

 

3.14 Council may, by development agreement, permit a non-conforming use to be 

changed to another less intensive non-conforming use, or permit the structure in 

which such a use is located to be altered or expanded, provided that: 

 

a) the layout and design of the property shall be complementary to the fabric of 

the neighbourhood, and this shall be achieved through attention to a variety 

of factors including, but not limited to, the following, on which Council shall 

specify conditions to be met in the development agreement: 

i) architectural design; 

ii) the size, location, and landscaping of courts, open spaces, and yards; 

iii) location of primary and secondary entrances to the building; and 

iv) size, location, and design of fences. 

b) vehicular activity, particularly parking and loading, shall be controlled so as 

not adversely to affect the neighbourhood in terms of traffic flow and 

nuisance; 

c) facilities for parking, loading, vehicular access, outdoor display, and outdoor 

storage shall be designed to avoid any adverse effects on adjacent properties 

and to ameliorate existing problems, through attention to factors including 

but not limited to: 

i) location; 

ii) surface treatment; 

iii) storm drainage; 

iv) access from the street; and 
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v) screening, buffering, and landscaping. 

d) except where specific benefits to the neighbourhood can be demonstrated, all 

additions to a building, all off-street parking and loading areas, and all 

outdoor display and storage areas shall be set back from the street line by the 

more restrictive of: 

i) the minimum setback of the existing building; or 

ii) the mean setback of the buildings on the adjacent properties on either 

side; or 

iii) the minimum setback specified for the zone in which the use is 

located. 

e) except where specific benefits to the neighbourhood can be demonstrated, 

additions to the structures on the property shall not: 

i) further encroach upon the minimum side and rear yards stipulated for 

the zone in which the property is located; or 

ii) result in the total lot coverage or building height exceeding the 

maximum stipulated for the zone in which the property is located; 

f) any outdoor lighting or sign illumination shall be directed away from, or 

screened from, adjacent residential properties; 

g) no bulk refuse containers shall be visible from the street or from the 

immediate neighbourhood; 

h) no additional lot area shall be used for outdoor storage, and measures shall be 

taken to screen any outdoor storage areas from the street and immediate 

neighbourhood; 

i) with regard to on-site advertising for commercial or industrial uses: 

i) where the property is located in a residential zone, no additional 

advertising surface area or illuminated signage shall be added; and 

ii) in all other cases, such advertising shall not exceed the limits 

prescribed for the zone in which the property is located. 

j) in the case of commercial and industrial operations in residential zones, the 

following additional considerations shall also apply: 

i) there shall be a demonstrable improvement to the neighbourhood; 

ii) existing conditions resulting in noise, dust, vibration, odour, and 

emissions shall be required to be ameliorated where these cause a 

nuisance or hazard; and 

iii) operating hours shall be restricted to prevent nuisance. 

k) No subdivision of the lot shall have occurred subsequent to the time of the 

adoption of this section. 

 

3.15 Pursuant to the authority of the Planning Act, the Land Use By-law shall allow for 

the replacement of deteriorated portions of non-conforming structures or structures 

containing non-conforming uses.  Such replacements shall not change the location 

nor increase the size or area of the existing encroachment or non-conformity nor 

result in any increase in the habitable volume of the structure. 

 

3.16 Further to Policies 1.6, 2.3 and 3.3 of Section VII of this Plan, the City may issue a 

development permit under an agreement with Council for a development which 

would not otherwise meet the provisions of the By-law. 
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3.16.1 In entering into agreements pursuant to Policy 3.16, Council shall be guided by the 

policies contained in Section VII of this Plan, and shall not enter into agreements 

which are inconsistent with those policies of this Plan. 

 

3.17 Further to Policy 9.3 of Section VIII of this Plan, the City may issue a development 

permit under an agreement with Council for a development which would not 

otherwise meet the provisions of the By-law. 

 

3.17.1 In entering into agreements pursuant to Policy 3.17, Council shall be guided by the 

policies contained in Section VIII of this Plan, and shall not enter into agreements 

which are inconsistent with those policies of this Plan. 

 

3.18 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.18.1 Deleted (RC-Jun 16/09; E-Oct 24/09) 

 

3.19 Further to Policy 8.3 of Section X of this Plan, the City may issue a development 

permit under an agreement with Council for a development which would not 

otherwise meet the provisions of the By-law. 

 

3.19.1 In entering into agreements pursuant to Policy 3.19, Council shall be guided by the 

policies contained in Section X of this Plan and shall not enter into agreements which 

are inconsistent with the policies of this Plan. 

 

3.20 In order to encourage the establishment of child care centres in a variety of locations 

to meet the varied needs of families, and to allow the consideration of the specific 

circumstances of an individual location, a child care centre which does not meet 

applicable land use bylaw regulations may be permitted by development agreement. 

 

3.20.1 In considering approval of such development agreements, Council shall consider the 

following: 

 

a. for a child care centre located within a dwelling, alterations to the exterior of 

the building shall not be such that the building no longer appears to be 

residential in nature.  This shall not prevent facilities for physically 

challenged children, or playground equipment to be erected on the property. 

b. the hours of operation shall be such that adverse impacts of noise and traffic 

movements on adjacent residential uses are reduced. 

c. parking shall be required on the site of the child care centre to accommodate 

the employees of the centre.  Parking areas should, where necessary, be 

visually buffered from any adjacent residential uses by the use of fences, 

screening and/or landscaping as appropriate. 

d. site design features, including landscaping, outdoor play space, parking areas 

and driveways shall be designed, sized and located to provide for the needs of 

the users of the facility, as well as to address potential impacts on adjacent 

residential uses. 

e. vehicular access to and egress from the child care centre and pedestrian 

movement shall be accommodated in a manner which encourages safety. 

 



Halifax Municipal Planning Strategy Page 280 
 

f. signs for the child care centre shall be of a size, design and placement on the 

lot which reduces impacts on adjacent residential uses. 

g. centres shall not be located so as to produce a concentration within a 

particular neighbourhood.  In addition, only one centre with a licensed 

capacity of more than 14 children shall be permitted on any cul-de-sac. 

h. all other relevant policies of the municipal planning strategy with particular 

reference to the Residential Environments section.  

 

3.21 Pursuant to the authority of the Municipal Government Act, the Land Use By-law 

may be amended to allow for additions to structures containing non-conforming 

uses.  Such amendment shall be based on: 

 

 a. Limiting the application of the by law to townhouses, buildings  

b. containing no more than two dwelling units, buildings which contain a 

non-conforming use in addition to a townhouse or buildings which contain a 

non-conforming use  in addition to no more than two dwelling units;  
c. Limiting the use of such addition to residential provided that no additional 

dwelling units are created; 

d. In order to prevent the uncontrolled expansion of non-conforming 

non-residential uses, prohibiting the use of such addition for any 

non-residential purpose; and 

e. Requiring that, the addition comply with the requirements of the zone in 

which the use is permitted.   

 

AMENDMENTS TO THE ZONING BY-LAW 

 

4. When considering amendments to the Zoning By-laws and in addition to considering 

all relevant policies as set out in this Plan, the City shall have regard to the matters 

defined below. 

 

4.1 The City shall ensure that the proposal would conform to this Plan and to all other 

City by-laws and regulations. 

 

4.2 The City shall review the proposal to determine that it is not premature or 

inappropriate by reason of: 

 

i) the fiscal capacity of the City to absorb the costs relating to the development; 

and 

ii) the adequacy of all services provided by the City to serve the development. 

 

4.3 More specifically, for those applications for amendments to the zoning bylaw in 

Mainland South as defined on Map 1, the City shall require an assessment of the 

proposal by staff with regard to this Plan and the adopted Land Development 

Distribution Strategy, and that such assessment include the potential impacts of the 

proposal on:  (a) the sewer system (including the budgetary implications); (b) the 

water system; (c) the transportation system (including transit); (d) existing public 

schools; (e) existing recreation and community facilities; (f) the provision of police 

and fire protection services; and any other matter deemed advisable by Council prior 

to any final approval by City Council. 
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4.4 In an R-4 Zone or an R-3 Zone, the City may, under the provisions of Section 

33(2)(b) of the Planning Act, permit modification of the minimum lot area and 

continuous street frontage provisions of the Peninsula and Mainland Zoning By-laws 

for R-3 and R-4 uses.  A decision of the Council of the City of Halifax to permit 

such modification may be preceded by a public hearing if deemed necessary, and 

such modification shall be granted provided: 

 

(a) the amenity, convenience, character and value of neighbouring properties 

will not be adversely affected; 

(b) conditions necessitating such modification are unique to the lot and have not 

been created by either the owner of such lot or the applicant; 

(c) the modification is necessary to secure an appropriate development of the lot 

where such lot is of such restricted area that it cannot be appropriately 

developed without such modification; 

 (d) the modification is consistent with Section II of this Plan; and 

(e) the registered owner of the land for which the modification is sought shall 

enter into an agreement with Council pursuant to Section 34(1) of the 

Planning Act. 

 

4.5 In an R-4 Zone or an R-3 Zone, the City may, under the provisions of Section 

33(2)(b) of the Planning Act, permit modification of the provisions of the Peninsula 

and Mainland Zoning By-laws for R-4 and R-3 uses relating to the five (5) foot 

height requirement for a part of a proposed building not containing any windows or 

doors serving habitable rooms.  A decision of the Council of the City of Halifax to 

permit such modification may be preceded by a public hearing if deemed necessary, 

and such modification shall be granted provided that: 

 

(a) the amenity, convenience, character and value of neighbouring properties 

will not be adversely affected; 

(b) conditions necessitating such modification are unique to the lot and have not 

been created by either the owner of such lot or the applicant; 

(c) the modification is necessary to secure an appropriate development of the lot 

where such lot is of such restricted area that it cannot be appropriately 

developed without such modification; 

(d) the modification is consistent with Section II of this Plan; and 

(e) the registered owner of the land for which the modification is sought shall 

enter into an agreement with Council pursuant to Section 34(1) of the 

Planning Act. 

 

4.6 For any proposed development, the City may permit modification of the yard or lot 

area or width provisions of the Peninsula and Mainland Zoning By-laws under the 

authority of Section 33(2)(b) of the Planning Act.  A decision of the Council of the 

City of Halifax to permit such modification may be preceded by a public hearing if 

deemed necessary and such modification shall be granted provided that: 

 

(a) the amenity, convenience, character and value of neighbouring properties 

will not be adversely affected; 

(b) conditions necessitating such modification are unique to the lot and have not 

been created by either the owner of such lot or the applicant; 
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(c) the modification is necessary to secure an appropriate development of the lot 

where such lot is of such restricted area that it cannot be appropriately 

developed without such modification; 

(d) the modification is consistent with Section II of this Plan; and 

(e) the registered owner of the land for which the modification is sought shall 

enter into an agreement with Council pursuant to Section 34(1) of the 

Planning Act. 

 

4.7 Pursuant to Part II, Section II, Policy 3.6 of this Plan, the City shall establish a new 

zone to regulate "adult entertainment uses" in commercial areas. 

 

4.7.1 In considering applications for rezoning to such a zone, the City shall have regard to 

the following matters: 

 

(a) such zone shall be permitted only within commercial areas designated in this 

Plan; and 

(b) the potential effect on the amenity, convenience, character and value of 

neighbouring properties; and 

(c) the potential effect on the commercial area as a whole in which the use is 

intended to be located; and 

(d) the potential effect on the viability of public or semi-public gathering places 

in relation to the contiguity of their location to such an intended use. 

 

4.7.2 Where, in the opinion of the Council of the City of Halifax, adverse effects will result 

from a decision to rezone any property to the zone established pursuant to Policy 4.7 

above, based on the considerations identified in Policy 4.7.1 above, such application 

to rezone shall be denied. 

 

SUBDIVISION CONTROL 

 

5. The City of Halifax shall apply the subdivision regulations and bylaw adopted by the 

City on June 16, 1977 as it may be amended from time to time in accordance with 

Section 49(8) of the Planning Act for all applications for subdivision in the context of 

this Plan. 

 

5.1 The City may amend this Plan and the subdivision regulations as appropriate upon 

review and adoption of a planned unit development or similar process and 

regulations as called for by Section II, Policy 2.1.2 of this Plan.  The City shall 

ensure that the subdivision regulations and the planned unit development regulations 

are complementary. 

 

5.2 In areas designated industrial in the Bayers and Ragged Lake areas subdivision 

regulations shall be adopted which permit roadway and storm drainage standards and 

requirements that vary from those required elsewhere in the City.  More 

specifically, there shall be no requirement for constructing sidewalks, piped street 

drainage and curb and gutter. 
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DEVELOPMENT OFFICER 

 

6. In accordance with Section 43(1) of the Planning Act, the City shall appoint a 

Development Officer to administer the Zoning By-law, subdivision regulations and 

by-laws, and to grant development permits. 

 

 

PLAN AMENDMENTS 

 

7. An amendment to this Plan shall be required: 

 

i) to change, alter, amend, revise or delete any policy of Part II; 

ii) to undertake a proposed zoning amendment or rezoning which would 

otherwise not conform to the Generalized Future Land Use Map (Map 9) or 

to the policies of this Plan if warranted by further planning study; and 

iii) to incorporate detailed area or functional plans into this Plan. 

 

8. Plan amendments shall require the approval of the Minister of Municipal Affairs and 

shall be carried out in accordance with the provisions of Sections 16 to 18 of the 

Planning Act. 

 

PLAN REVIEW 

 

9. The City shall review this Plan in accordance with Part III, Section II of this 

document, and shall submit desired amendments, if any, of this Plan to the Minister 

of Municipal Affairs for approval.  In accordance with the provisions of Section 20 

of the Planning Act, the City shall submit these review reports to the Minister of 

Municipal Affairs each five (5) years from the date of adoption of this Plan. 
  

 



I.  Policy Review – KWR Approvals Inc. 

 



Halifax MPS - Applicable Implementation Policy  KWRA Comments 
3.3 For the residentially designated undeveloped areas of Mainland 
North, the City shall, pursuant to Section 38(2)(p) of the Planning 
Act, establish such development regulations as are necessary to 
implement the policies of this Plan. 

 The subject three-parcel land assembly is 3.68 acres in total area 

 The subject land assembly is designated residential in Halifax MPS/GFLUM 

 Located in Mainland North area of Halifax MPS/GFLUM 

 The subject land assembly is vacant, graded and is an infill site 

3.3.1 Further to Policy 3.3 above, these areas shall be identified on 
the zoning map and within such areas no development permit shall 
be issued unless the proposed development has been approved by a 
resolution of Council, and further, except under an agreement with 
Council pursuant to Section 34(1) of the Planning Act. 

 Subject land assembly is directly adjacent to Schedule K zoned lands - 
Schedule K is a Comprehensive Development District spanning the 
Mainland North area of Halifax 

 Application for MPS amendment and Development Agreement zone would 
likely be required 

3.3.2 Further to Policy 3.3.1 above, the purpose for which land 
within these areas is to be developed shall be primarily residential, 
and an emphasis shall be placed on a mix of housing types, shall 
include provision for local commercial uses that are intended to 
serve the residents of the immediate area, and shall include 
provision for automobile, transit and pedestrian circulation and an 
emphasis on conservation of natural environment features including 
lakes and waterways, mature trees and natural topographic 
features. In addition to the above, City Council may consider 
provision for minor commercial uses in accordance with Policy 
3.1.2 in Section II, provided that such uses are consistent with the 
policies of this Plan, are compatible in design form and function with 
comprehensively planned development and with development 
adjacent to a comprehensively planned development, and that such 
uses are located in such manner as to be in accord with Policy 2.4.1 
of Section II, as the principles of said policy may apply to areas of 
vacant land. 

 Development Agreement would require public consultation process and 
approval by Regional Council 

 Items that would likely be considered as part of Development Agreement 
include, but are not limited to: 

1. Type(s) of housing being proposed for land assembly 
2. Consideration for existing residential development in immediate vicinity 
3. Location of (potential) public parkland/open space, or cash-in-lieu 
4. Location of pedestrian network and connection points to existing 

pedestrian networks 
5. Emergency vehicle connectivity 

3.3.3 The City shall prepare and adopt plans for major public 
facilities including the location of collector roadways, schools and 
major community open space in the residentially designated 
undeveloped areas of the City. 

 Given the total area of the land assembly and the location of collector 
roadways, schools and major community open space in the immediate 
vicinity to the site, it is highly unlikely this will be an applicable policy 

 
 
 
 



3.3.4 In entering into agreements pursuant to Policy 3.3.1 above, 
Council shall be guided by the policies contained in Section II of this 
Plan, and shall not enter into agreements which are inconsistent 
with the policies of this Plan. 

 Depending on the final proposed development, Municipal staff will 
consider the relevant/applicable policies contained in the Halifax MPS for 
residential development, located in the mainland North area 

3.3.5 Prior to entering into any agreements pursuant to Policy 3.3.1, 
Council shall advertise its intention to do so and shall hold a public 
hearing at which time any objections shall be heard 

 A public hearing will be held to discuss and vote on the proposed 
development for the land assembly prior to Council’s consideration of 
approval the MPS Amendment and Development Agreement 
 

Halifax MPS - Applicable Residential Policy  KWRA Comments 
2.1 Residential development to accommodate future growth in the 
City should occur both on the Peninsula and on the Mainland, and 
should be related to the adequacy of existing or presently budgeted 
services. 

 A Traffic Impact Study is included as part of the application package 

 Analysis of the water and waste-water systems is included as part of the 
application package 
 

2.1.1 On the Peninsula, residential development should be 
encouraged through retention, rehabilitation and infill compatible 
with existing neighbourhoods; and the City shall develop the means 
to do this through the detailed area planning process. 

 The land assembly is located on Halifax mainland. 

2.1.2 On the Mainland, residential development should be 
encouraged to create sound neighbourhoods through the 
application of a planned unit development process and this shall be 
accomplished by Implementation Policy 3.3. It is the intention of the 
City to prepare and adopt a planned unit development zone 
subsequent to the adoption of this Plan. 

 Refer to comments concerning Implementation of Policy 3.3 

 Given the size of the land assembly and the proposed development 
project, phasing is not be required as part of the development  

2.2 The integrity of existing residential neighbourhoods shall be 
maintained by requiring that any new development which would 
differ in use or intensity of use from the present neighbourhood 
development pattern be related to the needs or characteristics of 
the neighbourhood and this shall be accomplished by 
Implementation Policies 3.1 and 3.2 as appropriate. 

 Application denotes the placement of lower-density residential housing 
options (townhouses) adjacent to the existing/established low-density 
housing stock located on Wentworth Street 

 Beneficial to the potential development of the site is the concentration 
of multi-unit residential buildings approved for the development of the 
site, immediately adjacent to the land assembly – the location of these 
buildings lends itself to the development of multi-unit buildings on the 
subject land assembly 

2.3 The City shall investigate alternative means for encouraging well 
planned, integrated development. 

 No comment 



2.3.1 The City should restrict ribbon development which does not 
conform to the policies of this document and should seek ways to 
remove any such development which may become obsolete. 

 Any proposed development on the subject land assembly would be 
considered an infill project and would NOT be a form of ribbon 
development 

2.3.2 Ribbon development along principal streets should be 
prohibited in order to minimize access points required by local 
traffic. 

 At this time, it is not envisioned that the construction of any new public 
streets would be anticipated as part of the potential development of the 
land assembly 

 Any private vehicular entrances, driveways or access points proposed 
would minimize the number of points accessed and are supported 
through technical analysis of the land assembly, existing housing and 
street network 

2.4 Because the differences between residential areas contribute to 
the richness of Halifax as a city, and because different 
neighbourhoods exhibit different characteristics through such things 
as their location, scale, and housing age and type, and in order to 
promote neighbourhood stability and to ensure different types of 
residential areas and a variety of choices for its citizens, the City 
encourages the retention of the existing residential character of 
predominantly stable neighbourhoods, and will seek to ensure that 
any change it can control will be compatible with these 
neighbourhoods. 

 Development proposed for the land assembly is cognizant of the existing 
residential neighbourhood and, in particular, the existing housing stock 
located on Wentworth Street, facing the land assembly 

 Townhouses are at a similar scale to the existing housing stock, located 
along Wentworth Drive  

 Multiple-unit buildings to be placed away from existing housing stock 
and closer to Dunbrack Street and adjacent to the approved multiple-
unit residential buildings  

2.4.1 Stability will be maintained by preserving the scale of the 
neighbourhood, routing future principal streets around rather than 
through them, and allowing commercial expansion within definite 
confines which will not conflict with the character or stability of the 
neighbourhood, and this shall be accomplished by Implementation 
Policies 3.1 and 3.2 as appropriate. 

 Subject land assembly is vacant and graded 

 Proposed development would NOT require the construction of public 
streets or throughfares 

2.4.2 In residential neighbourhoods alternative specialized housing 
such as special care homes; commercial uses such as daycare 
centres and home occupations; municipal recreation facilities such 
as parks; and community facilities such as churches shall be 
permitted. Regulations may be established in the land use by-law to 
control the intensity of such uses to ensure compatibility to 
surrounding residential neighbourhoods 

 Discussion of permitted uses for any proposed development on the 
subject land assembly will seek public input, as well as staff review of 
uses permitted in the surrounding area to ensure compatibility as part of 
the development agreement process  

 No commercial uses are proposed as part of the application 

2.4.2.1 Pursuant to 2.4.2 the land use bylaw may regulate the  Regulations concerning signage for any development proposed for the 



number, size, height, illumination and location of signs subject land assembly will be determined as part of the D.A. process 
 
 

2.4.3 Further to city-wide residential and heritage policies which 
recognize the diversity of residential neighbourhoods and encourage 
the retention of existing structures which reflect the City's heritage, 
the City recognizes that areas designated and zoned residential 
commercial provide opportunities for conversions to residential 
tourist accommodations uses. To encourage the reuse of buildings in 
these areas for these purposes, the land use by-law shall establish 
provisions which permit these uses in existing buildings subject to 
special controls. 

 Given the age of existing housing and building stock surrounding the 
subject land assembly, it is unlikely that consideration for Municipal 
Heritage policies will be a significant factor in the creation of any 
development agreement 

2.6 The development of vacant land, or of land no longer used for 
industrial or institutional purposes within existing residential 
neighbourhoods shall be at a scale and for uses compatible with 
these neighbourhoods, in accordance with this Plan and this shall be 
accomplished by Implementation Policies 3.1 and 3.2 as appropriate. 

 The subject land assembly is vacant land. Through amendment of MPS 
and/or re-zoning, it can be developed, by agreement, in accordance with 
the implementation policies in the Halifax MPS 

2.8 The City shall foster the provision of housing for people with 
different income levels in all neighbourhoods, in ways which are 
compatible with these neighbourhoods. In so doing, the City will pay 
particular attention to those groups which have special needs (for 
example, those groups which require subsidized housing, senior 
citizens, and the handicapped). 

 Any proposed development for the subject land assembly should 
consider a variety of housing types deemed to be compatible with the 
existing neighbourhood 

2.10 For low and medium density residential uses, controls for 
landscaping, parking and driveways shall ensure that the front yard 
is primarily landscaped. The space devoted to a driveway and 
parking space shall be regulated to ensure that vehicles do not 
encroach on sidewalks. 

 Any controls for landscaping, parking and driveways will be finalized 
through the development agreement process and will ensure that 
vehicles do not encroach on sidewalks 

2.11 For all residential uses the parking and storage of vehicles such 
as trailers, boats and mobile campers, shall be restricted to locations 
on the lot which create minimal visual impact from the street. 

 Any controls for the parking and storage of vehicles such as trailers, 
boats and mobile campers, will be finalized through the development 
agreement process and will ensure that permitted locations on the lot 
create minimal visual impact from the street. 

 



J.   R-2 Zoning – Halifax Mainland Land-Use Bylaw 
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R-2 ZONE 

 

TWO-FAMILY DWELLING ZONE 
 

24(1) The following uses shall be permitted in any R-2 Zone: 

 

 (a) all R-1 Zone uses; 

 (b) a semi-detached dwelling; 

 (c) a duplex dwelling; 

 (ca) a building containing not more than 3 apartments on the 3-unit Dwelling 

Site identified on ZM-26, subject to the requirements of Section 28C. 

(RC-Jun 10/14;E-Jul 26/14)  

 (d) (Deleted) 

 (e) (Deleted) 

(f) in the "Fairview Area", conversions of existing buildings used for institutional 

purposes to a maximum of 4 units, provided that the height and floor area of the 

building are not increased. 

 (g) uses accessory to any of the foregoing uses. 

 

24(2) No person shall, in any R-2 Zone, carry out, or cause or permit to be carried out, any 

development for any purpose other than one or more of the uses set out in subsection 

(1) 

 

24(3) No person shall, in any R-2 Zone, use or permit to be used any land or building in 

whole or in part for any purpose other than one or more of the uses set out in subsection 

(1) 

 

24(4) (Deleted) 

 

R-1 USES IN R-2 ZONE 
 

25 Buildings erected, altered or used for R-1 uses in an R-2 Zone shall comply with the 

requirements of an R-1 Zone. 

 

25A (Deleted) 

 

 REQUIREMENTS 
 

26 Buildings erected, altered or used for R-2 uses in an R-2 Zone shall comply with the 

following requirements: 

 

 (a) Lot frontage minimum 50 feet except when a lot faces on the outer side of a 

curve in the street, in which case the minimum frontage may be reduced to 30 

feet 

(b) Lot area minimum 5,000 square feet 

(ba) Notwithstanding clause (b), the minimum lot area for lots abutting an inland 

watercourse in the "Mainland South Area", shall be 6,000 square feet;   

 (c) Lot coverage maximum 35 percent 

(ca) The maximum height shall be 35 feet  
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(d) Floor coverage of 900 square feet living space, minimum 

 (e) Every building shall be at least 12 feet from any other building and at least 8 feet 

from the rear and both side lines of the lot on which it is situated and at least 20 

feet from any street line in front of such building; 

 

ACCESSORY BUILDINGS 
 

 (f) Notwithstanding the provisions of clause (e), a carport or a detached or attached 

non-commercial garage may be located not less than 4 feet from the rear and 

both side lines of the lot on which it is situated and shall be located 8 feet from 

any other building; 

 (g) Notwithstanding the provisions of clause (f), any accessory building shall not 

require any side or rear yard nor any setback from any other building if such 

building is located entirely within the rear yard of the lot on which such building 

is located; provided, however, that such accessory building shall not be closer 

than 15 feet to any street line. 

 

BUILDINGS ON CORNER LOTS 
 

 (h) Where a building is situated on a corner lot, it shall be at least 10 feet from the 

flanking street line abutting such lot; 

 

SEMI-DETACHED DWELLINGS 
 

  (i) Notwithstanding the provisions of other requirements: 

  (1) For each unit of a semi-detached dwelling, the minimum lot frontage shall 

be 25 feet, the minimum lot area shall be 2,500 square feet, and the 

maximum lot coverage shall be not greater than 35 percent. 

  (2) Every semi-detached dwelling shall be at least 12 feet from any other 

building and at least 8 ft.  from the rear and side lines of the lot on which it 

is situated and at least 20 ft. from any street line in front of such dwelling. 

   (3) Where a semi-detached dwelling is situated on a corner lot, such dwelling 

and accessory buildings or uses shall be at least 10 feet from the flanking 

street line abutting such lot. 

  (4) Notwithstanding subsection (2) where a lot containing a semi-detached 

dwelling is to be or has been subdivided so that each unit is on its own lot, 

there shall be no setback required from the common lot boundary.  

 

 DAY NURSERY 
 

 (j) (Deleted) 

 (k) (Deleted) 

 

BOARDERS AND LODGERS 
 

27 The keeping of not more than three boarders or lodgers in an R-2 Zone shall be 

permitted, but no window display or sign of any kind in respect to the use permitted by 

this section shall be allowed. 
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 SIGNS 
 

28 The exterior of any building in an R-2 Zone shall not be used for the purpose of 

advertising or erecting or maintaining any billboard or sign except the following: 

   

 (a) one sign board not exceeding 6 square feet in size pertaining to the sale or rent of 

the building or lot; 

 (b) one non-illuminated no-trespassing, safety, or caution sign not exceeding one 

square foot in size; 

(c) one non-illuminated sign not exceeding one square foot in area, indicating the 

name and the occupation, profession or trade of the occupant of the building;  

 (d) one bulletin board for a church. 

 (e) A sign not exceeding two square feet in size for a day care facility. (RC-Mar 

3/09;E-Mar 21/09) 
 

DAY NURSERY - ADDITIONAL CHILDREN PROVISION 
 

28A (Deleted) 

 

28B (Deleted) 

 

28C Notwithstanding Section 26, any building permitted by clause 24(1)(ca) shall 

comply with the following requirements:    

 

(a) Lot frontage minimum of 45 feet; 

(b) Lot area minimum of 4,500 square feet; 

(c) Lot coverage maximum of 35 percent; 

(d) The maximum height shall be 30 feet; 

(e) The maximum number of storeys shall be 2; 

(f) The minimum front yard setback shall be 15 feet; 

(g) The minimum side yard setback shall be 10 feet; and 

(h) The minimum rear yard setback shall be 20 feet. 

(RC-Jun 10/14;E-Jul 26/14) 



K.   GFLUM Map – Halifax Municipal Planning Strategy 

 

 



 

Appendix K: GFLUM Map, Halifax Municipal Planning Strategy 



L.   Zoning Map – Halifax Mainland Land-Use Bylaw 

 

 



 

Appendix L: Zoning Map, Halifax Mainland Land-Use Bylaw 



M.  Four Phase Site Plan – Rockingham South Development 

 

 



 

Appendix M: Four Phase Site Plan - Rockingham South 


