
 
 

TO:  Council Advisory Committee 

FROM: Dan Troke, Chief Administrative Officer 

DATE:  March 2023 

SUBJECT: Application for Land Use Bylaw Zoning Map Amendment (Rezoning) of PID 
55247761 

 
 

 
BACKGROUND 

The Town of Kentville has received an application from Brighter Community Planning & 
Consulting (“the applicant”) on behalf of the property owner Mitch Brison of Brison 
Developments Limited. The submitted application is to consider amending the Zoning Map of the 
Kentville Land Use Bylaw to rezone a vacant parcel of land identified as PID 55247761 (“the 
subject property”) to Single Unit Dwelling (R1), One and Two Unit Dwelling (R2), and High Density 
Residential (R4). The subject property is 
currently zoned Large Lot Residential (R5). 

SITE CONTEXT 

The subject property, as identified on the 
context map to the right, is a 43.2 acre 
(174,824.2 sq m) parcel of land that is located 
southeast of Acadia Drive and north of the 
proposed Donald E Hiltz Connector Road. The 
property is currently vacant and includes a 
portion of the Mitchell Brook watercourse on 
the west side. The surrounding land uses 
include existing single unit dwellings, 
parkland, and bulk vacant lands designated 
for residential development.  

An arterial road is proposed along the south 
boundary of the subject property, known as 
the Donald E Hiltz Connector Road. This 
arterial road will be a high volume street 
which will connect the Kentville Business Park 
to Prospect Avenue and eventually, Chester 
Avenue.  

  

Figure 1 Context Map 



DEVELOPMENT PROPOSAL 

The applicant is requesting to rezone the subject property from Large Lot Residential (R5) to a 
mix of Single Unit Dwelling (R1), One and Two Unit Dwelling (R2), and High Density Residential 
(R4). The requested zones will allow for residential development with a mixture of low, medium, 
and high-density buildings. The applicant has stated that the developer is committed to placing 
new single unit lots next to the existing single unit development to address any compatibility 
concerns that residents of the area may have. 

The concept plan for the proposal shows a combination of R1 and R2 zoned lots along the 
extensions of Acadia Drive and Mount Vincent Drive. An unnamed street, lined with R2 zoned 
properties buffered by existing dedicated parkland is proposed to connect the two road 
extensions. A short, 400m cul-de-sac is proposed to intersect with Carleton Drive, providing 
access to more R2 zoned properties. South of the extension of Acadia Drive, the applicant is 
requesting R4 zoning for the remaining 18.8 acres (76,080.9 sq m) of vacant land that borders 
the proposed arterial road, the Donald E Hiltz Connector. Three multi-unit buildings are shown 
on the concept plan, with area left for possible future development. The applicant is proposing 
32 - R1 lots (32 units total), 56 - R2 lots (112 units total), and R4 zoning to accommodate multi-
unit apartment buildings.   

Under the Subdivision Bylaw, the subdivider will be required to reserve and convey either an area 
of usable land or a sum of money, equal to 5% of the proposed development, exclusive of streets 
and any proposed walkways. In addition to the Subdivision Bylaw’s parkland dedication 
requirements, the developer will be required to provide on-site amenity space for any buildings 
containing four or more dwelling units on the R4 zoned property. 

DISCUSSION 

A Public Information Meeting was held on September 27th, 2022. Public comments have been 
received with concerns of traffic, water pressure, stormwater management, and lack of sidewalks 
and greenspaces.  

On November 9th, 2022, staff from different departments came together to review and discuss 
the application and the potential impact on the community. On December 15th, 2022, staff 
delivered formal comments to the applicant requesting further information relating to the 
proposed development and rezoning application.  

Between February 22nd and February 27th, 2023, the applicant submitted a revised concept plan 
for the rezoning as well as supplementary information regarding sanitary capacity and 
stormwater management. 

  



Municipal Planning Strategy Document Review 

The subject property is designated Residential on the Future Land Use Map as shown on that 
attachment, Map 1, which indicates Council’s long term intention for the lands is to be residential 
in nature.  

Chapter 5 - Residential, of the Municipal Planning Strategy outlines the objectives and goals for 
Kentville ensuring that development is occurring in a manner that meets the needs of all 
residents. One of the objectives outlined in the Strategy is to provide a variety of housing types 
to accommodate the various needs and desires of Town residents. The province is currently 
experiencing a housing shortage, which is currently impacting the existing housing market, 
increasing the price of an average single unit home beyond what the average household income 
can afford.  

As housing prices for new development are heavily influenced by construction costs, including 
water and sewer infrastructure, streets, and environmental design considerations, it is 
imperative that the Town considers and encourages alternative residential development forms 
apart from the standard Single Unit Dwelling. As of the 2021 Canadian Census, Kentville has a 
housing stock that consists roughly of 58% single unit dwellings, 27% apartment buildings, 7% 
semi-detached, 6% duplex and 2% row houses.1  

A presentation by Chrystal Fuller and Gary Morse to Council Advisory Committee (CAC) in 
December of 2022 outlined the importance of different residential building forms that fall 
between single unit dwellings and large apartment complexes, calling it “the missing middle”, 
explaining how having adequate variety of housing stock can help balance the demands in the 
housing market. The R2 and R4 zoning that is being requested in this application will provide an 
opportunity for a greater variety of housing types to help meet the needs of our current and 
future residents.  

Policy IM-8 and IM-9 provide the criteria that must be evaluated for all rezoning requests. A 
detailed analysis of these policies is included with this report in Schedule B, Evaluative Criteria 
for Rezonings. 

In Summary:  

 The proposal is appropriate for the area and is in keeping with the surrounding 
development; 

 makes efficient use of existing infrastructure and road networks; and 
 is anticipated to have a positive impact on the housing supply within Kentville. 

In addition to Policy IM-8 and IM-9, other policies of particular importance to this application are: 

 
1 Source: Statistics Canada. (2021) Table 98-10-0240-01 Structural type of dwelling by tenure: Canada, provinces and territories, 
census divisions and census subdivisions. 



Policy RS-22 It shall be the intention of Council to encourage and promote the provision of affordable 
housing units, in accordance with the Land Use By-law, within residential areas of the 
Town by: 

a) Encouraging a mix of housing types and densities; 
b) Permitting ancillary dwelling units in single family dwellings; 
c) Permitting a secondary residential structure (Garden Suite) on a lot; and 
d) Reduce parking requirements. 

 

COMMENT 
This application will allow for the creation of a greater variety of housing types to help meet the needs 
of our residents.  

Policy RS-23 It shall be the intention of Council to ensure that new residential areas: 

a) Provide for the efficient use of land;  
b) Provide for the efficient and economic extension of existing water, storm sewer and 

sanitary sewer systems and other utilities; 
c) Provides for the efficient and safe movement of pedestrians and cyclists; and 
d) Provides for parks and other community uses in safe and central locations. 

 

COMMENT 
By considering alternative build forms such as two unit dwellings and multi-unit buildings, the proposed 
development will be considered an efficient use of land and existing infrastructure. Parkland dedication 
will be negotiated at the subdivision stage and staff are committed to ensuring there is adequate 
greenspace in a safe and central location.  

Policy T-8 It shall be the intention of Council that a Traffic Impact Study (TIS) may be required as 
part of a rezoning application or prior to tentative subdivision approval where the nature, 
or location of the development warrants such a study.  A TIS will generally be required if 
the development is expected to generate 100 or more two-way trips at the site 
entrance(s) during peak hours.  A TIS may be required for other factors or fewer than 100 
two way-trips at the site entrance(s) during peak hours if warranted. 

Policy T-9 It shall be the intention of Council that the traffic impact study shall be prepared by a 
qualified engineer registered with the Association of Professional Engineers of Nova 
Scotia. 

COMMENT 
A Traffic Impact Study (TIS) was requested as part of the rezoning application and the applicant engaged 
GAALCO Traffic Engineering to complete the study. The study found that the proposed development of 
the R1 and R2 zoned properties and the construction of two apartment buildings will not require any 
further infrastructure improvements, other than a 15-metre left turning lane on Park Street at the 
Acadia Drive intersection. It should be noted that the current traffic counts at this intersection warrant 
installing the turning lane regardless of the proposed development moving forward.  



It is recommended that the construction of any additional apartment buildings is delayed until after the 
construction of the proposed Donald E Hiltz Connector Road.   
It is also recommended that the ‘new’ section of Acadia Drive include the construction of a sidewalk to 
provide a connection for the entire area to the proposed Connector Road.  
 
A full Executive Summary of the Traffic Impact Study findings can be found within Schedule D of this 
report.  

 

Other Studies 

In addition to the Traffic Impact Study (TIS), staff requested that the applicant demonstrate that 
there is capacity within the existing sanitary sewer system on Acadia Drive to handle the 
increased load from the proposed units. The applicant engaged DesignPoint Engineering & 
Surveying Ltd. to complete a Sewer Capacity Study to support the rezoning application. The study 
found that the existing sanitary sewer system has capacity to accommodate 210 multi-unit 
dwellings and 144 detached homes before upgrades, at the cost of the developer, are required.  

A summary of the Downstream Sanitary Analysis can be found within Schedule F of this report.  

Statements of Provincial Interest 

The Province of Nova Scotia has six Statements of Provincial Interest which outline the province's 
vision for protecting Nova Scotia's land and water resources, as well as addressing issues related 
to the growth of our communities. The Statements are intended to help provincial government 
departments and municipalities make land use decisions that have province-wide implications 
and support the principles of sustainable development. Municipalities must take the statements 
into account when creating or reviewing land use planning policies and regulations.   

Housing 
Goal: To provide housing opportunities to meet the needs of all Nova Scotians 
This Statement declares that “Adequate shelter is a fundamental requirement for all Nova 
Scotians” and furthermore that “A wide range of housing types is necessary to meet the needs 
of Nova Scotians”. The Statement also notes that “Depending upon the community and the 
housing supply and need, the measures that should be considered in planning documents 
include: enabling higher densities, smaller lot sizes and reduced yard requirements that 
encourage a range of housing types.” By Council considering this rezoning application for R1, R2 
and R4 development, higher densities of residential development will be able to be permitted 
which will enable a greater range of housing types.  
 
Infrastructure 
Goal: To make efficient use of municipal water supply and municipal wastewater disposal 
systems 
This Statement outlines that “Unplanned and uncoordinated development increases the demand 
for costly conventional infrastructure”. It states that planning documents must consider 



“encouraging maximum use of existing infrastructure by enabling infill development on vacant 
land and higher density development” and advises “directing community growth that will require 
the extension of infrastructure to areas where servicing costs will be minimized”. This 
development proposal intends to make use of existing infrastructure that has been invested in 
and extended over the past 35 years, making efficient use of our existing services and allowing 
expansion where deemed reasonable.  

NEXT STEPS 

 

FINANCIAL IMPLICATIONS 

The traffic impact study completed by GAALCO Traffic Engineering has recommended: 

- the addition of a left turning lane from Park Street onto Acadia Drive; and 
- the construction of a sidewalk on one side of Acadia Drive linking to the proposed Donald 

E Hiltz Connector Road for this next phase of development. (Sidewalk to be installed at 
the cost of the developer.)  

Council should consider the financial implications of continuing the construction of sidewalks 
along Acadia Drive from this proposed phase to Park Street to ensure pedestrians have access to 
safe active transportation routes and to help with connectivity throughout the community along 
the minor collector road.  

ATTACHMENTS 

Map 1   Generalized Future Land Use Map 
Map 2   Zoning Map 
Schedule A   Conceptual Design and Proposed Zoning Map 
Schedule B  Evaluative Criteria for Rezoning’s 
Schedule C  Public Information Meeting Notes 
Schedule D  Executive Summary of Traffic Impact Study  
Schedule E  Stormwater Management Acknowledgement Letter 
Schedule F  Downstream Sanitary Capacity Analysis 

 
RECOMMENDATION OPTIONS 

Staff recommend that Council:  

 give First Reading to the proposed map amendment of the Land Use Bylaw as contained 
in Schedule A and schedule a Public Hearing; or 
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 provide alternative direction such as requesting further information on a specific topic; 
or 

 refuse the proposed map amendment to the Land Use Bylaw.  

 
Decisions of Council to either approve or refuse the proposed amendment are appealable to the 
Nova Scotia Utility & Review Board within 14 days. 
 
 



MAP 1 

Generalized Future Land Use Map 

 



MAP 2 

Zoning Map 

 





SCHEDULE B 

Evaluative Criteria for Rezoning’s 

Policy IM-8 It shall be the intention of Council when considering a rezoning application or other Land 
Use By-law amendment application that includes a specific development proposal to have 
regard for the following matters: 

POLICY COMMENT 
(a) compatibility of the proposed land use with 

adjacent land uses; 
R1 lots are proposed to be located abutting 
existing residential development with a gradual 
transition to R2 along this new phase. R4 
development will buffer the lower density and 
the proposed arterial road (Donald E Hiltz 
Connector Road). 

(b) compatibility of the development with 
adjacent properties in terms of height, scale, 
lot coverage, density, and bulk;  

The bulk and size of the proposed buildings are 
regulated by the Land Use Bylaw. The R4 
buildings will require Site Plan Approval as they 
abut R1 and R2 properties.  

(c) that the proposed development resolves any 
potential compatibility issues with nearby 
land uses resulting from lighting, signage, 
outdoor display, outdoor storage, traffic, 
vehicle headlights, and noise through 
appropriate site design, landscaping, 
buffering and fencing; 

The apartment buildings will be regulated during 
site plan approval, where parking, landscaping, 
lighting, buffering and fencing will be addressed. 
The connection to the proposed Donald E Hiltz 
Connector Road will help mitigate traffic issues.  

(d) the adequacy of sewer services, water 
services, waste management services and 
storm water management services; 

Kentville Water Commission has adequate supply 
for the proposed development.  
Applicant has committed to designing a net zero 
stormwater management system.  
A downstream sanitary capacity analysis was 
completed and determined that the existing 
infrastructure on Acadia Drive has capacity to 
accommodate 210 multi-unit dwellings and 144 
detached homes before upgrades to the system 
are required. 

(e) that the proposal contributes to an orderly 
and compact development pattern that 
makes efficient use of existing and new 
municipal infrastructure; 

The proposed development will create a 
significant number of new dwelling units with 
minimal new roads and infrastructure. The 
proposed density will create efficient land use 
patterns. 

(f) the adequacy and proximity of schools; No impact on school facilities is anticipated.  

(g) the adequacy and proximity of recreation and 
community facilities; 

Kentville has considerable recreational amenities. 
In addition, 5% parkland dedication will be 
required for all lots subdivided and multi-unit 
buildings with four of more units in the R4 zone 
require on-site amenity space.  



(h) the adequacy of the road network in, 
adjacent to, or leading to the development; 

Acadia Drive, the main road leading to this 
development, is classified as a Minor Collector 
road (Map #2 of the MPS) and has been planned 
to be the main connector from Park St to the 
proposed Donald E Hiltz Connector Road.  
 
The TIS by GAALCO Traffic Engineering found that 
the proposed development of the R1 and R2 
zoned properties and the construction of two 
apartment buildings will not require any further 
infrastructure improvements, other than a 15-
metre left turning lane on Park Street at the 
Acadia Drive intersection, which is warranted by 
the existing traffic in 2022.  
It is recommended that the construction of any 
additional apartment buildings is delayed until 
after the construction of the Donald E Hiltz 
Connector Road.   
It is also recommended that the ‘new’ section of 
Acadia Drive include the construction of a 
sidewalk to provide a connection for the entire 
area to the proposed Connector Road.  

(i) the potential for erosion or for the 
contamination or sedimentation of 
watercourses; 

Stormwater will be managed on site through 
stormwater management. 
All construction will need to comply with the NS 
Erosion and Sedimentation Guidelines.  

(j) environmental impacts such as air and water 
pollution and soil contamination; 

None.  

(k) previous uses of the site which may have 
caused soil or groundwater contamination; 

Not aware of any such use. 

(l) suitability of the site in terms of grades, soil 
and bedrock conditions, location of 
watercourses, marshes, swamps or bogs; 

Site has some areas of steep grade along with 
flatter areas. Detailed site design will occur as part 
of site plan approval and address grade issues. 
There is a portion of the Mitchell Brook 
watercourse along the west side of the property.  

(m) the ability of emergency services to respond 
to an emergency at the location of the 
proposed development; 

The Town’s Subdivision Bylaw sets out standards 
for maximum lengths of cul-de-sacs without 
emergency exits.  Appropriate civic addressing of 
the subject property will ensure no delay of 
response of emergency services. 

(n) that the proposal is in conformance with the 
intent of this strategy and with the 
requirements of all other Town By-laws and 
regulations;  

Proposal complies with the intent of this strategy 
and complies with the relevant statements of 
provincial interest. 



(o) development can be regulated in such a way 
as to meet or exceed the guidelines 
established in the Kentville Water 
Commission Source Water Protection Plan 
(SWPP)and 

The subject property is located within Wellfield 
Zone D and is a permitted use within the zone.  

(p) the financial ability of the Town to absorb any 
costs relating to the amendment. 

New roads will be transferred to the Town through 
the Subdivision Bylaw upon completion and 
acceptance by our Town Engineer.  

 
Policy IM-9 It shall be the intention of Council, therefore, to take into account the other potential 

development scenarios that may be permitted as a result of a proposed zone change 
when evaluating a rezoning application. 

COMMENT 
Although the conceptual plan submitted by the applicant outlines the developer’s current intention for 
the property, Council should consider what other potential development scenarios could take place. 
Building forms could change from Multi-Unit Apartment buildings to Townhouses, Multi-Unit 
Apartment buildings could be increased in the number of units, and Single Unit Dwellings could each 
contain an Ancillary Dwelling Unit within their properties.  
 
On the R4 lot, the Kentville Land Use Bylaw currently permits multi-unit dwellings and regulates the 
maximum number of units based on the area of the property parcel. The Bylaw reads:  
Minimum Lot Area 
Multi- Unit Dwelling (five or more units), 7000 ft2 first five units + 1000 ft2/unit 
 
Based on this math, and the size of the requested R4 property being 18.78 acres in total, the maximum 
number of units permitted on this lot would be 816 units.  
 
18.78 acres = 818 056 ft2 
818 056 ft2 – 7 000 ft2 = 811 056 ft2 (first five units) 
811 056 ft2 / 1 000 ft2 = 811.06 
811 + 5 = 816 units total 
 
With that total number of units in mind, the developer would also be required to provide on-site 
amenity space which could take form of a combination of balconies, gardens, landscaped open space, 
gyms, pools, etc. The on-site amenity space requirements outlined in the Bylaw is as followed: 
Amenity Space Requirements 
Bachelor and one bedroom 200 ft2 per unit  
Two bedroom 225 ft2 per unit 
Three or more bedrooms 255 ft2 per unit 
 
The provision of requiring this space on site with the added obligations of parking and building setbacks, 
could influence the overall feasible density of this site. Regardless of whatever build form this site is 
developed to be, it will be required to go through the Site Plan Approval process.  


