
Proposed Land Use Bylaw 
Amendment: Permits Prior to Final 
Subdivision Approval
Public Participation Meeting: October 30, 2025
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• Present background on the proposed amendment.

• Explain the applicant’s request and policy implications.

• Summarize staff’s preliminary review and areas for further 
consideration.

• Receive feedback from residents and community members.

Purpose of the Meeting
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• Applicant: Brison Developments (represented by Brighter 
Community Planning).

• Request: Allow conditional development and building permits 
before final subdivision approval.

• Goal: Enable housing construction to proceed concurrently 
with infrastructure completion.

• Safeguards proposed to maintain oversight and safety.

Summary of Proposal
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• Process begins with the Town receiving development permit 
application. Once issued, application forwarded to MOK for building 
permit approval 

• Development and building permits issued after subdivision is 
finalized and infrastructure is completed.

• This process ensures:
• Compliance with zoning regulations.
• Legal registration of lots.
• Completed, inspected, and accepted municipal infrastructure.
• Limited municipal liability.

Current Town Practice
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• Improve efficiency and sequencing in housing 
development.

• Precedent: Town of Wolfville, which allows concurrent 
construction.

• Suggested safeguards:
• Occupancy controls (no occupancy before primary services 

are completed).
• Phased permit release linked to infrastructure progress.
• Defined developer obligations (completion and maintenance of 

infrastructure) via subdivision agreements.

Applicant’s Rationale
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Sample Servicing Agreement – Permit and Security 
Release Schedule

Phase
Servicing 
Milestone (Before 
Permit Release)

Permits Eligible for 
Release

Securities 
Released Upon 
Acceptance

Occupancy 
Condition

Phase 1

Full underground 
and surface 
infrastructure 
completed and 
accepted (water, 
wastewater, storm, 
roads, curbs, 
sidewalks where 
applicable).

Up to 4 permits 
(Lots 1–4)

30 % of posted 
security released 
after Town 
acceptance of 
Phase 1 works.

No occupancy until 
Phase 1 servicing 
accepted by Town 
Engineer.

Phase 2

Full municipal 
servicing for Phase 
2 constructed, 
tested, and 
accepted; 
connections to 
Phase 1 certified.

Up to 6 permits 
(Lots 5–10)

40 % of security 
released after 
Phase 2 
acceptance.

No occupancy until 
Phase 2 servicing 
accepted.

Phase 3

All servicing and 
final surface works 
(base course, 
stormwater, street 
lighting, signage) 
completed and 
accepted.

Remaining lots

30 % released after 
final acceptance 
and subdivision 
registration. A 10 % 
maintenance 
holdback retained 
for 12 months.

Occupancy 
permitted only after 
final acceptance.
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The Municipal Government Act (MGA) authorizes municipalities to 
regulate when and how development occurs through Land Use and 
Subdivision By-laws.
• Section 244(1): a development permit is required before any development 

begins where a Land Use By-law is in effect.
• Section 246(1): a development permit must be issued if the proposal 

meets the by-law’s requirements.
• The MGA does not explicitly address concurrent or conditional permit 

issuance but allows flexibility through by-law provisions and agreements.
• Any amendment must remain consistent with the MGA and defensible 

under appeal.
• Building Code Act – Confirm with Building Officials 

Legislative Authority under the MGA
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• Kentville’s planning documents do not currently address 
concurrent permit issuance.

• The proposed amendment represents a policy and 
procedural shift requiring departmental coordination and 
legal clarity.

Policy and Legislative Context
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Context within Ongoing Policy Work
• This request aligns with recent staff-led amendments related to 

subdivision phasing and infrastructure sequencing.
• Council has approved amendments which allow phased subdivision 

approvals tied to servicing and construction milestones.
• The current request builds on these principles by exploring whether 

building construction can also proceed in parallel with subdivision and 
servicing completion.

• Staff view this as part of a broader review of development phasing tools 
under the Land Use and Subdivision By-laws.

Relationship to Other Phasing Amendments
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• Facilitates housing development.

• May reduce housing delivery timelines.

• Adds flexibility for developments with advanced infrastructure 
requirements.

Staff Analysis: Potential Benefits
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• Municipal liability if developer defaults prior to completion.

• Administrative complexity in monitoring phased approvals.

• Inspection coordination between Planning, Engineering, and Building 
Officials (i.e. more process/red tape).

Staff Analysis: Key Risks
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• Developer risks include:
• Financial –  must provide all up front costs for infrastructure and required 

securities

• Buildings placed prior to final subdivision may create situations where 
construction is non-compliant with Town Bylaws (building placement re: 
setbacks)

Staff Analysis: Key Risks
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• Require approved tentative plan and servicing agreement.

• Collect financial securities for incomplete infrastructure.

• Establish clear permit release criteria signed off by Development 
Officer with Town Engineer approval.

• Maintain prohibition on occupancy prior to full servicing and final 
subdivision approval.

Implementation Considerations
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Next Steps

Public Participation Meeting – October 30

CAC Review and Recommendation – November 10*

Council First Reading – November 24*

Public Hearing and Council Second Reading – December 15*

Notice of Decision Advertised

14-Day Appeal Period

*anticipated dates; final dates set by Council



• Attend in person or submit written comments by Monday, 
November 3, 2025 at 4:30pm.

• Email: planning@kentville.ca

• Mail: Town of Kentville Planning Department, 354 Main Street, 
Kentville, NS.

How to Provide Feedback
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Questions and Discussion
• Council and public questions are welcome.

• Written comments accepted until 4:30pm November 3, 2025.

• Staff will prepare a summary report for Council Advisory 
Committee consideration.

Q&A and Wrap-Up
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