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To: Antigonish County Planning Advisory Committee
Antigonish County Council

From: Planning Staff (EDPC)

Date: January 30, 2023

Reference: Application by Eric Proctor to amend the West River Antigonish Harbour Land Use 
By-law by rezoning the property located at PID# 10127124 from Residential (R-1) to 
Residential Multi-Unit (R-2).

Staff recommend approving the amendment to 
rezone the property located at PID 10127124 
from Residential (R-1) to Residential Multi-Unit 
(R-2), based on meeting the requirement of the 
relevant polices. 

Information: 

Staff received a request to rezone the property 
located at PID# 10127124 on Grandview Drive 
from Residential (R-1) to Residential Multi-Unit 
(R-2) in order to construct a multiple unit 
dwelling containing three residential units. 

Analysis:  

The property is presently zoned Residential (R-1) on Landing View Lane, which is off Grandview 
Drive, in Greenwold. The property is quite large at 1.5 hectares (3.72 acres), however the slope 
towards West River leaves only a portion of the lot with a reasonably flat surface on which to 
construct a multiple unit dwelling. 

The house renderings illustrate that the three-unit dwelling will be on the same scale as a single 
detached dwelling and would fit in to the neighbourhood (see page 4). Allowing the property to 
be rezoned to Residential Multi-Unit zone will allow for three Nova Scotia Power meters to be set 
up at the dwelling. 

The Municipality has no issues with the proposed development in terms of the financial costs 
associated with it. The existing services are adequate, and the property owner is responsible for 
any and all costs associated with this development. 

  

Description

Designation: Residential 

Zone: Residential (R-1) 

Proposed Zone: Residential Multi-Unit 
(R-2) 

Site:  Landing View Lane, 

 Greenwold  

 PID: 10127124. 

Site Visits: May 20, 2022 and 
November 10, 2022 
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Uses in the Surrounding Area:

Other dwellings in the surrounding area are 
predominantly single detached dwellings with some 
semi-detached dwellings mixed in as well as two 
multi-unit buildings on Grandview Drive. There are 
also several properties on Grandview that are zoned 
R-2 already. 

When it comes to assessing the amount of parking 
needed, the Land Use By-law requires 1.5 parking 
spaces per unit for dwellings that have more than 
more than two units, therefore five parking spaces 
are required.  Given the overall size of the lot and the 
space that could potentially be used for parking, 
Staff feel that the parking requirements can be easily 
met. 

With respect to policy related to landscaping and 
buffering for adjacent uses staff took into consideration that this is the last property on the lane 
and that there is a wooded area that acts like a natural buffer. Staff are satisfied that this buffering 
is adequate to address the policy. The intent of the policy is to create a landscaped buffer if the 
use is a large multiple-unit building in an area of predominantly single detached dwellings, 
however this neighbourhood is a combination of single detached and multiple unit dwellings on 
the same road.  The forested area and the slope of 
the land off the back and descending towards the 
Antigonish Landing act as a natural buffer in this 
particular case. 

Access to Public Road: 

The property is accessed at the end of the cul-de-
sac by a driveway that runs over top of a right-of-
way giving access to the Proctor property. There is 
an existing dwelling at #15 Landing View Lane, 
which is a private lane that looks like a driveway 
and which gets quite narrow up towards the house, 
but is still wide enough for a regular vehicle. 
Landing View Lane currently has only that one 
dwelling on it and the private lane right-of-way
intersects Grandview Drive at the end of the cul-de-

Figure 1: Only Dwelling on Landing 
View Lane

Figure 2:  Access to Lot via Landing 
View Lane
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sac. Staff do not foresee any issues with driveway access to the proposed three-unit dwelling.

Comments from the Area Manager for Nova Scotia Public Works were positive. The comments 
stated that the road network leading to the property is adequate for the development and that 
no new upgrades would be required because of this proposed development.  

Connection to Municipal Sewer and Water: 

According to the Director of Public Works for the Municipality, they do not foresee any issues with 
a potential connection to municipal water and sewer lines at the top of Grandview Drive. The 
Director has indicated that the municipal water services are adequate for fire protection and that 
the sewer and water services are adequate to support the development. In addition, no upgrades 
would be needed to support the new development. 

Scale and Compatibility:  

Realistically the proposed construction of the three-unit dwelling is only one more unit than is 
currently permitted in the R-1 zone.  A three-unit dwelling would allow a senior family member 
to reside in close proximity, whilst still having some independence and privacy. The multi-unit 
dwelling will not differ in any major way with a larger single detached dwelling from outward 
appearances. In addition, there are many multi-unit dwellings existing already in the 
neighbourhood and they typically contain more units than the proposed dwelling. Staff are of the 
view that the proposed dwelling is of a similar scale with surrounding dwellings and is certainly 
compatible in that it is a proposed residential use. 

Conclusion:  

The rezoning application for the property at PID# 010127124 on Landing View Lane is reasonably 
consistent with the policies of the West River Antigonish Harbour Secondary Planning Strategy. 
The applicant intends to construct a three-unit dwelling on his property which will have the 
appearance of a large single detached dwelling and is therefore compatible with the adjacent 
residential land use.  The proposed development meets the intent of the Secondary Planning 
Strategy and complies with the Land Use By-law.  Therefore, the recommendation of Staff is to 
approve the rezoning from R-1 to R-2 to allow the construction of a three-unit dwelling on a large 
property. 
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Appendix B: Summary of Evaluation Criteria

Policy L-2.9 It shall be the policy of Council to consider the rezoning of properties to the Residential Multi-
Unit (R-2) Zone within the serviced portion of the Residential Designation. In evaluating such 
proposals, Council shall have regard to the following: 

a) R-2 zone requirements for multiple unit dwellings; Complies (See Staff Report)

b) the height, bulk, lot coverage and appearance of any building are
compatible with adjacent land uses; 

Complies (See Staff Report)

c) consideration is given to building design and the provision of barriers, 
berms, fences, and/or landscaping as part of the residential development 
to minimize effects on adjacent land uses; 

Complies (See site plan) 

d) the capacities of local schools will not be strained; Complies

e)  whether the parking area proposed on the site is of sufficient size to 
satisfy the needs of the particular development; is well designed and 
properly related to the building and landscaped areas; 

Complies (See site plan)

f)  the proposal is consistent with the criteria to amend the Land Use By-law, 
found in Policy I-1.10 

See below 

Policy L-2.10 It shall be the policy of Council to set out in the LUB requirements 
for landscaping in the Residential Multi-Unit (R-2) Zone where a multiple 
unit residential development abuts a residential, recreational or 
institutional use. 

Complies; natural landscaping 

Policy I-1.10 In considering amendments to the LUB, in addition to all other 
criteria set out in various policies of this planning strategy, Council shall 
have regard for the following matters: 

a.  The proposal is in conformance with the intents of this Strategy and with 
the requirements of all other Municipal by-laws and regulations; 

 

Yes complies with the intents 
of the MPS 

b. The proposal is not premature or inappropriate by reason of:

i)  the financial capability of the Municipality to absorb any costs 
relating to the development; 

No costs identified 

ii)  the adequacy of sewer and water services to support the proposed 
development; 

Complies 

 

iii) the adequacy and proximity of school, recreation and other 
community facilities; 

Complies 

iv)  the adequacy of road networks adjacent to, or leading to the 
development; 

Complies 

v)  the potential for the contamination of watercourses or the creation 
of erosion or sedimentation; and 

Complies 
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vi)  the potential for damage to or destruction of historical buildings and 
sites. 

N.A. 

c.    Whether the proposal conforms to the requirements contained in the Land 
Use By-law relating to the following: 

 

i) the type of use; Complies 

ii) setbacks, height, bulk, and lot coverage of a proposed building or 
expansion to an existing structure; 

Complies 

iii) traffic generation, access to and egress from the site, and parking; Complies

iv) open storage; N.A. 

v) signs; N.A.

vi) provisions for buffering, landscaping, screening and access control to 
reduce potential incompatibility with adjacent land uses and traffic; 

Complies 

vii) the location of the development so as not to obstruct any natural 
drainage channels or watercourses; 

Complies 

viii) sufficient building separations to permit access to firefighting 
equipment and to prevent the spread of fire. 

Complies 

d.  Suitability and costs of the proposed development in terms of steepness of 
grades, soil and geological conditions, marshes, swamps or bogs and proximity 
of highway ramps, railway rights-of-way and other nuisance factors. 

Complies 

 





Proposed Amendment:
A BY-LAW TO AMEND THE LAND USE BY-LAW 

FOR THE MUNICIPALITY OF THE COUNTY OF ANTIGONISH 

The West River Antigonish Harbour Land Use By-law is hereby amended as follows: 

1) As indicated in Appendix ‘A’ the Rezoning Map.  

 

 

 

 

 

 

 

 

 

This is to certify that the resolution of which this is a 
true copy, was duly passed at a duly called meeting 
of the Council for the Municipality of the County of 
Antigonish held on the _____ day of ________ 2023 

Given under the hand of the Municipal Clerk and 
under the corporate seal of the said Municipality this 
____ day of _________ 2023 

 

Glenn Horne, CAO 

 


