Staff Report
To:

Richmond County Planning Advisory Committee
Richmond County Council

From:

Planning Staff (EDPC)

Date:

December 14, 2021

Reference: Application by SRD International Limited to amend the Isle Madame Municipal
Land Use By-law by rezoning two of their properties located the Grandique Road
in Arichat from Water Supply (O-3) to Village Residential Multiple Unit (VR-2).

Background:
An amendment request was received from SRD
Description
International LTD, to rezone two parcels of land Designation:
Open Space
(PID 75212167 and 75212175) on the
Grandique Road in Arichat from Water Supply Current Zoning: Water Supply (O-3)
(O-3) zone to the Village Residential Multiple Identification: Grandique Road, Arichat,
PIDs 75212167 & 75212175
Unit (VR-2) zone, to allow a low-income duplex
housing project to address an identified need Total Lot Area: 15,987 sq. ft. (PID 75212167)
by the Nova Scotia Housing Authority for low15,524 sq. ft. (PID 75212175)
0.3 hectares (31,512 sq. ft.)
income housing in the Arichat area. (See
location map.) At present, the Isle Madame Site Visit:
October 15, 2020
Municipal Planning Strategy does not have
policy to allow for this type of rezoning within the Open Space Designation.
Analysis:
The two properties are located in the Water Supply (O-3) Zone, which falls within the Open Space
Designation. The applicant is proposing to construct a cluster of three semi-detached buildings
on two adjacent lots for a total of six buildings which amounts to a total of twelve units in total.
(See Appendix “A”.) Presently there are no municipal water nor sewer connections to the
property. The appropriate zone in the Isle Madame Municipal Planning Strategy for this density
of residential units is Village Residential Multiple Unit (VR-2), which allows up to twelve units on
a single lot, however there is no policy in the Isle Madame Municipal Planning Strategy to rezone
from the Water Supply (O-3) zone to the Village Residential Multiple Unit (VR-2) zone.
The properties are also located in the Open Space land designation as shown on the Generalized
Future Land Use Map. The intent of the Open Space Designation is threefold; to identify three
types of resources which should be recognized and protected. This includes: a) lands used for
recreational activities of various types; b) lands reserved for conservation due to potential
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hazards; and c) lands within the watershed of a municipal water supply area. Given this intent
there was no policy to allow for this type of rezoning in the designation. The only way that this
proposed rezoning could occur would be through a two-step process of first amending the
Municipal Planning Strategy and then considering a rezoning amendment to the Land Use By-law
in accordance with the newly amended policy. Staff are not recommending this option.
Staff are rather recommending a similar two-step amendment process however the policy
amendment would be to consider multi-unit developments in the Open Space Designation by
Development Agreement with policy specifically requiring the developer to address potential
issues related to developing in a water protection area. Preference would be given to only
allowing multiple unit residential development where municipal water and sewer services have
been extended but also to consider the development by on-site cluster septic systems. The
second step in this process would be to then negotiate a development agreement in accordance
with the newly amended criteria.
Municipal Water and Sewer:
The Arichat municipal water and sewer lines extend up the Grandique Road to approximately 51
and 52 Grandique Road (see Location Map). There is a considerable distance from the end of the
services to the properties for this rezoning application. Staff walked the area and estimate that it
is around 195 metres (640 feet) to the lots where the proposed duplexes would be located.
Should Council wish to grant the plan amendment that would allow the construction of the
proposed duplexes, one option would then be to negotiate a municipal servicing agreement
(apart from the development agreement) to have the Municipal water and sewer lines extended
up the Grandique Road to the proposed development sites.
The two lots where the proposed semi-detached are meant to be constructed were part of a an
eleven (11) lot subdivision which was approved in 2015 where the majority of the lots (ten of the
eleven) are undersized for an on-site wastewater system but oversized for municipal services. The
zone requirement for lots to be created in this area, on municipal services, is 10,000 square feet
of area. The lots were approved based on the developer at the time committing to extending
municipal services to the site. This extension of services did not happen. These lots therefore
cannot be developed for residential purposes without that service extension. The only residential
uses presently permitted in the Water Supply (O-3) zone are “Dwellings, single detached” and
“Dwellings, single detached with an apartment unit”. The cost of extending the services to the
site based on two units per lot is reported by the new owner, to not be cost effective.
Proposed Amendments:
Presently, there is no policy in the Isle Madame Municipal Planning Strategy to allow a rezoning
of this nature in the Open Space Designation. Therefore, it is recommended that Council amend
both the Isle Madame Municipal Planning Strategy and the Land Use By-law, in order to be in a
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position to allow the proposed housing development to proceed with appropriate protections in
place with respect to the protection of the water supply.
The properties for the proposed development are currently located in the Water Supply zone and
part of the Babins Lake watershed area, (See Zoning Map). There is also no policy in the Isle
Madame Municipal Planning Strategy (MPS) to allow this type of development to be permitted
by development agreement. If Council would like the proposed housing development to be
permitted outside of the Village Designation or Rural Designation, then a two-step amendment
process is recommended. First, Council will need to amend the Isle Madame MPS to allow
multiple unit residential developments by development agreement in the Open Space
Designation in newly serviced areas and/or areas that are un-serviced. In un-serviced areas the
developer would be required to have an approval from the Department of Environment to allow
multiple units with an on-site cluster septic system or equivalent. It should be noted that for this
specific development it would require a reconfiguration of the lots to get the area needed for an
on-site sewage system which would result in fewer parcels.
The development agreement policy proposed would address issues such as landscaping,
architectural design, parking but most importantly set out requirements for continued protection
on the water supply zone including meeting requirements of the Municipality’s Source Water
Protection Plan and/or Nova Scotia Department of Environment requirements. (See amending
pages.)
If this amendment is passed by Council, then the second step in the process would be to negotiate
a development agreement with the applicant to allow a multiple unit development in the O-3
Zone on the proposed lots.
Statements of Provincial Interest:
The purpose of the Statements of Provincial Interest (SPI) is to protect the common public interest
and encourage sustainable development in municipalities. The SPI are policy statements adopted
by the provincial government under the powers of the Municipal Government Act (MGA s.193).
They are set out in Schedule “B” of the MGA and came into effect on April 1, 1999. Legislation
requires that municipal planning documents are “reasonably consistent” with the SPI. As such,
the following comments are offered with respect to consistency of the proposal with the SPI:
1. Drinking Water: The proposed amendment does impact the provision of drinking water.
The amendment will allow for the development of residential uses within a Water Supply
Zone however the development agreement provisions will result in protections related to
this type of development.
2. Flood Risk Areas: Not in an identified flood risk area.
3. Agricultural Land: Not considered agricultural land or impacting agricultural lands.
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4. Infrastructure: May require the extension of municipal water and sanitary sewer systems.
5. Housing: The proposed amendments allow for the development of additional housing.
The proposed development is reasonably consistent with the SPI.
Conclusion and recommendations:
The rezoning application for the properties at PIDs 75212167 and 75212175 is premature and not
presently an option, due to the fact that the current Municipal Planning Strategy and Land Use
By-law do not allow for a rezoning to the VR-2 zone, because the properties are in the Open Space
Designation. Staff recommend maintaining the protections in place for the Babins Lake Water
Supply designation by allowing this type of development to occur if the properties are able to get
access to Municipal water and sewer services. If however the proposed development cannot be
connected to municipal services, then Council should ensure that this type of development can
only proceed with the proper approvals in place from the Department of Environment.
The recommendation from Staff is to allow multiple unit developments in the Open Space
Designation only through development agreement provisions. One of the key provisions of the
development agreement should be that the development does not have an adverse impact on
the water supply area. Therefore, Staff propose that the Isle Madame Municipal Planning Strategy
be amended to allow multiple unit dwellings in the Open Space Designation by development
agreement.
Proposed Motion for PAC:
Based upon the staff recommendation, the proposed motion for PAC is:
That the Planning Advisory Committee recommend that Municipal Council approve the Isle
Madame Municipal Planning Strategy and Land Use By-law amendments to add policy to allow
for the consideration of multiple unit dwellings and/or grouped dwellings according to the
development agreements provisions of the Municipal Government Act; and
That Municipal Council give First Reading and schedule a Public Hearing.
Proposed Motion for Council:
Based upon a positive recommendation from the PAC, the proposed motion for Council is:
That Municipal Council give First Reading and schedule a Public Hearing regarding the Isle
Madame Municipal Planning Strategy and Land Use By-law amendments to add policy to allow
for the consideration of multiple unit dwellings and/or grouped dwellings according to the
development agreements provisions of the Municipal Government Act.
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Appendix A – Site Plan and Elevation of Semi-detached Dwellings
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Amending Pages
A BY-LAW TO AMEND THE ISLE MADAME MUNICIPAL PLANNING STRATEGY
FOR THE MUNICIPALITY OF THE COUNTY OF RICHMOND
The Municipal Planning Strategy is hereby amended as follows:
1) Immediately following Policy L-4.3.4 inserting the following:
Policy L-4.3.5 Within the Open Space Designation it shall be the intention of Council to
consider the approval of multiple unit dwellings and grouped dwellings
according to the development agreements provisions of the Municipal
Government Act. In considering such agreement, Council shall have regard for
the following:
a) the proposal meets the VR-2 zone standards for multiple unit dwellings;
b) the proposal meets the Water Supply (O-3) Zone standards for multiple-unit
or grouped dwellings;
c) where the development is to be served by municipal sewer and water
services that it will not strain the capacities of those services or where the
development is to be served by on-site wells and sewage disposal systems
that the system meets the Department of Nova Scotia Environment
requirements for such systems;
d) the parking areas required on the site are well designed and properly related
to the building and landscaped areas and adjacent public streets;
e) the development will not involve a building over three (3) stories in height;
f) the development complies with any requirements found in the Richmond
County Source Water Protection Plan; and
g) the proposal is consistent with the evaluation criteria for development
agreements, Policy I-5.2.
This is to certify that the resolution of which this
is a true copy, was duly passed at a duly called
meeting of the Municipal Council of the
Municipality of the County of Richmond held on
the ___th day of ______ 2022.
Given under the hand of the Chief Administrative
Officer and under the corporate seal of the
Municipality of the County of Richmond this
___th day of ______ 2022.
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A BY-LAW TO AMEND THE ISLE MADAME LAND USE BY-LAW
FOR THE MUNICIPALITY OF THE COUNTY OF RICHMOND
The Isle Madame Land Use By-law is hereby amended as follows:
1) Adding the following to “Part 5 Development Agreements”:
e) Multiple unit dwellings and grouped dwellings according to Policy L-4.3.5 and
Policy I-5.2
2) Adding the following to Part 20 – Water Supply (O-3) Zone, Section 1 “Uses Permitted
Conditionally”:
•

Multiple unit dwellings and grouped dwellings.

3) Adding the following immediately follow Section 7, Part 20:
Special Requirements: Multiple Units and/or Grouped Dwellings
8. Where multiple unit dwellings and/or grouped dwellings are permitted within the
Water Supply (O-3) zone, the following restrictions shall apply:
a) The installation of underground or above ground heating oil storage tanks, shall
be prohibited; and
b) Oil storage tanks larger than 25 litres shall not be permitted.

This is to certify that the resolution of which this
is a true copy, was duly passed at a duly called
meeting of the Municipal Council of the
Municipality of the County of Richmond held on
the ___th day of ______ 2022.
Given under the hand of the Chief Administrative
Officer and under the corporate seal of the
Municipality of the County of Richmond this
___th day of ______ 2022.
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