Staff Report
To:

Richmond County Planning Advisory Committee
Richmond County Council

From:

Planning Staff (EDPC)

Date:

14 December 2021

Reference: Request for a St. Peter’s Land Use By-law map amendment (rezoning) for the rear
portion of the lot at 9959 Grenville Street, St. Peter’s (PID 75053397) from
Residential Village (R-1) to Downtown Commercial (C-1).
Staff Recommendation:
That Municipal Council approve the St. Peter’s
Land Use By-law map amendment (rezoning) for
the rear portion of the lot at 9959 Grenville Street,
St. Peter’s (PID 75053397) from Residential Village
(R-1) to Downtown Commercial (C-1); and
That Municipal Council give First Reading and
schedule a Public Hearing.
Background Information:

Description
Designation:

Residential (rear portion)
Commercial (front portion)

Current Zoning: Residential Village (R-1) rear
Zoning Request: Downtown Commercial (C-1)
Identification #: PID 75053397
Total Lot Area: 44873 ft2 (0.42 Ha), Lot 3
Proposal Area: ~35593 ft2 (0.33 Ha)
(rear portion of lot)
Site Visit:

22 October 2021

District Planning received an application on 18 May
2021 from Malcolm MacDonald of Macal’s Properties Inc. requesting that the rear portion of the
split zoned property at 9959 Grenville Street, St. Peter’s, be rezoned to the Downtown
Commercial (C-1) zone to permit a warehousing facility. On 8 June 2021 a final plan of subdivision
was approved that consolidated Lot 2, a land locked lot located behind (north) 9961 Grenville
Street, with Lot 1, the abutting lot to the east at 9959 Grenville Street, to create Lot 3. Mr.
MacDonald began construction of an accessory building (24’ x 30’ storage garage) on the rear
portion of the lot under building permit RI-C2017-086. Construction had been suspended as Mr.
MacDonald wished to change the use of the building to a warehouse, which is not a permitted
use in the Residential Village (R-1) Zone. Mr. MacDonald wishes to use the building as a workshop
to store wood as well as house his cabinetry making business. The Land Use By-law (LUB), Part 12
Downtown Commercial (C-1) Zone, permits Light industrial fabrication and sales and
Warehousing and storage facilities. Mr. MacDonald would proceed with his intended uses of the
building via a development permit should the rear portion of the subject lot be rezoned to
Downtown Commercial (C-1) Zone. These intended uses are not permitted in the Residential
Village (R-1) Zone.
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Site Visit:
The subject property is located on Grenville
Street in the commercial core, which
contains a mixture of commercial and
residential uses. The current use of the
property is 2-unit dwelling, as shown in
Figure 1. The mobile home in the rear yard
has been demolished recently. The
applicant related that the workshop is most
easily accessed through the driveway
located between All County Construction
Ltd. at 9967 Grenville Street and the gym at
9961 Grenville Street. Please note that the Figure 1 . 9959 Grenville Street, 2 Unit Dwelling
rear portion of the lot also be accessed
through the existing driveway located beside (west) the 2-unit dwelling as well.
The building that is intended to be used as a
workshop is located in the north east rear
portion of the lot. The abutting lot to the
east contains an accessory building, a vacant
dwelling, an occupied mobile home, a
construction storage building, as well as the
office building for All County Construction
Ltd. The property at 9961 is used as a gym
and is to the south the intended workshop.
North of the subject lot is site of the former
school off Pepperrell Street. To the west is
the Royal Bank and a small dwelling. The lot
slopes gently toward the front (south). Figure 2. Adjacent Uses
There are an existing sewer easement and (Mobile home on subject lot has been demolished.)
overhead utility lines running across the lot,
which are not impacted by the proposed workshop. Please refer to Figure 2 for a map of the
adjacent uses.
Analysis:
Although the rear portion of Lot 3 is in the Residential Designation on the Generalized Future
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Land Use Map (GFLUM), Policy A-5 allows the rear portion of the lot to be changed on the Zoning
Map (rezoned) from Residential Village (R-1) to Downtown Commercial (C-1) without a
concurrent map amendment to the GFLUM. Policy A- 5 states:
It shall be the policy of Council that areas immediately adjacent to a given land use
designation on the Generalized Future Land Use Map may be considered for rezoning
to a use which is similar in nature to the given designation without requiring an
amendment to this strategy, provided that the intention of all other policies of the
strategy are satisfied.
As such, no Municipal Planning Strategy amendment is required.
Policy A-7 sets out criteria to which Council shall have regarded in its consideration of an
amendment to the Land Use By-law. A primary consideration is whether the proposal conforms
to the intent to the Municipal Planning Strategy. This proposal does conform with the intent as it
is in keeping with relevant land use policies of the Municipal Planning Strategy such as the above
referenced Policy A-5, Policy C-2 for permitted uses and establishment of the C-1 zone, Policy C5 for abutting yard requirements, and implementation policies. Please refer to Appendix A for a
summary of the Polices A-5 and A-7.
Council shall consider whether the proposal is premature or inappropriate. Staff solicited input
on the proposal. With respect to the financial capability to absorb any costs relating to the
development, the Village of St. Peter’s noted that the Village does not anticipate any financial
impact resulting form the development. With respect to the adequacy of sewerage, the Village
of St. Peter’s noted that sewer services are adequate to support the proposed development. The
St. Peter’s, Sampsonville and Area Water Utility related that the water services are adequate to
support the proposed development and does not anticipate any financial impact. No upgrades to
Water Utility infrastructure are required to accommodate the proposed development. Any
connections to the Water Utility system would require an application with accompanying fees to
and approval by the Utility. With respect to the adequacy of road networks, NS Transportation
and Active Transit does not have any issue with the proposed zoning change with the condition
that delivery trucks can drive in and out of the driveway (i.e., no backing movement of commercial
trucks entering or exiting Grenville Street). The proposed cabinetry workshop does not warrant
an additional traffic study. Also, the Village of St. Peter’s does not anticipate any issue with
increased truck traffic over the sidewalks.
With respect to impact on watercourse, there is little potential as there are no watercourses on
the property. The use neither creates water pollutants nor causes erosion or sedimentation.
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There is no impact on school, recreation, or other community facilities.
Light fabrication is a permitted use in the C-1 Zone. A cabinetry workshop would be considered
light fabrication. Light industrial fabrication is not to be “offensive or dangerous by reason of
emission of odour, smoke, dust, soot, dirt, noise, gas fumes….” There will be noise emitted from
the building when the planers and saws are in operation, which is normal and incidental to the
use. The applicant has related the workshop will keep regular business hours and that use of
machinery will be confined to those hours.
Amending the Zoning Map as proposed would
leave two parcels of land in the Residential
Designation and the R-1 zone that would be
surrounded by C-1 and C-2 zoning. The abutting
property to the east (PID 75053462) is owned by
Wild Rose Estates, which is part of the broader
MacDonald family holdings. While no
C-1
application has been made, the applicant has
related that there is potential for commercial
Proposed area for rezoning from R-1 to C-1
uses on the lands in the future. The next R-1
zoned parcel to the east is a flag lot that Figure 3. Excerpt from current Zoning Map
currently abuts the C-2 Zone and contains a showing surround commercial zoning.
dwelling. A flag lot has access to the road along
the long narrow “flag pole,” and the shape of the lot is rectangular, as a flag. A future review of
the planning documents should include an evaluation of these lands for commercial uses, as
shown in Figure 3.
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 development does not impact the provision of drinking water.
The property is not located within a well field or an area covered by a Source Water Protection
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Plan.
2. Flood Risk Areas: Not in an identified flood risk area.
3. Agricultural Land: Not considered agricultural land or impacting agricultural lands.
4. Infrastructure: Makes use of existing municipal water and sanitary sewer systems with no
demand for new municipal infrastructure.
5. Housing: Does not provide additional housing. There are no residential units removed as a
result of this proposal.
The proposed development is reasonably consistent with the SPI.
Conclusion:
Analysis of the site, completed through a review of the Municipal Planning Strategy and Land Use
By-law, show that the map amendment (rezoning) of the rear portion of the lot is in keeping with
the intent of policy as set by the Municipality of Richmond for the St Peter’s Plan Area. After
consideration, the Eastern District Planning Commission staff are advising that the Municipality
approve the St. Peter’s Land Use By-law map amendment (rezoning) for the rear portion of the
lot at 9959 Grenville Street, St. Peter’s (PID 75053397) from Residential Village (R-1) to Downtown
Commercial (C-1). The Land Use By-law amendment process is set out in Appendix B. The
proposed map amendment is attached as Appendix C.
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 St. Peter’s
Land Use By-law map amendment (rezoning) for the rear portion of the lot at 9959 Grenville
Street, St. Peter’s (PID 75053397) from Residential Village (R-1) to Downtown Commercial (C-1);
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 St. Peter’s
Land Use By-law map amendment (rezoning) for the rear portion of the lot at 9959 Grenville
Street, St. Peter’s (PID 75053397) from Residential Village (R-1) to Downtown Commercial (C-1).
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Appendix A: Summary of Policies
Policy A-5
It shall be the policy of Council that areas immediately adjacent to a given
land use designation on the Generalized Future Land Use Map may be
considered for rezoning to a use which is similar in nature to the given
designation without requiring an amendment to this strategy, provided that
the intention of all other policies of the strategy are satisfied.

Complies

Policy A-7
In considering amendments to the Land Use By-law, in addition to all other criteria as set out in various
policies of this strategy, Council shall have regard to the following matters:
(a) That the proposal is in conformity with the intent of this strategy.

Conforms with intent.

(b) That the proposal is not premature or inappropriate by reason of:
i)

the financial capability of the Municipality or Village to absorb any Complies
costs relating to the development;
See Staff Report

ii) the adequacy of sewer services and utilities or if services are not Complies
provided, the adequacy of physical site conditions for private on-site See Staff Report
sewer and water systems;
iii) the adequacy and proximity of school, recreation, and any other Not applicable
community facilities;
iv) adequacy of road networks in, adjacent to, and leading to the Complies
development; and
See Staff Report
v) the potential for the contamination of watercourses or the creation Complies
of erosion or sedimentation.
See Staff Report
(c) That adequate requirements are contained in the Land Use By-law to reduce conflict between the
development and any other adjacent or nearby land use by reason of:
i)

the type of use;

Light fabrication is a
permitted use in the
C-1 Zone. Use is not to
be offensive or
dangerous.

ii) emissions including air and water pollutants and noises;

Noise from planers
and saws operating
within the building.

iii) height, setback and lot coverage of the proposed building;

Meets the Lot
requirements of LUB
12.2

iv) access to and egress from the site and parking;

Existing entrance, no
changes. Any
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additional access
subject to NS T&AT
approval.
v) open storage;

LUB 12.3 Special
requirements for C-1
Zone for abutting
yards (no open storage
within 20 ft of side or
rear lot line abutting a
residential use).
Complies

vi) signs; and

As per LUB Part 6.

vii) similar matters of planning concern.

None identified.

(d) Suitability of the proposed site in terms of steepness of grades, and/or Suitable
location of watercourses.
Policy A-9
In considering amendments to the Land Use By-law, it shall be the policy of Council to:

(a) request a report from the Eastern District Planning Commission;

Report prepared.

(b) request the Planning Advisory Committee and the Area Advisory
Committee to consider the report prepared by the Planning Commission with
respect to Policy A-4 (Criteria for Amendment to the Land Use By-law), and
any other policies of this strategy which affect the proposed amendment;

Policy A-4 does not
apply as application
proceeds through
Policy A-5. PAC to
consider report.

(c) refer the matter to the appropriate individual government departments
(as identified in this strategy) where special expert advice is required;

Referred, where
applicable

(d) comply with all legal requirements concerning amendments to the Will follow process
and requirements.
Land Use By-law as set out in the Municipal Government Act; and
See Appendix B
(e) require the applicant to pay the cost for advertising with respect to Paid
public notice as provided for in the Municipal Government Act.
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Appendix B. Process Chart for Amending the Land Use By-law

Eastern District Planning Commission

The Planning Advisory Committee
gives a recommendation to Council
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Appendix C. Proposed LUB Map Amendment

St. Peter’s Land Use By-law map amendment (rezoning) for the rear portion of the lot at 9959
Grenville Street, St. Peter’s (PID 75053397) from Residential Village (R-1) to Downtown
Commercial (C-1).
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