
 

 
West River Antigonish Harbour: Church Street Extension Development Agreement and Rezoning 1 

To: An�gonish County Planning Advisory Committee 
 An�gonish County Council 

From: Planning Staff (EDPC)  

Date: May 5th, 2026 

Reference: File No. AT-DA2025-008 

 1) Application on behalf of Riavan Investments Limited to enter into a 
Development Agreement for a 40–60-unit apartment complex on Lots 1A (PID 
01248673) and 2 (PID 01286475) Lands of Riavan Investments Limited, Church 
Street Extension, West River, Antigonish County and 

 2) Application to rezone a portion of Lot 1A (PID 01248673) and Lot 2 (PID 
01286475) Lands of Riavan Investments Limited, Church Street Extension, 
West River, Antigonish County from the Residential (R-1) Zone to the Local 
Commercial (C-1) Zone. 

Staff Recommendation:  

Staff recommend that Council on behalf of the 
Municipality of the County of Antigonish enter 
into a Development Agreement for a Medium 
Density Residential Apartment building at the 
corner of Church Street Extension and Highway 
4, (PID 01248673 and 01286475), West River, 
Antigonish County; in accordance with Council’s 
Policy L-2.12 to consider approval of multiple 
unit dwellings within the Residential 
Designation according to the development 
agreement provisions of the Municipal 
Government Act and further that Lot 2 be 
rezoned from the Residential (R-1) Zone to the 
Local Commercial (C-2) Zone in accordance with Council’s Policy L-2.15 to consider rezonings to 
the Local Commercial (C-1) Zone in areas designated Residential .  

Background Information:  

On August 1, 2025, staff received an application from representatives of Riavan Investments Ltd 
seeking a Development Agreement to allow for a maximum of 60-unit residential apartment 
building. Currently the properties are located within the Residential Designation and zoned 
Residential (R-1) and Local Commercial (C-1) (See zoning Map). Part 5.1. subsection of the West 

Description 

Designation: Residential  

Current Zoning: Residential (R-1) and Local 
Commercial (C-1) 

Requests: Development Agreement 
 Rezoning R-1 to C-1 

Identification No: Lot 1A PID 01248673 (1.86 
acres) and Lot 2 PID 
01286475 (0.65 acres) 

Total Lot Area: 2.51 Acres  

Site Visit:   September 19, 2025 
April 22, 2026 
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River Antigonish Land Use 
By-Law states: “The 
following developments 
shall be permitted only by 
development agreement, 
in accordance with the 
Municipal Government 
Act and the Municipal 
Planning Strategy… 
multiple unit residential 
uses with six (6) or more 
dwelling units Policy L-
2.12” 

Riavan Investment Limited has therefore requested to enter into a development agreement to 
build a multi-unit apartment building (more than six units) as a first phase of a two-part 
development. The developer has indicated that Phase 1 will consist of a fully residential 4-storey 
apartment with a building footprint of approximately 1,400-1,500 square metres containing 40 
to 60 residential units. The units will vary in size and orientation with a mix of 1 bedroom, 1 
bedroom + den, 2 bedroom, and 2 bedroom + den plans. The final mix of units will determine the 
total number of apartments in the building, but the architectural design will remain similar. The 
first floor of the apartment building will include accessible units and will focus on providing 
attainable rental options to the community. The second and third floors will be market for-rent 
units, and the fourth-floor units will be slightly enhanced to appeal to an older demographic. Each 
unit will have amenity space in the form of a patio or deck space.  

Figure 1: Subject Site (outlined red) Proposed Phase 1 Development 

Figure 2: Proposed Site Plan - Underground Parking Option 
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The site allows for all parking requirements to be met through surface parking; however, the 
applicant requested the development agreement to allow an option including underground 
parking with fewer surface spaces. While the land use by-law requires 1.5 parking spaces per 
apartment unit, recent bylaw parking requirements in the region have been reducing these 
requirements in keeping with industry standards. Many Canadian multifamily developments aim 
for 0.5–1.0 spaces per unit overall, 
with lower ratios (0.3–0.7) in 
transit-served urban areas and 
higher (0.8–1.2) in car-dependent 
suburban/rural zones. Even with 
the close location to the Active 
Transportation trail a 1.2 units per 
apartment would be more 
appropriate for a development of 
this nature. At a maximum unit 
count of 60 this would require 72 
spaces as opposed to 90 spaces. 
The developer would still be required to meet the 50% hard surface requirement. Figure 2 with 
the underground parking and Parking Area “A” eliminated has 84 parking spaces. 

Phase 2 of this property is intended to be developed in the future and would be subject to the 
zone requirements of the Local Commercial (C-1) Zone. The intended use of this portion of the 
site is to construct a small-medium 
size commercial space to be 
rented/leased. The tentative size 
of the footprint of this future 
building is no more than 800-
1,000 square meters.  

There have been two significant 
developments in this area over the 
last few years. The first is the 
recent completion of the 
roundabout at the intersection of 
Church Street Extension and the 
Old Trans-Canada Highway (Highway 4) which replaced a traffic-light-controlled intersection. This 
significantly increased the capacity of this intersection, especially with respect to traffic exiting 
Church Street Extension. Studies, including those done by the US Federal Highway Administration, 
show roundabouts can increase intersection capacity by 30–50% compared to traditional 
signalized intersections. One analysis found a 67.8% capacity increase, with average delay 

Figure 4: Western Elevation as Seen from Church Street Extension 

Figure 3: Area Subject to Proposed Development Agreement 
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dropping 72% and queues reduced dramatically. 

The second major development in the area was the commencement of construction of the new 
RK MacDonald Nursing home which is a three-storey (13.5 metre high) 144-bed long-term care 
home at 61 Church Street, South of this proposed development.  

Site Visit - Context: 

The subject properties, PID 01248673 and PID 01286475, are located on Church Street Extension 
(Figure 2). The site is currently flat and contains little vegetation. There are, however, narrow 
strips of short brush and vegetation between the subject properties and the adjacent properties 
to the East. The three abutting properties include one residential property located at the road 
and two larger properties owned by Dandarden Enterprises Inc. The Dandarden properties are 
the location of the former Atlantic Co-op Grocery store constructed in the 1980s and now used 
for a warehousing and light manufacturing facility. A small buffer of trees exists between the 
properties and Riavan Investment Ltd.’s property; however, the business is visible from the subject 
property. Across the Church Street Extension is a furniture store and across Highway 4 are two 
restaurants, one with a drive through and a regional shopping centre. 

Analysis (Development Agreement): 

Development agreements allow a municipality to review and consider a development proposal 
for certain uses that are not permitted as-of-right by the Land Use By-law. A development 
agreement is a legal contract which is negotiated between Municipal Council and the Applicant. 
The agreement is registered and runs with the title of the land. Subsequent owners of the 
property are bound by the terms of the development agreement. Policy L-2.12 of the West River 
Antigonish Harbour Municipal Planning Strategy (MPS) sets out that: “It shall be the policy of 
Council to consider approval of… multiple-unit dwellings… within the Residential Designation 
according to the development agreement provisions of the Municipal Government Act” 

Policy L-2.12 then sets out six primary criteria for Council’s consideration when approving a 
development agreement. These are summarized in Appendix A of this report. Overall, these 
policies guide council with respect to a development being compatible with the surrounding 
neighbourhood. As part of this review staff considered the existing commercial nature of the 
intersection as well as the changing character of the area as a result of recent developments. For 
example, the policy speaks to whether the height, bulk, lot coverage and appearance of any 
building is compatible with adjacent land-uses. Using a former grocery store, an existing furniture 
store, a shopping mall and now the new long term care facility under construction as “adjacent 
land uses” the proposed apartment building is seen to be compatible with this mix. Further the 
C-1 zone, which is the zone on the majority of the property, allows for higher density uses as of 
right. Nevertheless, with respect to the single unit dwelling abutting the site there are buffering 
provisions in the zone which take the form of landscaping and fencing which are therefore also 
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incorporated into the development agreement.     

Does the Proposal Meet the Requirements of the Zoning? 

Policy L-2.12(a) requires that the proposal meet the requirements of the R-2 Zone. With the 
exception of the building height, which has been addressed through the Development Agreement 
by permitting an additional one storey (approximately 5 feet), the proposal conforms to the R-2 
Zone requirements. One of the requirements of the zone which is reflected in the development 
agreement is a maximum of 50% 
Hard surface. While the appendices 
presently show more than 50% hard 
surface the agreement states the 
following: “Where the written text 
of this Agreement conflicts with 
information provided in the 
Schedules attached to this 
Agreement, the written text of this 
Agreement shall prevail.” Further to 
meet the hard surface requirements 
will mean an elimination of surface 
parking. Therefore, the agreement requires that no parking be permitted in the area identified as 
“Parking Lot A”. This will allow for enhanced buffering between the proposed building and the 
homes along the East Side of Church Street Extension (See Figure 5B).  

How Does the Proposed Development Relate to Neighbouring Uses? 

Policy L-2.12 (b) considers whether the height, bulk, lot coverage, and appearance of a building 
are compatible with adjacent land uses. The proposed development is significantly larger in scale 
than the surrounding single-unit dwellings, which comprise much of the immediate 
neighbourhood. However, the subject site is in close proximity to an established commercial area. 
Commercial uses including grocery, retail, and several dining establishments are located directly 
across Highway 4 and are accessible via the existing roundabout and pedestrian routes. In 
addition, a long-term care home is being constructed on the same street as the proposed 
apartment complex, introducing a higher-density residential form within the immediate 
streetscape.  

Staff acknowledge that the height and massing of the proposed development will have a visual 
impact on nearby residential properties. Nevertheless, the proposed building is set back from the 
houses on Church Street Extension and relates more to Trunk 4, establishing a street wall which 
would shield those homes from traffic noise as well as noise associated with the proposed parking 
lot. Also, the massing of the building is concentrated back where the existing commercial zoning 
is which would allow an as-of-right building of similar massing. Finally, given the site’s immediate 

Figure 5A: Proposed Church St. Ext. Elevation of the New Nursing Home 
Facility (under construction) 
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proximity to established commercial and institutional uses, the proposal is considered 
contextually appropriate. The West River Antigonish Harbour Municipal Planning Strategy 
supports the provision of a range of housing types and densities to meet community needs. For 
these reasons, staff are satisfied that the proposal fulfills the intent of Policy L-2.12 (b).  

What consideration has been Given to Landscaping and Parking? 

The proposal satisfies the landscaping requirement by exceeding the visual barrier zoning 
requirement of a fence with a 
minimum height of 1.5 metres (5.0 
feet) between the development 
and abutting residential properties 
zoned Residential (R-1). The 
development agreement requires 
opaque fencing with a minimum 
height of 1.85 metres (6.0 feet) to 
be established and maintained in 
perpetuity along the southern 
property boundary where the 
subject property abuts lands zoned 
Residential (R-1). Also, the 
agreement requires refuse containers, located outside of the building to be buffered from 
adjacent properties and from streets by means of opaque fencing, masonry walls, landscaping or 
building elements of a combination of these and specifically excludes them from being located 
the area defined as Parking Lot “A”. Also, this area is prohibited from being used for parking. These 
provisions address the intent of Policy L-2.12(c) with respect to landscaping and Policy L-2.12(d) 
with respect to parking. 

What consideration has been Given to Amenity Space? 

With respect to Policy L-2.12(e), which evaluates whether adequate on-site amenity space is 
provided in extent and design relative to the nature of the development, staff are satisfied that 

Figure 6: Proposed Northern Elevation as Seen from Trunk 4 

Figure 5B: Neighbouring Properties South Along the Church Street Extension 
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the policy is met. The proposal includes private balcony space for each dwelling unit, providing 
functional outdoor amenity space appropriate for an apartment-style residential development. 

Conclusions: Policy L2.12 

Staff are of the opinion that there will be an impact on neighboring properties due to the scale of 
the development though the development is deemed to be compatible with the surrounding 
community. The development helps create a community offering a mix of different housing types 
and densities which appears to be in line with the West River Antigonish Harbour MPS reflected 
in the paragraph below taken from Section 3.2.4: “Changing demographics particularly an aging 
population, may bring on a greater demand for a variety of housing types to meet changing needs, 
such as an increase in the number of residents wishing to remain independent in their 
communities, but in smaller, clustered accommodations with shared amenities. Higher-density 
residential uses are also more efficient in terms of land, water and sewer service consumption. 
Council is supportive of multiple-unit residential developments and will establish the Residential 
Multi-Unit Zone within the Residential Designation in order to accommodate new and future 
developments.” 

Analysis of the General Implementation of a Development Agreement 

The final criterion in Policy L-2.12 refers to the General implementation policy for development 
agreements. These are also summarized in Appendix A of this report. 

The first general implementation policy for development agreements has two parts. First, it 
relates to conformity with the intent of the Municipal Planning Strategy which looks back to the 
main enabling policy for multi-unit developments by development agreements: Policy L-2.12. 
Secondly it requires that the agreement meets the requirements of all other applicable municipal 
by-laws and regulations, that is, ensure the development is not premature or inappropriate.  

Council shall consider whether the proposal is premature or inappropriate because of Policy I-
1.12 (b), which directs the evaluation of the following factors: 

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

ii) the adequacy of sewer and water services to support the proposed development,  
iii) the adequacy and proximity of school, recreation and other community facilities,  
iv) adequacy of road networks adjacent to, or leading to the development and  
v) the potential for the contamination of watercourses or the creation of erosion and 

sedimentation.   

The Financial Capability of the Municipality to Absorb any Costs Relating to the Development 

On January 24, 2026, Staff received input from the Municipality of Antigonish County’s 
Department of finance regarding Policy I-1.12 (b)(i) the financial capability of the Municipality to 
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absorb any costs relating to the development. In the official letter received, the Chief 
Administrative Officer confirmed that this proposal is not premature or inappropriate by reason 
of the financial capability of the Municipality to absorb any cost relating to the development. The 
proposed development meets Policy I-1.12 (b)(i) based on the above comment received.  

The Adequacy of Sewer and Water Services to Support the Proposed Development 

Policy I.1.12 (b)(ii) refers to the adequacy of sewer and water services to support the proposed 
development. These services are provided by the County via a connection to the Town utilities on 
the other side of Trunk 4. Therefore, additional consultation was done with the Town to ensure 
capacity. Staff obtained comment on April 21, 2026, from the Town of Antigonish Engineer that 
municipal sewer and water services were adequate to support the proposed development and 
did not require any upgrades because of the development.  The Town Engineer also provided a 
full report March 23, 2026 on municipal water services for fire protection regarding the 
development and while no municipal upgrades are required due to the development the report 
concluded “Type V (wood-frame) construction exceeds the available municipal fire flow and is not 
feasible without significant changes to building design or municipal infrastructure upgrades. 
Based on available site information and surrounding development, no significant external 
exposures requiring additional fire flow have been identified at this stage.” The development 
agreement requires the developer to comply with these requirements for fire protection and 
therefore the proposal complies with Policy I.1.12 (b)(ii). 

Further, Section 2.5 “Cost, Expenses, Liabilities, and Obligations” of the Development agreement, 
require the developer to be is liable and obligated to meet all Federal, Provincial, and Municipal 
laws, by-laws, regulations, and codes applicable to the Property. This includes the fire protection 
requirements of the Municipality and the National Building Code. These requirements shall be 
met prior to the issuance of a building permit.  

The Adequacy and Proximity of Schools, Recreation, and Other Community Facilities 

Regarding Policy I-1.12 (b)(iii), which considers the adequacy and proximity of schools, recreation, 
and other community facilities, staff are satisfied that the proposed development meets this 
criterion. The apartment complex is in close proximity to St. Francis Xavier University and a major 
commercial node that includes grocery, retail, and restaurant services such as Sobeys, Canadian 
Tire, the Antigonish Mall, and several dining establishments. The site is also well served by active 
transportation routes, including Highway 4, nearby access to Highway 104, and established 
walking paths. Staff are of the opinion that future residents will have convenient access to a wide 
range of recreational opportunities and community facilities, thereby satisfying Policy I-1.12 
(b)(iii). 

The property fronts on Church Street Extension which is a provincially owned road and connects 
to the Highway 4. On October 17, 2025, Staff received comment from the Provincial Department 
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of Public Works. The Department noted the road network adjacent to or leading to the proposed 
development is adequate and does not require upgrades due to the development. The 
Department does not have any concerns currently with the surrounding road networks nor public 
street access. Based on these comments, the proposal satisfies the criteria for Policy I.1.12 (b)(iv) 
adequacy of road networks adjacent to or leading to the development. It should be noted that 
the right-turn-only exit on to the Highway 4 is an option which would require approval from the 
Nova Scotia Department of Public Works. 

Potential for the Contamination of Watercourses or the Creation of Erosion and Sedimentation 

Policy I-1.12 (b)(v) references the potential for the contamination of watercourses or the creation 
of erosion and sedimentation. The proposed development site is located several lots away from 
the nearest water body, the West River. The lot itself is relatively flat and situated uphill from the 
closest watercourse. The Developer will also be required to follow the Erosion and Sedimentation 
Control section of the Development Agreement. Also, provisions have been included within the 
Development Agreement requiring that the developer provide an erosion and sedimentation 
control plan (as required by Policy I.1.12(d)) and a storm water management plan (as required by 
Policy I.1.12(e) before a Development Permit can be granted. For these reasons the proposal 
complies with Policy I-1.12 (b)(v). 

Potential for Damage to or Destruction of Historical Buildings and Sites  

Policy I.1.12 (c) Whether the development has potential for damage to or destruction of historical 
buildings and sites, is not applicable to this development given the site is vacant and staff 
confirmed that there are no heritage resources in the area of the proposed development. Since 
the proposal complies with all of Policy I.1.12, the proposal also meets Policy L-2.12 (f), whether 
the proposal is consistent with the criteria for development agreements found in Policy I-1.12. 

Analysis (Rezoning): 

This portion of the 
development is located 
at the corner of Highway 
4, and the Church Street 
Extension is zoned 
Residential (R-1) Zone. 
Immediately behind and 
abutting this property as 
well as across the street 
to the West the 
properties are zoned 
Local Commercial (C-1) 

Figure 7: Subject Site (outlined red) Proposed Phase 2 Development 
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Zone.  The developer is proposing to rezone the corner lot as well as the driveway to Phase 1, 
from the Residential (R-1) Zone to the Local Commercial (C-1) Zone (Figures 7 and 8).  

The main purpose of this rezoning is to bring this corner piece of property into conformity with 
the zoning on the rest of the development site and thus allow for that portion of the development 
to be developed in accordance with the provisions of the Local Commercial (C-1) Zone.  

The West River Antigonish Harbour Secondary Planning Strategy has specific policies relating to a 
potential rezoning from the Residential (R-1) to the Local Commercial (C-1) zone within the 
Residential Designation. Policy L-2.15 states that, “It shall be the policy of Council to permit 
rezonings to the Local Commercial (C-1) Zone in areas designated Residential subject to the 
following criteria:  

a) The proposed development is compatible with adjacent residential uses with respect to 
scale and use;  

b) The location of the proposed development does not create any major traffic problems;  
c) The lot on which the proposed development is situated is adequately served by a 

centralized sewer system and/or centralized water system or if on-site services are to be 
used, these services are adequate for the C-1 Zone; and  

d) The proposal meets the implementation criteria listed in Policy I-1.10.”  

The detailed analysis of these criteria is felt to 
be covered by the analysis provided in the 
discussion regarding the proposed 
Development Agreement, although the one 
separate issue raised in the circulation of the 
proposed rezoning was by the Nova Scotia 
Department of Public Works in their October 
17, 2025 correspondence, noting that 
“Potential future Phase 2 must have access 
shared with Phase 1.”  These criteria are also 
summarized in Appendix A of this report.   

The implementation Policy I-1.10 is similar to 
the development agreement implementation policy I-1.12 and is summarized in Appendix A of 
this report. 

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. SPI are policy statements adopted by 
the provincial government under the powers of the Municipal Government Act. They are set out 
in Schedule “B” of the MGA and came into effect on April 1, 1999. Legislation requires that 

Figure 8: Area of Proposed Rezoning from Residential (R-1) to 
Local Commercial (C-1) 



 

 
West River Antigonish Harbour: Church Street Extension Development Agreement and Rezoning 11 

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 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 with no demand for new municipal 

infrastructure subject to caveats identified by staff.  
5. Housing: The proposed development provides housing for up to 60 units. 

The proposed development is reasonably consistent with the Statements of Provincial Interest. 

Conclusion:  

Analysis of the site and proposal, completed through a review of relevant policies the Municipal 
Planning Strategy indicate that the draft development agreement is in keeping with the intent of 
policy as set by the Municipality of Antigonish County for the West River Antigonish Harbour Plan 
Area. Further, the rezoning application for Lot 1A (PID 01248673) and a small portion of Lot 2 (PID 
01286475) Church Street Extension also meets the intent of the Municipal Planning Strategy. The 
proposed rezoning from R-1 to C-1 is consistent with the relevant rezoning policies.  

Therefore, staff are providing the following recommendations for consideration by the Planning 
Advisory Committee: 

That the Planning Advisory Committee recommends that Municipal Council give first 
reading and schedule a Public Hearing for the proposed rezoning of the portion of Lot 1A 
(PID 01248673) and Lot 2 (PID 01286475) Lands of Riavan Investments Limited, Church 
Street Extension, West River, Antigonish County from the Residential (R-1) Zone to the 
Local Commercial (C-1) Zone. 

And further the Planning Advisory Committee recommends that Municipal Council give 
first reading and schedule a Public Hearing to consider entering into a Development 
Agreement for a 40–60-unit apartment complex on Lots 1A (PID 01248673) and 2 (PID 
01286475) Lands of Riavan Investments Limited, Church Street Extension, West River, 
Antigonish County. 
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Appendices: 

Appendix A: Summary of Policies  

Appendix B: Development Agreement Map 

Appendix C: Rezoning Map 

Appendix D: Proposed Development Agreement 
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Appendix A: Summary of Policies 

Development Agreement Policy – Multi-unit Residential Developments 

Policy L-2.12 

It shall be the policy of Council to consider approval of… multiple unit dwellings… within the 
Residential Designation according to the development agreement provisions of the Municipal 
Government Act. In considering such an agreement, Council shall have regard to the following 

(a) whether the proposal meets R-2 zone requirements; Complies –  

See Staff Report  

(b) whether the height, bulk, lot coverage and appearance of any 
building is compatible with adjacent land-uses 

Complies -  

See Staff Report 

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

Complies -  

See Staff Report  

(d) whether the parking area proposed on the site is of a sufficient size 
to satisfy the needs of the particular development, is well 
designed, and is properly related to any buildings, landscaped 
areas and adjacent public streets; 

Complies –  

See Staff Report 

(e) whether there is adequate on-site amenity space, suitable in 
extent and design to the nature of the development; 

Complies –  

See Staff Report 

(f) whether the proposal is consistent with the evaluation criteria for 
development agreements, found in Policy I-1.12. 

Complies –  

See Staff Report 
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Rezoning Policy – Local Commercial Zone 

Policy L-2.15 

It shall be the policy of Council to permit rezonings to the Local Commercial (C-1) Zone 

in areas designated Residential subject to the following criteria: 

(a) The proposed development is compatible with adjacent residential 
uses with respect to scale and use; 

Complies –  

See Staff Report  

(b) The location of the proposed development does not create any 
major traffic problems 

Complies: Proposed 
Access for Phase 2 is 
required to be 
shared with Phase 1. 

(c) The lot on which the proposed development is situated is 
adequately served by a centralized sewer system and/or 
centralized water system or if on-site services are to be used, these 
services are adequate for the C-1 Zone; 

Complies -  

See Staff Report  

(d) The proposal meets the implementation criteria listed in Policy I-
1.10. 

Complies –  

See Staff Report 
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Implementation Policy – Rezonings  

Policy I.1.10 

In considering amendments to the Land Use By-law, in addition to all other criteria as 

set out in various policies… Council shall have regard for the following matters: 

(a) Whether the proposal is in conformance with the intent of this 
Strategy and with the requirements of all other applicable 
municipal by-laws and regulations; 

Conforms with 
intent. 

No known conflict 
with other By-laws 
or regulations. 

(b) Whether the proposal is premature or inappropriate by reason of: 

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

Complies -  

See Staff Report  

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

Complies -  

See Staff Report 

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

Complies -  

See Staff Report 

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

Complies –  

See Staff Report 

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

Complies –  

See Staff Report 

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; Subject to Zone 

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

Subject to Zone 

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

Complies -  

See Staff Report 
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iv) open storage; Zone Requirement 

v) Signs; Zone Requirement 

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

Zone Requirement 

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

Zone Requirement 

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

Building Code 
Requirements 

(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 –  

See Staff Report 

 

Implementation Policy – Development Agreements   

Policy I.1.12 

In considering Development Agreements (DA), in addition to all other criteria as set out in 
various policies of this planning strategy, Council shall have regard to the following matters: 

(a) Whether the proposal is in conformance with the intent of this 
Strategy and with the requirements of all other applicable 
municipal by-laws and regulations; 

Conforms with 
intent. 

No known conflict 
with other By-laws 
or regulations. 

(b) Whether the proposal is premature or inappropriate by reason of: 

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

Complies -  

See Staff Report  

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

Complies -  

See Staff Report 

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

Complies -  

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

Complies –  

See Staff Report 

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

Complies –  

See Staff Report 

(c) Whether the development has potential for damage to or 
destruction of historical buildings and sites. 

N/A 

(d) An erosion and sedimentation control plan prepared by a qualified 
individual or company; 

Complies –  
See Staff Report 
Provisions in DA 

(e) A storm water management plan prepared by a qualified individual 
or company. 

Complies –  

See Staff Report 

Provisions in DA 
 

Implementation Policy – Development Agreements (Discretionary Content)  

Policy I.1.13 

It shall be the policy of Council that, when considering an application for a development 
agreement…, the agreement may include but not be limited to the following: 

(a) he specified use and size of the structure or an expansion to an 
existing structure, and the maximum floor area of additional or 
accessory uses; 

Sections 2.1 and 3.1 

(b) the location of any structures within the development; Section 3.1 

(c) the percentage of land area that may be built upon and the size of 
yards, courts or other open spaces; 

Section 3.1 

(d) the external appearance of any proposed buildings, the 
compatibility with adjacent structures; 

Section 3.1 

(e) access to streets and parking; Section 3.1 

(f) the landscaping or buffering of development, including fencing, 
trees, shrubs, walkways and outdoor lighting; 

Section 3.1 

(g) signs; Section 3.5 
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(h) the location of any open storage and the screening of any open 
storage areas from adjacent roadways and sensitive land uses; 

Section 3.5 

(i) hours of operation; Section 3.7 

(j) the on-going maintenance of the development Section 3.6 

(k) minimum lot sizes Section 3.2 

(l) the minimum area of land required for any class of use or size of 
structure; 

Section 3.1 

(m) regulating or prohibiting the use of land or the erection or use of 
structures except for such purposes as may be set out; 

Sections 2.1 and 2.2 

(n) the maximum density of the population within the development; 
and 

Section 3.4.1 

(o) any other similar matter that may be addressed in a Land Use By-
law that Council feels is necessary to ensure the general 
compatibility of the use and structures with adjacent areas 

None Identified 

 

















THIS AGREEMENT shall ensure the benefit of and be binding upon the Parties hereto, their 
respective agents, successors, and assigns. 

 

WITNESS that this Agreement, made in triplicate, was properly executed by the respective Parties 
on this _____day of ______ 2026. 

 
SIGNED, SEALED and DELIVERED             MUNICIPALITY OF THE COUNTY OF ANTIGONISH  
       in the presence of ) per: 
 ) 
 ) 
 ) 
 )  
 )           _______________________________ 
 ) WARDEN 
____________________________ ) 
Witness ) 
 ) 
 ) _______________________________ 
 )           CHIEF ADMINISTRATIVE OFFICER 
 
 
 
SIGNED, SEALED and DELIVERED  ) DEVELOPER: 
       in the presence of )  
 ) 
 ) 
 ) 
                                                                            ) 
_________________________________   )            
__________________________________ 

Witness )        KYLE VAN DE SANDE 

PRESIDENT, RIAVAN INVESTMENTS LTD. 

    



 

 
 
 

 
SCHEDULE “A” 

PID: 01248673 
 
 
Parcel Description 
ALL AND SINGULAR that certain lot, piece, or parcel of land situate, lying, and being on the 
Eastern side of Church Street Extension and the Southern side of the Trans Canada Highway 104, 
in the County of Antigonish, Province of Nova Scotia, said Lot No. 1A being shown on a plan 90-
42 signed by Hugh J. Sullivan, Nova Scotia Land Surveyor, dated the 27 day of November, 1990, 
and filed at the Registry of Deeds for Antigonish County as plan number 1585, being more 
particularly described as follows: 
 
BEGINNING at a point marked by survey marker 8 as shown on aforementioned plan, said point 
being on the Southeast corner of Lot No. 2 and being reference to the Nova Scotia Grid System as 
shown on said plan; 
 
THENCE 356 degrees 00 minutes 00 seconds along the Eastern boundary of Lot No. 2 a distance 
of 166.62 feet to a point marked by survey marker 9 on the Southern boundary of the Trans 
Canada Highway; 
 
THENCE 94 degrees 52 minutes 05 seconds along the Southern boundary of the said 
TransCanada Highway a distance of 534.18 feet to a point marked by 2 on said plan; 
 
THENCE Southwesterly along the Northern boundary of lands now or formerly of Co-op Atlantic 
a distance of 288.41 feet to a point marked by 3; 
 
THENCE continuing Southwesterly and along the Northern boundary of said Co-op Atlantic a 
distance of 248.18 feet to a point marked by survey marker 4; 
 
THENCE Northwesterly along the Eastern boundary of lands now or formerly of William J. and 
Helen Brown a distance of 86 feet more or less to a point marked by 5; 
 
THENCE Southwesterly along the Northern boundary of said Brown property a distance of 120 
feet more or less to a point marked by 6 on the Eastern boundary of said Church Street Extension; 
 
THENCE Northwesterly along the Eastern boundary of said Church Street Extension a distance 
of 33 feet more or less to a point marked by survey marker 7 as shown on said plan; 
 
THENCE 65 degrees 08 minutes 50 seconds along the Southern boundary of said Lot No. 2 a 
distance of 120.00 feet to the place of beginning. 
 
CONTAINING 80,855 square feet or 1.856 acres. 
 
BEING AND INTENDED TO BE the lands conveyed to Pleasant Valley Nurseries Ltd by deed 
registered at the Registry of Deeds for the County of Antigonish in Book 150 at page 86 and also 
includes Parcel A as conveyed to Pleasant Valley Nurseries Ltd. by deed registered in the Registry 
of Deeds for the County of Antigonish in Book 264 at page 522. 
 
 

        



 

 
 
 

SCHEDULE “A” 
 
   

*** Municipal Government Act, Part IX Compliance *** 
 
Compliance: 
 
The parcel is created by a subdivision (details below) that has been filed under the Registry Act or 
registered under the Land Registration Act 
 
Registration District: ANTIGONISH COUNTY 
Registration Year: 1990 
Plan or Document Number: 1585 



 

 
 
 

“Schedule A” 
  

PID: 01286475 
Subdivision: Pleasant Valley Nurseries Ltd. & William J. & Lillian Westenenk 
Approved: December 19, 1990 
Registry Plan No. 1585 
Notice Registered: Bk 264 Page 188 
Lot No. 2 
 
ALL AND SINGULAR that certain lot, piece or parcel of land situate, lying and being on the 
Southern side of the Trans Canada Highway and the Eastern side of Church Street Extension in 
the County of Antigonish, Province of Nova Scotia, said Lot No. 2 being shown on Plan No. 90-
42, signed by Hugh J. Sullivan, Nova Scotia Land Surveyor, dated the 27th day of November 
1990. Said Lot No. 2 being more particularly described as follows: 
 
BEGINNING at a point marked by survey marker #7 as shown on aforementioned plan, said point 
being on the Eastern boundary of Church Street Extension and being 345 degrees 53 minutes 18 
seconds a distance of 705.77 feet from Nova Scotia Co-ordinate monument #23071. Said point 
also being on the Northern boundary of lands of Pleasant Valley Nurseries Ltd. 
 
THENCE 65 degrees 08 minutes 50 seconds along the Northern boundary of said lands of 
Pleasant Valley Nurseries Ltd. a distance of 120.00 feet to a point marked by survey marker #8. 
 
THENCE 356 degrees 00 minutes 00 seconds along the Western boundary of said lands of 
Pleasant Valley Nurseries Ltd. a distance of 166.62 feet to a point marked by survey marker #9 on 
the Southern boundary of the Trans Canada Highway. 
 
THENCE 274 degrees 52 minutes 05 seconds along the Southern boundary of said Trans Canada 
Highway a distance of 175.24 feet to a point marked by survey marker #1 on the Eastern 
boundary of Church Street Extension. 
 
THENCE 161 degrees 31 minutes 35 seconds along the Eastern boundary of Church Street 
Extension a distance of 244.10 feet to the PLACE OF BEGINNING. 
 
CONTAINING 28,980 square feet. 
 
BEING AND INTENDED to be a portion of lands conveyed to William J. Westenenk and Lillian 
Westenenk by deed registered in the Registry of Deeds for the County of Antigonish in Book 141 
Page 534. 
This parcel originates with an approved plan of subdivision that has been filed under the Registry 
Act at the Land Registration Office for the registration district of Antigonish as Plan Number 
1585. 
 
SAVING AND EXCEPTING therefrom those lands identified as Parcel D on Plan No. 123915606 
recorded in Antigonish County. 
 
SUBJECT TO an easement recorded as Doc 125249137. 
 



 

 
 
 

SCHEDULE “A” 
 

 
 *** Municipal Government Act, Part IX Compliance *** 

 
Exemption: 
 
The parcel is exempted from subdivision approval under the Municipal Government Act because 
the parcel was created by a subdivision 
Reason for exemption: 
 
Clause 268(2)(c) resulting from an acquisition or disposition of land by His Majesty the King in 
right of the Province or in right of Canada or by an agency of His Majesty. 
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