Staff Report

To:

Antigonish County Planning Advisory Committee
Antigonish County Council

From:

Planning Staff (EDPC)

Date:

February 28, 2022

Reference: Rezoning application by Dunmore Developments Ltd. for the property located at
PIDs 10126571 & 01244565 from Rural Development (RD-1) to Hamlet Residential
& Hamlet Multiple Unit Residential (HR-1 and HR-2).
Recommendation:

Planning Staff recommend that Council approve the
amendment to the Central Antigonish Land Use Bylaw to rezone the two properties located at PIDs
10126571 and 01244565 from Rural Development
(RD-1) to HR-1 and HR-2 as per the Rezoning Map.
Staff also recommend making amendments to the
HR-1 zone lot standards.

Description
Designation: Rural Development
Zone:

RD-1

Site:

Dunmore Road,
Lower South River
PIDs: 10126571 &
01244565

Site Visit:

February 10, 2022

Summary:

Staff received a request to rezone the properties
located at PIDs: 10126571 and 01244565 on
Dunmore Road in Lower South River. The applicants are Dunmore Development Limited, who are
proposing to subdivide the larger property into many lots for new housing construction. The
subdivision would include lots for single and semi-detached dwellings as well as two larger lots
to be rezoned to HR-2 for multiple unit residential dwellings. Dunmore Development Limited is
asking that the majority of the property be rezoned from RD-1 to HR-1 and two of the lots to be
HR-2. The applicants are requesting that approximately 30 acres of the 211-acre site be rezoned
at this time; and mostly to the HR-1 zone.
Analysis:

The properties are currently in the Rural Development Designation in the Generalized Future
Land Use Map of the Central Antigonish Municipal Planning Strategy. Under typical
circumstances this rezoning would not be permitted because the property in question is not in
the Hamlet Designation, however there is a policy that will allow this rezoning to occur based on
the extension of Municipal sewer and water services to the property. Policy I-1.7 is applicable
where the Municipality will extend sewer and water services out beyond the Hamlet Designation
into the rural areas.
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Policy I-1.7 It shall be the policy of Council that, in the event that land within the Rural Development
Designation is connected to sewer or sewer and water services, consideration be given to approve the
rezoning of land from a zone in the Rural Designation to a zone in the Hamlet Designation without
requiring an amendment to the Strategy, provided that the intents of all other policies of the Strategy
are satisfied. Council may also consider such rezonings, where suitable, when servicing has been
approved but not yet completed.

The proposed development is a multiple lot subdivision with the entrance off Dunmore Road in
Lower South River. The majority of the proposed new lots are intended to be single or semidetached dwellings and the proposed two larger lots are intended for multiple unit dwellings,
intended to be affordable housing accommodations.
The following residential policy in the Central Antigonish Municipal Planning Strategy support the
proposed rezoning to a residential zone:
Policy L-9.2. It shall be the policy of Council to encourage residential development that is orderly and
compact and that does not strain or exceed the capacity of community services and facilities.

This policy favours infill development, it also emphasizes orderly and compact development. If
the Municipality is in favour of extending sewer service down Dunmore Road this would allow an
orderly housing subdivision to develop with a variety of housing types and densities. Dunmore
Development Limited have requested that two of the larger lots to be created would be for multiunit dwellings in the HR-2 zone, which would allow a five unit dwelling on each of those lots with
the possibility of having more units by development agreement.

Figure 1: Empty hay field on the larger lot.

Figure 2: Looking back to Dunmore Rd. from small lot.

The other 26 or so newly created lots would be rezoned to HR-1 which would allow single or
semi-detached dwellings or duplexes on each lot. Having a more intensive cluster of houses set
Page 2 of 8

Staff Report

back off the main road and serviced by a local road does seem to be a better use of infrastructure
than having the residential uses spread out sporadically down the public road.
The latest Stats Canada statistics1 show that the central and western part of Antigonish County
(Subdivision A as per Census Canada’s boundaries) is actually increasing in population. There is
a demand for new housing and more affordable housing in the municipality. There is also a need
for alternative housing types, not just single detached dwellings. It is the opinion of Staff that a
subdivision will a variety of types and sizes of dwellings could meet some of the need of the
regional housing demand.
There is already a municipal water line extending the 1.9 kilometres down Dunmore Road to the
two properties seen below in Figure 3. An extension of municipal sewer lines would be an
influential factor in encouraging more residential and commercial development on the west side
of South River.

Figure 3: Map showing aerial view of properties to be rezoned.

1

StatsCan Census for Subdivision A in Antigonish County for 2011 to 2021.
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Provincial and Municipal Authorities:

The Area Manager for the Provincial Department of Public Works (formerly the Department of
Transportation) commented that there are no concerns with the road network leading to the
property and they have no issues with the public street access. A Working Within Highway Rightof-Way Permit will be required prior to any construction activities.
The Recreation Director does not have any concerns with the adequacy and proximity of schools,
recreation and other facilities to support the proposed development. Comments received from
the school board in recent years indicate that adequate school facilities exist within relatively
close proximity to the proposed development. The census data on schools in the Municipality of
the County of Antigonish has shown that generally the number of children attending school has
declined in the last decade, therefore, any increase in potential students in the area is seen as a
positive trend by the School Board.
The Municipality has stated that there is no financial burden on the Municipality for the proposed
rezoning. Also, the Director of Public Works affirms that the lot is slated to be serviced by
municipal sewer services. The Municipality is in the process of entering into a Municipal Service
Extension Agreement with Dunmore Development Limited.
Water and Sewer Services:

According to Municipal Public Works there is an adequate water supply to support the proposed
development on Dunmore Road. The water lines are already existing in that area. The
Municipality is a partner in the new sewer line extension project and is well aware that there is
currently no sewer service in this area yet. Public Works commented that sewer services are
pending upgrades to the municipal sewer system.
In addition, the Municipality is aware of the potential costs to both the developer and the
Municipality with regard to the proposed extension of sewer service further down the Dunmore
Road. The CAO, Mr. Horne has commented on the proposed sewer extension by stating the
following:
•

•
•

The Municipality and developer are negotiating a municipal sewer service extension
to the subject property that would see the developer make a financial contribution to
this extension.
The developer is responsible for all costs associated with extending municipal services
to municipal standards on the subject property.
The Municipality is aware of the need to assess the Lower South River Sewage
Treatment Plant for expansion or new system construction if the contributing sewershed expands beyond 10% of the current capacity.
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Therefore, with these points in mind and anticipating a successful negotiation for the municipal
sewer extension, the proposal is not premature or inappropriate by reason of the financial
capability for the Municipality to absorb the costs relating to the development.
The Department of Environment has concerns about the capacity of the sewage system in the
Lower South River area. Public Works is set to undertake an Inflow and Infiltration study
sometime this year to gauge whether or not any improvements need to be made to the sewer
system.
The rezoning criteria are listed in full in the ‘Summary of Evaluation Criteria’ in Appendix ‘B’ of
this report.
Amending the Lot Requirements in the HR-1 Zone:

In addition to the rezoning of the two properties on Dunmore Road, the Commission received a
second request from Strum Engineering, representing Harmony Homes NS Limited that the
Central Antigonish HR-1 Zone lot requirements be amended to reduce the minimum lot area and
frontage requirements. This is the same amendment that was approved by Municipal Council in
December 2020 for the Antigonish Fringe Plan Area Residential (R-1) Zone.
A typical lot size residential lot size in a serviced area is six thousand (6,000) square feet. The
present HR-1 Zone standard is seven thousand, five hundred (7,500) square feet of lot area and
75 feet of frontage. Staff are recommending the reduction lot size requirements to allow for
denser development and to be consistent across by-laws.
Conclusion:

The rezoning application for the properties at PIDs 10126571 & 01244565 on Dunmore Road in
Lower South River is consistent with the Central Antigonish Municipal Planning Strategy and Land
Use By-law. the Hamlet Designation and all the rezoning criteria have been met. There is a specific
policy of Council to allow this type of rezoning to a Hamlet Residential zone contingent on the
extension of municipal water and sewer or only sewer services. If Council expands the sewer line
further down Dunmore Road, then this rezoning will allow more residential development on the
two properties. Staff recommend in favour of allowing this rezoning to go forward provided that
the Municipal Service Extension Agreement gets signed by the Municipality. Staff is also in favour
of the proposed amendments to the HR-1 lot standards as shown in Table 1. Therefore, Staff
recommend that Planning Advisory Committee make a motion that Council give the rezoning and
proposed amendment to the HR-1 lot standard First Reading.
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Appendix ‘B’: Summary of Evaluation Criteria.
Policy I-1.10 Council shall have regard for the following matters:
a.

Whether the proposal conforms with the intent of this Strategy and
with the requirements of all other Municipal by- laws and regulations;

b.

Whether the proposal is premature or inappropriate by reason of:

Complies

(i) the financial capability of the Municipality to absorb any costs Complies, CAO
relating to the proposal;
(ii) the adequacy of sewer and/or water services to support the To be installed
proposal;
(iii) the adequacy and proximity of school, recreation and other Complies
community facilities;
(iv) the adequacy of road networks… and the adequacy of proposed Complies
accesses and parking facilities;
(v) the potential for the contamination of abutting watercourses or the Dept. of
creation of erosion or sedimentation…
Environment
(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;
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 & traffic;

Complies

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

Dept. of Env.
comments

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

Complies.

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

d.
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Proposed Amendment:
A BY-LAW TO AMEND THE LAND USE BY-LAW
FOR THE MUNICIPALITY OF THE COUNTY OF ANTIGONISH

The Central Antigonish Land Use By-law is hereby amended as follows:
1) In Part 13.2 by removing the text with strikethrough and replacing it with text in bold:
13.2 a.) Minimum lot area: 697 m² (7,500 ft²) 557.4 m² (6,000 ft²)
Minimum lot frontage: 22.9m (75 ft) 15.2 m (50ft)

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 ________ 2022
Given under the hand of the Municipal Clerk and
under the corporate seal of the said Municipality this
____ day of _________ 2022

Glenn Horne, CAO

Page 8 of 8

