Staff Report

To:

Joe O’Connor, Chief Administrative Officer

From:

Planning Staff (EDPC)

Date:

July 25, 2016

Reference: Proposed Amendment to the Inverness Secondary Municipal Planning Strategy
Re‐designating Lands at the North West End of Beach Road No. 1 from
Waterfront Development to Commercial and Proposed Concurrent Amendment
to the Inverness Secondary Land Use By‐law rezoning the same property from
Waterfront Development (WD) Zone to Commercial Tourism (C‐3) Zone.

Recommendation:
It is the recommendation of staff that Council approve an amendment to the Inverness Secondary
Municipal Planning Strategy re‐designating Lands at the North West End of Beach Road No. 1 from
Waterfront Development to Commercial and that Council also approve a concurrent amendment to the
Inverness Secondary Land Use By‐law rezoning portions of PIDs 50023803 and 50296763 from WD
Waterfront Development and O‐2 Open Space to Commercial Tourism (C‐3) Zone.

Analysis:
Cabot Links has proposed a residential and commercial development for their property at the North
West end of Beach Road No. 1, in the community of Inverness. (See Proposed Site Plan, Page 3)
Presently the property is located within the Waterfront Development Designation and the Waterfront
Development and Open Space Zone. Therefore the proposed development could only be considered
under the existing zoning if the buildings housed both the commercial and residential components.
Cabot has noted that this would result in larger and taller buildings which would have a greater potential
of obstructing ocean views.
It is Cabot’s plan to build nine (9) single storey cottages and a separate retail unit (kiosk) on the
property. In order to accommodate this development they would therefore need to amend the
Municipal Planning Strategy to extend the Commercial Designation west to include the subject property
and do a concurrent rezoning. While this is a proposed plan amendment and therefore by definition an
amendment to Council’s policy as opposed to being in conformity with them, Council can still get some
general guidance from the Municipal Planning Strategy, specifically Policy 5.15.
Policy 5.15 It shall be the policy of Council to pre‐zone only existing Commercial Tourism uses in the
General Commercial designation. The other existing properties in this designation shall be
zoned according to their present use, or if the property is vacant, the land shall be zoned
Commercial Mixed‐Use (C‐2). Through the amendment process, Council will consider
amending the zoning map to re‐zone a parcel to the Commercial Tourism (C‐3) zone use in
the General Commercial designation, subject to the following criteria:
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a) The site to be used shall be serviced by the community’s central water and sewer
systems and these systems must be adequate to handle the increased demands. Any
expansion or redevelopment of an existing facility that may not be on central water
and/or sewer services must be provided with properly designated on‐site sewage
disposal systems and provided with on‐site well water; and,
b) The proposed development must also comply with the criteria for an amendment to the
Land Use By‐law, found in Policy 15.0.
Policy 15.0 would not apply because that Policy’s intent is to ensure that a proposal be in conformity
with the intent of this Secondary Plan. If that were the case a Plan amendment would not be required.
Nevertheless, given the more specific wording in Policy 5.15 it is clear that it was Council’s intention to
pre‐zone existing vacant parcels within the Commercial Designation with the Commercial Mixed Use (C‐
2) Zone and to allow for properties to be rezoned to the Commercial Tourism (C‐3) zone subject to
minimal evaluation criteria. The rationale behind this is that within both zones a significant majority of
the permitted uses are further regulated by the use of the site plan approval process. For example in
both the C‐2 and C‐3 Zone Hotels and Motels and Retail Stores or Kiosks are permitted subject to site
plan approval. Also in the C‐2 Zone Tourist and Guest Homes are subject to site plan approvals while
within the C‐3 Zone Tourist Cabin/Cottage Developments are also subject to the same approval process.
The By‐law distinguishes between these two land uses primarily based on their size. Tourist or Guest
Homes are larger in nature and typically associated with a single detached dwelling as a bed and
breakfast form of tourist accommodations. Cabot has proposed a tourist cottage development.
Council’s evaluation criteria in Policy 5.15 only relates to whether or not the development is serviced by
the community’s central water and sewer systems and that these systems are adequate to handle the
increased demands. In discussions with the Municipality’s Engineer, Garrett Beaton on July 19, 2016 he
confirmed verbally that the system would be adequate to service the development but that the
developer would likely be responsible for a pumping station to move effluent from the site to the
community’s central sewer system. Eventual approval of a site plan and the issuing of development and
building permits would be contingent on the Municipality’s Public Works Department approving the
sewer and water connections.

Conclusion:
It is the recommendation of staff that Council approve an amendment to the Inverness Secondary
Municipal Planning Strategy re‐designating Lands at the North West End of Beach Road No. 1 from
Waterfront Development to Commercial as shown on map 1, page 4, and that Council also approve a
concurrent amendment to the Inverness Secondary Land Use By‐law rezoning portions of PIDs 50023803
and 50296763 from WD Waterfront Development and O‐2 Open Space to Commercial Tourism (C‐3)
Zone as shown on Map 2, page 5.
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Proposed Site Plan
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Map 1: Re‐designation

Page 4 of 5

Staff Report

Map 2: Re‐Zoning
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