
 
 

 
 

Region of Queens Municipality 
Public Hearing 
Development Agreement – Beach Meadows Beach Road, 
Beach Meadows 
Tuesday, March 28, 2023 
6:00 p.m.  
 
Agenda 
 
Purpose: 
 
The purpose of this Public Hearing is to provide any interested person an 
opportunity to present an oral or written presentation to Council of Region of 
Queens Municipality with regard to the intent to enter into a development 
agreement with Albert and Paula Doucet to allow for a three (3) unit fixed-roof 
overnight accommodation on property identified as PID #70260948. 
 
The procedure for this Public Hearing is as follows: 
 
 
A.  OPENING REMARKS: 
  

1) Every person is eligible to speak, but first must be recognized by the Chair 
and must give his or her name and address before commencing. 
 

2) A person may speak more than once, but preference will be given to 
those who have not previously spoken. 

 
3) This meeting will be conducted following parliamentary procedure. This 

Council uses its own Rules of Order, as well as Bourinot’s Rules of Order. 
 
4) Staff review and comments. 

 
5) The floor is now open for comments.  

 



 
 
 
 
 
 
 
 
B. CLOSING REMARKS 
 
C. ADJOURNMENT 
 



 
 
 
 
 
 
 

Region of Queens Municipality                                    7.3 
Staff Report 
 
To: Council 
 
From: Mike MacLeod, Director of Planning and Development 
 
Date: February 28, 2023 
 
Re: Development Agreement – Beach Meadows Beach Road,  
 Beach Meadows 
 
 

Background 

The owners of property located off Beach Meadows Beach Road in the 
Community of Beach Meadows, and identified as PID# 70260948, have made 
application to rezone the property from Hamlet Residential (HR) to Hamlet Core 
(HC).  A copy of the application is attached as Appendix A. 
The applicant’s wish to construct a triplex dwelling on the property to be used as 
either a short term or long term rental. 
 

 
Map of Subject Property 
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Details 

The property is zoned as Hamlet Residential (HR)) under the Land Use Bylaw and 
has a future land use designation of Hamlet (HAM) under the Municipal Planning 
Strategy. 
 

  
Zoning Map 

  
Future Land Use Map 
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A triplex dwelling is a use permitted in the HR Zone, if utilized as a long term 
rental.  Short term rentals are also a permitted us in this zone; however, only one 
such unit is permitted on a lot, as per section 7.14 of the Land Use Bylaw.   
 

7.14 Short-term Rentals 
7.14.1 Only one short-term rental shall be permitted on a lot. 
7.14.2 Short-term rentals shall be permitted within an accessory dwelling. 

 
The use being proposed for the property is that all three units have the potential 
to be used as short term rentals and as such, would not be permitted under 
current regulations.   
 
The Region’s Municipal Planning Strategy sets out: 
 

4.7.9 Accommodations 
Accommodations for the travelling public are important for 
supporting the local economy, whether through tourism or visitors 
on business travel. Queens features larger hotels within the 
Liverpool area and a diverse mix of rental cottages, B&Bs, inns, 
motels, and resorts throughout the rest of the municipality. Council 
will continue to support such uses in appropriate locations. 
 
One of the recent shifts in the accommodations industry is the rise 
of short-term rentals (homes or rooms within a home rented out for 
fewer than 30 days at a time). While private cottage rentals and the 
like have always been a part of the Queens accommodations 
landscape, the popularity of online listing platforms has led to a 
steep increase in the number of short-term rentals.  
 
These accommodations allow homeowners to gain an additional 
source of income and also help create accommodations options in 
smaller communities that might not have the volume of business to 
support traditional accommodations options. However, there is a 
risk that the income potential of short-term rentals takes housing 
out of the long-term rental market, and the mixing of 
accommodations with residential neighbourhoods can cause 
concerns about community character. Council intends to permit 
short-term rentals to a limited degree. 
 
Policy 4-62: Council shall, through the Land Use Bylaw, permit 
accommodations in zones that permit commercial uses as a 
primary intent of the zone. 



 
 
 

4 
 

Policy 4-63: Council may, through the Land Use Bylaw, permit 
short-term rentals with controls to limit their scope and impact 
on housing supply and neighbourhood character. 
 

 
One option available for consideration to meet the needs of the applicants is 
amending the Land Use Bylaw to change the zoning of the property from 
Hamlet Residential (HR) to Hamlet Core (HC).  The Municipal Planning Strategy 
sets out that:  
 

5.4.4 Rezoning 
There may be times that Council sees a need to adjust the 
boundaries of zones within the Hamlet Designation. In such 
situations, Council may entertain amending the zoning map of the 
Land Use Bylaw. 

Policy 5-48: Council shall consider proposals to rezone lands 
in the Hamlet Designation to any other zone permitted in that 
designation, as identified by Policy 5-39. Council shall not 
approve such a rezoning unless Council is satisfied: 
(a) the proposed change is not prohibited by any other 
policy in this Plan; 
(b) the purpose of the proposed zone, as described in 
the respective policy creating that zone, is 
consistent with the location and characteristics of 
the lands and with the proposed use of the lands; 
and 
(c) the proposal meets the general criteria for amending 
the Land Use Bylaw, set out in Policy 6-21. 

 
In looking at proposed amendments to the Land Use Bylaw, Council has 
established, through policy, a number of evaluation criteria and are as follows: 
 

Policy 6-21: Council shall not amend the Land Use Bylaw or 
approve a development agreement unless Council is satisfied 
the proposal: 

(a) is consistent with the intent of this Municipal 
Planning Strategy; 

(b) does not conflict with any Municipal or Provincial 
programs, bylaws, or regulations in effect in the 
municipality; 

(c) is not premature or inappropriate due to: 
(i) the ability of the Municipality to absorb public 

costs related to the proposal; 
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(ii) impacts on existing drinking water supplies, 
both private and public; 

(iii) the adequacy of central water and sewage 
services or, where such services are not 
available, the suitability of the site to 
accommodate on-site water and sewage 
services; 

(iv) the creation of excessive traffic hazards or 
congestion on road, cycling, and pedestrian 
networks within, adjacent to, or leading to the 
proposal; 

(v) the adequacy of fire protection services and 
equipment; 

(vi) the adequacy and proximity of schools and 
other community facilities; 

(vii) the creation of a new, or worsening of a known, 
pollution problem in the area, including, but not 
limited to, soil erosion and siltation of 
watercourses; 

(viii)  site-specific climate change risks; 
(ix) the potential to create flooding or serious drainage issues, 

including within the proposal site and in nearby areas; 
(x) impacts on known habitat for species at risk; 
(xi) light pollution and impacts on dark sky views, 

especially in the vicinity of the Kejimkujik Dark- 
Sky Preserve; 

(xii) the suitability of the site in terms of grades, soil 
and geological conditions, the location of 
watercourses and wetlands, and proximity to 
utility rights-of-way; and 

(xiii)  negative impacts on the viability of existing 
businesses in the surrounding community, 
including, but not limited to, the risk of land use 
conflicts that could place limits on existing 
operational procedures. 

 
In amending the zoning map to change the zone of this property from Hamlet 
Residential ((HR) to Hamlet Core (HC), the potential uses for this property would 
extend to any permitted in the HC Zone.   This amendment could potentially 
open up the property to other uses that are less compatible with the surrounding 
low density residential uses.  This being said, the MPS also contains policy where 
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Council can consider specific uses through a development agreement process 
instead of amending the zoning. 
 

6.4.4 Development Agreements Instead of Map Amendments 
Occasionally a land owner will seek to rezone their land to permit a 
specific proposal that is a smaller scale or less intensive use than 
the full range of intensity and uses the proposed zone would allow. 
For example, a land owner may request a zone for a small multiunit 
residential development, even though the proposed zone 
would permit a larger multi-unit development. However, once the 
zoning is approved there are no controls to limit development on 
the site to anything other than the maximum permitted by the 
zone. This can create a situation where the community is not 
concerned about the specific proposal, but is concerned about the 
potential for maximum development on the site. In such a situation, 
the land owner may voluntarily opt to use a development 
agreement to limit development rights to the scale and intensity of 
the specific proposal. 
 
Policy 6-18: Council may enter into a development agreement 
for a specific proposal in lieu of amending the map of the Land 
Use Bylaw to accommodate that proposal. Council shall not 
approve the development agreement unless Council is 
satisfied that: 

(a) a zone exists that could accommodate the proposal 
and the placement of that zone on the proposed site 
would meet the requirements for amending the map 
of the Land Use Bylaw set out in Policy 6-10; and 
 
(b) the proposal is consistent with the general criteria 
set out in Policy 6-21. 

 

Considerations  

• Total lot area for the parcel is 1.64 acres. 
• Proposed 3 unit fixed roof overnight accommodation (Short term rental). 
• Mix of residential, parkland and open space uses in immediate area. 
• Current zoning is Hamlet Residential (HR). 
• Proposal is for a new build and would not impact the existing housing 

supply. 



 
 
 

7 
 

• There are no Municipal sewer or water services in this area.  Development 
would utilize private on-site systems. 

• Property abuts Beach Meadows Beach Road, which is an owned and 
maintained provincial public road.  Access to the proposed development 
has been approved by NS Public Works. 

• While the property does not abut the coast, it is located within the vertical 
elevation buffer area and subject to minimum elevation standards.  
Development site is 800+ feet from shoreline and exceeds the 2.8 m 
elevation minimum. 

• Setbacks from identified wetland and watercourse (Whartons Pond) 
exceed minimum development setbacks as identified in the Land Use 
Bylaw. 

 

Potential Options 

1. Maintain status quo (deny request);  
2. Amend the Land Use Bylaw to rezone property identified as PID# 70260948 

from Hamlet Residential (HR) to Hamlet Core (HC); or 
3. Enter into a development agreement with Albert and Paula Doucet to allow 

for a three (3) unit fixed-roof overnight accommodation on property 
identified as PID#70260948. 

 
Tentative timeframe  
 
Should recommendation be made to proceed with application, tentative 
timeframe for process is as follows: 
 
Planning Advisory Committee -  February 15, 2023    
Council -     February 28, 2023    
First Public Notice -    March 8, 2023   
Second Public Notice -   March 15, 2023   
Public Hearing -     March 28, 2023    
Council -      March 28, 2023 
Notice of Passing -    April 5, 2023 
Appeal Period Ends   April 20, 2023     
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Staff have reviewed the application and are of the opinion that the proposal is 
consistent with policy in the Municipal Planning Strategy would be best 
addressed through a development agreement process to reduce potential 
impacts on surrounding area.  
The Region’s Planning Advisory Committee (PAC) met on February 15, 2023 to 
review the application and the proposed use of the property.  Following 
discussion on the implications of the proposed use, PAC recommended in favor 
of entering into a development agreement to allow for a three (3) unit fixed-roof 
overnight accommodation on property identified as PID#70260948. 
 

Applicable Legislation 

Municipal Government Act and Region of Queens Municipality Municipal 
Planning Strategy and Land Use Bylaw. 
 

Budget Impacts 

No budget impacts are applicant responsible for costs associated with the 
planning amendment process. 
 

Recommendation 

THAT Council of Region of Queens Municipality give notice of its intention to 
enter into a development agreement with Albert and Paula Doucet to allow for 
a three (3) unit fixed-roof overnight accommodation on property identified as 
PID#70260948; 

 
AND THAT a public hearing be scheduled for Tuesday March 28, 2023 in the 
Council Chambers of the Municipal Building, 249 White Point Road in Liverpool, 
NS, at 6:00 pm. 
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