Queens
>Coast
Region of Queens Municipality

Planning Advisory Committee

July 7, 2025 6:00 p.m.

Agenda
1. Callto Order
2. Approval of Agenda
3. Approval of Minutes - May 5, 2025
May 15, 2025
June 2, 2025

4. Amending Municipal Planning Strategy and Land Use Bylaw -
Multiple Unit Dwellings in Downtown Commercial (CD) Zone

5. Other

6. Next Meeting

7. Adjournment



Planning Advisory Committee
May 5, 2025 - 6:00 p.m.

Minvutes

Present: Councillor Maddie Charlton, Chair
Councillor Stewart Jenkins
Councillor Wanda Carver
Stephanie Miller Vincent
Dedanna Armstrong
Jonathan Bower
Mary White
Mike Macleod, Planner
Wendy Connors, Development Officer

Regrets: Pamela Brennan
Zenia Horton
1. Call to Order -
The meeting was called to order at 6:00 p.m.
2. Approval of Agenda -

It was MOVED by Mary White and SECONDED by Stewart Jenkins that the
Agenda be approved as circulated.

Motion Carried Unanimously
3. Approval of Minutes

3.1 It was MOVED by Mary White and SECONDED by Jonathan Bower that
the Minutes of September 9, 2024 be approved as circulated.

Motion Carried Unanimously
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3.2 It was MOVED by Deanna Armstrong and SECONDED by Wanda
Carver that the Minutes of April 7, 2025 be approved as circulated.

Motion Carried Unanimously

4. Amend Municipal Planning $trategy and Land Use Bylaw -
Multiple Unit Dwellings in Downtown Commercial (CD) Zone

Mike Macleod gave an overview of the proposed amendments to the
Municipal Planning Strategy and Land Use Bylaw that would allow the
rencvation / change of use, of an existing commercial building, o multiple-
unif residential, in the downtown core of Liverpool.

Mary White asked if the applicant applied or had to apply for these
amendments. Mike indicated that the applicant Eric Fry, who was present at
the meeting, had applied. Eric Fry detailed the development that his
company is proposing. Stephanie Miller Vincent felt like this was a well-
thought-out proposal and would be an asset to Main Street but was not
comfortable with the possibility of the entirety of Main Street being converted
to residential.

Maddie Charlton mentioned that ofther Municipal units hold public
information sessions for significant amendments to Planning documents. She
felt that this is a significant proposed amendment and if possible, requested
we hold a public infeormation session fo gauge the opinions of the
community.

Jonathan Bower voiced his support for having this proposal being dllowed by
Development Agreement. Mary White felt that the community should be
able to voice their opinion on this proposal and their vision for the downtown
core. Stewart Jenkins has concerns that this could become a free-for-all in
the downtown core and erode the existing / future commercial uses. He felt
there needed to be more discussion and preparedness to prevent this
erosion.

The Planning Advisory Committee engaged in considerable discussion on the
potential impacts of this amendment application. The consensus of the

Committee was to hold an additional Planning Advisory Committee meeting
for further discussion and to review draft copy of potential amendments. This
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meeting is tentatively scheduled for Thursday, May 15that 1:00 PM.  Mike
Macleod will confirm with the Committee.

5. Commiitee Review of Planning Documents

Discussion to be held at the June meeting. Maddie Charlton felt that short-
term rentals needs to be discussed.

6. Other

Linda Rafuse has resighed from the Planning Advisory Committee due to @
meeting conflict. An advertisement will take place for her replacement.

There was a short discussion regarding the Planning Advisory Committee and
the new Municipal Council after the election.
7. Adjournment

There being no further business, the meeting was adjourned af 8:40 p.m.

Date



Planning Advisory Committee
May 15, 2025 - 1:00 p.m.

Minutes

Present: Councillor Maddie Charlton, Chair
Councillor Stewart Jenkins
Councillor Wanda Carver
Stephanie Miller Vincent
Zenia Horton
Pamela Brennan
Dedannda Armstrong
Mike Macleod, Planner

Regrets: Jonathan Bower
Mary White

1. Call to Order

The meeting was called to order at 1:00 p.m.

2. Approval of Agenda

It was MOVED by Deanna Armsirong and SECONDED by Stephanie Miller
Vincent that the Agenda be approved as circulated.

Motion Carried Unanimously

3. Amend Municipal Planning Strategy and Land Use Bylaw -
Multiple Unit Dwellings in Downtown Commercial (CD) Zone

Maddie Charlton gave the Committee a copy of the Public Participation
Policy. Mike MaclLeod completed some draft amendments for the
Committee to discuss. The only current permitted residential use in the CD
Zone is one which is secondary to the main permitted commercial use and is
considered through Site Plan Approval. The introductory paragraph includes
text for Council to consider residential uses as a stand-alone permitted use.

Maddie Charlton brought up the potential for flooding, in the lower level of
the building in the future. She mentioned that if any Committee member
wishes o receive a copy of the fiood mitigation report, they can let her
Know.
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Stewart Jenkins voiced his opinion on the importance of having the public
parficipation session pricr fo making a decision. Scme members felt that
making a recommendation in support of holding a public participation
session prior to making a recommendation to Council was appropriate.
Stephanie Miller Vincent inquired about the current criteria for multi-unit
residential in commercial buildings. Mike referred 1o the Site Plan Approval
criteria in the Land Use Bylaw.

The Committee went over the policies in Section 6.21, which would be
considered for & development agreement option.

It was MOVED by Pamela Brennan and SECONDED by Stephanie Miller
Vincent

THAT Planning Advisory Committee request staff to hold a public information
session respecting Multiple Unit Dwellings in the Downtown Commercial (CD)
Zone, prior to making a recommendation of Council.

Motion Carried Unanimously

4. Other

5. Adjournment

There being no further business, the meeting was adjourned at 2:33 p.m.

Date



Planning Advisory Committee
June 2, 2025 - 6:00 p.m.

Minutes

Present: Councillor Maddie Charlton, Chair
Councillor Wanda Carver
Stephanie Miller Vincent
Zenia Horton
Mary White
Pamela Brennan
Deanna Armstrong
Mike Macleod, Planner

Regrets: Councillor Stewart Jenkins

1. Call to Order

The meeting was called to order at 6:00 p.m.
2. Approval of Agenda

It was MOVED by Wanda Carver and SECONDED by Jonathan Bower that the
Agenda be approved as circulated.

Motion Carried Unanimously

3. Update on Amending Municipal Planning Strategy and Land Use
Bylaw - Multiple Unit Dwellings in Downtown Commercial (CD)
Zone

Maddie Charlton reminded the Committee that at its May 152025 meeting,
the proposed amendments to the Municipality's planning documents were
discussed and that there was still hesitation in making a recommendation to
Council. Further to Committees direction, two public information mestings
will be held by Upland Planning on June 17th and June 19t from 5PM to 8PM.
The meetings will be held in the Community Room at Queens Place Emera
Centre. There will be an online survey that closes June 2319, The report from
the engagement process will be sent to Mike Macleod on June 27th and wiill
come to PAC for the July 7t meeting. Mike Macleod advised that he had
reached out to Richard Lane in the Community Development Department
and the South Queens Chamber of Commerce for a list of businesses in the
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downtown commercial area. These businesses will be notified of the public
participation meetings. '

4. Housekeeping and Interim Review of Planning Documents

Mike Macleod reviewed the sections of the Municipal Planning Strategy
which deal with monitoring, reviewing and updating the Municipality's
planning documents. Three timeframes of this section include housekeeping
review, interim review and comprehensive review. We are currently at the
housekeeping review and interim review stages. The Committee reviewed a
list of general housekeeping items such as text errors and definitions that
have been identified, A short list of interim review items were also discussed,
such as RV Parking Requirements, accessory buildings not permitted in the
front yard of properties in the Urban Serviced Residential Zones and Hamlet
Lones. As well, coastal protection measures, setback requirements for wind
turbine generators and short-term rentals were identified as items for
consideration.

5. Other

The next meeting is scheduled for Monday, July 7th, 2025 at 6:00 p.m.

6. Adjournment

There being no further business, the meeting was adjourned at 7:23 p.m.

Date
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SEEK NATURE'S REWARDS

Region of Queens Municipality

Staff Report

To: Planning Advisory Committee

From: Mike Macleod, Director of Land Use

Date: July 7, 2025

Re: Residential Dwelling Units as a Main Use in the Downtown

Commercial (CD) Zone

Background

Region of Queens Municipality has received a request to make amendments to
its Municipal Planning Strategy and Land Use Bylaw, which seeks to allow for
new multiple-unit residential dwellings as the primary or sole use within the
Downtown Commercial (CD) Zone. A copy of the application is attached as
Appendix A.

There is a recognized need for new residential dwelling units in Queens County,
including downtown Liverpool. In trying to attract new business and industry to
the area and grow our communities, the need for residential dwelling units will
place increasing pressure on the existing housing market.

Details

Economic times have changed and there has been a development shift over
the last few decades, which has seen commercial development moving away
from downtown core areas to the outskirts of a town or city (ie. big box
development). This frend holds true for the Region’s largest commercial core
area; downtown Liverpool. Our relatively small population and competition with
larger urban centres can often make it challenging to attract new commercial
development to the downtown area. As a result, many community “main
Streets” are seeing increased vacancies in commercial space in these areas,
Liverpool included.
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With this in mind, a question that gets raised frequently is can this vacant
commercial space be better ulilized under other types of uses, including full
residential development? This is an issue that previous council’s have wrestled
with over the years. In 2003, Councll for the Town of Liverpool entertained a
similar planning amendment request from a property owner in Liverpool's
downtown commercial core area. During the discussion / consultation process
for this amendment application, several key considerations were identified:

o Parking -

»  Under the Municipality's Land Use Bylaw, there are no
requirements for parking for new development in the
Downtown Commercial (C1) Zone. Parking provisions for this
zone has been removed previously, as it was felt that new
commercial development was inhibited because there was
no room to accommodate parking.

= Parking for commercial businesses, for the most part, is in a
constant state of motion.

» Residential dwelling units, on the other hand, will require
dedicated spaces. If these parking spaces cannot be
provided on-site, where will they be accommodated.

o Reduction in properties available for new commercial development
» If an existing commercial property is converted 1o o
residential use, it will most likely remain residential.

o Planning amendments would not only apply to a specific property,
but to alf properties within the Zone.

Council, at that time, was open to new residential dwelling units in the
Downtown Commercial zone, but were hesitant to opening up the zone to
residential uses as-of-fight. Council instead opted to amend Liverpool’s
planning documents to allow new residential dwelling units through a
development agreement process and subject o additional development
criteria. This provision was incorporated into the Regional Municipal Planning
Strategy and Land Use Bylaw that was adopted in 2009.

In July of 2023, Council completed o formal review and adopted a new
Municipal Planning Strategy and Land Use Bylaw. Through the review process,
revitalization of downtown Liverpool as a commercial core area was identified

Ny
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as an issue of importance. The provision to allow new residential dwelling units
through a development agreement process was not included in the revised
planning documents.

The current Municipal Planning Strategy sets out that:

51.1 Downtown Commercial Zone

Downtfowns were long the heart of many communities in Queens.
Many of them developed during a time before the automobile,
modern financial instruments, and modern consfruction methods
and, as a result, feature smaller buildings, packed closely tfogether
and located close fo the sireef.

Along with the growth of commercial plazas, shopping centres, and
large-format retfail came a decline in downtowns. However, recent
decades have seen somewhat of a renaissance in these areas; the
smaller commercial spaces are a good fit for independent
businesses and the fine-grained streetscapes are attractive to
people looking for slower-paced shopping experiences.

Downtown Liverpool features the largest and most complete “main
street” in Queens, appropriately located on Main Street and its side
streels. It is defined by a mix of both older Victorian and Georgian
buildings and modern buildings.

Other downtowns in Queens do not feature the same critical mass
and density of commercial buildings, having lost them fo
redevelopment over the years or never developing them in the first
place. However, Council is supportive of establishing a denser
commercial core within Caledonia, Milfon, and Brooklyn; if demand
warranted such an approach in the future, Council could consider
applying the Downtown Commercial Zone to these communities.

Policy 5-20: Council shall establish the Downtown Commercial
Zone in the Land Use Bylaw. This zone is intended to enable

and promote fine-grained, walkable downtown areas reflective
of a tradifional "main street”,

Policy 5-21: The Downtown Commercial Zone shall permit a
range of commercial and community uses of a scale and type
appropriafe fo a downfown context. Automobile-related uses
shall be prohibited, with the exception of parking lots
designed to minimize their impact on the pedestrian



experience. Residential uses shall be permitted, but shall only
be located in buildings with commercial uses and shall be
secondary to the commercial storefront.

The intent of policy 5-21 is to maintain the commercial nature of this commercially
designated area.

Zoning Map

In accordance with Policy 5-21, the Land Use Bylaw sets out that dwelling units
can be considered in commercial buildings through a site plan approval
process (Section 17.2 of the LUB). Site plan approval is a development approval



Iy

process in which applicants must meet an additional set of criteria set out in the
Land Use Bylaw. This tool is useful for approvails that might require an additional
level of oversight or flexibility in the ways impacts on neighbours are reduced,
but that do not necessarily need to go through the complex and time
consuming process required for a development agreement.

The criteria for site plan approval for Dwellings in Commercial Buildings includes
the following:

Where a zone permits dwellings in commercial buildings by site plan approval,
fhe Development Officer shall approve a site plan agreement where the
requirements of this Land Use Bylaw and the following matters have been
addressed:

(a) Use Allocation
I. Dwellings located on the ground floor shall not exceed a fofal of
50 percent of the ground floor area.
il.  Dwellings located on the ground floor shall be located to the
rear of the commercial use(s).

fil.  On corner lots, ground floor commercial use(s) shall wrap around
the corner from the front lot line along the flankage lot fine to a
minimum distance of 5 mefres or 50 percent of the building
depth, whichever is less.

V. In buildings constructed after May 24, 2022, ground-floor
residential uses shall have a floor-to-floor height of no less than 4
mefres.

(b] Access
I, Entrance(s) to residential uses shall be separate from the
entrances for other uses.
Il.  Residential entrances shall not exceed a width of 2 metres on
the front facade.

In order to consider a proposal for new multiple-unit residential dwellings as the
primary or sole use (no commercial use} within the Downtown Commercial {CD)
Zone, amendments to both the Municipal Planning Strategy and Land Use Bylaw
would be required.

Options for Consideration -

1. Allow new multiple unit residential dwellings as a permitted main use
in the Downtown Commercial (CD) Zone -
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= Rewrite existing policy in the Municipal Planning Strategy to
dllow for multiple unit residential dwellings as a permitted main
use in the CD Zone. Amend the Land Use Bylaw to reflect
policy changes.

2. Allow new mulliple unit residential dwellings in the Downtown
Commercial {CD) Zone through development agreement -

» Rewrite existing policy in the Municipal Planning Strategy to
allow for new residential dwelling units in the CD Zone by
development agreement. Amend the Land Use Bylaw to
refiect policy changes.

3. Maintain status quo.
= Deny the application.

Potential Recommendation Options:

1. THAT Council of the Region of Queens Municipality give notice of its
intention to amend the Municipal Planning Strategy and Land Use Bylaw
to allow new multiple unit residential dwellings as a permitted main use in
the Downtown Commercial {CD) Zone.

Or

2. THAT Council of the Region of Queens Municipality give notice of its
intention to amend the Municipal Planning Strategy and Land Use Bylaw
to allow new multiple unit residential dwellings as a permitted main use in
the Downtown Commercial {(CD) Zone through development agreement;

AND THAT Council of the Region of Queens Municipality give notice of its
intention fo enter into a development agreement with SDL Investments
Limited to allow for a 14-unit multiple unit dwelling on property located at
194 Main Street in Liverpool and identified as PID# 70026364,

Or

3. THAT Council of the Region of Queens Municipality maintain status quo
and deny the application to amend the Municipal Planning Strategy and
Land Use Bylaw fo allow new multiple unit residential dwellings as o
permitted main use in the Downtown Commercial (CD) Zone.



The Planning Advisory Committee met on May 5, 2025 to review the application.
The Committee engaged in considerable discussion on what it would mean for
the Downtown Commercial {CD) Zone to open it up to strictly residential uses.
The general feeling was that there are benefits of incorporating residential
development in commercial areas, creating vibrant and sustainable
communities that can encourage economic growth. Committee also discussed
potential implications of reducing available space for commercial development
-in the future. It was felf that opening up the CD Zone to residential
development as-ofright was not in the best interest of the community and that if
Council was to permit this use, controls would need to be established. The
Committee requested that draft amendments for considering mulii unit
dwellings in the CD Zone by development agreement be prepared, prior to
making a recommendatiion to Council.

Draft amendments fo the Municipal Planning Strategy and Land Use Bylaw were
prepared and presented to Committee at a meeting held on May 15, 2025. A
copy of the amendments is attached as Appendix B. A draft development
agreement is attached as Appendix C. Following considerable discussion on
potential benefits and challenges of stand-alone residential uses in the
Downtown Commercial areq, PAC was still not comfortable with moving
forward with a recommendation to Council. The Committee requested that
Staff seek input from the business community and the general public to better
inform their decision making process.

UPLAND Planning and Design Studio was hired to carryout this engagement
process. Drop-in information sessions were hosted on June 17th, 2025 and June
19th, 2025 at Queens Place Emera Centre to present options and gather input.
An online feedback form / survey was also prepared. A copy of UPLANDS
Engagement Summary is attached as Appendix D.

Applicable Legislation

Municipal Government Act and Region of Queens Municipality Municipal
Planning Strategy and Land Use Bylaw.
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February 25, 2025

Region of Queens Municipality

Liverpool, NS

Mike:

Please see attached our application to amend the Region’s Planning Documents for the renovation of
194 Main Street, Liverpool.

The existing structure will be fully renovated to include up to 16 residential units, covered parking for all
tenants and guasts and approximately 20 storage units to be made available to the tenants.

To date we have completed a Phase 1 environmental assessment with no identified issues.

The attached plan is not yet fully designed but provides you and your team a rendering of our intended
use of the property. Our goal is to complete renovations of tha building by early next year,

I look forward to addressing any questions from you or your team and would be happy to meet with the
PAC and/or Council to present the project and answer any questions.

Sincerely,

Eric Fry

President, SDL lnvestments Limited
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SEEY KATURE'S REWARDS Processing Daote:

L Q@&E@E Acceptance Dale:

Region of Queens Municipalily

Planning Amendment and Development Agreement Application

7
'0‘0

1. Application Type:
X Land Use Bylaw Amendment
0 Development Agreement

2, Property Information: _ .
Civic address of subject property — 194 Main St, Liverpool NS

Property Idenfification Number {PID) — 70026364

Prasent use of subject property - Commercial - vacant

Proposed Use of subject property — Residential

Existing Lot Size - 16,302 sq'

Existing Lot Frontage - 81.5 ft on Main, 64.5 ft on Water

3. Property Owner Information:

Name — SDL Invesments Limited

Applicant is
& Owner
0 Agent of Owner

Civic Address - === ooy ma e, L

Mailing Address (If different from Civic Address) -

Telephone Number -

Email Address -




4. Zoning Information:

Existing Zoning - €0

Proposed Zoning - Residential

5. Properly Servicing Information:
Water Services -

Municipal System - Existing O Proposed
Crilled Well - O Existing O Proposed
Dug Well - O Existing O Proposed
Other -

Sewer Services -
Municipal System - Existihng O Proposed
On-site System - O Existing 0O Proposed
Other -

AcCcess —
Public Road - ld Existing 0O Proposed
Private Road - 0 Existing O Proposed
Other -

6. Declaration:
B Registered Owner of Property (Please print)

I/ We Eric Fry, Prasident of SDL Invesiments Limited ... do sclemnly declare that |
/ We are the current registered owner(s} of the property described in this

applicafion. | / We have examined the contents of this application and cettify
that the information submitted is accurate.

Registered gxﬂef SDL Ihvesments Limited

Signature ((2ee Fae .
Date Feb25,2025

Registered Owner (if more than one)
Signature
Daie

O Authorization of Registered Owner {Please print)



[/ We authotize

To dct as agent and sign this application on my / our behalf for property located
af

(Civic Address) and idenfified as PID#

Noftes:

I. Therequiremsnts of a Land Use Bylaw amendment or development agreement application
are established by the Planning Department of the Region of Queens Municipality. An
application approval procass will not commence until o completed application and
adveriising deposit are received.

2. Flease make cheques payable to the Region of Queens Municipality. Following cormpletion
of the amendment process, the unused balance will be returned to the applicant. Howaver
should the deposit be Insufficient to cover the cost of advertising, the applicant will be
responsible for the difference,

3. tisrecommended that an applicant have ¢ pre-consultation meeting with staff of the
Planning Department prior to submitting this application.

+



T Py e T o TR

LHEoET0Z |
= = 100dd3Al
000~y

Ao ot 144418 NIVIA 761

LLODS V'L




o-0

o

=]

_ GROUND FLOOR. o _

PARKING LEVEL .

| PAKING LEVEL o
1407

evation 3 - EAST
TN

PARKING LEVEL
T a0 O

T.A.SCOTT

ARCHITECTURE + DESIGN
DRAWING {NSPIRATION

T. |4SSUED FOR T2 g
No. Description Date
= Issue Schedule
— — —_GRQUND m.%.lnvmﬁ
! No. Description Date
@W_wnnﬁ_ww.__o . ann_.ﬂm_.mo . Revision Schedule
194 MAIN
@ STREET.
RQOF
S LIVERPOOL
OB Lok Building
A Elevations - New
Project Nombar 24-079
PARKING LEVEL =
e I.LIA.nln_n.nnv at 2025.02.11
Draan By M.BEAULIEU
Chacked By TAS
Elsvalion 4 - SOUTH >IM O \—
ED 1= 100"

=100




PEIESIPLY Sy e,

00L-V

SY1 Al ppa|
NECE L] Ag uwmig
L E0SE0T areq
BiO-vE Fanuiny 1280

Ueld SHS

TOOLHIAIN
PEE Rk
NIV 761

3NPAYIT UTISIATY
Eot-lal uonduossag "o

ajnpaos anss|

aeq uondinseq “an|

A [T D

s

TUBLBUS IO SUSLIUBGUI ISRV AU o

anETRHE v o 3u1 J0 Bpes paysy B Jo
wnnesia aleens st "Biplea & jaU ) Fijl SAEITUYS @ of 33U2433 U] BAsN USum (Q)
1o Sueunsueque
10 UERHURQWR EEE Aue
12 appEEE BUINg LS 13 10y By S0 KUBRE Bu) 19k I alalps pUnall e jo
STTHNS FINSR U j0 LTHEATI DB B BUDING ¥ 0 STUese) U} Pesn veim (&)
R VD
w g wyy SONITTNG AHOSSIIY ()
wst wzrst SHITTNE N ()
LHIIIH SNITIOE FAkIXYR
we wg HOVALTS IS MR
1T Wy SONITING AUOSSIIIV i}
wg wg DN Ny {1}

HIVELES Hu=H NNNINIR

we wg HOVELIT IOVANY LILNOH FNRINIY

woL wsE IIVINGES 107 wniwinGy

LA THY SLNIWIHINDSY ENM0TI0E
2HLSSTINA INCZ (19) INCUTHE IV TO0dETAN ZHL NI LGTY NG IS0 v
LU ININSOTEATT W INSS1 LON TIVHS USS1440 INTNAOTIAT

FHL MV1AE SIHL AS QALLANIS ISIMUIHLO SY L33 18t

DNITITAA LN I

NOILYXIISNL DNIAYYA
Nals3d + I¥NLOILIHDNY

110DS'V1

SDNITINE WITHENNOD NI SONIT1IMG

SENOZ VIDHINAND GADAMES NYEXN K S350 TVILNIWSSY

L SINOZ TVIOINAGY CIDNAUIS HYEUN M S350 O Lipa,

S DE e e e et N e e T

(1o AMSN} sINSwinbax 107

SWOZ INDUAELYM KIOSIIAT) DHINOZ 12

(BT SV A8 S0 AN ALTWAIDINGN SIS0 30 ROIDSY

SONIQTING ONLLSIXS

13 DS E0EGL WIY

GELINTT NYWAELS QOTIOVIN 40 ALY3JONd




[w0m01 =1 g

LOL-V B

pangoa
NINVIEW £ g
L1°20°5e08 o
BL0-¥T sequiny Bafld

sug|d toojd

TOOJHIANT
REE AR
NIVIA 61

JANPSYIS UoISIAEY

amg uondiosaa "ON
i
ECL)
Rl=Cl - =
SUIVLS W “ i
MALNIQSEH L3
a|npayas anss] IEINN ¢ Selad, HNI _ 8 \
:}eg _._Q_EtummnlLdlz w.HmA\ ‘.m..u..‘n..u.”. ”.h.\,a._u..,p.m.wﬂz_x.m«n,w e Ejvl“.lrlu.r. T T T I Vs i;ﬂl!rlh.,r s +a e e T e P o B e et A T e o e o e e 0 Fo e D e s e | 4
= T SR s TE = i ==t = _ = ;
0L =,
WL TS

|

_

_

A

|

| |

11005Vl : : M
suNndowsannK [ EAsY e r | | ' R W_
. " =t aHMﬂl“E.ﬁ.nsHEhNT"ﬂikH&li S PR R T — ~ —— m — o — - —— - el e e e T Hu;ﬁﬁjﬂ%tﬁ.ﬂﬁﬂmﬁm =
E . . .. iMnGaLMa @i.wli W — .ﬂ‘..a _ ! — .ﬁ — _ .m.l - T _ _ — L

vl 73 ] M o £ et
L i | I,
aea ‘ I i )




pajeDipUl $¢ ereas|
SVl 49 papoeea
nIarnvyvaan £g umaig
L L'20'SEQZ eieg|
B20-¥E Jaquiny pafaid
noAe

Jouea| - Bunped
- sUgB|d J00]4

JOOdHIAIT
13341S
NIVINl 761

IANPIYDS UOISINTH

BTN uendussag “oN

aInpaLds anss;

2leq uondusseq oN

e GoauEnsS

MOILYUIJISNI ONIRYEQ
KOLS3a + IINLIILIHIAY

11005Vl

®




payEaIPUl 5Y ey

c0l-Vv

avL g pog
Mannyagn #g umesg,
LIZ0°5E08 41
6.0-¥2 JeuIny $3foig

1 InoAe]
10U - PUNOID
- ueld Jooj4

T00dUIAIN
1334IS
NIYIN ¥61

IANPIYDS LOSIAGY

el ueypdlpaseg “ON

a|npayss anss|

aleq uopdposag “oN

] w2d gEfem| 1

45504
ZhE LN

S5 80
L2 1N

FLF-18
o1z L

45 2FH

NOILYAIISNI DNIMYIED
NoIS3a + JYNLDILIHDEY

110DS 'Vl




PEEopU] Y e

r0L-V

el =

= GLiL
{50z} w3 @

SYL 49 PR
n3nvIgw Ag umm|
LLE0's20T wEQ
8L0-¥2 qumy sl

Z# INoAET
JouLu| - punolgy
- sugeld 10904

TO0dH3ATT
133HLS
NIVIN 761

BINPBYIS USISIASY

820 uonduasag “ON

2INPaYDS anss]

EEn] wopdyoseg ‘ON
HO3 NG|

Cd

togsomL

4

® @ G

T U
| d5s0Lt !
_ ZIZ LN * T0E _LIND _
E r !

A4S 90l 25 261
— LLZ LINM 7 £0Z LINT w
| i Y

. 2E5ELL

Btz 1NA TOZ Une

26 gbLL EI3-710%

L0Z 4NN

1

NOILYIIdSNI ONIAYYEa
N2153Q + FENLOTIIHIEY

11028Vl




A_PPe;r\d ix O

Multi-Unit Dwellings as Primary Use in Downtown Commercial (CD) Zone
Potential Amendments ~ Development Agreement Opfion -

\7
000

Municipdl Planning Strategy:

= Incorporating a new paragraphn in Section 5.3.2 Downtown Commercial Zone (page
5-8), which reads as follows:

Council recognizes the important role that downfowns play in the
economic sustainability of Queens. While at the same time, fthey are also
cognizant of the fact that residential uses in commercial downtown areas
can be crucial for creating vibrant, dynamic spaces that foster o sense of
community and encourage econemic ¢ h. ByEinfegrating housing with
commercial and cultural spacesd
offering a balance between wi
support local businesses and pro
inclusion of residential spaces in c6
sustainability, enhances quality of |
economic inferactions.

associated
resiclenticl

rcial iocations.
ment should be

with a permitted comme
development, may be cg

: all only be located in buildings
nd shall be secondary to the commercial

lowing Policy 5-21 (poge 5-8), which reads

il shall consider proposals for new multipie-unit
not associated with a permitfed commercial use, in

have regar fhe following:

a. the poiicies of Section 6.4;

b. the suitability of ofher sites zoned for the proposed residential use;

c. that the proposed lot is large encugh to accommodate a
minimum of 1.25 off-streef parking spaces for each dwelling unit in
the building;

d. the glare from the lighting of proposed parking areas be directed
away from abulting properties;

e. that any proposed outdoor storage and [/ or garbage areas are
screened from view; and



f. the exferior design of new residential buildings in the Downtown
Commercial {CD) Zone shall be compatible with those of
surrounding commercial buildings.

Land Usa Bylaw:

= Rewrite Section 11.2.1 (o) iv. [page 11-4} to read:

iv. Multi-unit Dwellings — MPS Policy 5-21-1 and Policy 5-35

= Amend chart Residential Uses in Urban Serviced Commercial Zones (page 11-5) to
reflect Multi-unit Dwelling in the CD Zone by:d greement.
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THIS AGREEMENT made this day of ,AD., 2025,

BETWEEN:

, hereinafter referred to as the “Developer”

OF THE ONE PART

-and-

REGION OF QUEENS MUNICIPALITY, a
duly incorporated under the laws of the Provin
having its office in Liverpool in the County of
of Nova Scotia, hereinafter referred to as the “Re

jion enter into a Development
sipal Government Act of Nova
Cipality Municipal Planning
erty in a manner which is not

WHEREAS the Developer has requeste
Agreement, pursuant to Sections 225 and

shown on T
Plan”);

2.  THAT the DeVeloper shall not develop or use the Lands for purposes other
than those described in this Agreement;

3. THAT the proposed uses of the Lands, which are permitted under this
Development Agreement are the following:
a) Multi-unit Dwelling;
b) Downtown Commercial (CD) Zone Permitted Uses

4.  THAT the Developer shall provide 1.25 off-street parking space for each
residential dwelling unit in the building;



5.  THAT the proposed parking area shall be maintained with a stable surface,
that is treated to prevent the raising of dust or loose particles,;

6. THAT any lighting for proposed parking area shall be directed away from
abutting properties;

7. THAT any proposed outdoor storage and garbage areas be screened from
view;

8. THAT notwithstanding any other provisions of this Development
Agreement, the Developer shall not undertake or_ carry out any
development on the Lands which does not compl :

(a) this Development Agreement;

(b) any statutes and regulations of the Pro
extent that the same are properly the
agreement; and

(c)} appropriate Municipal Bylaws,
generality of the foregoing,
Code Act.

 Development Officer of
1 conformance with the

THAT any amendment whether substantial or otherwise must be approved
by both parties in writing;

13. THAT the Developer agrees fo pay for all legal costs, advertising and
expenses incurred by the Region that have originated from its application
for this Development Agreement;

14. THAT this Agreement shall be binding upon the parties hereto, their heirs,
successors and assigns and shall run with the land which is subject to this
Agreement;



15. THAT this Agreement is not assignable without the written consent of the
Region;

16.

THAT enforcement and rights and remedies on default of this Agreement
shall be as follows:

(a)

The Developer agrees that the Development Officer appointed by
the Region to enforce this Agreement shall be granted access onto
the lands during all reasonable hours without obtaining consent of
the Developer. The Developer further agrees that, upon receiving
written notification from the Development Officer to inspect the
interior of any building located on the land per agrees to
allow for such inspection during any reasg i
days of receiving such notice.

If the Developer fails to observe or perfe
Agreement, after the Region has given
days written notice of the failure or default;

(1) the Region shall be entitl

prohibiting the Developg
the Developer hereby

ands and perform any of the
in this Agreement, whereupon all
ether arising out of the entry on the

the Déveloper; if unpaid within 30 days of
gion; by direct suit and such amount shall,
lien upon the lands and be shown onh any tax

recovered
billing by t
unti! paid, f

hereupon this agreement shall have no further force or effect
apd henceforth the development of the lands shall conform
with the provisions of the Region of Queens Municipality Land
Use Bylaw;

(4) In addition to the above-mentioned remedies, the Region
reserves the right to pursue any other remediation under the
Municipal Government Act or common law to ensure
compliance with this Agreement.



17. THAT the entering into of this Agreement was approved by the Council of
the Region of Queens Municipality at a duly held meeting of Council
convened on the day of , 2025.

(a)  This Agreement shall not be entered into, or signed by the parties,
until the time for Appeal under Section 228 of the Municipal
Government Act of Nova Scotia has elapsed, any appeals which
have been lodged have been disposed of and the required
resolution of Council has been affirmed by the Nova Scotia Utility
and Review Board;

s filed, by the
s as set out
tia.

(p)  This Agreement does not come into effec
Region of Queens Municipality, in the Re
in Section 228 of the Municipal Governm

IN WITNESS WHEREOF the parties have hereto set the
Corporate seals the day and year first above written.

SIGNED, SEALED AND DELIVERED
in the presence of

REGION OF QUEENS MUNICIPALITY

Witness Per

)
)
)
)
)
) Per:
)
)
)
) :
)

Chief Administrafive Officer



PROVINCE OF NOVA SCOTIA

COUNTY OF QUEENS

ON this — day of , 2025, before me, the subscriber
perscnally came and appeared a
subscribing withess to the foregoing Indenture, who having been by me duly
sworn, made oath and said that signed, sealed and delivered

the same in his/her presence.

A Commissioner of the S

PROVINCE OF NOVA SCOTIA
COUNTY OF QUEENS

ON this —— day of
personally came and appeared
subscribing witness to the foregoin
sworh, made oath and said th
authorized officers, Scott Christig
the same in hisfher-preser

Willa Thorpé&; signed, sealed and delivered

A Commissioner of the Supreme Court of Nova Scotia
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Proposed Amendments

ENGAGEMENT SUMMARY

June 2025

UCCIS
UPLAND Const




'Queen’s Downtown Commercial Zone Amendmenits ACCI]S
~Coast

PROJECT INTRODUCTION

PROJECT INTRODUCTION

In June 2025, the Region of Queens Municipality engaged UPLAND Planning + Design Studio to undertake a
voluntary public engagement process to better understand the community’s perspectives on residential
land uses in the Downtown Commercial (CD) Zone. This was triggered by a development application that
would require amendments to the municipal planning documents. The goal of the engagement is to help
inform the decision-making process for Planning Advisory Committee’s recommendation to Council.

DEVELOPMENT SUMMARY

In 2025, SDL Investments Limited submitted an application to amend the Region of Queens Municipality’s
Municipal Planning Strategy and Land Use Bylaw. These amendments, if passed, would allow for new
multiple-unit residential dwellings as a main (or standalone) use within the Downtown Commercial (CD)
Zone. While the application would impact all development in the CD Zone moving forward, it was initiated
to accommodate a proposed renovation at 194 Main Street in Liverpool. Here, the applicant seeks to
renovate the existing structure to create a multiple unit residential dwelling with 16 units, featuring
covered parking on the lot.

BACKGROUND

Currently, within the Downtown Commercial (CD) Zone, residential uses are permitted, but only when they
are located in buildings with commercial uses and are secondary to the commercial storefronts. This
prohibits any standalone residential uses within the zone.

OPTIONS

There are three options that Planning Advisory Committee can consider to address the proposed
amendments to the planning documents, each with its own set of implications. They are:

Allow new multiple unit residential dwellings as a permitted standalone use in the
Downtown Commercial (CD) Zone.

= Amend the Municipal Planning Strategy and Land Use Bylaw to allow for multiple unit
fﬁ; residential dwellings as a permitted main use in the CD Zone.

Allow Council to consider new multiple unit residential dwellings in the Downtown
Commercial (CD) Zone through development agreement.

Q
iy
Po
o

Amend the Municipal Planning Strategy and Land Use Bylaw to allow for multiple unit
residential dwelling units in the CD Zone by development agreement.

L&

Deny the request and maintain current regulations.

Make no changes to the Municipal Planning Strategy and Land Use Bylaw

of -
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WHAT WE DID

For this project, we undertook three methods for the engagement:

Business Engagement Session
June 17", 5-8pm in the Community Room at Queen’s Place Emera Centre

This session had 9 attendees, including 1 member of the media, 2 members of the Planning Advisory
Committee and 1 member of Council.

Public Engagement Session
 June 19", 5-8pm in the Community Room at Queen’s Place Emera Centre

ﬁ This session had 4 attendees, including 2 members of the Planning Advisory Committee.

Online Feedback Form
Open from June 12%- 24

=k We had 30 submissions from business owners and residents.

WHO WE HEARD FROM

In another part of the Region of Queens Municipality /

472% "
(n=17) B Place of Residence

In Liverpool

52.8%
(n=19)

Business owner in the CD Zone
13.3% (=4

Business owner outside of the CD Zone
20% (=6

It is important to note that the data
gathered is limited by the response rate
and does not portray a representative
sampling of the population.

Business Community =

Not a business owner

66.7%
(n=20)

st
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WHAT WE HEARD

We heard a mix of feedback from residents and business owners about the proposed amendments to the CD
Zone. Generally, respondents want to see housing in Liverpool, but some are concerned with the impact that
the amendments could have on the commercial character of the downtown.

Fully supportive

30%
(n=9)

Fully against
30%
When asked what their general feelings about =
the proposed amendments to the CD Zone to
permit standalone multi-unit residential
development, respondents shared mixed

perspectives. (See figure right)

Somewhat against

3.3%
(n=1)
Respondents qualified their sentiments of Neutral 7
support by citing the housing crisis as the B(HZZ/)D S
primary reason for their response. - Somewhat supportive
30%
(n=9)

When asked about their support for the three proposed options, a more nuanced perspective emerged
(See figure below).

@ Fully Support ) Somewhat Support © Neutral

) Somewhat Do Not Support ) Do Not Support

Allow multi-unit residential

Option 1
ption as-of-right

Allow multi-unit residential

jon 2
Option by development agreement

Make no changes to the

Option 3 planning documents
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PERSPECTIVES FROM THE BUSINESS COMMUNITY

Business owners in the community, both those who operate businesses within the Downtown

Commercial Zone and those who operate them outside the area, were in agreement that Option 1
(permitting standalone multi-unit residential development as-of-right) was not the right course of
action. They cited concerns about eroding the commercial area and losing its character over time.

Half of the business owners we heard from were supportive of Option 2 (permitting standalone
multi-unit residential uses via development agreement), with the caveat that developments meet
rigid criteria to ensure they fit within the wider context of the downtown. There were some fears
that this option could set a precedent and unwittingly erode the commercial character of the area.

40% of the business owners were supportive of Option 3, saying that the current rules are in place
for a reason and the existing regulations are appropriate.

KEY THEMES

Desire for a Comprehensive, Strategic Downtown Plan: Many expressed concerns about
E' decisions being made ad hoc, without a broader plan for the future of Main Street or
LT downtown Liverpool. There is a desire to see a plan that is community-driven, rather than
developer-led.

Conflicting Priorities - Downtown Housing vs. Commercial Use: There is a strong divide
.. between those who believe housing should be permitted downtown and those who want
to preserve Main Street as a commercial/retail zone. Some feel that this proposal could
help to address housing shortages, while others fear that the loss of retail undermines
tourism and local identity. Accessibility was also cited as a concern and consideration.

m, Housing Crisis & Affordability (Urgent, but Complex): There is clear recognition of a
housing crisis, but skepticism about whether proposed units will be truly affordable or
W serve the local population. It was also highlighted that there are many other areas just
outside of the Downtown Commercial Zone that would be more suitable for this kind of
development and that housing should be directed to those areas.

Loss of Community Character & Economic Identity: Many residents worry that residential
«m, development will erode the soul of downtown Liverpool as a vibrant, walkable, tourist-
@ friendly destination, and stifle its potential for the future. There was some acknowledgment
that the area is currently in need of investment, but that the it would be short-sighted to
make changes that would impact its long-term viability as an economic centre.

.. Process Transparency & Public Engagement: There was some frustration about the lack of
,r communication about this proposal. Some were critical of the promotion of the public
engagement and felt that more should have been done to inform residents.
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