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2. TERRITORIAL ACKNOWLEDGMENT

"I would like to acknowledge that our gathering today is taking place in Mi’kma’ki
(MEEG-MA-GEE),  the  traditional,  unceded  and  ancestral  territory  of  the
Mi’kmaw people. I would also like to acknowledge that Nova Scotia has another
unique people, the people of African descent whose legacy and contributions
date back over 400 years predating confederation of this land. We are all treaty
people."
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3.1 Presentation 1 - 20
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3.2 Council Questions / Comments

3.3 Public Questions / Comments

4. Adjournment



Public Hearing
July 8, 2026

Development Agreement to Permit the Construction of One 24-Unit and One 
12-Unit Apartment Building on 1 Albion Street.
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Disclaimer

This application is not the Town’s proposal. It is a property owner’s right to make an 

application for a development agreement. No approval or decisions have been made.
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Development Agreement 

What is a Development Agreement (DA)?​

A development agreement is a legally binding contract between a property owner and the Town that stipulates standards, 

design requirements, terms, and conditions to which the property owner must adhere.​

Aspects of a development that may be addressed in a development agreement include:

A development agreement may also influence the use, of fencing and other similar site features to ensure the matter is addressed

adequately, stipulate how the project should be phased, enforce certain special requirements, and require the developer to make 

contribution towards funding public infrastructure.

Architectural Design Parking                                    Landscaping                        Drainage
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Development Agreement Process 
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Application Details

Applicant/ Owner: YMCA Association of Cumberland 

Location: ​1 Albion Street (PID: 25009432)

Lot Size: 18,350 sqft

Current Zoning: ​Downtown Commercial

Current Land Use: Vacant Land

Summary of Proposal: ​To develop 2 multi-unit 

apartment buildings 

• One 24-Unit Building 

• One 12-Unit Building

Drawing is 
Not To Scale
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Parking and Amenity Space

Parking

• Meets current Land Use Bylaw parking 

requirements

• 7 on-site spaces plus 10 YMCA winter spaces 

addresses projected demand

• Street parking available outside winter restrictions

• Estimated parking demand expected for fewer than 

50% of units

• Two public parking lots managed by the town 

located adjacent to the YMCA and behind the 

Amherst Theatre.

Recreation and Amenity Space

• Onsite greenspaces will be available for 

resident use.

• The Y offers indoor recreation. 

• Some of the outdoor spaces nearby 

include:

• Church Street Multi-Sport – 0.2 km

• Victoria Square – 0.4 km

• Ernie Lane Playground – 0.6 km

• Currie Park – 0.4 km

• Christie, LL Fields, Rotary Playground, 

Centennial Park – 0.5 km
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Site Plan

6m wide entrance 

Garbage 

1.2m setback
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Elevations
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Elevations
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Elevations
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Relevant Planning Policies
Council’s decision regarding whether or not to enter into a development agreement must be in accordance with the general 

intent of Municipal Planning Strategy policies. There are several policies in the strategy that are relevant to this application. 

This is a summary of the most relevant policies:

Downtown Zone: Policy 4-35 permits a wide mix of commercial and residential uses in the Downtown Zone. Policy 4-38 

allows ground-floor residential by development agreement, but only if the development does not detract from the commercial 

character of the streetscape.

Housing Diversity and Affordability: Policy 5-1 directs Council to promote diverse housing types and densities through the 

Strategy and Land Use Bylaw. Policies 5-2 and 5-3 support increasing affordable housing by partnering with government and 

other organizations, and by investments in land and infrastructure.

Supportive Housing: Policy 5-7 lets Council approve development agreements for supportive housing if Council is satisfied 

that the site is on an arterial street, the building's architecture, bulk, and height are complementary (though not identical) to 

the varied surrounding built form, and parking and stormwater management are addressed.

Amenity Space: Policy 5.73 requires adequate onsite amenity space.

Parking: Policy 5-57 exempts properties in the Downtown Commercial Zone from the minimum parking requirements to 

promote compact, pedestrian-oriented development in Amherst’s historic downtown.

General Requirements: Policy 6-24 requires that a development agreement must comply with Planning Strategy policies 

and provincial / federal regulations. It must also be ensured that the proposal is not premature given factors like municipal

costs, water/sewer capacity, traffic, fire protection, school/community facility capacity, pollution, flooding/drainage, and site 

suitability (soils, watercourses, utility rights-of-way). 11



Development Applications

All current and past applications along with status updates can be found at:

https://www.amherst.ca/development-applications.html
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Relevant Planning Policies

5.4.2 Downtown Zone

Policy 4-35: Council shall, through the Land Use Bylaw, permit a range of commercial uses, including but not limited to, banks,

restaurants, licensed establishments, offices, accommodations, clinics, and shops within the Downtown Zone. Multi-unit dwellings shall

be permitted within commercial buildings, and stand-alone multi-unit buildings shall be permitted, subject to provisions within the Land

Use Bylaw. Light manufacturing uses shall also be permitted.

Policy 4-38: Council shall consider, in the Downtown Zone, applications for ground floor residential uses by development agreement.

In considering such proposals, Council shall ensure:

a. the residential use does not abut Church, Victoria and Havelock Streets;

b. that such a conversion will not detract from the commercial character of the surrounding streetscape; the proposal is

consistent with the provisions in the Land Use Bylaw for residential uses In the Downtown Zone; and

c. the proposal complies with the general development agreement policies of Section 6.6 of this Plan.
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Relevant Planning Policies

5.2.1 Housing Diversity and Affordability

Policy 5-1:  Council shall, through the policies of this Plan, and through the Land Use Bylaw, promote a variety of housing types and 

densities across the Town of Amherst.

Policy  5-2:  Council  shall  continue  to  work  with  senior  levels  of Government, as well as, not-for-profit and for-profit partners to 

increase the amount of affordable housing.

Policy 5-3:  Council may make Investments in land and Infrastructure to support the creation of more housing.

•
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Relevant Planning Policies

5.2.3 Supportive Housing

Policy 5-7: Council shall consider entering into a development agreement for proposals for supportive housing and nursing homes 

with more than twelve beds or units in any zone that permits residential uses. Council shall only enter into such a development 

agreement if Council is satisfied:

a. the proposal is situated along an arterial or collector street, or vehicular traffic from the development to the nearest arterial or 

collector street can be effectively managed;

b. the architectural design of the building, including, but not limited to, building material and orientation; the location, 

orientation, and size of windows and doors; and the roof pitch and material is complementary and compatible with—but not 

necessarily the same as—surrounding land uses;

c. the bulk and massing of the building is complementary to and compatible with—but not necessarily the same as—

neighbouring properties;

d. the proposal is appropriately integrated into the built form of the existing neighbourhood through the use of setbacks and 

stepbacks;

e. parking areas are planned and landscaped so as not to create adverse effects on neighbouring properties;

f. stormwater runoff from impervious areas is appropriately managed and unlikely to cause disturbance on neighbouring 

properties or the natural environment; and

g. the proposal complies with the general development agreement policies of Section 6.6 of this Plan.

•

•

•
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Relevant Planning Policies

5.6.2 Amenity Space in Multi Unit Dwellings

Policy 5-73: In consideration of a proposal that includes residential development enabled by development agreement, Council shall 

ensure adequate amenity space is provided on-site for use by residents.

5.5.3 Automobile Parking

Policy 5-57: Council shall, through the Land Use Bylaw, exempt properties within the Downtown Commercial Zone from the minimum 

parking requirements within the Land Use Bylaw to promote compact, pedestrian-oriented development in Amherst’s historic 

downtown.

Staff Note:

• Some outdoor amenity space is provided on site. Significant indoor and outdoor amenity spaces exist nearby.

• Parking requirements are exempt in the Downtown Zone.  This development exceeds this by 7 spaces onsite, with 

additional options nearby.
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Relevant Planning Policies

6.6.1 Development Agreement – General Requirements

Policy 6-22: A development agreement that has been approved by Council shall:

a. specify the development, expansion, alteration, or change permitted;

b. specify the conditions under which the development may, or may not, occur;

c. set terms and conditions by which Council may amend or terminate and discharge the agreement.

Policy 6-23: Council may specify conditions in the development agreement to bring the proposal into alignment with the enabling 

policy and general criteria set out in Section 6.7. Such conditions may include, but are not limited to:

a. servicing;

b. the type, location, and orientation of structures;

c. the architectural design of structures, including, but not limited to, bulk, scale, height, roof shape, building and cladding

materials, and the shape and size and placement of doors and windows;

d. the provision of open space and amenities;

e. the type, size, and location of signage;

f. the type and orientation of exterior lighting;

g. management of solid waste, including, but not limited to, compost and recycling;

h. pedestrian, bicycle, public transit, and vehicular circulation; 

i. connections to existing or planned pedestrian, bicycle, public transit, and vehicular networks;
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Relevant Planning Policies

6.6.1 Development Agreement

Policy 6-23: …

j. the location and number of bicycle and vehicular parking and loading spaces;

k. access for emergency vehicles;

l. the location and type of landscaping, including fences and other forms of screening;

m. stormwater management, grading and erosion control;

n. the emission of noise, odour, light, liquids, gases, and dust;

o. the type of materials stored on site;

p. the type of materials sold on site;

q. hours of operation;

r. the phasing of development;

s. financial bonding for the construction and maintenance of components of the development, including, but not limited to, 

roads and landscaping;

t. mitigation measures for construction impacts;

u. time limits for the initiation and completion of development; and

v. all other matters enabled in Section 227 of the Municipal Government Act.
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Relevant Planning Policies

6.7 General Criteria

Policy 6-24: Council may not amend the Land Use Bylaw or enter into 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 law or regulation of the Provincial or Federal Governments;

c. is not premature or inappropriate due to:

i. the ability of the Town to absorb public costs related to the proposal;

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,

and leading to the site;

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. its impact on nearby watercourses or wetlands;

ix. site-specific climate change risks, such as threats of flooding;

x. the potential to create flooding or serious drainage issues, including within the site and in nearby areas;

xi. xi. 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.
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Relevant Planning Policies

6.7 General Criteria – Information required if needed

Policy 6-25: Council may, in addition to any other required information, require any or all of the following information prepared by an

appropriate qualified professional, at the applicant’s cost, and at a level sufficiently detailed to evaluate whether the criteria for

amending the Land Use Bylaw or entering into a development agreement have been met:

a. a detailed site plan showing features such as, but not limited to:

i. topography;

ii. location and dimensions of existing and proposed property and unit lines;

iii. location of zoning boundaries;

iv. use, location, and dimensions of existing and proposed structures;

v. existing and proposed watercourses and wetlands;

vi. location and dimensions of existing and proposed road, bicycle, and pedestrian networks;

vii. location and dimensions of driveways, parking lots, and parking spaces;

viii. type and amount of site clearing required, if any;

ix. location of buffers;

x. location and dimensions of existing and proposed parks and recreation lands, whether public or private;

xi. location of utilities;

xii. development densities;

b. elevation drawings of existing and proposed structures including, but not limited to, dimensions and exterior materials;

c. a site grading plan;

d. a landscaping plan;

e. a drainage and stormwater management plan;

f. a traffic impact assessment that evaluates the ability of existing road, bicycle, and pedestrian networks to accommodate

traffic generated by the proposed development;

g. a geotechnical study;

h. a shadow study;
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