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REQUEST FOR DECISION 
SUBMITTED BY: Jessica McDonald, Director of Community 

Development 

DATE: May 30, 2019 

SUBJECT: Application to amend the Municipal Planning 
Strategy in Historic Downtown Commercial (C1) 
Zone 

 
 
ORIGIN 

An application was received on May 29, 2019 from Black Seal Properties requesting an 
amendment to the Municipal Planning Strategy to create the ability to negotiate height and 
design elements by development agreement (Policy CDA-8).  
 
RECOMMENDATION 

That Town Council refer the matter to staff to undertake a public participation meeting in 
consideration of the requested MPS amendments, on Tuesday, June 25th at 6PM at Town Hall. 
Following the meeting, all public feedback and staff planning analysis will be submitted to 
Council for further consideration. 
 
BACKGROUND 

Black Seal Properties currently has two properties on King Street under a purchase and sale 
agreement: 527/535 King Street and 641 King Street. Both properties are zoned Historic 
Downtown Commercial (C1) and designated as Downtown Commercial on the Future Land Use 
Map in the Municipal Planning Strategy (MPS).  
 
The Historic Downtown Commercial (C1) Zone offers a range of retail, professional, and service-
related businesses as well as complementary residential development. As articulated in the 
Downtown & Waterfront Master Plan (2013), Council would like to see King Street develop and 
grow as the cultural centre of town, complete with walkable urban character and features that 
allow people the opportunity to work, live and partake in recreational activities in the 
downtown core.  
 
DISCUSSION 

Purpose of this preliminary report is to provide Council with information regarding the 
proposed request to consider a policy change in the Town’s Municipal Planning Strategy and to 
request that Council schedule a Public Participation Meeting to receive feedback on this 
application. 
 
Black Seal Properties would like to build a new building with ground floor commercial, covered 
parking and residential on the upper levels at 527/535 King Street. These lots are currently 

 
Document # 

Approved 

Date 

COPIES TO: 
Council  
Senior Mgmt  
Discussion Session  
Agenda  
Committee  
Other  



2 | P a g e  
 

vacant, having been destroyed by fire in October 2017. The current policies in the Historic 
Downtown Commercial (C1) Zone, do not permit new development higher than three storeys 
except on corner properties. Black Seal Properties would like a policy change to enable Council 
to consider four storeys by development agreement.  
 
Black Seal Properties is looking at redevelopment opportunities for the property at 641 King 
Street, again with ground floor commercial, covered parking and residential on the upper 
floors. Black Seal Properties would like a policy change to enable Council to consider proposals 
that meet the Town’s objectives to enhance and protect King Street’s unique built form, 
pedestrian-friendly character and aesthetically pleasing streetscape but do not meet the Urban 
Design Requirements.  
 
Submission of this report does not suggest a positive or negative recommendation of this 
proposal. Community Development staff will provide Council with a detailed analysis and 
recommendation relating to this application after the Public Participation Meeting has taken 
place. 
 
Simplified Planning Application Timeline: 
Step 1 – Preliminary report to Council  
Step 2 – Public Participation Meeting (PPM) proposed for June 25 
Step 3 – Planning Analysis Report to Council 
Step 4 – First consideration of proposed MPS Amendment 
Step 5 – Public Hearing and Council Decision on the MPS Amendment  
Step 6 – Review of the MPS Amendment and by the Department of Municipal Affairs 
Step 7 – Publication of the MPS Amendment (South Shore Breaker) 
 
IMPLICATIONS 

Financial/Budget 
Not applicable. 
 
Legal 
Not applicable. 
 
Strategic Priorities / Work Program 
Municipal Planning Strategy 
Economic Action Plan, Goal #1: King Street is a vibrant and thriving place. 
 
OPTIONS 

1. Refer the matter to staff and schedule public participation meeting for June 25th. 
2. Defer the matter to staff for more information prior to proceeding to public 

participation.  
 
COMMUNICATONS / PUBLIC CONSULTATION 

MPS Policy IM-7 describes the required public participation program that staff and Council must 
undertake before Council can consider final approval of the requested map and text 
amendments (rezoning) and development agreement. Notification will be provided in writing to 
all property owners within 30 meters (100 feet) of the subject property. An advertisement will 
also be placed in the local newspaper 1-week prior to the public participation meeting 



 
 
Black Seal Properties 
PO Box 27055 
Halifax, NS, B3H 4M8 
(902) 233-0056 
jodycomeau19@gmail.com 
 
 
May 29, 2019 
 
Town of Bridgewater 
60 Pleasant Street 
Bridgewater, NS, B4V 3X9 
 
Re: Bridgewater planning document amendment application – 527/535, 641 King 
St. 
 
527/535 King Street 

 

This property, located directly in front of Town Hall, is currently under purchase agreement 

with Black Seal Properties. To render this project a successful mixed-use building, the ground 

level should be operated as commercial use and the levels above as multi-family apartments. 

To create a desirable residential property, the need for parking for the residents is crucial. 

While working through our due diligence, we have determined that if we were to build a 

three storey building (as per current height restrictions on that section of King St.) and use 

the back half of the 1st level as covered parking, our costs would out-weigh the property’s 

end value, making it not financially feasible for Black Seal Properties to proceed. With that 

said, we strongly believe in the King Street revival and are very interested in working 

together to make this project work. While still early in the planning stage, we know the 

addition of a 4th storey is required to financially support this project. 

 

To move forward on this development, we are requesting assistance from the Town of 

Bridgewater to work directly with Black Seal Properties, to find solutions such as the option 

mentioned above, in order to achieve a viable development opportunity. 

 

641 King Street 

 

This property is commonly known as the Gow’s building has accommodated the Gow’s 

Furniture store for many years and has been an anchor for King Street. Black Seal Properties 

currently has this property under agreement as well and is working through the necessary 

due diligence. Our vision is utilizing the ground level as commercial space. Existing second 
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floor and development of a third floor both to be used as residential. Similar to 527/535 King, 

the need to create residential parking is required. We have reviewed all possible parking 

options and have determined the only viable solution would be to use the right hand side of 

the property (as viewed from King St.) as an entrance to the back of the building.  The tenant 

would access covered parking, which would be large enough to accommodate all of the 

residential units. To accommodate this, a garage door entrance is required.  Existing King 

Street zoning restrictions do not allow garage door entrances. We understand there are 

aesthetic and safety concerns having an entrance on King Street, but would like to explore 

solutions to meet the needs of the town and to support Bridgewater's plans to intensify the 

residential concentration in the downtown core.  

 

With focus on overcoming the points of concern, there are concepts that can be explored.  

For instance, the safety of pedestrians may be addressed by installing speed bumps on the 

inside and outside of the garage entrance, censored lights when the door opens and closes, 

speed signs inside of the tunnel displaying max speed of 5 kms, and mirrors that show the 

driver if pedestrian is approaching, etc.   

 

The aesthetic, or architectural look to the entrance of the garage door would reflect that of 

the overall design of the building.  

 

We value the importance of these concerns and look forward to further discussions with the 

town, working together to satisfy these, while making it a financially acceptable way to 

create parking on this site. 

 

 

Black Seal Properties is committed to partnering with the town of Bridgewater in its goal to 

help intensify King Street with safe, efficient, desirable, and long-lasting properties. We 

greatly appreciate your consideration to these requests. 

 

Thank You 

Black Seal Properties 

 


