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SECTION 1 INTRODUCTION 
 
1.1 Background 
 
The North End of Sydney is one of the CBRM’s most unique neighbourhoods.  In this 
area one can find homes and churches that date back to the founding of Sydney in the 
1780s.  The historic atmosphere, the legacy of fine old trees, the harbour views, and the 
proximity to the shops and services of downtown Sydney all suggest that the North End 
should be one of the region’s most popular places to live. 
 
Unfortunately, recent decades have not been kind to this neighbourhood.  The peninsula 
on which the North End is located is bounded on one side by the infamous Muggah 
Creek, the repository of industrial contaminants created by one hundred years of steel 
making in Sydney.  This blighting effect has been compounded by a general deterioration 
in the area’s housing stock as older houses have been converted into apartments with 
little or no sensitivity to the architectural character of the building or to good site design.  
Finally, a general trend in the Sydney area that has seen investments in new residential 
and commercial development occur primarily on the outskirts of the community has led 
to a decline of the centre, particularly the downtown and the North End. 
 
Despite the recent problems, in 2006 there are good reasons for optimism about the North 
End’s future.  Sydney’s steel plant has been closed and the site is to be redeveloped into a 
modern, port-oriented industrial park.  The polluted tar ponds in the Muggah Creek 
estuary are to be cleaned up over the next ten years under a $400 million program jointly 
funded by the federal and provincial governments.  The new Sydney Marine Terminal on 
the North End waterfront has recently become a focal point for tourism and recreational 
activities and it is anticipated that this area will soon be connected to downtown Sydney’s 
highly successful waterfront boardwalk. There is renewed interest in the history of the 
North End by both local residents and visitors to the area.  Finally, it is hoped that a 
program underway in 2005 to facilitate façade improvements for buildings along 
Charlotte Street signals the beginning of an era of renewed vitality in the downtown core.  
 
It is in this spirit of hope and renewal that this secondary planning strategy has been 
prepared for the North End of Sydney.  
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1.2 Public Participation 
 
In June, 2004 the CBRM Planning Advisory Committee (PAC) was in the process of 
finalizing its recommendations to Council regarding a Municipal Planning Strategy 
(MPS) to govern future development in the entire Cape Breton Regional Municipality.  
The new MPS was intended to replace the fifteen municipal planning strategies and land 
use bylaws previously in effect in the CBRM.  These fifteen land use planning documents 
were the legacy of the eight municipalities that existed prior to 1995 when the CBRM 
was created by amalgamating these eight units into one. 
 
During one of the June, 2004 meetings of PAC the Old Sydney Society made a 
presentation at which the historic significance of the North End was emphasized and a 
plea was made to designate part of the neighbourhood as a heritage conservation district.  
The Committee took note of the fact that there was already a recommendation in the MPS 
indicating that the North End was a priority area for a secondary planning process, and 
passed the following motion: 
 
MOTION 
Moved by Councillor Bruckschwaiger, seconded by Councillor MacKeigan that a 
recommendation be made to Council to accept the draft Municipal Planning Strategy 
direction for the development of a secondary Planning Strategy exclusively for the North 
End and that this project be given priority over all other policy directions and that staff 
strive to complete the secondary Municipal Planning Strategy for the neighbourhood 
within a six month time frame. Motion Carried 
 
Following the approval of the regional MPS by Council on September 17 and completion 
of October’s municipal election planning staff proceeded with a program to consult with 
the public regarding planning issues in the North End.  A total of seven informal public 
meetings were held between October 19, 2004 and February 7, 2005. 
 
The meetings were advertised through householder mail and in the Cape Breton Post. 
Property owners not actually living in the North End were contacted by direct mail.  
Attendance averaged approximately 30 persons at each meeting.  Although the meetings 
were facilitated by the Planning Department, there was also participation from CBRM’s 
Economic Development Manager, as well as staff from CBRM Public Works, the Cape 
Breton Regional Police Service, CBRM Fire Services, the Sydney Ports Corporation, the 
Nova Scotia Department of Tourism, Heritage and Culture and the Nova Scotia Historic 
Places Initiative.  Although Planning staff began the sessions with a formal presentation 
on demographic and development trends in the North End, the meetings were generally 
very informal in nature. 
 
Following the first series of public meetings, first drafts of the North End Planning 
Strategy and Land Use Bylaw were prepared, as well as first drafts of a heritage 
Conservation District Plan and Bylaw for a portion of the North End.  These documents 
made available for public review and discussion at an Open House held at the Lyceum on 
George Street on June 1 and 2.  Attendance was light and feedback on the drafts was 
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minimal; the only significant concerns that were raised related to the proposed Heritage 
Conservation District.   
 
After the Open House revised drafts of the Planning Strategy and Land Use Bylaw were 
prepared by Planning staff, and it was anticipated that these documents would be 
presented to Council in the fall of 2005.  However, in September two owners of land 
along the waterfront filed objections to some of the policies in the revised drafts.  The 
objections related primarily to the policies which sought to protect views of Sydney 
Harbour from the Esplanade. 
 
As a result of these concerns, implementation of the Planning Strategy was delayed to 
allow for more consultation with both the landowners and the general public.  A proposal 
was developed which would have preserved six specific views of the harbour through the 
use of viewplanes while at the same time allow for significant redevelopment to occur 
along the waterfront between the viewplanes. 
 
The viewplane proposal was presented at two public meetings late in 2005.  Reaction was 
mixed, with the landowners continuing to express concern that the viewplanes would 
unduly restrict development whereas many local residents felt that the viewplanes were 
insufficient because they did not preserve all existing views. 
 
Debate on the issue continued until March 20, 2006 when the CBRM Planning Advisory 
Committee decided to revise the draft Secondary Planning Strategy by retaining four of 
the proposed six viewplanes but removing two that protected views from the Esplanade 
south of the Sydney Marine Terminal.  Although two viewplanes were eliminated, the 
Committee kept provisions in the Planning Strategy intended to ensure that any 
developments in the area south of the Sydney Marine Terminal would be of a scale and 
quality that would have a significant positive impact on both the North End and in 
Sydney as a whole.    
 
As mentioned above, some concerns were expressed during the June, 2005 Open House 
regarding the restrictions associated with the proposed Heritage Conservation District 
Plan and Bylaw.  The concerns originated primarily from the Congregation of Notre 
Dane, owners of a convent, school and other properties located at 170 George Street 
within the proposed heritage conservation district.  Although the Congregation’s 
concerns were discussed on several occasions by the CBRM Heritage Advisory 
Committee, the Committee was not prepared to agree to the Congregation’s wish to be 
excluded from the District.  In addition, no compromise was reached between the 
Committee and the Congregation with respect to the rules within the District. 
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Just prior to the May 16, 2006 public hearing on both the new Secondary Planning 
Strategy and Heritage Conservation District Plan, opposition by the Congregation and its 
supporters to the heritage plan and bylaw intensified.  As a result, Council deferred 
consideration of the proposed heritage conservation district until the fall of 2006.  The 
Secondary Planning Strategy was approved, but the policies related specifically to the 
establishment of a heritage conservation district in the North End of Sydney were 
removed.    
 
In early 2007 the Heritage Advisory Committee commenced work on revisions to the 
Heritage Conservation District Plan and Bylaw, and in the fall of 2007 Open Houses and 
public meetings were held to gather neighbourhood input into the revised documents.  
Following the public sessions the Committee forwarded the revised Plan and Bylaw to 
Council for its consideration, and Council approval was granted on February 19, 2008.  
At the same time Council approved some amendments to this Secondary Planning 
Strategy and Land Use Bylaw related to the Heritage Conservation District.  
  
1.3 A Vision for Sydney’s North End 
 
In the course of the meetings held in the fall of 2004 a vision statement for the 
neighbourhood was drafted.  The vision statement describes how the residents who 
participated in the sessions would ideally like to see the neighbourhood develop over the 
next twenty years.  Creating a vision statement forces everyone to put aside their day to 
day concerns about the state of their community and look to the future with hope and 
optimism. Although a vision statement is by nature idealistic, it is nonetheless a very 
valuable starting point for formulating specific goals and objectives that the Municipality, 
working with the residents, can pursue in the coming years. 
 
The North End vision statement, as approved at a public meeting held on  
December 7, 2004 is as follows: 
 

A VISION FOR 2024 
 

• In 2024 the North End of Sydney is a vibrant neighbourhood characterized 
by well-maintained properties and tree lined streets.  Property values are 
strong and the area continues to attract people who wish to live in a safe, 
quiet area within walking distance of the hustle and bustle of Sydney’s 
revitalized downtown.   

 
• The historic atmosphere of the old North End has been carefully preserved.  

Older buildings are maintained with pride by their owners and newer 
buildings have been designed to complement their historic surroundings.   

 
• Industrial activities along Muggah Creek adjacent to the North End have 

largely disappeared and been replaced by a mixture of new housing and 
public parkland.   
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• The shoreline of Sydney Harbour between Battery Point and Dorchester 

Street is a focal point for tourism and public recreational activities.  Views of 
the harbour from the Esplanade have been protected and continue to delight 
residents and visitors alike.   

 
• The older residential streets of the North End are predominantly bordered 

by low density, ground oriented residential development, but the area retains 
its diversity with mixture of apartments, small businesses and professional 
offices in tastefully renovated older buildings.         

 
1.4 Goals 
 
The primary goals of this planning strategy are as follows: 
 
To protect the predominantly residential areas of the North End by ensuring that 
new development in those areas is compatible with a central urban residential 
environment 
 
To preserve and enhance the historic character of the North End  
 
To encourage the gradual phasing out of industrial activities in the North End while 
at the same time recognizing the legitimate needs of existing industries  
 
To promote the continued redevelopment of the shoreline of Sydney Harbour within 
the North End, primarily for tourism, recreational and residential activities 
 
To encourage a mixture of office and professional uses in the area of the North End 
which borders on the downtown area of Sydney  
 
To promote the development of an alternate route for trucks servicing industrial 
uses in the North End so as to minimize negative impacts of truck traffic on 
residential areas 
 
To promote improvements to the physical appearance of the North End, including 
the upgrading of both public and private property  
 
CBRM will attempt to achieve these goals through the implementation of the policies that 
are found throughout this planning strategy, and through the provisions of the land use 
bylaw which accompanies the Strategy.   The remainder of the Planning Strategy is 
divided into eight sections, one section devoted to each of the seven goals listed above, 
and a final section devoted to administrative considerations.   
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SECTION 2 RESIDENTIAL DEVELOPMENT 
 
The North End has an estimated population of 1, 215, with an average household size in 
2001 (the time of the last census) of 1.76, well below the CBRM average of 2.5.  
Although much of the North End is predominantly residential in character, the 
neighbourhood differs from most other residential areas of CBRM.  50.4% of the 690 
dwelling units in the planning area are in apartment buildings with at least three units, 
compared to 11. 7% in CBRM as a whole.  The majority of these units are found in large 
older structures originally built as single detached dwellings that were converted into 
apartments in the years following World War II.   
 
Most of those who participated in the public meetings expressed the opinion that the 
widespread conversion of older homes into apartments has been detrimental to the 
neighbourhood.  This residential intensification has resulted in many exterior changes to 
older homes that are perceived to be inconsistent with the heritage character of the 
neighbourhood. Although it is possible, through both the Land Use Bylaw and the 
Heritage Property Bylaw, for the Municipality to regulate changes to the exterior 
character of buildings, it must be recognized that when additional dwelling units are 
being created within a structure originally built as a single detached dwelling it is very 
difficult to comply with building and fire codes without creating exterior staircases and 
other structures that almost inevitably detract from the building’s heritage value. In 
addition to unattractive exterior renovations, conversions in the North End have resulted 
in the loss of a good deal of open space to parking.   
 
These concerns lead to suggestions at the public meetings that there should be no 
additional apartment development permitted at all in the North End.  
 
To preserve the character of the existing built-up residential areas of the North End, this 
Planning Strategy does not facilitate the conversion of additional older houses into any 
more than two residential units. Curtailing apartment development completely, however, 
is not the goal of this Planning Strategy.  It is recognized that more residential 
development within walking distance of Sydney’s downtown core is desirable from an 
environmental perspective by enabling more people to walk to work rather than to drive.  
It is also accepted that more residential development close to the core would be 
supportive of downtown revitalization efforts by creating a market for downtown 
businesses in close proximity to them.  It would not be in the broad public interest to 
discourage apartment development throughout the North End.   
 
Instead, the policies in this section attempt to strike a balance by limiting apartment 
development in those built-up areas of the North End which are primarily still composed 
of one and two unit dwellings, and by encouraging the development of new apartment 
buildings in other parts of the North End which are designed so as to enhance, rather than 
detract from the appearance of the neighbourhood. 
 
In defining the area where apartment development is to be limited, it must be recognized 
that although there are variations from block to block in the quality and composition of 
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the housing, a strong sense of neighbourhood unity was expressed during the public 
meetings.  For this reason it was felt that all built-up lower density residential areas in the 
North End should be treated in a similar manner despite these variations. 
 
Policy 1 
 
It shall be the policy of Council to designate an area on the Future Land Use Map as 
“North End Residential”.  All built-up areas of the North End where a majority of 
all residential buildings are comprised of one and two unit dwellings shall be 
included in this designation. 
 
Within the “North End Residential” designation new residential development shall be 
limited to low density, ground oriented housing, or, more specifically, one and two unit 
dwellings and townhouses.  Properties already occupied by a building housing three or 
more apartments shall have a maximum density based on the current number of units.  In 
accordance with the wishes of the neighbourhood as expressed during the public 
participation program, townhouse developments shall be subject to site plan approval.    
 
To facilitate the creative re-use of existing buildings, a wider range of non- residential 
uses shall be permitted in this designation than would normally be permitted in 
residential areas elsewhere in CBRM. These non- residential uses shall where necessary 
be subject to requirements related to parking, landscaping and other matters designed to 
ensure compatibility with adjacent land uses, and these requirements shall be 
administered through site plan approval. 
 
In the Heritage Conservation District are two properties located on PID# 15054042 and 
PID# 15054034 which are architecturally incompatible with the streetscape.  Both 
properties are one-storey two unit dwellings, which in the NER Zone would normally 
mean that no additional units could be added.  However, Council has decided that an 
exception should be made for these two properties that would allow for the buildings on 
these properties to be rebuilt or reconstructed so as to allow for a maximum of four units 
each providing that the new or rebuilt buildings are similar to the original 2 ½ and 1 1/2 
storey structures that historically occupied these sites.   Providing the owners with the 
option of developing additional units on these sites is an incentive to encourage the 
construction of buildings on these sites that are architecturally more consistent with the 
Heritage Conservation District.  This is justified because of the unique nature of this 
location.  Two of the oldest buildings in Sydney (St. Patrick’s Church and O’Brien 
House) are located immediately to the south, and it would be highly desirable if the 
historic and very visible streetscape next to them could be restored.  The properties in 
question are also unique in that they back onto the site of the largest apartment building 
in the North End (a nineteen unit structure on Charlotte Street), so the increased density is 
not incompatible with adjacent uses. 
 
The intent of the policies of this Secondary Planning Strategy is to discourage 
conversions of existing homes in the North End Residential (NER) designation into more 
than two dwelling units.  However, in 2014, eight years after the Strategy was adopted, 
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Council received a request to amend the policy with respect to a home located at 43 
Esplanade. This home is unique in that is contains more than 6,000 square feet of useable 
floor area, and is the largest single detached home in the NER designation. Policy 3 was 
amended by adding a Policy 3 (c) which allows a maximum of four dwelling units to be 
created on the property, subject to restrictions designed to ensure that the character of the 
home is preserved and that the visual impact on the surrounding properties is minimized. 
 
Policy 2     
    
It shall be the policy of Council to include in the Land Use Bylaw a zone to be called 
the North End Residential (NER) Zone.  This zone shall permit one and two unit 
dwellings, townhouses, apartment buildings at current densities as specified on the 
Zoning Map, and a range of non- residential uses felt to be compatible with a central 
urban residential area.  Site plan approval shall be required for townhouse 
developments and most non-residential developments to ensure compatibility with 
adjacent uses. 
 
Policy 3 
 
(a) It shall be the policy of Council to include a provision in the Land Use Bylaw to 
permit, in the NER designation : 

• Expansions of existing apartment buildings as identified on the Zoning Map 
• Reconstruction of existing apartment buildings as identified on the Zoning 

Map, if destroyed by fire or otherwise providing that there is no increase in 
the number of dwelling units on the lot. 

 
(b) It shall be the policy of Council that the existing two unit dwellings at PID# 
15054042 and PID# 15054034 shall be identified in the Land Use Bylaw as being 
eligible to be rebuilt or reconstructed into buildings containing a maximum of four 
units each, providing that: 

• A certificate of appropriateness has been issued for the new structure 
pursuant to the Heritage Conservation District Bylaw, and that the new 
structure is reasonably similar in size and architectural style to the 2 ½ and 1 
½ storey structures that historically occupied these sites, based on 
photographic records. 

• There is compliance with all other applicable requirements of the Land Use 
Bylaw. 

 
(c ) It shall be the policy of Council to allow the conversion of the dwelling located at 
43 Esplanade ( PID numbers 15053895 and 15053903), due to its unusual size, to be 
converted into a maximum of four dwelling units, providing that: 

• A certificate of appropriateness has been issued for any exterior renovations to 
the structure pursuant to the Heritage Conservation District Bylaw 

• There is no increase in the building footprint as it existed on January 20, 2015 
PID numbers 15053895 and 15053903 have been consolidated into one 
property 
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• A minimum of six paved parking spaces are created to the north of the dwelling, 
in accordance with the parking requirements in the Land Use Bylaw, and the 
parking area has been screened from adjacent properties and from the street by 
a combination of wooden fencing, hedges, and other planting materials 

• All areas of the property not covered by buildings, paved parking and paved 
driveway areas shall be landscaped with trees, shrubs, grass, flowers or a 
combination thereof 

• All existing mature trees on the property shall be maintained. 
• There is compliance with all other applicable requirements of the Land Use 

Bylaw. 
 
Policy 4 
 
New apartment development shall be encouraged in the following areas of the North 
End subject to a development agreement, or site plan approval: 

• Along the waterfront west of the Esplanade, pursuant to the policies of 
Section 6  

• Within the North End Downtown Fringe, pursuant to the policies of Section 
4 

• Within the Redevelopment Opportunity designation, subject to the policies of 
Section 5 

 
Scattered throughout the North End residential areas are several small scale commercial 
uses that have been in place for many years.  In most cases these uses are located on the 
ground floor of buildings with apartments located in the upper storeys.  Continuation of 
these uses and the conversion of them into other, similar uses is not felt to be a problem.  
Policy 5 provides for the creation of a special zone for these existing convenience stores 
and similar uses. 
 
Policy 5 
 
It shall be the policy of Council to include in the Land Use Bylaw a zone to be called 
the Convenience store and Optional Use (COZ) Zone.  This zone shall permit a 
variety of small scale commercial uses and apartments in mixed use buildings and 
will be designed so as to permit the conversion of these uses into other, similar uses.  
The COZ Zone shall only apply to existing commercial uses.  Zoning amendments to 
rezone properties to the COZ Zone to allow new commercial uses shall not be 
permitted.   
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SECTION  3 HERITAGE CONSERVATION  
 
During the public participation program held in the fall and winter of 2004-05, the need 
to protect the historic character of the North End was identified as a priority.  As a result, 
it was proposed that a seven block area between George Street and the Esplanade should 
be designated as a heritage conservation district given its concentration of historic 
properties.  This area contains no less than eight buildings that were erected between 
1785 and 1802, five of which have already been formally registered as heritage properties 
by the Province of Nova Scotia.   
 
When an area is designated as a Heritage Conservation District a Plan and Bylaw is 
developed pursuant to the Heritage Property Act specifically intended to protect the 
character of the area by regulating the external appearance of structures in the area.  The 
Heritage Conservation District designation also makes buildings in the area eligible for 
certain financial incentives provided by the provincial and federal governments designed 
to encourage conservation, and gives the Municipality the power to prevent demolition of 
buildings in the district. 
 
As mentioned earlier in this Planning Strategy, some concerns were expressed during the 
June, 2005 Open House regarding the restrictions associated with the proposed Heritage 
Conservation Plan and Bylaw.  The concerns originated primarily from the Congregation 
of Notre Dame, owners of a convent, school and other properties located at 170 George 
Street within the proposed heritage conservation district.  Although the Congregation’s 
concerns were discussed on several occasions by the CBRM Heritage Advisory 
Committee, the Committee was not prepared to agree to the Congregation’s wish to be 
excluded from the District.  In addition, no compromise was reached between the 
Committee and the Congregation with respect to the rules within the District. 
 
Just prior to the May 16, 2006 public hearing on both the new Secondary Planning 
Strategy and Heritage Conservation District Plan, opposition by the Congregation and its 
supporters to the heritage plan and bylaw intensified.  As a result, Council deferred 
consideration of the proposed heritage conservation district.  The Secondary Planning 
Strategy was approved, but the policies related specifically to the establishment of a 
heritage conservation district in the North End of Sydney were removed. 
 
In early 2007 the Heritage Advisory Committee commenced work on revisions to the 
Heritage Conservation District Plan and Bylaw, and in the fall of 2007 Open Houses and 
public meetings were held to gather neighbourhood input into the revised documents.  
Following the public sessions the Committee forwarded the revised Plan and Bylaw to 
Council for its consideration, and Council approval was granted on February 19, 2008.  
The boundaries of the proposed District were altered so as to exclude the Congregation of 
Notre Dame property at 170 George Street and several properties that were within the 
proposed District in May, 2006. 
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Policy 6 
 
It shall be the policy of Council to establish a Heritage Conservation District, as 
defined in the Heritage Property Act, in the North End of Sydney.   
 
The Municipality will place a high priority on identifying individual buildings and 
streetscapes in the remainder of the North End meriting individual designation, providing 
that the affected property owners are in agreement. Among the streetscapes worthy of 
consideration in the future are Intercolonial Street and the east side of George Street.  
 
The CBRM recognizes that there are several provincially registered heritage properties in 
the North End, and that registration at the provincial level places a significant 
encumbrance on an individual property owner.  In addition, most provincially registered 
properties are located on very small parcels of land with very few options available if the 
property is to be redeveloped.  In order to encourage retention of these properties through 
creative redevelopment, the Land Use Bylaw includes a provision that exempts them 
from all lot development, site plan approval and parking requirements.   
 
Policy 7 
 
It shall be the policy of Council, through its Heritage Advisory Committee, to 
actively pursue the designation of additional properties and streetscapes in the 
North End under the Heritage Property Bylaw, providing that the designation is 
agreed to by the affected property owners.    
 
Policy 8 
 
It shall further be the intention of Council to encourage creative redevelopment of 
properties registered by the Province of Nova Scotia under the Heritage Property Act 
by exempting these properties from lot development, parking and site plan approval 
requirements. 
 
Virtually all of the original buildings in the North End were constructed with two storeys 
or at least one and one half storeys.  When new buildings are being constructed it is 
important that some effort be made to ensure that new structures be reasonably consistent 
with the streetscape.  
 
Policy 9 
 
It shall be the policy of Council to include in the Land Use Bylaw provisions to 
ensure that all new main buildings in the NER and NEDF zones are a minimum of 
one and one half storeys in height. 
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SECTION  4 NORTH END DOWNTOWN FRINGE 
 
As part of the public participation program residents were asked to define a boundary for 
the North End planning area.  Although arguments were made that the boundary should 
be established at various locations both north and south of Dorchester Street, a consensus 
was eventually reached that Dorchester should be the boundary.  This decision, however, 
posed a dilemma: in the 2004 regional Municipal Planning Strategy the boundary of the 
Central Business District (CBD) was located well north of Dorchester.  Within the CBD a 
very wide range of commercial activities are permitted as of right (no requirement for a 
development agreement or site plan approval) and there are no parking requirements for 
any use with the exception of apartment buildings. 
 
It was decided that the area within the North End planning area which was originally part 
of the CBD required special treatment in the SPS.  The fact that the area contains the 
largest office buildings in Sydney and several other commercial uses clearly meant that 
residential zoning was inappropriate.  The wide variety of uses allowed in the CBD and 
the minimal development standards were, however, deemed unsuitable because of the 
area’s proximity to the North End’s residential areas.  It was felt to be particularly 
important that landscaping and parking requirements be in place.  People working in the 
CBD are already parking their cars on North End residential streets and it was felt that 
this should not be encouraged.  
 
Based on the foregoing, the area between the North End’s residential areas and the CBD 
shall be identified as the North End Downtown Fringe.  This area will act as a buffer 
between the two areas.  The range of permitted uses will include office uses, the 
predominant use at present, and a limited range of commercial uses.  Residential 
development, including apartment buildings, shall also be permitted. 
 
Policy 10         
 
It shall be the policy of Council to designate the area between the CBD and the 
North End residential areas as shown on the Future Land Use Map as the “North 
End Downtown Fringe”.  This are shall be zoned “North End Downtown Fringe” 
(NEDF) and in the NEDF Zone the Land Use Bylaw shall permit office uses and a 
variety of commercial uses but shall exclude a number of commercial uses which 
may have inappropriate visual impacts on nearby residential or heritage areas (such 
as automotive repair outlets and automobile sales establishments) or which are 
likely to generate traffic and noise at nighttime (such as cabarets or lounges). All 
new commercial buildings shall be subject to site plan approval so as to ensure that 
landscaping and parking issues are adequately addressed, unless a development 
agreement is required pursuant to Policy 12 or Policy 13.2. 
 
Policy 11 
 
It shall be the policy of Council to permit new apartment buildings within the North 
End Downtown Fringe, subject to site plan approval to ensure that landscaping and 
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parking issues are adequately addressed, unless a development agreement is 
required pursuant to Policy 12. 
 
High buildings can have a dramatic visual impact on the streetscape and may also have 
negative street level impacts for pedestrians by creating intensive winds.  The effects of 
wind tunneling created by a high building can be found on Dorchester Street in front of 
the existing Commerce Tower.  In order to ensure that these impacts are properly dealt 
with in any new buildings, all buildings exceeding 35 ft. in height shall be subject to a 
development agreement.  A development agreement also provides Council with a good 
tool which can be used to ensure that other matters such as architectural suitability and 
overall compatibility with the streetscape can be addressed. 
 
Policy 12 
 
It shall be the policy of Council to include in the Land Use Bylaw provisions to allow 
buildings exceeding 35 ft. in height in the NEDF Zone.  However, to ensure that the 
potential negative impacts of such buildings are minimized, Council shall require 
the developers of all such buildings enter into a development agreement.  In 
considering whether or not to enter into such a development agreement Council 
shall have regard to the following criteria: 
 

• A study shall be carried out to determine any wind tunneling effects the 
building may have, and provisions shall be included in the agreement to 
ensure these impacts are minimized 

• The design of the building shall be evaluated so as to ensure that at the street 
level it is conducive to pedestrian convenience and interest, by, for example, 
creating street level retail space, avoiding blank windowless walls adjacent to 
the sidewalk or through the use of features such as fountains, planters or 
decorative stone or brick work 

• The architecture of the building shall be evaluated so as to ensure that it is 
reasonably compatible with adjacent buildings  

• Adequate parking for the use(s) proposed shall be provided, either on-site in 
or in a facility located within 500 ft. of the site, but uncovered parking lots 
within yards abutting Dorchester Street shall not be permitted 

• Buildings exceeding 35 ft. shall not be permitted on lots abutting a lot within 
the NER Zone 

• Provisions shall be included in the agreement, including performance bonds 
if necessary, to ensure that the work specified in the agreement is carried out 
in a timely manner and to the Municipality’s satisfaction 

 
As mentioned earlier, parking by downtown workers on the North End’s residential 
streets has already been identified as a problem.  It is possible that this problem may be 
exacerbated in the future if the lands just north of the Royal Cape Breton Yacht Club are 
developed, as this site currently provides parking for approximately one hundred 
vehicles. The solution to the problem is the creation of more and better parking facilities 
in the downtown core. 
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A report prepared for the local regional development authority by a Halifax consulting 
firm in 2002 on the future of downtown Sydney recommended the creation of a new 
parking facility within the block bounded by George, Pitt, Charlotte and Dorchester 
streets.  The CBRM should revisit this report and consider implementation of its 
recommendations.  
 
Policy 13 
 
It shall be the policy of Council to address the issue of parking in the downtown core 
spilling over onto the North End’s residential street by revisiting the 
recommendations of the 2002 report to the regional development authority 
regarding the creation of a new parking facility in downtown Sydney. 
 
As discussed earlier, it is the intent of this Planning Strategy to ensure that new 
developments in the North End Downtown Fringe area are reasonably compatible with 
nearby residential and heritage areas.  For that reason new alcohol beverage service 
establishments such as cabarets or lounges are not permitted.  However, in 2018 a 
proposal was received by the CBRM to convert a former church hall located at 52 
Nepean Street immediately adjacent to the North End Downtown Fringe into a cider 
microbrewery with a “tasting room” or “hospitality room” as an companion use.  After a 
review of the proposal and consultation with the neighbourhood through a well attended 
public participation program, it was felt that this activity could be an appropriate addition 
to the area, providing that measures were put in place to ensure that the scale of the 
project is limited to ensure that it will be reasonably compatible with nearby residential 
areas, that consumption of alcohol will be limited to products produced on-site and that 
the hours of operation will be regulated so as to ensure that late night activities are 
prohibited.     
 
Policy 13.2 
 
It is Council’s intention to permit an alcohol processing facility (such as a 
microbrewery) within the North End Downtown Fringe, providing that the Owner 
of the facility enters into a development agreement with Council which limits the 
scale of the facility so as to ensure that it is reasonably compatible with nearby 
residential areas, and in particular to ensure the serving of alcoholic beverages at 
the facility be (1) limited to products produced on-site, (2) not take place late at 
night and (3) not take place in a club, lounge, beverage room or cabaret as defined 
by the Province.  
 
 
 
SECTION  5 THE AREA BORDERING MUGGAH CREEK:  AN 
OPPORTUNITY FOR REDEVELOPMENT 
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The entire north and east side of Sydney’s North End neighbourhood is bordered by a 
strip of industrial land adjacent to Muggah Creek.  Across Muggah Creek is the site of 
the former Sydney steel plant, closed in 2001 and expected to be the location of future 
port related industrial development.  The Muggah Creek estuary is the site of the Sydney 
Tar Ponds and not far way is the former Coke Ovens site, two areas contaminated with 
the detritus of a hundred years of steel making in Sydney.  These sites are well known 
throughout Canada as two of the country’s greatest concentrations of toxic waste.  At the 
time of report preparation, plans were being finalized for a ten year cleanup of these areas 
at a cost of $400 million, shared between the federal and provincial governments.    
 
The portion of the North End planning area adjacent to the Sydney Tar Ponds is 
characterized by a variety of industrial activities including a new municipal sewage 
treatment plant, railway uses, a number of older warehouses utilized for various purposes 
and a fuel tank farm and distribution facility.  Most of the lands in the area are owned by 
the federal, provincial or municipal governments, although some is in private ownership.  
Much of the area is vacant and desolate, dominated visually by the barren landscape of 
the former Sydney Steel plant site on the other side of the Tar Ponds. 
 
Over the next few years it is expected that activity associated with the actual cleanup and 
remediation of the Tar Ponds will dominate the area.  Eventually, however, the cleanup 
will be completed and the area bordering Muggah Creek will be greatly improved in 
appearance.  With this eventuality in mind, North End residents hope that by 2024 the 
swath of land along the creek will be primarily a green belt available for public use and 
enjoyment, combined with carefully planned new housing developments.   
 
The 2024 vision anticipates that most of the existing industrial activities will have been 
relocated by that time to more appropriate locations on the other side of Muggah Creek.  
For that reason, new industrial development in this area will be discouraged by this 
planning strategy.  In recognition of the fact that the existing industries are important 
contributors to the local economy and cannot necessarily be quickly or easily relocated, 
this planning strategy will provide for the continued existence of these businesses, small 
scale expansions, and conversions of existing uses into different uses that are felt to be 
less deleterious to nearby residential areas than the existing uses. 
 
Policy 14 
 
It shall be the policy of Council to designate the area of the North End bordering the 
Sydney Tar Ponds as shown on the Future Land use Map as a “Redevelopment 
Opportunity” area.  This area shall be zoned as a “Redevelopment Opportunity” 
(RO) zone in which the following uses shall be permitted: 

• Park and recreational uses, cultural uses such as museums 
• Existing industrial uses in accordance with Policy 15 
• Residential uses in accordance with Policy 16 
• One and two unit dwellings on lots existing as of the date of adoption of this 

Planning Strategy 
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Policy 15 
 
It shall be the policy of Council to include in the Land Use Bylaw provisions to 
permit the continuation of existing industrial uses in the RO designation, and to 
permit conversion of the structures housing such uses into different uses providing 
that these new uses have no significant greater negative impact than the existing 
uses in terms of noise, odour, traffic generation and visual impact on the residential 
areas of the North End.  The Land Use Bylaw shall permit expansions of existing 
industrial uses that were active at the time of adoption of this planning strategy, but 
only following approval of a site plan designed to protect nearby residential uses.  
Expansions shall be limited to the property where the industrial activity was located 
at the time of planning strategy adoption, and for clarity these properties shall be 
identified in the text of the RO Zone.   
 
Policy 16 
 
It shall be the policy of Council to permit significant residential development in the 
Redevelopment Opportunity (RO) designation in the future when the cleanup and 
remediation of the Sydney Tar Ponds is approaching completion or has actually 
been completed.  These new residential developments will be permitted by 
development agreement to ensure that design and servicing of these developments 
are subject to careful planning.  In considering whether or not to approve such a 
development agreement Council shall have regard to the following: 
 

• That Council is in receipt of a report from an environmental consulting firm 
with expertise in remediation of contaminated industrial sites indicating that 
the site of the proposed development has been adequately remediated and is 
safe for residential use 

• That adequate provisions are in place to ensure the development is serviced 
with roads, water, sewer, storm drainage and landscaping, including the use 
of performance bonds to ensure that the work proposed is completed as 
planned 

• That the development should include a mixture of different housing types 
and densities, as well as commercial uses primarily intended to serve the 
needs of the neighbourhood, but in no case shall the density of any proposed 
development exceed one dwelling unit per 1,000 sq. ft. of land area  

 
 
SECTION  6 THE NORTH END WATERFRONT  
 
6.1 Introduction 
 
The lands along the North End waterfront present some of the greatest opportunities for 
development in Sydney.  The area consists of three separate but related sub-areas: 
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• The Sydney Marine Terminal - This site, the former federal government wharf, 

has recently been acquired by CBRM and is being managed by the Sydney Ports 
Corporation.  In recent years the Corporation has overseen the redevelopment of 
the wharf into a multi purpose facility including Cape Breton Island’s major 
cruise ship docking facility, an entertainment venue, the Sydney farmer’s market, 
and a visitor information centre.  In addition, the facility continues to service 
other vessels including fuel carriers and Coast Guard ships. 

 
• An area, largely in private ownership, between the foot of Dorchester Street 

and the Sydney Marine Terminal - This site has been identified by CBRM in 
the past as crucial to the Municipality’s plans to extend the Sydney boardwalk 
beyond its present terminus at the Royal Cape Breton Yacht Club up to the 
Marine Terminal.  

 
• The former Sydney Drydock site north of the Marine Terminal - This site, in 

private ownership and now abandoned, has been a bone of contention with North 
End residents for years due to its unsightly appearance.  The site is approximately 
five acres in size and has almost 1,000 feet of harbour frontage. 

 
This area is very close to downtown Sydney and to the North End’s historic residential 
neighbourhoods.  As a result, it is very important that the architectural design and the 
landscaping of new developments be regulated in an attempt to ensure that these 
developments are aesthetically pleasing and that they complement, rather than detract 
from, the waterfront setting.  In the vision for the North End for 2024, protection of 
harbour views from the Esplanade has been identified as a priority.  For the Sydney Ports 
Corporation, flexibility in the future use of its property is critical so as to not compromise 
future economic development opportunities.  The policies in this section have attempted 
to address all of these concerns. 
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6.2 View Protection 
 
During the public participation program that was carried out in conjunction with the 
North End planning process strong support was expressed for the preservation of existing 
views of Sydney Harbour from the Esplanade and Ortona Drive.  This support is 
expressed in the North End vision statement for 2024.  As part of the planning process 
CBRM staff developed a proposal to protect six existing views of the harbour by 
designating viewplanes within which no buildings could built which blocked the view of 
the water from a specific location on the Esplanade.  After a lengthy period of public 
debate it was concluded by the Planning Advisory Committee that two viewplanes 
affecting the area south of the Sydney Marine Terminal were, if approved, likely to 
inhibit highly desirable development in that location, and consequently should be deleted.  
The remaining four viewplanes have been incorporated into this Planning Strategy, as 
well as the intent to protect the view of the harbour as seen from the centreline of 
Dorchester Street  
 
Policy 17 
 
It shall be a policy of Council to preserve four key views of Sydney Harbour from 
the Esplanade and Ortona Drive by designating four viewplanes within which 
future development shall be regulated so as to ensure that these four views are not 
obstructed.  These four viewplanes are shown on Map 2, which forms part of this 
Planning Strategy.  Provisions shall be included in the Land Use Bylaw to ensure 
that the integrity of the four viewplanes is maintained.   It shall further be Council’s 
policy to ensure that the Land Use Bylaw include a provision requiring that the view 
of Sydney Harbour from the centreline of Dorchester Street be preserved.  View 
preservation shall not be a consideration for any development approval outside of 
the four specified viewplanes and the view from Dorchester Street, as specified 
above. 
 
6.3 Sydney Marine Terminal Site 
 
Policy 18 
 
Because of the Sydney Marine Terminal’s strategic location in proximity to 
downtown Sydney’s:  

• central business district;  
• historic North End, and  
• the waterfront recreational/tourist/service-retail commercial sector anchored 

by the Boardwalk;   
 
It shall be a policy of Council to designate it as the primary terminus for the cruise 
ship industry. 
 
Because of:  

• the excellent site condition of the docking facilities;  
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• the extensive paved terminal lay-down area; along with  
• a large sprinklered transit warehouse;  

It shall be a policy of Council to also designate the Sydney Marine Terminal for:  
• marine/road/rail related transportation terminus uses, including any 

industrial use providing service and fabrication support to offshore business 
endeavours; and 

• regional tertiary service industry facilities (e.g. wholesale, warehousing, bulk 
fuel oil transmission) dependent on the marine terminus.   

 
However, its situation in proximity to the historic North End comprised of a 
concentration of residential structures of relatively high architectural and 
assessment value interspersed with the highest concentration of museums of any 
community in the CBRM warrants a designation tempered with respect for 
adjacent land uses.  The terminus shall not be used for:  

• loading/unloading and storage of obnoxious commodities such as non-
containerized loose bulk cargo, unless it is break-bulk cargo transported on 
pallets; or 

• extremely dangerous commodities such as explosives and propane 
This policy directive is implemented in the Land Use By-law by establishing an 
exclusive zone to be in effect for this site called the Sydney Marine Terminal (SMT) 
Zone, which shall be in effect for the entire area designated ‘Sydney Marine 
Terminal’ on the Future Land Use Map. 
 
6.4 Waterfront Southern Sub-Area 
 
The area lying between the Sydney Marine Terminal and the current terminus of the 
Sydney boardwalk presents special challenges and opportunities for the North End 
planning process.   
 
Almost completely vacant at the time of plan preparation in 2006, this area provides an 
ideal opportunity for tourism related development that will complement both the adjacent 
cruise ship facility as well as the boardwalk to the south.  Redevelopment of the 
waterfront for tourism related purposes was specifically identified in the North End 2024 
vision statement.  In addition, the area provides the opportunity to develop high quality 
housing that will attract new residents to the North End without altering the character of 
the existing built-up residential areas.   
 
Since the adoption of the North End Planning Strategy in 2006, the waterfront boardwalk 
has been extended along the shoreline to connect the former yacht club property to the 
Joan Harris Cruise Pavilion, and the CBRM has acquired ownership of most of the land 
within this designation.  The only remaining lands not owned by CBRM in 2015 are two 
parcels owned by Harbour Royale Developments.  In that year Harbour Royale requested 
amendments to the policies adopted in 2006 to accommodate an eleven storey apartment 
building with ground floor commercial uses on the site they own, which is located on the 
Esplanade immediately opposite the Commerce Tower.  Council has decided to amend 
the Plan and Bylaw to accommodate the Harbour Royale proposal as it is consistent with 
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the original vision for the North End (to promote residential development) and respects 
the 2006 view protection policies.   
 
 
Policy 19 
 
It shall be the policy of Council to designate the area of the North End waterfront located 
south of the Sydney Marine Terminal as the Waterfront Southern Sub-Area on the Future 
Land Use Map.  This area will be identified on the Zoning Map as the Waterfront 
Southern Sub-Area (WSSA) Zone. It shall be a policy of Council that a wide range of 
commercial, cultural and community uses compatible with the tourism industry will be 
permitted in this area, as well as relatively high density residential development, 
providing that the view of Sydney Harbour from the centreline of Dorchester Street 
between the Esplanade and Charlotte Street shall be maintained, and the integrity of 
Viewplane #1, as shown on Map #2, shall be maintained. 
 
6.5 Waterfront Comprehensive Development District 
 
The area north of the Sydney Marine Terminal is occupied by the former Sydney drydock 
facility, which has been closed for several years.  In this Planning Strategy this site shall 
be designated as a comprehensive development district where any redevelopment would 
be subject to an agreement with CBRM intended to ensure compatibility with other land 
uses in the North End.  It is intended that a fairly wide range of uses will be permitted 
within the Waterfront Comprehensive Development District.  This includes hotels, 
restaurants, housing, cultural facilities and marine uses.  
 
Nova Scotia’s planning legislation does not permit CBRM to prevent the reopening of the 
former drydock facility, although by designating the facility as a non-conforming use 
CBRM can restrict its conversion into another industrial use, can prevent its 
reconstruction if it is demolished, and can prevent its expansion.  In so doing, however, 
the CBRM may preclude the possibility of a desirable marine oriented industrial activity 
taking place at the site.  Therefore, although Council intends to make the industrial use at 
the Sydney Drydock site a non conforming use within the meaning of the Municipal 
Government Act, it is also Council’s intention to allow the redevelopment of this site for 
marine oriented industrial purposes by means of a development agreement containing 
provisions designed to protect nearby residential areas from any negative impacts 
associated with such a development.    
 
Policy 20 
 
It shall be the policy of Council to designate the area north of the Sydney Marine 
Terminal as the Waterfront Comprehensive Development District, and zone it to the 
Waterfront Comprehensive Development District (WCDD) Zone. Within this area 
new development will be regulated by means of development agreements intended 
to ensure that: 
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(1) New developments include adequate landscaping and are designed so as to 
aesthetically complement the waterfront setting as viewed from the 
Esplanade, Ortona Drive, and the Sydney Marine Terminal  

(2) New developments include provisions to allow for public access to the 
waterfront (unless redeveloped for a marine industrial use) and must ensure 
that CBRM can extend a public walkway along or near the shoreline from its 
present terminus at the Royal Cape Breton Yacht Club north towards 
Battery Point 

(3) New developments do not exceed eight storeys in height and do not obstruct 
those existing views of Sydney Harbour specified on Map 2 (North End 
Sydney Viewplanes), except that Council may consider, as part of a 
comprehensive development proposal, the altering of the orientation of view 
planes in relation to the viewpoints specified on Map 2 provided such view 
planes cover no more than 20 per cent of the subject property  

(4) If the site is redeveloped for apartments or for tourism accommodations, at 
least one on-site parking space shall be provided for each residential unit and 
for each hotel room, and the majority of all such spaces shall be located 
within the complex in a weather protected garage facility. The garage 
facility, if visible from the exterior of the development, shall be screened by 
landscaping from any public walkway, from the Esplanade and Ortona 
Drive. 

(5) Performance bonds will be included as part of the agreement if deemed 
necessary by Council to ensure that work related to items (1) to (4), above, is 
completed in a satisfactory and timely manner 

 
It shall be the policy of Council to allow a wide range of uses in the WCDD Zone, 
including housing, accommodations businesses, cultural facilities, restaurants, and 
marine related businesses such as ships’ chandleries, marinas, and offices for tour 
boat operations.  Development agreements must address the criteria listed above.  
Marine industrial uses shall be permitted in the WCDD Zone pursuant to Policy 21.  
 
Policy 21 
 
It shall be the policy of Council to make the Sydney drydock facility a non-
conforming use as defined in the Municipal Government Act of Nova Scotia. 
Redevelopment of this site shall be by means of a development agreement approved 
by Council for:  

• the uses specified in Policy 20, and 
• the redevelopment of the former drydock facility into a marine dependent 

industrial use 
 
In addition to the criteria of Policy 20, any development agreement respecting a 
marine dependent industrial activity on the Sydney Drydock site shall ensure the 
following: 
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• That provisions are included in the agreement with respect to noise 
generation, dust emissions and truck traffic designed to protect nearby 
residential areas from any significant associated negative impacts 

• That the proposed use shall not involve the transport of coal, gypsum or 
similar uncontainerized cargo, the unloading or processing of fish or fish 
products, or the transport or storage of dangerous commodities such as 
explosives or propane  
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SECTION  7 MAKING THE  PLAN WORK 
 
7.1 Introduction 
 
Throughout this secondary planning strategy the various policies spell out ways in which 
Council hopes to encourage better design when new developments take place in the 
North End.  Site plan approval, development agreements, and other provisions within the 
Land Use Bylaw are all intended to make sure that the mistakes of the past are not 
repeated. 
 
Given the continuing weakness of the local economy, however, it is unrealistic to expect 
that investments by private sector developers will be enough to ensure that the vision for 
2024 articulated for the North End will become a reality.  In some cases a pro-active 
approach by the Municipality, in the case of carefully targeted public expenditures, may 
be justified. 
 
7.2 Heritage Conservation Incentives 
 
Nova Scotia’s Heritage Property Act allows municipal governments to provide financial 
incentives for owners of designated municipal heritage properties and properties within 
municipal heritage conservation districts.  The purpose of such incentives is to encourage 
owners of such properties to undertake renovations that are consistent with the building’s 
heritage character.  The incentives also help to compensate owners for the restrictions 
that are invariably placed on them by virtue of having been designated a heritage 
property. 
 
At the time this planning strategy was prepared only one municipality in Nova Scotia, the 
Halifax Regional Municipality, had a heritage incentive program in place.  Although the 
CBRM is obviously not in the same position financially as Halifax, it is still important 
that consideration be given to creating a modest heritage conservation program utilizing 
whatever resources are available.   
 
The North End would, of course, potentially be one of the areas of CBRM to benefit most 
from such a program, given the concentration of heritage resources in the neighbourhood.  
It would be difficult to argue the need for such a program given the large number of 
buildings in the area that are in need of upgrading. 
 
Policy 22 
 
It shall be the policy of Council to explore the feasibility of establishing a municipal 
heritage incentive program, as permitted by the Nova Scotia Heritage Property Act, 
to encourage the sensitive restoration and repair of designated municipal heritage 
properties.    
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7.3 Shade Trees: A Resource to Protect 
 
The North End is blessed with a remarkable number of large, attractive shade trees.  The 
trees are an important part of the character of the North End and the aesthetics of the area 
would suffer greatly if these trees were lost.  Although most of the trees appear to be 
quite healthy at present, many are getting old and there are fears that a major storm or 
insect invasion could result in significant losses.  It is also notable that many of the North 
End trees are American elms, which are susceptible to Dutch Elm disease.  Dutch Elm 
disease has devastated elm populations throughout North America.  Although this disease 
has never had much impact on eastern Cape Breton Island there is always the possibility 
that an outbreak could occur here with severe consequences. 
 
Most of the North End trees are located within the street reserve and are as a result the 
property of CBRM.  The CBRM should consider initiating a program to conserve the 
North End’s trees which could serve as a model for other areas of the Municipality. 
 
Policy 23 
 
It shall be the policy of Council to investigate the feasibility of establishing a street 
tree conservation program for the North End which would include an evaluation of 
existing municipally owned trees and the development of a program for replacing 
trees over time with disease resistant species.  Such a program could serve as a 
model for other areas of CBRM.          
 
7.4 George Street: An Urban Design Opportunity 
 
When Governor J. F. W. DesBarres developed a plan for Sydney shortly after its 
founding in 1785, one of the most prominent features in the plan was “Great George 
Street”.  This wide, impressive street was intended to be the main throughfare in this new 
town whose street layout was patterned after that of the City of Bath in England.  
 
In subsequent years some aspects of the original town plan disappeared and the word 
“great’ was eventually dropped from “George Street”.  The street itself remains, however, 
and is still notable for its remarkable width, which at 72 feet from curb to curb along 
much of its length, is one of the widest streets in Nova Scotia.   
 
Because George Street is such an important and historic feature of both the North End 
and the downtown areas of Sydney, it is appropriate that it be given some special 
recognition in the planning process.  In 2002, a planning report for downtown Sydney 
prepared by a Halifax consultant recommended that the portion of the street within the  
downtown undergo a major upgrading including establishing bike lanes and a treed 
boulevard in the centre.  The idea of a landscaped boulevard in the middle of George 
Street was discussed as part of the North End public participation program, but no 
consensus was reached on the wisdom of moving forward with it.  There was general 
agreement, however, that the improvements to the street could have a significant positive 
impact on the image of the North End, and that further study, in consultation with the 
neighbourhood, should take place. 
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Policy 24 
 
It shall be the policy of Council to support the establishment of a public consultation 
process with North End residents to discuss options for redeveloping George Street 
within the North End so as to emphasize its historic significance and to enhance the 
overall image of the North End neighbourhood.  The consultation process may be in 
the form of design charettes or similar models of participatory community planning.    
 
7.5 Land Assembly 
 
As mentioned above, many of the initiatives outlined in this planning strategy will only 
be achieved if there is active participation by the CBRM and other levels of government.  
For example, redevelopment of the area bordering Muggah Creek for parkland or for 
housing is much more likely to become reality if all of the lands in question are acquired 
by the public sector so that planning can take place in a comprehensive rather than a 
fragmented manner.  With respect to the eventual development of housing on the site, it 
would be appropriate for the public sector to assemble the land, undertake its remediation 
as required, and upon completion of the remediation, call for proposals from the private 
and non-profit sectors to actually develop the housing. 
 
As noted elsewhere in this strategy, the CBRM is in a very tight position financially and 
in 2005 is not in a position to initiate a land assembly program.  However, it is a concept 
worth exploring when and if the Municipality is able to do so. 
 
Policy 25 
 
It shall be the policy of Council to investigate the feasibility of initiating, in concert 
with other levels of government, a land assembly program for the North End that 
would involve the acquisition of lands currently under a fragmented pattern of 
private ownership but which present opportunities for redevelopment as outlined 
elsewhere in this Strategy. 
 
SECTION  8 TRANSPORTATION 
 
In the public participation program that led to the creation of this secondary planning 
strategy, the main concern with respect to transportation was the preponderance of trucks, 
particularly fuel trucks, travelling to and from industrial facilities in the North End.  
Traffic surveys carried out by Planning Department staff in the fall of 2004 confirmed 
that the noise and fumes associated with these vehicles affects primarily the residents of 
George Street.  Although the long term vision articulated for the neighbourhood indicates 
that these industrial uses will eventually be phased out, it is reasonable to assume that the 
trucks will continue to be a problem over the next few years. 
 



 29 

A solution to this dilemma would be the construction of a new road connecting the tank 
farm at the end of George Street to Ferry Street, including access for other industries 
located along the eastern edge of the North End neighbourhood.  A possible routing of 
this new road is shown on the Future Land Use Map.  The intent would be to provide 
access by means of Ferry Street to the Sydney Port Access Road (SPAR), thus 
eliminating the need for these trucks to travel the streets of downtown Sydney or the 
North End in order to reach the Sydney Bypass.  Although finalizing the route and 
finding sources of funding would require further work, this concept was endorsed in 
principle during the public participation program. 
 
Another, unrelated proposal for a new transportation linkage for the North End was put 
forward by its proponents, the Sydney and Area Chamber of Commerce, during the 
public participation program.  This proposal involves the construction of a new road over 
the coffer dam that is to proposed to be built at the mouth of Muggah Creek to facilitate 
the Tar Ponds cleanup.  This new road would link the Esplanade with the SPAR and is 
part of a larger vision that involves extending the SPAR eastwards to Cape Breton 
University and the Sydney Airport.  While not objecting to the idea of extending the 
SPAR eastwards, the residents of the North End who participated in the public 
participation program overwhelmingly rejected the idea of linking the SPAR to the 
Esplanade.  As a result, this proposal was not included in the North End Secondary 
Planning Strategy.   
 
    
Policy 26 
 
It shall be the policy of Council to undertake an engineering study to explore the 
feasibility of developing a new road to provide direct access from the various 
industrial uses in the North End to the SPAR via Ferry Street.  
 
SECTION  9 GENERAL PROVISION POLICIES 
 
ACCESSORY USES AND BUILDINGS  
 
Accessory uses and buildings are developments and structures that are ancillary to the 
main use or building on a site.  They are subordinate to a main use and complement, 
support, and supplement it.  They can cover a wide range of developments including the 
car garage where the main use on the lot is a single detached dwelling, boat and 
equipment storage facilities at a working waterfront, a vehicle storage yard for a motor 
vehicle repair business, to the parking lot at a shopping mall.  The gist of their existence 
is a subordinate function.  In other words they do not occur unless the main use is in 
proximity.   
 
The general policy directive of this Secondary Planning Strategy is that a use must be 
clearly subsidiary to the main use of the property and not the employment of the 
occupants, unless such activities are the focus of specific policy direction found 
elsewhere in this planning document permitting such uses and/or structures.  For 
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residential development this means the accessory use must be ancillary to the 
maintenance of the property, or the reasonable private and recreational activities of the 
inhabitants of the residential property.  Now there are a wide spectrum of recreational 
activities that individuals may choose to partake of, but in order for such activities to be 
condoned as reasonably acceptable in a residential neighbourhood by the CBRM, they 
must clearly be tolerable to their neighbours.  
 
The scale of buildings accessory to residential development are correlated to the size of 
the lot; i.e. the larger the lot the larger the accessory building may be.  The location of 
such structures on the lot will also be correlated to their size; i.e. the larger the accessory 
building the greater the setback from adjoining properties intended for residential 
development.  Accessory buildings and uses must also be on the same site as the main 
use or at least on lands adjacent to it. 
 
Policy 27 
 
It shall be a policy of Council to regulate accessory uses and buildings in the 
following manner.   
 

a. A use of land or of a building may only be considered accessory to the main 
use in proximity.   

b. An accessory use must be devoted, and ancillary to, a main use.   An 
accessory use to a place of residence must be clearly seen as being supportive 
of: 
• the maintenance of the residential property; or  
• the types of personal or recreational pursuits of the occupants that are 

not obtrusive in a residential neighbourhood environment. 
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c. The scale of buildings accessory to residential development is regulated by 

correlating building size to lot size.  The larger the lot the larger the 
accessory building may be.  The location of accessory buildings on a lot is 
regulated by correlating setback with building size.  The larger the building 
the greater the setback imposed from adjoining properties intended for 
residential development.   

------------------------------------------ 
ACQUISITION OF PROPERTY BY THE CBRM 
 
Establishing minimum lot area and public street frontage provisions ensures a uniform 
minimum scale of development for the list of permitted uses in each particular zone.  
There are CBRM service facilities which are ubiquitous throughout the Regional 
Municipality that cannot be arbitrarily tied to a minimum lot area and public street 
frontage provision in effect for the typical development permitted in any zone.  For 
example, the Regional Municipality is responsible for the provision of services such as 
water and sanitary sewer.  These utilities are not always located underneath the public 
street/road.  The area and width of the parcel which may be needed to extend, or re-route 
such services often is much less than the normal lot area and width provisions required in 
the zone.  Provisions are included in the Subdivision By-law and the Land Use By-law 
allowing subdivision approval to be granted under such circumstances and the issuance of 
a Development Permit, if necessary. 
 
Policy 28 
 
Provided the lots to be created are to encompass a CBRM infrastructure facility, It 
shall be a policy of Council to continue to support the provisions in the Subdivision 
By-law, and to insert provisions in the Land Use By-law, permitting:  

• the creation of lots that do not comply with the pertinent zone provisions of 
the Land Use By-law in effect in the area; and 

• the subsequent issuance of Development Permits;  
------------------------------------------ 
COMMUNICATION TOWERS 
 
Industry Canada is the federal licensing authority for all forms of telecommunication 
facilities. Health Canada provides advice on safe levels of exposure to radio frequency 
fields to Industry Canada. Industry Canada requires that all radio 
stations/communications towers are operated within the guidelines established by Health 
Canada.  The CBRM does not have technical expertise to delve into such matters with 
any degree of confidence to influence the decision making process.  In accordance with 
constitutional law, the federal government has jurisdiction over all forms of 
telecommunication anyway.  Consequently, municipal regulations or by-laws have little 
force or effect over such installations. 
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The Federal Government does recognize that municipalities may have an interest in the 
location of antenna structures from the perspective of aesthetics.  They have therefore 
instituted a policy to allow for community review and comment. The intent is that 
municipal concerns may be taken into consideration when determining whether to issue a 
license or any conditions which may be imposed. 
 
The CBRM does not intend to be set up as a sounding board for any communications 
industry or for the Federal Government agency responsible for regulating this industry.  
In deference to the concerns that neighbourhoods in the vicinity may have however, upon 
notification of intent to construct such utilities, the CBRM will notify all landowners 
within proximity and advise them of the particular, the proponent, and the Federal agency 
responsible for regulating the industry. 
 
Policy 29 
 
The CBRM shall endeavour to advise its constituents in proximity to a proposed 
communications facility: 

• of the intent of the proponent; 
• the pertinent details of the proposal; 
• the agency of the Federal Government responsible for regulating the 

communications industry and optional ways of communicating with this 
agency; 

• the procedure involved in processing such applications; and  
• how the general public can influence the decision making. 

 
The details of this policy shall be articulated in the Land Use By-law. 
------------------------------------------ 
CREATING UNDERSIZED LOTS TO COMPLY WITH THE ONE MAIN 
BUILDING ON A LOT PROVISION  
 
Ownership of a building requires ownership of the lot occupied by the building.  Except 
for a complex of residential dwellings owned and operated by a landlord, it is rare for 
more than one single detached dwelling to be on a building lot. However, development 
has been occurring for several generations in Cape Breton County.  Only during 
contemporary history has Municipal Government developed the sophisticated regulatory 
tools to ensure that only one main building is constructed on a building lot.   
 
There are examples in the Municipality where more than one main building exists on one 
building lot.   Usually it is only a 2nd dwelling and usually the 2nd dwelling was 
constructed on the lot by one generation of a family (e.g. son) while an older generation 
relative (e.g. parent) had title to the property.  Such scenarios are rife with title, mortgage, 
and property insurance problems for subsequent generations of owners.   
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The obvious solution is to subdivide the parcel into two building lots with each lot 
encompassing only one of the dwellings.  Often in circumstances like this, however, the 
lot occupied by the two dwellings does not have enough area or public street/road 
frontage for such a division to comply with the present standards of the Land Use By-
law.  If it can be shown the problem originated prior to any Municipal By-law prohibiting 
such a development, it is reasonable to relax the normally pertinent provisions in effect as 
a legitimate attempt to rectify the situation. 
 
Policy 30 
 
Where more than one main building is located on a lot that does not have enough 
area or public street/road frontage to permit dividing the lot into two or more lots in 
compliance with the pertinent provisions of the Land Use By-law, it shall be a policy 
of Council to have provisions in the Subdivision By-law and the Land Use By-law 
permitting the creation of the same number of lots as main buildings, provided there 
is reasonable evidence the buildings were erected prior to the coming into effect of 
any Municipal By-law prohibiting two or more dwellings on a lot. 
------------------------------------------ 
FENCES 
 
Unless it is a specific requirement for a particular use or in a development agreement, the 
voluntary construction of a fence will not be regulated by the Land Use Bylaw.   
Generally, if a fence is not properly maintained and is considered unsightly by the 
neighbourhood, the matter is still most effectively controlled by means of the Dangerous 
and Unsightly Premises By-law. 
 
Policy 31 
 
It shall not be a policy of Council to normally require a Development Permit for a 
fence, except when specifically required in compliance with a site plan approval 
provision or a provision of a development agreement. 
----------------------------------------- 
LOT BOUNDARY REALIGNMENTS TO ELIMINATE ENCROACHMENTS 
 
There are myriad examples of developments (i.e. buildings, structures, driveways, wells 
etc.) that straddle property boundaries.  They rarely occur because of an intentional 
disregard for property boundaries. Usually it is the result of well intentioned developers 
with inadequate property information.  Often when neighbouring property owners 
discover this (usually after one or the other hired a surveyor to conduct a boundary 
survey or location certificate) a legitimate attempt is made to rectify the encroachment.  
The shared boundary is realigned around the development to ensure it is entirely within 
the confines of the building owner’s property.  However, extraneous circumstances can 
occur where the necessary realignment will reduce the size or width of the lot on which 
the encroachment is taking place below the minimum standard of the Land Use By-law.  
It is unreasonable to uphold such provisions under such circumstances.  
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Policy 32 
 
Provided the purpose is to permit the realignment of property boundaries 
eliminating encroachments caused by structural and other components of the 
building lot (e.g. driveways, wells, etc.), it shall be a policy of Council to continue to 
support the provisions in the Subdivision By-law, and to insert provisions in the 
Land Use By-law, resulting in the creation of a lot that normally would not be in 
compliance with the pertinent zone provisions of the Land Use By-law.  However, 
the realignment shall only be permitted if it is necessary and practical to eliminate 
the encroachment. 
------------------------------------------ 
PARKING REQUIREMENTS 
 
The provision of adequate parking is a fundamental component of any development. To 
ensure the public street/road travelways are not congested, the CBRM is obliged to 
impose off-street parking requirements on most developments in proportion to the need 
created by each land use.  The condoned exception to the general rule are the central 
business districts where curb side on-street parking spaces are a vital element in the 
downtown landscape.  
 
However, one of the fundamental drawbacks to business development expansionary 
endeavours in the densely developed urban core is the inability to set aside enough land 
for on-site customer parking, whether or not the Land Use By-law requires it. Rather than 
squeezing them out to suburban locations, and therefore adversely affecting the vitality of 
the urban core, the CBRM wants to facilitate the expansion of business development in 
urban communities.  Flexible parking requirements that permit off-site/off-street parking 
lots serving a business development is one way to help make this possible.   
 
Policy 33 
 
The Land Use By-law adopted to implement the policy direction of this Secondary 
Planning Strategy shall include off-street parking requirements for all developments 
in proportion to the need created by each land use.  Where the Traffic Authority 
allows it, on-street parking spaces immediately abutting the site affected may be 
included in calculating the number of parking spaces required by non-residential 
development. 
 
Policy 34 
 
The Land Use By-law shall also permit, by site plan approval, the establishment of 
off-site/off-street parking lots servicing, and accessory to, a sales or service 
development located within the North End Planning Area, provided the business 
being served is reasonably close to the parking lot. 
------------------------------ 
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SIGNS 
 
A comprehensive sign by-law is not proposed in this Secondary Planning Strategy for the 
following reasons.  There is no evidence of a groundswell of public abhorrence to the 
placement of signs.  Sign placement is generally correlated with high traffic corridors 
(where business is also attracted to locate) to take advantage of the greatest number of 
potential viewers.  Signs are such a ubiquitous part of the landscape.  It would take a 
significant investment in a bureaucracy to regulate them by means of a permit issuing 
process. 
 
While no Development Permit shall be required to erect a sign, the CBRM will not 
tolerate signs that jeopardize traffic safety (both vehicular and pedestrian) and impede 
vehicular flow.  As well, the Municipality does recognize the need to protect 
predominately residential neighbourhoods from the adverse affects of the proliferation of 
business advertising signs.  Finally, in certain cases signage may be regulated by a 
development agreement or site plan approval carried out in accordance with a specific 
policy found elsewhere in this Secondary Planning Strategy.  
 
Policy 35 
 
A liberal tolerance of signs will be accepted under this Planning Strategy.  A 
Development Permit shall not be required to erect, place, or replace a sign, unless 
specifically required as part of a development agreement or site plan approval.  
However, any sign shall be prohibited that:  

• is considered a traffic hazard; or 
• is placed in a precarious location subjected to high winds in the vicinity of 

facilities or infrastructure frequented by pedestrian traffic. 
 
No sign shall be permitted in a zone where residential development predominates 
except:  

• property identification  and protection signs; 
• temporary signs advertising a short-term business transaction associated 

with a property or a construction site 
• commemorative signs and other such similar signs 
• discreet signs advertising a small business permitted in the neighbourhood 

on the site of the business. 
----------------------------------------------- 
 
SUBDIVISIONS AND DEVELOPMENT WITH LOT FRONTAGE AND AREA 
VARIANCES 
 
While it is important to uniformly interpret the minimum lot frontage and area 
requirements in effect in each zone under the Land Use By-law, there are circumstances 
where a variance of these provisions would be reasonable without compromising the 
integrity of these minimum lot development provisions.  A variance provision does exist 
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in the CBRM’s Subdivision By-law that permits the creation of no more than two 
building lots which do not quite meet the minimum lot frontage and area requirements of 
the zone in effect for the property to be subdivided.  The provision ensures the variance is 
not less than 90% of the minimum provisions as stipulated in the Land Use By-law.  The 
CBRM continues this policy directive in this Secondary Planning Strategy. 
 
Policy 36 
 
It shall be a policy of Council to continue to support the provisions in the 
Subdivision By-law, and to insert provisions in the Land Use By-law, that give the 
Development Officer the authority to grant subdivision approval creating no more 
than two (2) building lots having less than the minimum lot frontage and area 
requirements of the zone in effect for the property to be subdivided (and 
subsequently issue Development Permits) provided:  

• the lots created have at least 90% of the minimum lot frontage and area 
requirements of the zone in effect; and  

• the lots are in compliance with all other provisions of the Land Use By-law.   
------------------------------------------ 
TEMPORARY DEVELOPMENTS 
 
A variety of business endeavours that are not permitted in urban/suburban 
neighbourhoods, or rural subdivisions developed primarily for low density residential 
dwellings, are tolerated when operated on a temporary basis.  Examples range from 
Christmas tree sales, yard sales, sale of seasonal produce, but there are many others.  
Such short-term business endeavours operated on a small scale will not be regulated in 
the Land Use By-law.  It is also reasonable to relax the permanent development standards 
temporarily at a construction site.  Examples of this include structures and materials 
incidental to a construction project temporarily located at the site, or a second building 
being erected to replace the original before the original is demolished or removed.   
 
Policy 37 
 
The policy direction of this Secondary Planning Strategy is not to regulate 
temporary developments that would not normally be accepted if established on a 
permanent basis.  Reasonable time limits on such developments shall be imposed in 
the Land Use By-law to gauge their compliance with this direction. 
------------------------------------------ 
UTILITY TRANSMISSION SERVICES 
 
A utility is an essential service to property that is provided ubiquitously in a given area.  
Utilities include the provision of water, wastewater collection and disposal, transportation 
infrastructure, electricity, fuel, communication, or other similar services.  The logistics of 
utility service transmission requires that necessary components are everywhere.  The 
purpose of land use controls is to regulate development.  Utilities support development.  
They cannot be subject to the standards imposed for typical developments.  However, the 
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utility operators, including the CBRM, will be responsible to ensure the facilities and 
structures do not adversely impact the surrounding landscape. 
 
Policy 38 
 
Where it is the CBRM’s jurisdiction to do so, it shall be a policy of Council to 
permit utility transmission facilities throughout the Regional Municipality.  
Outdoor storage, building size, and property maintenance provisions are imposed in 
the Land Use By-law to help them blend into the surrounding landscape. 
------------------------------------------ 
 
UTILITY SCALE WIND TURBINES 
 
In order to facilitate the development of sustainable energy sources, CBRM’s Regional 
Plan includes a policy to allow utility scale wind turbines to locate anywhere in the 
Municipality, provided that the Land Use Bylaw includes provisions to ensure that such 
turbines are not located too close to residential uses.  It is Council’s wish that this 
Secondary Planning Strategy be consistent with the regional approach.  
 
Policy 39 
 
It shall be a policy of Council to permit utility scale wind turbines as a General 
Provision in the Land Use By-law throughout the CBRM.  Their placement shall be 
regulated by a setback from residential development correlated to height of the 
structure to ensure they are kept back from dwellings a sufficient distance so that 
they cannot loom over a dwelling, noise is not a concern and view planes are not 
blocked. 
  
 
RE-USE OF ABANDONED COMMUNITY OR EDUCATIONAL SERVICE 
BUILDINGS 
 
In order to facilitate the creative re-use of abandoned former educational or community 
service buildings (primarily churches and schools), CBRM’s Regional Plan includes 
policies to allow such buildings to be converted, by site plan approval, into uses that 
would not necessarily be permitted by the zoning in effect in the surrounding area. It is 
Council’s wish that this Secondary Planning Strategy be consistent with the regional 
approach.  
 
Policy 40 
 
It shall be a policy of Council to facilitate the re-use of abandoned, community or educational service 
buildings located in urban/suburban neighbourhoods outside business districts/corridors.  The building and 
site of these former facilities may be converted, by site plan approval, into one or more of the following 
service businesses: 

• studios of artists or artisans; 
• business offices; and 
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• personal care and service businesses 
• apartments 

 
The site plan approval provisions should stipulate that: 

• adjacent low density residential uses are buffered and screened from the 
starker ancillary components of the site (e.g. parking spaces, driveways, utility 
facilities, etc.); 

• an on-site parking and vehicular maneuvering plan which does not 
exacerbate traffic movement problems along any public street/road abutting 
the site be included; 

• an on-site landscaping plan be included that improves the development’s 
compatibility with the streetscape. 

 
Due the large scale of the former Holy Angels High School and Convent of the Sisters of 
the Congregation of Notre Dame it should be shall be given special addition development 
considerations.   
 
Policy 40.2 
It shall be a policy of Council to designate the former Holy Angels High School and 
Convent of the Sisters of the Congregation of Notre Dame for additional development 
considerations. The buildings and site will be identified as the Arts and Culture Centre 
(ACC) Zone of the Land Use By-law. 
 
Land Use By-law 
 
The Land Use By-law shall be the regulatory instrument intended to implement the 
policy direction of this Secondary Planning Strategy affecting new development.  Council 
will adopt the Land Use By-law along with, and pursuant to, this Secondary Planning 
Strategy.  The policy direction shall be articulated in this By-law by means of text and 
maps.  The text shall include zones with regulatory and prohibitory provisions specific to 
particular areas and general provisions in effect throughout the North End, as well as 
supporting definitions and interpretative explanations.  The maps shall illustrate the 
extent of the area affected by each zone.  Each and every parcel of land in the North End 
shall be within the jurisdiction of a zone.  The specific regulatory provisions of each zone 
shall be as directed by policy in this Secondary Planning Strategy. 
 
Development Permits 
 
A Development Permit is the authority to proceed with a particular development proposal 
from the Cape Breton Regional Municipality because it has been deemed to be in 
compliance with the Land Use By-law by the Development Officer.  The Development 
Officer is the employee of the CBRM appointed by Council to administer the Land Use 
By-law.  Unless specifically excluded from this requirement in the By-law, a 
Development Permit must be obtained before any development begins. 
 
Site Plan Approval  
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The issuance of a Development Permit for most developments regulated in the Land Use 
By-law pursuant to this Secondary Planning Strategy is a straightforward procedure.  The 
Development Officer considers if the type, scale, and location of a proposed 
development, along with ancillary structures and uses, is permitted in compliance with 
the pertinent regulatory provisions of the Land Use By-law.   
 
However, there are several types of development identified in this Secondary Planning 
Strategy as subject to site plan approval before a Development Permit may be issued.  A 
development subject to site plan approval is generally not ubiquitous in the locale 
proposed or may be a bit out of scale.  The use itself and its proposed scale is permitted, 
however a more detailed approach to site design (i.e. the location and orientation of 
buildings and other aspects of the site such as parking, landscaping, signage etc.) enable 
the development to blend into the streetscape more effectively. Site plan approval is an 
interactive process between the property owner and Planning Department staff to match 
the property owner's requirements with both the unique characteristics of each property 
and the appearance of the surrounding streetscape.   
 
Development Agreements 
 
Development agreements are contracts entered into between the property owner and the 
Regional Municipality that specifically regulate a development on a parcel of land.  
Council can only approve them after a public hearing is conducted.  This is considered a 
cumbersome bureaucratic process although it does provide for control over matters such 
as hours of operation and the architectural design of buildings which cannot be addressed 
in the site plan approval process.  Development agreements also enable use of 
performance bonds to ensure that work specified in the agreement is actually carried out 
to the Municipality’s satisfaction.  Consequently, development agreements will be used 
more in this Planning Strategy than is the case in the regional MPS in effect elsewhere in 
CBRM. 
--------------------------------------- 
ZONING BOUNDARY AMENDMENTS 
 
Policy 41 
 
Areas immediately adjacent to a given land use designation on the Future Land Use 
Map may be considered for rezoning so as to permit a use permitted by the zoning 
in effect in the adjacent given land use designation without requiring an amendment 
to this Strategy, provided that: 

• the area to be rezoned is within the same block as the adjacent given land use 
designation 

• the intent of all other policies of the Strategy are satisfied. 
--------------------------------------- 
ZONE TEXT AMENDMENTS 
 
Policy 42 
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In order to ensure compliance with the intent of the policies of this Planning 
Strategy, Council may consider an amendment to the text of a Land Use Bylaw that 
would refine or clarify the implementation of policy direction. 
--------------------------------------- 
 
SECONDARY PLANNING STRATEGY REVIEW 
 
It is not intended that the North End Secondary Planning Strategy and Land Use Bylaw 
be static documents.  Council shall periodically undertake a review of these documents, 
in consultation with residents and property owners in the neighbourhood. 
 
Policy 43 
 
It shall be a policy of Council to, at a minimum, review this Secondary Planning 
Strategy within 5 years of its adoption and every 5 years subsequent to each review. 
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