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Proposal 

Mr. Steve Vaccaro of s2e is seeking a Land Use Bylaw Amendment to rezone 123 and 123-1 Highland Ave 

(PIDs 55271738 and 55350045) (Figure 1) from the Medium Residential R-3 zone to the High Density 

Residential – Multi Dwelling Unit (R-MDU) zone to permit the use of up to 120 dwelling units.   

 

 

Figure 1. Context Map for PIDs 55271738 and 55350045 

 

Background 

Steve Vaccaro on behalf of s2e is seeking to rezone 123 and 123-1 Highland Avenue from Medium Density 

Residential (R-3) zone to the High Density Residential – Multi Dwelling Unit (R-MDU) zone to permit the 

construction of up to 120 dwelling units.   

Figure 1: PIDs 55271738 and 55350045 are 
on the north end of Highland Ave between 
115 and 119 Highland Ave. 



 

The properties are currently zoned Medium Density Residential (R-3). The property to the north (PID 

55271738) is undeveloped. The property to the south (PID 55350045) contains a 5-unit residential 

dwelling. The applicant is seeking a rezoning of these lands to allow the development of up to 120 rental 

dwelling units, ranging from 1 to 3 bedrooms each.  

The applicant is proposing the rezoning to allow for a net-zero energy development which may include 

additional sustainability measures such as electric vehicle charging stations and carsharing services to the 

residents as well as a “parking tower”, a high-density, vertical parking system to allow greater use of land 

surface area. 

The surrounding properties include Medium Density (R-3) and High Density (R-4) residential use as well 

as parkland and a Mosque, as shown in figure 2 below. 

 

Figure 2. Zoning context 

 

 

Figure 2: PIDs 55271738 and 55350045 are 
zoned R-3 and are located near Institutional 
University (I-2), Institutional General (I-1), 
Medium Density Residential (R-3) and High 
Density Residential (R-4) zones. 



Two draft site plan concepts have been created, showing potential parking scenarios and building layouts: 

 

 

Site Plan A 

 

Site Plan B 



 

Preliminary Policy Overview 
 
Land Use Bylaw: 
Rezoning of R-3 properties is enabled through LUB 12.3 
 
Part 12 Medium Density Residential (R-3) Zone  

12.3 Re-zoning. Rezoning to any other zone in the Neighbourhood Designation shall be 
considered subject to Policy 11.4.3 of the MPS.  

 

Municipal Planning Strategy (MPS): 
MPS sections 11.4.1 and 11.4.3 outline requirements for LUB amendments: 
 

 
 



 

 

 
 



 
Table 8.1 below illustrates uses permitted in the R-MDU zone. Uses permitted through Site Plan 
Approval (SP) include multi-unit dwellings up to 120 units.  
 

 
Table 8.1 LUB 

 

  

Process 

The first stage of the application review process will be a Public Information Meeting (PIM) held on 

March 6th, 2024 in the Council Chambers at Wolfville Town Hall and on Microsoft Teams at 5pm. The 

purpose of the PIM is to receive preliminary feedback from the public on the proposal.   

 

Staff have not completed a review of the proposal and no recommendation is provided at this time. 

The process for a Land Use Bylaw Amendment after the PIM is as follows: 

• Staff prepare a report with recommendation for the Planning Advisory Committee  

• Initial Consideration by Council  

• Public Hearing 



• Decision by Council  

• Appeal period 

 
 
 

How can the public get involved in this application? 

The public can, and are encouraged to, provide comment on the application at any time during the 
process, but the earlier in the process the better so that any concerns can be addressed. Not all 
concerns or issues can be dealt with through the Land Use Bylaw Amendment process, but if the issue is 
relevant to the planning process, we will address it in the staff report.  Ways that the public can be 
involved are: 
 

• Direct contact with Staff.  The ideal time to do this is before Staff have prepared the staff report 
and potentially the draft Land Use Bylaw Amendment; however, you can contact Staff at any 
time. 

• Letters or emails to Council. 

• Submissions to Council at the public hearing. 

• Requests to make a presentation to the Planning Advisory Committee.  

• Email updates regarding this application – provide your email to Planning Staff and we will put 
you on the list. 

• If you have questions regarding the application or the process for making a decision regarding 
this application, please contact Devin Lake at 902-599-3210 / email at Dlake@wolfville.ca 

 
 

Attachments 

Presentation slides from s2e. 



Wolfville

"Meeting our needs today without compromising
the ability of the 7th generation of our descendants

to meet their own needs"
(c. Great Law of Iroquois Confederacy)

August, 2023

123 Highland Ave.
A Different Approach to 

Development



Clean Energy and Rental 
Units at a special location!
The 123 Highland Ave site is well suited for a Net Zero 
Energy development of 120 rental units.

● Three or Four buildings / up to three stories each, depending 
on architectural design yet to be done

● 120 2-Bedroom units (approximately 1000 sqft each)

● 144 parking spots through a combination of surface parking 
and our Smart EV Parking Towers, looking to maximize green 
spaces and community building

● Integrated solar energy generation systems and all-electric 
HVAC and water heating appliances
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s2e
Protecting The Environment animates 
everything we do. We provide sustainable 
alternatives for how people live, move, and 
power their homes and businesses.

Leading the change. We designed North 
America’s first net-zero community. Our 
ambition goes beyond a community that is 
sustainable. We seek an outcome that is 
healthy, resilient and diverse.

Community design begins with respect for 
stakeholders. Building win-win partnerships
with constituency leaders, government, 
utilities and local partners is central to our 
practice.
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Why Wolfville, NS?
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● A great environment for 
sustainable development: First step is to recognize 
there is a problem. Then create a plan.  Now….

● A fast growing community, grew 20% between 
2016 and 2021

● Higher Education Level: 2016 census 65.4% higher 
than high school education

● Strong Local Partners: Happy Harry’s, Simplicity 
Builders

You Get it!



What are the opportunities 
for Wolfville at this site?
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Project Potomac

● Design a community around the public interest

● Create a new model of sustainable, affordable and 
inclusive development

● Showcase Wolfville as a leader in Climate Change Action

● Innovation that drives new businesses and jobs.

● Allignment with Acadia University vision



Preliminary Concept Plan Options



Next Steps
● We are asking City to approve the proposed density for 

the site rezoning of the site under the new Medium 
Density Residental – Low Rise (R-LR) Zone.

● How can we work together on making it real?

● Are there concerns or issues we should discuss further?

● Other Stakeholders we should talk to?

● Are there opportunities we may have overlooked?
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