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1. CALL TO ORDER

1.1 TERRITORIAL ACKNOWLEDGMENT

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

2. REQUEST FOR DECISION

2.1 1 Albion Street Development Agreement Second Reading

2.1.1 Staff Report 1 - 41

2.1.2 Draft Minutes Public Hearing  July 8, 2026 42 - 45

2.1.2.1 Written Submissions 46 - 92

2.1.3 Draft Minutes Planning Advisory Commitee June 1, 2026 93 - 96

2.1.4 Approved Minutes Planning Advisory Committee April 7, 2026 97 - 100

2.1.5 Public Participation Summary March 30, 2026 101 - 102

2.1.5.1 Written Submissions 103 - 105

3. ADJOURNMENT



SYNOPSIS 
Development Agreement  

Second Reading 
1 Albion Street 

YMCA Cumberland has applied for a development agreement to permit the construction 
of a 36-unit residential development on property located at 1 Albion Street. 
 

A public participation opportunity was held on March 30th where verbal and written input 
was submitted both in support for and in opposition to the proposal. The Planning 
Advisory Committee reviewed a revised proposal on June 1st but failed to make a 
recommendation on the application. A public hearing was held on July 8th where verbal 
and written input was provided to Council both in support for and in opposition to the 
proposal. 
 
The attached development agreement contains terms and conditions intended to 
address the relevant policies of the Municipal Planning Strategy. This infill development 
addresses the high demand for affordable housing and would be located in a central 
location in the downtown core area. 
  
MOTION:   
 

That Council give Second Reading of the development agreement for 
1 Albion Street to permit the construction of a 36-unit residential 
development. 
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AMHERST TOWN COUNCIL 
   RFD# 
   Date:   
 

 
 

 
TO:     Mayor Small and Members of Council 
 
SUBMITTED BY: Andrew Fisher, Director of Planning & Economic Development 
 
DATE:   July 23, 2026   
 
SUBJECT:  1 Albion Street Development Agreement – Second Reading 
 
ORIGIN: Application by YMCA Cumberland for a 36-unit apartment development at 1 Albion 
Street (PID 25009432). 
 
LEGISLATIVE AUTHORITY: Municipal Government Act Part VIII Planning and Development. 
 
RECOMMENDATION: That Council give second reading of the development agreement as 
drafted to allow a 36-unit residential development at 1 Albion Street. 
 
BACKGROUND: Attached is the following: 

1. Draft development agreement  
2. June 1st staff report to the PAC  
3. Application Summary 
4. Cumberland YMCA written response to PAC 
5. April 7/26 PAC minutes and June 1/26 Draft PAC minutes 
6. Public Hearing draft Minutes and written submissions 
7. Public Participation Opportunity Summary and written submissions 

 
 
Please note that although the proposed office space on the ground floor of the 12-unit building 
was discussed throughout the approval process, reference to the office was not explicitly 
provided within the draft development agreement.  To correct this error, the following changes 
changes have been made to the draft agreement: 
 
Section 2 
 2)  That the Owner may construct one 24-unit apartment building, one 12-unit apartment 

building and office space on the Lands, subject to Schedules A, B, C and D. 

And in Schedule A 
1. USE OF LAND AND BUILDINGS 

 

1.1. The use of the property as shown on Schedule ‘B’ shall be limited to one 24-unit 
apartment building and one 12-unit apartment building with approximately 
1,800 square feet of ground floor office space as shown on Schedule ‘D’. 
Variations to the architectural features of the buildings, including but not limited 
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AMHERST TOWN COUNCIL 
   RFD# 
   Date:   
 

 
 

to the locations of windows, entrances, stairways, ramps and mechanical 
appurtenances may be permitted to the satisfaction of the Development Officer. 
Such variations shall not be considered substantial. 

 
 
 
DISCUSSION: As detailed in the attached staff report to the PAC and the Application Summary, 
the proposal meets the general intent of MPS policies.  
 
FINANCIAL IMPLICATIONS: The proposal will require the town to extend approximately 60 
metres of sidewalk along Albion and Crescent Avenue at an estimated cost of $5,000. This cost 
can be accommodated within the Operations budget for sidewalk network maintenance and 
improvements. 
 
SOCIAL JUSTICE IMPLICATIONS: The development agreement process provides 
opportunities for the public to provide input. The proposed development would provide much 
needed affordable housing and social supports. 
 
ENVIRONMENTAL IMPLICATIONS: The proposal is an infill development on existing services, 
in a central, highly walkable location. 
 
COMMUNITY ENGAGEMENT: Public Participation Opportunity held on March 30, 2026 and a 
Public Hearing on July 8, 2026. 
 
ALTERNATIVES: Do not approve second reading citing specific MPS policies that are not 
being met. 
 
ATTACHMENTS:  1) Draft Development Agreement; 2) June 1, 2026 Staff report to PAC; 3) 
Public Hearing draft minutes, Public Participation Opportunity Summary and written 
submissions. 
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Case No: DA-2026-01 
 
This Agreement made this ______ Day of _____________________ 2026. 

   Between:                                      
 The YMCA Association of Cumberland (owner of property 

located at 1 Albion Street [PID 25009432], hereinafter called the 
“Owner”), 

                                                            
 of the one part, and  

 
The Town of Amherst (a body corporate in the Province of Nova 
Scotia, hereinafter called the “Town”), 

                                                              
  of the other part. 
 

WHEREAS the Owner wishes to obtain permission pursuant to Policy 6-21 of the Municipal Planning 
Strategy of the Town of Amherst, to permit the construction of two new buildings, one 24-unit and one 
12-unit located at 1 Albion Street, Amherst (PID: 25009432) 
 
AND WHEREAS a condition of the granting of approval of Council is that the Owner enter into an 
Agreement with the Town; 
 
AND WHEREAS the Council of the Town, at its meeting on the ___ Day of __________2026, approved 
the said Development Agreement, subject to the registered Owner of the land described herein entering 
into this Agreement; 
 
AND WHEREAS the following Schedules shall be attached to and form part of this Agreement: 

(a) Schedule ‘A’ - Terms and Conditions 
(b) Schedule ‘B’ - Property Location Map 
(c) Schedule ‘C’ - Site Plan 
(d) Schedule ‘D’ – Building elevations 

 
 
NOW THEREFORE THIS AGREEMENT WITNESSETH THAT in consideration of the granting by the 
Town of the Development Agreement requested by the Owner, the Owner agrees as follows: 
 
1)  That the Owner is the registered owner of the aforesaid Lands in the Town of Amherst, hereinafter 

called the “Lands”. The aforesaid Lands are the only lands in the Town of Amherst to which this 
Agreement applies, and the Lands are illustrated in the plan shown on Schedule B attached. 

 
2)  That the Owner may construct one 24-unit apartment building, one 12-unit apartment building and 

office space on the Lands, subject to Schedules A, B, C and D. 
 
3)  Nothing in this Agreement shall exempt or be taken to exempt the Owner or any other person from 

complying with the requirements of any Bylaw of the Town applicable to the Property (other than 
the Land Use Bylaw to the extent varied by this Agreement) or any Provincial or Federal statute, 
act, or regulation. 

 

4



 Case No: DA-2026-01: 1 Albion Street, PID 25009432 
 

2 
 

4) Any failure of the Town to insist upon strict enforcement of any requirements or conditions 
contained in this Agreement shall not be deemed a waiver of any rights or remedies that the Town 
may have and shall not be deemed a waiver of any subsequent breach or default in the conditions 
or requirements contained in this Agreement. 

 
5) Should the Owner fail to act in accordance with any aspect of this Agreement, the Town shall 

retain the right to discharge the Agreement upon 30 days notification and / or enter the property 
and conduct the required work. The cost of the said work will become a lien on the property tax 
bill. 

 
6) The Town shall issue the necessary Development Permit for the development upon expiration of 

the appeal period specified for Development Agreements under Section 249 of the Municipal 
Government Act, as the same may be amended from time to time, or upon the withdrawal or 
dismissal of any appeal which may be taken. 

  
7) The Agreement shall be binding upon the parties hereto and their heirs, executors, administrators, 

successors and assigns, and shall run with the land which is the subject of this Agreement until 
such time as it is discharged by the Town in accordance with Section 229 of the Municipal 
Government Act. 
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SIGNED AND DELIVERED 
 
 
 
 
 
  
In the presence of FOR THE OWNER 

________________________________ ________________________________ 

Name:  Trina Clarke, Chief Executive Officer 

The YMCA Association of Cumberland 

 

In the presence of THE TOWN OF 
AMHERST  

________________________________ ________________________________ 

Name: Rob Small, Mayor 

 

 ________________________________ 

 Jason MacDonald, MCIP, LPP, CAO 
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Schedule A – Terms and Conditions:    
 
1. USE OF LAND AND BUILDINGS 
 

1.1. The use of the property as shown on Schedule ‘B’ shall be limited to one 24-unit 
apartment building and one 12-unit apartment building with approximately 1,800 
square feet of ground floor office space as shown on Schedule ‘D’. Variations to the 
architectural features of the buildings, including but not limited to the locations of 
windows, entrances, stairways, ramps and mechanical appurtenances may be 
permitted to the satisfaction of the Development Officer. Such variations shall not be 
considered substantial. 

 
1.2. The Owner shall add architectural features to the Albion Street – facing wall of 

Building two to improve its aesthetic complexity, to the satisfaction of the Development 
Officer. Such changes shall not be considered substantial. 
 

1.3. Prior to issuance of a Building Permit, the Owner shall submit construction drawings 
as required by the Building Code to the satisfaction of the Building Inspector.  

 
1.4. The location of the buildings, driveway access, and parking area shall be generally 

configured on the Lands as shown on Schedule ‘C’. Variations to the location of any 
parts of the site plan may be permitted, to the satisfaction of the Development Officer. 
Such changes shall not be considered substantial. 

 
1.5. The Owner shall include landscaped outdoor amenity spaces between and behind the 

buildings for tenants. 
 

1.6. An opaque privacy fence shall be installed along the property line of 25 Crescent Ave. 
(PID 25016817), 7 Albion Street (PID 25009465), and along the back and side 
property line facing the development on 5 Albion Street (PID 25009457), or as shown 
on Schedule ‘C’. 

 
1.7. The Owner shall provide a Stormwater Management Plan designed by a qualified 

professional that does not increase peak flow into the stormwater system.    
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2. GENERAL REQUIREMENTS 
 
2.1. The Owner shall keep the Lands and buildings and any portion thereof clean and in 

good repair. All elements of the development on the Lands shall be regularly 
maintained and kept in a tidy state, and free from unkept materials of any kind. 
 

2.2. In addition to Part 5 – Hours of Construction under the Town of Amherst Building 
Bylaw D-6, operation of heavy equipment and electrical generators shall not take 
place on the property from 8:00 P.M. to 7:00 A.M. 

 
2.3. Signage on the property shall conform to the Town of Amherst Land Use Bylaw. 

 
2.4. The Owner shall ensure that exterior lighting does not shine directly onto adjacent 

properties. 
 

2.5. The Owner shall take all reasonable steps to maintain a clean worksite during 
construction by picking up building material waste, and taking all reasonable 
measures to minimize dust. 

 
2.6. The Owner shall be responsible for ongoing compliance with the Town of Amherst 

Solid Waste Bylaw, including but not limited to, maintenance of solid waste 
containment where located outside the building.  

 
2.7. The Owner shall take all reasonable steps to manage snow on the site, including the 

clearing and removal of snow as necessary. 
 

2.8. Accessory buildings may be permitted on the Lands in accordance with the Town of 
Amherst Land Use Bylaw. 
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Schedule B – Property Location Map: 
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Schedule C – Site Plan: 
Site Plan Not to Scale 
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Schedule D – Building Elevations: 
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MEMO 
 
 
TO: Planning Advisory Committee  

FROM: Torben Laux, Land Use Planner, Development Officer 

DATE: June 1, 2026 

RE: Development Agreement – 1 Albion Street (PID 25009432) 

__________________________________________________________________________ 
 
PROPOSAL  
 
An application by the YMCA of Cumberland has been submitted to permit the construction of 
two new buildings located at 1 Albion Street, within the Downtown Core Area. The proposal 
includes one three and a half-storey, 24-unit apartment building and one three and a half-storey, 
12-unit apartment building which would include the new YMCA Cumberland County Community 
Development Office.  
 
BACKGROUND INFORMATION  
 
The attached application briefing provides site details, neighborhood context, and building 
proposal specifics. An application by the YMCA of Cumberland has been submitted to permit 
the construction of two new buildings at 1 Albion Street (PID: 25009432) within the Downtown 
Core Area. 

The subject property has a total area of approximately 1,705 square metres (18,350 square 
feet) and is currently vacant land zoned Downtown Commercial / Core Area. The site is located 
at the corner of Crescent Avenue and Albion Street and has approximately 60 metres of 
frontage along Crescent Avenue and 37 metres along Albion Street. 

The proposed development consists of two multi-unit residential buildings intended to provide 
a mix of supportive and affordable housing pending approval from funding streams and the 
focuses the YMCA will take regarding the level of housing needs of future residents. The 
proposal includes one three and a half-storey apartment building containing 24 units and one 
three and a half-storey apartment building containing 12 units, with office space dedicated for 
the YMCA Community Development Office. Currently, the YMCA Development Office is located 
across the street and provides programs and services such as food support, advice, 
counselling, and other community development opportunities. The proposed building footprint 
would cover approximately 6,838 square feet of the site. 

The development proposes 7 on-site parking spaces which was revised to provide better 
access to the solid waste collection site.  The development is located approximately 136 metres 
from the YMCA of Cumberland and directly across the street from the YMCA – Community 
Development Office. The surrounding neighborhood is characterized by a mix of residential and 
commercial uses, including apartment buildings and converted multi-unit dwellings, reflecting 
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the higher-density residential character typical of the downtown area. The proposal supports 
additional housing within the urban core while remaining compatible with the existing 
neighborhood context. 

Affordable House – (CMHC) 
"In Canada, housing is considered “affordable” if it costs less than 30% of a household’s 
before-tax income. Many people think the term “affordable housing” refers only to rental 
housing that is subsidized by the government. In reality, it’s a very broad term that can 
include housing provided by the private, public and non-profit sectors. It also includes all 
forms of housing tenure: rental, ownership and co-operative ownership, as well as 
temporary and permanent housing." 
 
Supportive Housing means a community-based group living arrangement for 
individuals with social, emotional, legal, mental and/or physical handicaps or problems, 
that is developed for the wellbeing of its residents through self-help, professional care, 
guidance and supervision unavailable in the resident’s own family, as an institution or in 
an independent living situation. A group care facility is licensed, funded or approved by 
the Province of Nova Scotia. 
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PUBLIC PARTICIPATION 
 
A Public Participation Opportunity (PPO), advertised in accordance with the Policy for Public 
Participation and Notification, was held on March 30th, 2026. Members of the public were in 
attendance to provide input.  

During the meeting, public comments primarily focused on concerns related to parking 
availability, increased population, limited recreational opportunities for children, snow removal, 
and garbage collection. Additional concerns were raised regarding the impact of larger vehicles, 
such as delivery trucks, the frequency and management of waste collection, and traffic 
conditions on Fullerton Street, which was noted as already being heavily used. Residents also 
expressed concerns about proximity to existing homes, including potential impacts related to 
privacy, noise, and policing presence, as well as questions around smoking regulations and 
enforcement responsibilities. The proximity of Little Lamb’s Day Care was also identified as a 
consideration. 

Several members of the public voiced support for the development, noting the importance of 
accommodating growth and highlighting the need for supportive and affordable housing within 
the community. 
 
 Written Submissions 

Staff received two written submissions before the PPO. One letter of support from 
Maggie’s Place and letter of concern about the potential traffic impacts around Fullerton 
Street. Both of these letters can be found in the attached package.  

 
More detailed comments are in the PPO meeting minutes in this package.  
 
PLANNING ADVISORY COMMITTEE 
 
The Planning Advisory Committee met on April 7th and passed the following motion: 

 
That the Planning Advisory Committee defer a decision to a future meeting and request 
additional information and/or changes to the proposal, specifically regarding the 
parking situation, the need for the 12-unit building, and the intensity of use on the site. 

 
The applicant reviewed the comments and provided an updated site plan and response to 
issued raised during both Public Participation Opportunity and Planning Advisory Committee. 
 
Parking: 
The 7 on-site parking spaces are above the minimum required under the Town of Amherst 
Municipal Planning Strategy which states developments in the Downtown Commercial Zone 
do not require any on-site parking. Further, noting that about 50% of the supported, affordable 
and mixed market units to have parking needs.  
 
The need for the 12-unit building: 
The developer noted that the need for the 12-unit building is informed by the need for 
affordable housing in Cumberland County and across Nova Scotia with internal and external 
data to guided decision-making. 
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The intensity of use on the site: 
Nothing that this development contributes to the towns desired growth within its downtown 
commercial and mixed-use areas. 
 
The response table from the developer is attached to the PAC package for reference.   
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DEPARTMENT FEEDBACK 
 
Planning staff asked for feedback from the Police, Fire, and Operations departments based on 
the provided site plan. 
 

Police: 
The chief of police voiced his concern on whether additional parking will be provided 
elsewhere for tenants, especially since overnight on-street parking is not permitted in 
winter. Parking on Albion Street is also not considered a viable option, as it could lead 
to congestion near the Albion Street and Church Street intersection, where there are 
currently only two spaces across from Dogs to Divas. 
 
Operations: 
The Director of Operations did not find any concerns with the proposed site plan. The 
property used to be occupied therefor, service connections are already located on the 
property.  

 
RELEVANT POLICIES   
 
Policy Relevance/Application 

4.5.2 Downtown Zone 
Policy 4-35: Council shall, through the Land Use Bylaw, permit 
a range of commercial uses, including but not limited to, banks, 
restaurants, licensed establishments, offices, accommodations, 
clinics, and shops within the Downtown Zone. Multi-unit 
dwellings shall be permitted within commercial buildings, and 
stand-alone multi-unit buildings shall be permitted, subject to 
provisions within the Land Use Bylaw. Light manufacturing uses 
shall also be permitted. 

The development satisfies the 
general intent of this policy. The 
development proposes multi-unit 
dwellings with the smaller 
building facing Albion Street 
containing office space on the 
first floor. 

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

a. the residential use does not abut Church, Victoria and 
Havelock Streets; 
b. that such a conversion will not detract from the 
commercial character of the surrounding streetscape; 
the proposal is consistent with the provisions in the 
Land Use Bylaw for residential uses In the Downtown 
Zone; and 
c. the proposal complies with the general development 
agreement policies of Section 6.6 of this Plan. 

The larger proposed building 
facing Crescent Ave will have 
dwelling units on the ground floor. 

5.2.3 Supportive Housing 
Policy 5-2:  Council shall continue to work with senior levels of 
Government, as well as, not-for-profit and for-profit partners to 
increase the amount of affordable housing. 

This development will provide a 
variety of affordable housing units 
and satisfies the intent of this 
policy.  
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Policy 5-7: Council shall consider entering into a development 
agreement for proposals for supportive housing and nursing 
homes with more than twelve beds or units in any zone that 
permits residential uses. Council shall only enter into such a 
development agreement if Council is satisfied: 

a. the proposal is situated along an arterial or collector 
street, or vehicular traffic from the development to the 
nearest arterial or collector street can be effectively 
managed; 
b. the architectural design of the building, including, but 
not limited to, building material and orientation; the 
location, orientation, and size of windows and doors; 
and the roof pitch and material is complementary and 
compatible with—but not necessarily the same as—
surrounding land uses; 
c. the bulk and massing of the building is 
complementary to and compatible with—but not 
necessarily the same as—neighbouring properties; 
d. the proposal is appropriately integrated into the built 
form of the existing neighbourhood through the use of 
setbacks and stepbacks; 
e. parking areas are planned and landscaped so as not 
to create adverse effects on neighbouring properties; 
f. stormwater runoff from impervious areas is 
appropriately managed and unlikely to cause 
disturbance on neighbouring properties or the natural 
environment; and 
g. the proposal complies with the general development 
agreement policies of Section 6.6 of this Plan.  

The development satisfies the 
general intent of this policy. The 
applicant stated that the 
development will provide services 
for lower income and people who 
need food security such as food, 
counseling opportunities and 
resources.  
Regarding other aspects of this 
policy, the building is designed to 
fit in with its surroundings and is 
appropriately integrated into the 
neighborhood.  

5.5.3 Automobile Parking 
Policy 5-57: Council shall, through the Land Use Bylaw, 
exempt properties within the Downtown Commercial Zone from 
the minimum parking requirements within the Land Use Bylaw 
to promote compact, pedestrian-oriented development in 
Amherst’s historic downtown. 

There are 7 parking spots 
proposed in behind the two 
buildings. The applicant is willing 
to provide additional parking on 
the site of the YMCA. The 
development satisfies the general 
intent of this policy. 

5.6.2 Amenity Space in Multi Unit Dwellings 
Policy 5-72: Council shall, through the Land Use Bylaw, 
establish amenity space requirements for multi-unit 
developments for residents to use on- site. The requirements 
within the Land Use Bylaw shall include provisions regarding 
the types of amenity space that are considered acceptable. 

The drafted development 
agreement makes note of 
amenity space. 

Policy 5-73: In consideration of a proposal that includes 
residential development enabled by development agreement, 
Council shall ensure adequate amenity space is provided on-
site for use by residents. 

The proposed development, 
through discussion with the 
applicant, plans on providing 
space around the building with 
seating and paths. The location is 
situated with close proximity to 
other town amenities such as 
parks and the stadium just 
walking distances away.  

18



 
7 

 

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

a. specify the development, expansion, alteration, or 
change permitted; 
b. specify the conditions under which the development 
may, or may not, occur; 
c. set terms and conditions by which Council may 
amend or terminate and discharge the agreement. 

All aspects of the development 
are set out in the agreement as 
drafted.  

Policy 6-23: Council may specify conditions in the development 
agreement to bring the proposal into alignment with the 
enabling policy and general criteria set out in Section 6.7. Such 
conditions may include, but are not limited to: 

a. servicing; 
b. the type, location, and orientation of structures; 
c. the architectural design of structures, including, but 
not limited to, bulk, scale, height, roof shape, building 
and cladding materials, and the shape and size and 
placement of doors and windows; 
d. the provision of open space and amenities; 
e. the type, size, and location of signage; 
f. the type and orientation of exterior lighting; 
g. management of solid waste, including, but not limited 
to, compost and recycling; 
h. pedestrian, bicycle, public transit, and vehicular 
circulation; i. connections to existing or planned 
pedestrian, bicycle, public transit, and vehicular 
networks; 
j. the location and number of bicycle and vehicular 
parking and loading spaces; 
k. access for emergency vehicles; 
l. the location and type of landscaping, including fences 
and other forms of screening; 
m. stormwater management, grading and erosion 
control; 
n. the emission of noise, odour, light, liquids, gases, and 
dust; 
o. the type of materials stored on site; 
p. the type of materials sold on site; 
q. hours of operation; 
r. the phasing of development; 
s. financial bonding for the construction and 
maintenance of components of the development, 
including, but not limited to, roads and landscaping; 
t. mitigation measures for construction impacts; 
u. time limits for the initiation and completion of 
development; and 
v. all other matters enabled in Section 227 of the 
Municipal Government Act. 

The development satisfies the 
general intent of this policy. 
Planning staff reviews aspects of 
this policy against the application 
and provided feedback to the 
applicant regarding the materials 
used on the façade. All other 
parts are covered in the 
agreement as drafted.  

6.7 General Criteria 
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Policy 6-24: Council may not amend the Land Use Bylaw or 
enter into a development agreement unless Council is satisfied 
the proposal: 

a. is consistent with the intent of this Municipal Planning 
Strategy; 
b. does not conflict with any law or regulation of the 
Provincial or Federal Governments; 
c. is not premature or inappropriate due to: 

i. the ability of the Town to absorb public costs 
related to the proposal; 
ii. impacts on existing drinking water supplies, 
both private and public; 
iii. the adequacy of central water and sewage 
services or, where such services are not 
available, the suitability of the site to 
accommodate on-site water and sewage 
services; 
iv. the creation of excessive traffic hazards or 
congestion on road, cycling, and pedestrian 
networks within, adjacent to, and leading to the 
site; 
v. the adequacy of fire protection services and 
equipment; 
vi. the adequacy and proximity of schools and 
other community facilities; 
vii. the creation of a new, or worsening of a 
known, pollution problem in the area, including, 
but not limited to, soil erosion and siltation of 
watercourses; 
viii. its impact on nearby watercourses or 
wetlands; 
ix. site-specific climate change risks, such as 
threats of flooding; 
x. the potential to create flooding or serious 
drainage issues, including within the site and in 
nearby areas;  
xi. the suitability of the site in terms of grades, 
soil and geological conditions, the location of 
watercourses and wetlands, and proximity to 
utility rights-of-way; and 

The proposal meets the intent of 
the relevant town bylaws and 
regulations. In terms of 
subsection c., i., there would be 
no significant burden on the 
Town’s finances. The street 
network and town water, sanitary 
and storm sewer services can 
accommodate the development.   

Policy 6-25: Council may, in addition to any other required 
information, require any or all of the following information 
prepared by an appropriate qualified professional, at the 
applicant’s cost, and at a level sufficiently detailed to evaluate 
whether the criteria for amending the Land Use Bylaw or 
entering into a development agreement have been met: 

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

i. topography; 
ii. location and dimensions of existing and 
proposed property and unit lines; 
iii. location of zoning boundaries; 

The proposal meets the intent of 
the relevant town bylaws and 
regulations. 
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iv. use, location, and dimensions of existing and 
proposed structures; 
v. existing and proposed watercourses and 
wetlands; 
vi. location and dimensions of existing and 
proposed road, bicycle, and pedestrian 
networks; 
vii. location and dimensions of driveways, 
parking lots, and parking spaces; 
viii. type and amount of site clearing required, if 
any; 
ix. location of buffers; 
x. location and dimensions of existing and 
proposed parks and recreation lands, whether 
public or private; 
xi. location of utilities; 
xii. development densities; 

b. elevation drawings of existing and proposed 
structures including, but not limited to, dimensions and 
exterior materials; 
c. a site grading plan; 
d. a landscaping plan; 
e. a drainage and stormwater management plan;  
f. a traffic impact assessment that evaluates the ability 
of existing road, bicycle, and pedestrian networks to 
accommodate traffic generated by the proposed 
development; 
g. a geotechnical study; 
h. a shadow study; 
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DISCUSSION & CONCLUSION 
 
Staff feel the draft DA is in keeping with the general intent of the relevant polices of the MPS. 
The proposal has the potential to have a significant positive impact not just for the Town of 
Amherst by addressing the shortage of suitable and affordable housing as stated in the 
Municipal Planning Strategy. This development would be a welcoming addition to the downtown 
area with its design and density, height, bulk, and general built form.  
 
The following decision options are therefore put forward: 
 

OPTIONS: 
 
Option One: Recommend that Council enter into the Development 

Agreement for 1 Albion Street as drafted. 
 
Option Two: Recommend that Council not enter into the Development 

Agreement for 1 Albion Street. 
 
Option Three: Defer a decision and request additional information and /or changes 

to the proposal. 
 
 
STAFF RECOMMENDATION: Option One.  
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Proposal Overview
Development Agreement to Permit the Construction of One 24-Unit and One 

12-Unit Apartment Building on 1 Albion Street.
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Development Agreement Process 
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Application Details

Applicant/ Owner: YMCA Association of Cumberland 
Location: ​1 Albion Street (PID: 25009432)
Lot Size: 18,350 sqft
Current Zoning: ​Downtown Commercial
Current Land Use: Vacant Land

Summary of Proposal: ​To develop 2 multi-unit 
apartment buildings 

• One 24-Unit Building 
• One 12-Unit Building

Drawing is 
Not To Scale
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Parking and Amenity Space
Parking
• Meets current Land Use Bylaw parking 

requirements
• 7 on-site spaces plus 10 YMCA winter spaces 

addresses projected demand
• Street parking available outside winter restrictions
• Estimated parking demand expected for fewer than 

50% of units
• Two public parking lots managed by the town 

located adjacent to the YMCA and behind the 
Amherst Theatre.

Recreation and Amenity Space
• Onsite greenspaces will be available for 

resident use.
• The Y offers indoor recreation. 
• Some of the outdoor spaces nearby 

include:
• Church Street Multi-Sport – 0.2 km
• Victoria Square – 0.4 km
• Ernie Lane Playground – 0.6 km
• Currie Park – 0.4 km
• Christie, LL Fields, Rotary Playground, 

Centennial Park – 0.5 km
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Site Plan

6m wide entrance 

Garbage 

1.2m setback
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Elevations

28



Elevations
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Elevations
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Relevant Planning Policies
Council’s decision regarding whether or not to enter into a development agreement must be in accordance with the general 
intent of Municipal Planning Strategy policies. There are several policies in the strategy that are relevant to this application. 
This is a summary of the most relevant policies:

Downtown Zone: Policy 4-35 permits a wide mix of commercial and residential uses in the Downtown Zone. Policy 4-38 
allows ground-floor residential by development agreement, but only if the development does not detract from the commercial 
character of the streetscape.

Housing Diversity and Affordability: Policy 5-1 directs Council to promote diverse housing types and densities through the 
Strategy and Land Use Bylaw. Policies 5-2 and 5-3 support increasing affordable housing by partnering with government and 
other organizations, and by investments in land and infrastructure.

Supportive Housing: Policy 5-7 lets Council approve development agreements for supportive housing if Council is satisfied 
that the site is on an arterial street, the building's architecture, bulk, and height are complementary (though not identical) to 
the varied surrounding built form, and parking and stormwater management are addressed.

Amenity Space: Policy 5.73 requires adequate onsite amenity space.

Parking: Policy 5-57 exempts properties in the Downtown Commercial Zone from the minimum parking requirements to 
promote compact, pedestrian-oriented development in Amherst’s historic downtown.

General Requirements: Policy 6-24 requires that a development agreement must comply with Planning Strategy policies 
and provincial / federal regulations. It must also be ensured that the proposal is not premature given factors like municipal
costs, water/sewer capacity, traffic, fire protection, school/community facility capacity, pollution, flooding/drainage, and site 
suitability (soils, watercourses, utility rights-of-way). 31



Relevant Planning Policies
5.4.2 Downtown Zone

Policy 4-35: Council shall, through the Land Use Bylaw, permit a range of commercial uses, including but not limited to, banks,
restaurants, licensed establishments, offices, accommodations, clinics, and shops within the Downtown Zone. Multi-unit dwellings shall
be permitted within commercial buildings, and stand-alone multi-unit buildings shall be permitted, subject to provisions within the Land
Use Bylaw. Light manufacturing uses shall also be permitted.

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

a. the residential use does not abut Church, Victoria and Havelock Streets;
b. that such a conversion will not detract from the commercial character of the surrounding streetscape; the proposal is

consistent with the provisions in the Land Use Bylaw for residential uses In the Downtown Zone; and
c. the proposal complies with the general development agreement policies of Section 6.6 of this Plan.
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Relevant Planning Policies
5.2.1 Housing Diversity and Affordability

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

Policy  5-2:  Council  shall  continue  to  work  with  senior  levels  of Government, as well as, not-for-profit and for-profit partners to 
increase the amount of affordable housing.

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

•
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Relevant Planning Policies
5.2.3 Supportive Housing

Policy 5-7: Council shall consider entering into a development agreement for proposals for supportive housing and nursing homes 
with more than twelve beds or units in any zone that permits residential uses. Council shall only enter into such a development 
agreement if Council is satisfied:

a. the proposal is situated along an arterial or collector street, or vehicular traffic from the development to the nearest arterial or 
collector street can be effectively managed;

b. the architectural design of the building, including, but not limited to, building material and orientation; the location, 
orientation, and size of windows and doors; and the roof pitch and material is complementary and compatible with—but not 
necessarily the same as—surrounding land uses;

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

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

e. parking areas are planned and landscaped so as not to create adverse effects on neighbouring properties;
f. stormwater runoff from impervious areas is appropriately managed and unlikely to cause disturbance on neighbouring 

properties or the natural environment; and
g. the proposal complies with the general development agreement policies of Section 6.6 of this Plan.

•
•
•
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Relevant Planning Policies
5.6.2 Amenity Space in Multi Unit Dwellings

Policy 5-73: In consideration of a proposal that includes residential development enabled by development agreement, Council shall 
ensure adequate amenity space is provided on-site for use by residents.

5.5.3 Automobile Parking

Policy 5-57: Council shall, through the Land Use Bylaw, exempt properties within the Downtown Commercial Zone from the minimum 
parking requirements within the Land Use Bylaw to promote compact, pedestrian-oriented development in Amherst’s historic 
downtown.

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

• Parking requirements are exempt in the Downtown Zone.  This development exceeds this by 7 spaces onsite, with 
additional options nearby.
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Relevant Planning Policies
6.6.1 Development Agreement – General Requirements

Policy 6-22: A development agreement that has been approved by Council shall:
a. specify the development, expansion, alteration, or change permitted;
b. specify the conditions under which the development may, or may not, occur;
c. set terms and conditions by which Council may amend or terminate and discharge the agreement.

Policy 6-23: Council may specify conditions in the development agreement to bring the proposal into alignment with the enabling 
policy and general criteria set out in Section 6.7. Such conditions may include, but are not limited to:

a. servicing;
b. the type, location, and orientation of structures;
c. the architectural design of structures, including, but not limited to, bulk, scale, height, roof shape, building and cladding

materials, and the shape and size and placement of doors and windows;
d. the provision of open space and amenities;
e. the type, size, and location of signage;
f. the type and orientation of exterior lighting;
g. management of solid waste, including, but not limited to, compost and recycling;
h. pedestrian, bicycle, public transit, and vehicular circulation; 
i. connections to existing or planned pedestrian, bicycle, public transit, and vehicular networks;
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Relevant Planning Policies
6.6.1 Development Agreement

Policy 6-23: …
j. the location and number of bicycle and vehicular parking and loading spaces;
k. access for emergency vehicles;
l. the location and type of landscaping, including fences and other forms of screening;
m. stormwater management, grading and erosion control;
n. the emission of noise, odour, light, liquids, gases, and dust;
o. the type of materials stored on site;
p. the type of materials sold on site;
q. hours of operation;
r. the phasing of development;
s. financial bonding for the construction and maintenance of components of the development, including, but not limited to, 

roads and landscaping;
t. mitigation measures for construction impacts;
u. time limits for the initiation and completion of development; and
v. all other matters enabled in Section 227 of the Municipal Government Act.
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Relevant Planning Policies
6.7 General Criteria

Policy 6-24: Council may not amend the Land Use Bylaw or enter into a development agreement unless Council is satisfied the
proposal:

a. is consistent with the intent of this Municipal Planning Strategy;
b. does not conflict with any law or regulation of the Provincial or Federal Governments;
c. is not premature or inappropriate due to:

i. the ability of the Town to absorb public costs related to the proposal;
ii. impacts on existing drinking water supplies, both private and public;
iii. the adequacy of central water and sewage services or, where such services are not available, the suitability of the site

to accommodate on-site water and sewage services;
iv. the creation of excessive traffic hazards or congestion on road, cycling, and pedestrian networks within, adjacent to,

and leading to the site;
v. the adequacy of fire protection services and equipment;
vi. the adequacy and proximity of schools and other community facilities;
vii. the creation of a new, or worsening of a known, pollution problem in the area, including, but not limited to, soil erosion

and siltation of watercourses;
viii. its impact on nearby watercourses or wetlands;
ix. site-specific climate change risks, such as threats of flooding;
x. the potential to create flooding or serious drainage issues, including within the site and in nearby areas;
xi. xi. the suitability of the site in terms of grades, soil and geological conditions, the location of watercourses and

wetlands, and proximity to utility rights-of-way.
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Relevant Planning Policies
6.7 General Criteria – Information required if needed

Policy 6-25: Council may, in addition to any other required information, require any or all of the following information prepared by an
appropriate qualified professional, at the applicant’s cost, and at a level sufficiently detailed to evaluate whether the criteria for
amending the Land Use Bylaw or entering into a development agreement have been met:

a. a detailed site plan showing features such as, but not limited to:
i. topography;
ii. location and dimensions of existing and proposed property and unit lines;
iii. location of zoning boundaries;
iv. use, location, and dimensions of existing and proposed structures;
v. existing and proposed watercourses and wetlands;
vi. location and dimensions of existing and proposed road, bicycle, and pedestrian networks;
vii. location and dimensions of driveways, parking lots, and parking spaces;
viii. type and amount of site clearing required, if any;
ix. location of buffers;
x. location and dimensions of existing and proposed parks and recreation lands, whether public or private;
xi. location of utilities;
xii. development densities;

b. elevation drawings of existing and proposed structures including, but not limited to, dimensions and exterior materials;
c. a site grading plan;
d. a landscaping plan;
e. a drainage and stormwater management plan;
f. a traffic impact assessment that evaluates the ability of existing road, bicycle, and pedestrian networks to accommodate

traffic generated by the proposed development;
g. a geotechnical study;
h. a shadow study;
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YMCA Cumberland 1 Albion Street PAC Decision Memorandum 
 
zzap Consulting Inc. (zzap) has been engaged by the YMCA Association of Cumberland to 
advance the design for two new residential buildings on 1 Albion Street, Amherst, NS. This is 
building on a previously completed feasibility study contemplating the future development of 
one 24-unit and one 12-unit apartment building on the site.  
 
On April 7, 2026, the application for a Development Agreement (DA) to permit the proposed 
development was presented to the Town of Amherst Planning Advisory Committee (PAC). Within 
the Development Agreement process, the PAC’s role is to review the proposal from the property 
owner and feedback from the public participation, as well as to make a recommendation on 
the DA to council.  
 
1.0 PAC Decision 
 
After a staff presentation and committee discussions, PAC voted to defer a decision for the DA 
application and request additional information or changes to the proposal. The request for 
additional information and changes to the proposal were specifically in regard to: 

• The number of parking spaces within the proposed development 
• The need for the 12-unit building as part of the project for its success 
• The density and intensity of uses on the site 

2.0 PAC Meeting Discussions 
 
Committee members expressed concerns around the number of parking spaces, given that the 
project is proposed for residential uses. Staff noted that minimum parking requirements are 
waived for developments in the Downtown Commercial Zone, regardless of land use. 
 
There were also productive discussions around the potential for playground and amenity space, 
sidewalks (noting sidewalks would be the responsibility of the Town), as well as traffic impacts 
and the location of garbage facilities. 
 
3.0 Actions Being Explored by the YMCA 
 
To encourage alignment between all parties on this project, the YMCA is considering and 
suggesting several actions to help support the rationale for this project’s approval, this includes: 
 

• The creation of up to 10 additional parking spaces at the YMCA recreation centre to 
support residents of the development, given that the centre is within immediate walking 
distance of the subject site 

• The YMCA is having discussions with neighbouring Holy Family Catholic Church to support 
winter overnight parking for residents 

• Noting the several public open spaces, green spaces and playgrounds within immediate 
walking distance of the site, which can support community connection and further 
activate the use of these public spaces. 

• The subject site is uniquely positioned within a highly walkable and service-rich area of 
downtown Amherst, providing immediate access to daily needs such as grocery stores, 
healthcare services, recreation facilities, community programming, and employment 
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opportunities. This reduces reliance on private vehicles and supports more inclusive 
housing outcomes.  

• The integration of additional affordable and supportive housing units on this site aligns 
with broader provincial and municipal housing objectives, including increasing housing 
supply, improving affordability, and enabling aging in place and independent living.  

• The YMCA’s involvement as a community-based organization ensures that the 
development is not solely market-driven, but instead responds directly to identified local 
housing gaps, including individuals requiring supportive environments and access to 
wraparound services.  

• The inclusion of both the 24-unit and 12-unit buildings is important to achieving a range of 
unit types and affordability levels, helping to meet diverse housing needs 
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Town of Amherst 
Public Hearing 

Minutes 
 
Date:  
Time:  
Location:  

July 8, 2026 
5:00 pm 
Council Chambers, Town Hall 

 
Members Present Mayor Robert Small 
 Deputy Mayor Charlie Chambers 
 Councillor Hal Davidson 
 Councillor Nic Furlong 
 Councillor Terry McManaman 
 Councillor Dwayne Ripley 

Councillor Kathy Wells 
  
Staff Present Jason MacDonald, Chief Administrative Officer 
 Torben Laux, Planner 
 Sean Payne, Marketing & Communications Officer 
 Natalie LeBlanc, Municipal Clerk 
 Cindy Brown, Administrative Assistant 
_____________________________________________________________________ 

1. CALL TO ORDER 
Mayor Small called the meeting to order. 

 
2. TERRITORIAL ACKNOWLEDGMENT 

Mayor Small gave the Territorial Acknowledgement. 

3. 1 Albion Street Development Agreement 

3.1 Presentation 
Torben Laux presented the application for a Development Agreement on the property 
located at 1 Albion Street (PID 25009432) to permit the construction of a 24-unit and 
12-unit apartment building. 

3.1.1 Written Submissions 
Mayor Small acknowledged the written submissions received.  Information item 
only, included as part of the agenda package. 

3.2 Council Questions / Comments 
Councillor Ripley wanted it said for the record that he is weary about what this 
development will do to the downtown, adding that business owners and residents are 
already concerned with the state of the downtown area.  He wants to know more about 
what the percentage is of what is subsidized and what is affordable housing within the 
development, as it seems the majority of it is subsidized.  He feels having this 
development and the shelter in the downtown area will do the downtown a disservice, 
and although he acknowledges the YMCA is directly across the street from the 
proposed site, he would like to see this developed at a different location. 
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Deputy Mayor Chambers said although he somewhat agrees with Councillor Ripley, he 
has learned more about this application since it was originally received and knows that 
the YMCA is a great organization and they will do a good job looking after this 
development. 
 
Councillor Furlong inquired about the parking again and asked if we should be 
considering signage for no parking in the area. Jason MacDonald answered that 
generally if cars are parked on the street, it slows traffic down, that most streets are 
designed for street parking, adding that the Traffic Authority can monitor the situation 
and if warranted they can have no parking signs installed. 
 
Councillor Furlong asked if dust and noise control during construction has been 
addressed.  Torben Laux replied that yes, it is addressed as part of the development 
agreement. 
 
Councillor McManaman said his only concerns with this application have been around 
parking; however, the YMCA is working to address this. 
 
Councillor Wells spoke in total favor of the application, noting the YMCA has proven 
success with affordable housing. She feels concerns around parking is a good thing, it 
means residents can afford both an apartment and a vehicle.   She further added that 
she feels it is unfair to compare affordable housing to the shelter, that it is comparing 
apples to oranges and she wants to be sure everyone understands the difference. 
 
Councillor Furlong asked for clarity of the Town's definition of supportive housing.  
Jason MacDonald answered that supportive housing as defined in our policies means 
things like seniors’ homes and group homes, where there is communal living with staff 
24/7, which is different from how service organizations define it which is individual units 
with supports in other forms such as social services or other support staff. 

3.3 Public Questions / Comments 
Wayne MacKenzie spoke to how he sees the downtown area ending up and does not 
see how low rentals will help revitalize the downtown.  He feels kids cannot go 
downtown now as it is not safe and believes our police force is already overwhelmed.  
He feels bad for downtown business owners, particularly the Portlander Jamaican 
restaurant, adding that he would not want this proposed development next to his 
residence or business.  He also does not believe that the YMCA can accommodate 
overflow parking as the parking lot there is typically full. 
 
Kevin Nelson spoke as a business and property owner in the downtown area, indicating 
he is constantly replacing vandalized windows at his property on Havelock Street.  He 
agrees with Councillor Ripley in that affordable housing developments such as this 
application should be spread out and not located in the downtown core and feels we do 
not need this at this location and that Council should be promoting business in the 
downtown as there is currently not even a grocery store in the area. 
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Renee Pilgrim indicated she is new to Amherst and believes having diversity in the 
downtown area will help to revitalize it adding that we need people downtown to help it 
flourish.  She believes people who need assistance are assumed dangerous and this is 
prejudice; horrible things happen everywhere not just with people who need subsidized 
housing.  She said she looked at starting a business in the downtown however could 
not afford to rent a space. She also spoke to the Hillsdale development saying she 
does not believe it is necessarily considered affordable unless you are a two-income 
family or are doing very well.  She believes it would be unfortunate to not support a 
project of this kind and that not taking a chance is not doing Amherst a favor, we need 
housing to support the people who are here. 
 
Gillian Strong spoke as a somewhat new resident to Amherst, and as a YMCA Board 
member.  She stated that she moved here in 2016 and at the time found a two-
bedroom apartment for her family of four for $600, adding this amount has gone up in 
5% increments annually.  It is not ideal however even though her and her husband both 
work they are stuck there and can't afford to move.  She very much wants to see 
affording housing hoping it will open the market for other options.  She encouraged 
councillors to look at available apartments and the costs to rent them, see if they could 
afford them, and what they would have to give up to do so.  She spoke to the YMCA's 
affordable housing location on Church Street and one of the residents who was a single 
mother able to return to school to get her nursing degree while residing there, which 
would likely not have been possible had she have not been in an affordable housing 
situation.  She believes in this town and the YMCA, and feels we need to invest in the 
community.  She feels this is an incredible opportunity and asked that Council take their 
time in making this decision. 
 
George Crawshaw, owner of Top Line Rentals, indicated he has no objections to this 
proposal and wished the YMCA every success.  However, he is concerned about 
overflow parking in his lot and would like to respectfully submit for the record that his 
parking lot is private. 
 
Ray Hickey, property owner and resident in the downtown area and a former municipal 
CAO stated that although he is fully in favor of supportive housing he is not in favor of 
this proposed location and that a downtown area is not the place for it, and generally 
goes against a good Municipal Planning Strategy, adding you would not see any of this 
in Halifax, Mahone Bay, Bridgewater or Antigonish for example.  He feels downtowns 
are meant to be safe, architecturally beautiful, a place to shop and to gather.  He stated 
that living in the downtown area has been an absolute disaster, he has had to call 911 
at least two dozen times recently and that what he has to deal with as a property owner 
in the downtown is challenging, adding that he is not criticizing the shelter but it's 
location.  He spoke to his enjoyment of going to Shediac adding that if he went there at 
3:00 in the afternoon and seen groups of people in distress in the downtown area like 
we do here he would not stay.  He reiterated he is not criticizing the shelter, or the staff 
or the volunteers, or this application, only the locations.  He feels that these types of 
development can be limited through Municipal Planning Strategies and Land Use 
Bylaws. He feels people will feel even more unsafe going to the downtown area if this is 
approved, and no one will want to invest or build in the downtown.  
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He also feels Council are kind of the "landlords", and he would like them to think of the 
greater area as they are the ones responsible for housing and investing. He wished the 
YMCA the best of luck but is not in favor of this location. 
 
Trina Clark, CEO of the YMCA of Cumberland, spoke to address some of the concerns 
raised.  She started by saying there has been talk of revitalizing the downtown for 
decades, it is not a new one-year or two-year problem.  She does not believe people 
consider the location of the YMCA as downtown, and she has an incredible concern 
with the correlation of this proposal and the shelter as it is not what they are doing and 
comparing the two is inaccurate.  She added that comparing poverty to criminal activity 
is wrong, and that the clientele of this proposal will be able to improve their lives. In 
response to the concerns of parking, she said that they are working on it, and that if 
more parking is needed this would mean the project is a success. 
 
Aiden Kivisto, Manager of Community Development with the YMCA of Cumberland, 
appreciated the comments and the healthy debate.  He indicated although they have 
not yet secured funding for this project, funding partners do have a definition for 
supportive housing.  He feels perception can make a huge difference, adding that they 
have seen a huge increase in senior clientele.  He realizes there are layers of 
complexities with this type of development, however, feels problems only continue to 
get worse when we leave people out.   He knows that there are concerns surrounding 
this application however they want this to be a success for the whole community. 
  

4. Adjournment 
There being nothing further, Mayor Small thanked everyone for coming and for their input.  A 
special Council meeting will be scheduled for a later date.  With that, Mayor Small adjourned 
the Public Hearing. 

 
 
 
 
 
_________________________ 
Natalie LeBlanc 
Municipal Clerk 
 
 
________________________ 
Robert Small 
Mayor 
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11 Elmwood Drive 
Amherst, NS  B4H 2G7 

P: 902-667-7250 F: 902-667-0585 
cumberland@maggiesplace.ca 

www.maggiesplace.ca 
 

 

June 2, 2026 
Re: Letter of Support for 1 Albion Street Apartments 

 
Dear Mayor and Members of Town Council, 
 
On behalf of Maggie’s Place: A Resource Centre for Families Association, I am writing to express our 
strong support for the proposed apartment buildings at 1 Albion Street in Amherst. 
 
As an organization dedicated to supporting families and strengthening communities, we see firsthand the 
growing challenges many individuals and families face in securing safe, stable, and affordable housing. 
Amid the current housing crisis, too many in our community are forced to make impossible choices 
between paying rent and meeting basic needs such as food. 
 
Access to affordable and supportive housing is foundational to the well-being of families and community 
members. When individuals have a safe and stable place to live, they are better able to care for their 
health, support their children’s development, maintain employment, and participate meaningfully in their 
community. Housing stability is directly linked to healthier outcomes for children, stronger family units, 
and more resilient communities overall. 
 
The proposed development at 1 Albion Street represents an important step toward addressing these 
urgent needs in Amherst. By increasing the availability of affordable and supported housing options, this 
project will provide critical support to some of our community’s most vulnerable residents. In turn, this 
investment will contribute to a healthier, more inclusive, and more sustainable community for everyone. 
 
Maggie’s Place strongly encourages the approval and advancement of this project. We believe that 
developments like this are essential to ensuring that all families and community members can thrive. 
 
We respectfully ask Council to vote in support of the proposed YMCA affordable housing development at 
1 Albion Street, uphold the principles outlined in the Strategic Plan, and ensure decisions are grounded in 
evidence rather than perception. 
 
The housing crisis demands action. Our community deserves leadership that reflects both the evidence 
before us and the values we claim to uphold. 
 
Thank you for your consideration of this important matter. 
 
Sincerely, 
Sarah MacMaster 
Executive Director  
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1-2 Palmer St 
Amherst, NS 

B4H 1Z5 
902-667-1046 

 
 

 

 
Mayor Robert Small 
Town of Amherst 
98 Victoria St 
Amherst, NS 
B4H 4A1 
 
 
June 3, 2026 
 
To Mayor Small and Amherst Town Council; 
 
As one of largest local developers in the Town of Amherst I want to express serious concerns 
about the Planning Advisory Committee’s approach and discussions around the Cumberland 
YMCA’s proposed development at 1 South Albion Street. 
 
This proposal met the Land-Use By-law (LUB) requirements and is meeting the key strategic 
objectives from the Municipal Planning Strategy (MPS). Yet the PAC would not second a motion 
to vote on the proposal, thereby in effect rejecting it. 
 
The new LUB and MPS were just passed this year and create the structure under which 
developers, community members and Council must plan and operate.   If this structure is not 
being used to guide decision making, then these documents are irrelevant, making planning 
new developments nearly impossible. 
 
The YMCA’s proposed property is in the Downtown Commercial zone which has no parking 
requirements.  The PACs’ request for more details on parking information after the first meeting 
was not appropriate since the YMCA had already exceeded the parking requirements. The 
YMCA could not meet a new arbitrary parking standard set by the PAC since they’d already met 
the current established requirement.  I know the PAC had concerns about parking spots, and 
for future proposals this can be addressed by modifying the LUB and MPS documents through 
the stipulated amendment procedures. 
 
In the past I have told all out-of-town developers that Amherst Town Staff and Council were 
excellent to work with. I highlighted that Town Staff always strived to add positive 
developments in the Town and I’ve found that Staff and Council had a solid, trusting working 
relationship. I stressed the developer needed to address any of the Town Staff’s concerns with 
their proposal, and that will help their proposals proceed through the necessary approvals.  
Based on the PAC’s last two meetings I can not continue to say this in good faith. It appears that 
decisions are being made arbitrarily, beyond the scope of the PAC’s mandate, and for 
seemingly personal reasons. 
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1-2 Palmer St 
Amherst, NS 

B4H 1Z5 
902-667-1046 

 
 

 

As someone who has developed over 130 units in Amherst, and been through the 
Development Agreement process multiple times, I will not be looking for more development 
opportunities in the Town of Amherst if the PAC and Council continue to act in such an 
arbitrary manner. 
 
 
Sincerely; 
 

 
 
Andrew Cameron 
President 
Northumberland Properties 
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Cindy Brown

From: Jason MacDonald
Sent: June 5, 2026 11:12 AM
To: Cindy Brown; Natalie LeBlanc
Cc: Andrew Fisher
Subject: FW: Support for YMCA Affordable Housing Development at 1 Albion Street

For inclusion in the COW package 
 
Jason MacDonald, MCIP, LPP (he/him) 
Chief Administrative Officer  
Town of Amherst 
Cell: 902-664-8367 
Email: jmacdonald@amherst.ca 
www.amherst.ca | #seewhyweloveit 
 
“We acknowledge that we are in Mi’kma’ki, the ancestral and unceded territory of the Mi’kmaq People. We celebrate 
400+ years of African Nova Scotian descent.  We strive to foster a diverse community that values everything that 
makes us unique including our visible differences, such as race or gender expression, as well as our non-visible 
differences, such as gender identity and diversity of thought. We are committed to equity, fairness and dignity for 
all.” 
 

             
 

 
 
The information transmitted in this email is only intended for the entity and/or person(s) to which it is addressed and may contain 
confidential/privileged materials.  If you receive this email in error, please contact the sender and delete the material from any computer.  Any 
review, retransmission, dissemination or other use of this information by persons or entities other than the intended recipient(s) is strictly 
prohibited. 
 

From: Hal Davidson <HDavidson@amherst.ca>  
Sent: June 4, 2026 4:14 PM 
To: Jason MacDonald <JMacDonald@amherst.ca> 
Subject: Fwd: Support for YMCA Affordable Housing Development at 1 Albion Street 
 
 
 
 
 

 

Hal Davidson  

56



2

Councillor  
Town of Amherst 
Cell: 902-694-0190 
Email: hdavidson@amherst.ca 
#seewhyweloveit 
“We acknowledge that we are in Mi’kma’ki, the ancestral and unceded territory of the Mi’kmaq 
People. We celebrate 400+ years of African Nova Scotian descent.  We strive to foster a diverse 
community that values everything that makes us unique including our visible differences, such as 
race or gender expression, as well as our non-visible differences, such as gender identity and 
diversity of thought. We are committed to equity, fairness and dignity for all.”  
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The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link  
points to the correct file and location.

 
  
The information transmitted in this email is only intended for the entity and/or person(s) to which it is addressed and may contain 
confidential/privileged materials.  If you receive this email in error, please contact the sender and delete the material from any computer.  Any 
review, retransmission, dissemination or other use of this information by persons or entities other than the intended recipient(s) is strictly 
prohibited. 
  
  
  
 
Begin forwarded message: 

From: Sexual Health Matters <sexualhealthcumberland@gmail.com> 
Date: June 4, 2026 at 2:54:33 PM ADT 
To: Charlie Chambers <cchambers@amherst.ca>, Terry McManaman 
<tmcmanaman@amherst.ca>, Hal Davidson <HDavidson@amherst.ca>, Dwayne Ripley 
<dripley@amherst.ca>, Robert Small <rsmall@amherst.ca>, Kathy Wells 
<kwells@amherst.ca>, Nic Furlong <nfurlong@amherst.ca> 
Subject: Support for YMCA Affordable Housing Development at 1 Albion Street 

 

Dear Mayor and Members of Amherst Town Council, 

I am writing to express my support for the proposed YMCA affordable housing 
development at 1 Albion Street and for the principles that have guided housing 
development efforts within our community over the past several years. 

The Town of Amherst’s Strategic Plan commits Council to fostering an inclusive 
community, making evidence-based decisions, and supporting housing solutions that 
meet the needs of residents across all income levels. These commitments are not merely 
aspirational statements; they are promises to the community that decisions will be 
informed by research, policy, lived realities, and the long-term well-being of residents. 
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Throughout this process, the YMCA has consistently demonstrated a willingness to engage 
in good faith. They have worked diligently to meet and exceed planning requirements, 
respond to concerns, comply with municipal bylaws, and participate fully in the processes 
established by the Town. By all accounts, they have done what has been asked of them. 

For many of us working on the front lines of housing insecurity, homelessness prevention, 
poverty reduction, healthcare, education, and community development, the current 
process has been deeply concerning. There is growing unease surrounding the 
recommendation that advanced through the advisory process and the apparent 
disconnect between the evidence before us, the Town’s stated policy objectives, and the 
direction now being considered. 

The reality is that Amherst, like communities across Nova Scotia and Canada, is facing a 
significant housing crisis. Every affordable housing unit that is delayed, reduced, or 
prevented from moving forward carries real consequences for families, seniors, workers, 
newcomers, youth, and individuals living on fixed incomes. These impacts extend far 
beyond housing alone and are felt across healthcare systems, emergency services, 
schools, social services, and the broader local economy. 

Amherst has earned provincial and national recognition for its willingness to reduce 
barriers to affordable housing development and to work collaboratively with nonprofit 
organizations seeking to address critical community needs. Previous councils, alongside 
the current Council, have made meaningful progress in creating an environment where 
innovative and community-focused housing solutions can move forward. This work has 
helped position Amherst as a community willing to lead rather than follow. 

That reputation is valuable, but it is also fragile. 

Years of progress can be undermined by a single decision that signals to nonprofit housing 
developers that even when every requirement is met, every process is followed, and every 
concern is addressed, support may still remain uncertain. 

We respectfully ask Council to vote in support of the proposed YMCA affordable housing 
development at 1 Albion Street, uphold the principles outlined in the Strategic Plan, and 
ensure that decisions are grounded in evidence rather than perception. 

The housing crisis demands thoughtful, evidence-based action. Our community deserves 
leadership that reflects both the realities before us and the values we claim to uphold. 

Thank you for your consideration of this important matter. 

Sincerely, 

-- 

Corey Hunter (she/her) 
Executive Director & Educator 
Sexual Health Centre for Cumberland County 
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902-667-7500  
sexualhealthmatters.ca  
sexualhealthcumberland@gmail.com  

 
 

Sexual Health Centre for Cumberland County acknowledges it is located in Mi’kma’ki, the ancestral, unceded 

and unsurrendered territory of the Mi’kmaq People. We acknowledge them as the past, present, and future 

caretakers of this land. This territory is covered by the “Treaties of Peace and Friendship” which Mi’kmaq and 

Wolastoqiyik (Maliseet) People first signed with the British Crown in 1725. The treaties did not deal with surrender 

of lands and resources but in fact recognized Mi’kmaq and Wolastoqiyik (Maliseet) title and established the rules 

for what was to be an ongoing relationship between nations. 
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Natalie LeBlanc 

Subject: FW: Support for YMCA Affordable Housing Development at 1 Albion Street 

From: Sarah Flemming <sarah.flemming@unitedwaymaritimes.ca> 
Sent: June 4, 2026 9:01 AM 
To: Robert Small <rsmall@amherst.ca>; Charlie Chambers <cchambers@amherst.ca>; Terry McManaman 
<tmcmanaman@amherst.ca>; Hal Davidson <HDavidson@amherst.ca>; Chambers Zoom <chambers@amherst.ca>; 
Dwayne Ripley <dripley@amherst.ca>; Kathy Wells <kwells@amherst.ca>; Nfurlong@amherst.c 
Cc: Jason MacDonald <JMacDonald@amherst.ca> 
Subject: Support for YMCA Affordable Housing Development at 1 Albion Street 

Dear Mayor and Members of Amherst Town Council, 

On behalf of United Way Maritimes, I am writing in support of the proposed YMCA affordable housing development at 1 
Albion Street. 

Through our work developing and operating affordable housing in Amherst, we see firsthand the growing need for 
housing options in our community. Interest in affordable housing continues to increase, and our own waitlist grows 
regularly. While projects like The Groves at Hillsdale have helped create new opportunities for local residents, the 
demand far exceeds the supply that currently exists. 

We recognize and appreciate the leadership the Town of Amherst has shown in supporting housing development over 
the past several years. The collaboration between the Town, nonprofit organizations, community partners, and other 
levels of government has helped create meaningful housing solutions for local residents and positioned Amherst as a 
community committed to addressing housing challenges. 

No single project will solve the housing crisis, but each new development contributes to a broader range of housing 
options for individuals and families who need them. For that reason, we support the YMCA's proposal and the additional 
housing opportunities it would bring to our community. 

Thank you for your continued commitment to housing and to the well-being of Amherst residents! 

Warmly, 

Sarah 

• z 
• 

United Way 
Centraide 
des Maritimes 
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From: Jennifer Furlong <jennifer@cumberlandrj.ca> 
Sent: Friday, June 5, 2026 1:20 PM 
To: Robert Small <rsmall@amherst.ca> 
Cc: Charlie Chambers <cchambers@amherst.ca>; Kathy Wells <kwells@amherst.ca>; Nic 
Furlong <nfurlong@amherst.ca>; Dwayne Ripley <dripley@amherst.ca>; Terry McManaman 
<tmcmanaman@amherst.ca>; Hal Davidson <HDavidson@amherst.ca> 
Subject: Support for YMCA Affordable Housing Development at 1 Albion Street 
  
Dear Mayor and Members of Amherst Town Council, 
  
I am writing to express support for the proposed YMCA affordable housing development at 1 
Albion Street and for the principles that have guided housing development in our community 
over the past several years. 
  
The Town of Amherst's Strategic Plan commits Council to fostering an inclusive community, 
making evidence-based decisions, and supporting housing solutions that meet the needs of 
residents across all income levels. These commitments are not simply aspirational statements. 
They are promises to the community that decisions will be guided by facts, research, policy, and 
the long-term well-being of residents. 
  
The YMCA has consistently demonstrated a willingness to engage in good faith throughout this 
process. They have worked diligently to meet and exceed planning requirements, address 
concerns, comply with municipal bylaws, and participate in the processes established by the 
Town. They have done everything that has been asked of them. 
  
For community organizations working with folks experiencing housing insecurity, homelessness, 
poverty, and barriers to healthcare, employment, and education, the current process has been 
deeply disappointing. I am concerned about the lack of accountability surrounding the 
recommendation that advanced through the advisory process and the apparent disconnect 
between evidence, policy objectives, and the direction being considered. 
  
Amherst, like communities across Nova Scotia and Canada, is experiencing a significant 
housing crisis that is having far-reaching impacts on our community. Every affordable housing 
unit that is delayed, reduced, or prevented from moving forward has real consequences for 
families, seniors, workers, newcomers, youth, and individuals living on fixed incomes. The 
impacts are felt across healthcare systems, emergency services, social services, community 
organizations, schools, and the broader economy. 
  
Amherst has earned provincial and national recognition for its willingness to remove barriers to 
affordable housing development and to work collaboratively with nonprofit organizations seeking 
to address critical housing needs. Previous councils, together with the current Council, have 
made important strides in creating an environment where innovative housing solutions can 
move forward. This work has positioned Amherst as a community willing to lead rather than 
follow.  That reputation is valuable, but it is also fragile. 
  
Years of progress can be undermined by a single decision that signals to nonprofit housing 
developers that meeting every requirement, engaging every process, and responding to every 
concern may still not be enough. 
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I respectfully ask Council to vote in support of the proposed YMCA affordable housing 
development at 1 Albion Street, uphold the principles outlined in the Strategic Plan, and ensure 
decisions are grounded in evidence rather than perception. 
  
This is not the time to be influenced by comments on social media platforms from members of 
the community who have not taken the time to learn all the facts and consider the positive 
benefits for our community rather than focus on irrelevant details or “what if” problems – all of 
which can be addressed to prevent or minimize impact.  Our community deserves leadership 
that reflects both the evidence before us and the values we claim to uphold. 
  
Thank you for your consideration of this important matter. 
  
Sincerely, 

 
Jennifer Furlong (she/her) 
Executive Director 
Cumberland Restorative Justice Society 
PO Box 843 
54 Victoria Street 
Amherst, NS  B4H4B9 
jennifer@cumberlandrj.ca 
W: 902-667-4414 
C: 902-664-7639 
  
Cumberland Restorartive Justice Society is located in Mi’kma’ki, the ancestral and unceded 
territory of the Mi’kmaq. We are all Treaty people. 
Please Note: 
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom 
they are addressed. This message contains confidential information and is intended only for the individual named.  If you are 
not the named addressee, you should not disseminate, distribute or copy this email. Please notify the sender immediately by 
email if you have received this email by mistake and delete this email from your system. If you are not the intended recipient, 
you are notified that disclosing, copying, distributing or taking any action in reliance on the contents of this information is 
strictly prohibited. 
  
  
 
 
 
 
 
 
 
From: Sexual Health Matters <sexualhealthcumberland@gmail.com> 
Date: June 4, 2026 at 2:54:33 PM ADT 
To: Charlie Chambers <cchambers@amherst.ca>, Terry McManaman 
<tmcmanaman@amherst.ca>, Hal Davidson <HDavidson@amherst.ca>, Dwayne 
Ripley <dripley@amherst.ca>, Robert Small <rsmall@amherst.ca>, Kathy Wells 
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<kwells@amherst.ca>, Nic Furlong <nfurlong@amherst.ca> 
Subject: Support for YMCA Affordable Housing Development at 1 Albion Street 

 

Dear Mayor and Members of Amherst Town Council, 

I am writing to express my support for the proposed YMCA affordable housing 
development at 1 Albion Street and for the principles that have guided housing 
development efforts within our community over the past several years. 

The Town of Amherst’s Strategic Plan commits Council to fostering an inclusive 
community, making evidence-based decisions, and supporting housing solutions that 
meet the needs of residents across all income levels. These commitments are not 
merely aspirational statements; they are promises to the community that decisions will 
be informed by research, policy, lived realities, and the long-term well-being of 
residents. 

Throughout this process, the YMCA has consistently demonstrated a willingness to 
engage in good faith. They have worked diligently to meet and exceed planning 
requirements, respond to concerns, comply with municipal bylaws, and participate fully 
in the processes established by the Town. By all accounts, they have done what has 
been asked of them. 

For many of us working on the front lines of housing insecurity, homelessness 
prevention, poverty reduction, healthcare, education, and community development, the 
current process has been deeply concerning. There is growing unease surrounding the 
recommendation that advanced through the advisory process and the apparent 
disconnect between the evidence before us, the Town’s stated policy objectives, and 
the direction now being considered. 

The reality is that Amherst, like communities across Nova Scotia and Canada, is facing 
a significant housing crisis. Every affordable housing unit that is delayed, reduced, or 
prevented from moving forward carries real consequences for families, seniors, 
workers, newcomers, youth, and individuals living on fixed incomes. These impacts 
extend far beyond housing alone and are felt across healthcare systems, emergency 
services, schools, social services, and the broader local economy. 

Amherst has earned provincial and national recognition for its willingness to reduce 
barriers to affordable housing development and to work collaboratively with nonprofit 
organizations seeking to address critical community needs. Previous councils, 
alongside the current Council, have made meaningful progress in creating an 
environment where innovative and community-focused housing solutions can move 
forward. This work has helped position Amherst as a community willing to lead rather 
than follow. 
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That reputation is valuable, but it is also fragile. 

Years of progress can be undermined by a single decision that signals to nonprofit 
housing developers that even when every requirement is met, every process is 
followed, and every concern is addressed, support may still remain uncertain. 

We respectfully ask Council to vote in support of the proposed YMCA affordable 
housing development at 1 Albion Street, uphold the principles outlined in the Strategic 
Plan, and ensure that decisions are grounded in evidence rather than perception. 

The housing crisis demands thoughtful, evidence-based action. Our community 
deserves leadership that reflects both the realities before us and the values we claim to 
uphold. 

Thank you for your consideration of this important matter. 

Sincerely, 

-- 

Corey Hunter (she/her) 
Executive Director & Educator 
Sexual Health Centre for Cumberland County 
902-667-7500  
sexualhealthmatters.ca  
sexualhealthcumberland@gmail.com  

 
 
Sexual Health Centre for Cumberland County acknowledges it is located in Mi’kma’ki, the ancestral, 

unceded and unsurrendered territory of the Mi’kmaq People. We acknowledge them as the past, 

present, and future caretakers of this land. This territory is covered by the “Treaties of Peace and 

Friendship” which Mi’kmaq and Wolastoqiyik (Maliseet) People first signed with the British Crown in 

1725. The treaties did not deal with surrender of lands and resources but in fact recognized Mi’kmaq 

and Wolastoqiyik (Maliseet) title and established the rules for what was to be an ongoing relationship 

between nations. 
 
 
From: Andrew Cameron <acameron@northumberlandproperties.ca>  
Sent: June 4, 2026 9:23 AM 
To: Jason MacDonald <JMacDonald@amherst.ca>; Robert Small <rsmall@amherst.ca> 
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Cc: Natalie LeBlanc <NLeBlanc@amherst.ca> 
Subject: Correspondence regarding PAC meeting on June 1, 2026 

 
Good morning Mayor Small, 
 
Please find attached a letter regarding the PAC meeting on June 1, 2026. 
 
As a long-term developer in the Town of Amherst, I have serious concerns about the 
PACs process handling the Cumberland YMCA’s proposal on South Albion 
Street.   This approach will impact my decision on looking at any new developments in 
the Town of Amherst. 
 
Can this please be shared with Staff, Council Members and anyone else before the next 
Committee of the Whole Meeting? 
 
Thank you, 
 
Andrew Cameron  
President 
Northumberland Properties 
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Cindy Brown

From: Jason MacDonald
Sent: June 5, 2026 3:07 PM
To: Cindy Brown; Natalie LeBlanc
Cc: Andrew Fisher
Subject: FW: Support for YMCA Affordable Housing Development at 1 Albion Street

For cow package 
 
Jason MacDonald, MCIP, LPP (he/him) 
Chief Administrative Officer  
Town of Amherst 
Cell: 902-664-8367 
Email: jmacdonald@amherst.ca 
www.amherst.ca | #seewhyweloveit 
 
“We acknowledge that we are in Mi’kma’ki, the ancestral and unceded territory of the Mi’kmaq People. We 
celebrate 400+ years of African Nova Scotian descent.  We strive to foster a diverse community that values 
everything that makes us unique including our visible differences, such as race or gender expression, as 
well as our non-visible differences, such as gender identity and diversity of thought. We are committed to 
equity, fairness and dignity for all.” 
 

             
 

 
 
The information transmitted in this email is only intended for the entity and/or person(s) to which it is addressed and may contain 
confidential/privileged materials.  If you receive this email in error, please contact the sender and delete the material from any 
computer.  Any review, retransmission, dissemination or other use of this information by persons or entities other than the intended 
recipient(s) is strictly prohibited. 

 
From: Robert Small <rsmall@amherst.ca>  
Sent: June 5, 2026 2:00 PM 
To: Jason MacDonald <JMacDonald@amherst.ca> 
Subject: Fw: Support for YMCA Affordable Housing Development at 1 Albion Street 
 
Fyi 
 
Get Outlook for iOS 

From: Jennifer Furlong <jennifer@cumberlandrj.ca> 
Sent: Friday, June 5, 2026 1:20 PM 
To: Robert Small <rsmall@amherst.ca> 
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Cc: Charlie Chambers <cchambers@amherst.ca>; Kathy Wells <kwells@amherst.ca>; Nic Furlong 
<nfurlong@amherst.ca>; Dwayne Ripley <dripley@amherst.ca>; Terry McManaman 
<tmcmanaman@amherst.ca>; Hal Davidson <HDavidson@amherst.ca> 
Subject: Support for YMCA Affordable Housing Development at 1 Albion Street 
  
Dear Mayor and Members of Amherst Town Council, 
  
I am writing to express support for the proposed YMCA affordable housing development at 1 Albion Street and for 
the principles that have guided housing development in our community over the past several years. 
  
The Town of Amherst's Strategic Plan commits Council to fostering an inclusive community, making evidence-
based decisions, and supporting housing solutions that meet the needs of residents across all income levels. 
These commitments are not simply aspirational statements. They are promises to the community that decisions 
will be guided by facts, research, policy, and the long-term well-being of residents. 
  
The YMCA has consistently demonstrated a willingness to engage in good faith throughout this process. They have 
worked diligently to meet and exceed planning requirements, address concerns, comply with municipal bylaws, 
and participate in the processes established by the Town. They have done everything that has been asked of them. 
  
For community organizations working with folks experiencing housing insecurity, homelessness, poverty, and 
barriers to healthcare, employment, and education, the current process has been deeply disappointing. I am 
concerned about the lack of accountability surrounding the recommendation that advanced through the advisory 
process and the apparent disconnect between evidence, policy objectives, and the direction being considered. 
  
Amherst, like communities across Nova Scotia and Canada, is experiencing a significant housing crisis that is 
having far-reaching impacts on our community. Every affordable housing unit that is delayed, reduced, or 
prevented from moving forward has real consequences for families, seniors, workers, newcomers, youth, and 
individuals living on fixed incomes. The impacts are felt across healthcare systems, emergency services, social 
services, community organizations, schools, and the broader economy. 
  
Amherst has earned provincial and national recognition for its willingness to remove barriers to affordable housing 
development and to work collaboratively with nonprofit organizations seeking to address critical housing needs. 
Previous councils, together with the current Council, have made important strides in creating an environment 
where innovative housing solutions can move forward. This work has positioned Amherst as a community willing 
to lead rather than follow.  That reputation is valuable, but it is also fragile. 
  
Years of progress can be undermined by a single decision that signals to nonprofit housing developers that 
meeting every requirement, engaging every process, and responding to every concern may still not be enough. 
  
I respectfully ask Council to vote in support of the proposed YMCA affordable housing development at 1 Albion 
Street, uphold the principles outlined in the Strategic Plan, and ensure decisions are grounded in evidence rather 
than perception. 
  
This is not the time to be influenced by comments on social media platforms from members of the community 
who have not taken the time to learn all the facts and consider the positive benefits for our community rather than 
focus on irrelevant details or “what if” problems – all of which can be addressed to prevent or minimize 
impact.  Our community deserves leadership that reflects both the evidence before us and the values we claim to 
uphold. 
  
Thank you for your consideration of this important matter. 
  
Sincerely, 
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Jennifer Furlong (she/her) 
Executive Director 
Cumberland Restorative Justice Society 
PO Box 843 
54 Victoria Street 
Amherst, NS  B4H4B9 
jennifer@cumberlandrj.ca 
W: 902-667-4414 
C: 902-664-7639 
  
Cumberland Restorartive Justice Society is located in Mi’kma’ki, the ancestral and unceded territory of the 
Mi’kmaq. We are all Treaty people. 
Please Note: 
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed. 
This message contains confidential information and is intended only for the individual named.  If you are not the named addressee, you should not 
disseminate, distribute or copy this email. Please notify the sender immediately by email if you have received this email by mistake and delete this 
email from your system. If you are not the intended recipient, you are notified that disclosing, copying, distributing or taking any action in reliance 
on the contents of this information is strictly prohibited. 
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Public Health works with others to understand the health of our communities and acts together to 

improve health.  

 

Madison Bennett Zack Knol 

Madison.bennett@nshealth.ca Zack.knol@nshealth.ca 

902-694-9725 902-694-2578 

 

 

June 5, 2026 

Dear Mayor Small and Town of Amherst Councilors,  

We are writing to express our support for the proposed development agreement for 1 Albion 

Street. Public Health, Northern Zone supports the development of affordable housing because of 

the relationship between housing and health outcomes. Access to safe, affordable, and accessible 

housing is essential for overall health and wellness (NSH, 2020). 

There is a clear need for increased access to affordable housing within the Town of Amherst and 

across Cumberland County. The most recent service-based count identified that there were 146 

people experiencing some form of homelessness in Cumberland County (Cumberland YMCA, 

2023). The count identified 30 individuals experiencing homelessness, 30 individuals who were 

provisionally accommodated, and 86 individuals who were at risk of homelessness (Cumberland 

YMCA, 2023). Furthermore, Cumberland County has a higher proportion of individuals living in 

housing that requires major repairs, is crowded, or is unaffordable compared to the rest of Nova 

Scotia (NSH Public Health, 2025). 

Unaffordable housing can pose a significant obstacle to financial stability, educational and 

professional opportunities, for individuals and families (CANCEA, 2023). When housing is 

unaffordable or unstable, people are more likely to experience ongoing stress and live in 

conditions that can negatively affect both their mental and physical health (Public Health Agency 

of Canada, 2022). Whereas affordable housing is closely linked to better physical and mental 

health outcomes. When people have stable housing, they have lower rates of anxiety and 

depression and demonstrate lower levels of stress (CMHC, 2022). At the community level, 

affordable housing fosters inclusion, strengthens social connections, and contributes to a greater 

sense of safety and belonging (SSHRCC, 2023). 

Public Health strongly encourages Council to give favorable consideration to the approval and 

advancement of this development agreement. This project aligns with Council's broader vision 

and priorities for an inclusive, healthy and prosperous community for everyone. We recognize 

and appreciate Council’s continued commitment to fostering healthy communities and believe 

this development supports those goals.  

Sincerely, 

Madison Bennett & Zack Knol (Health Promoters) 
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Public Health works with others to understand the health of our communities and acts together to 

improve health.  

 

Madison Bennett Zack Knol 

Madison.bennett@nshealth.ca Zack.knol@nshealth.ca 

902-694-9725 902-694-2578 
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From: dvc@toplinerentals.com dvc@toplinerentals.com
To: Natalie LeBlanc
Subject: Development Agreement Application for 1 Albion St.
Date: July 6, 2026 11:35:40 AM

Top Line Rentals Inc. has owned 15 Albion St. since 2002. The property consists of building and
empty lot.

 

We are not opposed, per se, to this development but we wish to be on record stating that our
property can not 

be used for over flow parking for said development. The agreement states 11 parking spaces but
the plan shows 7.

As the plan is for 36 units, there will be more parking needed and we are sure our empty lot will
look like an

attractive alternative. This will become a bone of contention for all involved, something we will all
want to avoid.

 

So to be clear, we wish the project much luck but parking in our lot will not be tolerated. 

 

George & Diane Crawshaw

Top Line Rentals Inc.

 

902-667-9850

diane@toplinerentals.com
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Town of Amherst 

Planning Advisory Committee 

Minutes 

 
Date:  
Time:  
Location:  

June 1, 2026 
4:30 pm 
Council Chambers, Town Hall 

 
Members Present Ronald Wilson, Citizen Representative, Chair 
 Paul Diamond, Citizen Representative, Vice Chair 
 Deputy Mayor Charlie Chambers 
 Councillor Terry McManaman 
 Councillor Dwayne Ripley 
  
Members Regrets Jim Lamplugh, Citizen Representative 
  
Staff Present Jason MacDonald, Chief Administrative Officer 
 Andrew Fisher Director, Planning & Economic Development 
 Torben Laux, Planner 
 Marc Buske, Building Official 
 Emily Wainwright, Dangerous/Unsightly Premises Administrator 
 Sean Payne, Marketing & Communications Officer 
 Natalie LeBlanc, Municipal Clerk 
 Cindy Brown, Administrative Assistant 
_____________________________________________________________________ 
1. Call to Order 

The Chair called the meeting to order. 

1.1 Territorial Acknowledgement 
The Chair gave the Territorial Acknowledgement.  

2. Approval of Agenda and Acceptance of Minutes 

2.1 Approval of the Agenda 
Moved By: Councillor Ripley 
Seconded By: Councillor McManaman 
That the agenda of the Planning Advisory Committee be approved as circulated. 

 
Motion Carried 

 

2.2 Acceptance of the Minutes - April 7, 2026 
The Chair called for any errors or omissions in the minutes.  There being none, the 
minutes of the April 7, 2026, meeting of the Planning Advisory Committee were accepted 
as included in the agenda package. 
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3. 99 Rupert Street 

3.1 Staff Report 
Emily Wainwright reviewed her report included in the agenda package, describing an 
appeal by the property owner of the Administrator’s order to engage a qualified pest 
control professional to carry out a thorough inspection and eradication of cockroaches 
and bed bugs in unit 15 of the apartment building at 99 Rupert Street.  

 
The Administrator noted that the first complaint was received on April 10, 2026, for 
cockroaches and bedbugs in Unit 15. On April 14th an interior inspection was completed 
by the Administrator, Building Official and Fire Inspectors.  Both live and dead pests 
were observed in the unit, which were identified to be cockroaches.  Visual evidence of 
bedbugs could not be obtained at that time due to the nature of such infestations. 

 
Following the inspection, an order was issued on May 1st under Section 10(3) of the 
Minimum Standards for Residential Occupancies Bylaw, where Buildings shall be kept 
free of rodents, vermin, and insects at all times. Methods used for extermination such 
pests shall be in accordance with the provisions of the Pest Control Act of Nova Scotia. 
This was to be completed by May 17th with a follow-up inspection scheduled for May 
18th. 

 
On May 19th, the Municipal Clerk received correspondence from the owner advising 
that treatment of Unit 15 for cockroaches was completed on May 14th, along with the 
service report. However, the property owner confirmed that they wished to continue 
with the appeal stating in the May 26th email included in agenda package that the 
tenant should be responsible for the bed bug infestation. 

 
The Administrator noted that there have been 3 additional complaints by separate units 
since May 5th regarding pest concerns. However, the complainants have not yet 
provided the required documentation as outlined in the Minimum Standards for 
Residential Occupancies Bylaw.  

 
The Administrator added that risks associated with this matter include potential health 
and safety impacts to the occupants of the unit and building. Failure to require 
remediation may allow an infestation to persist or worsen and increase the likelihood of 
pests spreading to adjacent units, and  further advised that it appears from the property 
owner’s May 26th  email that the issue in question is not the presence of pests, but that 
a specific type of pest, bed bugs, are the tenant’s responsibility, not the property 
owners. The subject Bylaw does not differentiate between types of insects but simply 
requires that building be kept free of insects and the methods used for extermination 
must be in accordance with the NS Pest Control Products Act. Following a strict 
interpretation of the Bylaw, it is the property owner’s responsibility to comply with the 
Bylaw, rather than the tenant. 
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3.2 Owner / Representative Questions/Comments to PAC 
The owner of the property was not present. 

3.3 Complainant / Representative Questions/Comments to PAC 
Amy Coady, a tenant of 99 Rupert Street presented to the committee photos and videos 
showing a cockroach and bed bug infestation.  She said that her unit is still having issues 
despite her unit being treated recently, and that she recently had to be hospitalized due 
to the insect problem in her unit. She has spoken with other tenants of the building who 
are also experiencing an issue with cockroaches and bed bugs; however, the owner is 
denying that they can spread and migrate.   She had to throw away her mattress and 
couch as well as groceries, store all her clothes in plastic bags and spray her other 
furniture in an attempt to treat her unit on her own but she has not been successful and 
believes the spray does not kill the eggs.   
 
Ms. Coady’s mother was also in attendance and indicated the first complaint of bed bugs 
was sent to the owner in March of 2024 via text, and that her daughter has gone door to 
door through out the building getting signatures confirming bed bugs in other units.  She 
is also concerned that tenants moving from the building are taking the bed bugs with 
them which will only lead to further infestations at other locations. 

   

Moved By: Councillor Ripley 
Seconded By: Councillor McManaman 
That the Planning Advisory Committee uphold the decision of the Administrator 
that the subject property is in violation of the Minimum Standards for Residential 
Occupancies Bylaw, P-4, specifically Section 10(3) and deny the appeal. 
Against (1): Deputy Mayor Chambers 

 
Motion Carried 

Moved By: Deputy Mayor Chambers 
Seconded By: Councillor McManaman 
That the Planning Advisory Committee direct the Administrator to order that the 
property owner engage a qualified pest control professional to carry out a 
thorough inspection and remediation of the entire building at 99 Rupert Street. 
  

Motion Carried 
 

4. 1 Albion Street 

4.1 Staff Report 
Andrew Fisher presented the application for a Development Agreement on the property 
located at 1 Albion Street (PID 25009432) to permit the construction of a 24-unit and 12-
unit Apartment Building with the applicant's comments regarding the Planning Advisory 
Committee's concerns from the previous meeting. 

Paul Diamond made a motion that the Planning Advisory Committee recommend that 
Council enter into the Development Agreement for 1 Albion Street as drafted; however, 
as there was no seconder the motion did not move forward. 

Deputy Mayor Chambers asked if there are any policies not being met with this 
application.  Andrew Fisher answered no. 
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Jason MacDonald commented that this application will still go to Council without a 
recommendation from the Planning Advisory Committee and if it is defeated the applicant 
can appeal to the Nova Scotia Utility Review Board (NSUARB), and that they will more 
than likely win the appeal, adding that the NSUARB look to see if the application follows 
policy which this one does, and that it will not look positive for the Town that the Planning 
Advisory Committee is not recommending this application without good reason. 

Paul Diamond added that he believes the application is well within all relevant policies, 
and that new buildings that people can afford need to be built especially when old ones 
are being torn down. 

Jason MacDonald said the Town is criticized for allowing market value apartment 
buildings and now that a proposal for affordable housing is put forward, the Committee 
is failing to act. He added that if the Planning Advisory Committee refuses to make a 
recommendation it could hurt the Town's reputation for attracting developers, as they will 
not know how their application will be handled. He further expressed that Council’s 
strategic plan speaks explicitly about inclusivity and housing, and the recently adopted 
new Land Use Bylaw and Municipal Planning Strategy not only permits but encourages 
this type of development. 

Councillor McManaman expressed that he has concerns about the lack of parking.  The 
Chair replied that according to policy there are no parking requirements for this type of 
development in the downtown, adding that the applicant worked with Town staff since the 
last meeting to address this concern. 

The Chair said that the Planning Advisory Committee’s function is to review applications 
and see if they meet the Town's Land Use Bylaws and Municipal Planning Strategy 
policies, which this application does, therefore the Planning Advisory Committee should 
be supporting this. 

Councillor Ripley said had this come to a vote he would have voted yes since this 
application meets policy; however, he did not second the motion because he did not like 
it. 

 

4.2 Public Participation Opportunity Summary (Including written submissions from 
the public) 
Information item only. 

5. Adjournment 
There being no further business, the Chair adjourned the meeting. 

 
 
 
 
 
 
 

_________________________   _________________________ 
Natalie LeBlanc      Ron Wilson 
Municipal Clerk     Chair 
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Town of Amherst 

Planning Advisory Committee 

Minutes 
 

Date:  
Time:  
Location:  

April 7, 2026 
4:30 pm 
Council Chambers, Town Hall 

 

Members Present Ronald Wilson, Citizen Representative, Chair 
 Paul Diamond, Citizen Representative, Vice Chair 
 Jim Lamplugh, Citizen Representative 
 Deputy Mayor Charlie Chambers 
 Councillor Terry McManaman 
 Councillor Dwayne Ripley 
  
Staff Present Andrew Fisher, Director, Planning & Economic Development 
 Torben Laux, Planner 
 Marc Buske, Building Official 
 Emily Wainwright, Dangerous/Unsightly Premises Administrator 
 Sean Payne, Marketing & Communications Officer 
 Natalie LeBlanc, Municipal Clerk 
 Cindy Brown, Administrative Assistant 
_____________________________________________________________________ 
 

1. Call to Order 
The Chair called the meeting to order. 

1.1 Territorial Acknowledgement 
The Chair gave the Territorial Acknowledgement.  

2. Approval of Agenda and Acceptance of Minutes 

2.1 Approval of the Agenda 
Moved By: Jim Lamplugh 
Seconded By: Councillor Ripley 
That the agenda be approved as circulated. 

Motion Carried 
 

2.2 Acceptance of the Minutes - October 6, 2025 
The Chair called for any errors or omissions in the minutes.  There being none, the 
minutes of the October 6, 2025, meeting of the Planning Advisory Committee were 
accepted as included in the agenda package. 

3. Election of Chair and Vice Chair 
The Clerk asked for nominations for the position of Chair.  Councillor Chambers nominated 
Ron Wilson.  The Clerk called for any further nominations, there being none, Ron Wilson 
accepted the position of Chair.  The Clerk then asked for nominations for the position of Vice 
Chair.  Councillor Ripley nominated Paul Diamond.  The Clerk called for any further 
nominations, there being none, Paul Diamond accepted the position of Vice Chair.  
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4. Code of Conduct for Municipal Volunteers Policy 
The Clerk reviewed the new Code of Conduct for Municipal Volunteers Policy and asked that 
the citizen representatives sign it as required. 

5. 2 - 4 Industrial Park Drive 

5.1 Staff Report 
Emily Wainwright reviewed her report, included in the agenda package, regarding 2-4 
Industrial Drive (PID 25037151).  She presented her inspection report and reports from 
the Building Official, the Amherst Police Department and Amherst Fire Department 
showing the various structural and safety concerns with the building and surrounding 
property. 

5.2 Owner / Representative Questions/Comments to PAC 
The owner/representative of the property was not present. 

Moved By: Councillor Ripley 
Seconded By: Jim Lamplugh 
That the Planning Advisory Committee order the demolition of the building 
located at 2-4 Industrial Park Drive (PID 25037151) within ninety (90) days of the 
date of this meeting, with all work to be completed by the property owner. Failure 
by the property owner to complete the required work will result in the Town of 
Amherst undertaking the demolition and disposal of contents to an appropriate 
solid waste facility or impound yard, with all costs incurred to be charged to the 
property owner’s tax account. 

Motion Carried 

6. 1 Albion Street Development Agreement 

6.1 Staff Report 
Torben Laux presented the application from the YMCA of Cumberland for a 
Development Agreement on the property located at 1 Albion Street (PID 25009432) to 
permit the construction of a 24-unit and 12-unit apartment building. 

Deputy Mayor Chambers asked why the YMCA wants to relocate their office space to 
the main floor of this proposed development, he thought they already had office space.  
Torben Laux answered they do; however, it is across the street.  Deputy Mayor 
Chambers asked if there will be any place for children to play outside.  Torben Laux 
answered that it is not in the proposal as is as there is limited space, however the 
YMCA is across the street from the proposal, adding that it has not yet been 
determined who exactly the clientele would be. Deputy Mayor Chambers suggested it 
may not be safe for children to cross Church Street to use the YMCA facility. 

Jim Lamplugh asked what the proposed make-up of the two buildings is, for example 
how many bedrooms will be in the units.  Torben Laux replied he believed one- and 
two-bedroom units.  Jim Lamplugh said he is concerned with the number of units and 
accompanying number of parking spaces. Torben Laux answered that there is no 
requirement for parking spaces for development in the Downtown Zone.  Jim Lamplugh 
said he realizes this, but shouldn't this proposal be considered residential which does 
require parking. He agreed with the Deputy Mayor Chambers that it may not be safe for 
children to have to cross Church Street to access the YMCA facility, and that he feels 
this is an option and not a solution to the lack of green/play space.  He further asked if 
the YMCA must have the 12-unit being proposed as the property does not have a lot of 
space for parking. 
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Paul Diamond noted the sidewalks shown along Crescent Avenue in the renderings 
and asked if sidewalks will be installed as well as crosswalks for pedestrian safety, and 
who would be responsible for such, the developer or the Town.   

Ron Wilson added that in the proposal the building is adjacent to the sidewalk, and he 
is worried about pedestrian safety. He asked if the Town would install sidewalks and 
crosswalks for pedestrian safety, as this proposed development would likely see an 
increase in pedestrian and vehicular traffic in this area, especially if the YMCA relocates 
their offices, and further people may be required to park along Crescent Avenue and 
Fullerton Street.  He agreed that although there may not be requirements for parking in 
the Downtown Zone he feels this location is on the peripheral of the zone and the 
number of parking spaces should be looked at further. 

Jim Lamplugh asked if any of the concerns could be addressed.  Andrew Fisher replied 
that it would be reasonable for the Town to extend the sidewalks in the area as it is in 
the Downtown Zone and a walkable downtown is desirable, and that the Traffic 
Authority could do a review for traffic control and pedestrian safety.  He added that the 
development agreement stipulates landscaping between the two proposed buildings, 
and that he would like to see the YMCA encourage and permit residents to use the 
YMCA facility. 

Paul Diamond said that there should be crosswalks on Crescent Avenue, that there will 
be an assumed increase in traffic and deliveries. He added he would like to see 
designated street parking along Crescent Avenue that would help with speed reduction 
in that area. 

Ron Wilson said that the Traffic Authority has the overall say and he feels that since the 
public has brought forward this concern that a traffic review in this area should be part 
of the recommendations to the developer. 

Deputy Mayor Chambers said although he is in favor of recommending this application 
to Council, he is concerned with the lack of parking and green space. 

Councillor McManaman agreed with Deputy Mayor Chambers that he is in favor of the 
application however he is concerned about the lack of parking and would like to see a 
traffic study. 

In trying to address some of the concerns raised, Andrew Fisher noted that room count 
between the two proposed buildings is 6 studio apartments, 14 one-bedroom units, 12 
two-bedroom units and 4 three-bedroom units.  He reiterated that required parking 
spaces in the Downtown Zone is exempt for a reason, which is to promote pedestrian 
traffic, and further noted as this application is for supportive housing the demand for 
parking is assumed to be less than typical market rental units. 

Jim Lamplugh asked if this proposal could go forward with just the 24-unit building, he 
would like to see other options, further asking what the demand and feasibility is of 
having two buildings. 

Councillor Ripley said he is concerned as a downtown business owner and on behalf of 
other downtown business owners that this development will attract more nonsense in 
the downtown core, and that parking is a real issue for him.  He further asked if there 
has been any discussion around purchasing the building next to this proposal for 
additional parking.  Andrew Fisher answered nothing substantial. 
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Deputy Mayor Chambers asked if the parking lot across the street at the old St. Charles 
Church (Holy Family, 63 Church Street) could be used for additional overflow parking. 

Ron Wilson reminded everyone that the Planning Advisory Committee should follow the 
established policies in the Municipal Planning Strategy and Land Use Bylaw. 

Paul Diamond said he believes an increase in parking spots may price someone out of 
living there and he would rather see more green space on this site than parking.  Jim 
Lamplugh appreciated this perspective and feels it would be an easier decision if we 
had public transportation.  

 
Moved By: Jim Lamplugh 
Seconded By: Councillor McManaman 
That the Planning Advisory Committee defer a decision to a future meeting and 
request additional information and/or changes to the proposal, specifically 
regarding the parking situation, the need for the 12-unit building, and the 
intensity of use on the sight. 

Motion Carried 

6.2 Public Participation Opportunity Summary (Including written submissions from 
the Public) 
Information item only. 

 
7. Municipal Planning Strategy / Land Use Bylaw Update 

Andrew Fisher gave an update on the approval of the new Municipal Planning Strategy / Land 
Use Bylaw from the Province, noting the amendments they required to be made regarding 
wind turbine requirements and usage.  

 

8. Adjournment 
There being no further business, the Chair adjourned the meeting. 

 
 
 
 
 
 
_________________________     _______________________ 
Natalie LeBlanc        Ron Wilson 
Municipal Clerk       Chair 
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Town of Amherst 
Public Participation Opportunity 

Summary 
 
Date:  
Time:  
Location:  

March 30, 2026 
5:00 pm 
Council Chambers, Town Hall 

 
Council Present: Councillor Kathy Wells 
 Councillor Hal Davidson 
 Councillor Nic Furlong 
 Councillor Terry McManaman 
 Councillor Dwayne Ripley 
  
PAC Members  
Present: 
 
 
Staff Present 

Ronald Wilson, PAC Chair, Citizen Representative 
Paul Diamond, PAC Citizen Representative 
 
 
Andrew Fisher Director, Planning & Economic Development 

 Torben Laux, Planner 
 Marc Buske, Building Official 
 Sean Payne, Marketing & Communications Officer 
 Natalie LeBlanc, Municipal Clerk 
 Cindy Brown, Administrative Assistant 
_____________________________________________________________________ 
1. Call to Order 

Andrew Fisher called the Public Participation Opportunity to order. 

2. Territorial Acknowledgment 
Andrew Fisher gave the Territorial Acknowledgement. 

3. Introduction 
Andrew Fisher introduced the Town of Amherst staff, members of Council and members of the 
Planning Advisory Committee that were in attendance as observers and explained the 
development agreement process. 

4. Development Agreement Application - 1 Albion Street 

4.1 Staff Reports / Presentations 
Torben Laux presented the application for a Development Agreement on the property 
located at 1 Albion Street (PID 25009432) to permit the construction of a 24-unit and 12-
unit Apartment Building. 

4.2 Public Participation Opportunity 
Andrew Fisher read the written submissions received from Sarah MacMaster (Maggie's 
Place) and Brian Pascher (9 Fullerton Street). 
 
Trina Clarke, CEO for the YMCA of Cumberland (the applicant) presented more detailed 
information regarding the proposed development stating the units would be affordable 
and that they are proposing one, two and three-bedroom apartments in the 24-unit 
building, and studio apartments that will be used for transitional housing in the 12-unit.  
She also indicated there will be office space for Cumberland YMCA staff on the main floor 
of the 24-unit building. 
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Rhonda Perry of 36 Crescent Avenue expressed concern with snow and solid waste 
removal and that the equipment used to do so will be too large, adding that parking must 
be designed so vehicles do not have to back out, further asking what the dimensions of 
the length of the parking lot are.  She spoke to the heavy traffic in the area and feels this 
development will make it much worse, adding that police often park in front of her 
residence to monitor traffic in the area, that the proposed increase in traffic will make it 
unsafe and that this is already a dangerous intersection for pedestrians.  She is worried 
that the apartments will be overcrowded, that there is no real green space around the 
buildings for children to play, that it is in close proximity to the Little Lamb’s Day Care 
Centre, and that there will be an increase in taxi and delivery traffic.  She is also 
concerned with where residents will go to smoke and that it will lead to an increase in 
loitering in the neighborhood. 
 
Victoria Vance, community member, mother and Executive Director with Nova Scotia 
Works CANSA stated that in her role as someone who works with Nova Scotia 
employment services, she strongly supports the YMCA of Cumberland’s supportive and 
affordable housing initiative, adding that she sees everyday how stable housing helps 
individuals find and maintain employment, and increase skills and career development.  
She knows that change can be hard; however, she believes the community needs more 
affordable housing and proposals such as this are always for the better.  She added that 
developments like these strengthen the social fabric, contribute to safer and more 
inclusive neighborhoods, they reduce the pressure on crisis services, and create 
opportunities for people more fully in community life.  She further believes every child 
deserves a safe, stable place to call home and supportive housing provides this giving 
them a better chance to thrive, and what better place than directly across from the YMCA. 
 
When asked if any of the questions could be answered, Andrew Fisher replied that snow 
and solid waste removal requirements would be stipulated in the development 
agreement, and that traffic studies for developments similar to this proposal have shown 
that an increase in traffic would not be significant, especially in a downtown area as there 
are already heavy volumes of traffic.  He stated that the Town does not limit the number 
of residences permitted in a unit, however the YMCA is a community builder, and he is 
confidant that they will not allow the proposed units to be overcrowded.  He further added 
that these are questions that the Planning Advisory Committee and ultimately Council will 
have to consider as part of the process. 

 
Rhonda Perry again spoke to the fact that she has lived here for 42 years,  adding that 
she knows how things go.  This will pass no matter what and it will cost money to 
appeal it.  She feels the Town is going to do what the Town is going to do whether right 
or wrong, and that she could have a whole list going back a lot of years. 

5. Closing 
There being nothing further from the public, Mr. Fisher indicated that the next Planning Advisory 
Committee meeting will be held on April 7, 2026, at 4:30 PM.  He thanked everyone for coming 
and for their input and closed the public participation opportunity. 
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Natalie LeBlanc 

Subject: FW: Proposal for development of 1 Albion Street 

From: Brian Pascher 3 ffi -
Sent: March 29, 2026 10:10 AM 
To: Torben Laux <t laux@amherst.ca> 
Subject: Proposal for development of 1 Albion Street 

Hi Torben. I cannot attend the 5 pm public meeting tomorrow to discuss the 1 Albion Street project. 
However I would like to table a concern to the panel regarding the development. I live on Fullerton Street. 
My observation of traffic flows through this street indicate its frequent use as a shortcut for Albion street 
traffic attempting to circumvent the church street turn ( by the V) to travel downtown. The proposal calls 
for a location that would be primarily accessed off Crescent. This means a one way access travelling 
south off Church, or alternatively if you're travelling down Albion, turning up Fullerton as the quickest 
route. This ultimately will mean more traffic flow through Fullerton. Will the town consider the 
following: acknowledge the need for a sidewalk on Fullerton, or, improve the infrastructure quality of the 
street, eg posted road speed and lane markings to address what will surely be increased travel flow with 
a 36 unit building? Thanks! 
Brian Pascher 
9 Fullerton St, Amherst, NS B4H 3E7 

l 
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1

Cindy Brown

From: Natalie LeBlanc
Sent: March 25, 2026 10:44 AM
To: Andrew Fisher; Torben Laux; Cindy Brown
Subject: FW: Letter of Support for 1 Albion Street Proposed Apartments 
Attachments: Letter of Support for 1 Albion St Proposed Apartments.pdf

 
 
From: Sarah MacMaster <sarah@maggiesplace.ca>  
Sent: March 25, 2026 10:36 AM 
To: Natalie LeBlanc <NLeBlanc@amherst.ca> 
Cc: Trina Clarke <trina.clarke@cumberland.ymca.ca>; Aiden Kivisto <aiden.kivisto@cumberland.ymca.ca> 
Subject: Letter of Support for 1 Albion Street Proposed Apartments  
 
Hi Natalie, 
As someone who lives, works, and plays in the Town of Amherst I fully support this initiative; not only as 
a citizen but as the director of an organization rooted in enhancing the health and well-being of families 
and community.  
Sincerely, 
 
Sarah MacMaster 
Pronouns: she/her 
Executive Director 
Maggie's Place – A Resource Centre for Families (Cumberland & Colchester) 
11 Elmwood Drive  
Amherst, N.S. 
B4H 2G7 
Phone: (902) 667-7250 Ext 101 
Fax: (902) 667-0585 
Email: maggies@ns.sympatico.ca 
Web site: www.maggiesplace.ca 
Charitable Number: 14080 1184 RR0001 

 
Maggie's Place Family Resource Centre recognizes that we are in Mi'kma'ki, the ancestral and unceded 
territory of the Mi'kmaq People. This territory is covered by the "Treaties of Peace and Friendship". We 
are all Treaty people. 
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11 Elmwood Drive 
Amherst, NS  B4H 2G7 

P: 902-667-7250 F: 902-667-0585 
cumberland@maggiesplace.ca 

www.maggiesplace.ca 
 

March 25, 2026 

 
Natalie LeBlanc 
Municipal Clerk 
98 East Victoria Street 
Amherst, NS  
 

Re: Letter of Support for 1 Albion Street Apartments 
 
On behalf of Maggie’s Place: A Resource Centre for Families Association, I am writing to express our 
strong support for the proposed apartment buildings at 1 Albion Street in Amherst. 
 
As an organization dedicated to supporting families and strengthening communities, we see firsthand the 
growing challenges many individuals and families face in securing safe, stable, and affordable housing. In 
the midst of the current housing crisis, too many in our community are forced to make impossible 
choices between paying rent and meeting basic needs such as food. 
 
Access to affordable and supportive housing is foundational to the well-being of families and community 
members. When individuals have a safe and stable place to live, they are better able to care for their 
health, support their children’s development, maintain employment, and participate meaningfully in their 
community. Housing stability is directly linked to healthier outcomes for children, stronger family units, 
and more resilient communities overall. 
 
The proposed development at 1 Albion Street represents an important step toward addressing these 
urgent needs in Amherst. By increasing the availability of affordable and supported  housing options, this 
project will provide critical support to some of our community’s most vulnerable residents. In turn, this 
investment will contribute to a healthier, more inclusive, and more sustainable community for everyone. 
 
Maggie’s Place strongly encourages the approval and advancement of this project. We believe that 
developments like this are essential to ensuring that all families and community members can thrive. 
 
Sincerely, 
 
Sarah MacMaster 
Executive Director 
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