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Mr. Green: "Department store, certainly in our 

own reports and studies, means a full-line department store such 

as Simpson's or Eaton's. Af full-line department store is one 

which carries a complete range of comparison merchandise from 

clothing, to furniture, to hardware and heavy goods. A junior 

department store does not carry any of the appliances or furniture. 

It is substantially concerned with apparel and the softer goods." 

Mr. Green said that the distinction between discount 

stores and discount department stores is not made on the basis of 

quality alone; but that if a discount store carries a full range 

of merchandise, they can be considered a department store, at 

least from the standpoint of the merchandise carried. 

Mr. Green continued and said: “On this whole question 

of department stores, this has been a question that has bothered 

everyone substantially. As you are aware, our Phase I Report 

suggested that the development of a department wasn't absolutely 

essential to the continuing strength of downtown Halifax; and 

this is a point which many people have taken some issue with." 

In answer to a question by the Mayor, Mr. Green said 

that his report states that it was most unlikely that you could 

attract a department store to locate in a free-standing location. 

He continued: "You have three shopping areas in the 

downtown, or adjacent to the downtown. You have Gottingen Street, 

the Barrington Street area and the Spring Garden Road area, and 

they operate largely as Separate retail enclaves. And, from my 

observation, Spring Garden Road is a successful retail area; and 
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Gottingen Street is a successful retail area. And, neither one 

of them has a department store: and, as far as I know, neither 

of the merchant groups have said that they must have a department 

store in order to be successful or in order to grow in retail sales 

and retail content.” 

Alderman Black: “Neither has Barrington Street a 

department store!“ 

Mr. Green: "?recisely: But everyone has suggested that 

the only possible hope for the retail on Barrington Street is to i 

get a department store. Nov, I think if you can get one, it's 

excellent because, certainly, a typical downtown area has depart— 

ment store representation." 

Alderman O'Brien: "What is the range of size of depart- 

ment stores?“ 

Mr. Green: "It could be as little as 80,000 (Square 

feet) — it could be as much as 600,000 (Square feet), if the full 

range of merchandise is carried, even though the comparative goods 

may be somewhat limited because of size." 

Alderman Black: “Surely, if somebody is proposing to 

put up 25 to 30 million dollars worth of construction, you wouldn't 

base your acceptance or refusal on the question of whether or not 

they are going to put up a department store." 

Mr. Green: "I wouldn't suggest that. The other side
f 

of this coin, though, is that while you wouldn‘t turn down a 

development of 30 million dollars because it did or did not have 
16 

a department store, we suggested in the Phase I Report that you 

- 182 —

~



Council, 
March 3, 1966 

might well be justified in turning down a 38 million dollar 

development if it contained so much retail space that it could 

damage the balance of your downtown area." 

Alderman Moir asked if there is any indication that 

either of the proposals which have been received provide for the 

inclusion of a full-line department store. 

Alderman O'Brien said that Mr. Green had intimated that 

the department store in the Scotia Square proposal had been moved 

north a block and would act as a magnet in a certain way. He 

asked for a clarification. 

Mr. Green: "This may be an unfair assumption. I notice 

that there is a block of retail of 135,000 square feet suggested 

in the Scotia Square Plan, and I have assumed that this probably 

is going to be a department store. Now, this may be an incorrect 

assumption, but I can't imagine any other type of store other than 

a junior department store." 

Alderman O'Brien asked Mr. Green to explain how the 

"Magnet" works in one direction, and he asked: Doesn't a depart- 

ment store draw from both directions or from all directions 

around it; and wouldn't it be most useful if it were as near 

centre of the district that you are trying to draw people to? 

Mr. Green: “You come back again to this problem of 

integrating a retail development on the Central Redevelopment 

Area with the balance of Barrington Street. In my view, one of 
the things that you have to attempt to create is this movement 

from south to north- Row, I was suggesting that if you put the 
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department store at the south end of the development of the 4 

Central Redevelopment Area with the other retail to the north 
:H; of it, and provide substantial parking facilities, you tend to 

draw the traffic down through the interior mall that you create 

i southwards to the department store, and back out again."
j 

I Alderman O'Brien: "Isn't it a magnet also in the w 

sense that the closer it is, the more powerful it is as a
' 

drawing force? And, if it is at the south end of the Central q
i 

Redevelopment Area, doesn't it have more drawing power to the 

south than if its further north?" 

Mr. Green: "I would argue that point. I would
d 

suggest that if you set up your mall with the department store
‘ 

at the south end of it, you tend to create at least the suggestion 

that Barrington Street is an extension of this mall."
’ 

Alderman O'Brien: "What is there to draw people south?“ 

Mr. Green: "The existing facilities that you have 

on Barrington Street. I think that the point that we made in 

the Phase I Report is a valid point — that the merchants on 

Barrington Street are going to have to aggressively merchandise 

and do whatever they can to offset the obvious advantage of 

the suburban retail facility,if they want to share in any increased
, 

traffic that is created by the development on the Central Redev— 

elopment Area. Certainly, the merchants on Barrington Street
: 

can't sit back and wait for the people to come in." 
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Alderman O'Brien: "Isn't a parking garage, perhaps,
, 

a key to getting a south-end terminal that will draw people and 

have them perhaps walk up through." 

Mr. Green: "I agree, entirelyl" 

Alderman O'Brien: "What about the thing under the 

Grand Parade?" 

His Worship the Mayor: ”——the thought of which is not 

_.._.__...______._ 

__.._._.__ 

_. 

new: Mr. Keating, who was City Engineer in 1891, recommended
i 

the installation of stores under the Grand Parade facing east on 

Barrington Street."
I 

Mr. Green: "It is totally dead space, from an excite- f 

ment standpoint and a retail standpoint. I have discussed it i 

with a group of architects, only, and they suggested that they 

don't see any reason why it would not be practical from an
1 engineering standpoint—- they are not engineers.“ 

Alderman O'Brien asked if Mr. Green would advocate
J 

that the City Council restrict retail development elsewhere within
I 

the City in order to make more opportunity available in the area 

between the Central Redevelopment Area and Birks -- the area that 

seems crucial for linking them together. 

His Worship the Mayor asked if a division of "retail" 

is made as between grocery and general merchandise. 

Mr. Grant: "I think the distinction we make is the , 

16 one between what we call comparison and what we call convenience 

goods: and it is a distinction which has stood some test of time. 

Your convenience goods are food, drugs, hardware: which you 
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would typically shop for at the stores most convenient to you. 

Your other merchandise, such as clothing, furniture and appliances 

one tends to shop around for and compare price and quality. 

Therefore, this type of comparison goods tends to a much larger 

drawing area than your convenience goods.“ 

Alderman O'Brien: "But, when you get the parking 

facilities along with the comparison goods stores you have 

something which makes it convenient for people to do convenience 

shopping; according to this definition. So, if you are going to 

have one, you can have them both, providing the first one you 

have is the comparison.” 

Mr. Green: is largely theoretically "This, I think, 

true. Certainly, in the supermarket studies which we are 

doing now, and have been doing the past few years, the trade 

area is very restricted —— about a mile and a half for each store: 

amd the people in the grocery business generally feel that most 

of their business comes from about a mile and a half around 

them.“ 

Alderman O'Brien: “Except in the heart of a cityi" 

Mr. Green: "I was very serious about this possibility of 

putting retail under the Grand Parade, and although it's obviously 

a suggestion which is treated somewhat humorously, it was 

seriously intended: and it would assist this link of any retail 
ne development in the Central Redevelopment Area with the rest 

of Barrington Street. It's always going to be a problem 
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to draw people this two full blocks with only one side of the 

street that can have anything on it of excitement to the pedest- 

rian.“ 

His Worship the Mayor: “What should we do in that 

block across the street? Should we let it go by natural growth 

because people would move in to hook up the old Barrington 

Street with the new retail complex, or should we clear it out 

and make sure that we have an attractive arcade there? Should f 

we take some action on this, or should we let it go?“ 

Mr. Green: "Again, this depends, partly, on the City's 

basic philosophy with respect to redevelopment. If you believe 

that by redeveloping specific areas you can create private 

initiative which will develop on its own, which is.certainly my 

impression of what redevelopment should be, then you should i 

leave this additional block to redevelopment as a result of 

entirely private action. There are a group of land owners who 

own the block. A starting point might possibly be for that 

group to get together and see if by the formation of some joint 

D development company, they could, themselves, redevelop or least 

attract a developer to come in with them and redevelop it." 

Alderman LeBlanc: "Did you encounter in any of your 

studies such a grass roots attitude by any of the merchants? 

Did you discuss these proposals at all with the merchants at 
"J 

large?" 

Mr. Green: “Yes: Almost exactly a year ago we were 

in every establishment on Barrington Street, plus the ones on 

the cross streets." 

I] 
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Alderman LeBlanc: "What was the general consensus? 

Did most of them think the City should do it, or did some of them 

actually share your View that we should get together and do 

something that would be competitive? Did you encounter any 

such optimism?" 

Mr. Green: "I would say that there was, perhaps, 

guarded optimism, but not a great deal of enthusiasm for any
W 

form of unified action." i 

is} 

Alderman LeBlanc: "Do you not feel that there is a J 

lethargy, or inertia, or whatever it is-- the fact that no one 

has done anything in this area. To what extent should the City * 

become involved in actually putting retail stores under the J 

serand Parade, for example, when the present stores are not utilizing 

their merchandising area to full advantage. I just can't envisage 

us spending money, or anyone, on stores here when the ones 

across the street are falling down. How far does the Council
i 

go to revitalize or to inject some type of energy into a
I 

decaying business district. It must be difficult for you as 

an expert in this field to study this matter, and for Council 

who are going to make the ultimate decision to do things when 

there are no actual suggestions from any merchants, other than -- 

we want more parking. That's the only observation I have ever 

encountered. If it hadn't been for the VE Day riots, Barrington
, 

Street would be like it was in 1915, I would imagine. But, 3 

because everything was demolished, we got some new store fronts."
, 
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Mr. Green: "You can tear down every block on Barrington 

Street and redevelop them with beautiful retail facilities but if 

the people who occupy them are not prepared to merchandise 

aggressively and go after business, really, you will have made 

no progress." 

Alderman LEBlanc: Is this "Exactly: That's my point. 

not an exercise in futility. Supposing we did. Do you think 

there would be that enthusiasm to rent these stores and take 

advantage of them? I, frankly, doubt it." 

Mr. Green: "It is going to be difficult to give an 

answer until some form of development has taken place on the 

Central Redevelopment Area. I tend to be very sympahtetic 

towards the downtown merchants‘ problem, and, to suggest that 

their inertia, at least over the last three or four years, has 

been a result of uncertainly with respect to what development 

would take place." 

Alderman Moir asked what Mr. Green's opinion was of 

meNmwmhPhm 
Mr. Green: "I think it results in a very substantial 

upgrading of physical facilities, which is one of the things 

that would help the downtown to be more competitive, at least 

from an appearance standpoint, with the newer facilities in the 

suburbs: but, this is certainly something the downtown merchants 

could get on with, and there's no reason for them to wait until 
something is developed up here. You can always find reasons to 
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wait, but I think this would be 
a very good.way for the 

downtown 

merchants to indicate their enthusiasm 
for the total concegt of 

overall redevelopment downtown.“ 

His horsnio tne Mayor referred 
to Hi. Green s earlier 

remarks respecting jcint action 
on the part of gropertg 

owners 

on the east side of Barrington Street, 
ogpcsite the Grand Parade, 

and he asked if the Council should exercise 
its prerogatines 

under ‘ts Zot%n~ 3T—LET to 
prevent changes in usage of 

properties 

on 7=rrington Street to curb 
the intrusion of office 

buildings 

on soace fornerl“ c:c";ied by 
ret‘il stores. 

Eis Worsnip the Mayor said 
that the City nad tried 

I--‘ 4 [cl . I; 
.‘;r' 

‘I 
._l w 

persuasion a tew years ago but was not 
saccessfa 

t that a bankis now located 
on the main street at 

was at one time tufi Re. i corner. fie asked it the City snonld 

be alert to grard against 
further intrusion on retail 

space. 

Mr. Green: "It is a difficult question to 
answer out 

I think one factcr that you 
have to take into consideration 

is 

that successful retail space, 
particularly sgecialty store 

space, says finite good rent. it probably pays better rent 
than 

- — 

. - 1: 

ground floor orfice space; 
and it would seen to ne tnat ii 

;or 

leave it to iitate enterprise, Qroviding there 
is sufficient 

dmand for retail space in the 
downtown, the tendency will be 
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for Barrington Street to develop retail space. On the other 

hand, if there isn't the demand, no amount of legislation or 

control will create retail stores. It may create empty stores 

but it won't create retail stores." 

His Worship the Mayor: “We in Halifax over several 

generations have watched the change in the streets here. Water 

Street, initially, was the commercial street--the retail street. 

It moved to Hollis Street: and Granville Street in the early 

20's was a very lively retail street. It moved to Barrington 

Street; and then, of course, it moved from Barrington to the 

periphery. This is what free enterprise did, and they keep 

changing the nature of the area and unless the Council takes some 

positive action to say: ‘Here, this shall be a retail street; 

those streets shall be banking and commerce, insurance offices, 

and so on,‘ we are going to have the same problem all over again, 

are we not? Because you can watch what is going on on Spring 

Garden Road - there's a tendency even there to take up prime sites 

which might be retail but are used for office sites.” 

Alderman Meagher observed that office buildings in 

retail areas provide customers for the retail stores by bringing 

more people into the area. 

Alderman O'Brien referred to the proposals which have 
been received for the Central Redevelopment Area and noted that 

one of the developers has included a proposition for an option 
for adjacent land. He asked if Mr. Green has any comments to 

make with respect to that proposition. 

- l89b -



Council, 
March 3, 1966 

Mr. Green: "How much land is involved: where is it; 

and how long is the option being requested?“ 

Alderman O'Brien: "I think one has to do with the 

Citadel Redevelopment Area, so called, in the Central Business 

District of the Master Plan: which, presumably, is housing, 

basically." 

His Worship the Mayor: "Obviously, this will strengthen 

the existing Barrington Street. If you cover the upper slopes 

above Grafton Street with housing, good quality housing, you 

tend to help the vitality of the whole area." 

Alderman O'Brien: "Where does wisdom lie in terms of 

putting all your eggs in the basket of one develop. If you've 

got one developer going at thirty million dollars on the Central 

Redevelopment Area, should we conceivably look to another one 

for an adjacent redevelopment area?" 

Mr. Green: "Well, the Draft Master Plan has already 

suggested that the area in question should develop as apartments. 

This really becomes bssically a marketing question. You have 

eighteen acres that you are trying to sell here. There are, 

obviously, some advantages to the developer in having the option 

to create this addition on the Citadel lands. It would not 

appear, and again this is on a very cursory examination of the 

plan, to be essential to completion of the one plan that the 

option be granted on the other, particularly since apartments on 

the land are part of the Draft Master Plan scheme, in any event." 
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Alderman O'Brien: “They don't have to be tied together 

except for the nature of what's to go into them, which is a part 

of our overall planning central, in any case." 

Mr. Green expressed agreement with Alderman O'Brien's 

remarks. 

Alderman LeBlanc: "Do you not feel that if the indiv- 

idual merchants did spruce up their establishments and advertised, 

and had a real campaign going-—changed their displays and every- 

thing——that they could do well?” He referred to the fact that 

on Barrington Street in the blocks between Duke and Morris Streets, 

it is impossible to buy a meal after 7:00 p.m., and , yet, beyond 

that point south of Morris Street, other smart establishments do 

extremely well.‘ 

Mr. Green: "That was disturbing, I would be the first 

to admit, during my first weekend in Halifax to spend Thursday 

and Friday evening around 7:30 p.m. on Barrington Street and to 

find that there obviously wasn't any unified program among the 

merchants as far as opening was concerned. 

"The downtown merchants in Denver have established this 

policy of paying the bus fare of people who shop in the downtown, 

and these are the sort of programs that any downtown group, if 

they are really hungry for business, can initiate." 

In answer to a question by Alderman Moir, His Worship 

the Mayor stated that the City Staff and the local staff of 

Central Mortgage and Housing Corporation should study the Phase II 

Report in conjuction with the documents they now have and 
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report back to the Council. He expressed the hope that the 

Report on Phase II would become the basis of further reports to 

Council. 

Alderman Meagher asked if it would be possible for Mr. 

Green, before he leaves Halifax, to spend some time with the City 

Manager and Development Department to examine the proposals for
l 

the Central Redevelopment Area and give them the benefit of any 

opinion he may be able to form in the time available. 

Mr. Green said that he would be happy to spend whatever 

time he has before his departure from Halifax to confer with the 

appropriate City officials. 

Alderman Matheson referred to the problem created by 

the mixing of office and retail spacein the downtown area, which 

is particularly vexing in Halifax because of the paucityrofland, 

and he asked if because of the problem Halifax would be justified 

in extending zoning centrals and designate certain areas for 

retail space, office space, etc. 

Mr. Green: "You are talking about the ground floor! 

The only problem with establishing this type of zoning is that 

you have to be constantly aware of the market demand for additional 

retail facilities, because, as I said a few moments ago, if you 

insist that all of Barrington Street be retail or nothing, and 

there isn't the demand for all Barrington Street to be retail, 

what isn't retail is going to be empty. Now, to some degree the 

force of the market itself will create retail space where there 

is a need for retail space. If substantial pedestrican flows 
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are created on Barrington Street as a result of the development 

on the Central Redevelopment Area lands, there will be people 

who will want to locate retail businesses on Barrington Street." 

His Worship the Mayor: "Supposing, though, the space 

they want to locate in has been taken up by a trust company--it 

is gone, and the opportunity to develop that as a lively street 

is gone, too." 

His Worship the Mayor referred to the experience of 

Ottawa where the shopping mall on Sparks Street is being destroyed 

by the construction of office buildings on locations formerly 

occupied by retail shops; and he said: "It's a pathetic thing, 

really, because even as we were walking down the street we saw 

under construction new office buildings that were taking out 

existing stores, and it just can't help but knock out all of 

Sparks Street despite all their efforts on a mall and bringing 

in sand boxes and slides. This was a wasted effort because the 

trend was started along ago and it will continue until Sparks 

Street won't have even a drug store on it. 

"I think we should try to avoid this because if you 

let private enterprise go where they want to go, you will have 

fragmentation of all of your shopping districts--up Spring Garden 

Road; up Gottingen Street: up Agricola Street; up Quinpool 

Road —- it‘s going on unchecked. Certainly, we have a respon- 

sibility as town planners to do something about it. Otherwise, 

we are creating, Mr. Green, are we not, the opportunity for the 
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people in the periphery to start new shopping centres."

~ 
Mr. Green: “This is, at least partly, a different

~ 
problem because once you start talking in terms of shopping

~ 
centres, you've got to take into consideration the whole metro-

~ politan area, and the thought of creating any sort of control
i

~
~ 

to take in the metropolitan area is not, perhaps, entirely
{ 

realistic at the present time."~~ His Worship the Mayor: "We could stop some buildings

~ from going in on Barrington Street which could be a block to 

revitalization five years from now." 

Alderman Matheson: "I share your views philosophically, 

Mr. Green, but sometimes you have to bend your philosophy a 

little bit." 

| 

Mr. Green: "Turel But you can create space by legis- 

lation but you can't create the market; and I think this is the 

only caution I am urging upon you--that the market is created by 

] 

factors that are entirely beyond your control, and if there isn't 

J 

the market, no amount of legislation will create it." 

J His Worship the Mayor thanked Mr. Green for his present- 

ation. 

His Worship the Mayor said that the Report of Phase II 

would be referred to the Joint Staffs of the City and Central 

Mortgage and Housing Corporation to be used in conjunction with 

furure studies and, also, in the evaluation of the proposals for 

the Central Redevelopment Area. 

Meeting of the Committee of the Whole adjourned.
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10:28 pom. council reconvened the same members being 

present“ 

. 
10330 p.m9 Meeting adjoerned. 
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