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It may be possible to negotiate for financial
assistance on the costs listed above. This assist-
ance might be half of the individual items, or might
be the total of the individual items. Oon the other
hand, no assistance might be forthcoming.

It is important that City Council make an immediate decision

on the connection of the Interchange to the one way pair system
of Water Street and Hollis Street. If the decision is made

to make this connection through the Morse's Tea Block, many
matters will have to be renegotiated.

It is the opinion of the traffic people that the best connection
to the Interchange from the south would be by means of a

limited access road requiring a right of way reservation of

165 feet. If this is not acceptable to Council, the next best
alternative would be a six lane divided _highway requiring a
right of way reservation of 130 feet. If the decision is taken
to align the one way pair system through the historic buildings,
the City has effectively limited its capacity to improve traffic
flows south of the Interchange as it is virtually impossible

to construct a limited access facility or divided highway
without removing relatively new buildings at considerable cost.

If the decision is to proceed through Morse's Tea and is
accompanied by a desire to investigate and proceed with the
restoration of the properties on the east side of Water Street,
it is suggested that the work required to be carried out is
beyond the present capacity of City Staff and arrangements should
be made for the employment of specialists to determine a course
of action and undertake negotiations for financial assistance

and supervision of the work."

The following letter was submitted and read by Mr.
W. A. Stewart, Vice-President znd General Manager of A. D.

Margison and Associates Limited:
A. D. MARGISON AND ASSOCIATES LTD.

5670 Spring Garden Road
Halifax, Nova Scotia

12th March, 1968

Mr. C. L. Dodge, P. Eng.,

City Engineer,

Engineering Services Division,
Development Department,

City of Halifax, City Hall,
Halifax, Nova Scotia.
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RE: Cogswell Street Interchange
at Harbour Drive
Project No. 2237

Dear Sir:

We refer to the letter of 6th March, 1968, from the City Clerk
to our Mr. R. E. Donkin in which we were advised of the
following Council Resolution which was approved at the City
Council meeting on 29th February, 1968:-

"That Plan #TT8-17193 be approved in principle;
and that Staff be authorized to negotiate with
the consultant and/or contractor in an effort
to save the historic buildings on the east side
of Water Street by aligning Harbour Drive in
accordance with the said plan, and to report
back to Council their recommendations within
ten (10) days, such report to indicate any
increased costs involved."

We have reviewed the proposals shown on your Plan No. TT8-17193
and we have prepared our drawing No. 2237-SK-47; this drawing
follows the intent of your drawing but some revisions in de-
tail have been required in order to meet the requirements of

the profile grades. The accompanying profiles are our drawings
Nos. 2237-SK-48 for Harbour Drive, 2237-SK-49 for Ramp 3,
2237-SK-50 for Ramp 4 and 2237-SK-51 for the Service Road.
Drawing No. 2237-SK-52 shows typical cross-sections.

On developing the profiles, it was found that the bullnoses
at the intersection points of the various roadways had to be
relocated as follows:-

(1) Between Ramp 3 and Harbour Drive, 180 feet
southerly; this location only permits a one-
lane entrance to Harbour Drive instead of the
two lanes shown on your drawing; this is,
however, acceptable and, in fact, preferable.

(2) Between the Service Road and Harbour Drive,
450 feet southerly; your drawing showed one .
exit from Harbour Drive to serve both the
Service Road and Ramp 4; this was not found
to be practical because of grade requirements,
consequently two exits would be required within
400 feet of each other.

The alignment of Harbour Drive as shown in your proposal can
be considered in some ways to be an improvement over the one
presently proposed, which evolved from the plan known as
alternative "B", the plan approved by City Council as the basis
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of the present design. Our understanding, however, of the
southern termination of alternative "B" was that it was an
interim measure pending decisions regarding the extension of
Harbour Drive through or adjacent to the downtown area. This
interim measure consists of the connection of Harbour Drive

to both Lower Water Street and Hollis Street and the use of
these streets as a one-way pair; the southern extension of
Harbour Drive as a controlled access facility would not thus
be precluded.

The revised proposed alignment departs from the use of a one-way
pair and also from the provision of a service road southerly
from Duke Street; instead, it commits the future planning
concept for the southern extension of Harbour Drive to the
status of a divided roadway with a succession of at-grade
intersections. Whilst this arrangement would operate efficiently
for a considerable length of time, there appears to be no doubt
that in the long term it would be wise planning to make pro-
vision for a higher calibre facility. Detailed studies would
have to be conducted in order to determine these future re-
quirements and to determine the best way to provide for them;
these studies idezlly should be completed before decisions are
made regarding land use along the waterfront southerly from

the Central Victualling Depot.

Our preliminary studies indicate that there would be no sig-
rnificant change in construction costs for the roadworks and
retaining walls between the proposed Barrington Street bridge
and Duke Street if the proposed revised alignment were adopted.
Cost of demolition of buildings in this section is approximately
$47,000.00 for the present alignment, and would be approximately
$20,000.00 for the revised alignment. There would, however,

be an increase of approximately $55,000,00 in the proposed

storm drainage system, and $5,000.00 for the separate sanitary
system requested.

We consider that a major factor in deciding whether an align-
ment change should be made at this time is the effect of such
change on the contractual arrangement which the City have
recently entered into with Dineen Construction Company Limited;
a major part of this firm's contract consists of sewer in-
stallation, construction of retaining walls and roadworks within
the area of the proposed change; their construction schedule
would be seriously disrupted by such a change with the conse-
quent possibility of delay in completion of their contract.
This, in turn, would create a delay in the commencement and
completion of the next contract for the remainder of the inter-
change works, which again, in turn, would have direct effect
upon any agreement that City Council may have with Halifax
Developments Limited for the provision of a completed roadway
system to serve their development.
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We estimate that a period of four weeks will be required to
make the necessary changes to the contract drawings if City
Council approve the alignment revision.

Our costs which would be incurred by these changes would be
approximately $8,000.00; this sum is in respect of the drawings
for the current contract and also those for the next contract
which are 90% complete.

We regret that we are unable to make a positive recommendation
for the adoption or rejection of this latest proposed scheme.
Both this scheme and the one contained in the contract documents
will function satisfactorily for a limited period of time.

Only after a decision is made as to the proposed development
south of Duke Street and its traffic requirements could such

a decision be made.

Yours very truly,

A, D. MARGISON AND ASSOCIATES LIMITED

(Signed) W. A. Stewart, P.Eng.
Vice-President and General Manager

Mr. G. B. Robertson, Q.C., solicitor for J. E. Morse

& Compan? Limited, submitted and read the following letter and

memoranda:

MCINNES, CCOPER & ROBERTSON

P. 0. Box 730,
! 1673 Bedford Row,
' Halifax, N. S.
March 8th, 1968

Your Worship and Members of City Council:

Re: J. E. Morse & Company Limited,
1879 Hollis Street, Halifax

We are solicitors for J. E. Morse & Company Limited who own

1 and occupy the above premises in which they carry on a long
established business as tea and coffee blenders and packers.
Recent information in the public press has indicated the possi-
bility that the Cogswell Street interchange might be redesigned
and the Morse property taken for this purpose.

This proposal would have a drastic effect upon this Company
and would almost certainly force the Company to discontinue
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business operations. Attached to this letter is a brief
memorandum setting forth a number of important points supporting
i this probability.

The City is earnestly requested not to effect any change in the
previously announced plans which would require an encroachment
on the Morse property so that this long established and im-
portant business can remain in operation.

Most respectfully submitted,

McInnes, Cooper and Robertson

J. E. MORSE & COMPANY LIMITED

MEMORANDUM
1. This property is known as the Jerusalem warehouse and
attached is a brief history of the premises. It is to

be noted that the present building dated from about

1837 but was actually rebuilt from its earlier structure
following a fire. It is thus one of the oldest buildings
in Halifax.

2. The present business is almost 100 years old and carries
on a tea and coffee blending and packaging business
supplying all of the Atlantic Provinces and a part of
Eastern Quebec. It is the only tea and coffee company
in Nova Scotia and is the oldest existing tea and coffee
company in Canada.

3. The present building contains approximately 32,000 sguare
{ feet of space allocated as follows:

Office 2,000 sguare feet
Production 10,500 sguare feet
Storage 19,500 square feet

32,000 sguare feet

Storage is an extremely important part of the Company's
requirements because tea and coffee must be purchased on
an annual basis and stored when available after annual
production until blended and packaged.

The Company must maintain continuous production as it is

a consumer demand production system requiring a constant
supply of the fresh product. The largest volume of

business is done through corporate chains and a voluntary
group stores supplied on a week to week basis. If space were
disrupted, the market would be seriously imperilled and

would probably result in a loss of listings with these
chains and stores. Even a disruption for a few months
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in the supply system would cause irreparable damage as
well as loss of consumer acceptance and advertising.

5. The business employs an approximate average of 53 persons,
ranging from executive staff, ten salesmen through office,
production and warehouse personnel. The annual payroll
exceeds $200,000.00.

6. The present property occupied by the Company has a realty
assessment of $74,600.00. It is estimated that if the
Company is forced to discontinue business operations at
the present location it would have to relocate outside of
the present downtown area of Halifax, probably in new
premises in an industrial park. Minimum estimates for
replacement of the present square footage required by the
Company could easily run to $480,000 plus extensive re-
location costs, re-equipping, etc. - Apart from creating
a very heavy capital regquirement, the annual cost of
building overhead hzs been estimated to be approximately
$57,000.00. Estimzted savings in personnel would not
exceed $12,000.00, resulting in a net annual increase of
operation of $45,000.00. An increase of this sort cannot
be borne by the existing business and would turn the

| Company into a wholly unprofitable operation, with sub-

' stantial annual deficits.

[ | 745 If the City takes over the property and requires occupation
i in late 1968, the Company could not undertake a construction
I programme guickly enough to meet the time available, with
the result that its operations would inevitably be sus-
pended for a period which would probably cause an acute

loss of markets.

E 8. From 2 practicazl position and financizl point of view,
based on the estimated costs in a new location, dangers
of possible disruption and operations in a narrow and
highly competitive supply market, taking of the Company’'s
premises must result in termination of its business
activities.

MORSES' COFFEE

Following up the recent articles recarding old established firms
in Halifax, probably the site now occupied by J. E. Morse &
Company is the oldest in this old, honourable and historic city.

About 1769 a man by the name of William Fury built an attractive
store on the present site of Morses' establishment and conducted
a coffee house, calling it "The Crown Coffee House.” It stood
on the corner of what was afterwards called and still called
Hollis Street, with an open sitting place opposite the Collin’s
Bank building, still standing and somewhat older. The building
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was of wood, English hospital style, but was purchased by the
Honourable Thomas Saul in 1753, who built a mansion of stone
and was one of the finest residences in the City. Thomas
Saul was one of the principal merchants of the City and was
made an "Esquire" by the Governor in 1760, in recognition of
his charitable work among the Indians.

The Saul residence was purchase by the Honourable Alex Brymer,
who resided in it for about ten years, when it again became a
"Coffee House" and was popular among the merchants doing business
on the "beach", the name given the waterfront before its
improvement and became Lower and Upper Water Streets,

The Brymer residence was destroyed by fire in 1837, but the
massive stone used in its structure was used in building the
present structure, much altered. The wholesale grocery firm
of J. S. McLean & Company, continuing the name "Jerusalem
Warehouse", and it also continued by its present occupier and

| owner. J. S. McLean was a prominent citizen of Halifax and
was President of the Bank of Nova Scotia during the early 70's.
The McLean firm was succeeded by J. W. Gorham & Company, who
continued for a number of years until the building was purchased
by the late O. E. Smith, who at his death was proprietor of
the business of J. E. Morse & Company, his grand nephew,

Donald M. Smith, being President and General Manager.

Mr. Louis W. Collins submitted and read the following
report on behalf of the Civic Advisory Committee on the
Preservation of Historic Buildings:

Effect of re-alignment of roadways on historic waterfront buildings

| The Civic Advisory Committee on the Preservation of Historic
Buildings wishes to bring to the attention of the Mayor and
Aldermen the possible effects on a group of historic waterfront
buildings of the proposed re-alignment of the roadways immed-
iately south-east of the Cogswell Street Interchange.

In the light of pressures of redevelopment on the original
city waterfront, it would appear that the present discussions
will provide the last practical opportunity to consider road
patterns that would make possible the retention of this inter-
esting and unique group of nineteenth century buildings, about
which so many citizens and organizations have expressed so much
interest.

The Civic Advisory Committee also wish it to be noted that its
members are aware that retention of buildings of historical and
architectural merit is not, in itself, enough, and that such
buildings must, therefore, become a part of the urban renewal
process and be put to practical and productive uses.
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In the above instance the buildings mentioned would, it is
hoped, become part, an important and functional part, of a
waterfront esplanade development and so serve as an attractive
adjunct to both Scotia Square and the Central Business District.

In view of its concern over the future of this area, the |
Civic Advisory Committee on the Preservation of Historic

Buildings, at its meeting on March 6, passed, unanimously, a

resolution recommending to Halifax City Council that road

alignment to avoid destruction of the historic waterfront

buildings be undertaken when this matter was next on the Agenda

of City Council.

It was further resolved at that time that the data assembled
by the Committee of Concern and the Heritage Trust of Nova
Scotia with respect to this matter be appended to this report
for review and consideration by City Council, and that repres-
entatives of these organizations should be present and prepared
to speak in support of this material.

Mr. G. Murray submitted and read the following report
on behzalf of the Committee of Concern and the Heritage Trust
of Nova Scotia:

The Value of the Historic Waterfront District

; The Historic Waterfront District consists of a group of early

' nineteenth century waterfront commercial buildings on Upper
Water Street between Buckingham and Duke Streets. This is

the last remaining group of buildings of this type and age left
on the Ezlifax harbourfront.

| Especially notable in this unique group is the Privateer Ware-

house dating, apparently, from just before the War of 1812 and,

therefore, probably the oldest building still standing on the

waterfront. Also notable are the early nineteenth century

wooden sail-loft and the Collins bank and warehouse (1825) -

the first private bank in Nova Scotia, which antedated the first

! chartered bank by seven years. The Simon Warehouse (1860's),

| a wooden warehouse (1860's) and the Jerusalem Warehouse (1841)

' provide further examples of nineteenth century commercial
architecture. The Pickford and Black building (1860's) con-

| tains a Victorian waterfront office complete with some of its

i early office furniture and evidence of the association with the
West Indies trade.

It is doubtful if many North American port cities still contain

such nuggets of early commercial architecture as this complex
of buildings on the Halifax waterfront.
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Imaginatively restored and developed, this complex could pro-
vide Halifax with both a reflection of its early Maritime

heritage and a productive enterprise in a renewed city.

The Possibilities of Restoration

Studies of the physical condition of the buildings in the
Historic Waterfront District have indicated that their state

of repair is such as to present no overwhelming difficulties

in the actual restoration process. Therefore, future develop-
ment may best be visualized through reference to successful
restoration endeavours that have already been undertaken in
this country and elsewhere.

Perhaps the most germane example for Halifax is the Bastion
Square restoration in Victoria, British Columbia. Many
members of Council have already seen the results achieved in
the film Townscape Rediscovered. Montreal's Vieux Carre is
well known of course, and has seen an areaz of the old city
winich was once deserted most of the dzy and all of the night
converted to one which is a scene of concentrated commercial
activity all the day long.

In Halifax's Fistoric Waterfront District, the first and
simplest move towards revitalization could be the establishment
of a much-needed public marina. From this could spring
restaurants, yschting supply estzblishments, customs brokerage,
and so forth. From the land side, boutiques, bookstores,
perhaps a bank branch where Enos Collins once counted his
sovereigns could =11 be appropriate. A trzvel agency and an
import-export firm are other obvious possibilities that come

to mind, along with a civic or provincial tourist bureau.

Ferkhaps most basic in looking at the Histcric Waterfront District
is the question, "If you tear it dowr,, what do you de with the
space?” At this point no alternatives have been advanced.

The adjacent harbour depths are inadequate for heavy shipping,
while the land itself has not been determined to be capable

of supporting larger buildings. The existing structures are
generating revenue now; they can continue to generate revenue
indefinitely, even if no restoration is ever undertaken. It
would therefore seem unwise to obliterzte the buildings when
nothing is in sight to tzke their place.

The Costs of Acgquisition

The cost of acquisition can be summarized as follows:

Historic Waterfront District -

Assessment $233,100
Business Disturbance (50%) 117,000
Demolition (50%) 117,000

467,100
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J. E. Morse and Co. -
Assessment $ 74,600
Business Disturbance (est.) 100,000
Demolition (50%) 36,000

210,600
Total 677,700

Less: Historic Waterfront demolit. 117,000
Total Possible Cost (gross) 560, 700

Less: Historic Waterfront acquisition
and demolition (as presently
committed by City) 467,100
Additional Gross Cost to acquire
both Historic Waterfront District
and J. E. Morse and Co. $ 93,600

In summary, if the City of Halifax acquires both the Historic
Waterfront District and the J. E. Morse and Co. building, and
tears down only the latter, it will be committed to a share

of an estimated maximum of $93,600 more than if only the
Historic Waterfront District had been purchased and demolished.

Shared Costs

Under present arrangements with C.M.H.C. and the Province of
Nova Scotia (yet to be finalized), the City would be liable for
35% of the acquisition/demolition costs of the Historic
Waterfront, or $165, 000. Iif it is assumed that, at worst,
C.M.H.C. and the Province share only in the costs associated
with the J. E. Morse and Co. building, then the City could
conceivably end up with total costs of $541,000, or $376,000
more than is currently required. This is the worst possible
case. It could be improved as follows. '

a) Federal participation, as tentatively agreed to, by
the Department of Northern Affairs and Natural Resources.

b) Participation by the Province of Nova Scotia.
c) No requirement to buy all of the buildings in the
Historic Waterfront District. Joseph Simon has expressed

willingness to retain his property ($45,000) ; others might
well follow with suitable encouragement and guarantees of tenure.

Local developers have also expressed interest in
acquiring some of the buildings for purposes of restoration
and commercial development. The Halifax Real Estate Board
might follow the lead of its counterpart in Victoria, which
undertook the Bastion Square restoration.

—ona
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d) Continued revenue from the Historic Waterfront District.
Five tenants of the area have already expressed their strong
desire to remain where they are. Many others might also wish
to do so. In addition, the space in the area is of a type for
which there currently exists an unfulfilled demand in Halifax.

The Costs of Restoration

It should be clearly understood that in acquiring the Historic
Waterfront District the City of Halifax does NOT commit itself,

or any other body, to the costs of restoration. In the

unlikely event that restoration was not proceeded with, the

City could either continue to draw revenue (taxes or rents)

from the buildings as they exist today, or the City could put

out a call for redevelopment. Outlays for other than acguisition
would not be mandatory.

Should restoration be proceeded with, the total costs could

be shared in ways similar to those noted above. In view of

an earlier federal cost-sharing agreement on some of the

! buildings involved, federal participation in an overall res-
toration project must be considered a very strong possibility.
Indeed, with sufficient private participation it is possible
that the City would not have to underwrite any restoration costs
at all.

It should be further remembered that restoration costs could

be spread over time, even many years; so that annual outlays
would be small. Total restoration costs have been estimated
in the range of $1 million to $2 million. With 50% federal,
and no private, participation, annual costs to the City would
be $50,000 to $100,000 over ten years.

Street Lines: Where and When?

If, on the basis of the foregoing, it can be accepted that the
Historic Waterfront District should be retained and that its
restoration would not place unacceptable burdens on the City
of Halifax, the problem remains of the difficulties raised

by the dislocation of the J. E. Morse Co.

As the firm has already indicated that it has given long range
consideration to alternative locations, it can be accepted that
it can operate in a building other than its present one. The
problem is therefore reduced to finding sufficient time to
permit the firm to relocate without serious economic disruption.

This Committee remains of the opinion that temporary operation
of a single lane northbound on Upper Water Street offers the

best compromise.

As shown on the diagram (attached to the Official Copy of the
Minutes), twenty-eight feet (without sidewalks) is available
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between the involved buildings. It would therefore be possible
to permit two lanes of traffic. However, as traffic today
manoeuvers the existing difficult curve without major tie-ups,
it would seem unlikely that an improved and straightened
artery could not handle traffic growth over as much as the next
five years. Also, as the Cogswell Street Interchange will
not be open for another fifteen months (at the earliest), at
a minimum most of this time should be available for the re-
location of J. E. Morse and Co.
It is recognized that substantial difficulties are involved in
the integration of the various construction activities and
traffic movements required for the area. Notwithstanding,
it would seem proper to give priority to the long term, rather
than the short term, considerations. City Staff has already
shown that an eastern street line preserving the Historic
Waterfront District is possible. With reasonable cooperation
from all parties involved, and with an honest effort to meet the
desires of all parties involved, a solution compatible with
the wishes and best interests of the citizens of Halifax should
be reached.

At this time, Mr. Gilbert Hutton of the Heritage Trust
of Nova Scotia addressed Council and displayed some pictures
of the historic waterfront area.

Mr. H. B. Rhude addressed Council on behalf of
Pickford and Black and James Simmonds, and he contended that
the City has an obligation to these two firms to pay compensation
for the acquisition of their properties, even if any changes
are made and the buildings are not required, since they have
both entered into relocation arrangements and commitments.

MOVED by Alderman Moir that the meeting adjourn until
8:00 p.m. March 15, 1968. There was no seconder to the motion.

The Honourable Donald M. Smith addressed Council on
behalf of his business, J. E. Morse and Company, and explained

further the difficulties that would arise if the Company is

required to relocate.
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After some discussion, it was MOVED by Alderman Black,
seconded by Alderman Connolly, subject to draftsmanship, that
the existing plans with respect to the extension of Harbour
Drive southwardly, be continued on the basis as previously
involved and predicated upon the acquisition of certain
properties on the east side of Water Street and that, for the
time being, the Jerusalem Warehouse be not acquired.

Alderman Matheson, at this time, suggested that the
meeting be adjourned until later today.

Council took no action on Alderman Matheson's
suggestion and considerable discussion ensued and Mr. Stewart
was called upon to answer several questions relating to the
present proposal.

Mr. Collins again addressed the Council and urged
that the group of historic buildings on the east side of Water
Street be preserved.

Alderman Matheson felt that no decision could be
made until the resultsof the test borings made on the land for
the new Court House building are known. He asked if any
results have been received.

Mr. C. A. Fowler, architect for the Court House,
said that it was regretted, but only one test boring has been
made, but that all the results should be available shortly.

At this time, while the City Engineer was securing
a plan to be displayed, His Worship the Mayor suggested that

Council continue with some other items on the Order of Business.

= L93gsc







