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EXECUTIVE SUMMARY

The block bounded by George Street, Granville Street, Duke Street and Hollis Street contains
five (5) municipally registered heritage properties. Two buildings were purpose-built bank
buildings constructed in 1911, while the other three commercial buildings are older being
constructed between 1826 and 1863. These heritage buildings are valued for their architecture,
their associations with their occupants and architects, but also for how they represent the
commercial and banking history in Halifax.

Lydon Lynch Architects, on behalf of the property owners, Robin Halifax Holdings Limited,
have made an application to substantially alter each of the five heritage properties (in accordance
with the Heritage Property Act) and integrate them into a larger single development which will
encompass the entire block. The proposal requires the removal of the majority of structures
within the boundary of the site, with the exception of the preservation of the entire main structure
of the Bank of Commerce building (excluding the rear addition) and the retention of the other
four heritage building facades. The proposal envisions the creation of two, twenty-two storey
towers with a street-scaled podium that incorporates the one stand-alone heritage building and
four heritage building facades.

The request to substantially alter the heritage properties has been evaluated with the Heritage
Building Conservation Standards, and where applicable, the Heritage Design Guidelines found in
the Downtown Halifax Land Use By-law Design Manual. Generally, staff has found that the
proposal to alter the 5 heritage buildings, with suggested modifications outlined in this report,
meets both of these sets of criteria. Therefore, staff recommends approval of the substantial
alterations to each of the five buildings, subject to the suggested modifications as outlined in this
report.

BACKGROUND

The block bounded by George Street, Granville Street, Duke Street and Hollis Street contains
several buildings including the Royal Bank tower and five (5) municipally registered heritage
properties (Map 1). The five registered heritage properties are spread throughout the block, with
a larger concentration at the northern end. Lydon Lynch Architects, on behalf of the property
owners, Robin Halifax Holdings Limited, has made an application to substantially alter each of
those five heritage properties and integrate them into a larger single development which will
encompass the entire block.

Substantial modifications are being proposed for each of the five heritage buildings and, in all
cases, constitute a substantial alteration in accordance with Section 17 of the Nova Scotia
Heritage Property Act (HPA). The HPA requires that a substantial alteration to any municipal
heritage property be approved or refused by Council. Therefore, the substantial alteration to each
of the buildings must be examined on their own merit and either approved or refused by Council.
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Proposed Development

The development proposal requires demolition of the majority of structures within the boundary
of the site, with the exception of the preservation of the entire main structure of the Bank of
Commerce building (excluding the rear addition) and the retention of the other four heritage
building facades (Attachments A, B, C and D). The development proposes the creation of two,
twenty-two storey towers above grade and three underground floors of parking below.

North Tower

The proposal incorporates the heritage facades into a new street-scaled podium on which the two
distinct towers will rise. The base of the north tower will incorporate four of the heritage
building facades — the Hayes Insurance, the Merchants Bank of Canada, the Champlain and Flinn
buildings — and create four contemporary infill buildings (Attachments A, B and C). The interior
structure and roofs of the four heritage buildings will be removed, as well as the 5th and 6th
floors of the Champlain building. The north tower is proposed to be stepped back 3 metres
behind the four heritage facades, each of which will require varying degrees of restoration.

The north tower proposes retail uses at grade and nineteen floors of commercial office space
above. The south tower proposes ten floors of hotel use, and the remaining twelve floors above
for condominium use. The two towers are connected at the base with a three storey glass atrium
that extends through the block. Additionally, an architectural ‘ribbon’ element (Attachments A
and C) is used at the roof level to connect the towers visually.

South Tower

The design of the south tower base employs a cantilever of the tower over the Bank of
Commerce building allowing it to remain intact (Attachment D). However, its rear addition will
be reduced to a freestanding facade (Attachment A). The south tower is designed to create
juxtaposition with the formal architecture of the Bank of Commerce building. It accomplishes
this both in the ‘accordion’ design of the base, and the use of the cantilever.

Substantial Alterations

The HPA defines a substantial alteration as meaning “any action that affects or alters the
character-defining elements of a property”. Therefore a determination on the appropriateness of
a substantial alteration lies in its effect on the property’s unique heritage value and character
defining elements. The HPA defines heritage value as “the aesthetic, historic, scientific, cultural,
social or spiritual importance or significance for past, present or future generations and
embodied in character-defining materials, forms, locations, spatial configurations, uses and
cultural associations or meanings.” Accordingly, the character-defining elements of a heritage
building are defined as “the materials, forms, location, spatial configurations, uses and cultural
associations or meanings that contribute to heritage value and that must be sustained in order to
preserve heritage value.”

Heritage Value & Character-Defining Elements

In order to determine the appropriateness of a substantial alteration, a full understanding of the
building’s heritage values and character defining elements is needed. As a point of reference,
staff has prepared heritage building summaries outlining the heritage values and character
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defining elements for each of the five buildings affected by this proposal (Attachments E-I). This
information was created using the historical information contained in HRM’s heritage files,
additional staff research, and information submitted by the applicant as background to their
Heritage Impact Statement. Below are some of the key points for each building taken from the
heritage building summaries.

The Bank of Commerce building — 5171 George Street

With its prominent position as a corner building and impressive Classic Greek Revival
architecture, the Bank of Commerce building is valued for both its architecture and its historical
associations. This purpose-built bank building is composed entirely of granite and the impressive
building design represents the stability of the bank institution, and the rich banking history in
Halifax. The building is in excellent condition and is highly unaltered (Attachment K).

The three-storey, granite block constructed building was designed by Albert Khan in 1911 in the
Classic Greek Revival style. The building has an impressive ‘Temple front’ with substantial
entablature and pediment carried by paired lonic columns on massive granite plinths. The flat
roof has overhanging eaves and a stone bracketed cornice, and rooftop balustrade/parapet.

A one storey, granite addition was constructed in 1929 at the rear of the property. The granite
addition has large recessed hung windows with a flush sill and flat arch above. The addition has
a flat roof with a simple cornice and parapet and is complementary in design and massing to the
main building. For a more complete summary of heritage value and character defining elements
please refer to Attachment E.

Hayes Insurance building — 1813 Granville Street

This three storey red brick and sandstone building was originally part of a tripartite building. The
symmetrical facade has ganged arched windows with decorative sandstone trim and a traditional
wood storefront. The truncated pitched roof is supported by a deep bracketed cornice, but due to
the width of the street has limited visibility. The building has a largely unaltered exterior
appearance (Attachment L).

This building is valued for its Victorian Italianate style of architecture and historical association
with its occupants. In 1862, local businessman Alex McLeod commissioned local architect
Henry Elliot to design a tripartite building, of which only the southern portion of the original
building remains. The building was constructed in 1863, shortly after the Great Fire of 1859
which destroyed 60 buildings within several city blocks between Barrington and Hollis Streets.
For a more complete summary of heritage value and character defining elements please refer to
Attachment F.

Merchants Bank building — 1819 Granville Street

The classically designed, two storey, purposed-built bank building has a prominent corner
location. The flat roof has a modern, one-storey, stepped-back, rooftop addition, and decorative
balustrade parapet and a wide eaves cornice. The symmetrical facade is divided into bays which
are articulated by fluted pilasters with Corinthian capitals. It has a central recessed entry along




Case H00395: Substantial Alteration to 5 Heritage Buildings
In association with 22 Commerce Square
Heritage Advisory Committee Report -5- January 22, 2014

Granville Street in an arched opening, and the 2" floor level is articulated by a decorative string
course (Attachment M).

This building is valued for its architecture, architects, and historical associations with Halifax
banking history. This original building was designed by Hogle & Davis architects of Montreal
and built by well-known local builder Samuel M. Brookfield in 1911. The building is an
excellent example of the use of architectural terracotta, and a rare example in Halifax.

Allan Duffus designed a five storey addition on Duke Street (including the rooftop addition) in
1958. A second addition was designed by J.P. Dumaresq in 1965 to replace the two northern
bays of the tripartite McLeod building (1813 Granville Street) which were demolished. While the
additions do tell the story of how the building has changed over time, neither addition supports
the heritage values of the building. For a more complete summary of heritage value and character
defining elements please refer to Attachment G.

Champlain building — 1824 Hollis Street

Commissioned by John Starr and built in 1860, the Champlain building is a six storey building
with a flat roof with a modest overhang and moulded copper cornice (returned on Hollis and
Duke Streets) and a prominent position as a corner building. With simple proportions its
minimal ornamentation is achieved in granite, which contrasts with the exterior stucco finish. It
has granite quoins and granite stringcourses at the 2" and 4™ floors. The change in vertical floor
separation between the 4™ and 5™ floors indicates the two storey addition of 1914. Similarly, the
change in horizontal bay separation on the southern bay on Hollis Street illustrates a further
building addition (Attachment N).

This building is valued for its architecture and historical association with its occupants. The
Champlain building has a rich history of its development; originally constructed following the
Great Fire of 1859 as a four storey, brick warehouse which was flanked by four storey masonry
buildings on both Duke and Hollis Streets. In 1911, architect George H. Jost prepared drawings
to expand the building into a 6 storey building and redesign the main level. These drawings
show the abutting 4 storey building on Duke Street becoming a 6 storey building and joining the
main building thereby making the building wider. The 1914 Fire Insurance maps show the
abutting 4 storey ‘office’ building on Hollis Street having also been incorporated into the main
building, renamed the Champlain building, and rising to a full 6 storeys.

The Champlain building is an interesting illustration of the practice of expansion and grafting of
older buildings in Halifax. For a more complete summary of heritage value and character
defining elements please refer to Attachment H.

Flinn building - 1820 Hollis Street

This four and a half storey Italianate building is constructed in brick and stone, and designed in a
two bay arrangement with a truncated pitched roof having a central wooden dormer on each
elevation. The roof has a modest roof overhang and granite cornice supported by solid stone
brackets. Contrasting red brick laid in a modified American bond with granite detailing and
quoins, granite and brick string courses at the 3 and 4™ storeys. Pairs of one-over-one, arched
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windows featuring brick voussoirs, and the 2™ storey windows have granite springer stones. A
traditionally designed storefront with a side hall plan has three fixed display windows with
transoms separated by three cylindrical wooden columns on an octagonal base and Corinthian
capitals. The building has a largely unaltered appearance (Attachment O).

Built in 1863 on the footprint of an earlier building, the Flinn building is valued for its
architecture and historical association with its occupants. Little is known about the history and
development of this building, however, given its construction date, it is likely that the previous
building was lost in the Great Fire of 1859. Documentation suggests that Alex McLeod (Hayes
Insurance building) commissioned the design to local architect Henry Elliot.

The Flinn building is a simple building but with elegant detailing. It is recognizable for its
distinctive paired arch windows and granite detailing. The building has a long history of
mercantile use including wine and spirit merchants, a liquor warehouse, drug warehouse, and
electric appliance storage. For a more complete summary of heritage value and character
defining elements please refer to Attachment I.

Requested Alterations

Bank of Commerce building

The original main building will remain fully intact and kept as a stand-alone building rather than
being incorporated into the base of the south tower. Minor restoration work is proposed, but the
building overall is in good condition. Windows will be repaired and upgraded to thermal
windows within the existing wooden frames. A roof terrace is proposed with access through the
adjacent new hotel. The existing flat roof can accommodate the new use with little alteration, and
the parapet is high enough that additional railings will not be required (Attachment P).

The rear addition to the Bank of Commerce will be retained as a facade only. The balance of the
addition including interior walls, floors, and roof will be removed. The design calls for a new
addition to be constructed behind the facade but set back and separated from it. There will be a
12 foot outdoor space between the Bank rear addition fagade and the new construction. The
developer describes that this will create an ‘outdoor arcade that will signify the main entrance
for the condominium tower’ (Attachments A & Q). Additionally, the two existing windows will
be extended down to grade (approximately 7 feet) creating new entrance points into the new
‘outdoor arcade’ space. The third original window was previously altered to become a door.
Polished stainless steel canopies will extend from the new Condominium entrance, through the
three window openings and project over the sidewalk.

Hayes Insurance building

The building facade will be retained and incorporated into the new development. The balance of
the building including interior walls, floors and roof will be removed. The fagade is largely in
good condition requiring some sandstone repair/replacement. The wood storefront will be
refurbished to the largest extent possible and repaired to match the existing condition. New
double glazed wood windows are proposed in the same dimensions and style (Attachment A).
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Merchants Bank building

The building facade will be retained, repaired and incorporated into the new development. The
balance of the building including interior walls, floors, roof and modern additions (sides and
rooftop) will be removed. New double glazed wood windows are proposed in keeping with the
1911 design; the first floor having fixed windows, and second floor having 6-over-6 windows
(Attachments A and B).

Large areas of the terra-cotta facade are in poor condition and will require full
replacement/repair. The developer has done a condition study and determined that all the
terracotta above and including the highly decorative cornice, has to be replaced due to significant
deterioration. In other areas, sporadic pieces will either need repair/replacement.

Champlain building

The building facade will be retained and incorporated into the new development. The exception
to this is that the fifth and sixth floors are proposed to be removed, thereby reducing the building
facade to 4 storeys. The existing cornice will be removed and recreated at the fourth floor. The
balance of the building, including interior walls, floors and roof will be removed. Windows will
be replaced with new double glazed wood windows in the same dimensions and matching the
original two-over-two style. The new entry system will match the original design.

Existing granite blocks will be cleaned and restored, with repairs as needed. The first floor will
be restored back to an earlier condition based on drawings and photographic evidence. This will
result in arched windows being reinstated, and a corner entrance which was designed but not
realized, to be created (Attachments B & C).

Flinn building
The building fagade will be retained and incorporated into the new development. The balance of

the building including interior walls, floors, roof and dormers will be removed. The exterior
masonry is in very good condition and generally will only require cleaning. Brick and mortar
replacement will occur as necessary.

At street level, the wood storefront will be refurbished and repaired to replicate the existing
design. Upper floors will have new double glazed wood windows will be installed in keeping
with the original design (Attachment C).

Regulatory Context And Approval Process

Site Plan/DRC

The development is also subject to the Site Plan Approval process adopted under the Downtown
Halifax Secondary Municipal Planning Strategy and Land Use By-law (LUB), which requires
approval by the Development Officer and the Design Review Committee (DRC). The
Development Officer determines whether the development meets the quantitative and
prescriptive requirements of the LUB with respect to built form (height, setbacks and stepbacks).
The DRC determines whether the proposal meets the qualitative requirements of the Design
Manual with respect to architectural and site design, heritage compatibility, and sustainable
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design. With regard to heritage compatibility, section 4(13) of the LUB requires the DRC to
consider the advice of the HAC.

Decisions of the DRC are appealable to Regional Council. Therefore, staff advise that Regional
Council should defer its consideration of the HAC recommendation and its decision regarding
the substantial alteration of the five heritage properties until after the expiration of the Site Plan
approval appeal period. Should an appeal occur, Council will then consider that appeal and the
substantial alteration at the same time. This process is illustrated in chart form in Attachment R.

Heritage Property Act

The HPA requires that substantial alterations to the exterior appearance of municipally registered
heritage properties be referred to the Heritage Advisory Committee (HAC) for recommendation
to Regional Council. The HAC recommendation and Council decision must be considered
within the context of HRM’s Heritage Building Conservation Standards (Attachment S), the
Heritage Design Guidelines of the Downtown Halifax Land Use By-law Design Manual, and the
required Heritage Impact Statement submitted by the applicant (Attachment T).

It should be noted that under the HPA, should Regional Council deny the request to substantially
alter any of the five buildings, the applicant has the right to proceed with the development three
years after Council’s decision.

Approval Process

This proposal is also subject to the Site Plan Approval process of the Downtown Halifax Land
Use By-Law. Development proposals must conform to the land use and building envelope
requirements of the Land Use By-law as well as meet the requirements of the By-law's Design
Manual which includes Heritage Design Guidelines. Therefore, staff will provide comments on
how the proposal meets/does not meet the Heritage Building Conservation Standards and the
Design Manual Heritage Design Guidelines.

Design Review Committee

The Design Review Committee is established under the Downtown Halifax Land Use By-Law to
render decisions on a project's compliance with the Design Manual. The LUB requires that the
Design Review Committee be informed of the Heritage Advisory Committee's recommendation
on substantial alterations to Regional Council, prior to the Design Review Committee rendering
a decision on the Site Plan application.

DISCUSSION

Discussion Limited to Impact of Development on Fagade Only

In reviewing this application, it must be noted that, under the Heritage Property Act, HRM only
has the authority to regulate alterations to the exterior appearance of registered heritage
buildings. Internal elements, including structural walls between abutting buildings that are not
part of each building’s exterior character-defining elements are not protected by the HPA. This
interpretation of the HPA was upheld in the 2009 Nova Scotia Utility and Review Board
decision relative to the Armour Group Ltd.’s Waterside project on Duke, Hollis and Lower
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Water Streets. More recently, in 2011, this approach was taken with the development of a tower
addition to the TD Centre. This development incorporated only the heritage building (Macara-
Barnstead building) facade. Council cannot prevent the replacement of the old historic structure
behind the facade with a new structure; it can only regulate the conservation of the remaining
exterior fagade in accordance with the applicable Heritage Building Conservation Standards and
the design of the new structure in accordance with applicable Heritage Design Guidelines.

Heritage Building Conservation Standards & The Design Manual

The Heritage Building Conservation Standards (Standards) are used to assess all applications for
heritage property alterations and financial assistance (Attachment S). The Standards are
predicated on the preservation of heritage values and the preservation of character defining
elements, and state the following: “The historic character of a heritage resource is based on the
assumptions that (a) the historic materials and features and their unique craftsmanship are of
primary importance and that (b) in consequence, they are to be retained, and restored to the
greatest extent possible, not removed and replaced with materials and features which appear to
be historic, but which are in fact new”.

Within the Downtown Halifax plan area, the Standards are to be used in parallel with the
Heritage Design Guidelines of the Design Manual (Guidelines) when evaluating proposed
alterations to registered heritage buildings within the Downtown Halifax plan area.

The Standards address two broad concerns. Standards 1 through 8 are concerned principally with
protection of the material fabric and historic integrity of heritage buildings, whereas Standards 9
and 10 are concerned with the compatibility of additions or related new work in terms of
massing, size, scale, and architectural features. Standard 9, which deals with new additions and
exterior alterations, has been amended to require consideration of section 4 of the Design Manual
for properties in the Downtown Halifax Secondary Planning Area when evaluating matters
relating to compatibility of massing, size, scale and architectural features. The Guidelines ensure
that consideration is given and that different strategies may apply in different contexts to better
integrate new development with existing heritage buildings.

Proposal Review - Building Conservation Standards for Heritage Buildings
Attachments T-X summarize the effects of the proposed development on each of the five
buildings using the Standards. A brief summary for each building is provided as follows:

Bank of Commerce building (Attachment T)

The proposed development will not affect the heritage character of the main portion of the Bank
of Commerce building, however there will be a negative effect on the defining characteristics of
the bank addition, and therefore to the building as a whole. The proposed development calls for
the removal of the sidewall of the addition to create an outdoor arcade. This will reduce the bank
addition to a freestanding wall. Additionally, the proposal calls for the lowering of two window
sills requiring the removal of additional historic fabric of the bank addition and will create a false
sense of historical development. The rear bank addition was built in 1929 and has added to the
historical significance of the entire building, and the reduction of the addition to a freestanding
wall will negatively affect heritage value of the building as a whole.
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Hayes Insurance building (Attachment U)

The proposal will see the removal of the pitched roof and this will have a minor affect to the
historic character of the property. The roof is presently difficult to see from the pedestrian realm
given the low pitch of the roof and narrow street right-of-way. The proposal substantially meets
Standards 1-8 with respect to the conservation of the material fabric of the building facade.

Merchants Bank of Canada building (Attachment V)

The proposal will see the historic character of the building retained, and improved due to planned
restoration measures. The modern additions to the sides and roof will be removed but these do
not hold a large degree of heritage value for the property. The proposal substantially meets
Standards 1-8 with respect to the conservation of the material fabric of the building facade.

Champlain building (Attachment W)

The proposal will see the removal of the top two floors of the building and the reinstatement of
the original ground floor round headed windows and corner entrance. The reinstatement of the
ground floor is based on archival evidence; however, the removal of the 5™ and 6™ floors will
remove a large amount of historic materials and will have a negative impact on the heritage value
of the building. One of the defining characteristics of the building is its building height, and the
reduction of the building to 4 floors will remove historic materials and impact the historic
character of the building.

Flinn building (Attachment X)

The proposal will see the removals of the pitched roof and dormers from the building. The
removal of the roof and dormers characterize the property, and this will have a minor affect on
the historic character of the property. The proposal substantially meets Standards 1-8 with
respect to the conservation of the material fabric of the building facade.

To summarize, the proposal will require the loss of a small degree of historic fabric (roofs and
dormers) for the Hayes, Merchants Bank of Canada and Flinn buildings. The Merchants Bank of
Canada building has a flat roof that is not visible from the street, and the modern additions do not
hold considerable heritage value. The pitched roof of the Hayes building is presently not visible
from the street due to the narrow street width. With respect to the Flinn building, the 3 metre
tower setback from the podium to the tower is not enough distance to retain/recreate the roofs in
any meaningful way. However, staff believe the proposal substantially meets the Standards, and
that the integrity of the buildings will be retained.

Conversely, staff advise that the proposed alterations to the Champlain and the Bank of
Commerce buildings do not substantially meet the Standards. The proposal will remove a large
amount of historic fabric for both buildings, and there is a high degree of change to character
defining elements producing a negative effect on the overall heritage value and integrity of the
buildings.
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Proposal Review — Design Manual: Heritage Design Guidelines

The Guidelines outline three basic approaches for new development in heritage context: infill
development, development that abuts heritage buildings, or integrated development. As this
development will be consolidated into one lot and create one new large building, the most
appropriate approach is to evaluate the project as ‘Integrated/Additions’ rather than infill and
abutting for which specific guidance is given in section 4.4 of the Design Manual, with
additional guidance offered in section 4.1.

Staff has evaluated the proposal against the Guidelines (Attachment Y) and advise that the
overall proposal is reasonably consistent with them, with the exception of the treatment of the
Champlain building and the rear addition of the Bank of Commerce building. While some of the
Guidelines are prescriptive, others call for the exercise of discretion and it is those that are
outlined in more detail as follow.

The preamble of section 4.1 speaks to the compatibly of height and massing in a heritage
context. It states that “as a principle of both heritage compatibility and sustainability, new
additions, exterior alterations, or new construction should not destroy historic materials,
features, or spatial relationships that characterize a property. The new work should be
differentiated from the old and should be compatible with the historic materials, features, size
and scale, height, proportion and massing to protect the integrity of the property and its
environment.” This principle is framed in much the same language as the Standard #9 but covers
additional criteria. The design manual also looks for compatibility in terms of ‘materials, height
and proportion’.

The addition of two, 22 storey towers behind and above the heritage buildings will be
differentiated from the heritage buildings within the block in terms of design and in the choice of
materials (predominantly glass curtain wall). However, the use of a more traditional material
such as granite tile within the podium to create the outline of the infill buildings allows the new
construction and old buildings to relate to each other.

With respect to the height, proportion and massing of the new work, staff believe that the
integration of the historic facades (with the exception of the rear addition of the Bank of
Commerce building, and the reduction in height of the Champlain building) into a redeveloped
streetwall along Granville, Duke and Hollis Streets creates a strong base that emphasises the
heritage buildings. The creation of visually light infill buildings which are in proportion with the
heritage buildings emphasises the heritage buildings, and the 3m stepback of the towers adds to
this within the pedestrian realm.

The visual bulk and massing of the towers has been intentionally broken into a middle and a top
and treated differently. There are variations in the appearance of the curtain wall within the upper
portion of both towers that improve the visual sense of proportion. The separation between the
towers allows light through the block and reduces the mass and improves the overall proportion
of the development. The relative size of the podium (base) compared to the middle are in scale
with each other, and together offset the tower which is proportionally bigger than the base and
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middle together. These design solutions will aid in reducing incompatibilities of size, scale and
proportion.

Section 4.1.3 of the Manual addresses contemporary design in heritage contexts, and states that
“new work in heritage contexts should not be aggressively idiosyncratic but rather it should be
neighbourly and respectful of its heritage contact, while at the same time representing current
design philosophy.” The word “idiosyncratic”” means distinctive, peculiar, or unique. An
argument could be made that the ‘accordion’ portion of the south tower meets this definition, and
is not neighbourly to the abutting Bank of Commerce building. The accordion design creates a
considerable juxtaposition between the heritage building and the base of the south tower, and
observers may find that the design of the tower takes away from the predominance of the
heritage building in the streetscape. However, accepting that the accordion arrangement serves a
functional purpose by allowing the photovoltaic cells positioned angularly into that portion of the
tower to collect solar energy, provides insight into the design. A preliminary review of the
project by the Design Review Committee raised similar concerns and discussed possible
alternatives including changes to colour and building design in this area. The design of the
building is a matter for the DRC and they will make a determination on this through the site plan
approval process.

Section 4.1.6 addresses the relationship of solidity (walls) to transparency (windows), and
encourages careful consideration of this in new buildings to assist in creating an element of fit.
The infill buildings in this development have a higher degree of transparency than solidity,
however, this encourages a visual dominance to the heritage buildings allowing the infill
buildings to blend into the background.

The preamble to section 4.4 specifically states that ‘instances where the heritage value of a
building includes its three-dimensional character (width, depth and height), the entire building
envelope should be conserved, and the transition of new construction to, and from, heritage
buildings should respect all three dimensions.” As a corner building, the Champlain building has
three-dimensional character. The proposal calls for a reduction of height by removing the 5" and
6™ floors of the building, thereby reducing the height of the building and affecting its three-
dimensional character. A structural engineer has stated that it is unsafe to shore up the full 6
floors during construction, and the design rationale of the applicant justifies creating a uniform 4
storey heritage base for the development. However, as a corner building, and the only 6 storey
building on the block, its building height and three-dimensional quality are important character
defining elements of the building.

Sections 4.4.1b) and 4.4.2b) consider the preservation of heritage building elements such as roofs
and unique architectural features. In the case of the Hayes Insurance and Flinn buildings, both
have pitch roofs and the Flinn has two dormers. The roof of the Hayes Insurance building is
presently difficult to view from the street due to the narrow street width and the slight roof pitch.
The tower stepback of 3 metres is not enough distance to retain or recreate the low pitched roofs
or dormer on the Flinn building.
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Sections 4.5.4e) and 4.5.5f) address the treatment of windows. In both cases, the design
treatment of the rear addition of the Bank of Commerce building is problematic. The design calls
for the removal of the interior and side wall of the addition, and converting the two existing
windows to doors. These sections of the Design Manual speak to retaining existing fenestration
patterns and the lowering the sills of up to 7 feet does not meet these guidelines.

The treatment of awnings and canopies are addressed in section 4.5.9 of the Design Manual. The
guideline does encourage both awnings and canopies and, in some instances, metal and glass
fixed canopies are appropriate, particularly if there is archival evidence. In the case of the Bank
of Commerce building addition, the design incorporates fixed stainless steel awnings that project
6 feet out of each of the three openings. This is not a traditionally designed awning.

To summarize, staff has outlined areas of the Guidelines where some of the qualitative
requirements are not fully met. Those aspects of the proposal that do not meet include the
relationship of solidity to transparency, preservation of unique architectural features, and the
treatment of windows. However, on balance, staff believe the proposal relative to the Hayes,
Bank of Commerce, and Flinn buildings does substantially meet the Guidelines.

With respect to the Champlain and the Bank of Commerce buildings, staff advise that the
proposal substantially meet the Guidelines. The Champlain building will be affected by the
removal of two floors of historic material which will affect its three dimensional quality. The
Bank of Commerce is similarly affected by the removal of historic materials of the rear addition
which will convert the addition to a free standing wall with windows changed to doors.

Summary of Compliance with Applicable Standards and Guidelines

In general, the treatment of the Hayes, Merchants Bank of Canada, and Flinn buildings
substantially meet both the Heritage Building Conservation Standards and the Heritage
Guidelines in the Design Manual. While there is a loss of historic fabric, the overall heritage
value will be retained, and in the case of the Merchants Bank of Canada greatly improved with
the planned conservation measures for the facade.

Conversely, staff believe the treatment of the Bank of Commerce (rear addition) and Champlain
buildings do not meet the Standards and Guidelines, but with minor modifications could. The
developer has provided a justification for the removal of the 5™ and 6™ floors of the Champlain
building, but staff has considered the possibility of recreating those floors of the facade. If the
building were returned to its full 6 storeys it would better meet the Guidelines relative to three-
dimensional character. Staff suggest there is a design solution that might see the Champlain
building returned to its full 6 storeys and also meet the applicants design rationale. The HPA
speaks in terms of the ‘exterior appearance’ of a heritage property, and a returning the building
facade to 6 storey structure would better meet the intent of the Act.

With respect to the Bank of Commerce building, staff is similarly concerned with the treatment
of the rear Bank addition. Incorporation of the rear bank fagade directly into the new
development would preserve the integrity of the heritage building. Additionally, from a heritage
perspective there is no justification for the removal of historic materials by converting the
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existing windows to doors. If a design solution could be found for these two issues, staff believe
both the Standards and Guidelines could be better met and allow for better overall project
compliance. Should Council approve the substantial alteration subject to the modifications
outlined in this report, the applicant will need to submit revised drawings for review and
approval through the appropriate channels.

The proposed development is unique in that it is a full city block with 5 registered heritage
properties. The applicant has taken into consideration the heritage buildings, and is proposing
considerable restoration measures to the heritage facades, however, staff recommend further
steps are required to allow the development to more fully meet the Standards and Guidelines
relative to the Bank of Commerce building rear addition and the Champlain building, as outlined
in this report.

FINANCIAL IMPLICATIONS

The HRM costs associated with processing this application can be accommodated within the
approved 2013/14 operating budget for C310 Planning & Applications. HRM is not responsible
for renovation costs.

COMMUNITY ENGAGEMENT

The community engagement process is consistent with the intent of the HRM Community
Engagement Strategy. The level of community engagement was information sharing achieved
through the HRM website and public accessibility to the required Heritage Advisory Committee
meeting, Design Review Committee, and Regional Council.

ENVIRONMENTAL IMPLICATIONS

No concerns identified.

ALTERNATIVES

1. The Heritage Advisory Committee may recommend that Council approve, with conditions
outlined in this report, the proposed substantial alterations to the Bank of Commerce, Hayes
Insurance, Merchants Bank of Canada, Champlain, and Flinn buildings. This is staff’s
recommendation.

2. The Heritage Advisory Committee may recommend approval of the substantial alterations
outlined in this report without conditions. The Heritage Property Act does not include
appeal provisions for decisions of