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October 3, 2005

To:

Submitted by: et %

Paul ]iuaﬁhy, Director of Plaiiing & Development Services

Date: September 20, 2005

Subject: Case 00804: Installation of an/FM radio broadcast transmission tower at
427 Main Avenue, Halifax

ORIGIN:

Application from Mr. Walter Labucki on behalf of CHUM Limited to construct an additional FM
radio broadcast transmission tower at 427 Main Avenue, Halifax (PID No. 00330845), a site with
three existing towers (see Map 1).

RECOMMENDATION:
It is recommended that Chebucto Community Council:

1. Forward a negative recommendation to Industry Canada in relation to the proposal by
CHUM Limited, as a result of concerns related to the close proximity of multiple unit
residential development to the proposed location for anew FM radio broadcast transmission
tower at 427 Main Avenue, Halifax (PID No. 00330845) as shown on Map 1 attached to this

report.

2. Further recommend that CHUM Limited investigate alternative locations in the vicinity
which would allow the FM broadcast tower to be located farther from lands proposed for
residential development.
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BACKGROUND:

The Application

CHUM Limited wishes to erect a new FM radio broadcast transmission tower on its lands at 427
Main Avenue, Halifax (PID No. 00330845), which is the site of existing radio transmission towers
(see Map 1). The company wishes to install the latest antenna technology to improve C-100's signal
coverage and provide a location for several other local FM radio stations. A plan illustrating the site
layout is appended as Attachment B.

The proposed tower would:

. share a site with three existing towers and an accessory building;

. be approximately 123 metres (400 feet) in height (see Attachment C);

. have an accessory equipment shelter at its base measuring 14.6 metres (48 feet) by 8.5 metres
(28 feet) which will accommodate all of the transmitter facilities (see Attachment D),

. be painted red and white and incorporate standard steady red obstruction lighting (not
strobes) in accordance with Transport Canada regulations;

. be protected by a 10 foot high chain link fence, with appropriate warning signs, located
around the new equipment building and the three tower anchor points; and

. accommodate at least four FM stations to a maximum of six FM stations, including newly

licensed stations, while fulfilling a mandate to maximize the use of telecommunication sites.

Municipal Process

Communication towers are a matter of constitutional law. The federal government has jurisdiction
over all forms of radio communication (radio and television broadcasting, microwave
communication, private radio transmissions, etc.). Provincial and Municipal governments have little
constitutional jurisdiction to interfere with or impair radio communication facilities licensed under
federal law. Industry Canada is the federal agency which licenses and regulates these facilities
under the provisions of the Telecommunications Act (S.C. 1993, ¢.38).

The federal government, however, has recognized that municipal authorities may have an interest
in the location of antenna structures and this should be considered in the exercise of its authority.
A consultation policy has therefore been instituted. The policy requires that an applicant notify the
appropriate municipality of its intentions. The municipality is then given an opportunity to review
the proposed antenna structure and site and provide comment. If any objections arise, the
municipality is to provide written notice to the local office of Industry Canada. The submissions will
be reviewed by Industry Canada, who will then determine whether or not a license is to be granted
and/or upon what conditions such license is granted.
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Public Information Meeting

In accordance with this consultation policy, the CHUM Limited proposal was discussed at a Public
Information Meeting held in the community on September 15, 2005. Seven members of the public
attended this meeting. Minutes of the meeting are appended as Attachment A.

Site Features and Surrounding Land Use

The site has the following characteristics:
. The property has been owned by CJCH (CHUM) Limited and operated as a broadcast site
since 1957;

. The land was purchased as the ideal location to service Halifax-Dartmouth and surrounding
areas due to its unique height above sea level providing maximum coverage;

. The property is wooded and is accessed by a gravel driveway from Main Avenue;

. The existing three towers located at this site comprise:

* a90-metre (300 feet) structure used for C100-FM,;

« a45-metre (150 feet) facility used as C100-FM back-up along with a Microwave
dish for C100-FM’s audio feed from the studios - this tower also carries mobile
antennas for DigiPage Limited and Maritime 2-Way Limited,

» a 30-metre (100 feet) tower owned by Telus Mobility on land leased from
CHUM Limited.

. The future uses of the existing towers include:

»  conversion of the 300 foot tower to back-up the C100-FM signal;

« removal of the 150 foot tower and re-location of the existing mobile antennas;

« continued operation of the 100 foot tower.

. The site and surrounding areas are in the Schedule K Zone of the Halifax Mainland Land Use
By-law which contemplates residential uses with a mix of housing types;
. Surrounding uses include: the Mainland Common with Halifax West High School to the east;

a Halifax Regional Water Commission water reservoir and associated vacant lands to the
south; and both vacant and developed lands zoned Schedule K approved or proposed for
multiple unit residential development to the west and north.

. An application is presently being reviewed for a 10 storey multiple unit building to be
located immediately north of the subject property;
. Additional development parcels located in the near vicinity would be impacted by a new

tower at the proposed location.

DISCUSSION:

The Halifax Municipal Planning Strategy does not contain specific guidance with respect to
communication towers. Staff’s review of this proposal is, therefore, based on general planning
principles.

One of the purposes of zoning is to create areas where compatible uses can co-exist while excluding
other uses which may not be compatible. From a land use perspective, communication towers do not

appear to raise compatibility issues such as hours of operation, noise or traffic generation. However,
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the height of FM radio broadcast towers visually contrasts with the scale of nearby residential areas
and the physical proximity to existing and proposed residential development raises concerns related
to radio frequency impacts and safety in the unlikely event of structural failure of a tower.

The main issues of concern addressed below are:

. the impact of radio frequency overload causing interference with domestic electronic and
_electrical appliances;

. the visual impact of the communication towers;

. safety from the risk of structural failure of the tower; and

. the impact of the radio frequency emissions on the health and safety of nearby residents.

Radio Frequency Overload

Radio frequency overload is the phenomenon where a large source of radio energy interferes with
electrical or electronic devices. Electrical/electronic apparatus in the area will be exposed to high
energy fields. Equipment of sounder construction may tolerate the energy field and operate
satisfactorily. Less shielded equipment will be susceptible. The area considered susceptible to Radio
Frequency Overload is within the 115 dBu Contour and is identified on Map 2. The area includes
significant existing development extending to the Bedford Highway.

Industry Canada has a mandate to resolve conflicts between users of the radio frequency spectrum
and users of radio-sensitive equipment. CHUM’s technical representative has indicated that there
have been two complaints from residents over the past ten years of radio frequency interference and
both of these were resolved. Based on existing legislation, Industry Canada has identified that
existing stations would not be expected to assume responsibility for corrective action for a new
development experiencing interference. Should the proposed tower proceed, then any subsequent
residential development that is constructed within the 115 dBu Contour may experience equipment
malfunction but have no recourse for corrective action. In addition, new multiple residential
developments will be required to construct in a manner which provides some shielding for radio
frequency emissions which will add to the cost of construction.

Visual Impact

Staff believe there will be some minor visual impact given that the highest existing tower at this
location is 300 feet high and the installation of a 400-foot tower represents a noticeable height
increase. The visual impact may be most noticeable from the Mainland Common which abuts the
property to the east. Visual incompatibility between uses can be addressed through screening or
separation of uses. Visual screening of a structure this tall is not feasible so the use of adequate
separation should be provided to minimize any potential land use conflicts. Unfortunately this is not
possible here.

Physical Proximity

While no formal policy exists to guide the location of communication towers to ensure adequate
separation from residential properties, a review of past practice indicates that a minimum separation
distance between towers and residential properties has often been established based on the measured
height of a proposed tower. However, most towers maintain a much greater separation distance from
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residential properties than tower height. The separation distance based on tower height is based on
a precautionary principle to minimize risk in the unlikely event of structural failure and is generally
applied where aesthetic impact is not a major concern of the residents in the area.

A proposed 10 storey multiple residential building on the property immediately to the north of the
subject site is approximately 300 feet (91m) from the base of the proposed tower. Staff advises that
the lands of CHUM Limited do not have the potential to support a tower in a manner which
maintains an adequate separation distance from future dwellings and this may result in future land
use conflicts.

Health and Safety

Aside from land use planning issues, there are often concerns about potential health risks from the
placement of telecommunication facilities. Industry Canada requires that such systems are operated
in accordance with the safety guidelines established by Health Canada’s radiation protection bureau
in its publication, Limits to Radiofrequency Fields at Frequencies from 10kHz - 300 GHz. This is
referred to as Safety Code Six. Prior to receiving a licence from Industry Canada the operator must
submit the calculations on the intensity of the radiofrequency fields to ensure that this installation
does not exceed the maximum levels contained in the Safety Code Six requirements. Information
submitted in support of this proposal indicates no concerns in relation to Safety Code Six. Such
matters are within the jurisdiction of Industry Canada.

Regency Park Drive

It should be noted that adequate allowance must be made for the proposed right-of-way for the
extension of Regency Park Drive. According to the survey provided with this application (see
Attachment B), there is an existing 25 foot easement in favour of HRM along the northeast side of
the property. This would allow for the placement of an extension to Regency Park Drive but the
easement would have to be acquired by HRM as road right-of-way.

Alternative Locations

Staffbelieve there are potential alternative locations within the vicinity which would meet locational
criteria for the tower while at the same time provide additional separation distance from lands
identified for residential development. CHUM Limited should pursue these options in order for the
proposed FM radio broadcast tower to be located so as to result in the least impact possible to
existing and proposed residential development for the long term. An alternative location would also
free up the lands for development purposes through which HRM may be able to secure for the
construction of an additional portion of Regency Park Drive.

Conclusion

Industry Canada has indicated that it expects all involved parties to examine the proposal, consider
each other’s concerns and attempt to arrive at solutions that do not unduly restrict the broadcast
tower. In Staff’s opinion, more effort should be made to examine alternative locations within the
vicinity which would provide an increased separation distance from the tower to residential uses.

Staff have concerns in respect to the proposed 400-foot, free-standing FM radio broadcast
transmission tower in the location proposed. The physical separation from residential development
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is insufficient and the potential negative impact to future multiple unit residential development from
radio frequency overload may be problematic particularly when residents experiencing equipment
malfunction have no recourse for corrective action. Staff believe that an alternative location may be
found which would assist in addressing the issues identified.

BUDGET IMPLICATIONS:
None
FINANCIAL MANAGEMENT POLICIES/BUSINESS PLAN:

This report complies with the Municipality's Multi-Y ear Financial Strategy, the approved Operating,
Capital and Reserve budgets, policies and procedures regarding withdrawals from the utilization of
Capital and Operating Reserves, as well as any relevant legislation.

ALTERNATIVES:
The following alternative is presented to Chebucto Community Council for consideration:
1. Inform Industry Canada that Chebucto Community Council objects to the proposal by

CHUM Limited to erect a 400 foot free standing FM radio broadcast tower at 427 Main
Avenue, Halifax (PID No. 00330845). This is the recommended course of action.

2. Identify additional comments or recommendations with respect to the proposed tower. In this
event, staff will notify the local office of Industry Canada of Council’s comments or
recommendations.

3. Inform Industry Canada that Chebucto Community Council is in favour of the proposal. This

is not recommended due to reasons outlined in this report.

ATTACHMENTS:

Map 1 - Location and Zoning Map

Map 2 - 115 dBu Contour - Area of Radio Frequency Overload

Attachment A - Minutes of the Public Information Meeting - September 15, 2005
Attachment B - Site Plan

Attachment C - Tower Profile

Attachment D - Radio Equipment Shelter

Additional copies of this report and information on its status can be obtained by contacting the
Office of the Municipal Clerk at 490-4210, or Fax 490-4208.

Report prepared by Randa Wheaton, Planning and Development Services, 869-4499
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Map 1 - Location and Zoning
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Py R NS N
gL
- o B R o -22 28 ﬂEP:HO.&E HTEALCSENS STRUCTUAAL 1£3
brs BV N 3.3 3/¢ RACCF PangLs { VmEJ_h k:fnou noOo BERET FANT

SO G/ B POLY
VAPCUR SARRDR

~240A, PLAYALUUAUN, FLUTED PROPLE LNER PANEL
Con pan gy

eis.00 S

Toyr

PR _‘we.ﬂhq..q.q. A 1
- ATUIS T 3/4° G5 - -23 A PREPANTED STCIL STEROCANG STRUCTLAAL R
Rywceo e . AL PANELS ( PROMLE 73,300 ] 0000 STRLS PANT
8N4 O ANMGHID FLESR AR ERHET SISTM 0 CCLOUR. QG280 SLATE ELus
R 20 6) NIREGLAZS BATT WOWATON C/f §& WL POLY
VAPC,R TARRER.
~26CA PLAMLYMNGY, NUTID PROFRE LNER PAML

. : FOUNDATION R
5 %fs..,. ENGINEERED CONCRETE SLAB w2300 P

WITH PILES AND COMPACTED _—
GRANULAR FILL TRIM GQLOURS:

SGADLE FLASHMG AND ICHECE FASUIA FLASMNGS
(SHOLE RCPL SLDGE} AND ALL HOTEQ FLASHNGS
g - 17 18'0C PREPAIIED 8900 SERES AKNT SraTeld
oF 344 £15 pricen u CCLCuR: 02280 RATE Py

; CONTRED HOMIENTALLY . [ L
O 7g AFT. . Ji

lnL.&n:ﬁ..lx.

o
e

i
38
G
';‘
@
}

X%

e

AGCESSORIES

@gg,.qu..i.a‘xnnaﬂ&vxy:ugag
DOUELE DOCA €/# HARDWARE A5 FOLLCWS:
+0SCH LEAT-20 CA STEEL LIS DX HCALYCOMD CORE (RS}
0D3ZR FAAUL-18 CA. PRESSID STOLL
+BITY MNCES TG 33011008 P 80 « €20
s WAATE S Bl JuTe
ACHEDK DN “TATUST: f23-4000UT3 [IMACTVE LEAF ©MLT)
+£o0t CrpeIm-ToRee foiei i
HYOAACUE ELOSUALY 833 {ACTVE LEAS ChiY)
STPEDICD UALCC 13 GA, PRESSED STLEL
3T-3 3/4° WEATMERS T W CROMCIR® 443 (ALUM/VNTL)
o B .- B ] HEADOOLT/FOSTERLT [WASTVE LEAF GILY,
AP TRAFTIAL f33-153 (AL /V2ih)

5047

17-8 1/4%

DOCR LEAF PANTED COIODATE UL
DESA FRANL PAMTED Q280 SIAJE UL

) t Gy J-0° 2 F+07 FRAULD COENNG FCR Te uhE PCRY
'@ 3 T3 OF 3/4° C13 PLIWCCD T0" %D 3 Y0 KT ey
o RG3 QOATON BENCER PLYHOT0,

2a

o~ 1O RAKE -,

taveamouen . . \

& /e COWHZOTUT \\v
ASSTNELYEY

© 4 O 71" 0 T+ TRAND CHLNINGS STR HvAT

§) RO QLY 4RO LG CONTALTUS EAVSTRCUGH
/e CORNEPOUT ASSTUELY

COXoft: QE7LY AENE YT,

€ WO CILY FULL UINSTH ICT RANES

) A DHELTS £ 3/4° GIS PLYNOD FANID EREY

H BIYICK AT FNBHEO R.GER

¥ 1@ 1 DEET OF 3/4° C13 PLYICZD FANTDD CREY

S LCCATED AT 5-T° ABOVE HIGSHED FLOCA

@ 1 SHLLT OF 3/¢" 615 FLYHCOO PAINTED CATY
YONZ AT RNSED RLGCT

e
LAV 1T,

T

SOUTH_ELEVATION
CHUM RADIO

HALIFAX , NS
; TYPICAL m>UHO SHELTER DETAIL
E MAY 20, 2005

NOT FOR CONSTRUCTION,

Zoqu ELEVATION

COR QAN & GIVANDNS




