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November 18, 2009 

Case 01172: Development Agreement- Barrington/ Sackville/ Granville 
Streets, Halifax 

Application by 778938 Ontario Limited (Starfish Properties) to enter into a development 
agreement to permit a mixed-use development at 1651-57 Barrington Street and 1652-66 
Granville Street (the "Roy Building") and 5181-87 Sackville Street, Halifax; 
June 16,2009 Regional Council approval of the Downtown Halifax Secondary Municipal 
Planning Strategy which includes policies to enable Council to consider this proposal under 
the policies of the Halifax Municipal Planning Strategy in effect when the complete 
application was received. 

RECOMMEND A TION 
It is recommended that the District 12 Planning Advisory Committee and the Heritage 
Advisory Committee recommend that Regional Council: 

1. Give Notice of Motion to consider an application by 778938 Ontario Ltd. for a development 
agreement at 1651-57 Barrington Street / 1652-66 Granville Street and 5181-87 Sackville 
Street, Halifax, and schedule a public hearing; 

2. Approve the development agreement, included as Attachment A of this report, to permit a 
mixed-use development; and 

3. Require that the development agreement be signed and returned within 120 days, or any 
extension thereofgranted by Regional Council on request of the applicant, from the date of 
final approval by Regional Councjl and any other bodies as necessary, whichever is later; 
otherwise this approval will be void and obligations arising hereunder shall be at an end. 
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Roy Building DA 
Case 01172 

EXECUTnVE SUMMARY 

- 2 -
Dist. 12 PAC - Nov. 23, 2009 

,------- HAC - Nov. 25, 2009 

This development agreement application is for the construction ofa mixed--use building at 1651-57 
Ban-ingtoll Street and 1652-66 Granville Street (the "Roy Building") and 5181-87 Sackville Street. 
This is one of the projects which Council has included provision for in the HRM by Design 
documents in order to grandfather it tinder the planning objectives and policies of the Halifax 
Municipal Planning Strategy as it existed prior to March 31,2009. 

The building is proposed to be 16 storeys above Ban-ington Street and 18 storeys above Granville 
Street with a total height, including penthouse level, of approximately 250 feet above Granville. 
Total gross floor area will be approximately 222,000 square feet. Proposed land uses include offices, 
pedestrian-oriented ground floor uses, cultural (venue) space above the Barrington level and parking. 
Optional uses include residential and/ or institutional uses_ The base of the building is designed to 
replicate the massing, building materials and architectmal detailing of the Roy building 011 the 
Ban-ington facade while the Granville facade uses the cOll1ice lines, bay rhythms and fenestration 
patterns of the nearby Johnston building as a guide in its design. The tower portion of the building 
above the 5th level will be differentiated from the base by being set back from the property lines and 
will utilize different building materials to provide a more contemporary appearance. The existing 
buildings, which are not registered heritage properties, will be demolished to allow for the 
development. 

The site is subject to Section 84 of the Halifax Peninsula Land Use By-law, where any development 
that is greater than 40 feet in height is to be approved by development agreement. Such development 
is to be reviewed against the objectives and policies of the Halifax MPS. 

This report highlights objective and policy considerations from the Municipal Planning Strategy 
including view protection measures, heritage considerations, building scale and design related 
policies, micro-climate issues such as wind and shadow effects, traffic/ circulation matters and 
economic and social objectives. The proposal is found to be consistent with objectives and policies 
of the Municipal Planning Strategy and it is therefore recommended that Council enter into the 
proposed development agreement. However, due to the varied nature of the surrounding area, it is 
recognized that Council has some discretion in determining whether the proposed building's height, 
massing and mix of architectural styles and materials is appropriate for the site. 

BACKGROUND 

HRM by Design/ Downtown Plan 

On June 16, 2009, Regional Council approved the Downtown Halifax Secondary MPS which 
includes provisions to enable their consideration ofthis project (and three others) under the Halifax 
Municipal Planning Strategy policies in effect at the time the application was received. As such, 
although the new Downtown Halifax Secondary MPS came into effect on October 24, 2009, this 
repOli addresses the proposal relative to the objectives/ policies and regulations of the Halifax 
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Municipal Planning Strategy (MPS) and Peninsula Land Use By-law (LUB) which existed on June 
25,2008, the date of the application. 

Location/ Site Description: 
The subject propeliies are located within the southern half of the block bounded by Barrington, 
SackvilIe, Granville and Prince Streets (refer to Map I). They include the following: 

The existing Roy Building at 1651-57 Barrington Street and 1652-66 Granville Street with 
a height of six storeys above Barrington! seven storeys above Granville; 
5181 Sackville Street, at the intersection of Granville, which houses Brooks Travel and is 
three storeys high; 
5185-87 Sackville Street (Moda Capelli, next to Brooks Travel), also three storeys high. 

The total site area is 18,100 square feet. The buildings are not municipally registered heritage 
properties. 

The Proposal: 

The following is a detailed breakdown of the proposal (refer to Schedules B through 0 of 
Attachment A); 

demolition of tile existing Roy Building and the two buildings fronting on Sackville Street 
and consolidation ofthe three land parcels; 
construction ofa new mixed-use building with a height of 16 storeys above Barrington Street 
and 18 storeys above Granville (total building height, including penthouse level, to be 234 
feet above Barrington/250 feet above Granville); 
the base pOiiion of the building is designed to replicate the massing, building materials and 
architectural detailing of the Roy building on the Barrington elevation and to "borrow" 
elements from the adjacent Johnston building (at Granville and Prince Streets) on the 
Granville elevation (refer to Schedules Nand 0). The height of the base will match the 
current height orthe Roy building parapet, but will contain one storey less (5 storeys instead 
of 6) in order to allow for higher floor to ceiling heights. On the Granville elevation, the 
height ofthe building will follow the existing parapet line ofthe Roy and Johnston buildings 
and extend it around the comer at the Granville/ Sackville intersection. Exterior materials 
will include brick, stone and/ or factory cast concrete panels which provide a SImilar 
appearance to the existing buildings; 
the tower portion ofthe building will be differentiated from the base by being stepped back 
and utilizing different building materials to provide a more contemporary appearance. The 
tower will be set back from all propel1y lines with setbacks varying between approximately 
10 and 24 feet. It will be clad with a combination of glass curtain wall and aluminum 
composite panels. 
exterior signs at the sidewalk levels will meet heritage principles and be compatible with 
those of the BaITingtol1 Street heritage conservation district; 
land uses are proposed to include pedestrian oriented ground floor retail! commercial uses 
(approx. 8,500 sq. ft.), cultural! venue space (approx. 13,000 sq. ft.) and office space (approx. 
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128,000 sq. ft.). Optional land lIses within the building include residential and/ or 
institutional uses. Some interior parking will be provided for building tenants. Total gross 
floor area will be approximately 222,000 square feet; 
the basel podium rooftop will be landscaped and visually attractive. 

Highlights of Proposed Development Agreement: 

A proposed development agreement (refer to Attachment A) has been devised in consideration of 
the site, its sunoundings and applicable MPS objectives and policies. It provides for the elements 
of the proposed development as noted above and has specifications relating to matters such as: 

architectural design, materials and colours; 
landscaping specifications for the basel podium rooftop including both active/ hard surface 
and passive/ green roof areas; 
surveyor verification that the building will not exceed the height restriction in relation to 
views over the Citadel ramparts; 
requirements for wind tunnel testing and possible wind mitigation measures; 
provision for an optional level of underground parking below Granville Street; 
permitted land uses and building signage and lighting; 
various possibilities for non-substantive amendments requiring a resolution of Council; 
project commencement within 3 years and completion within 6 years of Council approval. 

Planning Context: 

This application is made pursuant to Section 84 oftlle Halifax Peninsula Land Use By-law which 
enables Council, by development agreement, in accordance with Implementation Policy 3.5.1 of the 
Municipal Planning Strategy, to approve a development which is over 40 feet in height. 

The subject land is zoned C-2 (General Business) under the Peninsula Land Use By~law and its 
Generalized Future Land Use desigation is Commercial under the Halifax Municipal Planning 
Strategy (refer to Map 1). It is located within the Central Business District. The site and the block 
on which it resides are both evenly divided into two different Sub-Areas of the CBD (Sub-Areas # 
8 and 10). 

As the subject properties are not registered heritage properties nor do they abut any, the proposal is 
not subject to the specific heritage related policies of the Regional MPS. 

Surrounding Area: 

The immediate area which surrounds the subject site contains a broad mix of herhage and 
contemporary buildings which vary in height, age and building styles. Also present iIi the area are 
some vacant lots which are utilized for surface parking. Building heights typically range from 3 
storeys (Civic 1669 Granville) to 15 storeys (Founders Square). While heritage buildings exist 
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throughout the downtown, there is a particular concentration of buildings west of Granville Street, 
within the current Barrington Street conservation district. That area generally contains low to 
medium rise buildings. However, to the east of Granville Street, there are a number of taller 
buildings such as the Centennial and Joe Howe buildings, Radisson hotel and Founders Square 
which are substantially taller and of contemporary design. The subject site lies "kitty comer" or 
diagonally adjacent to the United Gulf(former Texpark) site, which is cUITently vacant. 

DISCUSSION 

Staff have evaluated the subject development proposal in relation to the objectives and policies of 
the Halifax Municipal Planning Strategy (Attachment B includes a review ofthe most relevant ones). 
Due to the site's proximity (diagonally adjacent) to the United Gulf(former Texpark) site, many of 
the same issues which were dealt with by Council and raised at the NSUARB appeal of that project 
are relevant in this case. However, some key differences exist between the two proposals. In this 
case, the base portion of the building pays respect to adjacent heritage buildings by its replication 
ofthe Roy building and certa'in elements of the nearby Johnston building instead of through the use 
of contemporary design and materials. Also, the subject site is located one block up the hill and is 
equally divided between the Barrington and Granville sub-areas as compared to the Texpark site 
which was located entirely within the Granville Sub-area. While the total height of the ctln'ent 
proposal is approximately 35 feet shorter than the United Gulf proposal, it is proposed to be built 
very close to the "Citadel ramparts" height limit, as was the former Texpark proposal. 

The evaluation of the most relevant MPS objectives and policies is summarized below. 

Views: 
The proposal complies with the view protection measures of the MPS/LUB. Comments with regard 
to each of these measures are found below: 

Viewplanes: The suhject properties are not encumbered by any viewplanes. The site lies 
within a gap between the viewplanes, those being Viewplane # 4 and 5 to the north and 
Viewplane # 6 to the south. 

Views from within the Citadel parade square: Buildings are not permitted to be visible over 
the ramparts from specific vantage points inside the Citadel parade square. The application 
indicates that the huilding will not be visible and the agreement requires confirmation of this 
from a surveyor prior to the issuance of constmction and occupancy permits. 

Building Heights in Vicinity of Citadel: The MPS sets "low to medium rise" height limits 
"immediately adjacent to Citadel Hill and increasing with distance therefrom." The intent 
was to limit building heights within the foreground of the view from the Citadel. In the 
Midtown Tavern case, the NSUARB agreed that the particular site, one block down from 
Brunswick Street, was close enough to the Citadel that it warranted consideration ofa lower 
building height than that which was proposed. In the United Gulf (former Texpark) case, 
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staffs view that the site was not in the vicinity of the Citadel and did not wan'ant such height 
restrictions was supported by Council, whose decision was upbeld by the NSUARB on 
appeal. As the subject site in this case is 5 blocks away and down slope from the base of the 
Citadel along Brunswick Street, it also is not in the vicinity of the Citadel as was envisioned 
by these policies. Therefore, Council may consider a tall building on this site without 
violating this aspect of the MPS . 

.views Alon..,g East-West Streets: The MPS states that; "views of and from the harbour along 
the east-west streets should be conserved". There is currently a view of the barbour down 
Sackville Street hut no view of the Citadel up the street. The proposed development 
maintains the view along Sackville Street. Minor encroachments into the street right-oF-way 
such as awnings/ canopies and signs are common throughout the CBD, are generally 
accepted as standard streetscape elements and do not impact upon the overall view along the 
street. 

o Rooftop Landscaping; The MPS encourages rooftop landscaping in situations where the 
rooftops can be seen from the Citadel, taller buildings or other parts ofthe city. In this case, 
the roof of the base portion (refer to Schedule G of Attachment A) will be landscaped. The 
agreement includes requirements for landscaping and requires that a plan be submitted by 
a landscape architect. 

Heritage Considerations/ Scale and Design Detail: 

In staffs view, the proposal complies with the objectives and policies of the MPS which relate to 
building scale and design and its relationship to adjacent heritage properties. However, in this case 
as in some past cases, Council has some latitude in determining whether the proposed building's 
height, massing and mix of architectural styles and materials is appropriate for the site, given its 
surroundings. Therefore, Council must use its jUdgement/ discretion. Staff comments with regard 
to heritage matters and the building'S scale and design are Found below: 

Block Pattern and Scale / MassiQg: 

As indicated in the Background section, building heights, ages and styles vary widely throughout the 
sun'ouncling area. In some cases, low-rise historic buildings abut high-rise, contemporary ones. The 
subject site is split between two sub-areas of the CBD. The proposal does not involve the closure of 
streets and consolidation of blocks. The proposed building'S form and scale is not unlike other tall 
buildings in the CBD and in the immediate area, although it will be approximately 3 or 4 storeys 
higher than the adjacent office buildings to the east. The building'S footprint encompasses 
approximately half the block, compared to other buildings in the CBD whose footprint takes up an 
entire city block. The proposal is in keeping with the surrounding area and is, therefore, compatible 
with the block pattem. 
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The base portion of the building replicates or borrows from the massing, texture and materials of 
both the Roy and Johnston buildings and will be built to the street line! sidewalk. This massing will 
continue around the SackviJle! Granville comer so that the height at this location is in keeping with 
the abutting Vogue building. The office tower component above the 51h floor is stepped back from 
all property lines. Although a narrow pOliion orthe office tower is within the Banington sub-area, 
it is stepped back from the Barrington streetline and its narrow width (approx. 70 ft.) helps to reduce 
its impact and the overall massing of the building. The wider, rear portion of the tower is to be set 
back approximately 75 feet from the Barrington street I ine and is fully within the Granvil Ie Sub-area. 
Due to its position above the base, the tower will be less visible from some parts of Barrington Street 
than from other parts of the downtown. 

Given the above, the proposed building's scale and massing are, as the MPS calls for, "appropriate 
to the varied scale and character of the sub-areas of the CBD". 

This proposal is not the only tall building proposed on Banington Street since the adoption of the 
MPS in 1978. On October 31, 1985, Halifax City Council approved a hotel proposal which was to 
rise 22-storeys above Barrington Street on the current Green Lantern propeliy (Civic 1585 
Banington Street, next to the Discovery Centre). That application proposed the construction of a 
contemporary tower above the Green Lantern building which would be set back fi'om the front and 
rear property lines in a similar fashion to the existing proposal. The Green Lantern building's 
Banington Street facade was to be retained and the remainder of the building was to be demolished 
to allow for the construction of the new building. Council's approval of the project was appealed to 
the N.S. Municipal Board (now the NSUARB) but the appeal was withdrawn in April of 1986. The 
development agreement lapsed in April of 1988. While the approval of this project does not create 
a precedent, staff bel ieve Counci I should be made aware of it. 

Adjacent Heritage Buildings/ Complementary Design: 

There are many heritage buildings adjacent to the site. The applicant and architect have chosen to 
replicate or draw from the existing Roy building and the adjacent Johnston building in designing the 
new building, particularly the base portion. Brick, stone and/ or similar exterior materials will be 
used. While the Barrington facade will attempt to mimic that of the existing Roy building, the 
Granville facade uses the cornice lines, bay rhythms and fenestration patterns of the Johnston 
building as a guide in its design. 

While the towerpOliion differentiates itselffrom the base by the use of more contemporary materials 
(aluminum and glass curtain wall), it is also complementary to the heritage buildings in the area by 
providing a contemporary design approach which respects but does not mimic heritage buildings. 

Micro-Climate: Wind 

The MPS calls for acceptable wind levels on sidewalks! pedestrian routes and within public open 
spaces. A pedestrian wind assessment was prepared by RWDI Inc. on behalf of the applicant (refer 
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to Attachment C). This assessment involved a qualitative, desktop analysis which was based on a 
review of meteorological data, design drawings, site and area photographs and wind engineering 
expe11ise. This preliminary assessment recommends that wind tunnel testing be conducted in order 
to quantify wind conditions and to refine conceptual wind control measures. This approach of 
"defelTing" wind tunnel testing until the more detailed design and permitting stage differs to the 
approach taken with some other downtown proposals in the past, but is similar to that which was 
adopted for the Centennial Group's proposed development of the "Salter Block" site immediately 
north of Bishop's Landing, a proposal which Council approved in June of2007. 

The assessment predicts that wind comfort and safety conditions will generally be acceptable for the 
proposed development, but that severe wind speeds which exceed safety criteria may cUITently exist 
at the corner of Sack ville and Granville Streets in winter. In order for the wind conditions to improve 
with the new proposal, tunnel testing would be required. As such, the agreement requires that wind 
tunnel testing be carried out and a report be submitted to HRM at the detailed design stage which 
a) confirms / quantifies the expected wind comfOli and safety conditions, and b) where necessary, 
outlines proposed wind mitigation measures to achieve accepted industry standards for pedestrian 
wind comfort and safety. Should tunnel testing require significant changes to the building design, 
Council approval of same via a non-substantive amendment will be necessary. It should be noted 
that the building's design, which incorporates upper storey stepbacks from its base, generally serves 
to mitigate the effects of downwashing winds at the pedestrian level. 

Micro-Climate: Shadow 

With regard to the design of new developments, the MPS calls for "a minimal amount of shadow 
cast on public open spaces."A sun/ shadow study was prepared by Connor Architects and Planners 
Ltd. on behalf ofthe applicant (refer to Attachment D forthe consultant's summary). The sun's path 
was modelled for the solstices (December 21 SI and June 21 51

) as well as the equinoxes (March 21 SI 

and September 21 SI). Staff reviewed the shadow effects on public open spaces such as Sackville 
Landing and the waterfront boardwalk, Parade Square/ S1. Paul's Church, Province House grounds 
and the Citadel. The shadow modelling illustrates that shadow impacts of the proposed development 
on public open spaces will be minimal and, specifically, illustrates the following: 

On June 21st, there are no shadows on public open spaces during the morning or afternoon. 
Shadows from the building combine with those from other buildings along the waterfront site 
just south of Summit Place after 6:30pm and continue along the waterfront until sunset at 
approximately 9pm. 

On March 21 SI and September 21 51 following sunrise between 7am and 7: I S, shadows from 
the building combine with those from other buildings on the Citadel. Shadows frol11 the 
proposed building leave the Citadel by approximately 8am. These shadows run across the 
back ofSt. Paul's Church between approximately 9: 15 and 11 am, but do not appear to reach 
the Parade Square. After 5pm, the shadows combine with those from other buildings, 
reaching Sackville Landing and continue 011 until sunset at approx. 7:30pm. 
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On December 21 51
, shadows from the proposed building combine with those from other 

buildings on the Grand Parade between approx. 9:30am and 10: 15am. These shadows cross 
the Province House grounds between approx. 11: l5am and 2:30pm. 

Generally, there is greater shadow impact from buildings which are next to or very close to public 
open spaces than those of similar height which are further away. Shadows on sidewalks in a 
downtown setting, in which buildings are constructed up to or very near the sidewalk, are to be 
expected and are generally considered to be acceptable. In this particular case, the shadow impacts 
on public open spaces resulting from the proposed building are minimal. 

Traffic/Circulation: 

A traffic impact statement prepared by Atlantic Road and Traffic Management was submitted in 
support ofthe application. This has been reviewed by staff and found to be acceptable. The original 
proposal included two car elevator entrances off Granville Street as well as a parking garage 
entrance. The proposal has now been revised to eliminate the car elevators. As a result, all parking 
levels will be accessed from a single entry/ exit point off Granville Street. 

Economic and Social Considerations: 

The economic objective of the Halifax Central Business District is "the strengthening of the Halifax 
CBD as a dynamic focus of governmental, commercial, retail, residential, recreational, and 
enteliainment uses, and the appropriate development of the waterfront to promote the City as the 
major business and cultural centre of Atlantic Canada". This objective is reinforced through various 
policies such as City-Wide policy 3.2.1 which indicates that "Major office projects, hotels, cultural 
facilities and government office activities, which would strengthen and enhance Halifax as the 
dominant centre of Atlantic Canada, should be induced to locate in the Central Business District". 
The proposal includes a major office component as well as retail and cultural uses which are 
appropriate for the CBD. 

The social objective for the CBD encourages the "creation ofa lively, vibrant environment" through 
street level uses such as retail and restaurants along with attention to street level design treatments. 
In this case, the proposed agreement requires pedestrian oriented ground f100r uses abutting 
Ban-ington and Granville Streets and the proposal includes cultural (venue) space above the 
Ban-ington Street level. Storefronts wil1 have an attractive design which blends in with the historic 
streetscape. Awnings / signs will meet guidelines for signage on registered heritage propeJiies. 

Conclusion 

Staff is of the opinion that the proposal is in keeping with the policies and objectives of the Halifax 
MPS and the Regional Municipal Planning Strategy. Council has some latitude with regards to the 
objectives and policies of the Halifax MPS, especially those related to Scale and Design Detail, in 
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determining whether the proposed building's height, massing and mix of architectural styles and 
materials is appropriate for the site, given its surroundings. 

Public Participation/Area of Notification 

A public information meeting was held on July 9, 2008. Detailed minutes of the meeting are not 
available, however, as the public information meeting is not a statutory requirement of the 
development agreement approval process, this poses no legal impediment to Council's consideration 
of the proposal. The following summary of the comments made at the meeting is being provided 
for Council's consideration. A variety of comments were received with some being in favour of the 
proposal and others in opposition. Some of the key issues discussed were as follows: 

design of the hase portion ofhuilding should include more architectural details; 
design should ensure an exact replication of the Roy building so that it appears as an old 
building, not a new one; 
design should reflect historical streetscape and include elements found in original huilding 
(eg. awnings/ canopies, historical signs, etc.); 
tower portion of building should include more glass on the Barrington side instead of brick 
so that the glass wraps around the building; 
concem over the height of the tower, that it is too tall; 
concem with the tower blocking views of the harbour; 
concern with traffic and the closing of sidewalks during construction; 
whether wind patterns would be affected; 
proposal is a positive move and that not enough development has been happening downtown. 

As a result of the public comments and staff concerns over the building design, the plans were 
revised to: 

provide more architectural details of the street level and base portion ofthe building in order 
to reflect the historic streetscape; 
change the materials ofthe tower pOliion to incoll)orate more glass in the facade and provide 
a contemporary appearance; 
the weaving effect of the glass curtain wall on the east facade of the tower was changed to 
provide a flat, vertical surface; 
alter the position of the tower so that setbacks are provided from all property lines; 
removal of the car elevators/ entrances on Granville Street and replaced them with a new 
retai I storefront; 
prominent venue space entrance was incorporated at corner of Granville and Sackville St. 

Should Council decide to hold a public hearing, in addition to published newspaper advertisements, 
property owners within the area shown on Map 2 will be sent written notification. Written 
submissions wiIl be circulated under separate cover. 
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BUDGET IMPLICATIONS 

There are no budget implications. The Developer will be responsible for all costs, expenses, 
liabilities, and obligations imposed under or incurred in order to satisfy the terms ofthis Agreement. 
The administration of this Agreement can he carried out within the approved budget with existing 
resources. 

FINANCIAL MANAGEMENT POLICIES / BUSINESS PLAN 

This report complies with the Municipality's Multi-Year 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 

1. Counci I may approve the proposed development agreement. Th is is the recommended course 
of action. 

2. Counci1may refuse the development agreement and, in doing so, must provide reasons based 
on contlict with existing MPS policy. 

3. Council may approve the development agreement with modifications which are acceptable 
to the applicant. Such modifications may require further negotiations with the applicant or 
revisions to the attached agreement. 

ATTACHMENTS 

Map 1 
Map 2 
Attachment A 
Attachment B 
Attachment C 
Attachment D 

Zoning and Location/ Context 
Area of Notification 
Proposed Development Agreement with Schedules 
Review of Most Relevant Sections of tile Halifax MPS 
Pedestrian Wind Assessment 
Shadow Study Summary 
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A copy of this report can be obtained online at http://www.halirflx.c8/COLIllcil/agend8sc/cagenda.html 
then choose the appropriate meeting date, or by contacting the Office of the Municipal Clerk at 490-
4210, or Fax 490-4208. 

Report Prepared by: Paul Sampsoll, Planner I, 490-6259 

Original Signed 
Report Approved by: 

Aust in rrench, Acting Director, Com1l1unity Develop1l1ent, 490-6717 
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Map 1 - Location and Zoning 

1651-57 Barrington Street, 
1652-66 Granville Street 
and 5181-87 Sackville Street 
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THIS AGREEMENT made this day of ,2010, 

BETWEEN: 
778938 ONTARIO LIMITED, 
a body corporate, in the Province of Ontario, 
(hereinafter called the "Developer") 

A TT ACHMENT A 

OF THE FIRST PART 
- and -

HALIFAX REGIONAL MUNICIPALITY, 
a municipal body corporate, 
(hereinafter called the "Municipality") 

OF THE SECOND PART 

WHEREAS the Developer is the registered owner of certain lands located at Civic No. 
1651-1657 Barrington Street/ 1652-1666 Granville Street and 5181-5187 Sackville Street, 
Halifax (Insert PID #s ) and which said lands are more particularly described in Schedule A 
hereto (hereinafter called the"Lands"); 

AND WHEREAS the Developer has requested that the Municipality enter into a 
development agreement to allow for a mixed··use development on the Lands pursuant to the 
provisions of the HRM Charter, Policy 3.5.1 of the Implementation Policies of Halifax 
Municipal Planning Strategy and Section 84 the Halifax Peninsula Land Use By-law; 

AND WHEREAS the Halifax Regional Council, at a meeting held on ,2010, 
approved the said agreement to allow for a commercial retail! office development on the lands 
(referenced as Municipal Case Number 01172) subject to the registered owner of the lands 
described herein entering into this agreement; 

THEREFORE in consideration of the benefits accrued to each party from the covenants 
herein contained, the Parties agree as follows: 

r;II'ep0l1slDeveiopmentAgreementslHalilaxlSection 3 • Central Business DistrictlOI 172 



Roy Building DA 
Case 01172 ~ 14 ~ 

Dist. 12 PAC - Nov. 23, 2009 
HAC ~ Nov. 25,2009 

PART 1: GENERAL REQUIREMENTS AND ADMINISTRATION 

1.1 Applicability of Agreement 

The Developer agrees that the Lands shall be developed and used only in accordance with and 
su~ject to the terms and conditions of this Agreement. 

1.2 Applicability of Land Use By-law and Subdivision By-law 

Except as otherwise provided for herein, the development, subdivision and use of the Lands shall 
comply with the requirements of the Halifax Peninsula Land Use By-law and the Halifax 
Regional Subdivision By-law, as may be amended from time to time. 

1.3 Applicability of Other By-laws, Statutes and Regulations 

1.3.1 Further to Section 1.2, nothing in this Agreement shall exempt or be taken to exempt the 
Developer, lot owner or any other person from complying with the requirements of any 
by-law of the Municipality applicable to the Lands (other than the Land Use By-law to the 
extent varied by this Agreement), or any statute or regulation of the Provincial/Federal 
Government and the Developer or Lot Owner agree(s) to observe and comply with all 
such laws, by-laws and regulations, as may be amended tj'om time to time, in connection 
with the development and use of the Lands. 

1.3.2 The Developer shall be responsible for securing all applicable approvals associated with 
the on~site and off-site servicing systems required to accommodate the development, 
including but not limited to sanitary sewer system, water supply system, stormwater 
sewer and drainage system, and utilities. Such approvals shall be obtained in accordance 
with all applicable by-laws, standards, policies, and regulations of the Municipality and 
other approval agencies. All costs associated with the supply and installation of ali 
servicing systems and utilities shall be the responsihility of the Developer. All design 
drawings and information shall be certitled by a Professional Engineer or appropriate 
professional as required by this Agreement or other approval agencies. 

1.4 Con fliet 

1.4.1 Where the provisions of this Agreement confl ict with those of any by-law of the 
Municipality applicable to the Lands (other than the Land Use By-law to the extent varied 
hy this Agreement) or any provincial or federal statute or regulation, the higher or more 
stringent requirements shall prevail. 

1.4.2 Where the written text of this Agreement conflicts with information provided in the 
Schedules attached tQ this Agreement, the written text of this Agreement shall prevail. 
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The Developer shall be responsible for all costs, expenses, liabilities and obligations imposed 
under or incun'ed in order to satisfy the terms of this Agreement and all Federal, Provincial and 
Municipal laws, by-laws, regulations and codes applicable to the Lands. 

1.6 Provisions Severable 

The provisions of this Agreement are severable from one another and the invalidity or 
unenforceability of one provision shall not affect the validity or enforceability of any other 
provision. 

PART 2: USE OF LANDS, SUBDIVISION AND DEVELOPMENT PROVISIONS 

2.1 Schedules 

The Developer shall develop the lands in a manner, which, in the opinion of the Development 
Officer, is generally in conformance with the following Schedules attached to this agreement 
(plans numbered 01172-001 to 01172-014 inclusive) filed in the Halifax Regional Municipality 
as Case Number 01172. 

The schedules are: 
Schedule A 
Schedule B 
Schedule C 
Schedule D 
Schedule E 
Schedule F 
Schedule G 
Schedule H 
Schedule I 
Schedule] 
Schedule K 
Schedule L 
Schedule M 
Schedule N 
Schedule 0 

Legal Description of the Lands 
Granville Floor Plan/ Parking Level 2 
Parking Level 1 
BalTington Floor Plan 
151 Floor Plan 
Typical Floor Plan, 2nd to 41h Levels 
51h Floor Plan 
Typical Floor Plan, 61h to 15 1h Levels 
Roof/ Penthouse Floor Plan 
Barrington Street Elevation 
Granville Street Elevation 
Sackville Street Elevation 
North Elevation 
Barrington Street Elevation - Detail 
Granville Street Elevation - Detail 

2.2 Requirements Prior to Approval 

Plan # 01172-001 
Plan # 01172-002 
Plan # 01172-003 
Plan # 01172-004 
Plan # 01172-005 
Plan # 0 I 172-006 
Plan # 0 I 172-007 
Plan # 0 I 172-008 
Plan # 0 I 172,·009 
Plan # 0 I 172-0 \0 
Plan # 01172-011 
Plan # 0 I 172-012 
Plan # 01172-013 
Plan # 01172-014 

2.2.1 Prior to the issuance of a Development Permit, the Developer shall provide the following 
to the Development Officer, unless otherwise stated by the Municipality: 
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(a) Landscape Plan as per the requirements of Section 2.5; 
(b) surveyor certification in accordance with Section 2.10 of this agreement; 
(c) pedestrian wind study identifying any mitigation measures / solution concepts in 

accordance with Section 2.11 of this agreement. 

2.2.2 Prior to the issuance of the first Occupancy Permit, the Developer shall provide the 
following to the Development Officer, ul1less otherwise stated by the Municipality: 

(a) Certification from a qualified professional indicating that the Developer has 
complied with the Landscape Plan and Section 2.5; 

(b) surveyor certi fication in accordance with Section 2.10 of this agreement; 
(c) completion of wind mitigation measures in accordance with Section 2.11 of this 

agreement. 

2.2.3 Notwithstanding any other provision of this Agreement, the Developer shall not occupy 
or use the Lands for any of the uses permitted by this Agreement unless an Occupancy 
Permit has been issued by the Municipality. No Occupancy Permit shall be issued by the 
Municipality unless and until the Developer has complied with all applicable provisions 
of this Agreement and the Land Use By-law (except to the extent that the provisions of 
the Land Use By-law are varied by this Agreement) and with the terms and conditions of 
all permits, licenses, and approvals required to be obtained by the Developer pursuant to 
this Agreement. 

2.3 General Description of Land Use 

2.3.1 The use(s) of the Lands permitted by this Agreement, as generally shown on the 
Schedules, are the following: 

(a) Any business or cOlllmercial enterprise permitted in the C-2 (General Business) 
zone; 

(b) Cultural uses as defined by the Municipal Planning Strategy; 
(c) institutional and/ or residential uses; 
(d) uses accessory to any of the foregoing uses. 

2.3.2 The Development Officer may approve changes to the interior floor plans (Schedules B 
through I). 

2.4 Architectural Requirements 

2.4.1 The building'S exterior design, materials and colours shall be as shown on Schedules J 
through O. 
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2.4.2 The base portion of the building shall employ two distinct facade designs. The Barrington 
Street facade (Schedules 1 and N) shall be constructed to repl icate the features and 
materials of the original Roy Building. Stone from the existing structure shall be utilized 
in the new construction where possible. New brick cladding or precast concrete veneer 
shall be similar in appearance to the brick on the 10hnston Building (Civic 1683 
Ban-ington Street). The Oranville and Sackville Street facades (Schedules K, Land 0) 
shall consist primarily of a combination of brick/ stone or precast concrete veneer and 
glass. Stone, masonry or precast concrete veneer on the first two levels above grade shall 
appear similar to the stone on the Johnston Building. Brick or precast material on the 
upper levels of the base shall appear similar to the brickwork of the Johnston Building. 

2.4.3 The tower portion of the building shall be clad with a combination of glass/ aluminum 
curtain wall and composite panels with glass as shown on Schedules 1 through M. 

2.5 Landscaping 

2.5.1 Prior to the issuance of a Development Permit and Building. Permit for the construction of 
the building, the Developer shall provide the Municipality with a detailed landscape plan, 
prepared by a Landscape Architect, which shall provide details of the rooftop landscaped 
area shown on Schedule "0". Landscaping shall generally consist of both hard surface 
areas and areas of "low grass and flowers" as shown on Schedule "0". 

2.5.2 Areas shown on Schedule "G" as "low grass and flowers" shall be extensive (passive) 
green roof areas designed to be generally self-sustaining, requiring a minimum of 
maintenance. In contrast, areas shown as "hard surface" shall be active areas generally 
accessible to building occupants and shall contain a combination of concrete pavers, 
walkways, shrubs, deciduous and coniferous trees, site furnishings and landscaping 
features. 

2.5.3 Planting on rooftops and podiums above structures shall be carefully selected for their 
ability to survive in rooftop environments. Rooftop trees shall be located in planting beds 
or containers. Approximately 50 percent of the plant material shall he evergreen or 
material with winter colour and form. Deciduous trees shall have a minimum size of 45 
mm caliper (1.8 inch diameter). Coniferous trees shall be a minimum of 1.5 m (5 ft.) high 
and upright shrubs shall have a minimum height of 60 CIllo (2 ft.). 

2.5.4 All plant material shall conform to the Canadian Nursery Trades Association Metric 
Ouide Specifications and Standards and sodded areas to the Canadian Nursery Sod 
Growers'Specifications. 

2.5.5 Planting details for each type of plant material proposed on the landscape plan shall be 
provided, including species list with quantities, size of material, and common and 
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botanical names (species and variety). Mass shrub plantings or mixed shrub and ground 
cover plantings are pre felTed instead of perennial beds. 

2.5.6 Construction Details or Manufacturer's Specifications for all constructed landscaping 
features such as pergolas, benches, etc. shall be provided to the Development Officer, and 
shall describe their design, construction, specifications, hard surface areas, materials and 
placement so that they will enhance the design of individual buildings and the character 
of the surrounding area. 

2.5.7 Prior to issuance of an Occupancy Permit, the Developer shall submit to the Deve lopment 
Officer a letter prepared by a member in good standing of the Canadian Society of 
Landscape Architects celiitying that all landscaping has been completed according to the 
terms of this Development Agreement. 

2.5.8 Notwithstanding the above, an Occupancy Permit may be issued provided that the 
weather and time of year does not allow the completion of the outstanding landscape 
work and the Developer supplies a security deposit in the amount of 110 percent of the 
estimated cost to complete the landscaping as shown on the Landscape Plan. The security 
shall be in favour of the Municipality and shall be in the form of a celiified cheque or 
automatically renewing, irrevocable letter of credit issued by a chartered bank. The 
security shall be retumed to the Developer only upon completion of the landscaping as 
described herein and as approved by the Development Officer. Should the Developer not 
complete the landscaping within twelve months of issuance of the Occupancy Permit, the 
Municipality may use the deposit to complete the landscaping. The Developer shall be 
responsible for all costs in this regard exceeding the deposit. The security deposit or 
unused portion of the security deposit shall be retumed to the Developer upon completion 
of the work and its certification. 

2.6 Ground Floor Uses 

2.6.1 The ground floor commercial spaces shown on Schedules C and D (BaITington, Granville 
levels) shall be limited to retail, restaurant, lounge! entertainment, personal services or 
cultural uses. Offices may be permitted but shall not directly abut or face a sidewalk at 
street-level. 

2.7 Signs 

2.7.1 Exterior signs shall be generally limited to: 

(a) awning signs made of fabric material; and 
(b) fascia and projecting signs. 

1:\rcports\DcvelopmcntAgrecl11ents\Hnlifn~ISectioJ1 3 . Central Business OislrkllOII72 



Roy Building DA 
Case 01172 - 19 -

Dist. 12 PAC - Nov. 23, 2009 
HAC - Nov. 25,2009 

2.7.2 The Developer agrees that all signs indicated in section 2.7.1 which are located along the 
ground floor and/ or second floor facade be designed to generally follow the 
municipality's basic principles for signage on heritage propel1ies and that municipal sign 
permit applications be approved by the Development Officer, in consultation with the 
Heritage Planner, to ensure that the building signs are generally in keeping with or 
complementary to those of the Banington Street district. 

2.8 Building Lighting 

2.8,) This Agreement shall not oblige the Developer to illuminate the building, but where the 
building is illuminated, such illumination shall generally comply with the Sections 2.8.2 
and 2.8.3. 

2.8.2 Lighting shall be directed to driveways, parking areas, loading areas and building 
entrances and shall be ananged so as to direct the light away from streets, adjacent lots 
and buildings. 

2.8.3 The building may be illuminated for visual effect provided such illumination is directed 
away from streets, aqjacent lots and buildings and does not flash, move or vary in 
intensity such that it creates a hazard to public safety. 

2.9 Functional Elements 

2.9.1 All vents, down spouts, electrical conduits, meters, service connections, and other 
functional elements shall be treated as integral parts of the design. Where appropriate 
these elements shall be painted to match the colour of the adjacent surface, except where 
used expressly as an accent. 

2.9.2 Other than roof mounted equipment, any mechanical equipment, exhausts, propane tanks, 
electrical transformers, and other utilitarian features shall be visually concealed from 
abutting properties, including municipal rights-of-way. 

2.10 Surveyor Certification re: Citadel Ramparts 

2.10.1 Prior to the issuance of both a Development Permit and Occupancy Permit for the 
building, the Developer shall provide to the Development Officer written cel1ification 
from a professional surveyor that hoth the proposed development and completed building 
does not violate section 26B of the Halifax Peninsula Land Use By-law, 
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2.11.1 Prior to the issuance of a development permit for construction, the Developer shal I 
undertake wind tunnel testing of the development hy a qualified professional experienced 
in wind engineering and s\lbmit a report to the Development Officer that: 

(a) Confirms/ quantifies the expected wind comfOli and safety conditions; and 

(b) Where necessary, outlines proposed wind mitigation measures to achieve accepted 
industry standards for pedestrian wind comfOli and safety. 

2.11.2 Appropriate mitigation measures / solutions shall be approved by the Development 
Officer prior to the issuance ofa development permit for construction, except those 
which, in the opinion of the Development Officer, involve a substantive change to a 
portion of the building and/ or site plan. In these instances, such measures shall be 
considered by Council as per Section 5.2 (g) prior to the issuance of a development 
permit for const11lction. 

2.11.3 Mitigation measures / solutions shall be shown on the building plans submitted for 
development permit for construction and be completed prior to the issuance of an 
occupancy permit. 

2.12 Parking 

2.12.1 Notwithstanding Section 2.1 (Schedules), the provision ofa parking level (P3) below the 
Granville Street level (Schedule B) shall be at the discretion of the Developer. 

2.13 Maintenance 

2.13.1 The Developer shall maintain and keep in good repair all portions of the development on 
the Lands, including but not limited to, the interior and exterior of the building, fencing, 
walkways, recreational amenities, parking areas and driveways, and the maintenance of 
all landscaping including the replacement of damaged or dead plant stock, trimming and 
litter control, garbage removal and snow removal/salting of walkways and driveways. 

PART 3: STREETS AND MUNICIPAL SERVICES 

3.1 General Provisions 

3.1.1 All construction shall conform to the Municipal Services Specifications unless otherwise 
varied by this Agreement and shall receive written approval from the Development 
Engineer prior to undertaking any work. 
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3.1.2 Any disturbance to existing off-site infrastructure resulting from the development, 
including streets, sidewalks, curbs and gutters, street trees, landscaped areas and utilities, 
shall be the responsibil ity of the Developer and shall be reinstated, removed, replaced, or 
relocated by the Developer as directed by the Municipal Engineer, 

3.2 Proposed Encroachments 

3.2.1 Any proposed building encroachments into the street rights-of-way, illustrated on the 
attached Schedules or otherwise, shall be subject to separate Municipal approval pursuant 
to 1. 3.1. 

PART 4: ENVIRONMENTAL PROTECTION MEASURES 

4.1 Archaeological Monitoring and Protection 

4.1.1 The LaIids fall within the High Potential Zone for Archaeological Sites identified by the 
Province of Nova Scotia. The Developer agrees to contact the Curator of Special Places, 
Heritage Division, Tourism, Culture, and Heritage prior to any disturbance of the site and 
to comply with the requirements set forth by the Province of Nova Scotia in this regard. 

4.2 Sulphide Bearing Materials 

4.2.1 The Developer agrees to comply with the legislation and regulations of the Province of 
Nova Scotia with regards to the handling, removal, and disposal of sulphide bearing 
materials, which may be found on the Lands. 

PART 5: AMENDMENTS 

5.1 Substantive Amendments 

Amendments to any matters not identified under Section 5.2 shall be deemed substantive and 
may only be amended in accordance with the approval requirements of the Halifax Regional 
Municipality Charter. 

5.2 Non-Substantive Amendments 

The following items are considered by both parties to be not substantive and may be amended by 
resolution of Council (for greater certainty, these items do not include changes which, in the 
opinion of the Development Officer, are generally in conformance with the plans attached as 
Schedules B~O): 

a) changes to the requirements prior to approval in section 2.2; 
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b) changes to the architectural requirements and exterior architectural appearance, 
materials and/ or colours as detailed in section 2.4 and corresponding schedules; 

c) changes to the landscaping requirements as detailed in section 2.5; 

d) changes to the land uses permitted hy Section 2.3 and/ or the ground floor uses in 
Section 2.6; 

e) changes to the sign requirements (Section 2.7); 

f) building lighting / illumination which does not comply with Section 2.8; 

g) wind mitigation measures / solutions which involve a substantive change to a 
portion of the building and/ or site plan pursuant to Section 2.11; 

h) changes to the functional elements as detailed in section 2.9; 

i) Changes to the date of commencement of development specified in Section 6.3; 
and 

j) Changes to the date of completion of development specified in Section 6.4. 

PART 6: REGISTRATION, EFFECT OF CONVEYANCES AND DISCHARGE 

6.1 Registration 

A copy of this Agreement and every amendment or discharge of this Agreement shall be 
recorded at the Registry of Deeds or Land Registry Office at Halifax, Nova Scotia and the 
Developer shall incur all costs in recording such documents. 

6.2 Subsequent Owners 

6.2.1 This Agreement shall be binding upon the parties thereto, their heirs,. successors, assigns, 
mortgagees, lessees and all subsequent owners, and shall run with the Lands which is the 
subject of this Agreement until this Agreement is discharged by Council. 

6.2.2 Upon the transfer of title to any lot(s), the subsequent owner(s) thereof shall observe and 
perform the terms and conditions of this Agreement to the extent applicable to the lot(s). 

6.3 Commencement of Development 

6.3.1 In the event that development on the Lands has not commenced within three years from 
the date of registration of this Agreement at the Registry of Deeds or Land Registry 

r:lreportslDevelopmentAgreementslHalifaxlSection 3 " Central Business DistrictlO 1172 



Roy Building DA 
Case 01172 - 23 ----' ---

Dist. 12 PAC - Nov. 23, 2009 
HAC - Nov. 25, 2009 

Office, as indicated herein, the Agreement shall have no fUJiher force or effect and 
henceforth the development of the Lands shall conform with the provisions of the Land 
Use By-law. 

6.3.2 For the pUllJose of this section, commencement of development shall mean the 
installation of the foundation for the building. 

6.3.3 For the purpose ofthis section, Council may consider granting an extension of the 
commencement of development time period through a resolution under Section 5.2, if the 
Municipality receives a written request from the Developer at least sixty (60) calendar 
days prior to the expiry of the commencement of development time period. 

6.4 Completion of Development 

6.4.1 If the Developer fails to complete the development after six years from the date of 
registration of this Agreement at the Registry of Deeds or Land Registration Office 
Council may review this Agreement, in whole or in part, and may: 

(a) retain the Agreement in its present fonn; 
(b) negotiate a new Agreement; or 
(c) discharge this Agreement. 

6.4,2 Upon the completion of the whole development or complete phases of the development, 
Council may review this Agreement, in whole or in pmi, and may: 

(a) retain the Agreement in its present fonn; 
(b) negotiate a new Agreement; 
(c) discharge this Agreement; or 
(d) for those portions of the development which are completed, discharge 

this Agreement and apply appropriate zoning pursuant to the Halifax 
Municipal Planning Strategy and Mainland Land Use By-law, as may be 
amended from time to lime, 

PART 7: ENFORCEMENT AND RIGHTS AND REMEDIES ON DEFAULT 

7.1 Enforcement 

The Developer agrees that any officer appointed by the Municipality to enforce this Agreement 
shall be granted access onto the Lands during all reasonable hours without ohtaining consent of 
the Developer. The Developer further agrees that, upon receiving written notification from an 
officer of the Municipality to inspect the interior of any building located on the Lands, the 
Developer agrees to allow for such an inspection during any reasonable hour within twenty four 
hours ofreceiving such a request. 
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If the Developer fails to observe or perform any covenant or condition of this Agreement after 
the Municipality has given the Developer thirty (30) days written notice of the failure or default, 
except that such notice is waived in matters concerning environmental protection and mitigation, 
then in each such case: 

(a) The Municipality shall be entitled to apply to any court of competent jurisdiction 
for injunctive relief including an order prohibiting the Developer from continuing 
such default and the Developer hereby submits to the jurisdiction of such Court 
and waives any defense based upon the allegation that damages would he an 
adequate remedy; 

(b) The Municipality Illay enter onto the Lands and perform any of the covenants 
contained in this Agreement or take such remedial action as is considered 
necessary to correct a breach of the Agreement, whereupon all reasonable 
expenses whether arising out of the entry onto the Lands or from the performance 
of the covenants or remedial action, shall be a first I ien on the Lands and be 
shown on any tax certificate issued under the Assessment Act; 

(c) The Municipality Illay by resolution discharge this Agreement whereupon this 
Agreement shall have no further force or effect and henceforth the development of 
the Lands shall conform with the provisions of the Land Use By-law; or 

(d) In addition to the above remedies, the Municipality reserves the right to pursue 
any other remediation under the Halifax Regional Municipality Charter or 
Common Law in order to ensure compliance with this Agreement. 
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WITNESS that this Agreement, made in triplicate, was properly executed by the 
respective Parties on this day of ,A.D., 2010. 

SIGNED, SEALED AND DELIVERED 
in the presence of 

per 

per ______ . 

SEALED, DELIVERED AND 
ATTESTED to by the proper 
signing officers of Halifax Regional 
Municipality duly authorized 
in that behalf in the presence 

per _______________________ _ 

per ____ _ 

) 778938 ONTARIO LIMITED 
) 

) per: ____ . __________ .. ___ _ 
) 
) 
) per: 
) 
) 
) 
) 
) 
) HALIFAX REGIONAL MUNICIPALITY 

) per: 
) 
) 

MAYOR 

) per: _______________ _ 
) MUNICIPAL CLERK 
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A TT ACHMENT "B" 
Review of Most Relevant Sections of the Halifax Municipal Planning Strategy 

SECTION III - CENTRAL BUSINESS DISTRICT, OBJECTIVES AND POLICIES 
1. ECONOMIC 
Objective The strengthening of tile Halifax CBO as a dynamic focus of governmental, 

commercial, retail, residential, recreational, and entertainment uses, and the 
appropriate development of the waterfront to promote the City as the m~jor 
business and cultural centre of Atlantic Canada. 

Policy Comment 

1.1 It shall be the City's policy to The subject block and site are equally divided 
strengthen the development of the into Sub-Areas 8 (BaITington St.) and 10 
specific desirable characteristics of (Granville St.). The Granville area is 
identified sub-areas of the CBD, as characterized by offices and mixed uses, 
defined on Map 11 and in Schedule while the Barrington area has more Of a retail 
III. I to provide the impetus necessary focus. The Granville area generally has more 
to ensure the viability of all parts of tall and contemporary buildings than the 
the CBO. The City shall accomplish Barrington area, which has more of a heritage 
the intent ofthis policy and all focus with lower-rise buildings. The 
policies in Part II, Section Ill, "desirahle characteristics" are not defined. 
Subsection I of this Plan, hy The proposal includes pedestrian-oriented 
Implementation Policy .3.5. ground floor uses on hoth BaITington and 

Granville Streets. The building is in keeping 
with the suh-area concept by including 
elements found in both sub-areas and by 
contributing to the viability of the area. 

1.2 It shall he the City's policy to Two retail spaces, in addition to the office / 
encourage Barrington Street as an lobby spaces, are proposed on the BalTington 
activity-oriented circulation area. Street level. The agreement allows the retail 

1.2.1 In this context, the City should spaces to a Iso he used for restaurant, 
encourage such development on entertainment, personal services or cultural 
BalTington Street as will generate a uses. The remainder of the building is to 
variety of activities, particularly retail, include offices and cultural (venue) space 
but including institutional, with a provision in the agreement to also 
recreational, residential, and cultural" permit residential and / or institutional uses. 
activities accessible to the public at 
large, with the stipulation that priority 
of activity is given to ground floor 
level. 
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1.4 The CBD should be strengthened as a 
principal shopping centre in the 
region, through the development of a 
substantial increase in retail and 
commercial floor space, and the 
provision of a wide range of consumer 
facilities. 

The proposal includes retail uses along both 
the Barrington & Granville street frontages 
and a substantial office component 

2. SOCIAL 
Objective The creation of a lively, vibrant environment throughout the CBD which promotes 

and supports a wide variety of living, leisure, and working activities throughout 
the day and evening. 

Policy Comment 
. --

2.1 The City shall seek and encourage Ground floor uses are proposed to include 
appropriate non-office land and water retail, restaurant, lounge/ entertainment, 
uses which will generate human personal services or cultura I uses. The 151 

activity in the CBD area throughout floor above Barrington includes cultural 
the day and evening. (venue) spaces. 

2.1.1 The construction of office and retail As indicated above, the proposal includes 
buildings in the CBD should be those pedestrian-oriented ground floor uses. The 
which reinforce the image of the City proposal also provides additional office space 
as the regional centre of activity, and to the site which will contribute to the activity 
should generate the need for services / vitality of the area. 
and amenities (hotels, entertainment, 
restaurants, etc.) which will provide 
an active CBD. 

2.1.2 The City should require that space The proposal combines pedestrian oriented 
adj acent to areas of pedestrian ground floor uses with attractive storefronts / 
circulation, including walkways at any signs and building design elements that 
level, be developed for retail activities generate interest/ activity. 
and such other uses as generate and 
encourage the desired degree of public 
interest and activity. 
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Policy Comment 
-

2.1.2.1 The City should require that any The proposal includes several storefront 
vertical surface between a pedestrian entrances directly off the sidewalk(s) with 
circulation area and any retail or such awnings above the entrances. Signs will meet 
other use as referred to in Policy 2.1.2 municipal heritage principles. Storefronts will 
respond to such functions, or through have an attractive design. 
design treatment of surface elements, 
be visually stimulating to the 
pedestrian. 

_ .. 

2.2 The City shall promote the The character of the area and the scale of 
development of mixed-use residential buildings varies widely. The proposal strikes 
and commercial areas which are an appropriate balance between the tall 
appropriate to the varied scale and contemporary buildings of the Granville 
character of the sub-areas of the CBD. Street sub-area and the shorter heritage 

buildings found within the BaJTington Street 
sub-area. 

2.2.1 In the CBD, residential uses shall be The agreement allows for a possible change 
encouraged within the same building from office to residential uses except on the 
envelope as office uses provided the ground floor levels. 
commercial potential of the site is not 
displaced. 

3. CIRCULATION 
Objective The creation within the CBD of a circulation framework which gives priority to 

the pedestrian, but which accommodates the transit, automobile and service 
requirements of the area. 

Policy Comment 

3.1 The use of the private automobile One driveway entrance to the parking levels is 
within, to and through the CBD proposed off Granville Street, which is a one-
should be facilitated where it does not way street and has less vehicular and 
conflict with pedestrians and public pedestrian traffic than on BalTington, which is 
transit. the major transit and pedestrian route. 

-
3.1.2.1 The City should seek the provision of Awnings are proposed above the storefronts 

weather protection for pedestrians, at street level on both Barrington and 
particularly at street level, where new Granvi lIe Streets. 
development or major alterations to 
building facades abut pedestrian 
routes in the CBD. 
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Policy Comment 

3.1.2.3 In relation to the pedestrian system, Any sidewalk replacement as a result of the 
the City shall give consideration to the development will comply with municipal 
design and location of all street standards. Signs will be reviewed against 
facilities, including supervised l'nunicipal heritage principles by the Heritage 
washrooms, public infoJlllation Planner. 
boards, seats, planters, lamp 
standards, trash holders, kiosks, and 
the coordination of all retail signs, 
building signs, directional signs, 
internally-Iuminated signs, etc. 

3.3.1 Long-term parking facilities should be The existing MetroPark facility is on an 
located on the periphery of the CBD, adjacent block. 
and the City shall actively pursue their 
location in appropriate sites. 

3.4 The City should encourage the No public parking is proposed. The subject 
development of short-tenn parking site is of inadeqttate size to accommodate 
facilities, available to the public, combined paddng for the development and a 
preferably combined with new public parking facility. The provision ofretail 
development in the CBD. at grade is of greater importance in this case. 

3.5 .. 3.3 On-street loading and unloading Proposed changes, if any, to the existing on-
should not be permitted during street loading during the detailed design stage 
morning and afternoon peak traffic will require approval of the Traffic Authority. 
hours on major streets in the CBD. 

4. HERITAGE 
Objective The conservation or rehabilitation of areas, streetscapes, huildings, features, and 

spaces which mark the sequence of development in Halifax, and which identify 
the CBD as the City's cultural and heritage centre. 

Policy Comment 

4.2 The City shall continue to seek the The su~ject properties are not municipally 
retention, preservation, rehabilitation registered heritage properties. Although one 
and restoration of areas, streetscapes, property, the Roy building, is now within the 
buildings, features and spaces in the Barrington St. Heritage Conservation District, 
CBD consonant with the City's this proposal has been "grand fathered" under 
general policy stance on heritage the former MPS policies. Refer also to Scale 
preservation (see Section II, Policy Set and Design Detail (Section 7). 
6). 

-
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6. VIEWS 
Objective A CBO which is visually attractive from its major approach roads, from Citadel 

Hill, and from the harbour. 

Policy Comment 

6.1 All new buildings shall be located so The site is not impacted by a viewplane. 
that views to the Harbour from Citadel Rather, it lies in the area between viewplanes 
Hill, as specifically delineated in the #5 and #6 (refer to Map I). 
City of Halifax Zoning By-law, are 
maintained. These areas in the CBD 
are illustrated generally on Map 12. 

- --
6.2 Views of and from the Harbour along The view of the harbour down Sackville 

the east··west streets should be Street will be maintained. There is no view of 
conserved where existing, and when the Citadel looking up the street. The 
opportunity arises, such views should proposal will not impact the views. Minor 
be enhanced and new views added. encroachments, ifany, such as awningsl 

canopies, signs and street trees are accepted 
streetscape elements and do not block the 
overall views. 

6.3 The City should encourage rooftop The rooftop of the base portion (5 th Floor! 
landscaping in any new developments Schedule G) will be landscaped. The 
which can be seen from the Citadel, agreement includes requirements for 
from tal1er buildings, or fl'om other landscaping and requires that a plan be 
parts of the City. submitted by a landscape architect. 

7. SCALE AND DESIGN DETAIL 
Objective A high quality of design and construction of buildings to reflect the architectural, 

heritage and topographical characteristics of the CBD. 

Policy Comment 
-

7.1 The City shall generally retain the The street grid and block pattel11 are to be 
remaining street grid and City block retained. 
pattern in the CBD. --

r:\reports\DcveloptnenIAgrccmenlsIHalifax\Scction 3 • Central Business District\O 1172 



Roy Building DA 
Case 01172 - 31 -

Dist. 12 PAC - Nov. 23, 2009 
HAC - Nov. 25, 2009 

Policy Comment 
1--

7.1.2 The City shall encourage the The proposal does not involve the closure of 
architectural form and scale of new streets and consolidation of blocks. The block 
developments to be compatible with pattern under consideration would be both 
the block pattern, and shall discourage that of the entire CBO and the blocks found in 
those developments which do not the immediate area. The proposed building's 
respect it. form and scale is not unlike other tall 

buildings in the CBO and in the immediate 
area, although it wi I I be approx. 3 or 4 storeys 
higher than the adjacent office buildings to 
the east. The building's footprint 
encompasses approx. half the block, 
compared to other buildings in the CBO 
whose footprint takes up an entire city block. 
The proposal is, therefore, compatible with 
the block pattem . . 

7.2 The character of the CBO should be The base portion of the building replicates or 
reinforced through the control of hOJTOWS t!'om the massing, texture and 
urban design details such as massing, materials of both the Roy and 10hnston 
texture, materials, street fumiture, and buildings and will be built to the street line/ 
building lines. sidewalk. The office tower component above 

the 5111 floor is stepped back from all property 
I ines. Although a narrow portion of the office 
tower is within the BaJTington sub-area, it is 
stepped back from the Banington St. line and 
its narrow width (approx. 70 ft.) helps to 
reduce its impact/ massing and the overall 
massing of the building. The wider, rear 
pOliion of the tower is to be set back approx. 
75 feet from the Banington streetline and is 
fully within the Granville Sub-area. 
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SECTION II - CITY-WIDE OBJECTIVES AND POLICIES 

3. COMMERCIAL,FACILITIES 
Objective The provision of commercial facilities appropriately located in relation to the 

City, or to the region as a whole, and to cOlllmunities and neighbourhoods within 
the City, 

Policy Comment 

3.2 The Halifax Central Business District The proposal will include a variety of land 
shall be regarded as the principal uses, some of which are indicated here. 
business centre in the Halifax-
Dartmouth region, and shall include 
office, shopping, finance, govemment, 
residential, recreation, and 
entertainment facilities as well as 
desirable types of harbour-related 
businesses and industries. 

3.2.1 Major office projects, hotels, cultural The proposal includes a major office 
facilities and govemment office component as well as cultural uses and retail! 
activities, which would strengthen and commercial llses. 
enhance Halifax as the dominant 
centre of Atlantic Canada, should be 
induced to locate in the Central 
Business District. This policy shall 
remain in effect until City Council 
determines that the Central Business 
District is self-sustaining. 
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Policy Comment 

7.2.1 The exterior architectural design of There are many heritage buildings adjacent to 
new buildings should be the site. The applicant and architect have 
complementary to any adjacent ones chosen to replicate or draw from the existing 
which are designated as being of Roy building and the adjacent Johnston 
historic significance or important to building in designing the new building, 
the character of the CBD; in such particularly the base portion. While the tower 
instances, the careful use of materials, p01tion differentiates itselffrom the base by 
colour, proportion, and the rhythm the use of more contemporary materials 
established by surface and structural (aluminum and glass cUltain wall), it is also 
elements should reinforce those same complementary to the heritage buildings in 
aspects of the existing buildings. the area by providing a contemporary design 

approach. 

7.3 The City shall control the height of The intent was to control building heights in 
new development within the CBO in the foreground of the view from the Citadel. 
the vicinity of Citadel Hill, pursuant to The subject site is 5 blocks away and down 
Policies 6.3, 6.3.1, 6.3.2 and 6.3.3 of slope from Brunswick Street and the base of 
Section II of this Plan. Citadel Hill. It is appropriately far enough 

away from the Citadel that it does not infringe 
upon the foreground view . . 

7.5 The design of new developments in A preliminary wind assessment was carried 
the CBO should be such that normal out. This assessment involved a qualitative, 
wind levels on outdoor pedestrian desktop analysis and recommends that wind 
routes and in public open spaces will tunnel testing be conducted in order to 
be acceptable. quantify wind conditions and to refine 

conceptual wind control measures, The 
7.5. I The City should investigate ways to agreement requires that wind tunnel testing be 

regulate design to mitigate the effects carried out and a repOJi be submitted to HRM 
of wind on pedestrian routes (see at the detailed design stage which a) confirms 
Section II, Policies 8, I . 8.6). / quantifies the expected wind comfort and 

safety conditions, and b) where necessary, 
outlines proposed wind mitigation measures 
to achieve accepted industry staridards for 
pedestrian wind comfort and safety, 

7,6 The design of new developments in A shadow study was carried out. The study 
the CBO should be such that there confirms that there will be a minimal amount 
will be a minimal amount of shadow of shadow cast on public open spaces. 
cast on public open spaces. 
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6. HERITAGE RESOURCES 
Objective The preservation and enhancement of areas, sites, structures, streetscapes and 

conditions in Halifax which reflect the City's past historically andlor 
architecturally. 

Policy 

6.1 The City shall continue to seek the 
retention, preservation, rehabilitation 
andlor restoration of those areas, sites, 
streetscapes, structures, andlor 
conditions such as views which impart 
to Halifax a sense of its heritage, 
pm1icularly those which are relevant 
to imp011ant occasions, eras, or 
personages in the histories of the City, 
the Province, or the nation, or which 
are deemed to be architecturally 
significant. Where appropriate, in 
order to assure the continuing viability 
of such areas, sites, streetscapes, 
structures, andlor conditions, the City 
shall encourage suitable re-uses. 

6.2 The City shall continue to make every 
effort to preserve or restore those 
conditions resulting fr0111 the physical 
and economic development pattem of 
Halifax which impart to Halifax a 
sense of its history, such as views 
fr0111 Citadel Hill, public access to the 
Halifax waterfront, and the street 
pattern of the Halifax Central 
Business District. 

Comment 

The subject properties are not registered 
heritage propel1ies. There will be no violation 

ritage policies. of protected views or other he 

The proposal does not violate or impact upon 
iews and the the preservation of protected v 

street pattem. 

\ 
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Policy Comment 
-

6.3 The City shall maintain or recreate a As the subject site in this case is 5 blocks 
sensitive and complimentary setting away and down slope from the base of the 
for Citadel Hill by controlling the Citadel along Brunswick Street, it is not in 
height of new development in its the vicinity of the Citadel as was envisioned 
vicinity to reflect the historic and by these policies. Therefore, Council may 
traditional scale of development. consider a tall building on this site without 

violating this aspect of the MPS (refer to Sect. 
6.3.1 The intent of such height controls III, policy 7.3). 

shall be to establish a generally low to 
medium rise character of development 
in the area of approximately four 
traditional storeys in height 
immediately adjacent to Citadel Hill 
and increasing with distance 
therefrom. 

.-
6.3.2 Within the area bounded by North The building will not be visible over the top 

Street, Robie Street and Inglis Street, of the ramparts. The agreement requires 
no development shall be permitted confirmation of this from a surveyor prior to 
that is visible over the top of the the issuance of construction and occupancy 
reconstructed earthworks on the permits. 
Citadel rampalis, fI-om an eye-level of 
5.5 feet above ground level in the 
Parade Square of the Citadel. 

6.3.3 Policy 6.3.2 above shall not be There are no other controls being waived. 
deemed to waive any other height or 
angle controls. 

6.4 The City shall attempt to maintain the The proposal does not violate this policy. 
integrity of those areas, sites, Refer to Section 1Il, policy 7.2.1. 
streetscapes, structures, andlor 
conditions which are retained through 
encouragement of sensitive and 
complementary architecture in their 
immediate environs. 

8. ENVIRONMENT 

Objective The preservation and enhancement, where possible, of the natural and man-made 
environment, and especially oftllose social and cultural qualities of particular concel1l 
to the citizens of Halifax. 
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Policy 

8.6 The City should make every effort to 
ensure that developments do not create 
adverse wind and shadow effects. The 
means by which this policy shall be 
implemented shall be considered as part 
of the study called for in Part III. 

8.8 The City should protect vistas and 
views of significant interest. 

IMPLEMENTATION POLICIES 

Policy 

3.5.1 Further to Policy 3.5 above, the areas 
identified on Map 10 of this Plan as the 
Business District, excepting that area of 
the CBD which falls within the Halifax 
Waterfront Development Area as 
identified on Map 14, shall be 
identified on the zoning map and within 
such area no development permit for a 
development of over 40 feet shall be 
issued, except under an agreement with 
Council pursuant to Section 34( 1) of 
the Planning Act. 

Comment 

There will be no adverse wind and shad 
effects. Refer to Section III, policies 7.5 

ow 
,7.5.1 

and 7.6. 

All view protections measures are bein g 
maintained. This has been accomplishe d by 
the protection measures provided for in 
policies 6.3, 6.3.1, 6.3.2 and those in Se 
III, policies 6.1,6.2,6.3 and 7.3. Ref~r 

those sections for detailed comments. 

Comment 

This policy enables the development 

ction 
to 

agreement process for any building which is 
to be greater than 40 feet in height. 

-
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lhe two seaSons. When till wind records arc considered, winds rmm the southwesl quadrant nrc 

predominant in the summer, as indicated by the upper-lelt wind lose fhe lower-len wind rose 

shows the wintcrdat;], indicating Ihe pl'cc1nminance Ilrv,;incJs i'J"llll1lilc 1l111lhwestljlladntllt clUI inp this 

sC:ls()n ('all11 \I inds rL'cllldcd at tile (lirl'llIt (lUIiI lor () ')' ( 1)1 thc tlll1l~ ill the Stllll1l1CI '-lnd :1 ()' .. ( 01 

the limc in wil1tc]' 

Strong winds 01 a 1111.::\11 "pcl'cl glc<lIL'r til<ln ,,() "mill Illcasurcd ,II If) III "hOVe gl<\lle:l1 Ihe 

airport OCCLII lor.:1 1% ilnd 14 }fii 01 Ille lilile dlJring Ihe '1I11111lC'r and \vintn Sl~l\SIl\1.'. respeclively 

Winds rrom the north, cast and soutlw,est arc pre\'alcnt in Ihe summcr, ",hile \vinds Imlll tht.' west­

norlh\vCSL nortil, wesl and ca~1 :lre (Iominant in the winlL'l season Thi.s is illustrated by tile t\V1l 

right-hand wind ruses in Figure 2. \Vinds Irllill these dirl!l!tillns jlutcnlially c(\ulJ bL' the SUllICl: Ill' 

uncomfortable or evcn ~everl! wind C(1ndilitlnS, dcpcndinl,! uj10nthc sitt.' C'xposure and (k\ elnpllll:1\1 

dcsign. As a resull. the nlll"thWl!sterly winds are COIlSilkrcti mLlst prcvalenland illlj1ortall1 ll'l1the 

currcnt assessment, although all wi n(\ dirl'ctions were taJ"en into aC-COUlli ill our desk-top assessmcnt 

._ .. _._------- .. 
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I(IlY Buildil1!} - Hnlilllx, Nlill! Selliia - PI"ie, I III)X 1411 WOI 



~, RWDI WIND CO[\IFOI,n CRITERl:\ 

TIlt? wind (.'ondilillns alOund lhe PI'(\p()~L'd dt!1 Clllplllcnl aiL; ;ls~c~'~L'd hy IISl: Iii pcdl.'slrian 

wind cOIliII)J I L'I ileria cievtlnpL'd at RW[)J The fOUl LOl11rmt caltg,(lI io, used 1'01 lhis r..:vil!\y arl' 

ciescribed in gL'nernl terms as !ollmvs: 

Sitting: I,mv wind speeds dliling which one (un read a newspapcl withoul having it blnw!) 

"wuy, Thesc wind SPCL'tis are appropriate fill' Ollllio()l' calL':-- and Oilier anwnilY spuces thai 

Pnll11()tc si lti ng, 

Standing: Sli,l!illl) hi;,dlL~1 wind SPI.'l'l!,; that arc ~In\ll.!! t~nIHIl!h It I lu.,lk k:II'L'" 'These wind 

along a ,idew,dh, wlll:rc pcople 1ll:1; II am t(\ lin~L'1 hUI Iwl nl~Ll:ssaril\.;il f(\r L'\II:ndcd 

perinds tIl time, 

'Wal king: Vvi nds I hili would I i I I Ieil \ CS, 111 ow I i I k'I, Iii! i r ilnd I ()ml~ l lot h i ng ;\ ppi (lpl'i :\lL' lor 

siclc\\idks, inl(TSl!t.linns, Pl;ll;\S, p:lrhs Ill' pLtying l'il'llb IIlwl'l,: 1ll'()l'k :lll' Illllll.' lihely In he 

Uncomfortable: Till! elkcts or wind speeds at this level IVOlJlJ lange IIOIll sl11all 11('1.''' 

swaying lind wind j'on:e being felt nil the body to wilole trees being in motioll ami 

inconvenience heing I'elt when walking, Wind llr this magnilude would hI.' considered a 

Ililisance for most activities, 

Wi nel L'I lndi I i()n~ a It.' consideled accl~ptah k lor, itt i Ill!, ~t:lI1c1 i 11),' or 1\~t1 k i I1g i I the "'i ncl spcccls 

;lle l\oilhin thcil spec ilictl ';II1),'C" al least X()(}~ (II the timc illlnlJl ill IiI l: d:I\," "-\1l lJl1c'olllforlahk 

cksignlltion IlleaJ1, thaI Ihl' :-;(),;'r crilcrillil is not smisliL'd Illl allY oj I ill: ah()\ I: aClililics 

Safety is :liso, ollsitkrl:d hy thl~ (I itcria and i" a'i"uci,lIed witl! C'\c'c,:--il l.' \\ ind sp\~clb Ihal 

c;tn ad\cr~('ly ,tIIL'l[ a pt:de>.,(I'iall's balance and I'nllting II II il\(l, 't1lliLicl1l tt> ,!lkll a jlt:.TsIln's 

halancc occllr mOle Ihanl\ln tiJllc~ pel SlImlllcr ur wintcr scaSlln. tilL' \1 inLi CllllJitillllS ilrc L'onsiderctl 

~"-'--'.-"'- .. -.... _---_ .. -- ------.. 
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Sl'VCIC Wind contini nwaSllle~ are typically requircd at locatipn'; where winds are rat cd as 

lInc(lmIOl\<lhk tll ~C\L're !L':\L'l'L'ding thc wind .safety Clitl:lit)ll) 

5. WIND COMFORT .\SSFSSi\1EN'! 

5,1 (;cneral 

PrcLiiding \Iinti 'pl'cds ;tntl ()Lc:lllICIILL' IlcqllcnLics i, l,1I11pli";Ii<:tL in\(lil in,f' huildillg 

gcoillctry, llricnlalilHL ptlsili()Il ;)1)(1 heighl tll SUfllHlllllin!2 buildings, Up.SIICillll IL~rrHill and the locill 

",illli elimale ()wrlhl' yeals, I~\V\)I has ,'unduLIed 11101(' lh;lll l'i()() wind Illnnc\ I1llllkl sludies Oil 

pedesll ian wintiL'(lIlLiiliolls around buildings. yidding a blt)ad hn(lwk,Jgc basc, This 1\1lll\\letlgc 

allows, in Illany si tllations. lor a s,:reen i ng-Icvc I numerical cst i mat ion or pcdestrian v.'i nl! L'ondi I i OilS 

wilhout wintllunncitesling. 

In nUL discussion or ;l11licipated v:ind conditions, reference will ilL' nl<l(k In Ihe r'lilowing 

gl~ncrnli7,c<! wind Ilmvs. Tall buildings tcnd to intcleepllhc stlOngL:r winds al high~r ,:Ic\i\linm; and 

I'cdilcct Ihcm (\()\vn ttl thc grlltlll(l-k\'~1. Such a [JO\I'I/\\(/I)lll/g nll\I' i., the m;lin L';llI.~e tnl wind 

:lc('clcl~lli()ns alllLlnd large buildings;1\ tllL' PL'<!c;"lrian level Also, when 1\\(\ bLlildil1.':!s ;Ire silllat,~d 

side by side, "'inc! ilL1\\' lends In accelerate till'OlIgh the space bet\\ eL~n the buildings due to thL' 

C/wl/l1('I/illg J:.'Il('('f. II llwse huilding/wind t:ornbinalinlls ()CCllr for prL'\ ailing winds, lher~ is nn 

incleased pllll'nlial rnl even highcl \"inti aCli\ it) 

DOll'I1\\'(lshing FiOll' ('hl/nnell;lI,!!. bililc/I' 

I'~d~.'ll \;111 \\'Illd '\"~"llIl:lIt ' iVlay 27 2011~ 
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Cielll.'1 ;111\, ,\ illd L()llditillm, ,uitabk lUI \1 al~ill,l! ;IlL! apprnjlri;llL' It)} ~itl(.'\\':lIb; I()wl~r wind 

~pCCdSl(lllll11rt:lhlc Inr slal1dil1)ol 'II~.' j1rckrrccl I'm maim hllildill~ l'l1tl ; 11\ L'\; , rlle'ltlllm, ill)! ckstrilws 

thl' anticipated pl~destrian \Vintl,:ondititln,~ al an::a,s (see Figure I) :lnlulltllhe study sill! 

Granville Street Facade (Areas AI and A~) 

E:.xisting willd conditions along Gnl11ville Strect are expectcd to be comj()llabk I'orstanding 

in till' .SlIlllllWI' <lnd cllllli"onahk tnr walking in the wintel months i\lllocwinns jlitSS I Ill' wind sal"ety 

critl~ri{)n throughout the yeal 

With the jll(I[1()sed Hoy Building in plan'. ,iLle\\;db ,t\UIl!,! (,1:11\1 ilk \1I"l'L'1 an' sllL'lkrcd Ilt)J11 

\\',:slerly winds h; tile new (it.;, L.'I(lrmcllt Th,'s,' i11(':IS ,Ire. 1)(\" l" c'r, t:'j1(),eLi tu n(l! 111\.'1 1\ II inti, 

LhilllllL!lling ultll1g the StlC('t III ndditillllttl \\inds 11(lm Ihe L.';ISI du"nl\;I,hll1g tll'ltl1(' casl i":ll:JtiC Ilf 

thl~ new I(l slurl'Y huilding ,\11 ('lltl:\l1(l" ,liung Gr:IIlI ilk Slre,:t (IlL.' ,lightly Il:l'c:-':-',.'d Iloll1 the cast 

hlcnde (n addilion, Ihe architeclural dr;lwinps <11:'.0 indicatc I()hhy ilrt,;a.~ besicle the d\lms whelc 

pedestl inns clll1ld W,\iltHI windy days These all? positi\c k:lll1res lor willd cuntml and lhey should 

11l' retained in the rinal design 

Overall. v,'inc! conditions at tile entrances and ~urrollndillg sillcw:dk along (,1",.111\ ilk Street 

(All~as A; anti I\,) :lIC c;.;pecled to be cOJl)t'nrtahle flll standin~ in the SUI11111el and c(lt11iortabk Illl 

walking in tl1l: willlC!. Allincalion}) arc cxpectec1to pass the wind saJ"cty l'lilelion 1l1rougl111llll11C 

year 

5 . ., Snckville Street Facade (A.1 through .\J 

I:'.)(isting winti cl1lltlitinn\ .liung S;.lc~vil1c Strc,~l an: c:--pectcd II) he cn111fnllahk 101 slilnding 

inlhc slimmer an<l c()miorlahic lor wltlking in the winlcr 111()ntils In the S\IIII IllL'r, ailltlcatillns pass 

the \I'inLi silkty CI itl'l ion Ilowl'wL liming the \\ intl~r llml1tils. 'l'Vl:Il: wind sre,:ds ill CXLL'SS tlf the 

wind s;tlCI)' l'lilclilln were jllctiidcd ld(ll1~2 Slickville Strcetl!\I't":I~.\ ,llld ,\,) 

RWDI I'odc'sni<tll Willd ;\'SC''SllIciH . May 27, 21111X 
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\\,ilh Ihc IXllPO,\:d RI1) Buildilli; in plac,~, ~ilk\\ ,lib ailing ~:td \ ilk' \11\\:1 mc ~1l\:llcrl'\1 h; 

I he massi ng 011 he Ilc\I' hu i ILl i 11[2 i'1il1ll 111 11th \\c~tcll y II i I1d~. bUI c x p(l,cd It \ c';I,>lcrl: \1 i Ill" \.:h.ln i1c II i 11)2 

"1i~lIlg the stlccl and IHlllherl) \\'il1(b i\l:l'clcl<lling al'l1ulld the '11l1111L';l:-.1 L'lllnl'r III Ihe pl\lpml~d 

LicIl'\nj1ment (t\,) TI1,,,,,c 1'111\\ PiIIICII1'LOlild kOlLi 10 Inll\'<lSl'c! \\indin,'~s d\lll)[2 ,\ Ihll)Llgh A, Wilh 

11)(.' 1lL!\V buildillg in pl<lLc, \\ illd \:(lIlLiiliuns ililln,~ ();I\'~\illv Slll'cl :tIL' "'I'L'l'll'd III hc LI)llIlullahk 11)1 

\\<llking in Ill\' Sllmmel' ;Intl 1I11L'llml\lr\;lhlc inlhc "illl\'1 ,\1,,, Ill\' Sl'\I.'ll' 1111)(1 'Pl'L'Lls PIC,Cl1tl\ 

cxpcril'lh .. cd ;11 \, ;111<1'\, ;lle \~\I1L'LIL'tll(ll\:lll;lil1 in II1\' "inkll\1\lnlhs II I' (llil 1IlliJl'lslilllllillg 11'1;11 

thL! JL!sign ()I lilt: pmj10scd Roy [3uildini:! is cvol\'in!:,- (lnd ,I tiesktnj1 II ind "SSL'ssI11L'Il1 is <lLlcqllale to 

address (he \:liITcn( iSSUl'S i\ t Ii n;iI design stagL~, IV i nd tunnl'l tesl.s me Il'Cllllll1)Cnded 1 () COlli i rIn thesc 

wind assessmenls Ulllkl Imtll thL~ existing and plllj10scd l:onditi()l1s ami qual1lily any cilccts [he 

proposed Roy Building \'v'ill haw on tile cxi,~ting wincl condition~ 

[f necessary. tilt! v. il1(l tunnel tl~S{S \.'ould alsl) hI.' used III dl'\clop ;lI1Ll Icrinc miligatinn 

measures ulong Sac"'illc Street Tlh:~ mitig'llion 1l1eaSlIICS Il\H~ rallge Irol1ll'lll\'j<;illl1 t\rlal1t1~c"ping 

III an:i1ileL'lul;1i addili()ns ;\Ilt! huilLiin),! llla"in,~ l.h"n,~L" Wilh 11K 1('lincd \" illll'I)J11101 Il1l~:I'UIl~~ 

ill place, reduced \llnd aLli\ ill 1.:ln hi: e\jll'Lkd iilllng SHLkl ilk SIICl'l 

5,4 Bnningtoll Street Facade (Areas HI lind Bl ) 

Wind condilions alllll,l! the B:llrill!:'-ttln Sllcel facadc of lilL' C\isting huilding arc cXj1l'ctcd 1\) 

he comtortahle fOI slalltiiJl!:,- in the SlIl1llllCr and suitahle 111I walking in the winlcr l11ol1th~, 

With the Ruy Building in place, cnt1'll1l'CS and sidewalks ,liollg Rill rin,l!tull Street arc 

sheltered from nortlK'lly and l~"sterly winds hI' the massing (lIthe ncll building [11 .\(lditiu11, weqclly 

winds dowl1\vashillg niT the west facade Ill' the new huilding arc letained ilt the si\ 1111111 "lIm'e the 

pedesll ian area. [n general. wind conditions along Barrington Strcet ml and 13,) arc ex peeted 10 he 

t;()lllfurtable fnr walking 01 better thrnughnul tlw Yt'ar Nil wind ,alety failurcs IVCIC prccliL'ted on 

Barrington Strc\~t IhJ'Oughllllt the year These wind Ll)IlLiilinm; are cl)llSicicIl'<i "I'prnpli,lte 

Ilnks!1 L;li\Yinti .'\"Z~L'",~melll ~ :vL\y:'7 .:O(Jt\ 
Hoy Buildillg , Iialila, Ntl,(\ Sctlli" . 1'1 Ilj"l'1 IlllX·I-1:1 .. ' R\NOI 



6. SUl'vIMAI{Y 

In gcneral. wilh the pruposcd Roy Building ill pb:\:, Ivinci <':ollllitiPrlS alon!! Gntnvilk' ,",llel'l 

al1d Barrington Streel :m' CXPCl:tctl tn hl! cl)llllorlahlc 1()1 walking or Ill'\lt' I lhl'oughtllll the yl~al 

i\lung Snekvilk 'Strl'ct. inLrcnscd wind actil'ilY WilS predicled dUl~ III eilst'~lly chllnnL'lling along the 

qrect illill nnrlll(~11\ wind a('l~krilling allill11d lhe S\lllt!1l';ISI L'llmL'!" llithe nL''' huilding \".'intl 

L'!1nditinl1s along Sal,..'k\ ilk Stn:L~t are'l:\[lc(\l~d tn be cOl11i1lrlahk 1m "~llking in the summer, illlL! 

1IllCtlllll()rtablc in lhe winter with the plllentiullol sevcle wind spee('" Tht~se SClelC wind spet:(h 

prcdicted along Sill'k vi lie Sllccl are Ii kdy ex iSli ng Clll1d il iun" 1)IIIi II!;! Ii nul design swgc, wind 

tunnel k'stin!! ilrL: \l'LtlJl1lll1.'llcicti fIll' il Iklaiktl ,·,;liualilln t)III1l'''L~ \\,IIHI'"lllldilillll~ :11lt! I() qUilnlil\­

thl~ elicel, 111 ilk' IW\\ dCleltljllllCllt Oil \lind londili()l1\ ;ill)ll~ \;IL'h\iiiL: ')IIt'l't \Vind L'I)11111)1 

chnllge~ may he C(llhitlcred 10 reduct' \lind sj1l'cds :iI()l1~ SilLh\ilk 'itrl','l, With lhe 11'Iined wind 

L'nnllol 1ll1'aSlIlt.:S ill place, Icduced wind acli, ity can be L'xpeuetl ;ilung Sad:\ ille Slleet. 

RVVDI l'"k'II1;)11 Wind 1\''''''11''-111 ' \'Iit) :27 ~(1I)B 

"nl Illltitlil"! 11;t1il:\\ [\;1\\";( SCllli;( I'I!li<'ct ~IIX,I,n1 



Case 01172 - Attachment D 

Shadow Study Summary 

Name/Date 

Spring ft Fall 

Equinoxes 

21 March ft Sept. 

Time{s) 

7:15 

7:30 

8:00 - 9:00 

9:00-11:15 

11: 15 

12:30 

3:00 

5:45 

6:00 

7:29 

Shadow location/ Charactenstics 

Sunnse. 

Roy Building shadow decernible at base of Citadel Hill battlements. 

Across BrunswIck St., Grafton SL and Market SL to Argyle st. {shadows commgled at street with eXlstmg structu 

Shadow falls across south end of Parade Square and St. Pauls 

Shadow commgled with ne1ghboring buildings on mtersectlOn of Barnngton St. and Prince St. 

Shadow appears on Granville Street 

Shadow reaches Hollis Street but is commgled with other shadows and mdistmguishable as separate shadow. 

Shadow reaches Sackville Street but 15 commgled with other shadows and mdistingu1sable as separete shadow. 

Shadow crosses Sackville Street but IS commgled with other Shadows and indistmgUlsable as separete shadow. 

Sunset (total hours of illummatlOn . Sunrise to Sunset: 12.23 March 21 and 12.21 September 21) 

N.B. Subtract approx1mately 15 mmutes from the above times for the Fall Equmox. 21 September. 

I 



Name/Date Time(s) 

Summer Soltice 5:29 

21-Jun 6:00. 

6:00-6:30 

6:30-7:15 

7:15·10:15 

10:30 

12:00 

12:00-1:00 

1:00 

4:30 

4:45 

5:00-6:15 

6:15-6:30 

7:30-9:05 

9:0.5 

Shadow locatlOn I Charactenstlcs. 

Sunnse. 

Roy Building shadow decernible. 

Shadow cast Spnng garden Road to Brunswick St. where it commgles with other building shadows. 

Moves from BrunsWlck St. and crosses Market Street. 

Roy Building shadow cast across block between Prmce and Sackville Streets 

Roy Building shadow cast at West SIde of Barrmgton Street. 

Roy Building shadow leaves Barrmgton Street. 

Shadow cast only on buHding block and adjacent roof structure. 

Shadow cast on Granville Street (west to east) 

Shadow cast on Sackville Street (north SIde) commgled with adjacent building shadows. 

Roy Building shadow cast across mtersectlOn at Hollis and Sackville Streets. 

Roy Building shadow comingled with other building shadow across Brewery Market site. 

Shadow crosses Lwr. Water Street discernable but commgled with adjacent building shadows. 

Roy Building shadow crosses waterfront east of Lwr Water St. between 
Sackville and Salter Streets (north to south) 

Sunset (total hours of illuminatIOn - Sunnse to Sunset: 15.6) 



Name/Date Time(s) 

Winter Solstice 7:50 

21-Dec 8:15 

9:15 

9:30 

9:30-10:15 

10: 15-1 0:30 

10:50-11 :10 

11: 15 

11 :20 

12:15-2:00 

2:00-4:37 

4:37 

Shadow [ocatlOn/. CharactenstlCs 

Sunnse. 

Roy Building shadow commgled with other building shadows around the Metro Centre arena. 

Roy Building shadow discernable across Argyle Street 

Roy Building shadow leaves Argyle Street. 

Shadow across Grand Parade 

Crosses Barnngton St. near George St. 

Crosses Granville Street to ProVlnce House 

Shadow apparent at edge of PrOVlnce House site. 

Roy Building shadow comingled with shadow from ProVlnce House. Roy Building shadow slightly 
longer than Province House shadow extending on to George st. 

Roy Building shadow crosses Hollis Street. Some commgling with adjacent building shadows 1S seen. 

Roy Building shadow mdistmgUlshable from othe~ general shadow cast. 

Sunset (totai hours of illummatlOn - Sunnse to Sunset: 8.78) 




