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ORIGIN

Application by 1595 Investments Limited to enter into a development agreement to permit
a mixed use building at 1595 Barrington Street, Halifax.

June 16, 2009 Regional Council approval of the Downtown Halifax Secondary Municipal
Planning Strategy, which specifies that this application be considered under the planning
policies that were in effect at the time in which this application was submitted.

August 17, 2010 Regional Council approval of amendments to the Downtown Halifax
Secondary Municipal Planning Strategy and the Barrington Street Heritage Conservation
District Revitalization Plan that affirms that this application be considered under the
planning policies that were in effect at the time in which this application was submitted.

RECOMMENDATION

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

1.

Give Notice of Motion to consider the application by 1595 Investments Limited for a development
agreement at 1595 Barrington Street, and schedule a public hearing;

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

Require the development agreement be signed by the property owner and returned to HRM within
120 days, or any extension thereof granted by Council on request of the property owner, from the
date of final approval by Council and any other bodies as necessary, including applicable appeal
periods, whichever is later; otherwise this approval will be void and obligations arising hereunder
shall be at an end.
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EXECUTIVE SUMMARY

1595 Investments Limited has applied for a development agreement to redevelop a 3 storey
building at 1595 Barrington Street, Halifax. Although it is not a registered heritage property, the
building’s Art Deco style is recognized as being important.

1595 Investment proposes to retain two of the exterior walls of the building, facing Barrington
and Sackville streets, which are Art Deco in style. Above and stepped in from these walls, a
tower is to be constructed for either commercial or residential uses. The total height of the
building, including a mechanical penthouse, is approximately 173 feet from Barrington Street
and 191 feet from Granville Street. The number of storeys is to vary depending upon whether the
developer decides to pursue residential or commercial uses within the tower, as commercial
floor-to-ceiling heights are typically higher than those for residential uses. It is anticipated that if
the tower is developed exclusively for residential uses it will have 14 storeys, whereas if the
tower is developed exclusively for office uses, it will be12 storeys (from Barrington Street and
not including the mechanical penthouse). The appearance of the building will remain the same
for either option.

This application was submitted before Regional Council adopted the Downtown Halifax
Secondary Municipal Planning Strategy Plan and Barrington Street Heritage Conservation
District Plan on June 16, 2009. Regional Council has specified that this application be considered
through the policies that were in effect when the application was submitted; the policies of the
Halifax Municipal Planning Strategy (HMPS) and the Regional Municipal Planning Strategy

(RMPS).

This report considers the objectives and policies from the HMPS and the RMPS. It highlights
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. Based on these, the proposal is found to be consistent with the HMPS and
the RMPS and it is therefore recommended that Council enter into the proposed development

agreement.

BACKGROUND

Proposal

The property at 1595 Barrington Street, which is also bounded by Sackville and Granville Streets
(refer to Map 1), is 9,853 square feet in size. The building upon it, which almost completely
occupies the site, is comprised of:

. 3 storeys along Barrington Street and 4 storeys along Granville Street;

. stone facades along Barrington and Sackville streets that are of an Art Deco style and a
brick face along Granville Street;

. storefront windows and entrances along Barrington and Sackville Streets and service
entrances and exhaust equipment facing Granville Street; and

o two commercial uses;
. the Discovery Centre, which is a science and technology educational centre that is

open to the public, that occupies the 3 floors off Barrington Street; and
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o Reflections Cabaret, a bar that occupies the floor below the Barrington Street level
and which is accessed off Sackville Street.

Referred to as the “Zellers Building”™ or “Discovery Centre,” the site 1s not a registered heritage
property. However, the Barrington Street Heritage Conservation District Revitalization Plan
recognizes that it has significant heritage value, noting that:

. “The former Zellers building is the best example of the Art Deco style in HRM;” and

. “The former Zellers store makes a considerable contribution to the character of the
downtown Barrington streetscape. ...”

1595 Investments Limited proposal is to:

. exercise every effort to retain the facades of the existing building that face Barrington and
Sackville streets, and should this be impractical, to re-establish the facades as stone walls;

. establish an interior parking garage for 34 vehicles, that will be accessed with new
entrances off Sackville and Granville streets;

. continue to have pedestrian-oriented commercial uses facing Barrington Street, with a new
commercial space upon Granville Street;

v establish a new entrance and lobby off Granville Street; and

. construct a tower with a clear glass curtain wall, above and stepped in from the exterior

walls that are to be retained along Barrington and Sackville streets.

The total height of the building, including a mechanical penthouse, is approximately 173 feet
from Barrington Street and 191 feet from Granville Street. The number of storeys is to vary
depending upon whether the developer decides to pursue residential or commercial uses within
the tower, as commercial floor-to-ceiling heights are typically higher than those for residential
uses. The appearance of the building will remain the same for either option.

The original application submission was for a taller building. In November 2009, the developer
decided to reduce the height of the building by approximately 43 feet. This was done to improve
the relationship of the proposal to its surroundings. The original submission was also revised to
include windows along the south side of the tower to address possible concerns about this
elevation having a lack of fenestration.

Surroundings
The immediate surrounding area is comprised of the following buildings (see Map 3):

. next to the site, at 1581/89 Barrington, is the “Keith Building” or “Green Lantern
Building” which is a 4 storey (from Barrington Street) mixed use commercial building that

is a registered heritage property:

. across Barrington Street is the:
1) “Tramway Building,” at 1598 Barrington Street, which is a 5 storey retail and office
building;

i1)  “Tip Top Tailor Building,” at 1592 Barrington Street, which is a 2 storey retail
building;
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1i1)  “Church of England Institute” or “Khyber Building,” at 1588 Barrington Street,
which is a 3 storey mixed use commercial and institutional building that is a
registered heritage property;

o diagonally across Barrington and Sackville streets is the “Canada Permanent Trust
Building,” at 1646 Barrington Street, which is a 7 storey mixed use building with ground
floor commercial and upper floor residential uses;

° immediately across Sackville Street are,

i) the “D’Allaird Building” or “Vogue Optical Building,” at 1645 Barrington Street,
which is a 4 storey retail and office building;

ii)  the “Moda Capelli” Building at 5185-87 Sackville Street, which is a 3 storey mixed
use commercial building;'

i) the “Brooks Travel” Building at 5181 Sackville Street, at the intersection of
Granville Street, which is a three storey mixed use commercial building;

. diagonally across Granville and Sackville streets is the Centennial Building, a 13 storey
(from Granville) office building; and
. immediately across Granville Street is the vacant Texpark property which has an expired

development agreement that allowed for a twin-tower building of 26 storeys (from
Granville Street) and a height of 285 feet (see Map 3).

Beyond the immediate surroundings of the site, buildings are varied in style, age, height, and
heritage status.

DISCUSSION

HRM by Design/Downtown Plan

1595 Barrington Street is within the Downtown Halifax Secondary Municipal Planning Strategy
Plan area and the Barrington Street Heritage Conservation District Plan area, which were
adopted by Regional Council on June 16, 2009. This application was made on January 5, 2009,
when these documents were not in place. Regional Council has addressed this situation by
specifying that this application be considered against the policies that were in place when the
application was made. This is explained in the Downtown Halifax Secondary Municipal
Planning Strategy Plan:

“During the course of preparation of this Plan, development continued to occur in
the Plan area according to the previous MPS policies and land use by-law
requirements. At the time of Plan adoption, development agreement applications
in various stages of review and approval remained in progress. In consideration of
the fact that these projects were designed within the parameters of the previous
policies of the Halifax Municipal Planning Strategy, the substantial investment
made in the preparation of such applications and that they were submitted in
advance of this Plan being given {irst reading by Council, it is reasonable that

"The Moda Capelli and Brooks Travel Buildings, along with the Roy Building, are part of a
current proposal for an office building that is to be 16 storeys above Barrington Street and 18
storeys above Granville Street with a total height, including penthouse level. of approximately
250 feet above Granville Street (Case 01172).
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provision be made to allow Council to consider them after the effective date of
this Plan under the previous policies. ...” (section 8.6A)

From this, the following policy of the Downtown Halifax Secondary Municipal Planning
Strategy applies:

Policy 90A

“Applications for development agreements on file on or before March 31, 2009 shall
be considered under the policies in effect at the time the complete application was
received. Where any such application is withdrawn, significantly altered, or rejected
by Council, any new development proposal shall be subject to all applicable
requirements of the Land Use By-law.”

Similar policy provisions have been made within the Barrington Street Heritage Conservation
District Plan.

Based on this policy directive, the former policies of the Halifax Municipal Planning Strategy
(HMPS) and Regional Municipal Planning Strategy (RMPS) are the context for considering this
application.

Halifax Municipal Planning Strategy CBD Policy Context

Based upon the applicability of the former planning documents, 1595 Barrington Street is within
the C-2 (General Commercial) Zone of Halifax Peninsula Land Use By-law (LUB), which
permits a wide range of commercial and residential uses. Section 84 of the LUB specifies that
development of over 40 feet in height is to be considered and approved by development
agreement, pursuant to the policies of the Halifax Municipal Planning Strategy (HMPS). In the
HMPS, the property is in the Commercial designation and in the Central Business District. The
Central Business District is further divided into 11 Sub-areas, of which the property is located in
both Sub-area 8 and 10, characterized as follows:

“8. Barrington Street Circulation Area - A sub-area focussed on Barrington Street
10,  Granville Street Area - A sub-area of office and mixed-use between Hollis
Street an the western side of Granville Street to Prince Street.”

The policies of the Central Business District are most relevant in the evaluation of the proposal
in light of the HMPS. A review of these is found in Attachment B (Review of the CBD.
Objectives and Policies from the HMPS). From this review the policies concerning the following
matters are highlighted. “

Views
The HMPS and LUB protect certain views that are relevant to this application as follows:

. Viewplanes: View planes extending from the Citadel limit building height within their
path. The property does not fall within a view plane,
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° 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
developer has lowered the height of the building so that it now appears on the plans as
being well below the maximum rampart height. The proposed development agreement
requires that this be confirmed by a Surveyor.

. Building Heights in Vicinity of Citadel: The HMPS sets “low to medium rise” height
limits “immediately adjacent to Citadel Hill and increasing with distance therefrom.” The
property is 5 blocks from Citadel Hill and is therefore not adjacent to it.

] Views Along Fast-West Streets: The HMPS states that; “views of and from the harbour
along the east-west streets should be conserved.” Sackville Street is one of those east-west
streets. The view along Sackville Street is not impacted by the proposal.

. Rooftop Landscaping: The HMPS encourages rooftop landscaping in situations where the
rooftops can be seen from the Citadel, taller buildings, or other parts of the city. The
proposal includes landscaping upon the building.

Block Pattern

Policies 7.1 and 7.1.2 require that the existing block pattern be respected. While the proposal is
for a tall building, the block pattern is maintained. There are no street closures through the
application and property is of a limited size, consistent with the original layout of blocks and
properties.

Complementary to Adjacent Buildings of Historic Significance

Policy 7.2.1 states that:

“The exterior architectural design of new buildings should be complementary to any
adjacent ones which are designated as being of historic significance or important to
the character of the CBD; in such instances, the careful use of materials, colour,
proportion, and the rhythm established by surface and structural elements should
reinforce those same aspects of the existing buildings.”

It is important to note that there are a significant number of adjacent registered heritage
properties and other buildings that, although not registered, are important from a contextual
perspective. This includes the adjoining Green Lantern Building. The proposal favourably
responds to this policy through its retention of the existing building facades facing Barrington
and Sackville streets. With this, from the perspective of a pedestrian within the immediate
surroundings of the property, the existing character will be retained. Further away, the
contrasting materials and shape of the tower portion of the buildings helps to highlight the
existing building and its important features.

Other Scale and Massing

The emphasis in sub-section 7 on scale and massing, requires a balance that Council has dealt
with in the past. Of note is the approval of a development agreement for a tower on the abutting
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Green Lantern Building property, which is summarized in the current staff report for the Roy
Building redevelopment (case 01172) as follows:

“This proposal is not the only tall building proposed on Barrington 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 property (Civic 1585 Barrington 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 from the front
and rear property lines in a similar fashion to the existing proposal. The Green
Lantern buildings Barrington 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 believe Council should be made aware of it.”

Wind

Policy 7.5 specifies that, “The design of new developments in the CBD should be such that
normal wind levels on outdoor pedestrian routes and in public open spaces will be acceptable.”

A preliminary wind study has been submitted in support of the application (Schedule W-1 of the
Proposed Development Agreement). It examines the expected wind impacts upon the
surrounding sidewalks both with and without the possible development of the Tex-park site,
which has a development agreement upon in that allows for a tall twin-towers building. The wind
study concludes that the development proposal will not negatively impact pedestrian comfort for
walking, either with or without the development on the Tex-park site. The development
agreement requires that this be confirmed through a full wind tunnel test and study prior to the
issuance of a development permit.

Shadow

Policy 7.6 of the HMPS specifies that, “The design of new developments in the CBD should be
such that there will be a minimal amount of shadow cast on public open spaces.” A shadow study
has been submitted that includes animation of the shadows that are cast from buildings in the
Downtown, and with this, the expected shadow from the proposed building. This is done for
March 21 and September 21 (the Spring and Fall Equinoxes), June 21 (the Summer Solstice),
and December 21 (the Winter Solstice). An accompanying “Explanatory Note” highlights the
shadow impacts from the proposal.

There are 3 public open spaces of significance that are impacted by the proposal: the Waterfront,
the Grand Parade, and Citadel Hill. However, the Explanatory Note shows that the shadow
impacts over these spaces are not for significant periods of time and in many instances, they will
be merged with those of other buildings. It is therefore found that there will be minimal shadow

cast on public open spaces.
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Halifax Municipal Planning Strategy City-wide Policy Context

In addition to the CBD policies, the HMPS has “City-wide” objectives and policies. The most
relevant of these with respect to this application are found in Attachment C. The review of these
finds that the proposal meets the City-wide provisions of the HMPS.

Regional Municipal Planning Strategy

The RMPS is concerned with the relationship of new development and abutting registered
heritage properties, through Policy CH-2; a review of which is found in Attachment D. The
Green Lantern Building is an abutting registered heritage property. Of particular relevance to this
proposal, this policy specifies that development relate in a positive way to abutting heritage
buildings within the pedestrian realm. With the retention of the facades of the existing building
that face Barrington and Sackville streets, it is found that the development does not have a
negative impact upon the pedestrian realm.

Policy CH-2 also specifies that, “any additional building height proposed above the pedestrian
realm mitigate its impact upon the pedestrian realm by incorporating design solutions, such as
setbacks from the street wall and modulation of building massing, to help reduce its apparent
scale.” This policy intent is met with the tower being differentiated from the base through its
confrasting material and step-in above the base of the building from Barrington and Sackville

Streets.
Highlights of Proposed Development Agreement

The proposed development agreement specifies various terms, including that:

° the development be constructed pursuant to the plans shown in Schedule B;

° the number of storeys may be varied provided that the height specified on the plans is not
exceeded;

. every effort be made to retain the facades facing Barrington and Sackville Streets and that

if they are unable to be retained, that they be reestablished using the same type of stone and
in same style and detailing as the existing facades;

e . rooftop landscaping be established upon the base of the building;

. the commercial spaces on the ground floor along Barrington Street be comprised
pedestrian-oriented uses such as retail stores; and

° the development is to commence within 3 years and be complete within 6 years of

Council’s approval.

The commencement and completion clauses, requiring the project start within three years and be
complete within six years, are consistent with Council’s policy in this regard for development
agreement applications which were submitted prior to the adoption of the Downtown Halifax
Secondary Municipal Planning Strategy:.

Certain terms of the proposed development agreement are identified as being non-substantive
and may be amended by Regional Council in the future, without public consultation. These
include changes respecting:
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o the architectural appearance, materials, and colours of the building as shown on the
Schedules;

. integration of roof mounted mechanical and telecommunication equipment into the roof
design;

J the requirements that functional elements such mechanical equipment be screened:’

o the requirements related to parking;

. the building lighting provisions;

° the sign provisions;

. the landscaping provisions;

o the building as a result of recommendations from the full wind tunnel testing study;

. the matters that are required prior to the issuance of permits; and

° the requirements for the undergrounding of wires.

The above list is quite extensive because any future changes to the development agreement,
beyond those matters that have been identified as “non-substantive,” will not be enabled. This is
as a result of the adoption of the HRMbyDesign documents, which has replaced the development
agreement form of approval with a site plan approval process.

Conclusion

The development proposal for 1595 Barrington Street is found to be consistent with the
objectives and policies of the HMPS and RMPS. 1t is therefore recommended that Council
approve the proposed development agreement.

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 of this
Agreement. The administration of this Agreement can be carried out within the approved budget
with existing resources in C310- Planning & Applications.

FINANCIAL MANAGEMENT POLICIES/BUSINESS PLAN

This report complies with the Municipality’s Multi-Year Financial Strategy, the approved
Operating, Project and Reserve budgets, policies and procedures regarding withdrawals from the
utilization of Project and Operating reserves. as well as any relevant legislation.

COMMUNITY ENGAGEMENT

The community engagement process is consistent with the intent of the HRM Community
Engagement Strategy. The level of community engagement was consultation, achieved through a
Public Information Meeting held on March 26, 2009. A public hearing has to be held by Council
before they can consider approval of any amendments.

For the Public Information Meeting, notices were posted on the HRM website, in the newspaper,
and mailed to property owners within the notification area as shown on Map 2. Attachment E
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contains a copy of the minutes from the meeting. Should Council decide to proceed with a public
hearing on this application, in addition to the published newspaper advertisements, property
owners will be notified within the notification area.

The proposed development agreement will potentially impact the following stakeholders: local

residents, property owners, persons and groups interested in heritage preservation, local
businesses, and the Downtown Halifax Business Commission.

ALTERNATIVES

1. Council may approve the proposed development agreement. This is the recommended
course of action.

2. Council may refuse the development agreement and, in doing so, must provide reasons
based on conflict 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 Location and Zoning

Map 2 Area of Notification

Map 3 Context

Attachment A Proposed Development Agreement with Schedules

Attachment B Review of the CBD Objectives and Policies from the HMPS

Attachment C Review of the Most Relevant City-wide Objectives and Policies from the

HMPS
Attachment D Review of the Most Relevant Policies of the RMPS
Attachment E Public Information Meeting Minutes

Attachment F Shadow Study Summary
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A copy of this réport can be obtained online at http://www halifax.ca/council/agendasc/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: Richard Harvey, Senior Planner, 490-5637
~ Original Signed
Report Approved by: - o
‘ Austin Frencﬁ:‘l@[anager, Planning Services, 490-6717
Original Signed
Financial Approval by:
Cathie O’Toole, CGA, Director of Finance, 490-6308
iginal Signed
Report Approved by: Ql' 9 d

Paul Dunphy, Director, Cyﬁ;munity Development, 490-4933
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Attachment A
Proposed Development Agreement

THIS AGREEMENT made this day of .20

BETWEEN:

INSERT DEVELOPER NAME,
a body corporate, in the Province of Nova Scotia
(hereinafler called the "Developer")

OF THE FIRST PART
-and -

HALIFAX REGIONAL MUNICIPALITY,
a municipal body corporate, in the Province of Nova Scotia
(hereinafter called the "Municipality

OF THE SECOND PART

WHEREAS the Developer is the registered owner of certain lands located at PID
and identified as 1593-95 Barrington Street, Halifax 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 building greater than 40 feet in height pursuant to the
provisions of the Halifax Regional Municipality Charter and pursuant to Policy 3.5.1 of the
Implementation Policies of Halifax Municipal Planning Strategy and Section 84 of the Halifax
Peninsula Land Use By-law;

AND WHEREAS Regional Council approved this request at a meeting held on
, referenced as Municipal Case Number 01231;

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

PART 1: GENERAL REQUIREMENTS AND ADMINISTRATION

1.1 Applicability of Agreement

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



1.2

1.3

1.4

1.5

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

1.2.1

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 in effect on October 23, 2009 and the Regional Subdivision By-
law, as may be amended from time to time.

Applicability of Other By-laws, Statutes and Regulations

1.3.1

Conflict

1.4.1

1.42

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 and Federal Governments and the
Developer and/or lot owner agree to observe and comply with all such laws,
by-laws and regulations in connection with the development and use of the
Lands.

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 all
servicing systems and utilities shall be the responsibility of the Developer. All
design drawings and information shall be certified by a Professional Engineer
or appropriate professional as required by other approval agencies.

Where the provisions of this Agreement conflict with those 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 provincial or federal statute or
regulation, the higher or more stringent requirements shall prevail.

Where the written text of this Agreement conflicts with information provided
in the Schedules attached to this Agreement, the written text of this Agreement
shall prevail.

Costs, Expenses, Liabilities and Obligations

1.5.1

The Developer shall be responsible for all costs, expenses, liabilities and
obligations imposed under or incurred 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

1.6.1  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: DEFINITIONS

2.1 Words Not Defined under this Agreement

2.1.1  All words unless otherwise specifically defined herein shall be as defined in the
applicable Land Use By-law and Subdivision By-law.

2.2 Definitions Specific to this Agreement
2.2.1  The following words used in this Agreement shall be defined as follows:

“Building” means the building that is the subject of this Agreement and as
shown in its Schedules.

“Cultural Uses” means uses oriented towards the arts and the improvement of
knowledge and skills.
o

“Development” means the development of the Lands pursuant to this
Agreement.

PART 3: USE OF LANDS, SUBDIVISION AND DEVELOPMENT PROVISIONS

3.1 Schedules

3.1.1  The Developer shall develop and use the Lands in a manner, which, in the
opinion of the Development Officer, is generally in conformance with the
Schedules attached to this Agreement, unless further specified under this
Agreement, and filed in the Halifax Regional Municipality as Case Number
01231:

Schedule A Legal Description of the Lands

Schedule B Site Plan

Schedule R-1 Building Elevation (Sackville Street - North)
Schedule R-2 Building Elevation (South)

Schedule R-3 Building Elevation (Granville Street - East)
Schedule R-4  Building Elevation (Barrington Street - West)
Schedule R-5  P1 Parking Level

Schedule R-6  Granville Level & P2 Parking Level
Schedule R-7 Floor Plan - Barrington Street Level Retail
Schedule R-8  Floor Plan - Levels 2 and 3



3.2

3.3

3.4

Schedule R-9  Floor Plan - Typical Levels 4 through 14
Schedule W-1  Wind Assessment Report

Permitted Land Uses

| OS]
o)
—
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Permitted uses for the development shall be:

Any business or commercial enterprise permitted by the C-2 (General
Business) Zone;

Cultural uses;

Institutional uses;

Residential uses; and

Accessory uses to any of the foregoing uses.

Notwithstanding 3.2.1, only the following uses shall be permitted within areas
identified as “storefronts” upon the Schédules, immediately facing Granville
Street and Barrington Street:

Retail uses;

Restaurants;

Lounges / Entertainment uses;
Personal service uses; and
Cultural uses.

Modifications to Floor Plans, Number of Storeys, and Height

3.3.1

(5]
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Changes to the interior floor areas identified on the Schedules shall be
permitted provided that other requirements of this Agreement are met.

Provided that the appearance of the building as shown on the Schedules is
retained and that all other requirements of this Agreement are met, there may
be a reduction in the number of storeys of the building.

Provided that all other requirements of this Agreement are met, there may be a
reduction in the height of the building.

View Requirements

3.4.1

For greater certainty, with regard to clause 3.1.1 (the Schedules of this
Agreement), and notwithstanding any other provision of this Agreement, no
element of the building, including any fixture which is to be attached to the
building, shall violate the rampart requirements of the Land Use By-law,



3.6

3.7

3.8

39

Existing Facades

"
J.D.

5.1 Every effort shall be made 1o retain the existing facades identified on the
Schedules. If these facades are required to be removed to enable the
development they shall be rebuilt, and if they are damaged, they shall be
restored using the same type of stone, and with same style and detailing, as the
existing facades.

3.5.2  Where minor repairs to the facades are required precast concrete or other
materials may be used provided that the colour, style, and detailing of the
facades is retained.

Awnings

-

J.

6.1  Where fixed or retractable awnings are shown on the Schedules as encroaching
into the Municipal right-of-way, such encroachments shall be subject to
separate Municipal approval pursuant to 1.3.1.

Roof Mounted Mechanical and Telecommunication Equipment

o)
J.

(U8

7.1 Roof mounted mechanical equipment shall be as generally shown on the
Schedules. Changes to the number, placement, size, and type of mechanical
equipment shall be permitted where said equipment is visually concealed in a
manner that is consistent with that which is shown on the Schedules.

7.2 Roof mounted telecommunication equipment shall be integrated into the roof
design of the building,.

Functional Elements

ol

3.

8.1  Other than roof mounted mechanical equipment, pursuant to 3.7.1, mechanical
equipment, exhausts (except exhausts for individual dwelling units), propane
tanks, electrical transformers, and other utilitarian features shall be visually
concealed from abutting properties, including municipal rights-of-way.

8.2 There shall be noise and odour reduction measures to reduce the impact of
mechanical equipment, including exhaust fans, upon the lands and the
surrounding properties.

Parking

Y

J.

]

9.

9.1 Vehicular parking shall be established as shown on the Schedules.

The Developer shall provide bicycle parking pursuant to the bicycle parking
requirements of the Land Use By-law.

[N



3.10

3.11

3.12

3.13

3.9.3  Notwithstanding 3.9.1, the developer may construct additional levels of
underground parking, below those that are shown on the Schedules.
Building Lighting

3.10.1  This Agreement shall not oblige the Developer to illuminate the building, but
where the building is illuminated, such illumination shall generally comply
with the Schedules.

Lighting for signage, walkways, patios, balconies, and entrances shall be
permitted and is not subject to 3.10.1.

s
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3.10.3 The lighting pursuant to 3.10.1 and 3.10.2 shall be directed away from
surrounding properties, including municipal right-of-ways except to the extent
as shown on the Schedules.

(s }
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Lighting shall be not include illumination that flashes, moves, or varies in
intensity.

3.11.1  Signs shall be permitted pursuant to requirements of the Land Use By-law.

3.11.2  Notwithstanding 3.11.1, signs that are to be located upon the existing building
facades, identified on the Schedules and facing Barrington Street and Sackville
Street, or replacements thereof (pursuant to Section 3.5), shall be subject to the
sign requirements of the Heritage Conservation (Barrington Street) District By-
law (By-law H-500).

Outdoor Storage and Display

3.12.1 No outdoor storage or outdoor display shall be permitted.

Landscaping

3.13.1 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 the Schedules.
Planting types shall be suitable for a rooftop environment and conform to the
Canadian Nursery Trades Association Metric Guide Specifications and
Standards and sodded areas to the Canadian Nursery Sod Growers’
Specifications.

w2
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.13.3  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

(OS]
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common and botanical names (species and variety). Mass shrub plantings or
mixed shrub and ground cover plantings are preferred instead of perennial

beds.

Prior to issuance of an Occupancy Permit, the Developer shall submit 1o the
Development Officer a letter prepared by a member in good standing of the
Canadian Society of Landscape Architects certifying that all landscaping has
been completed according to the terms of this Development Agreement.

Notwithstanding the above, an Occupancy Permit may be issued provided that
the weather and time of year does not allow the completion ot 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 certified cheque or automatically renewing, irrevocable
letter of credit 1ssued by a chartered bank. The security shall be returned 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 returned to
the Developer upon completion of the work and its certification.

3.14 Wind Mitigation Measures

3.14.1

3.14.2

3.14.3

Prior to the issuance of a development permit for construction, the Developer
shall undertake wind tunnel testing of the development by a qualified
professional and submit a report to the Development Officer that:

(a)  Confirms that the sidewalks abutting the development will have a levels
of comfort that fall within meet the categories of “standing” or walking”
as identified in Schedule W-1; and

(b) Where necessary, proposes wind mitigation measures to achieve said
expected levels of wind comfort.

Pursuant to 3.14.1, proposed mitigation measures may include modifications to
the development, but such modifications shall not be so substantial that they, in
the opinion of the Development Officer, are inconsistent with the Schedules or
other terms of this Agreement.

Pursuant to 3.14.2, proposed modifications shall be identified on the building
plans submitted for a development permit for construction and be completed
prior to the issuance of an occupancy permit.



3.15 Maintenance

3.15.1

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.

3.16 Requirements Prior to Approval

3.16.1

3.16.3

Prior to the issuance of a Development Permit and a Building Permit for the
building, the Developer shall provide the following to the Development
Officer:

(a)  Writlen certification and plans from a Professional Surveyor that the
completed building complies with the rampart requirements of the Land
Use By-law pursuant to Section 3.4,

(b) The landscape plan prepared pursuant to Section 3.13;
(c) The wind mitigation measures pursuant to Section 3.14; and

(c) Confirmation of the undergrounding arrangement in accordance with
Section 4.2 of this Agreement.

Prior to the issuance of an Occupancy Permit for any of the components of the
development on the Lands, the Developer shall provide all of the following to
the Development Officer:

(a)  Written certification and plans from a Professional Surveyor that the
completed building complies with the rampart requirements of the Land
Use By-law; and

(b) Confirmation of the landscaping requirements pursuant to Section 3.13.

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, licences, and approvals required to be obtained by the Developer

pursuant to this Agreement.



PART 4: STREETS AND MUNICIPAL SERVICES

4.1 General Provisions

41.1

4.1.2

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.

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 responsibility of the Developer and
shall be reinstated, removed, replaced, or relocated by the Developer as
directed by the Municipal Engineer.

4.2 Underground Services

4.2.1

The Developer agrees to place all primary and secondary utility services
(electrical and communication distribution systems) underground. In addition
to being responsible for the full cost of placing secondary services
underground, the Developer agrees to pay for all infrastructure costs required
to place the primary utility services underground that are currently above
ground within those portions of Barrington Street, Sackville Street, and
Granville Street which abut the Lands. The Developer is responsible for
meeting the requirements of applicable utility companies.

The Municipal Engineer may waive or alter the requirements of 4.2.1 where
improvements to utility services are necessary that are beyond the obligations
of the Developer as specified in clause 4.2.1 and the Developer is unable to
secure such improvements from an applicable utility provider.

4.3 Proposed Encroachments

4.3.1

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 5: ENVIRONMENTAL PROTECTION MEASURES

5.1 Archacological Monitoring and Protection

5.1.1

The Lands 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 Herilage
prior to any disturbance of the site and to comply with the requirements set
forth by the Province of Nova Scotia in this regard.



5.2 Sulphide Bearing Materials
5.2.1  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 6: AMENDMENTS
6.1 Substantive Amendments
6.1.1  Amendments to any matters not identified under Section 6.2 shall be deemed
substantive and may only be amended in accordance with the approval
requirements of the Halifax Regional Municipality Charter.

6.2 Non-substantive Amendments

6.2.1  The following items are considered by both Parties to be non-substantive and
may be amended by resolution of Council:

(a)  Changes to the architectural appearance, materials, and colours of the
building as shown on the Schedules;

(by  Changes to the Roof Mounted Mechanical and Telecommunication
Equipment provisions specified in Section 3.7;

(¢) Changes to the Functional Elements provisions specified in Section 3.8;
(d) Changes to the Parking provisions specified in Section 3.9;

(e) Changes to the Building Lighting provisions specified in Section 3.10;
(f)y  Changes to the Signs provisions specified in Section 3.11;

(g) Changes to the Landscaping provisions specified in Section 3.13;

(h)  Changes to the building pursuant to the wind mitigation measures /
solutions specified in clause 3.14.2;

(i)  Changes to the Requirements Prior to Approval provisions specified in
Section 3.16; and

()  Changes to the Underground Services provisions specified in Section 4.2.



PART 7: ENFORCEMENT AND RIGHTS AND REMEDIES ON DEFAULT

7.1 Enforcement

7.1.1  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 obtaining 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 (24) hours of receiving such a request.

7.2 Failure to Comply

7.2.1  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)

(b)

(©)

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 be an adequate remedy;

The Municipality may 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
lien on the Lands and be shown on any tax certificate issued under the
Assessment Act;

The Municipality may by resolution discharge this Agreement, in whole
or in part, 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; and/or,

In addition to the above remedies, the Municipality reserves the right to
pursue any other remedy under the Halifax Regional Municipality
Charter or Common Law in order to ensure compliance with this
Agreement.



PART 8: REGISTRATION, EFFECT OF CONVEYANCES AND DISCHARGE

8.1

8.2

8.4

Registration

8.1.1

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

Subsequent Owners

8.2.1

8.2.2

This Agreement shall be binding upon the Parties thereto, their 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.

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

Commencement of Development

8.3.1

In the event that development on the Lands has not commenced within 3 years
from the date of execution of this Agreement, the Agreement shall have no
further force or effect and henceforth the development of the Lands shall
conform to the provisions of the Land Use By-law.

For the purposes of clause 8.3.1, commencement of development shall mean
the issuance of construction permits and the commencement of work for the
parking levels shown on the Schedules.

Completion of Development

8.4.1

8.4.2

The development shall be substantially complete within 6 years of the
execution of this Agreement.

Upon the completion of the development or portions thereof, or after 6 years
from the date of execution of this Agreement, whichever time period is less,
Council may review this Agreement, in whole or in part, and may:

(a) Retain the Agreement in its present form; or
(b) Discharge this Agreement on the condition that for those portions of the

development that are deemed complete by Council, the Developer’s
rights hereunder are preserved and the Council shall apply appropriate



zoning pursuant to the planning documents that are in effect at the time
of the discharge.

WITNESS that this Agreement, made in triplicate, was properly executed by the respective
Parties on this day of ,ADL 20 .

SIGNED, SEALED AND DELIVERED [INSERT DEVELOPER NAME]

in the presence of

Per:

)

)

)

)

)

)

SEALED, DELIVERED AND )
ATTESTED to by the proper )
)

)

)

)

)

)

)

signing officers of Halifax Regional HALIFAX REGIONAL MUNICIPALITY
Municipality duly authorized
in that behalf in the presence

of

Per:

MAYOR

Per:

MUNICIPAL CLERK
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Schedule W-1 Wind Assessment Report

December 16 2008 %5@%’%@? Tech

L_) O

i
15 HWV(:‘SUHP:*WS L Engineer« Simulats» Innovate

ite 700 1801 Lower Water Strest e,
\'l $ N

Ref. Updated Pedestrian Wind Assessment for
Proposed Development at 1595 Barrington Street,
Halifax

Dear Mr Medjuck

SimuTech Group i1s pleased to provide the f owmag visual assesament for the
proposed building development at 5’5 Barnngon Strces i Halifax

The proposed dewlapnw Nt is 30»39 ea at 1535 Barrington St and is bounded by
e

Sackville 51 (ncrth sidel and Granwvilie St ieast side; 1t s approximately 170 feet
tali Tneb s!dmg description and IO’ ton are shown in Figures 1 and 2 1t
should be noted that currently the region gast of the proposed development is
relatively open to the waterfront and l*m'm:— exposed to easterly winds  There 13

oy

separate proposal (Case UO/ 8 that has been approved by the City of Halifax
for atwo 27 story (285 feet) building development (former Texpark site) iocated
gast of 1595 Barnngton Street and which will provide blockage for t hc5~ winds
QOur review looks at potrntza- effects with and without this two building
development The 30 data utilized in this review was provided by Duﬁ'us
Romans Kundzins Raunsefell Lid

» ~
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Schedule W-1 Wind Assessment Report

1.0 Technical Backaround

Large buildings can impact the local wind velocities experienced at pedestrian
level. Firstly, wind profile is not constant with elevation, the higher one goes, the
qreater the wind veiocity becomes. Talier buildings extend up into higher velocity
winds and will alter the flow. Basically, as air hits a flat surface, it is defiected in
all four directions. The upwards direction is not of concern for thus study. The in-
plane defiection (or to the left and right) can cause an increased wind veiocity at
the buiiding corners  The downward deflected alr, or downwasnh, directs the air
towards the ground where it is redirected again

Where large bulldings are located in close proximity, the effects from one building
will interact with the other.

Pedessrian wind comfort is evaluatad based on the percentage of fime wind is in
various categories considered comfortable for specific activities. Experience and
research on pepple's perception of mechanical effects of wind has shown that if
certain wind speed leveis excesed the category for more than 20% of the time, the
activity leve’ for that category would be judged to be uncomiortable by most
people. It shouid be noted that in general public's insensitivity to smali changss
in wind speed would be 5%. The evaluation of the region is based on the
Comfort Criteria presented in Table 1 for Gust Equivalent Mean (GEWM) values.

For the proposed 1585 Barrington Stree! building, the iocal region is evaiuated
with respect to sianding and walking conditions. No local region has been
identified for sitfing. The proposed building is maintaining the original fagade,
and hence the utiization of the sidewalk beside the buliding remains unchanged
&g such, a relative comparison between existing and proposed configurations
can be made for pedestrian comfort.

branches are moved.

GEM Wind Criteria Comfortable | Description
Speed Activity
0-10 km/hr >80% Situng ‘ Wind felt on face,
0 -14 km/hr | =B0% Standing . Leaves and small twigs in constant motion;
‘ i Wind extends light flags.
0-19km/hr | >80% | Walking ; Wind raises dust and loose paper, Small
i

»204% Uncomdfortable ;| Range in speeds causimg small tees to sway
o up 1o whole trees in motion where walking
‘ against the wind is uncomlonable

> I8 km fhr

Table 1: Comfort Criteria Table
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2.0 15985 Barrinaton Street Assessmeant

2.1  Review with Easterly Two Bullding Development {former
Texpark Site) in Consideration

Wind spesd data was obtained for the Shearwater Airport in Halifax for the period

210 2002, The gata :s for the seasonal perinds. winter {Nov-Apr) and
summaer {May-Oct) (Figure ). Based on thig avaiable prevailing wind spesd
data, a few wind phenomena have been identified around the 1595 Barringion
Street arez  Since the bottom four floors of the proposed 1595 Barrington Street
building will reuse the existing stone facade (and thus the shape at pedestrian
isve! will go unchangsad), only the addition of the remaining floors will be taken
into consideration when assessing changes in wind patierns for pedestrian

o~
5(.‘1:”?)‘

The first and foremost concern in a high-rise buitding is the downwash caused by
the defiection of the winds from the upper Ievels Smﬁe 1595 Barrington Street
buitding will be sharing e south wall with an emsr ng structure (no sidewalk on
south side), anly the north, east and west sidewalks would pedestrian wind
comiort potentialty be affected

The prevaient westerly winds typical of winter months would normally creale a
downwash effect onto the Barrington Stree! sidewalk and entrances (found on
the south westiace). In this case, the building's design and shape will help

mitigate this effect. The western comer of the building (Figure 4) is rounded.
This rounded shape will more than likely cause the wind to wrap around the
building ratner than be ceflected down o pedestnian levels as it would by hitting a
fiat face. This may also assist in regucing downwash that would occur on the
easterly buildings if the Barrington Street bullding was not there.

Figure 4: Effect of snaps on mitigating wasterly downwash at 1585 Barringion

ez gt Tl BT (e oy DAL Rt
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The easterly winds sean during Summear months could also cause deflection
issues, but the effect is mitigated by the presence of approved new demiopmm‘i
which will shieid the east face of 1585 Barnngton {(Figure 5. dofted green arrow).

Since e downwash efect due to south, wes! and east winds 18 predictad tC
‘OW only the northern wmdc in the wintar months may create downwasn is

Northerly winds (F gure 5, sohd red arrow) may hit the large north face and
Gu‘:e downwards 10 varas the Sackvilie Street sidewaik. The north-wes! edge
of this face has & curved profite that may assist tne northerly wind (o pass around
the building on this side, nelping to mitigate the downwash. However, on the
northern face there is also a concave inwards curve that may ‘catch’ the wind,
directing more downwards. It should also be noted that the building's lower
facade protrudes out from the main buliding structure (Figure 3} in this region.
This is expected o provide some protection {o the sidewalk below as it will
redirect a portion of the downwash outwards, across the sireet, sheliering
pedestrians on the sidewalk and entrances. The buildings north of Sackville will
offer little resisiance 1o the wind and thus wili not help reduce this northarly
downwash effect. 1595 Barrington St has no entrances from Sackvilie St only
large windows with store displays will be present. The downwash may impact air
fiow on the sidewalk across Sackville Sireet

U” (Y)

(e
SUs

The only other predictable effect which may influence pedestrian leve’ winds is
funneling of south winds and north-westerty winds. Since both sides of Granvilie
Street will have hign rise structures {existing and 15985 Barrington), the fiow may
channel and accelerate down Granvilie Sireet. The summer months see a
prevailing wind from the south, and the winter months see a prevailing wind from
the north west {Figure 5, dashed blue arrow). However. the summaer winds are
anticipalad not to be strong, as reflectad by the small percantage of gust winds
over 30 km/hr {(Figure ©). Furthermore, the winter wind spsaeds over 30 Km/hr are
perpendicular to the funneling direction (Figure 8) and are not critical for this

aHeact.

A wind wunnel study was periormed by Rowan, Wiliiams, Davis and Irwin inc.
(RAWDI) on the two building development at the former Texpark site. 1 is

summarized in the Halifax Council Report, Case 00709 Development Agresment
- Former Texpark Site. Halfax, Attachment A, March 21, 2006 The testing
conciuded the conditions on Sackviile Street were not significantly different,
which wouic make them suitable for walking / standing utilization. It was noted
‘that spring, summer and fall wind conditions around the site caused little
concern.' The critical season was winter, with wind gusts from the east (directly
from Halifax Harbor}. In general, the former Texpark site development shelters
the 1585 Barrington Street site from these winds. However, the report also notes
that wind funneling does occur up the hill on Sackville Street, gaining speed as it
maoves upward and that downwashing winds had only a minor impact. The
funneling may impact the comfort level for the Barrington Street development on
the corner of Sackville and Granville  As previously stated, the building

L umwasing Lot otz Trarung Test Servecss, Contoast Satng

ety DR n O - A
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ade, and hence the general shape of the cormer at sireel
teve! has been evaluated by the BWDI! wind tunnel testing.

Figure 51 N wind (solid red arrow) may create downwash on nonth face.
E wind (dotied green arrow) blockead by other development.
SE & NW winds (dashed blue arrow) may funnsal.

2.2 Review with Easterly Two Building Development (former
Texpark Site) Absent from Ares of Consideration

When investigating the proposed development without the consideration of the
bwo building development 1o the eas:, the previous analysis changes in two key
respects.

First and foremost, without the shielding of the two bulldings, there is a ciear path
of parking lots petween the 1585 Barrington Street deveiopment and the
shoreling. This means that the wind would be unimpeded when traveling from
the east, and causing a downwash deflection off the eas! face of the building
towards Granvilie St The summer winds are primarily from the northwest while
winter winds are primarnily from the south. The ower frequancy of easterty winds
indicates downwash on the east face of the bulding would not be a persistent
andg common problem  These easterly deflections may only be noticed during

aonea ey ARETYE Softeary Trareng Test Sentce: Jomtroo! Siathing

BRSeT JOtt: 2 At LR LTRSS s SanE T
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frx& Fron spaad summes winds which ocour less han | t
ummer 30kmn and up). The issue from the east would be assor ated witr
winter gusts. The RWDI wind tunnet simulation identified this to be an issue 5or
'19 buiiding ':i“= glopment at the former Texpark Site, on the easterty building
aces. The study indicated that downwash was not a critical effect, bUL prc"nan y
fumw.. ng es the gust progressed up Sackville Stregt The Barringlon St
dgevelopment may be subject ¢ eflects from the east winter gusis, however, . 8s
the lower buil ”1 ng facade remains the same, and noting that the RWDI sty
indicated downwash not 10 be critical for the tormer Texpark site, thes is rW
antizipated 1o creale a ¢ritical change 10 the existing pedestrian comiorn le

s,
(‘D

)

+

The second differs gnce between the previous a'wa“,rz*s and that withou: the two
building development is that there would be no SE-fW funnelng (g5 was sgenin
Figure tﬂ

Alt other aﬁeats mentioned in the section 2.1 would not be sig
by the pre: sence o the "rwo building developmen

o
[&]
CU
O
%
B

Figure 6: E wind {dotted green arrow) passing through unobstructed
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2.3 Mitigation Methods

The Barrington Street development mamntans the profie of Ing existing building
for the lower fecade  As such, pedestnian comon woul:} ‘\: impacted Drﬂ rity
by overall ¢h T\:Jt,b in airtlow d Ng INCre downwas

hnnsn q

To minimize the potential dis om‘for‘i Adug to wing downwash, awnings have been
designed for ine east and was! sides of the building {Figures 7 ang 8). Tney
nave bean placed such that areas near building entrances are shsemea The
above mentioned awnings will be particularly heiptul on the eas! faﬂe he two
bullding deveiopment is not constructed. Otherwise, it will serve as a shigig 10 the
Barrinazon evelopment The only side with no awrung is the north fa €. S:ma it

5 & slanding of wath area it 1g a less sensitive comion category or criteriz and
is not co%zjereﬂ an issue,. Standing and wafmr*a pedesinans can wlerate wind
pesds of up to 14 and 19 mah respectively, which is significantly higner thar
siting areas {up fo 10 km/n). The north face is consdered a walking/standing
arez dde to lack of any p&tms or entrances

-

Whiie the awnings help with downwasn, they vall not help mitigate the funneling
sffects (blue arrow on Figure 5 and 7;4 Whiie thus s true, the funneling efieclis
lixely minimal (as discussed in Seztion 2.1) and the Imited frequency with which

manifests itsell. is caused by surrcunding development and it is anticipated that
e propossd Barrington St development shouid not exasperaie it

Sareays Lomrast St
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Summan

Based on SimuTech Group and Trow Engineering's experience with wind study
investigations, inciuding multiple building development studies, the visual review of the
tocal Bamrington St area has not flagged any obvious issues with respect to pedestrian
wind comfort that would be significantly different than tha: of the existing region with or
without the two building development to the east and the existing facade at 1595
Barringtor Street  This is a qualitative review based on before and after conditions and is
also bassg upon e sidewelk usage ¢ be primarity for walking and standing. No regions
have been identified wnere peopte would be sitting.

Effects are not amxczpatca o be significantly different than those generaled by existing
puiidings in the region. Interactions befween buildings are often complex, thus a detailed
wind study, either by compuier simulation or wind tunnel, is required to verify the
conclusions in this letter and obtain quantitative locealized wind speed values.

Sorme of the key points identified include:

ng effects from this direction,

Rounded westerly building profile will assist in mitigat
aw md:ﬁreak, mitigating effects from this

Large building developmeant 1o the east will act as
girecton

Winds from SE and NV, may have a funneling efect generatad betwesn the Barringion
Stree! building and the approved development {0 the sast. These are not anticipaied o
be more significant than effects with the existing region and the approved development to
tne east angd hance arg not anticipated be critical

Sackvilie Street may be impacted from building north face downwash, This is anticipated
10 be & moderate incregse over existing conditions. This region has been identified for
vxar)dmg,mal%\m puUrposes only

East and West sides of the proposed building have awnings which will help mitigate any
downwash wﬂd efects

Prepared By: A
SimuTech Group !nc‘ e
C f‘?” !
. [ L SR A . ¥
S e -
{7 o oo
Alan McKim, P.Eng.,  « e Szymon Buhajczuk
VP Customer Services - CFD Analyst
: N ) ; )
,'\\’ M A g v
Reviewed By DRSS
Trow Assoclates inc.
Ron Taylor, M Sc., C.Chem.
Senior Project 1»1anager
Environmental Division
Ry S e T cen At ANEY B B ears, Tramung. Test Sarvcen Sortrao E-(ii?‘flir}',‘;

LW ngt LI - S e! Tr
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SimuTech Group Background

SimuTech Group is the Canadian Channegl Paringr for ANSYS Inc.. authors of
the premier CFD codes CFX and Fluent. SimuTech Group provides full service
support o our customers including soffware sales, software technical support,

raining and engingering consulting services. As such, we are considered
arwnrmed users of the software, witn an in deptn kKnowiedge of CFD.

With the recen: increase in computer capabillies, CFD studies of building
deveiopmen:s have become an alternative 1o mode! wind scale testing. The
authors have worked on multiple studies over the past few years, and have
painad significant insignt into the behavior of wind patiemns around bullding
groupings. Based on this experience, we feel confident in our visual assessment
of the proposed development at 1585 Baminglon Street.

Trow hssociates Ine. Background

o) - inc. (Trow) is a mumndisciplinary consuiting firm with more than
2,000 employees am 50 offices across Canada.  Founded in 1857 and
) 52 years of service, our firm has grown into one of the larges:
angine rmc and consuling companies in Canada.  Trow specializes in
Environmenizal, Building Sciences, GeoScience, Infrastructure, and Materials &
Quality Mdnagemem Trow offers a wide range of environmental services
including air quality, dispersion modeling and pedesinian wind studies. The
author has worked on multiple studies in the past few years and assessed
pedestrian wind comifort around buildings for City approvals. Based on this
experience we are confident in our review of the visual assessment of the
proposed development at 1585 Barrington Street.
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Attachment B
Review of the CBD Objectives and Policies of the HMPS

Policy

Comment

1. Economic

Objective: The strengthening of the Halifax CBD 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 major business and cultural centre of
Atlantic Canada.

1.1

It shall be the City's policy to
strengthen the development of the
specific desirable characteristics of
identified sub-areas of the CBD, as
defined on Map 11 and in Schedule
I11.1 to provide the impetus necessary
to ensure the viability of all parts of
the CBD. The City shall accomplish
the intent of this policy and all
policies in Part 11, Section III,
Subsection I of this Plan, by

Implementation Policy 3.5.

The block and the site is divided into both Sub-
area 8 and Sub-area 10. The desirable
characteristics of these sub-areas are not
further defined in the HMPS other than to state
that 8 is, "A sub-area focussed on Barrington
Street,” and 10 is, “A sub-area of office and
mixed-use between Hollis Street an the

western side of Granville Street to Prince
Street.”

Sub-area 8, in the vicinity of the property, is
generally comprised of lower heritage
buildings, while there are some taller
contemporary buildings in Sub-area 10. With
the retention of the exterior walls of the
existing building facing Barrington and
Sackville streets coupled with the stepped in
tower, the proposal has components of both
sub-areas.

It shall be the City's policy to
encourage Barrington Street as an
activity-oriented circulation area.

In this context, the City should
encourage such development on
Barrington Street as will generate a
variety of activities, particularly
retail, but including institutional,
recreational, residential, and cultural
activities accessible to the public at
large, with the stipulation that priority
of activity is given to ground floor
level.

The proposed development agreement requires
that there be pedestrian-oriented commercial
uses facing Barrington Street.

1.4

The CBD should be strengthened as a
principal shopping centre in the

With either a residential or commercial
building, the proposal will support the
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region, through the development of a
substantial increase in retail and
commercial floor space, and the
provision of a wide range of
consumer facilities.

development of a substantial increase in retail
and commercial floor space. An office tower
development will directly lead to the
development of increased office space,
whereas a residential development will support
additional retail and consumer facilities.

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

and supports a wide variety of living,

day

leisure, and working activities throughout the
and evening.

[

The City shall seek and encourage
appropriate non-office land and water
uses which will generate human
activity in the CBD area throughout
the day and evening.

The ground floor will be comprised of
pedestrian-oriented uses.

t

The construction of office and retail
buildings in the CBD should be those
which reinforce the image of the City
as the regional centre of activity, and
should generate the need for services
and amenities (hotels, entertainment,
restaurants, etc.) which will provide
an active CBD.

The scale of this project contributes the image
of the area being a regional centre of activity,
and will generate a need for additional services
and amenities.

to

The City should require that space
adjacent to areas of pedestrian
circulation, including walkways at
any level, be developed for retail
activities and such other uses as
generate and encourage the desired
degree of public interest and activity.

The ground floor will be comprised of
pedestrian-oriented uses,

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.

(o%)

The use of the private automobile
within, to and through the CBD
should be facilitated where it does not
conflict with pedestrians and public
transit.

While there are two parking garages entrances,
off Granville and Sackville streets, the size of
the parking garage is quite limited. Therefore,
the emphasis will be upon non-vehicular
modes of travel with this proposal.
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3.1.2.1

The City should seek the provision of
weather protection for pedestrians,
particularly at street level, where new
development or major alterations to
building facades abut pedestrian
routes in the CBD.

Awnings are proposed above the storefronts at
street level on both Barrington and Granville
Streets.

|OS]

to
(U8

In relation to the pedestrian system,
the City shall give consideration to
the design and location of all street
facilities, including supervised
washrooms, public information
boards, seats, planters, lamp
standards, trash holders, kiosks, and
the coordination of all retail signs,
building signs, directional signs,
internally illuminated signs, etc.

Any sidewalk replacement as a result of the
development will comply with municipal
standards. Signs will be reviewed against
municipal heritage principles by the Heritage
Planner.

Long-term parking facilities should
be located on the periphery of the
CBD, and the City shall actively
pursue their location in appropriate
sites.

A parking facility is not part of this proposal.

The City should encourage the
development of short-term parking
facilities, available to the public,
preferably combined with new
development in the CBD.

The size of this site makes it prohibitive for the
establishment of on-site public parking.

(OS]

LI

On-street loading and unloading
should not be permitted during
morning and afternoon peak traffic
hours on major streets in the CBD.

Proposed changes, if any, to the existing on-
street loading during the detailed design stage
will require approval of the Traffic Authority.

4. Heritage

Objective: The conservation or rehabilitation of areas, streetscapes, buildings, features, and

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

The City shall continue to seek the
retention, preservation, rehabilitation
and restoration of areas, streetscapes,
buildings, features and spaces in the
CBD consonant with the City's

The site is not a registered heritage property.
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general policy stance on heritage
preservation (see Section I, Policy
Set 6).

6. Views
Objective: A CBD which is visually attractive from its major approach roads, from Citadel
Hill, and from the harbour.

6.1

All new buildings shall be located so
that views to the Harbour from
Citadel Hill, as specifically delineated
in the City of Halifax Zoning By-law,
are maintained. These areas in the
CBD are illustrated generally on Map
12.

The site is not impacted by a viewplane.

6.2

Views of and from the Harbour along
the east-west streets should be
conserved where existing, and when
opportunity arises, such views should
be enhanced and new views added.

The proposal does not limit views along
Sackville Street.

The City should encourage rooftop
landscaping in any new developments
which can be seen from the Citadel,
from taller buildings, or from other
parts of the City.

There is a limited amount of tooftop vegetation
that is to be established upon the base of the
building.

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.

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

7.1.2  The City shall encourage the The proposal does not involve the closure of

architectural form and scale of new
developments to be compatible with
the block pattern, and shall
discourage those developments which
do not respect it.

streets and consolidation of blocks. The block
pattern under consideration would be both that
of the entire CBD and the blocks found in the
immediate area and the proposed building’s
form and scale is not unlike other tall buildings
in the CBD. The building has a very small
footprint. The proposal is, therefore,
compatible with the block pattern.
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The character of the CBD should be
reinforced through the control of
urban design details such as massing,
texture, materials, street furniture, and
building lines.

The building is viewed to be attractive from an
urban design perspective, with a base that
provides interest at the pedestrian level and a
tower that is differentiated from the base by
being of a contrasting material and stepped in
from Barrington and Sackville streets, and by
having an attractive curve,

The exterior architectural design of
new buildings should be
complementary to any adjacent ones
which are designated as being of
historic significance or important to
the character of the CBD: in such
instances, the careful use of materials,
colour, proportion, and the rhythm
established by surface and structural
elements should reinforce those same
aspects of the existing buildings.

See the main body of the report.

~
[FS]

The City shall control the height of
new development within the CBD in
the vicinity of Citadel Hill, pursuant
to Policies 6.3, 6.3.1, 6.3.2 and 6.3.3
of Section II of this Plan.

The intent was to control building heights in
the foreground of the view from the Citadel.
The subject site is 5 blocks away and down
slope from Brunswick Street and the base of
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
the CBD should be such that normal
wind levels on outdoor pedestrian
routes and in public open spaces will
be acceptable.

See the main body of the report.

7.5.1

The City should investigate ways to
regulate design to mitigate the effects
of wind on pedestrian routes (see
Section 11, Policies 8.1 - 8.6).

7.6

The design of new developments in
the CBD should be such that there
will be a minimal amount of shadow

cast on public open spaces.

A shadow study was carried out and confirms
that there will be a minimal shadows cast on
public open spaces.
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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 communities and neighbourhoods within the City.

(U8
|38
—

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. This policy shall
remain in effect until City Council
determines that the Central Business
District is self-sustaining.

The proposal includes an option for a major
office component as well as cultural uses and

retail/ commercial uses.

6. Heritage

Resources

Objective: The preservation and enhancement of areas, sites, structures, streetscapes and
conditions in Halifax which reflect the City's past historically and/or architecturally

6.1 The City shall continue to seek the

retention, preservation, rehabilitation
and/or restoration of those areas,
sites, streetscapes, structures, and/or
conditions such as views which
impart to Halifax a sense of its
heritage, particularly those which are
relevant to important 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. and/or
conditions, the City shall encourage
suitable re-uses.

The subject properties are not registered
heritage properties. There will be no violation
of protected views or other heritage policies.

6.2 The City shall continue to make every
effort to preserve or restore those

conditions resulting from the physical
and economic development pattern of

Halifax which impart to Halifax a

sense of its history, such as views

The proposal does not violate or impact upon
the preservation of protected views and the
sireet pattern.
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from Citadel Hill, public access to the
Halifax waterfront, and the street
pattern of the Halifax Central
Business District.

The City shall maintain or recreate a
sensitive and complimentary setting
for Citadel Hill by controlling the
height of new development in its
vicinity to reflect the historic and
traditional scale of development.

See below.

The intent of such height controls
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.

As the subject site in this case is 5 blocks away
and down slope from the base of the Citadel
along Brunswick Street, it 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 (refer to Sect. I11, policy
7.3).

to

Within the area bounded by North
Street, Robie Street and Inglis Street,
no development shall be permitted
that is visible over the top of the
reconstructed earthworks on the
Citadel ramparts, from an eye-level of
5.5 feet above ground level in the
Parade Square of the Citadel.

The building will not be visible over the top of
the ramparts. The agreement requires
confirmation of this from a surveyor prior to
the issuance of construction and occupancy
permits.

[OS]

Policy 6.3.2 above shall not be
deemed to waive any other height or
angle controls.

There are no other controls being waived.

0.4

The City shall attempt to maintain the
integrity of those areas, sites,
streetscapes, structures, and/or
conditions which are retained through
encouragement of sensitive and
complementary architecture in their
immediate environs.

The proposal does not violate this policy. Refer
to Section 11, policy 7.2.1.

8. Environment
Objective: The preservation and enhancement, where possible, of the natural and man-made
environment. and especially of those social and cultural qualities of particular concern to the
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citizens o

f Halifax.

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 1L

There will be no adverse wind and shadow
effects. Refer to Section 11, policies 7.5, 7.5.1
and 7.6.

8.8

The City should protect vistas and
views of significant interest.

All view protection measures are being
maintained. This has been accomplished by the
protection measures provided for in policies
6.3, 6.3.1, 6.3.2 and those in Section I1I,
policies 6.1, 6.2, 6.3 and 7.3. Refer to those
sections for detailed comments.
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Policy CH-2
For lands abutting federally, provincially or municipally registered heritage structures, HRM
shall, when reviewing applications for development agreements, rezonings and amendments
pursuant to secondary planning strategies, or when reviewing the provision of utilities for said
lands, consider a range of design solutions and architectural expressions that are compatible
with the abutting federally, provincially or municipally registered heritage structures by
considering the following:

(a)

ensuring that new developments respect
the building scale, massing, proportions,

profile and building character of abutting

federally, provincially or municipally
registered heritage structures by
ensuring that they:

(1)

incorporate fine-scaled
architectural detailing and human-
scaled building elements within
the pedestrian realm;

The retention of the facades of the existing
building facing Barrington and Sackville
streets ensures that there will be continue to be
fine-scaled architectural detailing and human-
scaled building elements within the pedestrian
realm. If the facades cannot be retained, they
are required to be reconstructed with the same
type of stone and with the same detaining and
style of the existing building.

(i1)

consider, within the pedestrian
realm, the structural rthythm (i.e.,
expression of floor lines, structural
bays, efc.) of abutting federally,
provincially or municipally
registered heritage structures; and

The building facades along Barrington and
Sackville street are to remain as they now
exist. Given the importance of the existing
building and the contribution it makes to the
heritage of the area, is found that the proposal
responds favourably to the abutting heritage
building, the Green Lantern Building.

(ii1)

any additional building height
proposed above the pedestrian
realm mitigate its impact upon the
pedestrian realm by incorporating
design solutions, such as setbacks
from the street wall and
modulation of building massing, to
help reduce its apparent scale;

The tower portion of the proposed building
responses favourably to this policy by being
stepped in from the base of the building along
Barrington and Sackville streets and having
contrasting building materials.

(b)

the siting of new developments such that
their footprints respect the existing
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development pattern by:

(i) physically orienting new structures
1o the street in a similar fashion to
existing federally, provincially or
municipally registered heritage
structures to preserve a consistent
street wall; and

The street wall of the existing building is
consistent with the abutting heritage building,
the Green Lantern Building. This relationship
will be retained with the proposal.

respecting the existing front and
side yard setbacks of the street or
heritage conservation district
including permitting exceptions to
the front yard requirements of the
applicable land use by-laws where
existing front yard requirements
would detract from the heritage
values of the streetscape;

(i)

The front and side yard setbacks of the
proposal, which at the base of the building, are
at 0 feet from property boundaries. This is
consistent with the surrounding area.

(c) minimizing shadowing on public open | The proposal does not create shadowing upon
spaces; public open spaces that important from a

heritage perspective.

(d)  complementing historic fabric and open | With the retention of the facades facing
space qualities of the existing Barrington and Sackville streets, the project
streetscape; will continue to complement the historic fabric

and open space qualities of the existing
Streetscape.

(e)  minimizing the loss of landscaped open | There is no loss of landscape open space
space; through the proposal.

(f)  ensuring that parking facilities (surface |The parking for the development is within the
lots, residential garages, stand-alone building and therefore has no impact upon the
parking and parking components as part |abutting heritage building.
of larger developments) are compatible
with abutting federally, provincially or
municipally registered heritage
structures;

(g) placing utility equipment and devices The development agreement requires that such

such as metering equipment, transformer
boxes, power lines, and conduit
equipment boxes in locations which do
not detract from the visual building
character or architectural integrity of the

features be visually screened.
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heritage resource;

(h)  having the proposal meet the heritage See the main body of the report.
considerations of the appropriate
Secondary Planning Strategy, as well as
any applicable urban design guidelines;
and

(1) any other matter relating to the impact of | Policy IM-15 contains criteria relating to

the development upon surrounding uses |whether development is premature or

or upon the general community, as inappropriate, can address potential

contained in Policy IM-15, compatibility issues, and is upon a site that
suitable for the intended development. Of some
relevance in light of Policy CH-2, is whether,
“the proposal is not premature or inappropriate
by reason of . . . (v) the potential for damage to
or for destruction of designated historic
buildings and sites.”

While the Zellers Building is recognized for its
heritage importance, it is not a registered
heritage property. Although this policy criteria
does not therefore apply to the proposal, it is
relevant to note that the facades facing
Barrington and Sackville streets are being
retained through the project.

For the purposes of Policy CH-2, the following definitions apply:

“Abutting” means adjoining and includes properties having a common boundary or a building
or buildings that share at least one wall. Properties are not abutting where they share only one
boundary point as opposed to a boundary line.

“Building scale™ means a building’s size relative to another building’s size, or the size of one
building’s elements relative to another building’s elements,

“Massing” means the way in which a building’s gross cubic volume is distributed upon the site,
which parts are higher, lower, wider, or narrower.

“Proportion” means the relationship of two or more dimensions, such as the ratio of width to
height of a window or the ratio of width to height of a building or the ratio of the height of one
building to another.

“Profile” means a building's cross-sectional shape or the shape of its outline.
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“Building character” means the combined effect of all of the architectural elements of a
building or a group of buildings.

“Human-scaled building elements” means a range of building details from small (masonry
units, doorknobs, window muntins, etc.) to medium (doors, windows, awnings, balconies,
railings, signs, etc.) to large (expression of floor lines, expression of structural bays, cornice
lines, etc.).

“Street wall” means the vertical plane parallel to the street in which the front building facades
of the majority of the buildings along a street are located.

“Pedestrian realm™ means the volume of space enclosed by the horizontal plane of the street and
sidewalks, and the vertical planes of the facing streetwalls. The height of this volume is
determined by the height of the base of the adjacent buildings as defined by a major cornice line
or by the point at which a building’s massing is first stepped-back from the streetwall. Where
cornice lines or setbacks do not exist, the height will be generally two to five stories, as
appropriate.
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CASE No. 01231: Application by 1595 Investments Limited to enter into a development
agreement to allow for a mixed use commercial / residential building at 1595 Barrington
Street (PID 00076224), Halifax.

7:00 p.m.
Thursday, March 26, 2009
Halifax Hall

STAFF IN ATTENDANCE:
Richard Harvey, Planner, HRM Planning Services
Alana Hines, Planning Controller, HRM Planning Services

ALSO INATTENDANCE:

Councillor Dawn Sloane, District 12
Frank Medjuck, 1595 Investments Limited
PUBLIC IN ATTENDANCE.:

Approx. 4 people

The meeting commenced at approximately 7:00 p.m.

1. Opening Remarks/Introductions/Purpose of Meeting

Mr. Harvey welcomed everyone and introduced himself as the Senior Planner assigned to the
case and introduced Alana Hines, Planning Controller (who would be recording the meeting and
taking minutes).

The agenda, purpose of the meeting, ground rules and the development agreement process were
all reviewed.

2. Application

Mr. Harvey identified the site location which is on the corner of three streets - Barrington,
Sackville, and Granville. The site is often referred to Zellers or Discovery Centre site.

Mr. Harvey reviewed the application and planning policy context and referred to hand outs that
were provided that had policies the Halifax Municipal Planning Strategy the Regional Municipal
Planning Strategy.

It was identified there are a considerable number of character buildings adjacent to this particular
site and importantly there is a heritage building right beside it.
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Mr, Harvey indicated that while there is a new municipal plan being worked on for the
Downtown, the current planning policies are the matters of concern in review of the development

agreement application.

Mr. Harvey turned the meeting over to Mr. Frank Medjuck for presentation of the proposal.

3 Presentation of Proposal/Questions & Comments

Mr. Medjuck introduced Roy Willwerth and Greg Starratt and Benoit Dugas all who have
worked on this proposal.

Mr. Medjuck indicated that the site was purchased in 1983 and at that time there were no view
planes or restrictions at that time. Since that time new view planes were introduced and the site
still complies with this view plane.

Mr. Medjuck noted that although the building is located beside a heritage building, the Discovery
Centre building is not officially considered a heritage building, even though it has been around

for many years.

Mr. Medjuck described the building in relation to the surrounding buildings (e.g. it is lower than
Maritime Centre and the same height as the TD Bank building). Wind and shadow studies have
been completed on the proposal and indicated that they would be showing the shadow studies
later on. The overall idea is to create urban sprawl (living and working on Barrington Street, in
the downtown). A 3D rendering video of the proposal was shown.

Mr. Medjuck turned the meeting over to Greg Starratt, Architect with Duffus Romans to describe
the building and materials being proposed.

Mr. Starratt indicated that his company was engaged by Mr. Medjuck to assess development
potential of the site and the existing building. He found that the site was relatively small
(approximately 10,000 sq ft) and is bound by three streets - Barrington, Sackville, and Granville.
The forth side is bound by an adjacent property boundary. The site is subject to meeting a view
plane restriction on Barrington Street. The existing building has two facades to for the primary
image for the building on Barrington and Sackville Streets, which is 17 years old and is in
relatively good shape. There are two primary tenants in the building - Discovery Centre (upper
levels) and a night club in the basement. The rear side of the building on Granville Street, was
never intended to be anything more than the back door to the building and is a blank wall with no
character to it. Mr. Starratt proceeded to review the components of the proposal which include
the retention of two faces of the current building and the construction of tower above it. He
indicated that there were two options for the use of the tower; residential of commercial.
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A gentleman asked what type of material would be used on the Granville side. Mr. Starratt said
only a two foot wide strip of stone. The gentleman asked if the materials at the rear of the
building will the stone match up to the stone work already in place. Mr. Starratt said pre-cast
stone would be used and it would match up, but it would not be exactly the same.

Councillor Dawn Sloane asked if the balconies shown will still be included if it becomes a
commercial building. Mr. Starratt said he thinks they should remain. He indicated that the only
difference between all residential and all commercial would be the floor to ceiling height.
Councillor Sloane indicated the commercial with balconies are unusual. Mr. Starratt said in
many parts of the world there are commercial buildings with balconies where staff can step out
for a few minutes of fresh air rather than going down an elevator to go outside.

Councillor Dawn Sloane asked about the material being used for the curved sides of the building,
specifically wanting to know if it was mirrored, tinted, or clear. Mr. Starratt said it is not
mirrored.

Patrick Leroy asked if they would be seeking LEED Certification for this proposal. Mr. Starratt
said that at this point it has not been considered or rejecied. Mr. Leroy asked if thermal heating is
being considered. Mr. Medjuck said that this option has been considered and will be discussed
further. Mr. Leroy asked about parking. Mr. Medjuck said there would underground parking and
indicated they are looking at other alternative parking spaces. Councillor Sloane said her concern
about above ground parking is what the building would look like on such a prominent street. Mr.
Medjuck said it would be the same building and ventilation would be used in the parking lot.

Mr. Medjuck was asked if there has been commercial interest as of yet, he said not yet.

Paul McKinnon asked about the dimensions of the proposal. Mr. Medjuck said the site itself is
approximately 10,000 square feet; the commercial is about 7,500 square feet. Mr. McKinnon
asked if it goes residential will it be rentals or condos. Mr. Medjuck said that hasn’t been decided

yet, depends on the market.

Jonathan Lampier asked about the roof line and indicated that there are a lot of roof tops in the
downtown which are rather boring and was wondering how this would be addressed. Mr.
Medjuck, agreed and asked Mr. Starratt what he would do with the design. Mr. Starratt said that
it is close to being flat but are going to try about make it curved. To stay under the view plane
one floor of the building would have to be dropped.

Councillor Sloane asked if Mr. Medjuck has considered having a restaurant on the top floor. Mr.
Medjuck said this has not yet been considered.

Phil Pacey, on behalf of Heritage Trust, said they like what is being proposed, however have
concerns regarding the Heritage Building adjacent to the site (Keith's building, also known as
the Green Lantern). He stated that the building code has a setback provision when it abuts
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another building. Mr. Starratt indicated that if there is any affect on the adjacent building the
adjacent property owner would have to be compensated to help strengthen the building. Mr.
Pacey said he believes there is more to it than just compensation. He indicated that the
strengthening of the abutting building might require them to lose floor space and he said he
wasn’t sure that the adjacent land owner would automatically have to agree to allow for
compensation. Mr. Pacey also mentioned potential snow issues with the new proposal. The other
issue Mr. Pacey raised was the issue of compatibility, as referred to in the handout (Halifax
MPS, Section 7.2.1, pg 64) - which states “The exterior architectural design of new buildings
should be complementary to any adjacent ones which are designated as being of historic
significance or important to the character of the CBD; in such instances, the careful use of
materials. colour, proportion, and the rhythm established by surface and structural elements
should reinforce those same aspects of the existing building.” Mr. Pacey said clearly the Keith
building is designated as being of historic significance. Mr. Pacey stated he didn’t believe that
the materials, colours, heights and rhythm of the proposal were being reinforced according to this
policy. Lastly, Mr., Pacey said although there is no view plane requirements from the Citadel to
this proposal, he indicated that there is a very good view that would be obstructed with this

addition.

Mr. Medjuck had the video replayed. Mr. Pacey said that the video shows the twisted sisters
which doesn’t exist right now. Mr. Medjuck said it was included in the video because it was
approved to be developed.

Mr. LeRoy asked if this proposal is within the CBD and Mr. Harvey confirmed that it was.

Mr. MacKinnon asked about the time frame to start the development. Mr. Medjuck said he
would start looking for financing on this project once it becomes approved. It typically is taking
approximately five years to get started.

Mr. Medjuck said that Mr. Pacey’s comments are all valid but he understands that the lower
floors have to be compatible and indicated that a lot of time was spend reviewing and
considering comparable materials for the lower levels and higher levels and they have tried to
create something more exciting and dynamic and compatible all at the same time.

Mr. Pacey indicated that there are not many examples where the facades change as the building
expands up, most are continuing with the existing facades as buildings develop up. He also
suggested that Mr. Medjuck consider scaling back the building, not making it as high as
proposed.

'

Mr. LeRoy suggests that there is not a welcoming regime for high rises and development in
Halifax and believe developments, such as this one. will bring tourism and people to the City and

revitalize the downtown.

Councillor Sloane asked if Mr. Medjuck has considered hotel space for this development. Mr.
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Medjuck said no, there is quite a bit of hotel space in the area now and the site is too small to do
a hotel.

Mr. MacKinnon asked what the distance of the set back. Mr. Medjuck said because it is curved it
1s at least a 10 foot set back on Barrington Street.

4, Closing Comments

Mr. Harvey thanked everyone for coming and indicated they could contact him with any further
questions or comments.

5. Adjournment

The meeting adjourned at approximately 8:10 p.m.
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Medjuck & Medjuck Barristers
1601 Lower Water Street

Suite 700

Halifax, Nova Scotia

B3J 2X1

Attn: Frank Medjuck

November 24, 2008

Re. 1595 Barrington Street Sun Study Explanatory Note

The times indicated on the following tables are approximate and illustrative of moving
shadows. The tables should be read while viewing the moving animations of the shadows.
These moving shadows are a dynamic entity and are generally not covering all of an area

for the times, durations and locations listed on the tables.

The durations should be considered in the context of hours of illumination for each of the
four dates shown on the tables. The four dates on the tables are 21 March and 21
September which are days with approximately equal hours of daylight and darkness, the 21
June which is the day of the longest daylight period of the year and 21 December which is
the shortest daylight period of the year. Days falling between two successive dates can be

interpolated.

Regards;

Peter Connor, Principal
Connor Architects and Planners Limited




Name/Date Time(s) Shadow location/ Characteristics
Spring & Fall
Equinoxes 7:15 Sunrise.
7:15 - 8:00 Shadow is visable on bottom south side of Citadel Hill.
21 March & Sept. 8:00 - 8:30 Shadow is merged with other shadows crossing the top of the Ale House and The Palace Night Club
at Brunswick and Sackville Street. Note: Shadow will be merged with the approved United Gulf
Tower development once the towers are built until approximatly 9:30.
8:30 - 8:45 Shadow crosses the parking lot at Grafton and Market Street.
8:45 - 10:45 Shadows pass over restaurants at Argyle Street.
10:45 Shadow lands on Barrington Street at the Roy Building directly across from the proposed building.
10:45 - 12:30 Shadow continues to cross aver the Roy Building.
12:30 - 1:00 Shadow touches down at Granville Street.
1:00 - 2:45 Crosses the Centinial Building site.
2:45 The Shadow reaches Hollis Street.
3:00 - 4:30 Shadow cast on the Raddison Hotel at Hollis and Sackville Street. Note: This shadow will begin to fall
on the smaller of the United Gulf Tower development at this time into the evening.
4:30 - 5:15 Shadow stretches along Sackville Street to the water front.
5:15 - 6:15 Shadow reaches summit place on the water front where it begins to blend with shadows from the
Ralston Building
7:27 Sunset (total hours of illumination - Sunrise to Sunset: 12hrs 12min March 21 and 1Zhrs 15min

]
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Name/Date Time(s) Shadow location/ Characteristics
Summer Solstice
21-Jun 5:29AM Sunrise.
6:00 Shadow becomes visible across the top of Cambridge Suites hotel at Brunswick Street.
7:00 Note: The Shadow will be completely in line with the smaller tower of the approved United Gulf
Tower development at this time of day until approximatly 8:45 when they begin to separate.
7:30 The shadow touches down Sackville street.

8:00am - 2:00pm

2:00 - 4:00

4:00
4:00 - 6:30
6:30

6:30 - 8:00

9:02

Shadow on Sackville Street and continues travelling until well into the afternoon.

Casts across the United Gulf Towers site at Granville and Sackville. Note: Once the Proposed United
Gulf Towers are built the shadows will fall completely onto the smaller of the 2 towers until about
6:00pm when it will slip between the towers for approximatly 1/2 an hour and then fall onto the
larger of the 2 towers for the remainder of the evening.

Shadow comes across Hollis Street into the parking lot next to the Ralston Building.
Shadow creeps across the Ralston Building.
Shadows touch down onto Lower Water Street.

Begins to merge with the shadows of the Ralston Building along the water front reaching out to
Bishops Landing at sunset.

Sunset (total hours of illumination - Sunrise to Sunset: 16hrs 27min)
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Name/Date Time(s) Shadow location/ Characteristics
Winter Solstice 7:47 Sunrise.
21-Dec 9:15 Shadow is merged with other shadows.
9:15 - 10:15 Casting shadow across the Halifax Metro Center and the World Trade and Convention Center.
10:15 Touches down onto Argyle Street.
10:15 - 11:15 Shadow casts across the Grand Parade while merged with St. Pauls shadow.
11:15 Crosses Barrington Street

11:15 - 1:15 Comes across the Roy Building and the block at Barrington and Prince Street.

1:15 - 3:45 Shadow leaves the Roy Buildng Block and stretches out to the Centinial Building at Granville And
Sackville Street.

3:45 - 4:37 Shadow is cast on buildings at Bedford Row and Sackville Street then mingle with other buildings
shadows at the water front. Note: During this time when the approved United Gulf towers are built
the shadows of this proposed development fall completely on the United Guif Towers.

4:37

Sunset (total hours of illumination - Sunrise to Sunset: 9hrs 10min}
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