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RECOMMENDATION

It is recommended that Halifax Regional Council not initiate amendments to HRM’s planning
documents to permit a 48 storey mixed use building, comprised of two towers, at 1591 Granville

Street, Halifax.
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EXECTUTIVE SUMMARY

This report addresses the question of whether Regional Council should initiate potential
amendments to HRM’s planning documents that are needed to allow a proposal from United
Gulf Developments Limited for a 48 storey building at 1591 Granville Street (former Tex-park
Site). Due to its height, the application would require amendments to the maximum post-bonus
height and Citadel Rampart View requirements to permit the proposal. HRM staff recommends
that Council not initiate the application on the basis that it would:

1) Significantly impact the height policies and regulations framework of the Downtown
Halifax Plan;
i) Undermine the importance of retaining the Citadel Rampart VView requirements; and
iii)  Be inconsistent with the policy context that Regional Council has established for
considering substantial changes to its planning documents.

Entertaining the application has the potential to create an atmosphere of general uncertainty
about Council’s commitment to its planning documents.

BACKGROUND

In 2006, Regional Council approved a development agreement with United Gulf Limited to
permit a 27 storey mixed-use building comprised of two 23 storey towers above a four storey
podium at 1591 Granville Street, Halifax (Map 1). The agreement requires that construction of
the building commence by March 21, 2010, but the site remains undeveloped. United Gulf did
not proceed with the project or request a time extension.

In June 2011, Regional Council began to consider the possible discharge of the development
agreement. In response to this, United Gulf submitted to Regional Council that the development
agreement should not be discharged for reasons that include that the company was:

o under the impression that the expiry date was actually in March 2011, due to an appeal to
Council’s approval, and that any request that it might make to Regional Council was not
too far beyond that date; and

o that United Gulf was in the process of devising a new proposal for the property that it
would soon submit to HRM.!

Regional Council has not discharged the development agreement and has requested a staff report
on the matter.

New Proposal:
In July 2011, United Gulf submitted an application for its new proposal, a 48 storey building
comprised of two 44 storey towers above a four storey shared podium, for a total height of

! Regional Council minutes, June 7, 2011
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approximately 150 metres (exclusive of any roof top mechanical equipment). Images of the
building are found in United Gulf’s application document (Attachment A).

Requested Amendments:

The height of the revised United Gulf’s project would require significant amendments to HRM’s
planning documents, including the Regional Municipal Planning Strategy and the Downtown
Halifax Secondary Municipal Planning Strategy. Specifically, the building would exceed the
maximum permitted height for the site, which is 66 metres (Map 2). It would also violate the
Citadel Rampart requirements, which stipulate that the buildings are not to be seen from within
defined areas of the fort’s parade square, over the ramparts of the Citadel. United Gulf has
submitted technical documentation that indicates that upper part of the towers, above a point
between the 24 and 25 floors, would be visible from inside the parade square (Attachment B). A
rendering of the project shows how much of the towers would be visible from inside the parade
square (Attachment C). The proposal does not violate the View Plane requirements, which are
protected views between the Citadel and the harbour, with the closest view plane being shown on
Map 1.

United Gulf’s application is to amend HRM’s planning documents solely for its site, through
“site-specific” amendments. This report solely addresses this new proposal and the question of
whether Regional Council should initiate potential amendments in support of United Gulf’s
application. A separate staff report, to be considered at a future time, will focus on whether
Regional Council should discharge the existing development agreement.

DISCUSSION

Merits of the United Gulf Proposal:

United Gulf has submitted a detailed rationale for its proposal as part of its application, that
describes a significant number of benefits to downtown Halifax and HRM in general that would
be realized, if the project was allowed to proceed (Attachment A). This includes an increase in
the number of downtown residents, a range of dwelling unit sizes, and slender towers that would
result in relatively narrow shadows. A comparison between the building that was approved by
Regional Council in 2006 and the current proposal, is shown following page 8 of the United Gulf
application document (Attachment A).

At this time, United Gulf has not prepared technical supporting documents such as wind and
shadow studies. These will be undertaken if Regional Council decides to initiate this application.

Evaluation of the United Gulf Proposal:

Elements of the project, including the points that have been made about attracting more people to
Halifax downtown through residential development and the benefits of slender towers, have
unquestionable merit. However, there are negative aspects of the proposal which lead HRM staff
to conclude that Regional Council should not initiate any further review of United Gulf’s
proposal. These are categorized as follows:

% View position no. 8 is used in the survey
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1. Impact on the Height policies and regulations as a framework:

Through careful study and public engagement, Regional Council exercised considerable effort in
devising the current vision, policies, and development requirements for the Downtown Halifax
Plan. The very first sentence in the Downtown Halifax Secondary Municipal Planning Strategy
is, “This Downtown Halifax Secondary Municipal Planning Strategy (DHSMPS) reflects the
vision that Halifax Regional Council and the citizens of Halifax Regional Municipality (HRM)
have for the downtown core of Halifax.”

One of the most substantial issues that were addressed through the new planning documents was
the matter of defining maximum permitted building heights. From this, a height framework was
devised in the Downtown Halifax Secondary Municipal Planning Strategy and is described as
follows:

“The maximum heights framework provides a rational and balanced height pattern
resulting from the synthesis of a complex set of urban design considerations
tailored to the downtown Halifax context including:

(a) protection of the pedestrian street level experience with a height-to-width ratio
of approximately 1:1 which promotes skyviews and sunlight penetration to the
street;

(b) reinforcing the existing and desired character of the nine downtown precincts;

(c) the introduction of Heritage Conservation Districts;

(d) respecting the modestly scaled historic block and street pattern;

(e) a transition in heights to the Citadel, heritage areas, low-rise neighbourhoods
and the waterfront;

() reinforcing a distributed and varied height pattern by directing taller buildings
to areas where they already exist; and

(9) upholding the Citadel View Planes and Ramparts requirements from the Land
Use By-Law for Halifax Peninsula.”

Although United Gulf submits that its application is solely for its site, making such a substantial
change to the maximum height requirements calls the entire approach to building heights in the
downtown into question. The current planning policies and requirements have only recently been
devised and sufficient time should be given before any significant changes are considered to the
height framework.

2.  The Citadel Ramparts Views:

One of Halifax’s unique attributes is the Citadel. There are longstanding planning policies and
regulations that buildings are not to be seen from within defined areas of the Citadel parade
square, over the walls (the ramparts) of the fort. The purpose of these policies and regulations is
to preserve the historic skyview from these positions. This intent has been incorporated into the
Halifax Municipal Planning Strategy as follows:
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“6.3.2 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.”

There is further support for the Citadel Rampart View protection within the Regional Plan and
the Downtown Halifax Secondary Municipal Planning Strategy.

United Gulf’s proposal, if accepted, would significantly change the value associated with the
Rampart Views. The upper parts of the building would clearly be visible from inside the parade
square (Attachment C). This should not be supported given the importance that is assigned to the
Rampart Views through the height framework in the Downtown Halifax Secondary Municipal
Planning Strategy as cited above.

3. Periodic Review of the Plan and Public Benefit:

The Downtown Halifax Secondary Municipal Planning Strategy contemplates circumstances
where the planning documents might be reviewed and amended. It states:

“The amendment process may include an annual review and a five-year review. The
annual review generally is limited to those amendments resulting in non-substantive
technical changes. The five-year review is designed to address amendments which
propose substantive changes. This amendment process, based on a defined cycle,
provides sufficient time to measure the effects of new land use initiatives, and
provides predictability to determine when new land use initiatives may be
introduced.”

The United Gulf proposal is undoubtedly a substantive change that should not be considered
outside of a comprehensive review that might be associated with a five-year review.

There is a further circumstance under which Council might consider significant amendments to
the planning documents. The Downtown Halifax Secondary Municipal Planning Strategy states:

“Policy 89 Notwithstanding the foregoing policies, where a proposed amendment
addresses unforeseen circumstances, or is deemed by Council to confer
significant economic, or social, or cultural benefits to HRM beyond the
bonus zoning provisions of this Plan, such amendments shall be
considered by Council at any time regardless of the schedule for
reviews.”

The United Gulf proposal is not an unforeseen circumstance; building heights were a key
consideration in devising the Downtown Halifax Plan. United Gulf’s proposal simply does not fit
with the height framework that was adopted by Regional Council. With regard to its potential to
offer significant economic, or social, or cultural benefits, there is no question that the proposal
has positive attributes. However, these same benefits are envisioned to be realized under the
existing planning policies and regulations. As noted in the Economic Competitiveness section of
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the Downtown Halifax Secondary Municipal Planning Strategy:

“This Plan provides for short, medium and long-term development growth targets.
Within the next 15 years, this Plan provides capacity for at least 16,000 residents,
15,000 jobs, and up to three million square feet of office development within
downtown Halifax. Over the course of this Plan, full realization of the build out of
the downtown vision could yield upwards of 15 million square feet of development.”

The proposal, in this light, cannot be supported. Furthermore, given the degree of change that is
proposed through the project’s building height, it is important to note that there are equally
substantial economic, social, and cultural losses that might result with a potential undermining of
the longstanding Rampart View controls and the height framework of the new plan. Entertaining
the application has the potential to create an atmosphere of general uncertainty about Council’s
commitment to its planning documents.

BUDGET IMPLICATIONS

The HRM costs associated with processing this application can be accommodated within the
approved operating budget for C310.

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

At this point, Regional Council is being asked to not initiate a process to consider the
amendments being sought by United Gulf. If Council decides to initiate United Gulf’s
application, staff will undertake a comprehensive review of the issues associated with the
application. Staff will also consult with the public and other stakeholders through a public
information meeting and other means, following which we will submit a report and
recommendation to Council. Depending upon the exact nature of the amendments, the Design
Review Committee will also be asked to consider this matter and to make a recommendation to
Council. If Council wishes to consider adopting amendments, it will need to hold a public
hearing.

ALTERNATIVES

1. Council may choose not to initiate the application from United Gulf, which would retain
the existing maximum permitted height allowance on the Tex-park site. Council has
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complete discretion on whether to retain or to change its planning policies and its decision
IS not subject to an appeal. Refusing to initiate the application is the recommended
alternative for the reasons highlighted in this report.

2. Council may choose to initiate the application from United Gulf, which is not the
recommended alternative for the reasons outlined in this report.

ATTACHMENTS
Map 1 Location and Zoning
Map 2 Maximum Post-bonus Heights

Attachment A United Gulf’s Application Document
Attachment B Rampart View Survey
Attachment C  Rampart View Rendering

A copy of this report 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.
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Attachment A
United Gulf's Application Document

Unitep Gurr DeveLorMENTS LIMITED

380 Bedford Highway, Halifax, Nova Scotia, Canada B3M 21 4
Phone (902) 493-3070 * Fax (902) 832-1752

Kelly Denty, Supervisor, Planning Applications
Western Region Office — Bayers Road

7071 Bayers Road, Suite 2005

Halifax, Nova Scotia

B3L 2C2

July 19, 2011

Dear Kelly:

RE: Tex Park site — MPS/LUB Amendment Application

United Gulf Developments Limited (United Gulf) is requesting an amendment to the Halifax Peninsula
Municipal Planning Strategy and Land Use By-law (MPS/LUB) and the Downtown Halifax MPS/LUB
to create site specific policy and a site specific zone for the land parcel known as “Tex Park” located
between Granville Street, Sackville Street, and Hollis Street in downtown Halifax. The purpose of this
amendment request is to allow for a new landmark development project to replace the “twisted
sisters” project that is currently approved for the site.

HRM staff, Regional Council, and United Gulf underwent a lengthy process to get to where we are
today regarding the Tex Park site. It all began in 2004 with HRM advertising the sale of the site,
followed by Council’s approval of the development agreement in March of 2006, which was subjected
to an18 month appeal. During this time, the economy took a downturn which affected consumers’
purchasing patterns relative to housing, resulting in a commensurate change in the market demand
for condominium unit types in downtown Halifax. As a result, United Gulf underwent an extensive
review of the “twisted sisters” unit design, layout, and economics and has concluded that the project is
no longer appropriate.

Simply put, the current design does not meet market expectations in terms of unit variety, design, or
pricing options. People today want more sunlight, which requires a building that has more window
area and less inner space. A building needs to have the ability to provide a bachelor, one bedroom,
two bedroom, or three bedroom unit easily with minor wall modifications. Therefore, United Gulf is
proposing a new building design that is tall and narrow to accomplish the additional sunlight, has
smaller footprints and floor layouts that allow easy internal modification, and to enable more
affordable units.

United Gulf is requesting that Regional Council consider this MPS/LUB amendment application before
considering a discharge of the Tex Park development agreement. The policies that enabled the Tex
Park development agreement no longer exist so there is no mechanism to amend the development
agreement to allow a new building design. The old policies have been replaced with “Halifax By
Design” rules, which did not envision a change to the Tex Park development agreement and as such
would not allow the “twisted sisters” proposal or the current proposal. The new building design has
been achieved through an extensive process and is not suitable for negotiation or input from a design
committee. Therefore, we are requesting site-specific MPS policy and a site specific zone that would
allow the new proposal to be built as-of-right. This new zone would replace the development
agreement for the site, which could then be discharged, if Council approves the new zone.

Page 1 of 8
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Regional Council has made it very clear that they want to see construction on the Tex Park site as
soon as possible. It would be prudent and appropriate for Council to consider this MPS/LUB
amendment request as a means to move forward with the development of the Tex Park site with the
confidence that the decision rests solely with Regional Council. This MPS/LUB application would not
be subject to an appeal process. United Gulf is committed to the construction and completion of the
project as soon as possible.

Building Design & Theme

The proposal, Skye Halifax, named to recognize our Scottish heritage, is a landmark condominium
development that has been designed in a manner to reflect Halifax’s sea faring traditions and rich
maritime history. While respecting our past the design celebrates Halifax’s present status as the
center of Atlantic Canada economically, socially, and culturally, while beckoning the world with our
progressive ideals for the future. Its design will identify Halifax as a showpiece and place it on the
world stage.

The two buildings resemble a ship’s twin sails that push the seafarer toward the horizon — analogous
to future opportunity and discovery. Many have also remarked that the design resembles
outstretched arms reaching into the Skye —symbolic of hope, prosperity, a new beginning. This too is
a very fitting parallel as Halifax was once Canada’s gateway for over a million immigrants who sought
the same.

Through sculpted design, the structures with their beacon-like rooftop features, will show case the city
and establish Halifax as an international destination. The unique architecture will enhance Halifax’s
reputation as a city of contrasts —one that celebrates its past while embracing its future on the world
stage. Skye Halifax has internal “floating” ballrooms and flowing lines representative of the sea and
sails that is at the architectural level of other landmark buildings that have an international draw.

The design of Skye Halifax has a less imposing mass than that of the “twisted sisters.” The two
towers have footprints that are 40% smaller than those of the “twisted sisters. This reduces the mass
and scale of the buildings, thereby reducing wind and shadow impacts as well as opening up a larger
view corridor between the towers. To accommodate this reduced mass, the slimmer towers will be
taller, at 48 storeys each.

LEEDS Certified:

Skye Halifax will exceed expectations as it relates to the utilization of green technology and the
promotion of sustainable building and environmental practices. The project will: utilize geothermal
heating and cooling; offer green roof terraces; see the installation of grey water systems; and the use
of low flow plumbing fixtures and elements. The project will be constructed with non-reflective glass
and will potentially see the creation of living walls in public/interior spaces/corridors. By “getting off
the grid” carbon footprint reductions associated with the project will be equivalent to the removal of
two passenger vehicles from the road each year for each condominium.

Active transportation will be promoted with the project by providing amenities such as secured indoor
and outdoor bicycle storage and the installation of shower stalls for commercial and retail tenants who
commute by bicycle. Many LEED objectives are designed for high density development, and cannot
be met with low or medium density building design. Skye Halifax will be LEED capable.

Page 2 of 8
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Skye Halifax proposes:
o A gross floor area of approximately 950,000 square feet
¢ A mixed use building — primarily of residential, but also hotel, office, and retail
o Approximately 350 — 400 parking spaces
e The residential unit mix will have a range of prices and design flexibility to accommodate
families, couples, and individuals
Units are designed to allow for changes to meet market demands
Sustainable and “green” design and technology
o Will offer a car share program for the residents

HRM Core Statistics & Trends

Despite the relocation of commercial tenants within downtown Halifax (Nova Scotia Power, Capital
Health and the Discovery Center), there has been an exodus of major tenants from the downtown
core. Recent departures include HRM, ADP Canada, Lockheed Martin, Johnson Insurance, Carsand
Mosher, the Red Cross, Dominion of Canada General Insurance, The Chronicle Herald, and various
Provincial and Federal offices. Further fostering this situation is the establishment of new commercial
entrants in retail and business parks that skirt the city (i.e. RIM, Sun Life). Free parking, reduced
construction costs, and convenience have fueled the expansion of commercial space in HRM retail
and business parks at the expense of downtown Halifax. Meanwhile commercial vacancies continue
to increase downtown.

Providing more office space will not bring new residents to the downtown. For the downtown core to
retain its status as the regional financial and economic heart of Nova Scotia, we have to regain the
residential population that has declined from a high of 106,000 (1956 Census) to 72,000 today (2006
Census). While the peninsular population has declined a near 34,000 over this period, the
metropolitan population has increased by significantly more. Approximately 40,000 people commute
in and out of the HRM core each day. They spend their retail dollars at suburban business parks
skirting the city rather than downtown.

Re-populating the HRM core is one of the primary goals of the Halifax Peninsula and Regional Plans.
Bringing residents back to the urban core is promoted by “Smart Growth” experts and is a necessary
first step that brings the commercial, art and cultural activities that follow. In North America, “Smart
Growth” cities such as Vancouver and Portland are experiencing a reversal of the trend wherein
residents left the downtown to live in the suburbs.

To quickly and surely rejuvenate and re-populate the downtown core, many cities have had to create
high quality, unique residential options. This has been demonstrated with Toronto’s harbourfront and
the once downtrodden but now fashionable Byward Market area of Ottawa. In the late 1970’s and
early 1980’s the cores of these cities were empty after 6:00 PM, now they are downtown
neighborhoods with an eclectic urban fabric celebrated by residents and visitors alike. Once a turn of
the century landfill, Boston’s Back Bay is now revitalized and extremely popular. A new term, “eco-
density” has become the buzzword representing smart, efficient, and affordable high density
development.

Once people were given new residential opportunities in these cities their downtowns saw: expanded
art galleries and museums; new retail choices; and enhanced attractions whether in the form of
cuisine, arts, education or sports venues. Toronto’s “Distillery District” is a prime example of the

Page 3 of 8



Attachment A
United Gulf's Application Document

Unitep Gurr DeveLorMENTS LIMITED

380 Bedford Highway, Halifax, Nova Scotia, Canada B3M 21 4
Phone (902) 493-3070 * Fax (902) 832-1752

successful a “Brownfield” conversion that now, along with multiple residential choices, nurtures a
burgeoning arts community. Witness the City’s growing theatre district (Third largest in the World);
The international draw of the Toronto International Film Festival and its new home the Bell Light Box
Theatre (a 5 storey podium with multiple theaters, with a 41 storey 458 unit condo tower atop of it);
Internationally renown architect Daniel Libeskind’s expansion of the Royal Ontario Museum; and
Frank Gehry’s celebrated addition to the Art Gallery of Ontario.

“We really need to see greater residential population downtown as the key to help reverse
(The downtown office) trend.” (Commercial Broker at CB Richard Ellis; commentary relative to
the lack of commercial development in downtown. Allnovascotia.com, Halifax, June 28, 2011).

HRM Tax Revenue Comparisons
Skye Halifax will generate over six million tax dollars to HRM each year.

The $6,000,000 in annual tax revenue generated by this proposal is approximately the same as the
taxes paid by 2000 suburban residential homes or one large commercial business park. The amount
of land required for 2000 residential homes is equivalent in area to 80% of the land mass of
peninsular Halifax. Essentially the downtown site generates the same tax revenue to these major
suburban developments yet at a fraction of the land mass with the added benefit of eliminating rate
payer financial burdens. The Tex Park site:

Is already serviced with municipal water and sewer

Does not require additional infrastructure

Does not seek HRM, Provincial or Federal funding

Does not require the construction of new schools

Does not put an additional demand on snow plows

Does not require additional utilities

Does not increase the travel demand on fire, police or emergency services
Does not require additional garbage or recycling services

Does not require HRM road maintenance

Views & Corridors

Halifax has protected the views (including rampart, view planes and corridors), as experienced from
Citadel Hill for many years. United Gulf is aware of the reasons behind the protected views and
understands that Haligonians feel very strongly about them. United Gulf is proud of the beauty of
Halifax and also felt very strongly about protecting the views. Then we found, that the rampart height
restriction essentially prevents any modern, affordable, flexible multiple residential projects because it
forces buildings to be built in a short and wide configuration with large building footprints. This is the
opposite formula from the eco-density formula that is so successful today.

The current Halifax rules regarding height/rampart view and corridor restrictions result in buildings that
are short and wide having large building footprints. This has some negative “human scale” outcomes
by creating “canyon” effects and shadows that are cast for longer periods of time. Tall narrow
structures cast longer shadows within their radius yet for lesser periods, often referred to as a “sun-
dial effect” and have a reduction in shadow impacts. Under this scenario pedestrian wind thresholds
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are more easily mitigated (via podium design treatment and tower set backs, as currently proposed),
as well as greater possibilities associated with amenity space at the pedestrian level.

United Gulf feel that there are other, equally important views that are not being considered. This
would include views from the harbour, views at the pedestrian level, and the overall view, massing,
and scale of the Halifax skyline. People who spend their days downtown at the pedestrian level don’t
have the opportunity to have unobstructed views of the harbor or Citadel Hill unless they are looking
along a street, because existing buildings are consistently wide and block these views. Skye Halifax
would provide this view opportunity by widening the view corridor from 52 feet to 110 feet. These
improved corridor views have been achieved as a result of a 40% reduction in the building footprints
and allowing the buildings to be taller by relaxing the rampart height restrictions for this site.

If all the current height restrictions continue to apply to the downtown, it will result in the eventual
creation of a “tabletop” effect or “a flat” skyline. A city’s progressiveness is often measured by its
skyline. More often than not, “progressiveness” includes high-rise buildings. Currently, images that
define Halifax include both old and new landmarks. Often the Citadel, Purdy’s Wharf or both are
depicted. The Citadel represents our military history and the Purdy’s complex is a metaphor for
progress, success and embracing new opportunities. Halifax could have an impressive skyline that
both protects views and respects our heritage and is deemed progressive by introducing Skye Halifax.

Many cities offer both height and view plane guidelines that may be relaxed on an exceptional basis
based on the merits of a project. Measures such as aesthetic value, economic impact, social and
environmental contributions often supersede these rules. We seek a similar relaxation given the
current state of downtown Halifax and the overall changes that have occurred to the economy.

It is time to re-consider whether protecting the rampart views on this site for the purposes of tourism is
still preferred over the benefits of economic revitalization, creating an interesting skyline with a new
internationally recognized landmark, and the importance of protecting views at the pedestrian level for
year-round downtown users. Relaxing the rampart height limit for the Tex Park site does not set a
precedent for others to follow. This site is unique due to it’s history of partnership between HRM and
United Gulf, the fact that there is an existing development agreement that was enabled under MPS
policies that have since been removed from the MPS, and the current pressing need to have a
catalyst development to revitalize the downtown. Any future requests would not fit this formula.

An Improved Value Proposition:

The recent shifts in the economy over the past three years has affected consumers’ purchasing
patterns relative to housing which has affected the market demand for condominium unit types in
downtown Halifax. As a result United Gulf's review of the “twisted sisters” design has been deemed
restrictive. Simply put, the current design does not meet market expectations in terms of unit variety,
layout, or pricing options. There are now younger people in the marketplace looking for affordable
housing options. Buildings need to be able to provide a range of housing for all the market groups:
young students, empty nesters, professionals, and high-end buyers.

Urban residents today want:
e More sunlight in their homes
e More flexibility and variety in unit design
o Cities with an urban style
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Cities with established universities, research centers & hospitals

Cities with artistic, cultural, and social environments

The freedom to travel without worrying about home maintenance or car ownership

Cities that have economic and social value where they can establish roots in the community.

Many people who moved to the suburbs are now realizing that long commutes into town for cultural
events and activities for their children is not how they want to spend their time. They have expressed
a desire to live closer to HRM’s core so they may: walk or bicycle to work; easily partake in cultural
events; be closer to their children’s universities; and have reduced costs of living. From seniors, and
young families, young urban professional or the recent foreign student graduate, many wish to
experience urban living and all the amenities it offers - choices not found in or near a retail park or
suburban strip mall.

Skye Halifax fulfills the aspirations of this growing and under-served consumer demographic. Where
standardized layouts were once the norm a modular approach may be had with individual unit types.
Walls can be removed or slid open to reveal an extra guest room or den, or simply to allow more
sunlight within a living space. Essentially flexibility is sought in terms of form, function and price, while
reflecting residents’ unique tastes.

Rather than competing with the current amenities in Halifax, Skye Halifax is in an entirely different
category and will be a complementary addition to our historic city’s blend of old and new. The Tex
Park site, located between the waterfront and the Citadel, is an excellent location for promoting the
entire downtown, not just the waterfront or the historic areas. It will increase the value of downtown
lands and generate new and long term benefits to the Port of Halifax, Waterfront Walk, Neptune
Theatre, the Art Gallery, museums, and other special attractions of Halifax and surrounding areas like
Peggy’s Cove and our National Parks.

Economic Impact to HRM
This project will offer approximately:

$6,000,000 per year in tax revenue ($150 million over 25 years)

A total project cost of $350 million

Construction jobs

Priority given to local trades

Boutique, hotel, and corporate events centre jobs

Office, condo management/operation, hotel, and retail jobs

More people living downtown

Residents have immense buying power — they spend millions per year on personal care,
household items, food, recreation, and transportation. Skye Halifax residents would put
approximately $20 million per year into the downtown economy

A residential and mixed use development of Skye Halifax’s scale has never been proposed for
Halifax. Skye Halifax is a catalyst for positive change. Its offering was never anticipated or envisioned
through the current Halifax MPS/LUB or the Downtown Secondary Plan. Skye Halifax fulfills the
broader HRM Regional Planning goals of re-populating the downtown and revitalizing Halifax’s
economic core. Skye Halifax and the residents it will draw will be a step toward reversing the
economic decline in downtown Halifax.
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HRM needs more than just tourism and a tourist season to feed the economy. Skye Halifax will
generate economic activity on a year round basis. This will be the first major development
undertaking in Halifax since the construction of Purdy’s | & Il twenty years ago. Large projects in
HRM usually involve the request for government funding. Skye Halifax does not seek public funds - it
is completely a private investment.

Skye Halifax goes beyond the promise of “build it and they will come” by answering the call “build it
and they will stay.” We echo many opinion leaders that the only way to stem the outgoing tide of
retail and commercial enterprises leaving the downtown is by creating greater residential
opportunities. By doing so, many will reconsider their relocation decisions and it may also encourage
other developers to invest in the downtown core.

Public Interest

Skye Halifax meets many of the objectives stated in the Greater Halifax Partnership’s (GHP)
“Economic Strategy for 2011 to 2016.” One such goal is to improve the “Regional Center” downtown
in terms of livability and attractiveness. Another is to see $1.5 billion in private investment in HRM
over the next 5 years. Skye Halifax represents a $350 million private investment.

The GHP wishes to see the population of the regional center increase by 8,000. It uses the words:
‘engagement”, “international”, “welcoming the world”, and “making Halifax welcoming for immigrants
and entrepreneurs to prosper”. Skye Halifax will help achieve these goals metaphorically and

otherwise.

Given the significant public exposure to the “twisted sisters” project, United Gulf has reached out to a
variety of public interest groups, opinion leaders, and stakeholders in the community to inform them of
the new proposal and to seek their opinions. United Gulf will also host a public gathering to hear from
the architect, Peter Clewes. This extensive outreach program includes the creation of a website and
the creation and monitoring of social media websites such as Facebook, Twitter, and Linked In.

Public Benefit

In cooperation with the Nova Scotia College of Art & Design and Dalhousie University, United Gulf
would like to offer space within the project wherein young artists will have an opportunity to display
their works. Contributions from private artists will also be welcomed.

The “United for Artists Gallery” will be located within the building’s podium, and possibly on its rooftop
for larger works of art such as sculptures.

The Art Gallery of Nova Scotia (AGNS) is currently assessing its long term space requirements.
United Gulf would like to investigate potential synergies with the AGNS in this regard. Space would
not be the sole discussion point, rather scholarship and fund raising programs may also be examined.

Skye Halifax will also offer a bicycle sharing system that provides bicycles for use by the public,

similar to what you see in Washington D.C. This program provides public bicycles, at a nominal fee or
security deposit, for people to use anytime as a means for getting around the downtown.
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On this Tex Park site, Richard John Uniacke hosted the first gathering of the Charitable Irish on
January 17", 1786, which became their first general meeting. The name of this site for the gathering
was The Golden Ball Inn. The purpose of the Society was that all Irish would work together for each
other and the betterment of the community. Formerly on the Tex Park garage, there was a historical
plaque recognizing this historical event. United Gulf would like to commemorate the site again with a
plaque. The year 2011 celebrated 225 years of the Society in Halifax.

Timeline

United Gulf is committed to begin construction as soon as possible. While United Gulf shares the
pressing need to advance the project, there are certain key milestones that must be achieved once
the required approvals have been granted. The finalization of the detailed design of the building will
require 12 months’ effort; building permits may take six months; and pre-sales of the residential units
could take 6 to 12 months as a condition of financing of this $350 million construction project. (This
financing condition differs from other projects that have the benefit of public funding).

United Gulf is an award winning company that has put over $750 million of investment into HRM
development. Skye Halifax will achieve United Gulf’s goal of over one billion dollars invested in HRM
for the creation of intelligent housing options for a wide range of residents. United Gulf is committed
to prioritize Skye Halifax and will proceed with development as soon as possible.

Summary
MPS amendments are reasonable and appropriate if they address something that was not anticipated

or envisioned when the MPS was written. When an MPS change provides benefits for the greater
good, it is even more justified. Times and circumstances change. It is time to change the downtown
core to make it healthy and strong once again. Skye Halifax will be the catalyst for change. Skye
Halifax will, if not restore, then enhance our sense of optimism and inspire others globally to consider
opportunities in our downtown.

Progressive cities are progressive because they make bold development decisions. Decisions that
keep existing residents, bring new immigrants, feed the economy, and make landmark statements on
the international stage. We are only limited by our imagination.

Sincerely:

Jenifer Tsang, MCIP
Planning Consultant for
United Gulf Developments Limited

Enclosures:

Footprint Comparison Plan
Building Mass Comparison Plan
Nighttime View of Skye Halifax
Skyline View from the Ramparts
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