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Planning Context

Centre Plan Regional Plan Growth Centres
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Planning Context

2020 HRM Rapid Transit Strategy
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Figure 18: BRT route map
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To address the importance of coordinating land use and transportation
planning around Rapid Transit, the municipality will

1. Plan for higher-density mixed use development around Rapid
Transit.

2. \Work to ensure that affordable housing and amenities are available
near Rapid Transit.

3. Improve the connectivity of local streets and the quality of active
transportation infrastructure near stations and terminals.

4. Pursue a long-term vision for Rapid Transit together with a long-term
vision for land use.

To support walkable, affordable, transit-oriented communities, land

use policy should designate areas for high residential and employment
density along frequent transit corridors and around transit stations and
terminals. The highest mixed-use densities should be directed to
areas within 400 metres of Rapid Transit stations, with moderate
densities up to 800 metres
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Portland Street
~unctional Plan

Transit Oriented
Developments on
Portland Corridor

Background Integrating Transportation and Land Use Planning

Identifies areas for | \ e A, X |
# more growth and & S AN R |
housing | - | commidia/ \ | ‘

''''''

opportunities ' /A s corine 1

i Land use and transit
() mutually support

each other
Provides better | | "MI‘"
% connections for .
residents .
% Makes better use of
public investments

. Promotes
= sustainable growth
and travel patterns
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\ Portland Street/ Cole Harbour Road Functional Plan
Online Live Session _
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HALIFAX April 7, 2021



f % Within 1km (12 min walk) of:

= 3 5chools

= 2 Large Commercial Centres

= Community parks and regional trails

= = Rapid lransit stations

Within 2km (24 min walk) of:

= 11 Schools

= 6 Large Commercial Centres

= Community parks and regional trails

= Rapid Transit stations



Changes from 20212023

» 8- Storey reduced to a 6-storey. Penthouse was removed

= Preserve some of the large trees on site boundaries (parking removed)

= Added additional landscaping and 6'-fence along border of neighbouring properties

» Moved building away from north property lines & reduced streetwall from 4 storeys to 3.

Accentuated residential entry more

Fathom Architecture Inc., Fathom Architecture Inc.,
Fathom Studio g Fathom Studio ?
fathomstudio.ca fathomstudio.ca
1 Starr Lane 1 Starr Lane
Dartmouth, NS Dartmouth, NS
B2Y 4v7 B2Y 47
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PROPOSED
BUILDING

FOOTPRINT

FEL: 42.00
P1:39.25
P2: 36.50

PROJECT INFORMATION:

LOT S 4544m2

BUNLOING FOOTPRINT: 1500m2

LOT COVERAGE: 35%

EXTERNAL AMENITY SPACE AREA: 467m2

MINIMUM SETBACKS:
FRONT: 2.00m

SIDE: 6.00m
REAR:10.58m

PARKING STALLS

SURFACE PARKING STALLS 28

P GARAGE STALLS ]

B2 GARAGE STALLS i

TOTAL 10

(TOTAL INRCLUDES & COMMERCIAL PARKING
STALLS WITH 1 BARRIER FREE)
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A PARKING SUMMARY: BUILDING AMENITY:
S EXTERIOR AMENITY | v p1. 32 sTALLS R4 AMENITY REQUIRED:
& n (3,400sqft) LEVEL P2: 38 STALLS 100sqft for 1 beds (39)
- Lol SURFACE PARKING: 300saft for 2 beds (37
EXTERIOR AMEN'TYﬁ I W — 4 COMMERCIAL STALLS sqft for 2 beds (37)
© — 24 RESIDENTIAL STALLS :
1200sqft < TOTAL REQUIRED: 15,000sqft
N ( TOTAL: 94 RES. STALLS +/-
N RATIO (76 UNITS): 1.23 +/- AMENITY PROVIDED:
C|3 5 STOREYS
e BICYCLE PARKING: LEVEL 01 : 2,400sqft
% REQUIRED : 36 (73 units) LEVEL 05 ROOF: 1,600sqft
Eg 4 STOREYS 22 —¢" CLASS A : 29 (80%) EXTERIOR : 5,400sqft +/—
(@) T
P 2 3 STOREYS o]l CLASS B : 7 (20%) TOTAL: 9,400sqft
M - L . ,
= S | PROVIDED:
n CLASS A : 36 (GROUND & P1) * various private rooftop amenity
™ | ></ \ CLASS B ': 14 space and outboard patios
% ] e TOTAL : 50 +/- provided beyond this amenity
o< ! A" \! -
5 5 STOREYS 6 —074— UNIT_COUNT SUMMARY: -
ok Q \ exterior amenity space.
0 2 . LEVEL 01: 7 UNITS )P
’\, \ % T 2] A \ — 2 BEDS: 5 UNITS private rooftop balcony
REFER TO LANDSCAPE Y WHE | -1 BEDS: 2 NS
E\H[E) E’LLJ/;’\;AEERP/&A&?,% \ m 3 STOREYS N\, 42'—6” | LEVEL 02: 16 UNITS
v
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¢ - AN AA
- | L & 0.0:0‘7“‘0 LEVEL 03: 16 UNITS 1 BEDS: 39(380sqft)=14,820sqft
= | VANANVANANAVE — 2 BEDS: 7 UNITS 2 BEDS: 37(610sqft)=22,570sqft
b 6 STOREYS — 1 BEDS: 9 UNITS TOTAL REQUIRED: 37,390sqft
. 5'_0" EVEL 08 14 UNITS SITE AREA: 48,900sqft
1 20-67 SETBACK ~ 2 BEDS: 8 UNITS
— — 1 BEDS: 6 UNITS BUILDING FOQTPRINT:
o , 18,700sqf
n - = 10 n LEVEL 05: 13 UNITS
w ! 7 w — 2 BEDS: 6 UNITS LOT COVERAGE:
i — 1 BEDS: 7 UNITS Allowed: 24,450sqft (50%)
—— WALK—=UP UNITS AT LEVEL 06: 10 UNITS Proposed: 18,700sqft (38%)
[ CRADE — 2 BEDS: 4 UNITS GROUND FLOOR: 42.00
——==1_| — 1 BEDS: 6 UNITS e
AVERAGE GRADE: 41.14
=X ] TOTAL UNITS: 76 UNITS (Refer to Landscape)
XX [ ELETOR OVERRUN Touk 7 6B, 57 UNTS (457
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e L
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ELEVATOR OVERRUN BEYOND

S 66664 HS

ROOFTOP MECHANICAL
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Wilikins - Portland at Carver Street Development

Shade Study for September 21

0 1 2 2

(oI I O O I O P8 hours of shade fathom



Wilikins - Portland at Carver Street Development

Shade Study for September 21

AS OF RIGHT
Side Yard
Other Side Yard
Rear Yard
Height

Depth

(oI I I O I N BB hours of shade




7 Zes
mﬂ?@ﬁ)@\

AN

R\
\\

®

I

s
%

i

opography

D)

D
-

3




« HRM Guidelines for the
Preparation of Transportation
mpact Studies

OO = Excellent transit and Al
— opportunities

_ = Great access to major routes
Transportation

Impact Study = Robust connections

= [ ow impact (12 of 3500 vehicles
at Portland / Woodlawn / Baker)

= Portland RIRO - Low impact
Land Use Trip # Variable AM Peak PM Peak

5 COmpat|b|e V\/|th existmg and ERXO [ L Enter Exit TOTAL Enter Exit TOTAL

future transit

Mid-Rise Residential 223 86 Units 7 19 26 22 9 31
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Concluding Remarks §

= \\e believe that the proposed development is consistent
with the type of development that will be encouraged along
the rapid transit corridor planned for Portland Street.

= The locationis ideal for walking and cycling due to the close
proximity of trails, and surrounding commercial uses that do

not require automobﬂe uses.

Lar e Commercial Centres, Community parks anad regmnal
trails, 2 Rapid Transit stations

» [he siteis also only a 10 minute bus ride from downtown
[H)a|r]tcmouth and a 20-30 minute bus/ferry ride to downtown
alitax

= \We have designed this development to be consistent with |
the COR zone in the Centre Plan area less than a kilometer to

the west of this site.

= [his /2 unit project will be a small part of addressing the
City's housing Crisis




Policy Considerations

= No Plan Amendment Needed for rezoning
= MPS Policy IP-1(c) - Zoning Amendments

« MPS Policy IP-o - DA's for Apartment
Buildings




MPS

Policy IP-L(c) - Zoning Amendments

N considering zoning amendments and contract zoning, Council shall have regard to
the following:

(1) that the proposal is in conformance with the policies and intent of the Municipal
Development Plan

= MPS from 1978
= Regional Plan, IMP and Rapid Transit Strategy suggest density along the Portland Corridor

= Impending release of the Portland Street Functional Plan aimed at a transit priority corridor and
adjacent transit oriented development

() that

develo

D

the proposal is compatible and consistent with adjacent uses and the existing

ment formin the area in terms of the use, bulk, and scale of the proposal

= One of many future TOD along Portland Street near commercial nodes like Superstore

= New 5-storey mixed use at Portland Hills Drive under construction

= Increased setback from 10-13m at the rear
= 2m Stepback at the 3rd storey
= Decks moved from the rear of the building to the sides



MPS Policy IP-1(c) - Zoning Amendments

N considering zoning amendments and contract zoning, Council shall have regard to
the following:

(3) provisions for buffering, landscaping, screening, and access control to reduce
potential incompatibilities with adjacent land uses and traffic arteries

= Access from Portland Street limited to commercial uses and no shortcutting through to Carver
= Parking garage driveway moved further south to provide additional landscaping

= landscaping and fencing around perimeter.

= Developer will try to save any large trees at the edge of the property




the following:

MPS Policy IP-1(c) - Zoning Amendments

N considering zoning amendments and contract zoning, Council shall have regard to

4) that the proposal is not premature or inappropriate by reason of;

) the financial capability of the City is to absorb any costs relating to the development

iii) the adequacy and proximity of schools, recreation and other public facilities

(
(
(i) the adequacy of sewer and water services and public utilities
(
(

V) the adequacy of transportation networks in adjacent to or leading to the development

(v) existing or potential dangers for the contamination of water bodies or courses or the creation
of erosion or sedimentation of such areas

(Vi) preventing public access to the s
(vil) the presence of natural, historica

norelines or the waterfront

features, buildings or sites

(vill) create a scattered development pattern requiring extensions to truck facilities and public
services while other such facilities remain under utilized

(ix) the detrimental economic or social effect that it may have on other areas of the City.

= \We believe this development meets all of the criteria outlined above



(5) that the proposal is not an obnoxious use

= The proposal is not a obnoxious use.

(6) that cont

develo
adjace
not im

DMEeNts to ensure comp
Nt or near by land uses a

ited to, the following:

ols by way of agreer

|d

~

)

0

ents o

(i) type of use, density, and phasing

r other legs

ce with approvec

MPS Policy IP-1(c) - Zoning Amendments

N considering zoning amendments and contract zoning, Council shall have regard to
the following:

devices are placed on proposed

nlans and coordinat

oublic

(ii) emissions including air, water, noise

acilities. S

\_/

ch controls may re

(iii) traffic generation, access to and egress from the site, and parking

(iv) open storage and landscaping

(v) provisions for pedestrian movement and safety

(vi) management of open space, parks, walkways

(vii) drainage both natural and sub-surface and soil-stability

(viii) performance bonds.

= These controls could be placed through the DA if needed
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MPS Policy IP-1(c) - Zoning Amendments

N considering zoning amendments and contract zoning, Council shall have regard to
the following:

(/) suitability of the proposed site in terms of steepness of slope, soil conditions, rock
out-croppings, location of watercourses, marshes, swamps, bogs, areas subject to
flooding, proximity to major highways, ramps, railroads, or other nuisance factors

= This site is ideally suited as a transit oriented development on land that will support it

(8) that in addition to the public hearing requirements as set out in the Planning Act
and City by-laws, all applications for amendments may be aired to the public via the
"voluntary” public hearing process established by City Council for the purposes of
information exchange between the applicant and residents. This voluntary meeting
allows the residents to clearly understand the proposal previous to the formal public
hearing before City Counci

= This will be part of the public process for the rezoning and DA




MPS Policy IP-1(c) - Zoning Amendments

N considering zoning amendments and contract zoning, Council shall have regard to
the following:

(9) that in addition to the foregoing, all zoning amendments are prepared in sufficient
detail to provide:

(i) Council with a clear indication of the nature of proposed development, and

(i) permit staff to assess and determine the impact such development would have on
the land and the surrounding community

» Provided




MPS Policy IP-o - DAs tor Apartment Buildings

According to Policy IP-5, “in considering the approval of such Agreements, Council shall
consider the following criteria’

(a) adequacy of the exterior design, height, bulk and scale of the new apartment
development with respect to its compatibility with the existing neighbourhood:

= Again, 13m setback, 2m stepbacks, landscaping, fencing, relocation of rear decks

(b) adequacy of controls placed on the proposed development to reduce conflict with
any adjacent or nearby land uses by reason or:

(il) traffic generation, access to and egress from the site; and

= access restrictions described above between Carver and Portland
(ili) parking;
= The parking ratio of 1.45 (105 spaces) will address the parking needs of this building, even
though we anticipate this location’s proximity to the rapid transit corridor will reduce personal

vehicle reliance. Bike parking has been provided in this development consistent with Centre
Plan standards (35 Class A and 8 Class B spaces).

(c) adequacy or proximity of schools, recreation areas and other community facilities;

= The site borders Landrace Park and is within close walking distance of Elenvale Junior High,
Brookhouse Elementary, and Prince Andrew High School, Portland Estates Elementary, Bel Ayr
Elementary and Eric Graves Memorial Jr High.




MPS Policy IP-o - DAs tor Apartment Buildings

According to Policy IP-5, “in considering the approval of such Agreements, Council shall
consider the following criteria’

(d) adequacy of transportation networks in, adjacent to, and leading to the
development;

= The site borders the Portland Street Rapid Transit Corridor but has controlled access off of
Carver Street.
(e) adequacy of useable amenity space and attractive landscaping such that the
needs of a variety of housenold types are addressed and the development is
aesthetically pleasing:

= All are considered as part of the plan as shown, including 9,400 sq.ft. of amenity space (2,400
interior, 2,000 roof, and 5,000 park space).

() that mature trees and other natural site features are preserved where possible;

= Where possible, mature trees will be preserved in buffer areas around the site. New caliper
trees will be planted as shown in the planting plan.




MPS Policy IP-o - DAs tor Apartment Buildings

According to Policy IP-5, “in considering the approval of such Agreements, Council shall
consider the following criteria’

(g) adequacy of buffering from abutting land uses;

= The development has a minimum 6m sideyard setback and a 13m rear yard setback as well as
stepbacks above the 3rd storey.

(h) the impacts of altering land levels as it relates to drainage, aesthetics and soll
stability and slope treatment; and

= The site is generally flat and drains to the Landrace park site to the northeast.




