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ORIGIN 

Application by Dexel Architecture Ltd. for substantive site plan approval to enable the development of an 8 
storey mixed use, residential/commercial building at the southeast corner of Bishop Street and Hollis Street 

LEGISLATIVE AUTHORITY 

See Attachment A. 

RECOMMENDATION 

It is recommended that the Design Review Committee: 

1. Approve the qualitative elements of the substantive site plan approval application for a mixed use
development at 1363 Hollis Street / 5134 - 5146 Bishop Street, Halifax as shown in Attachment B and
C with the condition that:

a. Height shall be limited to 22 metres for that portion of the building within the 22 metre height
precinct, but the glass railing and rooftop elements at the 8th and 9th levels shall be
permitted;

2. Approve three of the four variances to the Land Use By-law requirements; as contained in Attachment
D; and refuse the request for maximum building height identified as Variance 1;

3. Accept the findings of the qualitative wind impact assessment, as contained in Attachment E; and

4. Recommend that the Development Officer accept public art as the post-bonus height public benefit for
the development.

Revised
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BACKGROUND 
 
An application has been received from Dexel Architecture Ltd. for substantive site plan approval to enable 
the development of an 8 storey mixed use building (7 storeys along Hollis Street) at the southeast corner 
of Bishop Street and Hollis Street (Map 1). To allow the development, the Design Review Committee (DRC) 
must consider the application relative to the design manual within the Downtown Halifax Land Use By-law 
(LUB). This report addresses relevant guidelines of the design manual in order to assist the Committee in 
their decision. 
 

Subject Site 1363 Hollis Street / 5134 - 5146 Bishop Street, Halifax  

Location Southeast corner of Hollis Street and Bishop Street 

Zoning (Map 1) DH-1 (Downtown Halifax) Zone 

Total Size 2,498.1 square metres (8,196 square feet) 

Site Conditions Significant grade change along Bishop Street 

Current Land Use(s) Vacant - buildings have been recently demolished 

Surrounding Land Use(s) Surrounded by a mixture  of uses including: 

 The Waterford, a 7 storey multi-unit residential building to the 
south;  

 Three storey residential building across Hollis to the west; 

 Five storey multi-unit residential building with ground floor 
commercial uses to the east; and 

 The Alexander, a multi-unit residential building currently under 
construction and a vacant lot across Bishop to the north.   

 
Project Description 
The proposed 8 storey mixed use building includes the following (Attachment B):  
 

 Two partially underground levels containing 12 parking spaces, four residential units with direct access 
to Bishop Street, a bike room, building storage rooms, and mechanical space; 

 Shared underground parking access with the neighboring property to the south, the Waterford; 

 Level 1 (ground floor) contains a private landscaped courtyard, fitness and amenity rooms, and 
commercial space fronting on Hollis Street (95m2); 

 A total of 38 residential units on levels 1 to 7, and a single penthouse unit within levels 8 and 9; 

 Landscaped open space is located on levels 1,2, and 8 in the form of common landscaped terraces; 
and 

 Prominent exterior building materials include transparent and lightly colored glass, sandstone or 
manufactured stone cladding, and small portions of granite cladding at street level. Charcoal metal 
shroud is also used to accentuate openings.   

 
Information about the approach to the design of the building has been provided by the project’s architect in 
Attachment C.  
 
Regulatory Context 
With regard to the Downtown Halifax Secondary Municipal Planning Strategy (DHSMPS) and the 
Downtown Halifax LUB, the following are relevant to note from a regulatory context: 
 

 Zone: DH-1 (Downtown Halifax) 

 Precinct: Precinct 1 - Waterfront South and Precinct 2 - Barrington Street South  

 Building Height (Pre and Post-Bonus): The site is under two height precincts, a 22 metre pre-bonus 
precinct and 26 metre pre-bonus precinct. Only the 26 metre pre-bonus precinct allows for post-bonus 
height of 34 metres. 

 Streetwall Setback: Setbacks vary (0 – 4 metres) 

 Streetwall Height: Minimum streetwall height is 11 metres and maximum streetwall height is 18.5 metres. 

 Civic Character: Prominent Civic / Cultural Frontage 
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In addition to the above regulations, the design manual of the Downtown Halifax LUB contains guidance 
regarding the appropriate appearance and design of buildings and conditions for assessing any request to 
vary any of the built-form requirements. 
 
Site Plan Approval Process 
Under the site plan approval process, development proposals within the Downtown Halifax Plan area must 
meet the land use and building envelope requirements of the LUB, as well as the requirements of the By-
law’s design manual. The process requires approvals by both the Development Officer and the DRC as 
follows: 
 
Role of the Development Officer 
In accordance with the Substantive Site Plan Approval process, as set out in the Downtown Halifax LUB, 
the Development Officer is responsible for determining if a proposal meets the land use and built form 
requirements of the Downtown Halifax LUB. The Development Officer has reviewed the application and 
determined that the following elements do not conform to the Downtown Halifax LUB: 
 

 Minimum ground floor height 

 Minimum streetwall stepback 

 Maximum height (2 separate variances requested) 
 
The applicant has requested variances to these elements (Attachment D). 
 
Role of the Design Review Committee 
The DRC, established under the LUB, is the body responsible for making decisions relative to a proposal’s 
compliance with the requirements of the design manual. 
 
The role of the DRC in this case is to: 

1. Determine if the project is in keeping with the design manual; 
2. Consider the variance requests that have been made pursuant to the variance criteria in the design 

manual 
3. Determine if the proposal is acceptable in terms of expected wind conditions on pedestrian comfort 

and safety (Attachment E); and 
4. Advise the Development Officer on the suitability of the post-bonus height public benefit being 

proposed by the applicant (Attachment C) 
 

Notice and Appeal 
Where a proposal is approved by the DRC, notice of the decision is given to all assessed property owners 
within the DHSMPS Plan Area boundary plus 30 meters. Any assessed property owner within the area of 
notice may then appeal the decision of the DRC to Regional Council. If no appeal is filed, the Development 
Officer may then issue the Development Permit for the proposal. If an appeal is filed, Regional Council will 
hold a hearing and make decision on the application. A decision to uphold an approval will result in the 
approval of the project while a decision to overturn an approval will result in the refusal of the site plan 
approval application. 
 
The subsequent Discussion section of this report outlines the staff analysis of the proposal relative to the 
criteria within the design manual and provides a recommended decision for the Committee’s consideration. 
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DISCUSSION 
 
Design Manual Guidelines 
As noted above, the design manual contains a variety of building design conditions that are to be met in 
the development of new buildings and modifications to existing buildings as follows: 
 

 Section 2.1 of the design manual contains design guidelines that are to be considered specifically 
for properties within Precinct 1; and 

 Section 2.2 of the design manual contains design guidelines that are to be considered specifically 
for properties within Precinct 2; and 

 Section 3.6 of the design manual specifies conditions in which variances to certain Land Use By-
law requirements may be considered. 

 
An evaluation of the general guidelines and the relevant conditions as they relate to the project are found 
in a table format in Attachment F. In addition, it identifies circumstances where there are different possible 
interpretations of how the project relates to a criterion, where additional explanation is warranted, or where 
the Design Review Committee will need to give particular attention in its assessment of conformance to the 
design manual. These matters, identified as “Discussion” items, are considered as follows: 
 
Canopies and Awnings - 2.2g, 3.1.1 d, 3.2.3 b, 3.3.3 b 
The design manual encourages canopies and awnings over main entrances and sidewalks to provide 
weather protection for pedestrians. In this case, no canopies or awnings have been proposed. Instead 
recessed entryways have been provided on both frontages. The ground level residential units along Bishop 
Street each have a recessed entry to provide weather protection and privacy for occupants. Along the Hollis 
Street frontage, the residential entrance includes significant recess with a bench for public use. The 
commercial entrance does not have any canopies or awnings nor is a recessed entry proposed, however; 
the adjacent recessed area for the residential entrance will provide a rest area for passing pedestrians. As 
such, staff advise that the presence of multiple recessed entryways meets the intent of the design manual. 
 
Lighting - 3.5.4 a to f 
Although no specific lighting details have been provided, the applicant has shown through renderings and 
the design rationale the lighting intent for the project. Lights are shown above the residential entrances 
along Bishop Street and within the recessed residential entryway on Hollis.  An LED back-lit art wall has 
also been proposed on the Hollis Street frontage which will further accentuate the façade and provide 
additional lighting. Because the retail space is entirely enclosed within glass, the internal lighting will be 
prominent. Therefor external lighting is less important for the commercial space though the applicant has 
indicated in the design rationale that lighting elements will be included to highlight this space.  
 
Future Retail Uses – 3.1.1f, 3.2.3c 
To ensure an interesting and active pedestrian environment, commercial uses are encouraged on all 
downtown streets. The above noted guidelines speak to areas where commercial uses are not currently 
viable and should be designed in such a way to allow conversion at a future date. For this project, four 
residential units with individual access are proposed along the Bishop Street frontage. Considering the 
significant grade change along this street, future commercial uses may not be appropriate and as such 
designing these spaces for potential conversion is less important. However, as noted previously, each unit 
has an individual access to the street which does retain some potential for future change.  
 
Roof Line and Roofscapes – 3.3.4a 
The design manual speaks to how roof lines and roofscapes can have a significant impact on the image of 
the city. Because of the sloping nature of the downtown and the multiple vantage points available, particular 
attention must be paid to the impact of mid and high rise buildings to the city’s skyline. In this case, although 
this building is greater than six storeys, there is no tower element to impact the skyline. Also, the proposed 
building is mostly surrounded by buildings of a similar or larger scale and will therefore be less noticeable 
within the city’s skyline.  
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Variance Requests  
Four variances are being sought to the quantitative requirements of the Downtown Halifax LUB. The 
applicant has outlined each of the variance requests through diagrams and provided a rationale for them 
pursuant to the design manual criteria (Attachments D). Importantly, the diagrams in Attachment D indicate 
the extent of each variance. The staff review of each variance request is provided in this section as outlined 
below. 
 
Variance 1: Maximum Height – Additional Storey 
Section 8(6) of the LUB states that no building shall exceed the permitted pre-bonus heights except in 
accordance with the following: 
 

- Section 8(7), which allows for extra height in exchange for a specified public benefit or;  
- Section 8(8), which allows additional height to be considered for a number of rooftop elements.  

 
The subject site falls within two height precincts and the applicant has requested a variance for the portion 
of the building within the 22 metre height precinct to allow for an additional one metre of building height.  
 
Section 3.6.8 of the design manual allows for a variance to the maximum height subject to meeting certain 
conditions as outlined in Attachment F. Of the potential conditions for a variance, this application is being 
considered under the following provisions: 
 
3.6.8 Maximum building height may be subject to modest variance by Site Plan Approval where: 
 

a. the maximum height is consistent with the objectives and guidelines of the design 
manual; and  

 
b. the additional building height is for rooftop architectural features and the additional height does 
not result in an increase in gross floor area; 
 
c. the maximum building height is less than 1.5 metres below the View Plane or Rampart height 
requirements; 
 
d. where a landmark building element is provided pursuant to the design manual; or 
 
e. where the additional height is shown to enable the adaptive re-use of heritage buildings. 

 
The intent of provisions allowing modest increases to maximum height is cited within Section 3.4 of the 
Design Manual as being, “…to encourage massing and design that accentuate the visual prominence of 
the site.” With this being said, the subject site is not in a location defined as a Prominent Visual Terminus, 
and as such, this provision does not apply. Further, the additional 1 metre in height is designed in a 
contiguous manner with the upper storey façade. While this additional 1 metre of height has the benefit of 
providing increased floor to ceiling heights internal to the building, an increase of 1 metre provides no 
additional architectural benefit as seen from the exterior of the building and public realm at large given its 
uniformity with the upper storeys of the building.  
 
Section 3.6.8b requires that additional building height not result in an increase in gross floor area. The 
applicant has indicated that if the height is to remain at 22 metres, the same gross floor area could be 
achieved, however, the floor-to-floor heights would be reduced, thereby compromising the overall design. 
While this may be true, there is no design rationale which supports the need to maintain the same gross 
floor area. Instead of compromising the design by lowering the floor-to-floor heights, the applicant can 
reduce the overall height of the building by removing a storey to meet the requirement. Given that the 
variance request does not meet the required criteria found in Section 3.6.8, a variance under this section is 
not supported.  
 
Section 3.6.8c does not apply in this case as the property is not within a view plane.  
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Section 3.6.8d stipulates that landmark building elements warrant exceptions to the permitted height. The 
applicant has noted that the mid-rise portion of the building acts as a landmark building element and the 
additional height is integral to the overall design and how the building fits within the street context.  While 
this rationale may have some merit, the LUB does not identify additional building height as a landmark 
feature and as such the Committee cannot consider variances for this reason. 
 
Considering the above, staff recommends that Variance 1 be refused.   
 
Variance 2: Maximum Height – Railings and Penthouse 
Section 8(10) of the LUB stipulates that rooftop features be setback no less than 3 metres from the outer 
most edge of the roof. In this case, the penthouse and stair/elevator enclosure will have no setback from 
the southern roofline. Further, a glass guardrail measuring approximately 1 metre in height is proposed 
along the roof edge of the 8th level terrace.   
 
Section 3.6.8 of the design manual allows for a variance to the maximum height subject to meeting certain 
conditions as outlined in Attachment F. Of the potential conditions for a variance, this application is being 
considered under the following provisions: 
 
3.6.8 a.  the maximum height is consistent with the objectives and guidelines of the design 

manual; and  
 

b. the additional building height is for rooftop architectural features and the additional height 
does not result in an increase in gross floor area; 

 
The proposed variances are largely due to the limited size of the building footprint. There are very few 
options to locate these features and the proposed location is the most appropriate. The penthouse and 
stair/elevator enclosure are to be located at the south side of the rooftop, interior to the site, with minimal 
visibility from the street. The proposed railing is glass, thereby limiting the visual effect from the street while 
also providing a necessary safety feature for users of the rooftop terrace. As such, the variance request 
can be considered to remain consistent with the objectives and guidelines of the design manual. Staff 
recommends this variance be approved.  
  
Variance 3: Land Uses at Grade (Ground Floor Height) 
Section 8(13) of the LUB requires a minimum ground floor height of 4.5 metres (14.75 feet). Due to the 
grade change along Bishop Street, there are various proposed ground floor heights with a minimum height 
of 2.824 metres (9.27 feet) for residential units along Bishop Street.  
 
Section 3.6.15 of the design manual allows for a variance to the Land Uses at Grade requirements subject 
to meeting certain conditions as outlined in Attachment F. Of the potential conditions for a variance, this 
application is being considered under the following provisions: 
 
3.6.15 a. the proposed floor-to-floor height of the ground floor is consistent with the objectives and 

guidelines of the design manual; and,  
 

b. the proposed floor-to-floor height of the ground floor does not result in a sunken ground floor
 condition; and,  

 
c. in the case of the proposed addition to an existing building, the proposed height of the ground 
floor of the addition matches or is greater than the floor-to-floor height of the ground floor of the 
existing building; or 
 
e. in the case of a new building or an addition to an existing building being proposed along a sloping 
street(s), the site of the proposed new building or the proposed addition to an existing building is 
constrained by sloping conditions to such a degree that it becomes unfeasible to properly step up 



Case 21145: 1563 Hollis Street / 5144 & 5146 Bishop Street, Halifax  
Design Review Committee - 7 -     June 8, 2017  
 
 

or step down the floor plate of the building to meet the slope and would thus result in a ground floor 
floor-to-floor height at its highest point that would be impractical 

 
The proposed variance is requested to address the sloping conditions along Bishop Street where there is 
a significant drop in elevation of approximately 5.7 metres. To avoid a sunken floor condition along this 
façade and to provide these units direct access to the street, a variance is required.  
 
The variance requested along Hollis Street is largely due to the attempt to minimize the overall height of 
the building. The proposed floor-to-floor height for the commercial space along Hollis Street is 3.53 metres 
and while not ideal, it is congruent with the neighboring property, the Waterford.  This variance request is 
recommended.  
 
Variance 4: Streetwall Stepback 
Section 9(7) of the LUB states that above the prescribed height of a streetwall, buildings are to be stepped 
back a minimum of 3.0 metres where the overall height is no greater than 33.5 metres. This requirement is 
not met along portions of the Bishop Street frontage due to three bays of enclosed balconies. 
 
Section 3.6.5 of the design manual allows for a variance to the upper storey streetwall stepback subject to 
meeting certain conditions as outlined in Attachment F. Of the potential conditions for a variance, this 
application is being considered under the following provisions:  
 
3.6.5 a. the upper storey streetwall setback is consistent with the objectives and guidelines of the design 

manual; and 
 

b. the modification results in a positive benefit such as improved heritage preservation or the 
remediation of an existing blank building wall. 

 
The requested variance is for a series of enclosed balconies along the Bishop Street frontage. Although 
these balconies do encroach into the required 3 metre stepback, they are enclosed in glass and light colored 
stone which will substantially mitigate their impact on the pedestrian environment. Further, the positive 
benefit resulting from the modification is a more interesting and articulated façade that better relates to the 
context of the area. This variance request is also recommended.  
 
Post-Bonus Height Public Benefit 
The Downtown Halifax LUB specifies a maximum pre-bonus height and a maximum post-bonus height. 
Projects that propose to exceed the maximum pre-bonus height are required to provide a public benefit. 
The LUB lists the required public benefit categories, and establishes a public benefit value that, with 
adjustments for inflation, is the equivalent of $4.47 for every 0.1 square metres of gross floor area created 
by extending above the pre-bonus height. The maximum pre-bonus height for the proposal is 26 metres 
while the post-bonus height is 34 metres. The gross floor area to be gained is approximately 285 
square metres. A preliminary calculation of the value of the required public benefit is approximately 
$12,939. The applicant proposes that the public benefit be the provision of public art. 
 
The Design Review Committee’s role is to review and recommend to the Development Officer whether a 
proposed public benefit should be accepted by the Municipality. With this, the final cost estimates of 
providing the public benefit will be determined and an agreement with the Municipality will be prepared for 
Regional Council’s consideration at the permit approval stage. 
 
Wind Assessment 
A qualitative wind impact assessment was prepared by Ekistics Planning and Design for the project 
(Attachment E). The purpose of the assessment is to determine whether the site and its surroundings will 
be safe and comfortable for pedestrians once the new building addition is constructed. The concern with 
respect to wind conditions is whether the site, and in particular the surrounding sidewalks, will be 
comfortable for their intended usage. 
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The assessment concludes that the proposed building is a modest change from the existing situation. The 
study noted the following in particular: 
 

1. The proposed landscaped open space between the Waterford and the proposed building would 
have considerable wind protection; 

2. There would be very little wind impact on Government House or the Waterford as a result of the 
proposed development; and 

3. There would be a marginal increase in discomfort during the winter months along Hollis Street and 
in the summer months along Bishop Street. 

 
The assessment concludes that mitigation measures will not be necessary.  
 
Conclusion 
Staff advise that the proposed development and the requested variances are generally consistent with the 
objectives and guidelines of the design manual; with the exception of the requested variance to increase 
the maximum height as outlined in Variance 1, Attachment D. It is, therefore, recommended that the 
substantive site plan approval application be approved with the condition that Variance 1, a request for an 
increase to the maximum height as outlined in Attachment D, be refused. 

 
 

FINANCIAL IMPLICATIONS 
 
There are no financial implications. The HRM costs associated with processing this planning application 
can be accommodated within the approved 2017-18 operating budget for C310 Urban & Rural Planning 
Applications. 
 
 
RISK CONSIDERATION 
 
There are no significant risks associated with the recommendations contained within this report. The risks 
considered rate low. To reach this conclusion, consideration was given to hazard risks (wind impacts on 
pedestrian safety). 
 
 
COMMUNITY ENGAGEMENT 
 
The community engagement process is consistent with the intent of the HRM Community Engagement 
Strategy and the requirements of the Downtown Halifax LUB regarding substantive site plan approvals. The 
level of engagement was information sharing, achieved through the developer’s website, public kiosks at 
HRM Customer Service Centres, and a Public Open House held on March 29, 2017. 
 
 
ENVIRONMENTAL IMPLICATIONS 
 
No implications have been identified. 
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ALTERNATIVES 

1. The Design Review Committee may choose to approve without conditions the application as shown on
Attachment B. If this alternative is chosen then Recommendations 1 and 2 will have to be amended
accordingly.

2. The Design Review Committee may choose to approve the application with conditions that differ from
those recommended by staff. This may necessitate further submissions by the applicant, as well as a
supplementary report from staff.

3. The Design Review Committee may choose to deny the application. The Committee must provide
reasons for this refusal based on the specific guidelines of the design manual. An appeal of the Design
Review Committee’s decision can be made to Regional Council.

ATTACHMENTS 

Map 1 Zoning and Location 

Attachment A Legislative Authority 
Attachment B Site Plan Approval Plans 
Attachment C  Design Rationale 
Attachment D  Requested Variances 
Attachment E  Wind Assessment 
Attachment F  Design manual Checklist 

A copy of this report can be obtained online at http://www.halifax.ca/commcoun/index.php then choose the appropriate 
Community Council and meeting date, or by contacting the Office of the Municipal Clerk at 490-4210, or Fax 490-4208. 

Report Prepared by: Melissa Eavis, Planner II, 902.490.3966 

Original Signed 

Report Approved by: 
Kelly Denty, Manager of Current Planning, 902.490.4800 
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Attachment A – Legislative Authority 

Part VIII, Halifax Regional Municipality Charter (“HRM Charter”), including: 

Site-plan approval 
246 (1) Where a municipal planning strategy so provides, a land-use by-law shall identify 

(a) the use that is subject to site-plan approval; 
(b) the area where site-plan approval applies; 
(c) the matters that are subject to site-plan approval; 
(d) those provisions of the land-use by-law that may be varied by a site-plan approval; 
(e) the criteria the development officer must consider prior to granting site-plan approval; 
(f) the notification area; 
(g) the form and content of an application for site-plan approval; and 
(h) with respect to the HRM by Design Downtown Plan Area and the Centre Plan Area, the 

requirements for public consultation that must take place prior to an application for site 
plan approval being submitted to the Municipality. 

(2) No development permit may be issued for a development in a site-plan approval area unless 
(a) the class of use is exempt from site-plan approval as set out in the land-use by-law and 

the development is otherwise consistent with the requirements of the land-use by-law; or 
(b) the development officer has approved an application for site-plan approval and the 

development is otherwise consistent with the requirements of the land-use by-law. 

(3) A site-plan approval may deal with 
(a) the location of structures on the lot; 
(b) the location of off-street loading and parking facilities; 
(c) the location, number and width of driveway accesses to streets; 
(d) the type, location and height of walls, fences, hedges, trees, shrubs, ground cover or 

other landscaping elements necessary to protect and minimize the land-use impact on 
adjoining lands; 

(e) the retention of existing vegetation; 
(f) the location of walkways, including the type of surfacing material, and all other means of 

pedestrian access; 
(g) the type and location of outdoor lighting; 
(h) the location of facilities for the storage of solid waste; 
(i) the location of easements; 
(j) the grading or alteration in elevation or contour of the land and provision for the 

management of storm and surface water; 
(k) the type, location, number and size of signs or sign structures; 
(l) the external appearance of structures in the HRM by Design Downtown Plan Area and 

the Centre Plan Area; 
(m) provisions for the maintenance of any of the items referred to in this subsection. 

Design review committees 
246A (1) The Council may, by by-law, establish one or more design review committees for the HRM 

by Design Downtown Plan Area and the Centre Plan Area. 

(2) Subject to subsection (3), the design review committee shall exercise the powers of the 
development officer with respect to any matter set out in subsection 246(3) to the extent, for 
the area and under the conditions set out in the by-law and, for greater certainty, a decision 
of the design review committee is in substitution for a decision of the development officer. 

(3) A decision of the design review committee is not in substitution of a decision of the 
development officer for the issuance of any permits. 

(4) The by-law referred to in subsection (1) must 



(a) provide for the membership of the design review committee; 
(b) provide for the appointment of the chair and other officers of the committee; 
(c) fix the terms of appointment and set out provisions respecting re-appointment if any; 
(d) fix the remuneration, if any, to be paid to the chair of the committee, if the chair is not a 

Council member; 
(e) determine the reimbursement of members of the committee for expenses incurred as 

members; 
(f) establish the duties and procedure of the committee; 
(g) provide for the matters the committee may consider when reviewing the external 

appearance of structures for a development; and 
(h) list non-substantive matters that may not be appealed. 

(5) The by-law referred to in subsection (1) may provide that the members are to be appointed 
by resolution. 

(6) There is an appeal to the Council from a decision of the design review committee, except in 
relation to those non-substantive matters listed in the by-law pursuant to clause (4)(h). 

(6A) The results of all public consultation with respect to the Centre Plan Area pursuant to clause 
246(1)(h) or regulations made pursuant to clause 277A(1)(b) must be submitted to the 
design review committee. 

(7) The design review committee shall approve or refuse an application within sixty days from 
the date of the application. 

(8) An application that is not approved or refused within sixty days is deemed to have been 
refused. 

(9) An appeal to the Council, pursuant to subsection (6) must be heard by the Council within 
sixty days unless the parties to the appeal agree otherwise and the Council shall render its 
decision within thirty days after having heard the appeal. 

(10) Where a design review committee approves or refuses to approve an application for a site 
plan, the process and notification procedures and the rights of appeal are the same as those 
that apply when a development officer grants or refuses to grant a variance. 

Site-plan approval 
247 (1) A development officer shall approve an application for site-plan approval unless 

(a) the matters subject to site-plan approval do not meet the criteria set out in the land-use 
by-law; or 

(b) the applicant fails to enter into an undertaking to carry out the terms of the site plan. 

(2) Where a development officer approves or refuses to approve a site plan, the process and 
notification procedures and the rights of appeal are the same as those that apply when a 
development officer grants or refuses to grant a variance. 

(3) Notwithstanding subsection (2), the Council may require a larger notification distance for site-
plan approvals in its land-use by-law if the municipal planning strategy so provides. 

(4) The Council, in hearing an appeal concerning a site-plan approval, may make any decision 
that the development officer could have made. 

(5) The Council may by resolution provide that any person applying for approval of a site plan 
must pay the Municipality the cost of 
(a) notifying affected land owners; and 
(b) posting a sign. 



(6) A development officer may, with the concurrence of the property owner, discharge a site-
plan, in whole or in part. 

(7) Subsections (8) and (9) apply only with respect to the HRM by Design Downtown Plan Area 
and the Centre Plan Area. 

(8) A development officer may, with concurrence of the property owner, amend the site plan for 
matters that are non-substantive. 

(9) For those amendments consisting of non-substantive matters listed in the by-law pursuant to 
clause 246A(4)(h), there is no appeal. 

Development permit in site-plan approval area 
248 (1) A development officer shall issue a development permit for a development in a site-plan 

approval area if a site plan is approved, the development otherwise complies with the land-
use by-law and 
(a) the appeal period has elapsed and no appeal has been commenced; or 
(b) all appeals have been abandoned or disposed of or the site plan has been affirmed by 

the Council. 

Prohibition on breach of agreement or site plan 
273 No person shall breach the terms of a development agreement, site plan, or an incentive or bonus 

zoning agreement. 

Breach of approved site plan 
275 (1) The Municipality may, upon the breach of an approved site plan, where thirty days notice in 

writing has been provided to the owner, enter the land and perform any of the terms 
contained in the site plan. 

(2) All reasonable expenses whether arising out of the entry on the land or from the performance 
of the terms of the site plan are a first lien on the land that is the subject of the site plan. 

(3) No action lies against the Municipality or against any agent, servant or employee of the 
Municipality for anything done pursuant to this Section. 
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TYP. HORIZONTAL PANEL CLADDING 
IN WOOD-LOOK PORCELAIN TILE 
OR HIGH PRESSURE LAMINATE



P
lo

tte
d 

on
 2

01
7-

04
-1

2 
at

 4
:4

7 
P

M
 F

ile
 P

at
h:

 B
IM

 S
er

ve
r: 

P
ar

aS
 - 

B
IM

cl
ou

d 
S

tu
di

o 
19

/B
IS

H
 M

A
IN

 2
01

6-
11

-1
6

AS NOTED

DATE:

SHEET NUMBER:

STAFF

SCALE:

DRAWN BY:

B
IS

H
O

P
EA

ST
 E

LE
VA

TI
O

N

2017-04-12

CHECKED BY:

JOB NUMBER:

#Pln

A-202

13
63

 H
ol

lis
 S

tr
ee

t
H

al
ifa

x 
N

ov
a 

Sc
ot

ia
C

an
ad

a
12

45
 B

ar
rin

gt
on

 S
tr

ee
t 

E.
 d

ex
el

@
ea

st
lin

k.
ca

H
al

ifa
x,

 N
S 

  
  

 B
3J

 1
Y2

 
T.

 9
02

.4
46

.9
91

6
  

 
F.

 9
02

.4
44

.6
60

9

LL

P2 PARKING
+9,072

P1 PARKING
+11,896

1st FLOOR
+14,720

2nd FLOOR
+18,250

3rd FLOOR
+21,074

4th FLOOR
+23,898

5th FLOOR
+27,074

6th FLOOR
+29,898

7th FLOOR
+32,722

8th FLOOR-MAIN ROOF
+36,074

9th FLOOR-PENTHOUSE
+39,074

PENTHOUSE ROOF
+42,074

2,
82

4
2,

82
4

3,
53

0
2,

82
4

2,
82

4
3,

17
6

2,
82

4
2,

82
4

3,
35

2
3,

00
0

3,
00

0

6,400 2,688 3,209 5,200 3,000

PR
O

PE
R

TY
 L

IN
E

F E D C B AF E D C B A

SCALE: 1:200

1 EAST ELEVATION @ INTERNAL PROPERTY LINE
A-202

 SSG CURTAIN WALL OR WINDOW WALL
WHITE CERAMIC FRIT PATTERN.

SANDSTONE OR SMOOTH FACE
MANUFACTURED STONE CLADDING. TYP.

CLEAR GLASS BALCONY RAILING

BRICK SMOOTH FACE TYP.
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1 SOUTH ELEVATION @ WATERFORD
A-203

BRICK SMOOTH FACE OR TEXTURED W/
3D PROJECTED BRICK TO SUPPORT
CLIMBING VEGETATION

CURTAIN WALL PUNCHED OPENINGS TYP.

PRE-FINISHED METAL PLANTER BOXES

SSG CURTAIN WALL OR WINDOW WALL
WHITE CERAMIC FRIT PATTERN

CLEAR GLASS BALCONY RAILING

BRICK SMOOTH FACE. TYP.

SANDSTONE OR MANUFACTURED
SMOOTH FACE STONE FEATURE
ARTWALL INSTALLATION OVER
CURTAINWALL GLAZING SYSTEM
BEYOND

PLANTING BEDS TOP AND
BOTTOM OF STONE FACADE TO
SUPPORT CLIMBING VEGETATION

SANDSTONE OR MANUFACTURED
SMOOTH FACE STONE. TYP.
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1 WEST ELEVATION @ HOLLIS
A-204

HORIZONTAL PANEL CLADDING. TYP.

SSG CURTAIN WALL OR WINDOW
WALL ENCLOSED BAY WINDOW
PROJECTION W/ FROSTED WHITE
GLASS FRENCH BALCONY RAILING. BEYOND TYP.

PREFINISHED METAL SHROUD
CHARCOL GREY TYP.

POWDER COATED METAL
FRENCH BALCONY RAILING TYP.

PUNCHED OPENINGS TYP.

SANDSTONE OR
MANUFACTURED SMOOTH FACE
STONE CLADDING. TYP.

WOOD OR PATINA METAL DOOR
AND ENTRY SHROUD

POST-BONUS INTEGRATED ART INSTALLATION. SANDSTONE OR
MANUFACTURED SMOOTHFACE STONE SCREENWALL OVER
CURTAINWALL GLAZING SYSTEM BEYOND

SANDSTONE OR MAUFACTURED SMOOTHFACE STONE
PLANTER
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P2 PARKING
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+11,896
P1 PARKING
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+14,720
1st FLOOR
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+32,722
7th FLOOR
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+36,074
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(BASED ON CURRENT CURB CUTS)
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AVG. GRADE PRECINCT #2

AVG. GRADE PRECINCT #1

PRECINCT #1 PRECINCT #2
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SCALE: 1:200

1 LONGITUDINAL SECTION
A-301

RETAILRESIDENTIAL

PARKING

PARKING

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

RESIDENTIAL

EXTENT OF ELEVATOR
OVER-RUN
& PENTHOUSE
CIRCULATION

ROOF TOP
PLANTING BEDS
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P R O J E C T  BR I E F

isti s  on e al  o  De el De elo en s  is s i ng a i e
lan o al li ation o  a i e se e elo en  a   
ollis ee   an   is o  ee  ee lo s in o al  D  

  an   e o e  si e is a o ne  
s ee  lo ation  o n e   is o  ee  o e o  an  ollis 

ee  o e es   e s o e  a e o  a en  il ing 
   ollis ee  D  o s e o  e i e e  

an  is also o ne   e e elo e  De el De elo en s   e 
as  si e o  e o e  is o e e   a s o e  i e  se 

il ing  oss e s ee  e s o e  le an e  il ing is n e  
ons tion

e o e ties D    an   o  
m  o al an  on aine  ee il ings s o e s  s o e s  an  

s o e s es e ti el  i  a e een e olis e  in e a ation 
o  is e elo en  o osal   e e isting o e ties i  no  
on ain egis e e  e i age il ings  a  egis e e  e i age 
o e ties  o  e is  i in a e i age onse ation is i  e 

e elo e  as asse le  e ee lo s o ising e ollis si e 
an  as is a ge  e en  D  on e a e o  o e  D 

 se a a el  o  is a li ation  e e elo e  as a lie  o  s i ision onsoli ation i  e  ollis si e o e  
  i  ill ea e one la ge ne  o e   e o ing e in e nal o e  lines   e o al a ea o  all o  o e ties is 

m   

e o ose  e elo en  anges o  s o e s ig  on e ollis ee  en  o s o e s ig  i  a s o e  lo  en o se ni  
a  e eas e n is o  ee  en  an  na iga es a s s antial g a e ange o    along is o  ee   e il ing ill 
in l e  ni s o al a i  o    e oo  ni s   o  i  a e al  o e  s  o  a  g a e e ail s a e  an  ill ese e e 

en  a ing ga age a ess in o e a e o  il ing o  is o  ee  ile eating a s a e  n e g o n  a a e    ne  
a ing s a es o e   le els ill e a e  o e  lo a e  in e a e o  

n a ition o ni  al on  an  oo  e a e s a es  a i a e a  g a e lan s a e  o i  o  o  ollis ee  m  as ell as o 
oo  o  a eni  e a es m  an   o i e a o al o  m   o on lan s a e  a ea   is oes no  in l e an  o  e 

e isting lan s a e  a ea o i e   e a e o

e ee o e ties on i  e ne  il ing ill e il  s a le e in   D  an  e in   D   an  
 a ing a single e elo en  slig l  allenging in e in e e ation o  ea  e in s e i e en s   e in   allo s 

o  a  os on s eig  i  e e elo e  in en s o se  o i ing a li  ene  ia li  a  ins allations an  li l  
a essi le o en s a e a  e ain esi ential en an e an  a  e g ani e la  o n ation elo  e e ail s a e

e  anges in l e  i in is Design Rationale an  ll e s ission a age a e s se en  o e eli ina  esen ation 
e o e e Design Re ie  o i ee on o e    e o e  as a es o a ess DR  o en s  a ti la l  e s ee  

en an e a ti lation along is o  an  e e tion in ision gla ing in e i ise o tion o  e il ing
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E X I S T I N G  P L A N N I N G  &  L A N D - U S E  C O N T E X T

i i  esses    ollis ee  
PID#00003905  m  s o e  e isting il ing

 is o  ee  
PID#00003913  m  2 s o e  e is ing il ing

 is o  ee  
PID#40883944  m  3 s o e  e is ing il ing   

R  Designation   Regional en e 
lan ea  ali a  enins la 
lan ea    Do n o n ali a  e on a  ni i al lan ea

oning  Downtown Halifax 1 (DH-1)  a  
e in  Precinct 2 Barrington Street South 

D  an   
and 
Precinct 1 Southern Waterfront 

D   no  a  o  e le 
 a s  an  

a  e on s eig s    D  an   
and

 D 
 a  

a  os on s eig s   22m D  an   
and 
34m D 

 a  

F ig u r e  2 .  i e on e    isting

F ig u r e  3.  i e on e    e

BISHOP ST.
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O
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IS

 S
T.

PRECINCT 2
22m

PRECINCT 1
34m POST BONUS

WATERFORD

BISHOP ST.

H
O
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IS

 S
T.

PID 
00003897

WATERFORD

PID 
00003905

PID 
00003913

PID 
40883944
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L A N D  U S E  BY - L A W  S U M M A R Y

e  e ll s ission a age an  elo  s a  e o ose  il ing satis es all 
 e i e en s i  e e e tion o  e not e d v ar ianc e s  Re e  o in i i al a ian e 

e es s o  a itional e ails

D  R R

7(4a) D elling ni  i  o lian
 o  o al ni s e i e  o e o o  o e e oo s

 ni s o al  17x 2+ bedroom units required
  e oo  ni s o i e
 e oo   e oo

7(8) an s a e  a e  o lian
 e i e ni  in e in  

 ni s i in e in    303.75m2 required
392m  o al lan s a e  s a e o i e

7(10) an s a e  a e  o lian
a i   o  lan s a e  o en s a e an e ans e e  o   

a non slo ing oo o  a ea s  e ini   
 o    maximum 182.25m2 transferred

 o i e  a  g a e 
 ll   a essi le  oo  oo  e a e
 ll  a essi le n  oo  oo  e a e a o e e a eni  

s a e

 R  R R

8(3-5) e i age   o lian
no egis e e  e i age o e ties  no  a ng egis e e  

e i age  o e ties  no  i in a e i age is i
8(7) il ing eig  e in    os on s eig  e  see  e e en e

se e  v ar ianc e  r e q u e st  # 1 f or  2 2 m  P r e c inc t  2  m ax im u m  he ig ht
 eig  e i e en  o  e in   e  a  ollis ee  
 o e  i  a en o  a e age g a e  o  enti e 

e in   si e
no os on s eig  allo e  o  e in  

8(8) e i e le en s  o lian  se i e ele en s e ee ing a i  il ing 
eig  e i e en s o  less an  o  e oo  a ea

8(9) is al e in s  no  i in a o inen  is al e in s si e a  
8(10) e i e le en s  se e  v ar ianc e  r e q u e st  # 2  f or  2 2 m  P r e c inc t  2  m ax im u m  he ig ht ;

na o  lo  oes no  allo  o  ele a o i lation o e o e se  
an  ee e  in o e ne  il ing oo in  se i es a e lo a e  
on an in e nal lo  oo  line  is also in l es e glass ailing a  

e  oo  oo  e a e
8(13)   eig  se e  v ar ianc e  r e q u e st  # 3;

 oo  o oo  eig  e  a  e ail s a e  
ee  g a e oes no  allo  o  ontin o s a essi le 

o e ial ses along is o  ee  on age
8(14) ie  lanes  o lian  no ie  lanes o e  ne  o tion e   ie  

lanes a  an  a e  o og a i al s e  a ing
8(17) Ra a s   o lian  no a  isi le o  a a s
8(18) in  a  o lian  see in  a  ssess en
8(19) esso  il ings  o lian  no a esso  il ings

F ig u r e  4 .  7(10) an s a e  a e

BISHOP ST.

H
O

LL
IS

 S
T.

GRADE TERRACE (176m2)

WATERFORD

TERRACE 
(148m2)

F ig u r e  5 .  8(8) e i e le en s

BISHOP ST.

H
O

LL
IS

 S
T.

WATERFORD
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8(20) a e ials   o lian  no o i i e  la ing
R  

;

9(6) ee all i  o lian  ll lo  on age on o  s ee alls  
s ee all i  is g ea e  an  o  lo  i
no  i in en al lo s  a  
see also no es o  Design an al

9(7) e a s     a   one   e i e
o lian  

D   D  

10(4) i Rise   o lian  i ise o tion se a   o  in e io  lo  lines

10(13) i Rise   se e  v ar ianc e  r e q u e st  # 5 ;  
o sion o  al onies  an  agg ega e leng  

o  al onies o no  e ee   o  ele an  o i on al i  o
il ing a e  ei  en los e e i es e a ian e

R  DD  R R

11(1) i Rise   o lian  no  a  o  e le   a  

  R

12(7) li  ene s  o lian  i  se tions 
 a essi le a eni  o  o en s a e
 o ision o  li  a
 n e g o n ing o  se i es

see public benefit proposal

R

14(1) a e a ing  o lian  no s a e a ing
14(15) i le a ing  o lian  

 s a es e i e  e  elling ni   lass   lass  
 ni s o al   o al  18 Class A and 5 Class B required

 s a e e   gene al e ail   lass   lass  i   
in  lass 

 gene al e ail  2 Class B required
 lass  o i e  i in n e g o n  a a e

 lass  o i e  a  ollis ee  an  i in in e nal o a

F ig u r e  6.   9(7)  ee all e a
10(4)  n e io  o  e a

BISHOP ST.

H
O

LL
IS

 S
T.

3m

5m 

WATERFORD
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P U BL I C  BE N E F I T  P R O P O S A L

e ollo ing li  ene  ele en s a e o ose  o ee  e on i tion e i e  o  e  o  oo  a ea i in e  os
on s eig  o  e o e  ese ee o ose  ele en s o e  e o ential on i tions lis e  elo  as e  se tion  o  e 

Do n o n ali a  an  se a

(b) the provision of publicly accessible amenity or open space, where a deficiency in such spaces exists;
(f) the provision of public art;

   R   R   D 

e s  o  o a o  li  a  an  li l  a essi le a enities in l es a ea e a  all ins allation  lan s a e  lan e  an  
li  en  a  e il ings  esi ential en an e on ollis ee  ig e  ill s a es o  e s one an  glass a  all ill no  onl  

e a ig lig  in e a   ill also e o e a a li  lig ting ele en  a  nig  il  e a les ill s ating is e e  a e s o n in 
ig es  an   e a  all ill e e elo e  e  ing e esign e elo en  an  ons tion o en ation ase o  e 
o e  an  ill o s on e in e la  e een soli  s one an  ansl en  glass ele en s  n a ition o e a  all ins allation  is 

ea e also in o o a es li l  a essi le o en s a e in e o  o  a signa e lan s a e  lan e  an  en  e o ination 
o  ese o i e a e ge in e o  o  lan s a e ele en s an  o e e  li  seating along a s ee  i  en l  as e  li le
lan s a ing o  seating a aila le o  e li  

F ig u r e  7 .  Resi ential n an e   li  ene  
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   R   R   D 

e se on  li  a  o onen  ill e la e  on e g ani e all ig lig e  in ig e  is ins allation ill s o ase e is o i  
on e  o  e a ea an  o i e in e eti e ele en s o  e si e   ele an  e a le o l  e e a les o is la e  also 

lo a e  on ollis ee  a  e i  ig e  s  as ossi le  e all ill in o o a e s one e lai e  o  e o iginal g ani e 
o n ation lo s o  e e isting il ing on si e ig e  is ea e ill also in l e li l  a essi le a eni  s a e i  a 

lan s a e  lan e  along e o  o  e g ani e all  an  a  e s ee  o ne  e e i  ill a  o o i e a itional li  seating  
e all an  lan e  also lines e leng  o  i a  e ail s a e  is e ail s a e ill ea e o e a le alls o in ease a ti i  an  

ani ation along e s ee  o i ing e  i an  an  a eni  o e li  s ee s a e

F ig u r e  8 .  li   ns allation Re e en e age F ig u r e  9 .  li   ns allation Re e en e age

F ig u r e  10 .  o ne  o n ation  li  ene   

F ig u r e  11.  n e eti e  ns allation Re e en e age

F ig u r e  12 .  isting il ing o n ations
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   R

e  se tion  li  ene s s all e o i e  on e lo  e al o a al e o  no  less an  e   o  e oss loo  ea 
o  ose o tions a o e e e on s eig s o  a gi en one  s e oss loo  ea o  e  os on s o onen  is  a
o al o    is e i e  in li  ene s   sti a e  os s o e a o e entione  li  ene s ele en s a e as ollo s

le en    
le en    

Total Proposed Public Benefit = $52,380 including project management cost
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S - 1 D E S I G N  M A N U A L  O BJ E C T I V E S

e ollo ing se tion in l es esign s a egies an  o en a  o  
a ti la  no e in elation o e ali a  Regional ni i ali   

Design an al o e ti es an  g i elines

2.0 PRECINCT GUIDELINES

2.1 PRECINCT 1: SOUTHERN WATERFRONT 

i en e si e an  lo ation o  e o tion o  e si e lo a e  i in 
e in   nei e  e gene al i e ia  no  e Do n o n 
ali a  a e on   o e ti es a l  e si e on ains an 

e isting il ing o e e olis e  no s a e a ing  an  gi en 
e  o e ties se i isolation o  o e  a e  ee  an  e 

a a en  esi ential s e as e n o e  line  no o o ni  
o  i e  onne tion o o e  a e  ee   e oa al  o  e 
a o  see ig e 

2.2 PRECINCT 2: BARRINGTON STREET SOUTH

l o g  e s e  si e is no  i in a e i age Dis i  an  none 
o  e e isting o e ties a e egis e e  e i age o e ties   o

e s o n ing is o i  on e  is e e en e  in e ne  o osal
n i s a ti lation o  s ee all a a e  e ne  il ing o e s a 
on e o a  in e e ation o  e si le e e io  an  i  

n e  o enings a a e isti  o  e aliana e an  eo gian 
s les e alen  in e i e ia e s ee s a e in l ing e nea  

le an e  illia  a  o se  le an e  ean o se  an   
o  e a e lo a e  i e l  o osi e ollis ee  see also ig e 
 n eig  i  also o s a elations i  i  o  e a e a oss 

e s ee

e s oo  a e  s one a a e e nes an  e asi es e lo ise 
o tion o  e il ing  an  ea es a ase o  e o e e aile  

e ession o  e en elo e   is a i e  a e ial e e en e o 
san s one an  si ila  s one a ing o g o  e neig o oo  

ig e  i  in l es e nea  o e n en  o se
 e esi ential en an e  se o  s one o a ti la e e in eg a e  

lan s a e lan e  an  en  es l s in a is al e sion o  e 
a a en  a e o s san s one ase e ail  i  a ies a si ila  
s ale an  o o tion ig e   e e ail a a e  e e en  
an  lo ation o  e g ani e la  ase o  e e en es e e io s 

F ig u r e  13.  e in  
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esi ential s e an  o n ation  as ell as se es o n e line 
an  i enti  e e ail s o e on  i sel

i in e s one a a e a o al g i  o  n e  o enings  o  
la ge an  s all  e nes e a i e al lang age o  e il ing   

e ea ing o n o  la ge  a a e o enings i  gla ing an  a 
se on a  a e ial ale e ig lig s s alle  s ales in ee ing i  

e s o n ing on e  ig e 

b) Ensure that buildings create an animated streetscape through
active ground floor uses and pedestrian scaled design features.

e g o n  oo  o  e o ose  esign ea es a ontin o sl  
o ie  an  a ti e s ee s a e ig e  in l ing   no
li i e  o e ollo ing i e s

 asis on e s ee  o ne  es e iall  a  g o n  le el e e e 
in eg ation o  lan s a e ele en s a  as li  a eni  s a e an  
o e  a on as  o  so e  o gani  ele en s  o e s o n ing an
on e
 an s a ing ele en s a  an s ale  in l ing allo an e o  a 
en  a  o e e  en an e as ell as a  e en  o  e g ani e ase 
no o e  s  o o nities esen  i in e i e ia e a ea  
 o ation an  e asis o  o ne  e ail ele en  a a e a  o ens 
o e s ee  
 o ation o  al  ni s on is o  e e e ail a ess is i l  

a itional o on  oo s o e e isting s ee s a e  a  e 
o en  o i ing e onl  i lo  e es ian s ee  en an es 

e een ollis an  o e  a e  ee
 l o g  si al a ess o e in e io  o a  is gene all  
es i e  e lan s a e  a oa  o e esi ential en an e an  
e esse  en an e lo ation allo s asse s  on ollis ee  is al 

a ess o e in e nal o a  an  oo o  a eni  e a es in a 
anne  a  i  no  e io sl  e is

F ig u r e  17 .  ni a e  ee s a e

F ig u r e  16.  a a e R

F ig u r e  15 .  ase ti lation



 1363 Hollis and Bishop: Design Rationale

12

f) Improve the pedestrian environment in the public realm through
a program of streetscape improvements as previously endorsed by 
Council (Capital District Streetscape Guidelines):

A successful street will be a busy street. A degree of congestion is a 
good thing if well managed.

Pedestrians should be given priority.

 li el  an  e es ian o ien e  s ee  is a esse   e o osal 
in e ollo ing a s

 ni ation o  enti e is o  an  ollis a a e a  s ee  le el see 
e io s no es o 

 e a ition o  e ail s a e o a is all  o inen  o ne  e e 
no o e  e ail en l  e is s  e o ne  o  ollis an  is o  is 
no  onl  lea l  isi le en loo ing o  e o  o  a ing on 
o a s e a e on   also a es on o ing ollis e i la  
a  isi le o ne  lo ation allo s o  e o o ni  o e en  
e e isting olle tion o  e ail an  es a an  a enities a  is o s 

an ing as ell as a  ollis an  o is ee
 e e g a e a es o ision o  e ail s a e i l  on is o  

ee  o  i a e esi en e en an es o a o e an  e on  e 
e isting on ition  a  an s ale an  a ti i  o a  a a e
 e e en  e  an  i  o  o e e  en an es ain 
esi ential an  i a e esi en es on is o  as ell as e 

slig  se a  o  e e ail en an e  el s o na iga e e es ian 
i lation an  a  e e si e al  e  is no  o e l  gene o s 

an  a tig  si e oo in  oes no  allo  o  i ening o  e isting 
si e al s see ig e 
 e o ose  lan s a e esign s gges s an e ension o  e 

lan s a e  o i  s a ing in o e s ee s a e as a eans o  
a ing en an e an  a ing in e es  o e si e al  lan s a e 

lan e s an  seating s a es a e in o o a e  in o e a i e e 
o  e il ing e e na o  e s a e e a ition o
s s antial s ee  ni e o  lantings o e si e al  i sel  i l

g) Focus pedestrian activities at sidewalk level through the provision
of weather protected sidewalks using well-designed canopies and 
awnings.

l o g  no ano ies o e  in o e s ee  e e  o  e 
o e e  ain en an e an  o i i  o e e isting a e o  

il ing  allo s o  e o a  s el e  o e ise a sen  o  a  
in e se tion an  e i e ia e s ee s a e see ig e 

F ig u r e  18 .  la ing  n ies

COMMERCIAL ENTRY
RESIDENTIAL ENTRY

PARKING ENTRY

F ig u r e  19 .  ension o  e e io  i lation

F ig u r e  2 0 .  o e tion o  e es ians o  e ele en s
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3.0 GENERAL DESIGN GUIDELINES

3.1.1 THE STREETWALL: PEDESTRIAN-ORIENTED COMMERCIAL

l o g  e si e is no  lo a e  on a e es ian o ien e  o e ial 
s ee  as i enti e  on a   o  e  s ee  le el a ti lation o  

e il ing is in ee ing i  e ollo ing o e ti es

a) The articulation of narrow shop fronts, characterized by close-
placement to the sidewalk.

e o s o e  gla e  o ne  ele en  ontin es o g o n  le el an  
e ns o i on all  onl  o  e e en  o  e e ail  is i enti es 

e o ne  a  a i  s ale as so e ing i o an  an  ig lig s e 
e en s o  e e ail ele en  as ni e o  e es  o  e a a e

b) High levels of transparency (non-reflective and non-tinted glazing
on a minimum of 75% of the first floor elevation).

ontin o s ll eig  ans a en  gla ing along e o e ial 
on  along i  o e a le se tions o  o e ial on age  

en o ages isi ili  o  a ti i  i in  e gla e  s o e on  on 
is o  o s e longes  i ension o  e o e ial s a e an  
el s a ti a e a allenging s e  o  g a e

c) Frequent entries see ig e 
d) Protection of pedestrians from the elements with awnings and
canopies is...encouraged elsewhere throughout the downtown.

lose o i i  o  e e ail en an e o e s ee  o ne  is alan e  
 a s all se a  o  e en an e i sel  a ing o  a slig l  ee e  

si e al  on ition o e e   il ing an  lan s a ing ele en s 
ei e  si e  ee also no es o g

e) Patios and other spill-out activity is permitted and encouraged
where adequate width for pedestrian passage is maintained.

i e al  e  an  s ee  g a e o no  allo  o  is o si all  
e is  on e si e al  i sel  o e e  i in e oo in  o  e si e  
o e a le a a e ele en s along e is o  o e ial on age an

e in eg a e  lan s a e  a enities along ollis a e in en e  o 
en o age e esen e o  s ill o  a ti ities ig e 

F ig u r e  2 2 .  Re ail enities

F ig u r e  2 1.  Re ail o e ial a a e
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3.1.2 THE STREETWALL: STREETWALL SETBACK

b) Setbacks vary (0-4m): Corresponds to streets where setbacks are not
consistent and often associated with non-commercial and residential 
uses or house-form building types.  New buildings should provide a 
setback that is no greater or lesser than the adjacent existing buildings.

  se a  is se  in ee ing i  e a a en  sis e  o e  
a e o  i es  an  gene al s ee s a e on itions ig e  

a a e e esses a  en an es an  a ti lation o  lan s a e ele en s 
el  e  og a ati  ele en s  o i e so e s el e  an  ai  in 
e es ian i lation

3.1.3 THE STREETWALL: STREETWALL HEIGHT

.....generally no less than 11m and generally no greater than a height 
proportional (1:1) to the width of the street as measured from building 
face to building face.  Accordingly, maximum streetwall heights are 
defined and correspond to the varying widths of downtown streets...
shown on Map 7 of the Land Use By-law.

l o g  a s ee all o   is e i e  e esign ee s o a 
 s ee all eig  on ollis o e e  s i  e s ale o  e s ee  

l o g  is es l s in a ino  en oa en  see a ian e Re es  
 a  e es  o ne  o  is o  i  allo s o  a s aig  an  si le 

a a e ele ation in ee ing i  e esign in en  o  e il ing an  
e on e  o  e s o n ing neig o oo

3.2.1 PEDESTRIAN STREETSCAPES: DESIGN OF THE STREETWALL

a) The streetwall should contribute to the ‘fine-grained’ character of
the streetscape by articulating the facade in a vertical rhythm that 
is consistent with the prevailing character of narrow buildings and 
storefronts.

e a a e  o  e s ee all is e ne   e se o  a on olle  
g i  o  a e  n e  o enings  i  a e ial a ti lation se  o 

ea  o n la ge  a a e ele en s an  ea e s ales an  o o tions 
in ee ing i  s o n ing on e  see also no es o a   e ti al 

 is ain aine  a oss e a a e ia is g i   ig es a an   
an  is e  e asi e   e o o tions i in e la ge  a es  

 e is o  ee  esi ential al  en an es see ig es  an  
 e e e  o s o e  eig  o  e g i  an  e   

o  e a e ig lig s a o n o se  eel  e e  an  e ail a
is le el is in es onse o Design Re ie  o i ee o en a  

an  allo s o  e a ition o  lanting e s a  s ee  le el se ing o 
in ease i a  o  ese ni s  as ell as o  s all e en e  al onies 

ea ing  ontin o s e o ati e s een an  g a  e ails  a o e 
e al  en an es  a ing e  ani ation an  in e es  o e 

s ee s a e along is o

F ig u r e  2 4 a.  ee all R

F ig u r e  2 3.   ee all e a

F ig u r e  2 4 b .  ee all R

F ig u r e  2 5 .  ti la e  o o tions an  e  i
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b) The streetwall should generally be built to occupy 100% of a
property’s frontage along streets.

e il ing o ies ll on ages on ollis an  is o

e) Streetwalls should be designed to have the highest possible
material quality and detail.

e esign in en  is o as  as ossi le  se s s antial  
a enti  a e ials as an e a olation an  in e e ation o  e 
s o n ing on e  ile e ogni ing a  is is a ne  il ing 
an  s o l  also e o  i s ti e  is anslation is seen in e se o  
s oo a e  s one la ing as e i a  a a e a e ial  g ani e 
a en s a  o n ation ele en s  an  o e oa e  e al e ailing 
a  n e  o ening a es an  al on  ele en s  o i on al anel 
la ing is se  as a en  an  o e e la ge  a a e o o tions 

 in o ing on asting ele en s i  s alle  o o tions

f) Streetwalls should have many windows and doors to provide ‘eyes
on the street’ and a sense of animation and engagement.

ll gla e  o enings i in e s ee all a e lea  ision glass 
o i ing a is al onne tion e een in e io  s a es an  e 

s ee  e s n en an  aise  li ing s a es o  e lo  al  ni s  
in o ination i  e esse  en an e an  gla ing alls  allo s 
o  i a  a  ese ni s ile ain aining a ess o lig  ee also 

no es o  an  

g) Along pedestrian frontages at grade level, blank walls shall not be
permitted, nor shall any mechanical or utility functions (vents, trash 
vestibules, propane vestibules, etc.) be permitted.

os  se i es ill e in e nali e  i in e ne  o  e isting o tions 
o  e s a e  elo  g a e a a e  a al gas se i es ill e
elo a e  o e o  a e o  e a e o  o lan  alls e is  

see e io s no es as ell as e li  ene  o osal

F ig u r e  2 7 .  ee s a e a a e   a e iali   is o  s ee

F ig u r e  2 6.  ee s a e a a e   a e iali   ollis ee
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3.2.2 PEDESTRIAN STREETSCAPES: BUILDING ORIENTATION & 
PLACEMENT

a) All buildings should orient to, and be placed at, the street edge
with clearly defined primary entry points that directly access the 
sidewalk.

e lo ation o  e o s o e  gla e  o ne  a  e s ee  e ge o  
o ien s e il ing o a s an  gi es o inen e o e o ne

a ing is ele en  along e is o  a a e e nes e e ail 
s a e an  en an e as ni e o e es  o  e il ing an  a es 
i  lea l  i enti a le o e es ian an  e i la  a  si al 
isolation o  e e ail o onen  i  anno  e a esse  ia in e nal 
esi ential s a es  e  e asi es is

n a i e al ie a  ig lig s e a itional e  en an es  
 en e  eig  a s  e e  a es  an  angle  s one a a e 

ele en s i enti  an  i e  e es ian an  e i la  a  o a s 
e o s a e  esi ential en an es

  o ination o  e e e  g i  as ell as s alle  in i i al 
ni  en an es allo  o  a o e s le e ognition o  al  ni s 
see no es o a

a  o  e a o e ele en s ea  slig l  i  e o al a a e 
g i  an   an  oing so el s o en o e en i on en al an  
s atial a  n ing

3.2.3 PEDESTRIAN STREETSCAPES: RETAIL USES

Retail uses are most successful, and help to animate a street when 
located at-grade in areas of high visibility and pedestrian traffic, and 
when appropriately designed and focused.

e e ail en an e is lo a e  o a e a an age o  i a  
e i la  an  e es ian o ien ations o a s e a e on  o  
a ing on  an  e is al e in s see  a   o  ollis a  
o   ig e  ee also no es o 

d) Minimize the transition zone between retail and the public realm...
e) Avoid deep columns or large building projections that hide retail
display and signage from view.
f) Ensure retail entrances are located at or near grade...

 lean an  ig l  isi le a g a e o ne  a a e ini i es e 
ansition one e een e ail an  li  eal s  an  lo a es e 

en an e i e ia el  a a en  o an  a essi le o  e si e al  

F ig u r e  2 9 .  Re ail ien ation

BISHOP ST.

H
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IS

 S
T.

RETAIL

WATERFORD

F ig u r e  2 8 .  i e al ien ation an  ie a
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g) Commercial signage should be well designed...while not being
overwhelming...

e esign in en  is o  o e ial signage o e o es   isi le 
e e  on  a a e  i e l  o e glass s o e on  s s e  o  

i in e e  o  e s one la ing a a e ig e 

3.2.4 PEDESTRIAN STREETSCAPES: RESIDENTIAL USES

a) Individually accessed residential units should have front doors
on the street, with appropriate front yard privacy measures such 
as setbacks and landscaping.  Front entrances and first floor slabs 
should be raised above grade level for privacy, and should be 
accessed through means such as steps, stoops, and porches.

n i i al e esse  en an e lan ings  a  leas  one s e  a o e g a e  
a e o i e  o  ea  o  e o  al  ni s   i in e ni s 
s n en li ing s a es an  aise  e anine lo  e oo s lo a e  
a  e ea  o  e ni s  a e a an age o  si e on itions ile 
allo ing o  a sense o  i a

b) Residential units accessed by a common entrance and lobby may
have the entrance and lobby elevated or located at grade-level, 
and the entrance should be clearly recognizable from the exterior 
through appropriate architectural treatment.

e i a  esi ential en an e is lea l  o line   e 
a ti lation o  an e e  a e i  e en s o  en an e 
esti le oo s o e s ee  on   e in o o ation o  il ing an  
i i  signage in o is a e  a a en  angle  s one a a e  an  e 

e ension o  lan s a e  o i  a e iali  in o e s ee  e  
elinea e e en  se en e  ig e  ee also 

c) ...individually accessed units in the building base with common
entrance or lobby-accessed units in the upper building, are 
encouraged.
d) Units with multiple bedrooms (2 and 3 bedroom units) should be
provided that have immediately accessible outdoor amenity space.  
The amenity space may be at-grade or on the landscaped roof of a 
podium.

ee e io s no es ega ing al  ni s  ll ni s a e a ess o 
ll  lan s a e  e a e oo o s as ell as a  g a e e e io  a eni  

s a e  n a ition  so e i ise ni s a e i a e al onies o  
e a es

F ig u r e  30 .  Re ail ignage

F ig u r e  31.  i a  Resi ential n an e
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3.2.5 PEDESTRIAN STREETSCAPES: SLOPING CONDITIONS

n a ition o e io s no es ega ing a g a e on itions on 
is o  ee  e o ose  esign a esses o e ti es in is 

se tion ia e ollo ing ele en s

 ontin o sl  ani a e  a a e  e ession o  e ail ni  an  
e io s il ing i  g ani e la  ase an  li  a  ins allation  

lti le en an es  a iations in a e iali  a  g a e  a iations o  
e a i e al g i  a  g a e e e  g i  a s s o anging 

slo e a  esi ential en an es
 on  oo s an  lan ings e asi e  a  i a e en an es  al  
ni  lan ing ele ations a  i  slo e
 a a e is an o e   a a e en an e a  e oo  o  e il ing 

an   e ail a a e a  e o  e ession o  a a e en an e is 
si ila  o on  en an e
 n e nal oo  an  eiling lines a e a ti la e  ia e e ession o  

e a i e al g i  ig e 
 o ni  o  e ail is la  o  e enti e  o  e e ail 

s o e on  gla e  s o e on  a s ll e  o  e ail s a e 
±  along is o

3.3.1 BUILDING ARTICULATION

n a ition o e io s no es  e o ose  esign a esses 
o e ti es in is se tion ia e ollo ing ele en s

 lea  ass an  a e ial a ti lation o  ase i le o  e en e  
eig  a s a e se  o e asi e  o en s a  e ase  o al 

g i  an  s ale o  e e  o tion o  e lo ise e e en es e 
s o n ing neig o oo  lea  istin tion e een lo  an  

i ise se tions ia ea  in a e iali  o  an  ea en  o  
al onies
 ie a  o  en an es an  o inen e o  e ail s a e s e 
eg la i  o  e o al g i
 a e ial an  o al ea en  o  e il ing e en s o e si es 

an  ea  la ing an  a i e al s a egies a e ontin o s on all 
si es o  e il ing  a g a e in e nal an  e e nal a eni  s a e as 

ell as e lan s a e  oo  e a e a e se  as en e  ie es an  o 
a  i ension o e in e nal o a

F ig u r e  33.  assing ti lation

F ig u r e  32 .  o i on al ti lation
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3.3.2 MATERIALS

n a ition o e io s no es  e o ose  esign a esses 
o e ti es in is se tion ia e ollo ing ele en s

 one  glass la ing a e e o inan  o g o  a e ials a  
a e  o i i  o  e li a e na al a e ials a e a oi e  
 a ge  o le  s oo a e  s one la ing is se  in entionall  
o o i e on as  agains  e i  o  e a e o  i es an  
e e en e s o n ing on e
 i li i  o  ale e is a o ia e o e s ale o  e il ing an  
is o i al on e  o  e neig o oo
 ontin o s se o  a e ials a o n  e ole o  e a a e
 anges in a e ial a e se  o e ne en an es  o e ial 

s a e  an  ea  o n il ing o o tions
 lea  ision glass o g o  i e e a i  all la ing is 

in eg a e  in o glass a a e o o i e i a  an  i o e e al 
a a e isti s o  e alls is as een a s e  o  e initial 

on e al esign ase  on e io s Design Re ie  o i ee 
o en a
 o e  oa e  e al o all a e  al on  e ail ele en s

3.3.3 ENTRANCES

n a ition o e io s no es  e o ose  esign a esses 
o e ti es in is se tion ia e ollo ing ele en s

 o inen  e ogni a le  an  a essi le i a  en an es
 ain esi ential en an es a a e an  on  en  a e 

e asi e  i  eig  angle  s one a es  an  n ation in o 
e a a e i  ee  in e e  e sions

 ile e e e io  a a e i sel  si s tig  o s ee  e ail an  
esi ential ain en an e oo s a e e esse  o  a ti lation an  o 

o i e a itional i lation on a tig  si e

F ig u r e  35 .  i a  Resi ential n an e

F ig u r e  34 .  is o  ee  a a e
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3.3.4 ROOF LINE AND ROOFSCAPES

n a ition o e io s no es  e o ose  esign a esses 
o e ti es in is se tion ia e ollo ing ele en s

 i ise o tion is no  s s antial eno g  o a ti el  on i e 
o e ali a  s line  i ise eig  is e e ti el  a  e sa e 
eig  as e a a en  a e o  s i e ig e  an  ll a ing 

s ission a age
 en o se lo  ni  e isting i in e  os on s eig  
one  ill a e slig l  in ease  isi ili   o ies a 
oo in  o  less an  an  is onl  o le els ig e  an 

e e ain e  o  e il ing  o  e en o se ni  an  e 
il ing as a ole ill e a e   e e elo en  o  e 

le an e  a oss e s ee  e sion o  e en o se i enti es i   
e ni  as a ni e ea e

  e ani al ele a o  o e n s ai s a e in o o a e  in o a single 
oo o  ass an  o ine  i  oo o  lan s a e lan e s i  

also a  o s o  ege ation g o  o n e ea  a a e a ing 
e in e nal o a  see ig e 

 gi en e si e o  e il ing an  lti le i a e an  s a e  
lan s a e  o oo  a eni  s a es o i e  else e e  a ess 

ill no  e gi en o e e os  oo o  o e e  lo  
ain enan e lan s a ing s a egies ill e a lie  o e a eas no  

en o asse   e a o e entione  se i e an  lan e  assing

3.4.2 CORNER SITES

n a ition o e io s no es  e o ose  esign a esses 
o e ti es in is se tion ia e ollo ing ele en s

 ontin o s assing an  o al g i  a oa ing o  o  
i e tions ea s onl  a  e o ne  a es e s o e  glass 
i on e o inen  ea e o  e il ing an  i enti es e 
o e ial s a e
 gla e  o ne  ses a a e ial ale e an   istin  o  e 
es  o  e i ise o tion o  e il ing
 o ne  ans a en  ani a es e il ing an  o i es ni e 

in e io  o ne  o o nities o  e esi ential ni s  le s e ll 
e  o  e in e io  e ail s a e e is all  o ie

asis on e o ne  an  a i e al ea  o  e g i  is 
tie  o e si li i  o  e es  o  e a a e an  in a ti la  is 
s o e   a single  lean  a a e  line o e o  o  e i
se tion ig e   a ian e is e i e  o e e  o  is o e 

ossi le  see also a ian e Re es  
F ig u r e  38 .  o ne  asis

F ig u r e  37 .  Roo o  e i e assing an  lan e  all
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3.5.1 VEHICULAR ACCESS, CIRCULATION, LOADING AND UTILITIES

n a ition o e io s no es  e o ose  esign a esses 
o e ti es in is se tion ia e ollo ing ele en s

 all e isting s a e a ing eli ina e
 all a ing  loa ing  s o age  an  tili  s a e ill e is  i in e 

ne  o  e isting s a e  n e g o n  a a e
 e ne  il ing ill ese e e en  a ing ga age 

en an e lo ation o  is o  ee   ne  a ing s a es ill 
e a e  o e  s a es lo a e  in e a e o
 lo ation o  e i la  a ess o e si e e ains e sa e  e isting 

en an e s e as een e esigne  o allo  e no eas e n 
os  o ne  o e se  a   an  i o e sig lines e e  o 
ll s ission a age an  ig e 

 ne  signage  s o e lig s  an  i o s ill e se  o e  
i o e e e ins a e  a a e en an e

3.5.4 LIGHTING

ig ting ill e in eg a e  in o e il ing a a e in a anne  
i  ig lig s e a i e al assing  esi ential en an es  

an  e ail s a e   oes no  a ti el  ig lig  in i i al es  
an  a  in l e es esigne  as a  o  e in eg a e  
lan s a e ele en s  ee also no es o 

3.5.5 SIGNS

Resi ential il ing na e  s ee  a ess  an  en  i enti ations 
a e in en e  o e in o o a e  in o e e  e al a e 
ele en s an o  angle  s one a a es   ee also ig e  an  

li  ene  o osal

F ig u r e  39 .  isting e i le o ti o Re ns a e   o e

F ig u r e  4 0 .  a a e n an e  o e  o ne  on ition
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C O N C L U S I O N

ile is is an e e el  allenging o e  i  lti le eig  ones  a na o  an  s ee  lo  an  in eg ation in o an e isting 
il ing an  a a e s e  e elie e e a i e s an  e elo e  a e a en e e  e a tion o ollo  e in en  o  e an  

se la  an  Design an al   e elie e e e es e  si e lan a ian es a e onsis en  i  e in en  o  e Design an al an  
a  o o e a ell esigne  en  o  i  o  es e s an  a s o e isting on e

o en a  o i e   e Design Re ie  o i ee on e e io s s ission as een a en in o a o n  as a  o  is 
a li ation an  in l es a essing

 a itional e ails ega ing e en  an  na e o  e li  a  an  a eni  s a e o ose  as a li  ene
 iag a ati  e esen ations o  e  esign an  a ian e on en
 in ease  i a  an  a e  in e es  a  s ee le el o  al  ni s
 si li ation o  lo ise a a e  line
 e  onsi e ation o  en i on en al i a  an  sola  gain o  e e io  la ing a e ial o  e i ise an  en o se 
o tions o  e il ing

e an  o  o  o  onsi e ation an  loo  o a  o ontin ing o ing i  R  an  e Design Re ie  o i ee on is 
e iting o e
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A P P E N D I X  A : C O N C E P T U A L  I M A G E  G A L L E R Y

I m ag e  A .  ie  o  is o  an  ollis ee

I m ag e  B.  ollis ee  ain Resi ential n an e
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I m ag e  D .  is o  ee  a a e   nla ge  ie

I m ag e  C .  is o  ee  a a e

A P P E N D I X  A : C O N C E P T U A L  I M A G E  G A L L E R Y
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I m ag e  E .  is o  ee  al  n an es

A P P E N D I X  A : C O N C E P T U A L  I M A G E  G A L L E R Y



 1363 Hollis and Bishop: Design Rationale

2 2

V A R I A N C E  R E Q U E S T  # 1 -  BU I L D I N G  HE I G HT
R      D  

s e  oli    o  e  a si e lan a ian e is e es e  ase  
on  

( 11)  e a iation is onsis en  i  e ollo ing i e ia o  e 
Design an al

3.6.8 Maximum Height Variance
a. the maximum height is consistent with the objectives and
guidelines of the Design Manual; and
b. the additional building height is for rooftop architectural
features and the additional height does not result in an increase 
in gross floor area; and
c. the maximum building height is less than 1.5 metres below the
View Plane or Rampart height requirements; or
d. where a landmark building element is provided pursuant to the
Design Manual

s e o e  s e es a oss o i e en  eig  ones e in   
allo s  an  e in   allo s  as a na o  lo  i  onl  

 an  na iga es g a e ange a oss e e in   o e ties  a 
a ian e is e i e  o  e  one  e ele ation o  no eas  
o ne  o  e e in   o e  is  an  e ele ation o  ollis 

ee  is a   a s s antial i e en e o  

a. the maximum height is consistent with the objectives and
guidelines of the Design Manual; and

a. oli   s ea s o e is al o inen e o  o ne  si es i  a
o ision o  a ange in il ing assing a  e o ne  s a lis ing 
e i ise il ing eig  ile ain aining a goo  o o tion 

e een e i ise o tions s a ling o i e en  eig  is i s 
is iti al o e il ing assing

e o e  is o tion o  e si e is no  in e ie  lane an  ill 
e s o n e   il ings i  ei e  signi an l  e ee  e  
eig  o  al ea  se  e e en  o  a ing e  eig  o  ollis 

ee  es e ti el  e le an e  a oss e s ee  an  e a e o  
i  is o e o e a  o  is o e   e o e  i e l  

a oss e s ee  o e no  ill also li el  e see ing a ll s o e  
e elo en  eig  onsis en  i  e e en l  a o e  en a in 
ie  il ing  ese s o n ing on itions ill s a e e i o an e 

o  a itional eig  a  is o ne  as a e e  eig  ill e e in oo
asti  a ange an  a e tion in e o inen e e i e  o  e 

o ne  si e  en loo ing a  e ll ele ation o  is si e in l si e o  

+1.07m RAILING HEIGHT VARIANCE
+1.92m BUILDING HEIGHT VARIANCE

22m FROM AVG. GRADE

NO VARIANCE CREATES 
POOR MASSING

24.9m PPROPOSED FROM 
AVG. GRADE

F ig u r e  4 1.  e age a e oo in

BISHOP ST.

H
O

LL
IS

 S
T.

22m ZONE
AVG. GRADE

WATERFORD

10.14m14.45m

F ig u r e  4 3.   il ing eig  o  e age a e 

22m FROM HOLLIS ST.

F ig u r e  4 2 .   il ing eig  o  ollis

BE N J A M I N  W I E R A L E X A N D E R

Attachment D: Requested Variances
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e e isting a e o  is i ise o tion e e l  ee s e esign 
an als e a les o  o ne  il ings i  o ne  assing ea es  

ig 

b. the additional building height is for rooftop architectural
features and the additional height does not result in an increase 
in gross floor area; and

b .   e esting a a ian e o e e e g o n  oo  eig  o   
e en  esign ee s e  eig  i  a en a  e ollis ee  

ele ation ig e  a en o  a e age g a e eig  o   e 
il ings e  le el is  o e  e  eig  e i e en  

ig e  is a itional eig  oes no  gene a e an  a itional 
oo  a ea as i   lesse  oo  o oo  eig s  no oo  a ess  an  an 

a itional  e ail oo  eig  e tion e sa e  o l  e a ie e  
i  a o o ise  esign sol tion  

c. the maximum building height is less than 1.5 metres below the
View Plane or Rampart height requirements; or

c .  ile e ie  lane oes no  oss i e l  o e  e o tion o  e 
si e e a e e esting a a ian e o  e a e s s antiall  lo e  an  

 e e e ie  lane asses o e  o  si e an  is s o l  e 
onsi e e  e o i s o i i  o is o tion o  e si e in estion

d. where a landmark building element is provided pursuant to the
Design Manual

d  e a itional eig  ea es an a i e al ea e o  is o tion 
o  e il ing e eel a  i  is in ee ing i  se tion  o l
a e tion in il ing eig  e e i e  e sa e  an  s o ies 
o l  e a ie e   o l  e a  e os  o  e is a i e al 
ea e an  o ne  a ess  is o l  also ea e n esi a le 

il ing o o tions o  e se tion o  e il ing i in e  
eig  e in  ig e  

e i ise o tion o  e il ing a s as a lan a  il ing 
ele en  as i s a itional eig  a es e is al e in s o  is o  
a  o e  a e  ee  i  e s ale an  agni e o  e a a en  

le an e  si e  e e a oo  eig  is iti al o is se tion o  e 
s ee  in el ing o e en o  e e s e ti e o n is o  an  e ain 
a le el o  alan e o e s ee  o e all  e e is is a o ne  si e  e 

eig  el s e signi an e o  e il ing assing in elations i  o 
e s ee all  gi ing e o ne  a g ea e  is al o inen e  is 

a itional eig  also allo s o  alle  na o e  in o s o ela e o 
e a ing on ee  so  il  on e  ig e 

e esign o  is il ing o i es istin ti e assing  a ti lation 
an  a i e al ea es o ein o e ei  is al o inen e  

e o inan l  along e ie  e ini o o e  a e  ee  e all 

i e assing i  all na o  in o  o enings s eng en is al 
onne ti i  o o e  a e  ee  is istin ti e a i e al 
ea en  oes no  el  on a e e s o  n s al oo  lines  

ins ea  a es ins i ation  es e ting e es aine  e ailing 
o  eo gian a i e e   e o e  es e s e i age i o

a ing a a e e sion as i e  in  an   o  e esign 
an al  The intention in designing such new buildings should not 

be to create a false or ersatz historic building, instead the objective 
must be to create a sensitive well designed new structure “of its 
time” that fits and is compatible with the character of the district 
or its immediate context.”  

ig  ali  a e ials an  o o tioning o i e is al 
signi an e   e ti al  a  s o s se l li a le s a e 

i in an  in e es  along is is al on age  is a ian e oes 
no  e esen  an  a itional  an  signi an l  i o es e 

o o tions  an esen e  an  in e io  se o  e enan s  

3.6.9 Landmark Element Variance
Modest encroachments may be considered by
variance where the encroachments are demonstrated
to result in a greatly improved building design.
Examples of possible modest encroachments include architectural 

F ig u r e  4 3b
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features such as balconies, designed
roof treatments, porte cocheres and landmark
elements such as corner or entry towers.

e i ise o tion o  is ne  a ition is a iti al lan a  
ele en  a e  i  a o ne  o e  an  en an e o e  ele en  
as e   e  in en e   e slo ing on itions e e 

o i e ing s ee all eig s on e ge  is a itional eig  
is e i e  o signi  is o tion o  e il ing s e i all  e 
en an e an  e ail a  e o ne  is i  along ollis is  
o  e lo  on age an  less an  e e s  a   i  as e

 
e esign an al s gges s ese ea es e less an an 

a itional  e a e onl  as ing o  an a itional  l s e 
glass g a
n o  o essional o inion is is a e  o es  a ian e i  

signi an  i o e en  o e o e

ee g e  an   o ill s a e o ne  lan a  ele en  

PROMINENT CORNER MASSING

F ig u r e  4 3c
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V A R I A N C E  R E Q U E S T  # 2  -  BU I L D I N G  HE I G HT
R     R      D  

s e  oli   an   o  e  a si e lan a ian e is e es e  
ase  on

(8) The height requirements in subsections (6) and (7) of section 8, 
and subsection (15C) of section 7 shall not apply to a church spire, 
lightning rod, elevator enclosure, an elevator enclosure above a 
structure required for elevator access to rooftop amenity space, 
flag pole, antenna, heating, ventilation, air conditioning equipment or 
enclosure of such equipment, skylight, chimney, landscape vegetation, 
clock tower, solar collector, roof top cupola, parapet, cornices, eaves, 
penthouses or other similar features, provided that the total of all 
such features, shall occupy in the aggregate less than 30 % of the area 
of the roof of the building on which they are located.

(11) The requirements of subsections (8) and (9) may be varied by site 
plan approval where the relaxation is consistent with the criteria of 
the Design Manual.

( 8 )  o lian  e a ian e o ies in e agg ega e less an  
o  e a ea o  e oo  o  e il ing on i  i  is lo a e

( 11)  e a iation is onsis en  i  e ollo ing i e ia o  e
Design an al

3.6.8 Maximum Height Variance
a. the maximum height is consistent with the objectives and
guidelines of the Design Manual; and
b. the additional building height is for rooftop architectural
features and the additional height does not result in an increase 
in gross floor area;

a. e  no es o se tion  o  e Design an al  e ele a o
en los e also on i es o e oo o  assing i  allo s o  

lan e s o s o  ege ation g o  o n e ea  a a e ig es 
 an  

The street-side design treatment of a parapet should be carried over 
to the back-side of the parapet for a complete, finished look where 
they will be visible from other buildings and other high vantage 
points. 

F ig u r e  4 4 .  le a o  n los e a  Roo  e i e e
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e a e a en is oin  a s e  e   a ing is oo  
e ension a li  a  ea e i  e a ti la e  s one 

a e ns an  lantings eing in eg a e  in o e o  a a e

b .  e a itional il ing eig  is o  oo o  a i e al 
ea es an  e a itional eig  oes no  es l  in an 

in ease in g oss oo  a ea   e ele a o  en los e oo  also 
on i es o e oo o  assing i  allo s o  lan e s 
o s o  ege ation g o  o n e ea  a a e ig es 

 an   is also in l es a s one ea e all a  
ill a e a ti lation ase  on e li  a  o onen  
entione  e io sl

o  e in en  o  e Design an al ( a. )  an  e a itional 
eig  o  oo o  a i e al ea es ( b . )  s o l  allo  o  
e a e an e o  is a ian e

is a ian e e es  also in l es a il ing eig  a ian e 
o  e  glass ailing a  e  le el oo  e a e  

is o tion also o lies i  e ationale a o e an  oes 
no  es l  in an in ease in g oss oo  a ea
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V A R I A N C E  R E Q U E S T  # 3
D   R D      

s e  oli   an  o  e  a si e lan a ian e is e es e  
ase  on

(13) The ground floor of a building, excluding a parking garage, that 
has access at the streetline or Transportation Reserve shall have a 
floor-to-floor height of no less than 4.5 metres.

a) Notwithstanding subsection (13), in areas where residential uses
are allowed on the ground floor, mezzanine spaces are permitted 
within the minimum floor-to-floor height for those portions of the 
ground floor being occupied by residential uses.

b) The requirements of subsection (13) may be varied by site plan
approval where the relaxation is consistent with the criteria of the 
Design Manual.

 a ian e is e i e  o  ollis s ee  as ell as e is o  ee  
on age  ee  slo e an  s all o e  s ale o no  easona l  allo  

o  ontin o s  oo  o oo  eig s along e leng  o  is o  
il ing assing o ine  i  s ee  slo e on itions o no  allo  

o  easona le o o tions an  goo  esign ils  a o o ating a 
 oo  o oo  eig  along ollis

( 13) a)  o lian  e anine s a es e is  i in e oo o oo  
eig  o  ose o tions o  e g o n  oo  eing o ie   
esi ential ses ig e  is s o l  ean ea  o  e  o e  
ni s a e o lian  e ig  eas e en  is eing a en o  e 

en an e oo  sla  so e  a e eing ee e  non o lian

 o  o  e  al  ni s o l  a e e  e e i e en s o  
se tion a  o  e  as oo  o oo  eig s o  ese ni s a e 
o e   a o i a el   see ll s ission a age  e
o a lo e anine i in ig e  ee elo  o  e single ni  

e e tion

( 13) b )  e a iation is onsis en  i  e ollo ing i e ia o  e 
Design an al

3.6.15 Land Uses at Grade Variance
a. the proposed floor-to-floor height of the ground floor is
consistent with the objectives and guidelines of the Design 
Manual; and,
b. the proposed floor-to-floor height of the ground floor does not

3.78m

F ig u r e  4 6.  loo  o loo  eig

WALK-UP UNIT
MEZZANINE

F ig u r e  4 7 .  Resi ential ni s a  a e
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result in a sunken ground floor condition; and,
c. in the case of the proposed addition to an existing building,
the proposed height of the ground floor of the addition 
matches or is
greater than the floor-to-floor height of the ground floor of 
the existing building; or
e. in the case of a new building or an addition to an existing
building being proposed along a sloping street(s), the site of 
the proposed new building or the proposed addition to an 
existing building is constrained by sloping conditions to such 
a degree that it becomes unfeasible to properly step up or 
step down the floor plate of the building to meet the slope 
and would thus result in a ground floor-to-floor height at its 
highest point that would be impractical; 

s e  e esign an al e o en ations o  slo ing on itions 
e a e a essing e ollo ing along is s ee l  slo e  si e 

in o lian e i   ( a) ( b ) ( c )  an  ( e )  an  in ee ing i  
se tion  lo ing on itions

 e a e ain aining a ti e ses a  g a e  in o ing al   
ni  en an es
 e a e a i e al e ailing in l ing e o a e  en an e 

s eens a  ill a e a e o a e  anel esign  is anel a  
ie e a ti la es e s ee   also in o es li  a  along e 

s ee l  slo e  si e
 e a e o i ing in o s  oo s  lan e s  e  o e en  lan  
alls

 e a e in o ing a n e  o  e es ian en an es an  a e 
s e ing e sla s an  a ing o le ig  s a es o a ili a e 
en an es on e slo e

l o g  a ontin o s a g a e  oo  o oo  eig  is no  
easi le along is o  e a g a e a a e o  a  o tion o  

e il ing oes on ain a i  o  o  a ing ga age en an e 
e l e  o  e e i e en  e  e a o e  se tion  an  
al  esi ential ni s

e a a e along is o  a single al  ni  i o  a e anine 
le el an  ee i  oes no  ee  e e ni al e i e en  o  
s se tion  ig e  s e  se tion  ( e )  i  is i a ti al 
o s e  is sla  lo  eno g  o ee  e eig  e i e en  an  

still ain ain a ess o e ni   is also i a ti al o aise e 
sla  as e sla  a o e g o n  oo  along ollis  o i es a ie  

ee a ess o e ain en an e an  e e ines e   oo  
o oo  eig  along ollis  e a se o  e s ee l  slo e  si e 

e g o n  oo  o e ial oo  la e o  ollis se s e sla  
a o e is single ni  

long ollis  e a ian e is e es e  o allo  o  e  
oo  o oo  eig  ig e  i  e  a ian e  is iti al 
o e ing e il ing eig  lose  o e  a i  

allo e  e sla  along ollis is se  a  e sa e le el as e 
a a en  a e o  sla  an  e e o e o es a oo o oo  

eig  a  is  o e in ee ing i  e e isting il ing  
an  a a en  s es( c )

e al   ni s g ea l  i o e e an on ition o  is 
si e an  is a ian e allo s s o a ti la e e is o  ee  

on age in a an s ale na e  as ell as e on ile e  
ig e  ele ation o  e o e ial g o n  oo  an  gene al 

il ing en an e along ollis

s e   e o ose  a ian e oes no  es l  in a s n en 
g o n  oo  on ition ( b )  an  a es e oo  o oo  eig  

o e onsis en  along ollis ee  i  e oo  o oo  eig  
o  e a a en  a e o  ( c )  e  ( e )  i  is n easi le o o e l
s e   o  o n e oo  la es o ee  e slo es along ollis 
an  is o  an  o l  es l  in i a ti al g o n  oo o

oo  eig s

F ig u r e  34 .  is o  ee  a a e

F ig u r e  2 5 .  ti la e  o o tions an  e  
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VARIANCE REQUEST #4

3.6.5 (Streetwall Stepback Variance)

Streetwall heights may be varied by Site Plan Approval where:

a. the upper storey streetwall setback is consistent with the

to the impact this building would have with balconies vs enclosed 

a building, provided that the protrusion of the balcony is no greater 
than 2 metres from the building face and the aggregate length of 
such balconies does not exceed 50% of the horizontal width of that 
building face.

Figure 52. 

Figure 53. 

UNIT

SHELTERED BALCONY

UNIT

ENCLOSED BALCONY

Figure 51. 
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e en lose  al onies el  e e e assing o  e i ise 

o tion o  e il ing an  es e s e i  si e e il ings 
o  e a ing on s ee  so  is i  is also el s ea e an
ani a e  s ee s a e

e o i ation o  e s o  ig  al onies o an en lose  
al on  allo s s o ela e e e  o e s o n ing e i age 
on e  al onies e e no  ea es in e i age il ings  an  
al onies on s ee s i  a e es an  lasti  atio ni e 
o l  i inis  e elations i  o is neig o oo   

allo ing is a ian e e e is also an a ti lation o is a a e 
a  e es a  o l  o entiall  e a a  lan  il ing all  
is a ian e es l s in i o e  e i age ese ation o  e 

is i  as a ole  e al e nati e o is a ian e is al onies 
a  o l  i inis  e elations i  o e s ee  an  on e
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April 26, 2017

Louie Lawen
DEXEL Developments

RE: Hollis and Bishop Wind Impact Qualitative Assessment

Louie,

The mixed-use development proposed by Dexel Developments is located at 1363 Hollis Street and 5144, 5146, 
5140, and 5134 Bishop Street beside the Waterford. The 
development would replace three 3-storey buildings with 
a 7-storey development at Hollis.  Due to signifi cant slope 
along Bishop Street, the development increases by a single 
storey at the east end of the site. For the purposes of this 
wind-study the eff ects of the additional storey as well as the 
2-storey penthouse, also located at the east end of the site, are 
negligible. As such, for the purposes of this wind study, the 
building will be referred to as a 7-storey development with a 3 
storey setback at the 4th level.

 This block will be undergoing signifi cant development over 
the next few years with the Benjamin Wier Addition, the 
21-storey Alexander Tower and another 7 storey application 
right across the street for submission in the fall of 2016. 
Government House is situated kity corner across Hollis Street, 
to the west of the site. Northwest of the site, approximately 
100 metres away, sits the 20-storey Maritime Centre 
notable for the challenging wind conditions that have 
resulted from its design. In fact, corner of Hollis and Bishop 
Street takes the full brunt of the winter north-westerly 
winds that result from Maritime Centre. To the north 
of the site, the 21-storey Alexander Tower is currently 
under construction which will impact the east side of this 
development during the winter.

Steep terrain east of the site, sloping down to the Halifax 
Harbour also contributes to variation in surrounding 
building heights, and their subsequent infl uences on wind 
patterns.  

Figure 2. Wind Rose for Shearwater Airport. 

Diagram shows winds in the FROM direction.

Figure 1. Site Location and context

Benjamin Wier 
Addition

Bishop & Hollis

The Waterford

Alexander
Tower

Attachment E: Wind Assessment
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The following assessment looks to interpret the probable impacts to existing wind speed intensity and turbulence 
on surrounding properties and sidewalks as a direct result of this development. To this end, wind data recorded 
at the local Shearwater Airport between 1953 and 2000 was assembled and analyzed using Windrose Pro 2.3 to 
understand the intensity, frequency, and direction of winds at the proposed site. The resulting diagram (Fig. 2) shows 

that the highest and most frequent wind speeds come from the 
west and south. During fall and winter months wind primarily 
blows from the north-west to west. Throughout the spring and 
summer south and south-westerly winds prevail. The relative 
distribution of higher wind speeds are somewhat constant from 
the north, north-west, and south-west. High winds from the 
north-east, east, and south-east are substantially infrequent 
when compared to other directions. Fig. 3 illustrates these 
implications for the given site.

Urban Windbreak Impacts

As shown in Fig. 3 the new building will impact sidewalk 
conditions diff erently at diff erent times of the year. In the 
winter, Hollis Street is aligned with winds from the north and 
north-west. The proposed development could have a modest 
increase in wind conditions on the Hollis street sidewalk (south 
of Bishop Street) in the winter. It will have little to no impact on 
the Bishop Street sidewalk. The 3m stepback at the 4th storey 
will signifi cantly reduce wind shear from the upper storeys at 

Figure 3. Wind Rose overlain on top of the proposed addition site. Red numbers denote building stories.

Figure 4. Windbreak Diagram

W
inter W

inds
Summer Winds



 Hollis and Bishop: Wind Impact Qualitative Assessment

3

the sidewalk. Since there is an existing 3 storey building on the corner, there will only be a very modest increase 
in wind speed resulting from the additional storey. Westerly winds (which are common in the winter) position the 
Hollis Street sidewalk in the upwind zone of the site resulting in very little change in wind. On Bishop Street these 
winter westerly winds will only have a very slight impact on windspeed since the 3 storey building is being replaced 
with a 4 storey stepback. The 21-storey Alexander will have signifi cantly more impact on the Bishop Street sidewalk 
(and Lower Water Street) when the winds come from the west. Wind sheer at the southern edge of the Alexander 
will create signifi cant pressure and wind 
diff erentials on this development when winds 
come from the west.  

Wake zones for zero porosity structures can 
extend 8-30 times the height of a structure. 
A 7-storey building can generate increased 
wind speeds between 48-180 metres on the 
lee side (see Fig. 4). Beyond the wake zone, 
there is typically more turbulence and eddies 
as a result of more turbulent air. 

Wind Impacts from tall Buildings
Tall buildings (>4-5 storeys) can have 
noticeable impacts on their surroundings as a result of several factors. Essentially, winds 
are slowed down upwind and downwind of the new structure but are sped up around 
the edges, between openings, and as a result of down-drafts (Figure 4). The types of wind 
impacts from tall buildings can be classifi ed as:
1. Downwash: Wind speed increases with height of the building as the volume of wind

displaced by the building is compressed into a smaller area. So when a tower is
exposed to wind, the pressure diff erential between the top and the bottom of tower
forces the high pressure at the top down the windward face increasing pedestrian
wind speeds. The taller the exposed face is, the higher the wind speed will be at
the base. The stepback at the 4th storey of the buildings will receive some of this
downwash rather than the sidewalks receiving the full brunt of the wind. A 20+
storey building can cause up to 100% increase in wind speeds at the base unless the
stepback reduces some of the downwash.

2. The corner eff ect: on the upwind corners of buildings there can be unexpected
increases in wind speeds as wind forces around the windward corners from high
pressure on the windward face to low pressure on the lee side. Some of the ways to
decrease this impact is to create pyramidal steps which increases the surface area of
the edges.

3. The Wake Eff ect: Wake is generally caused by both the downwash and corner eff ect.
The greatest impact area occurs within an area of direct proportion to the tower
height and width on the downwind side of the wind. Impacts are minimized by
creating a stepback base on the building.

4. Building Groups: The eff ects that occur individually around buildings cannot be
applied directly to groups of buildings. The cumulative eff ect of many clustered tall
buildings, like in this situation, can create a wide range of diff erent wind scenarios that
must be modelled as a group to understand the cumulative impacts.

Figure 5. Porosity Diagram
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Local Impacts
The proposed development is north of the 8-storey Waterford Tower (which is also owned by Dexel). A public terrace 
is planned between the two buildings which would be in a very wind protected area for most of the year. The 
reduced wind speeds in this terrace area could result in some drifting snow in the public terrace area. The downwind 
impacts as a result of this new 7-storey building will be masked by the impacts of the existing Waterford Tower which 
is 1 storey higher and has larger tower dimensions than the proposed building. There will be very little impact on the 
Hollis Street sidewalk in both the winter and the summer as the sidewalk is primarily in the upwind zone throughout 
the year. In the summer, when the wind swings from the south the Bishop Street sidewalk will have minimally 
increased wind speeds as a result of the development. The funneling of southern wind on Bishop Street as a result 
the 21-storey Alexander will signifi cantly outweigh any impacts which may result from a 4-storey development with 

Figure 6. Seasonal Wind Direction for Shearwater Airport
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an additional 3 storeys setback 3m from the stepback. If the building across the street from Bishop is constructed to 
its permitted height of 7 storeys there could be a slightly larger funnelling eff ect that could be felt on Hollis Street. The 
stepbacks at the 4th storey on both new buildings will signifi cantly reduce sidewalk impacts. 

The proposed development is also located within the wake zone that is created by the Maritime Centre, and 
is therefore already located in an area of accelerated and turbulent winds. Currently, the corner of Bishop and 
Hollis Street is frequently impacted by the wake zone of the Maritime Centre when the winds come from the 
north and north west.  

In the summer, the wind comes from the southwest most of the time. On Hollis Street, opposite the proposed 
development is a 4 and 3-storey wall of buildings which provide some shelter for the west and east side of 
Hollis Street. 

While wind turbulence is generated by structures on the downwind side, wind speed is reduced. Low porous or 
no porous structures such as buildings will reduce wind speeds immediately downwind of the structure but will 
increase wind speeds on the edges of the buildings (Fig. 5). 

We would expect virtually no wind impact on Government House at any time of year as a result of this building 
and very little impact on the Waterford as a result of this development. The new Alexander Tower, if it has no 
stepbacks or wind breaks on the west side, could cause signifi cant gusting and wind conditions on the eastern 
side of this proposed development. 

Seasonal Wind Impacts

Looking at the seasonal wind impacts (Fig. 6), in the winter the northwest prevailing winds are the dominant 
occurrence. Approximately 48% of all winds come from the northwest. Winter winds are also stronger than 
those in the summer, with around 15% of all winds reaching speeds above 29 kph. The proposed development 
will create a 7-storey upwind zone within the wake zone of the Maritime Centre.  

During the summer the majority of winds come from the southwest quadrant, approximately 46%, with the 
remaining spread amongst the other three ordinal directions: roughly 20% from the southeast, 24% from the 
northwest, and 10% originating out of the northeast quadrant. Overall, the winds are mild, with just over two 
percent of all winds reaching speeds over 29 kph. Summer winds may mildly impact the Bishop Street street 
frontage but in comparison to the impacts that will be caused by the Alexander, they will be negligible. It will 
be important that if the site is developed across the street from Bishop, for it too will have a 4 storey stepback 
to reduce wind funneling in the winter.

Wind Comfort Assessment

The potential for accelerated winds and increased turbulence along the Hollis Street sidewalk may cause marginal 
increased discomfort during winter months, compared to the existing 3 storey structures that occupy the site. Bishop 
Street will similarly be marginally windier in the summer as a result of the addition of a 4-strey stepback compared to 
the existing 3 storey buildings. Relative to the impacts that will come from the 21-storey Alexander, the impacts from 
this new development will not even be noticeable. 
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Changes in wind speed as a result of buildings vary depending on wind direction and building 
morphology. On Hollis Street ‘streamlines’ can occur where the wind is accelerated through the street 
between the Maritime Centre and the Alexander. The stepback of the building at the 4th storey will 
all but eliminate most wind impacts on both Bishop and Hollis Street. Similarly, very little impacts will 
be felt on the Waterford or other surrounding blocks as a result of this proposed development. We do 
not anticipate ‘uncomfortable’ conditions from this new building along sidewalk relative to today’s 
conditions. 

Summary

This proposed building is a modest change from the existing 3 storey buildings. The stepback 
of the 5th storey will reduce impacts that might be felt at the sidewalk. The building will have 
very little impact on wind patterns or human thermal comfort along Hollis or Bishop Street. Any 
small impacts that this building may have had on sidewalk wind speed will be dwarfed by the 
impacts that will be caused by the Alexander Centre. 

The following wind studies have been prepared in Autodesk Flow to demonstrate the wind 
fi ndings described in this report.

If you have any questions, please contact me at your convenience.

Sincerely,

Robert LeBlanc, President
Ekistics Planning & Design

Original Signed
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AutoDesk Flow Wind Simulations

Fig 7. Westerley wind directions with starting wind speed at 30 m/s. Blue shows areas of calm (<30 m/s), 
while orange and yellow shows areas of increased wind speed (>30 m/s).

Fig 8. Westerley wind directions iso-surfaces. This purple surface shows a 50m/s wind zone resulting from a 
starting wind speed of 30 m/s.

Wind Direction 
from West

Wind Direction 
from West
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Fig 8. Westerley wind direction iso-surfaces. This purple surface shows a 60m/s wind zone resulting from a 
starting wind speed of 30 m/s.

Fig 8. Westerley wind direction iso-surfaces. This purple surface shows a 70m/s wind zone resulting from a 
starting wind speed of 30 m/s.

Wind Direction 
from West

Wind Direction 
from West



Attachment F: Design Manual Checklist 

Design Manual Checklist – Hollis and Bishop 

Section Guideline Complies Discussion 

2 Downtown Precinct Guidelines (refer to Map 2 for Precinct Boundaries) 

2.1 Precinct 1 – Southern Waterfront  (criteria for other precincts has not been included) 

2.1a Fill existing gaps created by vacant properties 
and parking lots with new development. 

N/A 

2.1b Create a system of open space that includes: 
- extensions of east-west streets between Lower 
Water Street and the Harbour as key components 
of an open space network; 
- the boardwalk; 
- sidewalks along Lower Water Street, and; 
- plazas and small parks where the extensions 
of the east-west streets intersect the boardwalk. 

N/A 

2.1c Tall and slender towers provided that placement and 
design are consistent with the objectives identified for this 
precinct and with the design guidelines. 

Yes 

2.1d Ensure that development along Lower Water Street has 
streetwall and landscaping conditions that emphasize its 
meandering qualities and emergence as an important 
street. Encourage measures such as sound-proofing 
requirements for new development to reduce the conflict 
created by truck traffic travelling along Lower Water Street. 

N/A 

2.1e Permit surface parking lots only when they are an 
accessory use and are in compliance with the Land Use 
By-Law and design guidelines. 

N/A 

2.1f New waterfront development shall adhere to section 2.10 of 
the Design Manual 

N/A 

2.2 Precinct 2  – Barrington Street South 

2.2a Retain, and to respect in future development, the small to 
mid-size types of buildings, or the effect achieved by 
buildings of that size range, and their relationship to the 
street, that currently exists along Barrington Street. 
Buildings that occupy larger floorplates and frontages 
should have design elements that replicate the existing 
rhythm of individual storefronts along the street. 

N/A 

2.2b Ensure that buildings create an animated streetscape 
through active ground floor uses and pedestrian scaled 
design features. 

Yes 

2.2c Infill development along Hollis Street should be of a similar 
scale and type as that found on Barrington Street. 

Yes 

2.2d New development shall appropriately frame Cornwallis 
Park and respect the train station as a historic landmark 

N/A 
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Section Guideline Complies Discussion 

2.2e To permit surface parking lots only when they are an 
accessory use and are in compliance with the Land Use 
By-Law and Design Manual. 

N/A 

2.2f Improve the pedestrian environment in the public realm 
through a program of streetscape improvements as 
previously endorsed by Council (Capital District 
Streetscape Guidelines). 

N/A 

2.2g Focus pedestrian activities at sidewalk level through the 
provision of weather protected sidewalks using well-
designed canopies and awnings. Partially 

Although there are no 
proposed awnings or 
canopies, a recessed 
entry is proposed along 
the Hollis Street frontage. 

3 General Design Guidelines 

3.1 The Streetwall 

3.1.1 Pedestrian-Oriented Commercial 
On certain downtown streets pedestrian-oriented commercial uses are required to ensure a critical 
mass of activities that engage and animate the sidewalk These streets will be defined by streetwalls 
with continuous retail uses and are shown on Map 3 of the Land Use By-law. 

All retail frontages should be encouraged to reinforce the ‘main street’ qualities associated with the 
historic downtown, including: 

3.1.1a The articulation of narrow shop fronts, characterized by close placement to the sidewalk. 

3.1.1b High levels of transparency (non-reflective and non-tinted 
glazing on a minimum of 75% of the first floor elevation). 

Yes 

3.1.1c Frequent entries. 
Yes 

3.1.1d Protection of pedestrians from the elements with awnings 
and canopies is required along the pedestrian-oriented 
commercial frontages shown on Map 3, and is encouraged 
elsewhere throughout the downtown. 

Partially 
See above comment 
regarding canopies and 
awnings. 

3.1.1e Patios and other spill-out activity is permitted and 
encouraged where adequate width for pedestrian passage 
is maintained. 

Yes 

3.1.1f Where non-commercial uses are proposed at grade in 
those areas where permitted, they should be designed 
such that future conversion to retail or commercial uses is 
possible. 

Yes 

Residential units are 
proposed along Bishop 
Street. Due to the grade 
change, these may not be 
appropriate for future 
retail uses.  

3.1.2 Streetwall Setback (refer to Map 6) N/A 
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Section Guideline Complies Discussion 

3.1.2b Setbacks vary (0-4m): Corresponds to streets where 
setbacks are not consistent and often associated with non-
commercial and residential uses or house-form building 
types.  New buildings should provide a setback that is no 
greater or lesser than the adjacent existing buildings. 

Yes 

3.1.3 Streetwall Height (refer to Map 7) 
To ensure a comfortable human-scaled street enclosure, 
streetwall height should generally be no less than 11 
metres and generally no greater than a height proportional 
(1:1) to the width of the street as measured from building 
face to building face. Accordingly, maximum streetwall 
heights are defined and correspond to the varying widths of 
downtown streets: generally 15.5m, 17m or 18.5m. 
Consistent with the principle of creating strong edges to 
major public open spaces, a streetwall height of 21.5m is 
permitted around the perimeter of Cornwallis Park. 
Maximum Streetwall Heights are shown on Map 7 of the 
Land Use By-law. 

Yes 

3.2 Pedestrian Streetscapes 

3.2.1 Design of the Streetwall 

3.2.1a The streetwall should contribute to the fine grained 
character of the streetscape by articulating the façade in a 
vertical rhythm that is consistent with the prevailing 
character of narrow buildings and storefronts. 

Yes 

3.2.1b The streetwall should generally be built to occupy 100% of 
a property’s frontage along streets. [note: the DHLUB 
permits a reduction of 80% on non-central blocks] 

Yes 

3.2.1c Generally, streetwall heights should be proportional to the 
width of the right of way, a 1:1 ratio between streetwall 
height and right of way width. Above the maximum 
streetwall height, further building heights are subject to 
upper storey stepbacks. 

No 

The maximum streetwall 
height is not being met. A 
variance has been 
requested. 

3.2.1d In areas of contiguous heritage resources, streetwall height 
should be consistent with heritage buildings. 

N/A 

3.2.1e Streetwalls should be designed to have the highest 
possible material quality and detail. 

Yes 

3.2.1f Streetwalls should have many windows and doors to 
provide eyes on the street and a sense of animation and 
engagement. 

Yes 

3.2.1g Along pedestrian frontages at grade level, blank walls shall 
not be permitted, nor shall any mechanical or utility 
functions (vents, trash vestibules, propane vestibules, etc.) 
be permitted. 

Yes 
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3.2.2 Building Orientation and Placement 

3.2.2a All buildings should orient to, and be placed at, the street 
edge with clearly defined primary entry points that directly 
access the sidewalk. 

Yes 

3.2.2b Alternatively, buildings may be sited to define the edge of 
an on-site public open space, for example, plazas, 
promenades, or eroded building corners resulting in the 
creation of public space (see diagram at right). Such 
treatments are also appropriate for Prominent Visual 
Terminus sites identified on Map 9 of the Land Use By-law. 

N/A 

3.2.2c Side yard setbacks are not permitted in the Central Blocks 
defined on Map 8 of the Land Use Bylaw, except where 
required for through-block pedestrian connections or 
vehicular access. 

N/A 

3.2.3 Retail Uses 

3.2.3a All mandatory retail frontages (Map 3 of Land Use By-law) 
should have retail uses at-grade with a minimum 75% 
glazing to achieve maximum visual transparency and 
animation. 

N/A 

3.2.3b Weather protection for pedestrians through the use of 
well-designed awnings and canopies is required along 
mandatory retail frontages (Map 3) and is strongly 
encouraged in all other areas. 

Partially 
See above comment 
regarding canopies and 
awnings. 

3.2.3c Where retail uses are not currently viable, the grade-level 
condition should be designed to easily accommodate 
conversion to retail at a later date. 

N/A 

3.2.3d Minimize the transition zone between retail and the public 
realm. Locate retail immediately adjacent to, and 
accessible from, the sidewalk. 

Yes 

3.2.3e Avoid deep columns or large building projections that hide 
retail display and signage from view. 

Yes 

3.2.3f Ensure retail entrances are located at or near grade. Avoid 
split level, raised or sunken retail entrances. Where a 
changing grade along a building frontage may result in 
exceedingly raised or sunken entries it may be necessary 
to step the elevation of the main floor slab to meet the 
grade changes. 

Yes 

3.2.3g Commercial signage should be well designed and of high 
material quality to add diversity and interest to retail streets, 
while not being overwhelming. 

N/A 
No commercial signage 
proposed at this time. 

3.2.4 Residential Uses 
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3.2.4a Individually accessed residential units (i.e. town homes) 
should have front doors on the street, with appropriate front 
yard privacy measures such as setbacks and landscaping. 
Front entrances and first floor slabs should be raised above 
grade level for privacy, and should be accessed through 
means such as steps, stoops and porches. 

Yes  

3.2.4b Residential units accessed by a common entrance and 
lobby may have the entrance and lobby elevated or located 
at grade-level, and the entrance should be clearly 
recognizable from the exterior through appropriate 
architectural treatment. 

Yes  

3.2.4c Projects that feature a combination of individually accessed 
units in the building base with common entrance or 
lobby-accessed units in the upper building, are 
encouraged. 

Yes  

3.2.4d Units with multiple bedrooms (2 and 3 bedroom units) 
should be provided that have immediately accessible 
outdoor amenity space. The amenity space may be 
at-grade or on the landscaped roof of a podium. 

Yes  

3.2.4e Units provided to meet housing affordability requirements 
shall be uniformly distributed throughout the development 
and shall be visually indistinguishable from market-rate 
units through the use of identical levels of design and 
material quality. 

N/A  

3.2.4f Residential uses introduced adjacent to pre-existing or 
concurrently developed eating and drinking establishments 
should incorporate acoustic dampening building materials 
to mitigate unwanted sound transmission. 

N/A  

3.2.5 Sloping Conditions   

3.2.5a Maintain active uses at-grade, related to the sidewalk, 
stepping with the slope. Avoid levels that are distant from 
grade. 

Yes 
 

3.2.5b Provide a high quality architectural expression along 
facades. Consider additional detailing, ornamentation or 
public art to enhance the experience. 

Yes 
 

3.2.5c Provide windows, doors and other design articulation along 
facades; blank walls are not permitted. 

Yes 
 

3.2.5d Articulate the façade to express internal floor or ceiling 
lines; blank walls are not permitted. 

Yes  

3.2.5e Wrap retail display windows a minimum of 4.5 metres 
around the corner along sloping streets, where retail is 
present on the sloping street. 

Yes 
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3.2.5f Wherever possible, provide pedestrian entrances on 
sloping streets. If buildings are fully accessible at other 
entrances, consider small flights of steps or ramps up or 
down internally to facilitate entrances on the slope. 

Yes 

3.2.5g Flexibility in streetwall heights is required in order to 
transition from facades at lower elevations to facades at 
higher elevations on the intersecting streets. Vertical corner 
elements (corner towers) can facilitate such transitions, as 
can offset or broken cornice lines at the top of streetwalls 
on sloping streets. 

Yes 

A variance for streetwall 
height has been 
requested. 

3.2.6 Elevated Pedestrian Walkways (criteria not included – no 
pedway is proposed) 

N/A 

3.2.7 Other Uses 

3.2.7a Non-commercial uses at-grade should animate the street 
with frequent entries and windows. 

Yes 

3.3 Building Design 

3.3.1 Building Articulation 

3.3.1a To encourage continuity in the streetscape and to ensure 
vertical breaks in the façade, buildings shall be designed to 
reinforce the following key elements through the use of 
setbacks, extrusions, textures, materials, detailing, etc.: 

 Base: Within the first four storeys, a base should be
clearly defined and positively contribute to the quality
of the pedestrian environment through animation,
transparency, articulation and material quality.

 Middle: The body of the building above the base
should contribute to the physical and visual quality of
the overall streetscape.

 Top: The roof condition should be distinguished from
the rest of the building and designed to contribute to
the visual quality of the skyline.

Yes 

3.3.1b Buildings should seek to contribute to a mix and variety of 
high quality architecture while remaining respectful of 
downtown’s context and tradition. 

Yes 

3.3.1c To provide architectural variety and visual interest, other 
opportunities to articulate the massing should be 
encouraged, including vertical and horizontal recesses or 
projections, datum lines, and changes in material, texture 
or colour. 

Yes 

3.3.1d Street facing facades should have the highest design 
quality; however, all publicly viewed facades at the side and 
rear should have a consistent design expression. 

Yes 
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3.3.2 Materials 

3.3.2a Building materials should be chosen for their functional and 
aesthetic quality, and exterior finishes should exhibit quality 
of workmanship, sustainability and ease of maintenance. 

Yes 

3.3.2b Too varied a range of building materials is discouraged in 
favour of achieving a unified building image. 

Yes 

3.3.2c Materials used for the front façade should be carried 
around the building where any facades are exposed to 
public view at the side or rear. 

Yes 

3.3.2d Changes in material should generally not occur at building 
corners. 

Yes 

3.3.2e Building materials recommended for new construction 
include brick, stone, wood, glass, in-situ concrete and 
pre-cast concrete. 

Yes 

3.3.2f In general, the appearance of building materials should be 
true to their nature and should not mimic other materials. 

Yes 

3.3.2g Stucco and stucco-like finishes shall not be used as a 
principle exterior wall material. 

Yes 

3.3.2h Vinyl siding, plastic, plywood, concrete block, EIFS (exterior 
insulation and finish systems where stucco is applied to 
rigid insulation), and metal siding utilizing exposed 
fasteners are prohibited. 

Yes 

3.3.2i Darkly tinted or mirrored glass is prohibited.  Clear glass is 
preferable to light tints. Glare reduction coatings are 
preferred. 

Yes 

3.3.2j Unpainted or unstained wood, including pressure treated 
wood, is prohibited as a building material for permanent 
decks, balconies, patios, verandas, porches, railings and 
other similar architectural embellishments, except that this 
guidelines shall not apply to seasonal sidewalk cafes. 

Yes 

3.3.3 Entrances 

3.3.3a Emphasize entrances with such architectural expressions 
as height, massing, projection, shadow, punctuation, 
change in roof line, change in materials, etc. 

Yes 

3.3.3b Ensure main building entrances are covered with a canopy, 
awning, recess or similar device to provide pedestrian 
weather protection. Partially 

See above comment 
regarding canopies and 
awnings. 

3.3.3c Modest exceptions to setback and stepback requirements Yes 
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are possible to achieve these goals. 

3.3.4 Roof Line and Roofscapes 

3.3.4a Buildings above six storeys (mid and high-rise) contribute 
more to the skyline of individual precincts and the entire 
downtown, so their roof massing and profile must include 
sculpting, towers, night lighting or other unique features. 

Yes 

Considering the context, 
this building will have 

minimal impacts on the 
skyline. 

3.3.4b The expression of the building top (see previous) and roof, 
while clearly distinguished from the building middle, should 
incorporate elements of the middle and base such as 
pilasters, materials, massing forms or datum lines. 

Yes 

3.3.4c Landscaping treatment of all flat rooftops is required. 
Special attention shall be given to landscaping rooftops in 
precincts 3, 5, 6 and 9, which abut Citadel Hill and are 
therefore pre-eminently visible. The incorporation of living 
“green roofs” is strongly encouraged. 

Yes 

3.3.4d Ensure all rooftop mechanical equipment is screened from 
view by integrating it into the architectural design of the 
building and the expression of the building top. Mechanical 
rooms and elevator and stairway head-houses should be 
incorporated into a single well-designed roof top structure. 
Sculptural and architectural elements are encouraged to 
add visual interest. 

Yes 

3.3.4e Low-rise flat roofed buildings should provide screened 
mechanical equipment. Screening materials should be 
consistent with the main building design. Sculptural and 
architectural elements are encouraged for visual interest as 
the roofs of such structures have very high visibility. 

N/A 

3.3.4f The street-side design treatment of a parapet should be 
carried over to the back-side of the parapet for a complete, 
finished look where they will be visible from other buildings 
and other high vantage points. 

Yes 

3.4 Civic Character 

3.4.1 Prominent Frontages and View Termini 

3.4.1a Prominent Visual Terminus Sites: These sites identify 
existing or potential buildings and sites that terminate 
important view corridors and that can strengthen visual 
connectivity across downtown. On these sites distinctive 
architectural treatments such as spires, turrets, belvederes, 
porticos, arcades, or archways should be provided. Design 
elements (vertical elements, porticos, entries, etc.) should 
be aligned to the view axis. Prominent Visual Terminus 
Sites are shown on Map 9 in the Land Use By-law. 

N/A 
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3.4.1b Prominent Civic Frontage: These frontages identify highly 
visible building sites that front onto important public open 
spaces such as the Citadel and Cornwallis Park, as well as 
important symbolic or ceremonial visual and physical 
connections such as the waterfront boardwalks, the 
proposed Grand Promenade linking the waterfront to the 
Town Clock, and other east-west streets that connect the 
downtown to the waterfront. Prominent Civic Frontages are 
shown on Map 1 in Appendix A of the Design Manual. 

Yes 

 

3.4.2 Corner Sites   

3.4.2a Provision of a change in the building massing at the corner, 
in relation to the streetwall. 

Yes 
 

3.4.2b Provision of distinctive architectural treatments such as 
spires, turrets, belvederes, porticos, arcades, or archways. 

Yes 
 

3.4.2c Developments on all corner sites must provide a frontal 
design to both street frontages. 

Yes 
 

3.4.2d Alternatively, buildings may be sited to define the edge of 
an on-site public open space, for example, plazas, 
promenades, or eroded building corners resulting in the 
creation of public space. 

N/A 

 

3.4.3 Civic Buildings   

3.4.3e Civic buildings entail a greater public use and function, and 
therefore should be prominent and recognizable, and be 
designed to reflect the importance of their civic role. 

N/A  

3.4.3f Provide distinctive architectural treatments such as spires, 
turrets, belvederes, porticos, arcades, or archways. 

N/A  

3.4.3g Ensure entrances are large and clearly visible. Provide a 
building name and other directional and wayfinding 
signage. 

N/A  

3.4.3h Very important public buildings should have unique 
landmark design. Such buildings include transit terminals, 
museums, libraries, court houses, performing arts venues, 
etc. 

N/A  

3.5 Parking Services and Utilities   

3.5.1 Vehicular Access, Circulation, Loading and Utilities 

3.5.1a Locate parking underground or internal to the building 
(preferred), or to the rear of buildings. 

Yes 
 

3.5.1b Ensure vehicular and service access has a minimal impact 
on the streetscape, by minimizing the width of the frontage 
it occupies, and by designing integrated access portals and 

Yes 
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garages. 

3.5.1c Locate loading, storage, utilities, areas for delivery and 
trash pick-up out of view from public streets and spaces, 
and residential uses. 

Yes 

3.5.1d Where access and service areas must be visible from or 
shared with public space, provide high quality materials and 
features that can include continuous paving treatments, 
landscaping and well-designed doors and entries. 

Yes 

3.5.1e Coordinate and integrate utilities, mechanical equipment 
and meters with the design of the building, for example, 
using consolidated rooftop structures or internal utility 
rooms. 

Yes 

3.5.1f Locate heating, venting and air conditioning vents away 
from public streets. Locate utility hook-ups and equipment 
(i.e. gas meters) away from public streets and to the sides 
and rear of buildings, or in underground vaults. 

Yes 

3.5.2 Parking Structures (criteria not included - refers to stand-
alone parking structures) 

N/A 

3.5.3 Surface Parking (criteria not included – no surface parking is proposed) 

3.5.4 Lighting 

3.5.4a Attractive landscape and architectural features can be 
highlighted with spot-lighting or general lighting placement. 

Yes 

3.5.4b Consider a variety of lighting opportunities inclusive of 
street lighting, pedestrian lighting, building up- or 
down-lighting, internal building lighting, internal and 
external signage illumination (including street addressing), 
and decorative or display lighting. 

Yes 

3.5.4c Illuminate landmark buildings and elements, such as towers 
or distinctive roof profiles. 

Yes 

3.5.4d Encourage subtle night-lighting of retail display windows. Yes 

3.5.4e Ensure there is no light trespass onto adjacent residential 
areas by the use of shielded “full cut-off” fixtures. 

Yes 

There are provisions 
within the LUB to mitigate 
negative impacts of 
illuminated signage.   

3.5.4f Lighting shall not create glare for pedestrians or motorists 
by presenting unshielded lighting elements in view. 

Yes 

3.5.5 Signs (no plans have been provided about specific signage 
– signs will be subject of separate future permit
applications) 

N/A 
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3.6 Site Plan Variances 

3.6.5 Upper Storey Streetwall Stepback Variance 

3.6.5a The upper storey streetwall stepback is consistent with the 
objectives and guidelines of the Design Manual; and 

Yes 
Refer to staff report. 

3.6.5b The modification results in a positive benefit such as 
improved heritage preservation or the remediation of an 
existing blank building wall. 

Yes 
Refer to staff report. 

3.6.8 Maximum Height Variance 

3.6.8a The maximum height is consistent with the objectives and 
guidelines of the Design Manual; and 

Partially 
Refer to staff report. 

3.6.8b The additional building height is for rooftop architectural 
features and the additional height does not result in an 
increase in gross floor area; 

Refer to staff report 

3.6.8c The maximum building height is less than 1.5 metres below 
the View Plane or Rampart height requirements; 

3.6.8d Where a landmark building element is provided pursuant to 
the Design Manual; or 

Refer to staff report in 

3.6.8e Where the additional height is shown to enable the 
adaptive re-use of heritage buildings. 

3.6.15 Land Uses at Grade Variance 

3.6.15a The proposed floor-to-floor height of the ground floor is 
consistent with the objectives and guidelines of the Design 
Manual; and, 

Yes 
Refer to staff report. 

3.6.15b The proposed floor-to-floor height of the ground floor does 
not result in a sunken ground floor condition; 

Yes 
Refer to staff report. 

And at least one of the following: 

3.6.15c In the case of the proposed addition to an existing building, 
the proposed height of the ground floor of the existing 
building; or, 

3.6.15d In the case of a proposed infill building, the floor-to-floor 
heights of the ground floors of abutting buildings along a 
common street frontage are such that the required floor-to-
floor height for the ground floor of the infill building would 
be inconsistent with the established character of the street; 
or, 

3.6.15e In the case of a new building or an addition to an existing 
building being proposed along a sloping street(s), the site 
of the proposed new building or the proposed addition to an 

Yes 
Refer to staff report. 
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existing building is constrained by sloping conditions to 
such a degree that it becomes unfeasible to properly step 
up or step down the floor plate of the building to meet the 
slope and would thus result in a ground floor floor-to-floor 
height at its highest point that would be impractical; or, 

3.6.15f In the case of a new building to be situated on a site 
located outside of the Central Blocks and off a Pedestrian-
Oriented Commercial Street, the floor-to-floor height of the 
ground floor may be reduced to 3.5 metres if it is to be fully 
occupied by residential uses. 


	21145 Attachments.pdf
	Attachment B Site Plan Approval Plans 4.pdf
	BISH-2017-04-12  Full Application 
	A-000 COVER
	A-000 RENDERING               RESIDENTIAL ENTRY
	A-000 RENDERING                            BISHOP FACADE
	A-000 RENDERING                            BISHOP FACADE  ENLARGED
	A-000 RENDERING                                       WALK-UP ENTRY
	A-000 UNIT BREAKDOWN SUMMARY TABLE

	A-101 PARKING LEVEL 2.pdf
	A-101 PARKING LEVEL 2

	A-102 PARKING LEVEL 1.pdf
	A-102 PARKING LEVEL 1

	A-103 GROUND FLOOR PLAN.pdf
	A-103 GROUND FLOOR PLAN

	A-104 FLOOR PLAN LEVELS _02_03_04.pdf
	A-104 FLOOR PLAN LEVELS _02_03_04

	A-105 FLOOR PLAN LEVELS _05_06_07.pdf
	A-105 FLOOR PLAN LEVELS _05_06_07

	A-106 FLOOR PLAN LEVELS 08 PENTHOUSE_  MAIN ROOF.pdf
	A-106 FLOOR PLAN LEVELS 08 PENTHOUSE/  MAIN ROOF

	A-107 FLOOR PLAN LEVELS 09 PENTHOUSE.pdf
	A-107 FLOOR PLAN LEVELS 09 PENTHOUSE

	A-108 ROOF PLAN.pdf
	A-108 ROOF PLAN

	A-201 NORTH ELEVATION.pdf
	A-201 NORTH ELEVATION

	A-202 EAST ELEVATION.pdf
	A-202 EAST ELEVATION

	A-203 SOUTH ELEVATION.pdf
	A-203 SOUTH ELEVATION

	A-204 WEST ELEVATION.pdf
	A-204 WEST ELEVATION

	A-301 BISHOP STREET SECTION.pdf
	A-301 BISHOP STREET SECTION



	A-205 VARIANCE PLAN.pdf
	A-205 VARIANCE PLAN




