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CHAPTER 1: INTRODUCTION
A NEW PLAN FOR THE DOWNTOWN

Why a New Plan?

This new plan breaks new ground for Downtown Dartmouth. Previous planning documents
addressed the downtown only as a small portion of the larger community of Dartmoigth. Th
approach did not enable full consideration of the unique issues and opportunities facing the
downtown.

A Astand alon@plan for the area has allowed for public debate on the downtown as an important
public resource, and is the first step in effectiegl changes for a successful revitalization of the
area.

The boundaries of the downtown have been expanded beyond the traditional focus on the
commercial area, to properly recognize the common characteristics of age, street pattern and
proximity to Halifax Harbour and the Shubenacadie Canal system. The close relationships
between the five neighbourhoods and the central business district are also recognized with this
approach. The downtown planning area as shown on Map 1, represents a distinctivevbesteict
appropriate policies and targets can be set.

Regional Context

A plan for Downtown Dartmouth is an important component of a regional growth strategy for the
Halifax Regional Municipality. Over the years substantial investments have been made by
municipal, provincial, and federal levels of government in providing agdaaling urban services

in the area. The Waterfront Development Corporation Limited estimates that it has invested
approximately 10.8 million dollars in physical improvements and land acquisitions in Downtown
Dartmouth between 1979 and 1989. Given thegel$ of investment, a strategy which encourages
more people to live in downtown areas is a more cost effective alternative to further urban sprawl
in the outlying areas of the region.

Community Involvement and This Plan

In developing this plan, it wagcognized the result must b&cammunity pla@ one that is truly
based on public values and bimy In this spirit, a partnership approach was adopted with
municipality working closely with key partners and stakeholdershe general public,
neighbourleod groups, the business community, Dartmouth Downtown Development
Corporation, and the Provincial Waterfront Development Corporation.

The process was officially launched by Halifax Regional Council in March, 1998. A community
based committee of downtowesidents, business people and stakeholders was appointed to
Astee@he process. An extensive public consultation program was developed to provide a variety
of ways in which people could participate, including a public opinion survey, public meetings and
workshops, assafety walk@ and neighbourhood meetings. Thousands of newsletters were
distributed to all residents and businesses in the area, as well as local employees and ferry
commuters. Information about the process was also posted on the munmipedibgite in an

effort to get the message out.
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Over ten public sessions were held throughout the process. Following initial public meetings to
kick-off the process, targeted workshop sessions were held in the spring of 1998 which enabled a
sharing of idas and opinions. These led to the development of the community vision, and the
objectives and policy directions for each section of the plan. A summary of the main planning
directions was presented at an open house session in the fall of 1998. Subsegtiegs of the

citizen steering committee and various neighbourhood meetings throughout 1999 and 2000 helped
to further refine and shape the plan and land udawy The draft documents were presented to

the public and community council in February 60R. Numerous suggestions helped strengthen
and improve the final documents. All meetings held throughout the process were well attended, in
the spirit of a full and open public participation process.

Organization of the Plan

This plan is divided into 6ections:

1. Introduction- This chapter outlines the purpose and rationale for the plan, and the process
involved in its development.

2. Community Overview This chapter gives a brief history of the downtown community,
and outlines key demographic armbeomic features.

3. Development Concept This chapter provides an overview of the vision for the
community, and the main themes of the plan.

4. The Policies This chapter includes the detailed discussion, objectives, and policies for

future developmerdnd spending over the life of this plan. The section is organized under
various land use headings.

5. Implementationr This chapter rolls out the ten year action plan to be followed by Council
in implementing the various policies, programs, and projeatsmeended in this
document.

Downtown Dartmouth SecondaBfanning Strategy Page2
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CHAPTER 2:
COMMUNITY OVERVIEW

Context

Downtown Dartmouth is situated on the eastern side of Halifax Harbour in the historic core of
Dartmouth. It has long been the centre of civic and business affairs in the comMiitiiy.the
greater Halifax region, downtown is the second largest commercial node, next to Downtown
Halifax, the centre of business and government administration for the Atlantic region (refer to Map
1).

Downtown Dartmouth is both a major employment angesidential node within the region.
Approximately 6300 people live within its boundaries and another estimated 9000 people live
within walking distance. There are about 400 businesses and a total of 4800 people working in the
area. Consequently, for elatively small geographic area, it is a major generator of tax revenue
for the municipality, and represents a fairly high concentration of urban infrastructure.

A Brief History

What we presently know as Downtown Dartmouth represents the beginnings Dattmouth
community. The Mk maq people were the first visitors to the area, travelling the Shubenacadie
inland waterway to access Dartmostlshores for fishing during the summer months. The first
permanent European presence was established in 1740an@vernment sawmill was built at
Dartmouth Cove, where a large stream emptied from the Dartmouth lakes. The current business
core of the area includes the eleven blocks which were laid out by Crown surveyors a year later in
1750 to accommodate some 3itlers arriving aboard the H.M.S. Alderney. This initial town

plot extended from Dundas Street down to the harbour, and from North Street to Dartmouth Cove.
In 1783 some replotting and street extensions took place to accommodate the arrival of the Quaker
whaling settlers.

As Dartmouth expanded over the next 200 years, the downtown area as we know it today went
through many ups and downs, but with increasing development and investment typically following
economic downturns. A strong retail and servicémeasatered to local residents and business, and
significant employment was provided by various industries such as Starr Manufacturing and the
Dartmouth Marine Slips.

Since the 1960's, however, the area has been perceived as being in a constant dbenturn.
opening of the Macdonald Bridge in 1955 fueled a period of rapid suburban growth during which
many downtown residents relocated to the suburbs. Similarly, the development of major
shopping malls and business parks on the periphery of Dartmouth hat® ltlee detriment of the
downtown retail and service sectors.

The 1966 ACentral Dartmouth Urban Renewal P@was one of several efforts aimed at
revitalizing the community. This plan called for major new collector and arterial roads, and
intensive redemopment of older and supposedbfightedaneighbourhoods and streetscapes for
housing, commercial and civic uses. Several subsequent plans and studies also called for major
changes, but on a less drastic level. All presumed that massive governmentienvess the key

to success. However, as evidenced by public spending on the AlderneyAbatesfront
expresswa@and on physical improvements to Portland Street, these initiatives failed to attract

Downtown Dartmouth SecondaBfanning Strategy Paged



more businesses or residents to the area.

If the numlers of residents and business people involved in this planning process are any
indication, there is considerable renewed interest in revitalizing downtown, however, in a manner
which is sensitive, gradual, and seifstaining. The time is now for downtowevitalization;

across North America, people are rediscovering downtowns and all that they offer in terms of
housing, services, open space, and history.

Community Profile
People

According to the most recent census data collected in 1996, the popttattbe whole of the
downtown planning ar€ais 6,305 people, which represents about 10 % of Dartmeouth
population. While the municipality as a whole has experienced population growth over the past
decade, the number of people living in Downtown Dartindnats been declining steadily. During

the five year period between 1991 and 1996, the population of the downtown decreased by 7.9 %.

Table 1:
Downtown Population Change 19911996
1991 1996 % change
Downtown 6845 6305 -7.9%
Dartmouth 67798 65629 -3.2%
HRM 330845 342966 3.7

Also, the proportion and structure of families living in the downtown continues to change. There
are lesstraditional familiegfa decrease of 11 % since the last census year), partly due to the fact
that people are having fewer children, living in smaller households, and choosing to raise their
children in single parent families. This decline can also be attributed to a moadfanilies out

of the downtown, probably due to the availability of affordable housing alternatives in the suburbs.
This is supported by the fact that HR\population growth has been largely concentrated in the
outlying suburban areas.

The downtown planning area includes the business district and five surrounding neighbourhoods.

Downtown Dartmouth SecondaBfanning Strategy Pageb



Figure 1: Downtown Age Groups
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Source: Statistics Canada 1996 Census Data

Both of these factors have contributed to declines in school enrollments within the downtown area,
which if it continues, may threaten the viability of area schools. A substantial increase in
downtown housing stock and in particukamily oriented housig@is needed to offset these
trends if the area is to experience population growth in the near future and also sustain its schools.
Recent population forecasts predict that the region as a whole will continue to see population
growth over the next twentyepr$. The challenge will be for the downtown to capitalize on this
growth.

Figure 1 illustrates the age structure of the downtown area. Approximately half of residents are
over the age of 40, with seniors representing the largest single age group 208bofithe entire
downtown population. Barring a large increase in the birth rate, or a substantial influx of young
people and families, this trend is expected to continue over the next ten years. The burgeoning
baby boom generation, who are now enterthgir 50's, will be in need of alternative
accommodations to suit their changing lifestyles. The downtown with all it offers in terms of
services, is ideally positioned to take advantage of this growing segment of the population.

Overall, these populatn trends point to the need for housing to accommodate young urban
professionals and families seeking a downtown location, and also the aging baby boomers, who
will be seeking alternative accommodations. This will enable the downtown to strengthen its
family base and support a more diverse, balanced population.

Figure 2: Downtown Housing by Type

Two Unit 13.3%
) " n o
Townhouse 0.9% \ Single Unit 25.8%

Apartments (<5 floors) 30.3% }

\ Apartments (>5 floors) 29.7%

Source: Statistics Canada 1 ensus Data

2 September, 1999 HRM Quarterly Economic Report
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Housing Trends

Overall, downtown appears to have a good mix of housing types (refer to Figure 2). The bulk of
housing units are apartments and condominiums (60 %) which contrastsviddwn Halifax

where 90% of units are apartments. However, it is interesting to note that about one quarter of
these apartment units are publicly operated seniors housing units, and not market units. It is also
significant that the downtown is made upao$trong base of single and two family housing units

(at 39 % of total housing units). For the most part, this housing is older, in keeping with the age and
character of the neighbourhoods.

Current market research by Canada Mortgage and Housing Corporation indicates high vacancy
rates for rental accommodation in Dartmouth as a whole (in the range of ten percent). However,
high vacancy rates in Highfield Park (a large high density apartmemtdrich is outside of the
downtown) is most likely altering the rental market picture for the downtown.

A municipal study of large apartment developments in the downtown (over 20 units) undertaken in
1998 within the downtown actually shows a low vacaratg of under 3%, which is consistent

with regional housing trends. This low vacancy rate, coupled with anticipated demand for
apartments as the older age groups increase, indicates a growing market for new housing
construction.

At present, the residentianarket within the region is very strong. Market indicators prove 1999 to

be one of the strongest residential markets of this decade, with housing demand outweighing
supply on the Halifax Peninsula during most of this year. Market analysts attribute tbvg
mortgage rates, and an overall improving economy within the region.

Historically, Downtown Dartmouth has been a marginal market for new housing construction.
Developers have been reluctant to pursue developments in the area because of coafsyn of s
and image, and because of past public opposition to apartment projects

At the writing of this plan, there appears to be renewed private sector interest in residential
development downtown, with proposals being considered for several of the dovagpartunity

sites. The Municipality and Waterfront Development Corporation are considering a proposal for
townhousing on its properties located at the corner of Wentworth, Alderney Drive, and King
Street. While the downtown is not likely to sedaushg boon@a period of gradual, sustained
growth is probable.

...Iit is reasonable to expect that Downtown Dartmouth could achieve a population of 10,000
residents by year 2020.

Canada Mortgage and Housing Corporatioaxpecting approximately 18000 new housing

starts in 1998/99 within the municipalflty\Vhile the majority of these will probably be constructed

in outlying suburban areas, there will be potential for the downtown to capture this market. The
1991 Dartmath Waterfront Plan predicted an additional 3051 residents could be attracted to the
waterfront by 2010, to be housed in apartment or townhouse type developments. Based upon these
market predictions, it is reasonable to expect that Downtown Dartmouth echidve a

% December 16, 1998 Focus Group with Development Sector
#1999 Draft Dartmouth Cove Land use Plan; EDM.
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population of 10,000 residents by year 2020.
Downtown Businesses

While arguably Downtown Dartmouth remains an important business and employment node, it
has struggled over the past decade to maintain its prominence, in the face of inaneasingeint

and growth in the Dartmoushbusiness park and suburban commercial districts. In 1999, business
occupancy tax assessments totaled $77, 120, 900 for Downtown Dartmouth, which represents
approximately 48 % of the total business assessments far@dirtmouth. However, since 1995
business occupancy and commercial assessments have been on an overall decline in both the
downtown and in larger community of Dartmouth. Recent years have seen some stabilization and
slight increases in tax assessments.

Despite the perceived decline in the prominence of the downtown commercial district, the number
of business uses actually continues to grow at a fairly steady rate. Recent data indicates that there
are 404 businesses which operate in the area, represamtingyease of 50% since 1988.

The retail and professional business sectors ropkihe largest proportion of businesses in the
area (52%). In fact there has been a 40% rate of growth since 1988 in both of these sectors.

In terms of ground flooretail/commercial locations, a 1999 survey shows only 20 vacant
storefronts out of a total of 232 in the whole of the downtown, however, 13 of these are situated on
Portland Street, the downtowrtraditionalAnain streg@which presents a negative imagehe
downtown business community.

After a prolonged period of high vacancy rates in downtown office space, a recent upturn in
demand has led to a turnaround in the local office market. Vacancy rates in office space have
declined substantially and ares$ethan 5% at the time of writing this plan.

...a 1999 survey shows only 20 vacant storefronts out of a total of 232 in the wholq of the
downtown, however, 13 of these are situated on Portland Street, the dowritadiional Anai
street@.

According to recent economic indicators, HRM is experiencing positive economic growth in
employment, tourism, and industry sectors, and this trend is expected to continue, particularly as
the offshore industry continues to develop in this Provinbewntown Dartmath is poised to

take advantage of the economic spffs likely to result from an improved economy within the
region.

Issues & Opportunities

These trends present both issues and opportunities for the downtown. Although at first glance past
trends appedo paint a grim picture for the downtown, a clear vision and strategy will help build
downtowns future. Downtown Dartmouth is strategically located to take advantage of future
housing needs of young professionals and families seeking an urban locati@il as the
burgeoning baby boomers. This coupled with the synergy resulting from this planning process, and
upcoming development projects (e.g., residential proposal for the Wentworth/Alderney site) will

5 IBID
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hopefully build momentum and create interest ituife development in the downtown.

During the course of this planning process, a growing awareness has emerged that the Dartmouth
community should not try to emulate Halifax or Bedford; it is a unique community in its own right
and should build upon its ique character and community needs as a basis for its future direction.

Downtown Dartmouth is unique because....

it boosts a prime harbourfront location and breathtaking views

of its proximity and ease of access to major employment centres

it still hasmuch of the traditional street pattern & architecture

has underutilized infrastructure which can accommodate substantial population growth

the availability of ample redevelopment parcels to accommodate a mix of development tyges

ONOR A NQ]

Downtowns strengthsshould be recognized and built upon as a starting point for future
development. The next chapter elaborates more on how these opportunities shape the overall
vision to take the downtown into the millennium.

Downtown Dartmouth SecondaBfanning Strategy Paged



CHAPTER 3:
THE DEVELOPMENT CONCEPT

Community Vision

In May of 1998 a public survey was carried out to seek some direction from the community on
what the future vision for the downtown area should be.

A clear consensus emerged as to what direction future development and improvemeantsavithi
area should take.

The protection of existing stable neighbourhoods, the recognition of the waterfront as a valuable
public asset, the enhancement of parks and recreation facilities, and encouragement of appropriate
new housing are the main pointsiath people feel will fulfill their goals for the area. There is a
strong recognition that new, quality retail outlets and businesses will only come as the residential
component of the area is strengthened and supported by the municipality.

Based on publiinput through the planning process, a vision statement has been prepared which
reflects how people want the area to grow and develop. This statement provides the basis for this
planning document, its policy and will guide the municipality in consideraw development,

and public expenditures within the area.

The Main Ideas
The overall development concept has evolved from the vision and ideas generated through the

public process. There are six strategic directions which are the main threads whicthiggalae
together.

The Vision:
Downtown Dartmouth is an attractive & safe community with a lively business distric{,
guiet and stable neighbourhoods, and an accessible and beautiful waterfront for all Jto
enjoy. The community hasretained a strong sense of its heritage and culture, provideg a
broad range of quality housing choices for all, and assures that all lifestyles can be e
through an abundance of park and recreation facilities ané&mployment opportunities

1. Community-Oriented Business Area

One of the key concepts underpinning this strategy is the belief that there should be a concentrated
central area which is oriented towards local service rather than regional needs.

In this area, a broad mix of land uses are encouraged including housing, commerce, culture and
public uses. This plan achieves this mix by combining what had been four separate land use zones
into one downtown business zone in which all of these usesatam m response to market
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conditions.

The Portland/Alderneyimain streg@provides a focus for street level activity and encouraging
businesses to spill out onto the street.

Business investment will be stimulated through streamlined the rules foopgmesit, proactive
development strategies for key sites, and through various incentives and public investments.

2. Increased Residential Development

This plan sets out a clear and realistic strategy to encourage more housing in Downtown
Dartmouth. Housig trends point toward a need for a variety of forms of residential development
to house families and baby boomers attracted to a downtown location. This plan builds on the
philosophyAf you build residential the businesses will ca@iRepopulation of thdowntown core

will in turn support the development of a commercial sector aimed at serving first and foremost the
needs of the local community.

In terms of the form of housing desired, this plan will encourage a transition of housing from the
centre outwads to the neighbourhoods. That is, lower and medium density housing will be
encouraged within the neighbourhoods, whereas higher densities will be stimulated within the
business district and waterfront areas. Table 2 provides guidance on how this ples ld&f,
medium, and high density housing, and the typical housing types that fall within these density
ranges.

Table 2: Density Benchmark$

Density Ranges Units Per Acre Comparable Housing Types

Low Density 12 units per acre Single family (812)
Semidetached (112)

Medium Density 12-36 units per acre Townhouses (1:20)
Stacked Townhouses ()

(34-40)

High Density 36 units per acre Six Storey apts (6%5)
High Rise apts (895)

The strategy foresidential development consists of several components:

$ Vacant or underutilized buildings in the core will be encouraged to convert to residential
use.

$ All new residential construction exclusive of the Portland/Alderney main street will be
required to hae a residential component.

$ TenAesidential opportunity sitéare identified to stimulate further residential growth.

It is estimated that full development of the opportunity sites at the desired densitiesesaliloh

® Regional Municipality of Ottawa Carleton Regional Plan Revi&mderstanding Residential Dens@ 995.
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864 new dwelling units and 1906ew residents in the downtow(and a total population of
8,200), which is a start towards achieving the goal of a target population of 10,000 residents in the
downtown by the year 2020.

A strategy which seeks to strengthen the housing base of the dowaffevenseveral benefits to
the municipality and the local community:

C the development of vacant sites will help improve the appearance and strengthen the
stability of existing neighbourhoods;

C will stimulate private sector interest in the downtown whidll help in the revitalization
of the downtown

$ will improve sense of safety and help to create a vibrant, livable community downtown;
and

C will more efficiently utilize existing municipal infrastructure where substantial

investments have been made.
3. Build on Small Town Character

As a traditional downtown, and as part of the oldest settled area in the region, Downtown
Dartmouth is unique. It has retained its character, with a traditional street pattern and
predominantly small scale development. Thekl of redevelopment which has taken place
despite typical, massive and inappropriate 1960's and 1Rirban renewdiplans- should now

be seen as fortunatie.is proposed that these assets be built upon through new design guidelines
and protection bimportant public views to promote development that is of a human scale and
reflects the traditional character of the downtown.

4. Enhanced Image & Safety

One of the major threats affecting the revitalization of the downtown is its negative image and
perceived loss of safety. Although the business community has continued to grow, factors such as
poor maintenance and vacant storefronts continue to plague gesgtse of safety and further
contribute to the decline of the business area. The plan propof&esis on civic pride and
beautification, and increasiigyes on the stre@urveillance through more housing and business
that are open beyond 9 to 5, as well as a stronger police presence.

5. A Vibrant Waterfront

The Dartmouth waterfront is the heaf the community and an important resource for the whole

of the region. In keeping with its public value, this plan mandates thesvadigie to be maintained

for public access and linked into the overall open space network. Marine related, depetident an
enhanced uses will be encouraged along the waterfront, with an emphasis on high quality design of
building and public spaces. In keeping with our maritime heritage, the working character of the
waterfront will be maintained and enhanced.
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6. Distinctive Neighbourhoods

Protecting the traditional flavour and stability of the five neighbourhoods that envelope the
business area is seen as an important goal of this plan. A variety of housing types is desired, with
an emphasis on family orientédusing and infill that is sensitive to the neighbourhood.

Policy Sections

These main ideas provide the foundation for the policies that follow. The following chapter details
the various policies under eight headings:

The Neighbourhoods

The Busines District

The Waterfront

Urban Design

Heritage

Recreation, Open Space, & Environment
Transportation and Infrastructure and
Safety

ONOGOAWNE
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CHAPTER 4:
THE POLICIES

41 THE NEIGHBOURHOODS

The Downtown Dartmouth plan area encompassesdistenct neighbourhoods which surround
the business district and house three quarters of the dowatpapulation (refer to Map 3 for
location).

Figure 3: The Neighbourhoods

- TheHarbourview neighbourhood, located between the harbour and Windmill Road, is an
1840's subdivision which contains many older homes. Its lands were originally par of the
Dartmouth Common until 1840 when the area was divided into 41 buildings lots|jwhich
were laid outvest of Windmill extending to the harbasiedge. The neighbourhood takes
its name from the sweeping views of the harbour it offers from many points.

- The Park Avenue neighbourhood (also known as tRiwntown neighbourho@@forms
part of the northern bawlary of the original 1750 town plan, and is next door tq the
Dartmouth Common. It is one of the oldest downtown neighbourhoods, and still fretains
many historic houses. The large 22 room Seaview estate once stood at the corner tf Church
and Edward Streetsintil it was demolished in 1965 to make way for houping
redevelopmefit

- Austenville is well known for its streets named after trees and flowers. It is nameld after
the original developer, James Austen who acquired much of the area in the mid 1800's.

- The Hawthorne neighbourhood was developed on a number of former large |estate
properties in the mid 1800's, with the largest being that of Colonel Robert Bligh Snclair.
This area was historically home to a large black community, which still exists today.

- Hazelhurst, the area between Dartmouth Cove and Portland Street along Old Ferry Road,
is named after the huge estate of John Prescott Mott which extended from Dartmogth Cove
up to Portland Street. Mott operated large scale chocolate and soap factories injthe area
where Hazelhurst Street is now located.

Downtowrrs neighbourhoods were originally built before the turn of the century and still retain
much of their historic character. They are laid out with grid iron street patterns as was the practice

" Neighbourhood Improvement Program Harbourview Scheme; 1976.
8 Images of Our Past: Histordartmouth Mike Parker: 1998.
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in the 18th and 19th centuries. Traditional housing on small lots are the prevalent form of
development.

Over the years, some lots have been consolidated to make way for medium and high density
apartment buildings, resulting in the mix of housing typescivmow existS. Much of this
apartment development occurred during the 1960s and 70s, and was the catalyst for the formation
of a number of residentassociations both in the downtown and in other areas of Dartmouth.
Through the Neighbourhood Improvement Program (NIP) sponsored by senior levels of
government and in close cooperation with local residegrsups, large scale downzonings
occurred to sl the unchecked development of apartments. More recent concerns are with
inappropriate commercial and industrial development on the periphery of neighbourhoods. There
is also a desire to see properties better maintained and housing renovated to improve the
appearance and encourage investment in the neighbourhoods.

Through a series of public meetings and workshops in spring of 1998, area residents were asked to
provide direction on how they wish to see their neighbourhoods grow and develop.

Within the neidgpbourhoods, the consensus is to preserve the character, scale and mix of housing
and amenities. Dramatic changes in this housing mix are not desired. The community would like to
build upon traditional housing stock in the downtown in an effort to attrace families and

young people into the area. This will help offset an increasingly aging population and declines in

school enrollments.

The plan seeks to promote neighbourhood stability through the creation Afdigdbourhoo@

land use designation ardne. The predominant form of housing enabled by the Neighbourhood
Zone is lower density housing consisting of single, two unit dwellings and small scale
townhousing. This plan also sets out a strategy forArsidential opportunity sit@vithin the
neighbourhoods, to encourage innovative housing opportunities that would not be otherwise
enabled by the zoning (Policy-5).

Higher density housing and larger apartment development will be directed towards the business
district and on the waterfront, wheethe development process will be streamlined to stimulate
private sector interest. Five additional residential opportunity sites are discussed further in the
business district and waterfront sections of this plan where higher densities are permittéal (refe
Map 3 & Policies B6 & W-6).

Objectives:
- To protect and strengthen the traditional character and stability of the downtpwn

neighbourhoods.

- To provide a variety of housing types to meet the needs of a diverse populatiof§ base,
with an emphasis on hasing for family households

- To ensure a high level of design in all housing development, which is sensitivg and
complenents surrounding neighbourhoods

°For details on population and housing stock within the downtown, refer to Chap@o@munity Overview.
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Policies

Policy NAL

This plan establishes Downtown Neighbourhood Designati@o recognize and protect the
character of residential neighbourhoods surrounding the downtown business district. Within the
designation, a Downtown Neighbourhood Zone will control future development to ensure it is
consistent with the traditional lot anldousing patterns in the neighbourhoods. Lower density
housing types such as one and two unit dwellings, small scale townhousing, and limited
conversion of existing dwellings will be encouraged throughout the neighbourhoods. Proposals
for medium density tawousing and low rise apartments that are not enabled by the zoning may
be considered on designatdésidential opportunity site@h accordance with Policy 19.

Policy N-2

This plan encourages the retention and creation of dwelling units suitablerfalies with
children in an effort to diversify the population and maintain area schools. This shall be achieved
through the following means:

a) specific targets for family housing on the residential opportunity sites (PoliciesBré
&W-6);

b) standard set out in the Land use -law for conversion of units to family type
accommodation;

C) policies which encourage incentives for renovation of existing housing (PeBy N

Housing Renovation

There is a desire to see older housing stock in the neighimis renovated and upgraded to
improve the image of the area and stimulate further investment and repopulation. Housing
renovation will be encouraged through several means. Additional development opportunities will
be provided to encourage-use of olde housing, with added incentives for registered heritage
properties. Other means include vigorous enforcement of minimum standasdsvsby
public/private partnerships, and new incentive programs to be developed at the provincial level.

Policy N-3

This phn shall foster the renovation of existing housing stock and improvements to the condition
of properties within the neighbourhoods to enhance neighbourhood stability and image. The
following means should be used to achieve te intent of this policy:

a) vigorous enforcement of HR&land use and other Hgws, including the Noise and
Minimum Standards Blaws. Where needed, such -lbys shall be revised or
strengthened to ensure residents reasonable enjoyment of their properties.

b) incentives to upgrade add housing, in particular registered heritage properties (refer to
expanded provisions for heritage properties in Polici 1.
C) Partnerships with the private sector and senior levels of government and to encourage the

development of HRM owned parcelsresidential purposes and to explore other creative
incentives aimed at fostering residential investment and renovation.
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Residential Opportunity Sites

This plan provides opportunity for medium density housing such as, larger townhouse
developments and low rise apartments, to be integrated within the neighbourlsdods.
Aesidential opportunity sit@are identified within the neighbourhoods where such proposals can
be considered. These sites are either vacant or-useddrand are suited for redevelopment. An
opportunity exists for innovative housing projects on these sites which provide alteroasuwsgh
choices, while also blending with the character of these areas. Figure 4 provides detailed
descriptions of these sites, and Map 3 shows their location.

The development agreement process will be used to consider proposals on these sites. Ehis proces
will enable Council to assess proposals on a case by case basis with opportunities for public input.
Policy N-5 sets out the parameters for development, and will enable the application of design
standards for each site to ensure any development reftectanique characteristics of each
neighbourhood. Density and height limits are specified in policy both to provide certainty for the
neighbourhood and also to stimulate private sector interest in these sites.

Proposals for these sites should compleraentstrengthen the surrounding neighbourhood. The
scale of any infill development will be growadiented, with careful building and site design.
Where appropriate, a mix of housing types is desired on these sites including detached dwellings,
townhousessmaltscale apartments. Targets are set out to ensure development on these sites is
geared towards the needs of families with children.

Figure 4: Neighbourhood Residential Opportunity Sites:

Site A- Park Avenue/King StregP.1 acres)
This site has beevacant since 1970, when portions of Church Street, Park Avenue, and H
Street were closed and deeded to a developer who planned to build -starehb high risg
residential buildings. A number of existing single family houses were torn down irpatitai of
this project, which never occurred. The site is the largest of the opportunity sites within or
smallest neighbourhoods. Any redevelopment must be carefully designed to complemey|
than overwhelm the area. Area residents would ld&setbpment on this site to be geared towf
younger people and families to the area to counter an aging population in the area.

Site B- Devonshire Stredtl.3 acres)

Site B consists of three parcels along Devonshire Street, off Myrtle Street. Cuoeatparcel i
utilized as auto body shop, one for a 4 unit apartment building, and the largest one is a st
with a workshop, formerly the Dartmouth Fuels truck depot. Also adjacent to the site is
reserve owned by HRM which accesses Mapleed. A portion of the parking lot located beh
the credit union property at 155 Ochterloney Street could also be incorporated W
redevelopment, and would likely be necessary should the road reserve be utilized. Redew
of this site also offrs the opportunity to provide rear yard access to abutting homes on
Street which lack street access and parking.
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Site C- Tulip Street(0.86 acres)
This site is located at the end of Tulip Street, and was formerly used as an autobody shop.
The use of a private lane or shared driveway will most likely be required to provide adequate
access. The heritage of the site should be considered in evaluating any redevelopment proposal, as
it was once part of the Edgemere estate.
(RC-Jun 27/06;E-Aug 26/06)

Site D- Maple/Thistle Street.5 acres)
The site located at 46 Maple Street at the corner of Maple and Thistle Streets was historidally used
for various industrial and commercial uses, with automotive sales and storage having beef in place
for a numbe of years. The site is more suited for residential uses, and given itsisiigiity, and
the challenges posed by the large grade difference to Thistle Street, design is of critical
importance.

Site E- Prince Albert Road0.9 acre)
This former cadealership site was previously designated and zoned for commercial use; blyJ‘.t given
the location of the site would best be utilized for housing. Given the previous compercial

designations on the site, and its location on a major downtown street, a mixuatl gtoor
commercial uses may also be appropriate along Prince Albert Road. Because the bulk of fhe site is
located behind various residential properties on three streets, the provision of adequate] setbacks
and buffering is vital to ensure the retentiomedsonable privacy in the adjacent backyards.

Site 8 Linden Lea (1.16 acres)

This site is developed with a three storey multiple unit dwelling that is nearing the end of its
functional life. The site is surrounded by a mix of single unit dwellings, low rise walk up
apartments and two unit dwellings. On the west side of Linden Leia a small park. The site
is within walking distance of transit facilities and downtown amenities and may be best
utilized for multiple unit residential development. The irregularly shaped lot and
moderately steep slope at the rear of the site require annovative design but the large lot
area provides for large building footprint, private amenity space and retention of the trees
surrounding the site boundary that will provide a mature vegetative buffer. (RC-Aug 9/16;
E-Sep 10/16)

Policy N&

Small scaleownhouse development may occur within the neighbourhoods without impacting on
neighbourhood character or stability. Such developments shall be considered through the site plan
approval process to ensure appropriate site design standards are satisfiedaitgain
compatibility and minimize any adverse effects on adjacent dwellihgs.and use Blaw shall

set out the requirements for site plan approval.

Policy N5

In order to achieve the goals of strengthening the neighbourhoods, bringing more geloe t
downtown, and of providing a variety of housing options with an emphasis on families, additional
housing opportnities will be provided for sigites shown on Map 3. The development of medium
density housing including townhousing and Joese apartnent buildings may be considered on

these sites. The development agreement process will be used to assess individual proposals and set
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out detailed site and building design standandsch reflect the unique character and scale of the
neighbourhoods®.

Council shall consider the following criteria in its evaluation of development agreement proposals
under this policy:

a) where suitable, a mix of dwelling types should be achieved including townhousing,
apartment and detached dwelling units. As a target, approximately 25 % of housing should
be designed to accommodate families with children;

b) reasonable controls should be sett @n the bulk, scale, and density of any proposed
development to ensure it does not significantly alter the character of the area;

i) The preferred form of development is low rise, greandnted, medium density
housing. Development proposals should hmststent with the surrounding
neighbourhood and should not exceed a maximum density of 35 units per Het acre
and a height of three stories. Minor variatidhsn these limits may be considered
where the proposal clearly offers substantial benefits tongighbourhood in
terms of additional open space, landscaping, and urban design amenities or where
there are unique site conditions which justify variations in height or density in
order to minimize site disturbance.

i) On Site A, only street level townlsing or detached dwellings will be permitted
along the King Street corridor to ensure compatibility with adjacent residences.
Any apartment buildings should be sited to the northern and western portions of the
site towards Alderney Manor and the Dartmo@bmmon. Minor variatior$ in
allowable building heights may be considered for these portions of the site to
encourage innovative building design and development which is in keeping with the
natural terrain. Appropriate buffers should be provided between any apartment
buildings andadjacent dwellings on Edward Street.

C) the architecture and external appearance of any proposed buildings should reflect the
traditional character of dwellings within the immediate neighbourhood and are in keeping
with traditional design principles seut in Policy D1 of this plan;

d) the proposal should not involve the wholesale demolition of existing housing stock;

e) where applicable, street corridor views of the harbour should be maintained and
enhanced;

f) adequate buffers and screening shoulglmvided for any proposed apartment buildings
or parking areas from adjacent single family residences, and the attractive fencing and
landscaping to enhance privacy should be provided where appropriate;

0) adequate landscaping and/or street trees shouldrbeided around the perimeter of the
development to enhance the aesthetics of the site;

h) adequate recreation and amenity space including play areas for children should be
provided where appropriate;

i) parking areas should not be located so as to domithegesite. The visual appearance of
parking areas should be minimized through use of landscaping treatments, rear yard or

9 The requirements for the development agreement process are set out in the Municipal Government Actsind HRM
policy includes requirements for public notification and input and final approval by Council.

11 Net residential density means a measure of land exclusively in residential use including parking areas but excluding
public streets, rights of way and nogsidentialuses(RC-Jun 27/06;E-Aug 26/06)

12 Minor as referenced by this policy would mean increases of an additional storey in height or density increases in the
range of one to five units per acre.
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enclosed parking, reduced parking standards or other appropriate means;

)] traffic circulation and access to and from the site shdaddlesigned to minimize adverse
impacts on adjacent residential uséRC-Jun 27/06;E-Aug 2606)

k) adequate provisions should be made for safe and convenient pedestrian circulation on the
site;

) underground infrastructure services should be adequasepport the development;

m) measures should be proposed to mitigate the impacts of construction on adjacent
properties;
i) Given the extent of surface bedrock on Site A, every effort shall be made to develop

the site sensitively with minimal disturbance tite site and surrounding
neighbourhood;
n) significant natural and cultural features on the site should be identified and protected
where appropriate;
0) adequate measures are incorporated to ensure the development is maintained to a high
standard, includhg all building and site areas and landscaping; and
p) the developer shall make a reasonable effort to collaborate with neighbourhood residents
on the design of any proposed development.

Business Operations within the Neighbourhoods

Past concerns havbeen expressed about inappropriate commercial activities within the
neighbourhoods. Generally, the desire is to limit commercial uses within the neighbourhoods to
neighbourhood oriented services and home based businesses.

Neighbourhood Convenience Outlets

It is common in traditional urban areas to find neighbourhood oriented commercial services within
walking distance of residential neighbourhoods. Such services include personal services,
convenience stores, and daycares. They are an important compiothentakeup and dynamic

of neighbourhood life, and should continue to be encouraged in a controlled manner to minimize
intrusion on neighbouring residences.

Policy N-6

Neighbourhood commercial uses shall be permitted to locate within the Neighbourhood

designation subject to the approval of a site plan to ensure that adequate measures are
incorporated to minimize the impact of business operations on adjacent residential properties.
Requirements for site plan approval shall be set out in the Land Usa\By

Home Based Business

The traditional separation of home and work life has changed in response-gmngn
technological advances which are giving people increased opportunity to work from home. This
plan will accommodate these current lifestyle tremasuring that these home businesses blend
into the neighbourhood fabric and do not detract from it. In general, businesses requiring external
advertising and high customer traffic will be limited.

Policy N-7
Home business uses shall be permitted witlie Neighbourhood designation subject to
appropriate controls on the nature of the business and the scale of operations to ensure
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compatibility with residential uses.
Commercial Encroachment

Generally, further encroachment of commercial uses into nétighbourhoods should be
discouraged, except for the commercial uses referenced above.

However, the area along Prince Albert Road between Pleasant Street and Eaton Ave is somewhat
unique. It directly interfaces with the business district and had preyidies#n zoned for
commercial use. Consequently, that area contains a mix of both commercial and residential
development. There is a desire to accommodate some limited commercial development in this
area, given its location adjacent to a major communityneamkl, the Starr Manufacturing site.

Policy N-8

To provide a transition to the business district limited commercial development may be permitted
on properties fronting Prince Albert Road adjacent to the Starr Manufacturing site. Where
compatible, expansiaof existing uses or new commercial proposals may be permitted in this area
through the site plan approval process. The Land UstaByshall set out requirements to limit

the impact of commercial development on adjacent residential uses.

St. Georges Temis Club

The St. Georgs Tennis Club has been in operation for over 100 years, on St. &eoage off

Portland Street and Pleasant Street. It is a popular club, and adds an interesting character to the
Hazelhurst neighbourhood. The existing club iogetzed as an existing use. Any expansion,
however, such as a new or expanded clubhouse or an enclosed playing area, could raise concerns
in terms of noise and aesthetics. To ensure continued compatibility with the surrounding housing,
any expansion shoulohly be considered through the development agreement process.

Policy N9

Expansions to St. GeorgeTennis Club may only be considered through the development

agreement process. Expansions are considered to include a new or expanded clubhouse, or

permana@t or temporary indoor tennis courts. Any proposal for such expansion shall be evaluated

in terms of:

a) architectural design for any new or expanded buildings;

b) appearance of any seasonal structure, and screening of this structure and the times when it
may be in place;

C) hours of operation.
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