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3088962 NS Ltd.
Robie&College Land Assembly

Request for Plan Amendment/Development Agreement

The land assembly is a 1.3 Acre parcel located on the northeast corner of the intersection of
Robie Street and College Streets in peni8nsula Halifax, immediately south Spring Garden Road.
The assembly includes 7 contiguous residential properties with frontage on three streets. The
properties are regulated under the Peninsula Centre Area Plan. The five properties fronting on
Robie and College Streets are zoned R-3, and the two properties fronting on Carlton Street are
zoned. There is a fifty foot height precinct applied over the properties, The front portion of 5963
College Street is a municipally registered heritage property in recognition of Victorian character.

To the north, the lands abuts the west end of the Spring Garden Road district. Immediately south
across College Street is the medical sub campus of Dalhousie University, with the hospital district
to the southeast and the main campus to the south west. This location in Central Halifax is
favorably positioned for high density development, with a wide range of employment, educational,
shopping and recreational opportunities within a fifteen minute walk of the site. The site has
immediate access to the major street and transit networks. It is located in close proximity to a
number of existing high-rise structures of twelve or more storeys.

In recognition that the existing municipal controls do not reflect the current reality and overly limit
the development potential of the lands, the owners are seeking a development agreement with
the municipality to permit re-development of the properties. The proposal includes the demolition
of the existing residential structures, relocation and restoration of the existing heritage building,
renewal of two existing low-rise residential structures on Carlton Street and construction of a new
mixed-use structure fronting on College and Robie Streets. The proposal includes a 4 storey
streetwall structure incorporating ground floor commercial space with residential suites above.
The roof of the streetwall mass is to be developed for resident amenities. Above this level, two
independently accessed residential towers are set back from the streetwall. As currently
envisioned, the Robie Tower rises 22 floors above the streetwall and the College Tower rises 16
floors above the streetwall. The towers are carefully positioned to maintain appropriate
separation distance and allow light and air penetration to adjacent properties. A total of 376
residential suites, up to 34,000 sf of ground level commercial space and enclosed parking for 384
cars are proposed. The entire structure would be constructed on top of a four level underground
parking structure.

In general terms, approval of this or a similar proposal would require amendments to the
municipal plan to modify or remove the height precinct, to allow for mixed use and to permit the
increase in residential density. A development agreement would be required to allow the
streetwall configuration and to modify the current setback and open space requirements.

dbg/09 Aug2016

Suite 200-5663 Cornwallis Street, Halifax, NS, B3K 1B6 tel: (902) 422-1557 fax: (902) 422-8685 email: kgarch@kgarch.ns.ca

Richard M Kassner FRAIC MNSAA MAAPEI MAANB MCSC
Daniel B Goodspeed FRAIC MNSAA MAAPEI MAANB
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5657 Spring Garden Road
Halifax, Nova Scotia
Canada, B3] 3R4

* Telephone: 902-492-4544
SNC+LAVALIN Telephons: 90249
3 August 2016

Mr. Peter Rouvalis
449-7165 Quinpool Road
Halifax, Nova Scotia

B2L 1C7

Attention: Peter Rouvalis, Project Manager
Dear Mr. Rouvalis:

RE: TrafficI mpactS tatement — Proposed H igh-Rise Mu Iti-Tenant R esidential
Building with Ground Floor Commercial Space, Robie Street & College Street

SNC-Lavalin Inc. (SLI) is pleased to submit this Traffic Impact Statement (TIS) required to
accompany the development application for the proposed development.

Mr. Peter Rouvalis is preparing plans to re-develop a site at the corner of Robie Street and
College Street, which is located on the east side of Robie Street and north side of College
Street, at the Robie Street/College Street intersection.

The existing site contains six (6) structures including:
Four (4) buildings that front College Street.

e 5963 College - 3-storey residential building with 4 dwelling units;

e 5969 College - 3-storey multi-unit residential building with 17 dwelling units;

e 5977 College - 4-storey multi-unit residential building with 12 dwelling units; and
e 5993 College - 3-storey residential building with 4 dwelling units.

Two (2) buildings located alongside Robie Street:

1377 Robie - 2-storey converted residential building with 4 dwelling units; and
e 1389 Robie - 3-storey residential building with 24 dwelling units.

The proposed development includes the demolition and removal of five (5) of the existing six
(6) structures on site (Figure 1 and Figure 2). The current structure at 5969 College St. is
designated as a “Heritage Building” and is intended to be relocated adjacent to the proposed
development. These buildings will be replaced with two (2) high-rise multi-unit residential
buildings with ground floor commercial space (proposed building) as seen in Appendix A. The
proposed building will include approximately 376 apartment units, 195 units in the 26 storey

Member of the SNC+ LAVALIN Group
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Robie Street tower (Tower A) and 181 units in the 20 storey College Street tower (Tower B).
There will also be 14,000 square feet of ground floor commercial space, 20,000 square feet
of commercial storage and 384 underground parking spaces (4-storey parking garage). This
report is the Traffic Impact Statement (TIS) required to accompany the development
application. The study area and site for the proposed development are included in this TIS,
and is limited to property bounded to the west by Robie Street and south by College Street as
seen in Appendix A.

Description of Existing Site

The existing buildings occupying the proposed site at the corner of Robie Street and College
Street. will be demolished and removed, an d have ac ombined s quare fo otageo f
approximately 21,300ft* of residential space. Figure 1 and Figure 2 show the existing buildings
on site to be removed.

Figure 1: Existing structures looking north from College Street (Civic 5963 College, 5969 College & 5977 College).

Figure 1 shows three (3) of the six (6) onsite structures to be demolished and removed. Civic
5977 College St. is a 4 -storey mu lti-unit r esidential b uilding c overing 3 ,130ft* containing 12
dwelling units. Civic 5969 College St. is a 3-storey multi-unit residential building covering
3,350ft? containing 17 dwelling units. Due to the heritage classification of this building it will be
relocated adjacent to the proposed development. Civic 5963 College St. is a 3-storey residential
building covering 1,570ft? containing 4 dwelling units.



D),

Mr. Peter Rouvalis
3 August 2016
Page 3

Figure 2: Existing structures looking east from Robie Street (Civic 1389 Robie, 1377 Robie and 5993 College)

Figure 2 shows three (3) of the six (6) onsite structures to be demolished and removed. Civic
1389 Robie St. is a 3-storey multi-unit residential building covering 8,600ft? containing 24
dwelling units. Civic 1377 Robie St. is a 3-storey residential building covering 1,500ft
containing 4 dwelling units. Civic 5993 College St. is a 2-storey residential building covering
2,070ft* with 4 dwelling units.

Existing Site Access

Vehicular

The existing site can be accessed via driveways along Robie Street and College Street. Along
Robie Street there are two (2) access driveways; specifically 1389 Robie St. and 1377 Robie St.
Along College Street there are three (3) access driveways to the site; one shared by 5993 and
5977 College St., a second located between 5977 and 5969 College St., and a third located
between 5969 and 5963 College St.

Pedestrian

There are sidewalks located on both sides of Robie Street and College Street (located
adjacent to the site), as well as Spring Garden Road (located north of the site). There are
marked crosswalks at the Robie Street/Spring Garden Road controlled intersection, located
north of the site. Another marked crosswalk extending north-south is located at the Robie
Street/College Street intersection, located southwest directly adjacent to the site.

Robie Street

Robie S treet is a four-lane major collector
street with sidewalks extending along both
sides of the street, located west and directly
adjacent to the site. The street extends in a
north-south direction. Traffic control north of
the site at the Robie Street/Spring Garden
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Road intersection consists of a signalized intersection. Traffic control south of the site at the
Robie Street/College Street intersection is stop controlled from College Street and free flow
along Robie Street. Thereis a break in the road median al lowing both south b ound | eft
movements from Robie Street and west bound left movements from College Street. Metered
parking is available on the east side of the street adjacent to the site. Parking (2-hour) is
permitted from 8 AM - 6 PM, Monday to Friday, on the west side of the street. A transit
(bus) terminal is also located on the west side of the street near the controlled intersection.

Spring Garden Road

Spring Garden Road is a four-
lane major collector street in the
vicinity of t he s tudy ar ea with
sidewalks extending along both
sides of the street, located north
of the site. The street extends in
an e ast-west d irection. Traffic
control at the Robie
Street/Spring G arden R  oad
intersection consists of a 4 way
signalized i ntersection located
northwest of the site. A small
number of metered parking
spots are available on both the - :
north and south side of the street; however, parklng is not permltted from 8 AM - 6 PM,
Monday to Friday, for the majority of the street. Two (2) transit (bus) terminals are also
located on both sides of the street near the controlled intersection.

College Street

College Street is a two-lane local street B
with sidewalks extending along both sides §

of the street, located south and directly !
adjacent to the site. The street extends in
an east - west direction and is
approximately 1,722 feet in length,
starting at Robie S treet and extending
east to Cathedral Lane. There are also
stop c ontrolled i ntersections with Car Iton
Street and Summer Street. Traffic control
on College Street is one way stop
controlled. Parking is not permitted on the |
north side of the street adjacent to the
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site. Parking is permitted on the south side of the street via parking meters.

Traffic Volumes

A turning mo vement c ount which HRM o btained at the Robie S treet/Spring G arden R oad
intersection and the Robie Street/University Street intersection on October 8", 2014, have
been u sed to d evelop t he traffic s cenario at t he R obie St reet/College Street intersection.
These values were adjusted for seasonal factors and a nominal growth rate of 1% per year
was applied to adjust the volumes to 2016 values.

Description of Transit Service

The proposed development site is well served by Halifax Transit. Bus routes 80, 81, 17, 18
and 1 operate on Spring Garden Road located north of the site, with routes 42, 90 and 7
on Robie Street, located east directly adjacent to the site.

Trip Generation

Trip generation estimates for the existing and proposed land uses, prepared using published
trip generation rates from the Institute of Transportation Engineers (ITE), Trip Generation,
9™ Edition, are included in Table 1.

The existing buildings on the site, which include 21,300 square feet of residential space, will
be demolished and removed (with the exception of the designated “Heritage Building” to be
relocated). As such, trips now generated by the existing land use have been considered a
reduction to the trips generated from the proposed site, when determining additional vehicle
trips that will be generated by the redeveloped site.

Due to the central location of the proposed site it is expected that pedestrian and transit trips
will result in an overall reduction in vehicle trips generated from the site. To accurately
represent the expected conditions the values calculated from the ITE Trip Generation
handbook were reduced by 30%.
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Trip Generation AM PM AM PM
Existing Independent
Infrastructure On '-S;’: Variable Rate’| Enter | Exit | Rate | Enter | Ext | IN | ouT IN ouT
Site Type #
Spring Rose Manor 223 DuU* 24 03 | 31% | 69% | 0.39 58% | 42% | 2.232 4.968 | 54288 | 3.9312
1377 Robie 224 DU 4 0.7 | 33% | 67% | 0.72 51% | 49% | 0.924 1.876 | 1.4688 | 1.4112
5989 College 221 DU 4 046 | 21% | 79% | 0.58 20% | 80% | 0.3864 | 1.4536 | 0.464 1.856
5977 College 223 DU 12 0.3 31% | 69% 0.39 58% 42% 1.116 2.484 2.7144 | 1.9656
5969 College’ 224 DU 12 0.7 | 33% | 67% 0.72 51% | 49% 2772 5.628 | 4.4064 | 4.2336
5963 College 224 DU 4 0.7 | 33% | 67% | 0.72 51% | 49% | 0.924 1.876 | 1.4688 | 1.4112
Total Trips 8 18 16 15
30% Pedestrian
Reduction 6 13 11 10
Trip Generation AM PM AM PM
Independent
New Infrastructure Iﬁgg Variable Rate | Enter | Exit Rate | Enter | Exit IN ouT IN ouT
Type #
Residential Units 222 DU 376 0.3 | 25% | 75% 0.35 61% | 3%9% 28.2 84.6 | 80.276 | 51.324
General Office
Space 710 KGFA* 7 155 | 88% | 12% 1.49 17% | 83% | 9548 1.302 | 1.7731 | 8.6569
Specialty Retail® 826 KGFA 1.35 | 44% | 56% | 2.70 44% | 56% | 4.158 5.292 8.316 | 10.584
Total Trips 42 91 90 7
30% Pedestrian
Reduction 29 64 63 49

NOTES: 1. The Trip Generation, 9th Edition, Institute of Transportation Engineers, 2012 was used to determine the rates for the
respective land use codes.

o W

Trips generated by the existing site will be applied as a reduction to the overall trips generated by the proposed site.
Rates are 'vehicles per hour per unit'; trips generated are 'vehicles per hour for peak hours'.
KGFA is 'Gross Floor Area x 1000 square feet'.

The Specialty Retail (Land Use 826} rate for 'Peak Hour of Adjacent Street Traffic, One Hour Between 4 and 6 PM'

has been used. There are currently no values for Land Use 826 during the AM peak. After reviewing similar land use
rates an approximation of 50% of the PM rate was determined for use as the AM rate.
6. Thestudy area is located in the d owntown core of the city. As a result it is expected that the vehicular traffic
generated by the site will be reduced in the order of 30% due to the readily available transit access and general

proximity to local conveniences.

7. A portion 5969 College will be relocated. It was assumed that 30% of the existing units (5 units) will remain.

From Table 1, itis estimated that the proposed building will generate 93 two-way vehicle trips
(29 entering and 64 exiting) during the AM peak hour, and 112 two-way vehicle trips (63
entering and 49 exiting) during the PM peak hour. However, when trips generated by the
existing site land use are considered as a credit, it is estimated that the redeveloped site will
generate 74 two-way vehicle trips (23 entering and 51 exiting) during the AM peak hour, and
91 two-way vehicle trips (52 entering and 39 existing) during the PM peak hour.
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Synchro/SimTraffic Analysis

Analysis of traffic operations in the study area were carried out for the Robie Street/College
Street intersection for both, existing and horizon year conditions, using Synchro / SimTraffic
traffic analysis software. Synchro is a m acroscopic capacity analysis and optimization model
that allows users to evaluate delays, queues, capacities, and other operational criteria that are
used t o det ermine i ntersection pe rformance. SimTraffic isa m icroscopic s imulation and
visualization t ool t hat fully s imulates s ignalized i ntersections, uns ignalized i ntersections,
roundabouts (single lane) and the interactions that occur between intersections.

The criteria used to determine the impacts resulting from the proposed development were the
95th percentile queue length. The 95th-percentile queue is defined to be the queue length (in
meters) t hat has only a 5 -percent pr obability o f bei ng exceeded d uring t he anal ysis time
period. A summary of the results indicates that there is very little change in the queue lengths
on College Street for both the AM and P M future conditions. There is the introduction of a
queue length of approximately 23m (75ft) for the south bound | eft turning movement during
the horizon PM peak. The results of the synchro analysis can be found in Appendix B.

Other Proposed Residential and Commercial Properties in the Study Area

One (1) known development in the immediate area (recently proposed/approved) was
identified, and is located north directly adjacent to the site:

e A mid-rise multi-unit residential building with ground floor commercial space near the
Robie Street/Spring Garden Road intersection.

Summary

1. The proposed development includes the demolition and removal of five (5) of the
existing six (6) structures on site (Figure 1 and Figure 2). The current structure at
5969 College St. is designated as a “Heritage Building” and is intended to be relocated
adjacent to the proposed development.

2. The proposed development includes the construction of two (2) high-rise multi-unit
residential buildings with ground floor commercial space ( proposed b uilding). The
proposed building will include approximately 376 apartment units, split between the
two towers. There will also be 14,000 square feet of ground floor commercial space,
20,000 square feet of commercial storage and 384 underground parking spaces (4-
storey parking garage).

3. Pedestrian right of entry for both residential and commercial land uses within the
site will be accessible from Robie Street and College Street. Vehicle access will be by
way of the proposed building parking garage driveway, to be located on College Street
(Appendix A) approximately 80 meters (265 feet) east of the Robie Street property
line. Visibility is clear at the College Street approach to the driveway.
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4, Itis estimated that the proposed buildings will generate 74 two-way vehicle trips (23
entering and 51 exiting) during the AM peak hour, and 91 two-way vehicle trips (52
entering and 39 existing) during the PM peak hour.

5. The queue lengths that result from the proposed development generally do not change
the characteristics of the network. The one point of concern is the introduction of a 23m
queue length for the south bound left movement from Robie Street. This is a result of
the high volume o f o pposing traffic and could be alleviated by restricting t he s outh
bound left movement during the PM peak period.

6. The site has good pedestrian facilities with sidewalks present on two (2) streets
adjacent to the site, and crosswalks at the Robie Street/Spring Garden Road and Robie
Street/College Street intersections. The site also has access to transit with Halifax
Transit operating several bus routes along Spring Garden Road (north of the site) and
Robie Street (directly west adjacent to the site).

7. Atthetime of this report, one (1) known development in the immediate area was
identified. It is expected that trips generated by this site will be dispersed on local and
major collector streets in the area and can also be considered as background traffic
growth. As such, significant cumulative effects on traffic operations at area intersections
or streets including the regional street network are not expected.

8. While the site plan indicates that the building is set back from the College Street
sidewalk, final design fort he p roposed d evelopment must ensure that adequate
visibility among vehicle drivers exiting the parking garage and pedestrians’ using the
sidewalk is present.

Conclusion

The proposed development is not expected to negatively impact the road network in the vicinity
of the study area. The trips generated from the proposed development result in little to no
negative change to the queue lengths developing at the Robie Street/College Street
intersection.
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APPENDIX A
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APPENDIX B



Queuing and Blocking Report
Existing AM Conditions 2016/07/21

Intersection: 2: Robie St & College St

Movement WB
Directions Served LR
Maximum Queue (m) 29.6
Average Queue (m) 19.5
95th Queue (m) 29.3
Link Distance (m) 288.1
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)
College St Development SimTraffic Report

639675-0001-T-41-REP-000-0001 Page 1



Queuing and Blocking Report
Existing PM Conditions 2016/07/21

Intersection: 2: Robie St & College St

Movement WB
Directions Served LR
Maximum Queue (m) 156.5
Average Queue (m) 11.5
95th Queue (m) 16.5
Link Distance (m) 288.1
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)
College St Development SimTraffic Report

639675-0001-T-41-REP-000-0001 Page 1



Queuing and Blocking Report
Horizon AM Peak 2016/08/02

Intersection: 2: Robie St & College St

Movement WB
Directions Served LR
Maximum Queue (m) 39.8
Average Queue (m) 236
95th Queue (m) 40.0
Link Distance (m) 288.1
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (m)
Storage Blk Time (%)
Queuing Penalty (veh)
College St Development SimTraffic Report

639675-0001-T-41-REP-000-0001 Page 1



Queuing and Blocking Report

Horizon PM Peak 2016/08/02

Intersection: 2: Robie St & College St

Movement WB SB

Directions Served LR LT

Maximum Queue (m) 259 229

Average Queue (m) 145 132

95th Queue (m) 263 225

Link Distance (m) 288.1  109.9

Upstream Blk Time (%)

Queuing Penalty (veh)

Storage Bay Dist (m)

Storage Blk Time (%)

Queuing Penalty (veh)
College St Development SimTraffic Report
639675-0001-T-41-REP-000-0001 Page 1
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