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Halifax, Nova Scotia 
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            Item No. 9.1.1 

Design Review Committee  
July 25, 2019 

 
 
 
TO:   Chair and Members of Design Review Committee 
 
 
 
SUBMITTED BY:   Original Signed 

Kelly Denty, Director of Planning and Development 
 
 
DATE:   July 5, 2019 
 
SUBJECT: Case 22322: Substantive Site Plan Approval for 1872-1874 Brunswick 

Street, Halifax   
 
 
ORIGIN 
 
Application by Fougere Menchenton Architecture Inc. 
 
 
LEGISLATIVE AUTHORITY 
 
Halifax Regional Municipality (HRM) Charter; Part VIII, Planning & Development 
 
 
RECOMMENDATION 
 
It is recommended that the Design Review Committee: 
 
1. Approve the qualitative elements of the substantive site plan approval application for a 12 storey hotel 

at 1872-1874 Brunswick Street in Halifax as shown in Attachments A and B;  
 

2. Approve the variances to the Land Use By-law requirements regarding ground floor height, streetwall 
height, mid-rise building stepback and ground level floor-to-floor height and maximum height variance 
as contained in Attachment B;  

 
3. Accept the findings of the qualitative Wind Impact Assessment, as contained in Attachment D; and 

 
4. Recommend that the Development Officer accept the proposed public benefit of the provision of rental 

commercial space made available at a subsidized cost for arts or cultural uses as the post-bonus 
height public benefit for the development. 
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BACKGROUND 
 
Fougere Menchenton Architecture Inc. has applied for substantive site plan approval to permit a 12 storey 
hotel located at 1872-1874 Brunswick Street in Halifax (Map 1). To allow the development, the Design 
Review Committee must consider the application relative to the Design Manual within the Downtown Halifax 
Land Use By-law (LUB).  
 
This report addresses relevant regulation held within both the Land Use By-law and Design Manual in order 
to assist the Committee in their decision. 
 

Subject Site 1872-1874 Brunswick Street 
Location Corner of Brunswick and Gottingen Streets 
Zoning (Map 1) DH-1 
Lot Size 1324.98 square metres (14,262 square feet) 
Site Conditions Sloping grade to north boundary of site 
Current Land Use(s) 5 storey commercial building 
Surrounding Land Use(s) Located adjacent to Citadel Hill to the southwest.  Immediately adjacent 

on Brunswick Street to the north is Civic 1888 (containing ICT 
Northumberland College, Stats Canada, MP Constituency office).  
Immediately adjacent the subject site on Gottingen Street to the west is 
a new residential development. 

 
Project Description 
The applicant has applied to develop a 12 storey hotel. The details of the proposal are as follows (refer to 
Attachments A and B):   
 

• 12 storey building containing 171 hotel rooms; 
• materials including clear glazed curtain wall and ceramic cladding system and/or composite high 

density panel with wood veneer; 
• ground level garbage and loading service areas accessed from Brunswick Street; 
• second level full service restaurant with pedestrian access from Gottingen Street; 
• Brunswick Street valet parking service with no on-site vehicle parking; 
• rooftop mechanical areas designed to sit within a penthouse; and 
• bicycle parking provided at rates consistent with the Land Use By-law. 

 
Further information about the approach to the design of the building has been provided by the project’s 
architect within Attachment B of this report.  
 
Regulatory Context - Municipal Planning Documents 
With regard to the Downtown Halifax Secondary Municipal Planning Strategy (DHSMPS) and the 
Downtown Halifax LUB, the following are relevant to the proposed development from a regulatory context: 
 

• Zone: The site is within the DH-1 (Downtown Halifax) Zone; 
• Precinct: Precinct 8 - Cogswell, and falls within Schedule S-1 (Civic Character) of the Design 

Manual; 
• Building Height (Pre and Post-Bonus): The maximum pre-bonus height is 26 metres, while the 

maximum post-bonus height is 34 metres. Additionally, the site is encumbered by Viewplanes 6 
and 8; 

• Streetwall Setback: The required streetwall setback along Brunswick and Gottingen Streets is 
permitted to vary between 0-1.5m;  

• Streetwall Height: The minimum streetwall height is 11 metres, while the maximum streetwall height 
is 18.5 metres;  

• Streetwall Width: Streetwall width may be reduced to no less than 80% of the width of a lot abutting 
a streetline, provided the streetwall is contiguous; 

• Streetwall Stepback: Above the streetwall, a minimum 3 metre stepback applies; 
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• Civic/Cultural Sites and Frontages: The Gottingen Street frontage and a portion of the Brunswick 
Street frontage (near the intersection of Gottingen and Brunswick Streets) are identified as 
“Prominent Civic/Cultural Frontages” on Map 1 (Civic Character) of the Design Manual; and 

• Wind Impact Assessment: A new building that is proposed to be greater than 20 metres in height 
is subject to either a qualitative or a quantitative wind impact assessment. 

 
The proposal has been reviewed by the Development Officer and determined to be in compliance with the 
above LUB regulations, with the exception of the requested variances noted below.  In addition to the above 
regulations, the Design Manual of the Downtown Halifax LUB contains guidance regarding the appropriate 
appearance and design of buildings (Attachment C).  
 
Site Plan Approval Process 
Under the site plan approval process, development proposals within Downtown Halifax Plan area must 
meet the land use and building form requirements of the Land Use By-law (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 contained in the LUB. The Development Officer has reviewed the application and determined 
that the following elements do not confirm to the Downtown Halifax LUB: 
 

• minimum ground floor height; 
• streetwall height; 
• mid-rise building stepback; 
• maximum height – elevator enclosure; and  
• side and rear yard setbacks. 

 
The applicant has requested that four variances to the Downtown Halifax LUB be considered for approval 
through the site plan review process (Attachments A and C). 
 
Role of the Design Review Committee: 
The Design Review Committee, 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 Design Review Committee in this case is to: 
 

1. Determine if the project is in keeping with the design guidelines contained within the Design Manual 
(Attachment C);  

2. Consider the variance requests that have been made pursuant to variance criteria in the Design 
 Manual (Attachment C); 

3. Provide advice to the Development Officer if the proposal is suitable in terms of the expected wind 
conditions on pedestrian comfort (Attachment D); and 

4. Advise the Development Officer on the suitability of the post-bonus height public benefit being 
 proposed by the applicant (Attachment B). 

 
Notice and Appeal 
Where a proposal is approved by the Design Review Committee, notice 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 Design Review Committee 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 must hold a hearing and make a 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. 
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COMMUNITY ENGAGEMENT 
 
The community engagement process has been 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 11, 2019. 
 
 
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 2.8 of the Design Manual contains design guidelines that are to be considered specifically 
for properties within Precinct 8: Cogswell Area; and 

• Section 3.6 of the Design Manual specifies conditions by 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 is found in 
a table format in Attachment C. The table indicates staff’s analysis and advice as to whether the project 
complies with the guidelines. In addition, it identifies circumstances where there are different possible 
interpretations of how the project relates to a guideline, where additional explanation is warranted, or where 
the Design Review Committee will need to give attention in their assessment of conformance to the Design 
Manual. Staff have undertaken a detailed review of the proposal, and have identified the following items as 
discussion items that require further consideration by the Design Review Committee as follows: 
 
Retail Uses (3.1.1b, 3.2.3a and 3,2,3c) 
The Design Manual, under 3.1.1 Pedestrian Oriented Commercial, calls for “retail uses at-grade with a 
minimum 75% glazing to achieve maximum visual transparency and animation”. In this case, where the site 
is not within an area mandating retail uses at grade, the proposed Brunswick Street façade and part of 
Gottingen Street façade contains hotel lobby, restaurant and bar use as well as valet parking (Attachment 
E). The Design Manual (3.2.3c) proposes that grade level uses be designed to convert to future retail uses 
and in this case, this is conceivable. Transparency at grade will be maximized and proposed glazing totals 
78% at grade level. Staff advise that this meets the intent of the Design Manual. 
 
Awnings and Canopies (2.4f, 3.1.1d and 3.2.3b) 
For this location, the Design Manual encourages the use of awnings and canopies along sidewalks and 
frontages for weather protection. In this case, the applicant is not proposing any permanent canopies or 
awnings along the length of Brunswick Street or Gottingen Street sidewalks. However, the applicant is 
proposing canopies at the Brunswick and the Gottingen Streets entries that will provide weather protected 
access and circulation to both the hotel lobby and restaurant. Additionally, the Brunswick Street entry has 
a recessed vestibule that will offer protection.  Staff advise that these design approaches should adequately 
satisfy the criteria for weather protection. 
 
Articulation of Narrow Shop Fronts (3.1.1a) 
The Design Manual places emphasis on the articulation of narrow shop fronts, characterized by their close 
placement to the sidewalk, to emulate qualities of the historic downtown. In this case, the Gottingen and 
Brunswick Streets frontage on the subject site is not proposed to be occupied by retail bays, but by hotel 
restaurant, and lobby. Therefore, it would not be appropriate for the whole frontage to be articulated into 
narrow shop frontages, as this would not reflect the internal use of the building. The restaurant and main 
entry will be located directly adjacent to a sidewalk and have canopy protection; a high level of pedestrian 
level transparency is proposed; and is designed so that it could be converted to retail use. These conditions 
will reinforce the “main street” qualities. 
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Sloping Conditions (3.2.3f, 3.2.5f and 3.2.5g) 
The Design Manual indicates that split level or sunken retail entrances should be avoided. It also stipulates 
that pedestrian entrances on sloping streets should be provided where possible. In this case, a sloping 
condition exists along the Gottingen Street frontage. In response, the ground level entry to the second level 
restaurant along the street is designed at the same grade level as the abutting section of walkway off the 
sidewalk. The proposed height of the ground floor is requested to be reduced by variance in order to enable 
this grade level entry and as such responds well to the site’s sloping street frontages and meets the intent 
of the Design Manual. 
 
Variances 
The applicant is requesting five (5) variances to the quantitative requirements of the Downtown Halifax 
LUB: the maximum height requirement, the streetwall height requirement for a portion of Gottingen Street, 
ground level floor-to-floor height and mid-rise building stepback. The applicant has outlined the variance 
request on the plans (Attachment A) and has provided a rationale pursuant to the Design Manual criteria 
(Attachment B).  The staff review of the variance requests is provided in this section as outlined below. 
 
Variance 1: Land Uses at Grade (Ground Floor Height) 
Section 8(13) of the LUB requires a minimum ground floor height of 4.5 metres. The applicant has requested 
a variance to this requirement to permit a ground floor height of 3.5 metres.  
 
Section 3.6.15 of the Design Manual allows for a variance to the Land Uses at Grade requirements subject 
to meeting certain conditions outlined in Attachment C. 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 

 
e) In the case of a new building or an addition to an existing building being proposed along a sloping 
streets, 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 or 
stepdown 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 changing grades on this site present amongst the steepest within the Downtown Halifax plan area. The 
impetus for the requested variance is to lower the second floor level restaurant so that it may be entered at 
grade from steeply sloping Gottingen Street and avoid steps to the second level restaurant. Sunken ground 
floor conditions will not result from this floor-to-floor height reduction.  As such, staff recommends approval 
of this variance.   
 
Variance 2: Streetwall Height 
Map 7 of the LUB requires a streetwall height of 18.5 metres at the subject lands. The applicant has 
requested the streetwall height for a portion of the Gottingen Street façade near the corner of Brunswick 
and Gottingen Streets be increased to 19.85 metres before it can step down to the permitted height once 
again.  
 
Section 3.6.3 of the Design Manual allows for a variance to the streetwall height requirements subject to 
meeting certain conditions as outlined in Attachment C. Of the potential conditions for a variance, this 
application is being considered under the following provisions: 
 

a. the streetwall height is consistent with the objectives and guidelines of the Design Manual; and 
b. The modification is for a corner element that is used to join streetwalls of differing heights;  
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The proposed variance to the minimum streetwall height is requested to address the streetwall at Brunswick 
Street continuing around the corner, forming part of the corner architectural element of the proposed 
building to Gottingen Street. Here, the grade is steeply sloping and the streetwall (approximately 19.85 
metres after turning the corner) needs to correspondingly step down to meet the permitted streetwall height.  
The proposed streetwall height is in keeping with the intent of the design manual to allow for corner element 
modifications. Staff recommends approval of the variance. 
 
Variance 3: Mid-rise Building Stepback 
Section 10(4) of the LUB stipulates that above a height of 18.5 metres, or the height of the streetwall, the 
mid-rise portion of a building shall be setback from interior lot lines no less than 10% of the lot width or 5.5 
metres, whichever is less.  Where a lot line has more than one streetline, the greater lot width shall apply.  
The setback as determined by the greater lot width is 4.3 metres, but the applicant is requesting a variance 
to permit a 3.5 metre stepback. 
 
Section 3.6.5 of the Design Manual allows for a variance to an upper storey streetwall stepback 
 

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 intended to address hotel industry operational standards for the central 
circulation core and specific length requirements for hotel rooms.  The sloping nature and limited depth of 
the site divided delivery and pick-up services to two locations: a grade level area shared with the valet 
parking area at Brunswick Street and grade level access at Level three at the west elevation of the building. 
The floor area consumed for this particular circulation left minimal space to meet room length standards. 
The response to this was to request   that the mid-rise building stepback be decreased. The requested 
modification to the required stepback recognizes the need for hotels to meet facilities standards in order to 
maintain and enhance Halifax’s competitiveness as a tourist destination, thereby serving a positive benefit. 
Staff recommends this variance be approved. 
 
Variance 4a: Maximum Height Variance – Service Elevator Enclosure 
Subsection 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 proposed service elevator enclosure will have no setback from 
the western roof edge.  This feature lies between the roof edge and the mechanical penthouse wall. 
 
Because the enclosure is against the roof edge, it will be considered as part of the building as opposed to 
a feature exempt from height.  The maximum post-bonus height permitted for this site is 34 metres.  The 
elevator enclosure portion of the proposed building exceeds the permitted height by 0.1 metres.  Subsection 
8(11) allows the maximum post-bonus height to be exceeded by subsection 8(9) on properties identified as 
Prominent Visual Terminus Site. The applicant is requesting that the Prominent Visual Terminus Site be 
varied to apply to properties identified as Prominent Civic/Cultural Frontage (Map 1 of the Design Manual), 
that applies to the subject site, to allow the height variance. Subsection 10(7) of the LUB requires a 11.5 
metre setback from the interior lot lines, however this may be varied, and this requested can be found in 
Variance 4b below. 
 
Subsection 3.6.8 of the Design Manual allows for a modest variance to the maximum height subject to 
meeting certain conditions as outlined in Attachment C. 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; 
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The proposed variance for the service elevator enclosure is due to its location within the building, and the 
significant sloping conditions of the site.  Because of sloping site conditions and given the desire to visually 
screen the utility entries (to laundry, garbage room and exit doors) the elevator needed to be located at the 
western façade.  The requested variance does not result in an increase of gross floor area in the proposed 
building.  Also, the service elevator enclosure is interior to the site with minimal visibility from the street. 
The requested variance is limited to internal property lines and will not have a significant impact on views 
from the street.  Staff recommends this variance be approved. 
 
Variance 4b: Side and Rear Yard Setback Variance 
Subsection 10(7) of the LUB requires that any portion of a high-rise building above a height of 33.5 metres 
to be setback 11.5 metres from interior lot lines. The service elevator enclosure exceeds this height (see 
Variance 4a above) and is subject to the required setback.  The requested rear yard setback may be varied 
under subsection 10(14) of the LUB where the relaxation is consistent with the criteria of the Design Manual.  
The requested setback is 3.51 metres for the rear yard (west property boundary) and 10.8 metres for the 
side yard (north property boundary). 
 
Subsection 3.6.2 of the Design Manual allows for a modest variance to the side and rear yard setback 
subject to meeting certain conditions as outlined in Attachment C. Of the potential conditions for a variance, 
this application is being considered under the following provisions: 
 
3.62 a.  the modified setback is consistent with the objectives and guidelines of the design 

manual; and  
 

c. the modification does not negatively impact abutting uses by providing insufficient 
separation. 

 
The requested setback variance does not change the proposed building setbacks from the property 
lines.  Rather it is requesting the existing dimensions from the interior lot lines to the elevator 
enclosure be permitted by varying the required setback for high-rise buildings.  Therefore, separation 
distances are not changed or reduced between abutting buildings and the proposal.  Staff 
recommends this variance be approved. 
 
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 $4.70 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 2,385 square 
metres. A preliminary calculation of the value of the required public benefit is approximately $112,095.00. 
The applicant proposes the public benefit to be the provision of an Aboriginal Visual and Performing Arts 
Gallery, which falls within the public benefit category as the provision of rental commercial space made 
available at a subsidized cost for arts or cultural uses (see Attachment A, Sheet A05). 
 
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 the applicant for the project and is included in 
Attachment D. The need for the assessment results from the proposed building being over 20 metres in 
height.  Its purpose is to determine whether the site and its surroundings will be safe and comfortable for 
pedestrians once the new building is constructed. The assessment submitted for this proposal anticipates 
that the development will result in no change in comfort levels for persons sitting, standing, or walking at 
the sidewalk level. Therefore, no specific design treatments to mitigate wind impacts are necessary. 



Case 22322: 1872-1874 Brunswick Street 
Design Review Committee - 8 -        July 25, 2019  

Conclusion 
Staff advise that the proposed development and the requested variances are reasonably consistent with 
the objectives and guidelines of the Design Manual. It is, therefore, recommended that the substantive site 
plan approval application be approved as per the Recommendation Section of this report. 

FINANCIAL IMPLICATIONS 

There are no financial implications. The HRM costs associated with processing this planning application 
can be accommodated within the approved 2019/20 operating budget for C310 Urban & Rural Planning 
Applications. 

RISK CONSIDERATION 

There are no significant risks associated with the recommendations contained within this report. 

ENVIRONMENTAL IMPLICATIONS 

No environmental implications are identified. 

ALTERNATIVES 

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

2. 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   Location and Zoning 

Attachment A Site Plan Approval Plans 
Attachment B Design Rationale 
Attachment C    Design Manual Checklist 
Attachment D    Wind Impact Assessment 
Attachment E    Proposed Building Floor Plans 

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: Darrell Joudrey, Planner II, 902.490.4181 

Report Approved by:  
Steve Higgins, Manager of Current Planning, 902.490.4800 

Original Signed
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