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TO: Chair and Members of the Heritage Advisory Committee
FROM: Erin Maclntyre, Acting Executive Director of Planning & Development
DATE: May 21, 2026
SUBJECT: PLANAPP-2024-01098: Heritage Development Agreement for Multiple Properties

on Robie, College, and Carlton Streets, Halifax (The Promenade)

ORIGIN

An application by ZZAP Architecture and Planning on behalf of the property owner, for a heritage
development agreement on multiple properties along Robie, College, and Carlton Streets, in Halifax, to
allow for a three-phase, mixed-use development.

EXECUTIVE SUMMARY

e The proposed heritage development agreement enables the construction of a three-phase, mixed-
use development including two high-rise towers with linked podiums, one ten-storey tall-mid-rise
building, and the rehabilitation and adaptive re-use of five registered heritage properties and two
unregistered historic buildings, in accordance with multiple previously approved substantial
alteration applications.

e The proposal includes the extensive rehabilitation and adaptive re-use of seven historic buildings,
five of which are registered heritage properties. Regional Council has already approved the
associated substantial alterations under the Heritage Property Act to facilitate this work (case
#HRTG-2025-01649 approved December 9, 2025, case #HRTG-2024-00259 approved August 6,
2024, and case #H00456 approved January 29, 2019).

o Staff recommend that the Heritage Advisory Committee recommend that the Halifax and West
Community Council give notice of motion to consider the proposed development agreement,
approve the proposed development agreement, and require the agreement be signed by the
property owner within 240 days.

e The proposed development agreement reduces the risk of damage to the Phase 1 and Phase 2
Historic Buildings by requiring professional engineering assessments and oversight, identifying and
implementing any stabilization and reinforcement needed during the raising or relocation of any
historic buildings.

e There are no budget implications associated with the recommendations contained within this report.
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RECOMMENDATION

It is recommended that the Heritage Advisory Committee recommend that the Halifax and West Community
Council (HWCC):

1. Give notice of motion to consider the proposed development agreement, as set out in Attachment
A, to enable the construction of the three-phased, mixed-use development on the registered
heritage properties and the associated unregistered properties as outlined in this report, and
schedule a public hearing;

2. Approve the proposed development agreement, which shall be substantially of the same form as
set out in Attachment A; and

3. Require the development agreement be signed by the property owner within 240 days, or any
extension thereof granted by Council on request of the property owner, from the date of final
approval by Council and any other bodies as necessary, including applicable appeal periods,
whichever is later; otherwise, this approval will be void and obligations arising hereunder shall be
at an end.

BACKGROUND

ZZAP, on behalf of the property owner, has applied to enter into a heritage development agreement to
permit the construction of a three-phase, mixed-use development on the registered heritage properties at
5969 College Street, 1452-1456 Carlton Street, 1460 Carlton Street, 1466 Carlton Street, and 1468 Carlton
Street, in Halifax, known as the Gold Cure Institute and the Carlton Street Early Victorian Streetscape
respectively, and the associated unregistered properties (see Map 1). If approved, the five existing buildings
on the registered heritage properties will be rehabilitated, as will two additional unregistered historic
buildings.

This application is being considered under Policy CHR-7 of the Regional Centre Secondary Municipal
Planning Strategy (SMPS), which allows Council to consider a development agreement on any lot
containing a registered heritage building that exceeds the requirements of the underlying zone, to
encourage the preservation and adaptive re-use of registered heritage properties. If the recommendations
in this staff report are approved by Community Council, this development will still require permits, in
accordance with the Regional Centre Land Use By-Law and the development agreement (Attachment A)
before construction may begin. A summary of general property information is provided below in Table 1.

Table 1: Property Summary
Subject Site Registered Properties
- 1452-1456, 1460, 1466, & 1468 Carlton Street (Early
Victorian Streetscape)
- 5969 College Street (Gold Cure Institute)
Unregistered Properties
- 5963, 5977, 5989-5991-5993 College Street
- 1377 & 1389 Robie Street

Location (Map 1) The subject property is located at the southern portion of the block,
and bound by Robie Street, College Street, Carlton Street

Regional Plan Designation US - Urban Settlement

SMPS Designation (Map 2) CEN - Centre

Zoning (Map 3) Centre 2 Zone (CEN-2) and Centre 1 Zone (CEN-1)

Size of Site 7107.4sgm (76503sqgft)
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Street Frontage Robie Street - 70.7m
College Street - 121.8m
Carlton Street - 48.9m

Current Land Use(s) Predominantly multi-unit residential use, with some single unit
residential uses fronting on Carlton Street.
Surrounding Use(s) Multi-unit, two-unit, and single-unit residential, commercial, and

institutional (university/college) uses.

Existing Development Agreement

On September 7, 2021, the Halifax and West Community Council approved a development agreement
(Case Number 20761) to permit a mixed-use high-density residential and commercial development on the
on the subject site. This initial agreement proposed both the adaptive re-use of four historic buildings to
form a heritage apartment complex at the corner of Carlton and College Streets, as well as a new mixed-
use development on Robie and College Streets, consisting of two high-rise towers with connected podiums
up to 90 metres in height (plus penthouse) and up to a maximum of 8.0 floor area ratio (FAR).

The applicant has sought a new development under the Regional Centre heritage development agreement
policy CHR-7. The proposal has been revised and expanded, and to justify its expanded scope, the
applicant has acquired three additional Carlton Street heritage properties (1460, 1466, 1468 Carlton Street),
which they propose to rehabilitate in-situ.

Discharge Existing Development Agreement

The existing development agreement is proposed to be discharged and replaced with the proposed
development agreement that is the subject of this report. A separate request to discharge the existing
development agreement will be submitted to the Chief Administrative Officer, pending the decision of the
Community Council on this new development agreement.

To provide adequate time to sign the new development agreements and discharge the existing agreement,
staff recommend extending the standard signing period following Council approval and the completion of
the appeal period. Although agreements are typically required to be signed within 120 days, staff
recommend extending this timeframe to 240 days. This extension would not affect the development rights
granted through the agreement, and the agreements may be executed sooner if circumstances allow.

Proposal Details

Historic Buildings

The proposal encompasses the retention, rehabilitation, and adaptive re-use of several municipally
registered heritage properties and two unregistered historic buildings. These buildings are sorted into two
groups, “Phase 1 Historic Buildings” and “Phase 2 Historic Buildings”, for ease of reference.

The Phase 1 Historic Buildings include:

1452-1456 Carlton Street (registered, “Crosskill Residence”)
5969 College Street (registered, “Gold Cure Institute”)

5963 College Street (unregistered, “MacCoy Residence”)
1377 Robie Street (unregistered, “Mary Belcher Residence”)

The Phase 2 Historic Buildings include:
e 1460 Carlton Street (registered, “Neal Residence”)
e 1466 Carlton Street (registered, “Keith Residence”)
e 1468 Carlton Street (registered, “Tupper Residence”)

Phase 1 (Attachment A, Schedules B1 and C1)

The first phase of the proposal consists of relocating the Gold Cure Institute, the MacCoy Residence, and
the Mary Belcher Residence to the corner of College Street and Carlton Street, next to the existing Crosskill
Residence. All four Phase 1 Historic Buildings will be rehabilitated and interconnected by a shared concrete
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foundation and glass corridors on the second and third storeys. The result will be a fully accessible heritage
apartment complex.

Phase 2 (Attachment A, Schedules B2 and C2)

The second phase of the proposal consists of both rehabilitating the Neal, Keith, and Tupper Residences
for up to four-unit residential use and constructing a new 10-storey tall-mid-rise building, set separate from
and behind the Phase 2 Historic Buildings.

Phase 3 (Attachment A, Schedules B3 and C3)

The third and final phase of the proposal consists of two high-rise towers (Tower | and Tower Il) with linked
podiums. The towers will surround a landscaped courtyard and there will be another landscaped open
space acting as a buffer between Phase 3 and Phases 1 and 2. In Tower |, on the western portion of the
Phase 3 lands, the podium will feature grade-oriented commercial uses, while in Tower Il, on the eastern
portion of the Phase 3 lands, the podium will feature grade-oriented residential units. An optional pedway
may be constructed between the two towers. As shown in Attachment A, Schedule C3, Tower | and |l are
proposed to be 34 storeys in height. The massing and scale of Phase 3 will be regulated by a combination
of floor area ratio (FAR), detailed setback and stepback requirements (Attachment A, Schedule B3), and
the Halifax Citadel Ramparts height restrictions. This leaves some flexibility to adjust floor-to-ceiling heights
and thus the number of storeys, but the maximum gross floor area (set by the FAR) and the maximum
height (set by the Ramparts) remain unchangeable.

Rehabilitation and Adaptive Re-Use Measures

The proposal includes extensive rehabilitation and adaptive re-use measures for the Phase 1 and Phase 2
Historic Buildings. This includes both measures which required substantial alteration approval from HRM
Regional Council and measures which are non-substantial and will be reviewed by staff at the time of
permitting. The substantial alterations were previously reviewed and approved by Halifax Regional Council
(case #HRTG-2025-01649 approved December 9, 2025, case #HRTG-2024-00259 approved August 6,
2024, and case #H00456 approved January 29, 2019) and together include the following:

¢ relocate the Gold Cure Institute within the site to a new shared foundation at the rear of the Crosskill
Residences;

o relocate the MacCoy Residence within the site to a new shared foundation at the rear of the
Crosskill Residence;

¢ relocate the Mary Anne Belcher Residence within the site to a new shared foundation beside the
Crosskill Residence;

e connect the Gold Cure Institute and Crosskill Residence to the MacCoy and Mary Belcher
Residences on the second and third storeys by glass corridors;

o modifiy the Gold Cure Institute’s side door to achieve a code-compliant stairwell, retaining the
existing door panel if possible and replicating if necessary;

e construct an addition to the rear of the Gold Cure Institute;

e alter the Crosskill Residence’s rear mansard roof and remove the rear central dormer to
accommodate a code-compliant stairwell and elevator core;

e replace the Crosskill Residence’s foundation with a new, shared, poured-concrete foundation faced
in rubblestone veneer;

e add two dormer windows to the front of the Crosskill Residence;

e sympathetically rehabilitate the Crosskill Residence’s enclosed front porch and canted bay window
and reinstate its lost cladding, windows, doors, and other elements;

e remove rear additions, reinstate rear walls, replace side and rear cladding with non-combustible
simulated shingle cladding, and replace existing foundations for the Neal, Keith, and Tupper
Residences, with new poured-concrete foundations (not shared) faced in materials appropriate to
the age and style of each building;

e restore the wrap-around porch, northern side wall, and northern side A-frame gable dormer of the
Keith Residence;

¢ remove the shed dormer on the front elevation of the Tupper Residence and restore its two Scottish
dormers based on physical and documentary evidence;
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e construct a physically separate 10-storey tall mid-rise building to the rear of 1460-1468 Carlton
Street; and

e construct a physically separate mixed-use development consisting of two high-rise towers with
connected podiums (Phase 3), to the rear of the Carlton Street properties and to the western side
of the College Street properties.

The non-substantial alterations include the following, to be reviewed by HRM heritage staff at the time of
permitting:

e repair and, where necessary, replace in-kind the character-defining elements of the Gold Cure
Institute, Crosskill Residence, Neal Residence, Keith Residence, and Tupper Residence, in
accordance with the Standards and Guidelines for the Conservation of Historic Places in Canada
(2nd Edition) and as shown in Schedules C1 and C2; and

e repair and, where necessary, replace in-kind those elements contributing to historic character of
the unregistered MacCoy Residence and Mary Belcher Residence, in accordance with the
Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition) and as
shown in Schedule C1.

The developer would be required by the terms of the proposed development agreement (Attachment A,
Sections 3.14.5 and 3.14.6) to carry out the above-noted substantial and non-substantial alterations, as
shown in Attachment A, Schedules B1, B2, C1, and C2.

Enabling Policy and Land Use By-law Context

This proposal is being considered under Policy CHR-7 of the Regional Centre Secondary Municipal
Planning Strategy (SMPS), which allows owners of registered heritage buildings to apply for a development
agreement to permit a development or use not otherwise permitted by the underlying zone and land use
by-law, in exchange for the retention, rehabilitation, and adaptive re-use of the heritage buildings.

The subject site is designated Centre (see Map 2) and zoned Centre 1 (CEN-1) and Centre 2 (CEN-2) (see
Map 3). The registered heritage properties have most recently housed residential uses including single-unit
dwelling use (Crosskill Residence), four-unit multi-residential dwelling use (Neal, Keith, and Tupper
Residences) and 17-unit multi-residential dwelling use (Gold Cure Institute). The unregistered properties
have also most recently housed multi-unit residential uses.

This site is subject to an as-of-right height restriction of 90 metres with floor area ratio (FAR) limit of 8.0 for
unregistered properties and a FAR of 1.75 for registered properties, averaging an as-of-right FAR of 5.3 for
the entire subject site. The main purpose of the development agreement is to enable greater height and
FAR to support and incentivise the conservation and rehabilitation the Phase 1 and Phase 2 Historic
Buildings (which includes five registered heritage properties and two unregistered historic buildings) as part
of proposed development. Other relief from Regional Centre Land Use By-law requirements is requested
to achieve the proposed built form (see the summary in Table 2).

Table 2: Main differences between proposed and as-of-right

Regulation As-of-right Proposed

Max height 90m Phase 1: 3 storeys (~10m)
Phase 2: 10 storeys (~33m) for
the tall-mid-rise and 3 storeys
(~10m) for the historic buildings
Phase 3: Height to be limited by
Halifax Citadel ramparts height
restrictions (~108m as
proposed, subject to survey at
time of permitting for
confirmation of compliance)
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Max floor area ratio (FAR) Site consists of multiple FAR 9.7 (as measured for the
properties with either FAR 8.0 or | whole site)

FAR 1.75; averages to FAR 5.3
for the whole site

Min. flanking yard setback 1.5m 1.25m (Tower |) and
1.5m (Tower Il)

Min. side setback for any portion | 12.5m 12.5m (Tower I) and

of a high-rise building above the 9.4m (Tower II)

streetwall

Min. rear yard setback for any 12.5m 12.5m (Tower I)

portion of a high rise building 11m (Tower II)

above the streetwall

Min. rear yard setback for any 4.5m 3.0m (Tall Mid-Rise)

portion of a Tall Mid-Rise above
seven storeys

Maximum streetwall height 3 storeys 4 storeys (Tower 1)
3 storeys (Tower Il)
Minimum streetwall stepback 4.5m 2.0m (Tower I)
4.5m (Tower II)
Minimum separation distance 25m 15.5m (18t through 16" & 17t
between high-rise typologies storeys)
23.5m (17t & 18 storeys and
above)
Bicycle parking requirements For multi-unit dwelling use, 1 No minimum bicycle parking for
space for every 2 units, 80% Phase 1 and Phase 2 Historic
Class A (enclosed or indoor) Buildings
and 20% Class B (unenclosed
outdoor) 50% reduction in the minimum
For most commercial uses, 1 number of Class B (unenclosed
space for every 300sgm of floor | outdoor) bicycle parking spaces
area. 15% reduction in Class A bicycle
For most office/clinic uses, 1 parking spacing requirements
space for every 500sgm of floor
area.

COMMUNITY ENGAGEMENT

The community engagement process for this application is consistent with the intent of the SMPS and the
HRM Planning and Development Community Engagement Playbook. The level of community engagement
was consultation, achieved through providing information and seeking comments through the HRM website,
sighage posted on the subject site, and a factsheet sent to property owners and residents within the
notification boundary (see Map 3) to inform the community of the proposal and to solicit their feedback.

In total, 480 factsheet mailouts were distributed to owners and residents within the notification area. Three
(3) submissions were received, one expressing general support, one expressing qualified support (support
with concerns over certain aspects of the proposal), and one expressing predominantly concerns. Feedback
included concerns regarding height, the large amount of vehicular parking anticipated, wind impacts, noise,
building exhaust, bird collisions, and construction impacts. Feedback also included appreciation for the
conservation and adaptive re-use of the heritage buildings, and particularly for the proposed reinstatement
of Scottish dormers on the Tupper Residence. The complete public engagement summary is provided in
Attachment D.
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Halifax and West Community Council must hold a public hearing before it can consider approval of the
proposed development agreement. If Council decides to proceed with a public hearing, staff will send a
mailed notice of the hearing to property owners and residents within the notification area (as shown on Map
3) by regular mail.

DISCUSSION

Proposed Development Agreement
Attachment A contains the proposed development agreement for the subject site and the terms under which
the development may occur. The proposed development agreement addresses the following matters:
. the uses permitted for all three phases of the development;
« the built form of all three phases of the development;
. architectural requirements, including design and materiality for all three phases of the
development;
. requirements for the rehabilitation of the Phase 1 and Phase 2 heritage buildings; and
. requirements for subdivision of lands, parking, outdoor lighting, landscaping, maintenance,
signage, screening, hours of operation, and incentive or bonus zoning, among others.

The proposed development agreement also identifies amendments that would be considered non-
substantive and may be amended by a decision of the Development Officer (see Attachment A; Part 6). In
this case, non-substantive amendments include:

. changes to the Schedules that propose changes to cladding materials that, in the opinion of
the Development Officer in collaboration with an HRM heritage planner, do not substantively
change the appearance of the development, subject to conditions;

. changes to the schedules to alter a minimum setback, stepback, or separation distance only
as required to address a conflict between the agreement and the requirements of the Nova
Scotia Building Code, provided the development still conforms with all built form and siting
requirements of the agreement, including but not limited to maximum floor area ratio (FAR);

. increasing the maximum number of units, provided that:

a. the development still conforms with all built form and siting requirements of the
agreement, including but not limited to the maximum floor area ratio (FAR); and

b. the Developer submits to the Development Officer an amended traffic impact
statement (TIS) reviewed and approved by HRM Traffic Services;

. changes to bicycle parking requirements, provided that:

a. the Developer submits to the Development Officer an amended traffic impact
statement (T1S) reviewed and approved by HRM Traffic Services; and

b. the Developer submits a rationale letter for the requested changes to the satisfaction
of the Development Officer;

. the granting of an extension to the dates of commencement of construction; and

. the granting of an extension to the length of time for the completion of the development.

The proposed development agreement provides up to four years for each successive phase to be
commenced, and a total of 16 years for completion of the entire development. The option to extend
commencement or completion is provided by non-substantive amendment as noted above.

Standards and Guidelines

All substantial alterations proposed as part of this heritage development agreement application have been
reviewed against the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd
Edition) in three separate substantial alteration applications, known as cases #HRTG-2025-01649, #HRTG-
2024-00259, and #H00456 all of which were previously reviewed and recommended by the Heritage
Advisory Committee and approved by Halifax Regional Council. A detailed summary is available in
Attachment C, and the complete Standards and Guidelines review is available in the aforementioned
substantial alteration applications.
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The proposed retention, rehabilitation, and adaptive re-use strategy is generally consistent with the
Standards and Guidelines. The approach prioritizes conservation of heritage value through retention and
repair of character-defining elements, while applying the principle of minimal intervention in a manner that
is responsive to the historic building’s varying levels of integrity. Higher-integrity structures are subject to
more limited interventions, while buildings with lower heritage integrity accommodate more substantial
alterations, including circulation and service elements necessary for code compliance and accessibility,
while minimizing impacts on overall heritage value of the Phase 1 and Phase 2 Historic Buildings.

The proposal further aligns with the Standards and Guidelines through the retention of all elements that
have become character-defining over time, the emphasis on repair over replacement, the use of compatible
materials and detailing, and the requirement for ongoing maintenance of heritage resources (and the
development as a whole). New additions and adjacent new construction employ siting, built form, and
design strategies emphasizing compatibility, subordination, and distinguishability, to mitigate impacts on
the heritage context. Alterations and new construction are designed not to impair the essential form and
integrity of the historic buildings, maintaining a degree of reversibility. Where restoration is proposed, it is
supported by sufficient evidence and carried out using appropriate conservation methods.

Detailed review of non-substantial alterations by HRM heritage staff at the permitting stage, along with
requirements for documentation and maintenance, will help ensure continued compliance with the
Standards and Guidelines and the long-term protection of heritage value throughout and beyond the course
of development.

Enabling Policy (Regional Centre SMPS Policy CHR-7)

The Regional Centre SMPS recognizes the important role that heritage buildings and sites have in defining
HRM'’s character and identity. To support the retention, preservation, and rehabilitation of heritage buildings
in the Regional Centre, Policy CHR-7 of the Regional Centre SMPS allows for the consideration of
developments and uses which are not permitted by the underlying zone, including development proposals
that exceed the maximums floor area ratios or the maximum building heights, subject to certain criteria.

One of these criteria is that the impact of the development on adjacent uses, particularly residential uses,
be minimized. The surroundings are predominantly zoned Centre 1 (CEN-1) and Centre 2 (CEN-2) to the
north and east with University and College 2 (UC-2) across College Street to the south and a mix of Corridor
(COR) and Established Residential 3 (ER-3) across Robie Street to the west. The surrounding area
contains a diverse mix of buildings with varying heights, lot sizes, and ages of construction. This proposal
is characteristic of redevelopment of underutilized lands within an urban context and is of a comparable
scale to ongoing development on the same block to the north of the subject site. The surrounding
neighbourhood is mixed use, with residential, commercial, and institutional uses.

The proposed development has been designed to be compatible with the Phase 1 and Phase 2 Historic
Buildings and surrounding properties through its siting, built form, and architectural design, reducing the
impacts of the proposal on the historic buildings and adjacent land uses through:

. siting the new massing away from the low-density residential uses that make up the Carlton
Street Early Victorian Streetscape and toward the northwest corner of the property, nearer to
where the transit priority corridors of Robie Street and Spring Garden Road meet;

. establishing a 6.0m rear setback between the podium of Tower Il and the Phase 1 lot boundary,
a 1.0m rear setback between the Gold Cure Institute and the Phase 3 lot boundary, and a
further 5.0m Tower Il podium stepback, which together pushes the high-rise massing at least
12.0m away from the Phase 1 Historic Buildings;

. establishing a 4.25m separation distance between the tall mid-rise and the Phase 2 Historic
Buildings and a further 3.0m stepback above the 8% floor and material and design changes to
reduce the visual weight of the upper storeys of the tall mid-rise;

. limiting the Tower Il podium to three storeys in height, consistent with the street wall height of
the Phase 1 and Phase 2 Historic Buildings, and incorporating grade-oriented units in the
Phase 2 podium;
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. creating a human-scaled streetwall that employs multiple historically inspired complementary
design elements; and

. employing a complementary material palette featuring masonry or masonry veneer on the
lower portions of the tall mid-rise and high rises.

Underground parking is proposed. The underlying land use by-law does not impose a minimum vehicular
parking requirement for multi-unit residential uses in the Centre 1 or Centre 2 zones, and the proposed
development agreement will comply with the land use by-law parking requirements for all non-residential
uses. The Traffic Impact Statement (TIS) submitted for this proposal was reviewed and approved by HRM
Traffic Services, thus staff anticipate that the traffic generation impacts of this proposal can be
accommodated by the surrounding street network. To aid in the mitigation of traffic impacts, the
development agreement requires the developer to upgrade the intersection of Summer Street and College
Street to a signed all-way stop (see Attachment A, Section 4.5.1).

Using the municipality’s proprietary Heritage Development Agreement Calculator, staff have assessed the
required level of investment in conservation to be proportional / commensurate with the additional
development rights sought. The target value for proportionate investment is roughly $8.15 million dollars,
to be achieved through a combination of public benefit value and additional conservation value. Compliance
with commensurate investment requirements is verified at the time of permitting by an HRM Development
Officer in collaboration with HRM Heritage Staff through the public benefit value proposal process.

The applicant will be required to comply with all applicable by-laws, administrative orders, and permitting
processes respecting noise, lighting, construction site management, and circulation or encroachments
during the construction of the development. A more complete review of Policy CHR-7 is provided in
Attachment C, and staff find that the proposal reasonably carries out the intent of this enabling policy.

Other Relevant Policies of the Regional Centre SMPS

In addition to the enabling policy CHR-7, the general development agreement Policy (IM-7) for the Regional
Centre also applies. A more detailed review of Policy IM-7 is provided in Attachment B. The proposal locates
growth strategically within the urban core of the municipality within the immediate vicinity of major
commercial and transit corridors, those being Spring Garden Road and Robie Street, in a community
containing a high level of services, infrastructure, and transit. The proposal is sited on lands suitable for
development and has been reviewed by Halifax Water, Halifax Regional Centre for Education, HRM Traffic
Services, HRM Environment and Climate Change, and HRM Development Engineering, among other
review agencies, who have expressed no anticipated concerns. Potential conflict between uses is
minimized through the same siting and design measures elaborated in the previous section of this report
(see Enabling Policy).

Relevant Regional Plan Policies
Policy CH-5 of the Regional Municipal Planning Strategy (Regional Plan) requires that applications consider
the retention, preservation, rehabilitation and restoration of historic buildings in urban and rural areas and
encourage their continued use. This proposal will retain and rehabilitate five registered and two unregistered
historic buildings. Policy G14-A of the Regional Plan requires the consideration of HRM’s priorities plans.
Staff’'s review has found the proposal to generally be in alignment with the applicable policies and actions
of the municipality’s priorities plans, as outlined in Attachment B, including applicable policies and actions
from the following priorities plans:

«  Culture and Heritage Priorities Plan;
Halifax’s Inclusive Economic Strategy 2022-2027;
HalifACT;
Green Network Plan; and
Integrated Mobility Plan.

Conclusion
Staff have reviewed the proposal in terms of all relevant policy criteria and advise that the proposal
reasonably carries out the intent of Policy CHR-7 of the Regional Centre SMPS and other applicable
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policies. The main intent of these policies is to encourage the retention and rehabilitation of heritage
properties through additional land use flexibility beyond what is permitted in the underlying zone. In this
case, the proposal represents redevelopment of underutilized lands in the urban core with a significant
heritage conservation component. The proposal employs numerous built form regulations and design
measures to create a compatible design and to mitigate impacts on the heritage character of the subject
site. It also represents a mixed-use development that is compatible with the surrounding neighbourhood
and has a comparable scale to other new development in-progress on the same block. Staff recommend
that the Heritage Advisory Committee recommend that Halifax and West Community Council approve the
proposed development agreement as contained in Attachment A.

FINANCIAL IMPLICATIONS

The applicant will be responsible for all costs, expenses, liabilities, and obligations imposed under or
incurred to satisfy the terms of this proposed development agreement. The administration of the proposed
development agreement can be carried out within the approved 2026-2027 budget for Planning and
Development.

RISK CONSIDERATION

There is risk of potential damage to the Phase 1 and Phase 2 historic buildings during their respective
relocations and/or foundation replacements, which will be mitigated through procedures outlined in the
development agreement (Attachment A). The developer will follow Sections 3.2.2(a) and 3.2.3(a) of the
development agreement for the relocations and foundation replacements, requiring that the buildings’
structural integrities be assessed by a professional engineer prior to any raising (foundation replacement)
or relocation efforts. The aforementioned sections also require that stabilization or reinforcement measures
be implemented as required through the course of development, and that all such efforts are be overseen
by a professional engineer.

This application may be considered under existing MPS policies. Community Council has the discretion to
make decisions that are consistent with the MPS, and such decisions may be appealed to the N.S.
Regulatory and Appeals Board. Information concerning risks and other implications of adopting the
proposed development agreement are contained within the Discussion section of this report.

ENVIRONMENTAL IMPLICATIONS

Incentivizing the rehabilitation and adaptive re-use of heritage buildings through heritage development
agreements supports environmental goals by encouraging building retention and reuse over demolition,
which reduces construction waste, conserves embodied energy, and promotes sustainable development.

ALTERNATIVES

1. The Heritage Advisory Committee may recommend that the Halifax and West Community Council
choose to approve the proposed development agreement subject to modifications. Such
modifications may require further negotiation with the applicant and may require a supplementary
report or another public hearing. A decision of Council to approve this development agreement is
appealable to the N.S. Regulatory and Appeals Board as per Section 262 of the HRM Charter.

2. The Heritage Advisory Committee may recommend that the Halifax and West Community Council
refuse the proposed development agreement, and in doing so, Council must provide reasons why
the proposed agreement does not reasonably carry out the intent of the MPS. A decision of Council



PLANAPP-2024-01098: Heritage Development Agreement for Multiple Properties on
Robie, College, and Carlton Streets, Halifax
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to refuse the proposed development agreement is appealable to the N.S. Regulatory and Appeals
Board as per Section 262 of the HRM Charter.

LEGISLATIVE AUTHORITY

Halifax Regional Municipality Charter (HRM Charter), Part VIII, Planning & Development.

ATTACHMENTS

Map 1: Location Map

Map 2: Generalized Future Land Use Map
Map 3: Zoning and Notification Map

Attachment A: Proposed Development Agreement
Attachment B: Building Reference Table
Attachment C: Policy Review

Attachment D: Public Engagement Summary

Report Prepared by: Carter Beaupre-McPhee, Planner |l - Heritage, Planning and Development, 902.719.9604
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SCHEDULE D

N | PRELIMINARY LANDSCAPE P|LAN PROMENADE "

£ | LANDSCAPE PLAN

Hardscape

Paving Treatment 1: Default Pavers

I Paving Treatment 2: Entrance Pavers

Paving Treatment 3: Shared Driveway Pavers

ri I d Bollards

Paving Treatment 4: Grass Pavers

Paving Treatment 5: Concrete Sidewalk

Right of Way 4

Site Furnishings

° Bike Racks
e Cafe Tables + Chairs
e Backed Bench
e Stepped Seating
Softscape

.

Softscape Treatment 1

?ﬁ Softscape Treatment 2

Plantings

Ramp

COLLEGE STREET

% UPLAND



SCHEDULE E
REGISTERED HERITAGE BUILDING SUMMARIES

Gold Cure Institute, 5969 College Street, Halifax (1894)

Character-Defining Elements:
¢ Original 2.5-storey Queen Anne style building;
o Asymmetrical facade;
¢ Eight-sided, three-storey tower with a bell-style roof
and a pointed cap;
¢ Double-storey bay window in the aforementioned
tower, with windows framed on the sides by small
pilasters, panel mouldings below, and simple
cornices above;
¢ Hipped roof with overhanging eaves;
¢ Wood shingle cladding;
¢ Large projecting front gable with circular window and
decorative woodwork, supported by a pair of large
brackets flanking a pair of smaller brackets;
¢ Front porch spanning 2/3rds of the front fagade,
supported by tapered square columns, with a
decorated gable above the front steps;
¢ Front door with transom, sidelites, and pilaster trims;
o Central second-storey window with pilasters, arch
and keystone;
e Predominantly one-over-one wood windows
arranged in singles, pairs, and canted bays;
¢ Large one-over-one wood window to the left of the
front door with an arched, stained glass top sash;
¢ Oriel window on the western elevation with brackets,
hipped roof, and stained glass windows;
e Two-storey bay window on the east elevation;
¢ Pedimented dormers on the west and south
elevations; and
¢ Band moulding separating the first and second
storeys.

Heritage Value:

The Gold Cure Institute, located at 5969 College Street in Halifax, was added to the Registry of
Heritage Properties for the Halifax Regional Municipality in 1992. The property’s heritage value is
embodied in the two-and-a-half-storey Queen Ann style dwelling, which was constructed in 1894 by an
unknown builder. The property is valued for its association with the early practice of treating alcohol
and other addictions and for its association with Howard H. Smith.

The Gold Cure Institute offered alternative treatments for alcoholism and addiction shortly after its
construction, under the name Murphy’s Gold Cure. Founded by Father L. W. Murphy, a Catholic priest
from Buffalo, the Institute operated near Dalhousie’s medical faculty, though it had no formal affiliation.
While its methods lacked medical credibility, the Institute helped shift perceptions of addiction from
moral failing to medical condition.

Howard H. Smith was a fish merchant with the family company N. & M. Smith, formed in Halifax
around 1865-1870. It was initially a cooperage and expanded to exporting salted fish and importing
fishery salt located on Lower Water Street. By the time of moving to 5969 College Street, Howard
Smith was the company head. Howard Smith lived here until his death in the early 1920s.




Crosskill Residence, 1456 Carlton Street, Halifax (1865)

Character-Defining Elements:

¢ Original three-storey Second Empire style building;

e Mansard roof;

¢ Three-bay fenestration on the second floor;

¢ Central gabled dormer with two round-top windows,
brackets and trim;

e Central gabled dormer on the rear elevation;

e Wood shingle siding;

¢ Enclosed front porch with Palladian-style door,
decorative trims, and cornice line;

o Wrap-around soffit.

2019 Google Street View prior to extensive
exterior alterations

Photo of the current condition

Heritage Value:

The Crosskill Residence (1456 Carlton Street) was added to the Registry of Heritage Properties for the
Halifax Regional Municipality in 1985. The property’s heritage value is embodied in the 3-storey
Second-Empire-style dwelling, which was constructed in 1865 by an unknown builder. The property is
valued for its associations with James Crosskill and William H. Johnson.

James Crosskill was a liquor dealer and cordial manufacturer with his business located at the corner of
Barrington and George Street in downtown Halifax. He lived at this Carleton Street address from 1869
to 1893. Over the next six years, the house was either unoccupied or occupied by short-term tenants
or owners. The next long-term owner was William H. Johnson (1899-1921), who was president and
manager of the W.H. Johnson Co. Ltd., located at 157 Granville Street.




Neal Residence, 1460 Carlton Street, Halifax (1865)

Character-Defining Elements:

¢ Original two-and-half-storey building;

o Asymmetrical facade;

e Gable roof;

¢ Stone foundation;

o Two-storey bay window with a bell cast eave divides
the main and upper floor ;

e Half-width and hipped-roof front porch with turned
posts, brackets and balustrades;

o Central shed dormer with two windows and corner
boards;

o Entry door with single transom window;

e Windows with wood decorative trims;

¢ Wood shingle cladding.

Heritage Value:

The Neal Residence (1460 Carlton Street, Halifax) was added to the Registry of Heritage Properties
for the Halifax Regional Municipality in 1985. The property’s heritage value is embodied in the two-and-
a-half-storey dwelling, which was constructed circa 1865 by an unknown builder and occupied by
several prominent business and political leaders.

The property on which the Neal Residence is located, at 1460 Carlton Street, has its earliest historical
connection to George Troop, who owned and occupied it for the first four years. Troop was a hardware
merchant and ship chandler. Ownership was followed by James and Agnes White (nee Mitchell).
James White partnered with William Neal as owners of Neal White and Co. Ltd., based on Granville
Street downtown and whose business dealt in importing British and foreign dry goods. In 1879 Agnes
White sold the property to James White’s business partner, William Neal, and his wife Charlotte (nee
Lawler).

From 1916 to 1920, the Neal Residence was occupied by the Honourable Ernest Howard Armstrong,
who at that time was Commissioner of Works and Mines. He was originally a lawyer, appointed Kings
Counsel in 1907 and practiced law in Weymouth, NS. From 1892, upon moving to Yarmouth, he was
vice and deputy US Consul until 1906. He served in the Cabinet of Premier George Henry Murray
beginning in 1911. By 1923, Ernest Armstrong had succeeded Murray as Premier, although in that role,
he was no longer living on Carlton Street.




Keith Residence, 1466 Carlton Street, Halifax (1906)

Character-Defining Elements:

¢ Original two-and-a-half-storey Queen Ann Style
building:

o Asymmetrical facade;

¢ Full-width projecting front gable with a pair of
windows set within a recessed arched panel, and
two large brackets;

o Half-width pedimented front porch with brackets,
turned posts, fish scale shingles, and turned
spindles;

¢ Stacked bay windows under the main sofit;

¢ Brick chimney

¢ Oval windows with stained glass and “keystone”
decoration;

e Double-hung windows with surrounding trims;

e Main entry door with single transom;

e Cornice with small brackets runs from the bay
window to the porch;

¢ Shingle claddings.

Heritage Value:

The Keith Residence (1466 Carlton St, Halifax) was added to the Registry of Heritage Properties for
the Halifax Regional Municipality in 1985. The property’s heritage value is embodied in the two-and-
half-storey Queen Ann Style dwelling, which was constructed circa 1906 by an unknown builder and
first occupied by Thomas Keith.

Thomas Keith was a postal clerk for the Railway Mail Service. The Railway Mail Service was a cross-
Canada lifeline of communication and business that used the mobility of the rail network to
simultaneously move and sort mail extremely efficiently.




Tupper Residence, 1468 Carlton Street, Halifax (1866)

Character-Defining Elements:

¢ Original 2.5-storey Halifax House style building;

o Asymmetrical fagade with 3-bay arrangement and
entry on one side.

e Truncated hip roof;

o Cornice with brackets on the second floor;

¢ Enclosed porch with brackets, entry door with side
and transom lights, decorative panels and pilasters;

e Stone and brick foundation;

¢ Three double-hung windows with simple trims on the
second floor;

e Two double-hung windows with lintel and brackets;

¢ Wood shingle cladding and corner boards;

¢ Brick chimney.

Heritage Value:
The Tupper Residence (1468 Carlton St, Halifax) was added to the Registry of Heritage Properties for
the Halifax Regional Municipality in 1985. The property’s heritage value is embodied in the two-and-a-
half-storey Halifax House Style dwelling, which was constructed in 1866 by an unknown builder and
first occupied by the Tupper family.

The first owner of this house was Susan Tupper, who was listed in city directories, beginning in 1868,
as a widow of Edward Tupper, a merchant. Her eldest son, Conrad West Tupper, also lived in the
house for a notable duration. Conrad Tupper was a clerk at the Customs House. The house was either
rented by, or ownership acquired by, various business professionals from 1913 onward, including
Captain John Fleming, broker (1912-1918) and William Carson, Manager of the Bank of Nova Scotia
on Barrington Street (1918-1921) and Smith Walter, a physician, in 1921. Through the 1920s, it was
occupied by Yelverton Haines, a teacher at Bloomfield High School.










ATTACHMENT C
PLANNING POLICY REVIEW

The following document reviews the policies which apply to PLANAPP-2024-01098: Heritage Development
Agreement for Multiple Properties on Robie, College, and Carlton Streets, Halifax (The Promenade).

The applicable policies which have been reviewed include:
- The Standards and Guidelines for the Conservation of Historic Places in Canada, 2" Ed.
- Applicable policies in the Regional Centre Secondary Municipal Planning Strategy; and
- Applicable policies of the Halifax Regional Municipal Planning Strategy (Regional Plan), including
Policy G14-A considering priorities plans.

Standards and Guidelines

Standards and Guidelines Review Summary

All substantial alterations proposed as part of this heritage development agreement application have been reviewed
against the Standards and Guidelines for the Conservation of Historic Places in Canada (2nd Edition) in three
successive substantial alteration applications, known as municipal cases H00456, HRTG-2024-00259, and HRTG-
2025-01649, all of which were previously reviewed and recommended by the Heritage Advisory Committee and
approved by Halifax Regional Council. Please see the aforesaid Substantial Alteration applications for detailed
reviews of the Standards and Guidelines. A summary is provided below. Non-substantial alterations will be
reviewed against the Standards and Guidelines by HRM heritage staff at the time of permitting in accordance with
the terms of the proposed development agreement.

Standard

Comments

1. Conserve the heritage value of an historic place. Do
not remove, replace or substantially alter its intact or
repairable character-defining elements. Do not move a
part of an historic place if its current location is a
character-defining element

The proposal generally conserves heritage value and
minimizes alterations to character-defining elements.
The proposed adaptive re-use strategy seeks to retain
as many character-defining elements as possible and in
some cases restore lost character-defining elements,
while minimizing permanent alterations or removals of
character-defining elements as required for building-
code compliance and accessibility; alterations have
been strategically concentrated on the low-integrity
Crosskill Residence in order to minimize impacts on
heritage value overall.

2. Conserve changes to an historic place that, over
time, have become character-defining elements in their
own right.

The proposal does not negatively impact features that
have become Standard 2 character-defining elements
over time. The enclosed porch of the Tupper Residence
in particular, is either original to the building or Standard
2 character-defining and will be retained.

3. Conserve heritage value by adopting an approach
calling for minimal intervention.

The proposal applies the principle of minimal
intervention, achieving an appropriate balance between
conservation goals and functional/programmatic
requirements. This includes connecting the Phase 1
Historic Buildings with elevated glass corridors,
enabling code-compliant circulation and accessibility.
They have been strategically located to minimize
physical and visual impacts on character-defining
elements and to maintain the visual separation of the
historic buildings.

Similarly, interventions such as foundation
replacements, non-combustible cladding on secondary
elevations, roof modifications, and removal of rear
additions are justified as necessary responses to



https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/190115rc1461.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/240806rc1541.pdf
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=4523
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=4523







the historic buildings, siting new mass away from the
Carlton Street streetscape and using the tall-mid-rise as
a transition mass. Minimum setbacks and separation
distances create landscaped buffer zones reinforcing
this separation and a podium stepback provides further
separation of the high-rise massing from the historic
buildings to mitigate impacts.

Design measures, including three- and four-storey
streetwall heights, the inclusion of grade-related
residential units along College Street and the
landscaped buffer, and historically inspired design
elements (masonry style cladding, traditional window
proportions and styles, gable roof and dormer
elements) respond to the historic context and ensure
compatibility with the established heritage streetscape.

The incorporation of modern window and door systems,
glass curtain walls, higher window-to-wall ratios, and
more modern cladding materials establish a
contemporary and differentiated visual identity. This
modern expression is graduated, with more traditionally
inspired materials and design at lower levels
transitioning to increasingly modern treatments higher
up the buildings.

12. Create any new additions or related new
construction so that the essential form and integrity of
an historic place will not be impaired if the new work is
removed in the future.

Additions such as rear extensions and connecting
corridors do not remove original building envelopes,
meaning that structures could be returned to
standalone buildings without loss of essential form or
integrity. Similarly, the new tall mid-rise and high-rise
buildings are fully separate structures. Their removal
would not impact the historic buildings. The Crosskill
Residence’s new dormers could be reversed, restoring
the original mansard roof form and centre dormer
configuration without impairing the form or integrity of
the building.

13. Repair rather than replace character-defining
elements from the restoration period. Where character-
defining elements are too severely deteriorated to
repair and where sufficient physical evidence exists,
replace them with new elements that match the forms,
materials and detailing of sound versions of the same
elements.

Where restoration is undertaken (notably for the Keith
and Tupper Residences) remaining original elements
are to be retained and repaired where possible, with
replacement only where deterioration necessitates it
(and using appropriate forms, materials, and detailing).
This will be reviewed in detail by HRM heritage staff at
the time of permitting.

14. Replace missing features from the restoration
period with new features whose forms, materials and
detailing are based on sufficient physical, documentary
and/or oral evidence.

Where restoration is undertaken (notably for the Keith
and Tupper Residences), it is based on strong physical
and documentary evidence (photos, plans, etc.).
Missing features - such as dormers and porch elements
- are to be reconstructed using historically accurate
forms, materials, and detailing.

Regional Centre Secondary Municipal Planning Strategy

Policy CHR-7
On any lot containing a registered heritage building located outside of the DH Zone and any approved Heritage
Conservation District, Council may consider a development agreement for any development or change in use not
otherwise permitted by the Land Use By-law to support the integrity, conservation and adaptive re-use of registered
heritage buildings. This includes development proposals that exceed the maximums floor area ratios or the maximum




building heights on Map 3 and Map 4 of this Plan. In considering such development agreement proposals, Council

shall consider that:

Policy

Comments

a) the development proposal maintains the heritage
value of any registered heritage property of which it is
part, including a registered heritage streetscape, and
does not propose to demolish any registered heritage
buildings that exist on the lot;

The proposed development will see the preservation,
rehabilitation, and adaptive re-use of the registered
heritage properties (the Gold Cure Institute and the
Crosskill, Neal, Keith, and Tupper Residences)
maintaining and enhancing their heritage value. It does
not propose to demolish any registered heritage
buildings. The proposed substantial alterations will be
carried out in accordance with the HRM Substantial
Alterations Reports approved by Halifax Regional
Council. Non-substantial alterations will be carried out
in accordance with municipal conservation standards
(Standards and Guidelines for the Conservation of
Historic Places in Canada 2" Ed.). See the Standards
and Guidelines Review Summary above.

b) the impact on adjacent uses, particularly residential
uses, is minimized in terms of intensity of use, scale,
height, traffic generation, noise, hours of operation, and
such other land use impacts as may be required as part
of a development;

HRM Traffic Services staff have reviewed and approved
the Traffic Impact Statement (TIS) provided and
anticipate that the traffic generation impacts of this
proposal can be accommodated by the surrounding
street network.

This proposal consists of multi-unit residential uses,
commercial uses, and other uses permitted as-of-right
by the underlying Centre designation and zone. This
aligns with existing uses in the neighbourhood, which
include residential ranging from single-unit to multi-unit
residential, as well as commercial and institutional
uses. The scale and height of the proposal is
comparable to the recently approved multi-unit high-rise
development on the same block (Spring Garden West)
and it employs transitional scaling, from high-rise to
mid-rise, as well as detailed setback, stepback, and
separation distance controls for Phases 2 and 3 of the
development, to minimize impacts of scale and height
on the lower density Historic Buildings and the Carlton
Street streetscape.

The proposed additional development rights are being
sought in exchange for the retention, rehabilitation, and
adaptive re-use of the registered and unregistered
historic buildings.

This development is subject to applicable by-laws and
administrative orders respecting lighting, noise, and
construction site management. Hours of operation are
regulated by the terms of the proposed development
agreement.

c) any new construction, additions, or renovations
facing a street substantially maintain the predominant
streetwall height, setbacks, scale, and the rhythm of the
surrounding properties, especially of registered heritage
properties;

Phase 3 Tower I's four-storey podium maintains the
predominant streetwall height along Robie Street set by
the adjacent Spring Garden West development. Phase
3 Tower II's three-storey podium height maintains the
predominant streetwall height along College Street
which is set by the Phase 1 Historic Buildings and the
adjacent Carlton Street Early Victorian Streetscape.




As is typical for historic areas in the urban core, front
and flanking setbacks are minimal and the new
development with front and flanking setbacks of 1.5m
and 1.25m are consistent with that context. The subject
site’s existing buildings have no predominant side and
rear setbacks, except for the Carlton Street Early
Victorian Streetscape whose tightly spaced buildings
and minimal setbacks will be retained.

The scale of the proposal is comparable to the recently
approved multi-unit high-rise development on the same
block (Spring Garden West). The retention,
rehabilitation, and adaptive re-use of the Phase 1 and
Phase 2 Historic Buildings conserves the scale and
rhythm of the Carlton Street Early Victorian
Streetscape.

The design of the Phase 3 Tower Il podium serves as a
visual transition along College Street toward the Phase
1 Heritage buildings. The podium’s design draws direct
influence from the scale, rhythm, and design of the
Phase 1 and Phase 2 Historic Buildings with it's three-
storey height, low window-to-wall ratio, grade-oriented
dwelling units, and traditional design elements (such as
a gable roof with dormers, vertically proportioned punch
windows arranged in repeating bays, human-scale
materials in the use of brick cladding, and low-window-
to-wall ratio). The Phase 3 Tower | Podium, being
further away from the heritage context, features many
of these same scale, rhythm, and design influences, but
more subtly and adapted for grade-oriented commercial
uses.

d) the development complies with Pedestrian Wind
Impact and Shadow Impact Assessment Protocol and
Performance Standards of the Land Use By-law;

A pedestrian wind impact assessment has been
submitted in compliance with the Regional Centre Land
Use By-law’s protocol. Wind conditions at all
measurement sites were within standard except for the
southwest corner of the Tower | Podium, which slightly
exceeded standard by 2 km/h. Wind mitigation
measures were recommended for this site and
implemented in the proposed design. An amended wind
impact assessment evaluating the effectiveness of
these mitigation measures is required by the terms of
the proposed development agreement at the time of
permitting.

This site does not fall within the areas identified in
Schedule 51 of the Regional Centre Land Use By-law
as requiring a shadow impact assessment.

e) the level of proposed investment in conservation
measures on the property and through the required
incentive or bonus zoning requirements is generally
proportional with the additional development rights
provided through the agreement, especially in cases of
new construction;

The applicant has provided a cost estimate for the
conservation work to be carried out on the Phase 1 and
2 Historic Buildings. Staff have reviewed the work
scope and assessed the estimated cost using an
internal calculator for evaluating proportional
conservation investment. Staff find that the proposed
investment in heritage conservation work, as a
combination of both incentive / bonus zoning public
benefit value and additional eligible conservation costs,
is proportional with the additional development rights
being sought through the proposed development




agreement (see Section 3.24 of the proposed
development agreement).

f) any un-registered, historic buildings on the lot that
contributes to neighbourhood character are preserved
to retain the visual integrity of the lot;

Of the four unregistered buildings within the subject site
the two buildings contributing to neighbourhood
character which are of the greatest heritage integrity
and potential heritage value are proposed to be
relocated on-site, rehabilitated, and integrated into
Phase 1 of the proposal, in accordance with the
approved Substantial Alteration applications (municipal
cases H00456, HRTG-2024-00259, and HRTG-2025-
01649).

g) the development complies with policies relating to
protected public views and view terminus sites;

This site is not a public view/view terminus site. This
site is not located within a Halifax Citadel view plane.
The terms of the proposed development agreement
require the developer to submit surveyed proof of
compliance with the Halifax Citadel Ramparts height
restrictions as a prior-to-issuance requirement at the
time of permitting for Phase 3 (see Section 3.2.4(e) of
the proposed development agreement).

h) incentive or bonus zoning is provided consistent with
the requirements of the Land Use By-law;

Bonus zoning will be required by the terms of the
proposed development agreement. 90% of the bonus
zoning value shall be applied toward the total
commensurate investment in heritage conservation,
consistent with the requirements of the Regional Centre
Land Use By-law.

i) the development agreement requires a waiver under
Section 18 of the Heritage Property Act to be registered
on the property before a development permit is issued
for any portion of the development; and

The waiving of Section 18 is required by the terms of
the proposed development agreement.

j) the general development agreement criteria set out in | See below.
Policy IM-7 in Part 9 of this Plan.

Policy IM-7
Policy Comments

a) the proposal is consistent with the Vision, Core
Concepts, Urban Design Goals, and all applicable
objectives and policies set out in the Regional Plan and
this Plan;

This development locates growth strategically within the
urban core of the municipality in an area with a “Centre”
designation and provides significant housing and
commercial space in a variety of building forms (high-
rise, tall mid-rise, and low-rise). This development
would direct growth close to major commercial and
transit corridor along Spring Garden Road and Robie
Street, while providing a mix of uses, to enhance an
existing complete community and provide more people
with close access to transit, goods, and services, within
walking distance.

The historic buildings being retained and rehabilitated
contribute to human scale design. While the taller high-
rise structures employ podium stepbacks to create low
streetwalls with human-scale architectural detailing, and
frequent entrances. This, combined with new open
spaces, improved landscaping, and street furniture,
further contributes to human-scale design.




While the development includes new landscaped open
spaces (see Attachment A, Schedule D) that allow for
pedestrian travel around the site in some directions, it
does not significantly improve pedestrian travel paths
from College Street to Spring Garden Road (owing to
the large neighbouring development) or from Robie
Street to Carlton Street. Nonetheless, the proposal
would be a net improvement in pedestrian access and
experience to the site versus the present use.

Through the retention, rehabilitation, and adaptive re-
use of the Phase 1 and Phase 2 Historic Buildings, the
proposal supports neighbourhood revitalization,
preserves significant cultural features and focuses new
growth where supportive services and infrastructure are
available. It also provides visually and physically
accessible landscaped open spaces for the use of
residents and the public.

The proposed development responds to the historical
and urban context and supports accessibility, active
transportation, and transit. It is in general alignment
with the core concepts of complete communities,
human-scale design, pedestrian-first design, and
strategic growth. The proposal is generally consistent
with applicable policies and objectives of this plan and
the Regional Plan, as outlined in this policy review.

b) the proposal is appropriate and not premature by
reason of:

i) the financial capacity of the Municipality to absorb any
costs relating to the development,

ii) the adequacy of municipal wastewater facilities,
stormwater systems or water distribution systems,

iii) the proximity of the proposed development to
schools, parks, and community facilities, and the
capability of these services to absorb any additional
demands,

iv) the adequacy of transportation infrastructure for
pedestrians, cyclists, public transit and vehicles for
travel to and within the development, and

The proposal is appropriate and not premature by
reasons outlined:

i) There will be no additional costs for the Municipality
relating to the development. The developer will be
required to pay for site servicing and any other works to
take place pertaining to the development;

i) Halifax Water did not express any anticipated
concerns regarding wastewater, stormwater, or water
distribution which must be addressed prior to
permitting;

iii) HRCE provided advisory comments that councillors
and community may wish to raise the matter of school
capacities with their MLA, but that HRCE recognizes
school capacity to be insufficient grounds to deny an
individual planning application, see Sunset Plaza Inc.
(Re), 2022 NSUARB 74 (CanLlIl). HRM Parks did not
express any anticipated concerns regarding availability
or capacity for parks and community facilities;

iv) The subject property fronts on Robie, College, and
Carlton Streets, and is near Spring Garden Road. This
area is served by nearby active transportation and
public transit facilities, including the Spring Garden
Road and Robie Street transit priority corridors, and is
one block from the proposed University Avenue
protected bike lane. It is also served by multiple nearby
bus stops on Robie Street, Coburg Road, and Spring
Garden Road. Pedestrian facilities such as dual
sidewalks are provided throughout the neighbourhood
and access to parks is provided through both Camp Hill
Cemetery, the Halifax Public Gardens, Balcom Park,




v) the impact on registered heritage buildings, heritage
streetscapes, and heritage conservation districts;

Victoria Park, Gorsebrook Park, and the Halifax
Common;

v) The subject site includes multiple municipally
registered heritage properties, including the Carlton
Street Early Victorian Streetscape and the Gold Cure
Institute. The proposal includes the retention and
rehabilitation of five such registered heritage buildings,
and the retention and rehabilitation of an additional two
unregistered historic buildings with the potential for
future registration. The rehabilitation and adaptive re-
use of the registered heritage properties will be carried
out in accordance with the specifications of the HRM
Substantial Alterations applications previously approved
by Halifax Regional Council (municipal cases H00456,
HRTG-2024-00259, and HRTG-2025-01649). No other
registered heritage buildings, streetscapes, or
established heritage conservation districts are
anticipated to be impacted by the proposal. See the
Standards and Guidelines review summary above for
more details.

c) the subject lands are suitable for development in
terms of the steepness of grades, soil and geological
conditions, locations of watercourses, wetlands, and
susceptibility to flooding;

HRM Development Engineering and HRM Environment
and Climate Change did not express any anticipated
concerns that must be addressed prior to permitting
with regard to site suitability, steepness of grades, soil
and geological conditions, location of watercourses and
wetlands, and flooding susceptibility.

d) that development regulations in the proposed
rezoning or development agreement will adequately
mitigate potential conflict between the proposed
development and nearby land uses, by reason of:

i) type of use(s),

ii) built form of the proposed building(s),

Potential conflict is adequately minimized by
development regulations:

i) The proposed use(s) in this application are multi-unit
residential uses, commercial uses, and any non-
residential uses permitted by the underlying zone. This
aligns with the uses permitted in the Centre
designation, as well as with the neighbourhood and site
context. The neighbourhood contains residential,
commercial, and institutional uses, and a range of
scales and densities, from single-unit dwellings to multi-
unit high-rise developments.

ii) The proposed development consists of an accessible
heritage apartment complex (Phase 1), a new 10-storey
tall-mid-rise multi-unit residential building and the
rehabilitation of three registered heritage properties
(Phase 2), and two high-rise towers with linked podiums
surrounding a landscaped courtyard (Phase 3). The
surrounding area contains a mix of built forms from
single-unit dwellings to multi-unit residential high-rises
and commercial office buildings. The built form of the
proposed new construction is comparable to similar
development on the same block (Spring Garden West),
and the 2.5 to 3-storey built form of the Carlton Street
Early Victorian Streetscape is maintained through the
retention, rehabilitation, and adaptive re-use of the
Phase 1 and Phase 2 Historic Buildings. A range of
design and siting requirements have been imposed via
the proposed development agreement to mitigate
conflict by reason of built form, including setbacks,




iii) impacts on adjacent uses, including compatibility
with adjacent residential neighbourhoods, parks,
community facilities, and railway operations,

iv) traffic generation, safe access to and egress from
the site, and parking,

v) open storage and signage, and

vi) impacts of lighting, noise, fumes and other
emissions.

stepbacks, separation distances, podium height
restrictions, and design / material requirements.

iii) Whereas this development spans roughly half of a
city block and contains a mix of new buildings and
existing registered and unregistered historic buildings,
the new construction has been designed to enhance
compatibility with the adjacent residential uses (the
historic buildings and the broader Carlton Street Early
Victorian Streetscape). This has been achieved through
the aforementioned setbacks, stepbacks, separation
distances, podium height restrictions, and design and
material requirements. Of particular note are the human
scaled podiums of the Phase 3 Towers, with the Tower
Il podium employing additional heritage inspired,
human scaled design elements and materials to create
a visually compatible streetwall. This, in combination
with the proposed 6.0m landscaped buffer and the 5.0m
podium stepback facing the heritage resources, helps
to position the high-rise massing away from the
heritage resources, mitigating its impacts. Staff do not
anticipate conflict by reason of impacts on parks or
community facilities. Emergency Health Services has
found this proposal to be located outside of helicopter
flight paths and does not anticipate conflict.

iv) HRM Traffic Services has reviewed and approved
the applicant’s Traffic Impact Statement (TIS). Traffic
generation, safe access and egress to and from the
site, and parking are not anticipated to conflict with
nearby land uses. The proposed development
agreement includes requirements for review and
approval of a revised TIS in circumstances where non-
substantive amendments requested in future could
change traffic generation at this site.

v) The proposal will be required to meet the Land Use
By-law provisions for open storage and signage, which
mitigate potential conflicts with nearby land uses;

vi) The proposed uses in this application are multi-unit
residential uses, commercial uses, and any non-
residential uses permitted by the underlying zone. This
aligns with the uses permitted in the existing Centre
designation of these lands, as well as with the
neighbourhood and site context. The associated
impacts of lighting, noise, fumes, or other emissions are
not anticipated to be in conflict with surrounding uses.
The proposed agreement does not exempt this
development from compliance with applicable
regulations for lighting, noise, or construction site
management. Hours of operation for commercial uses
are required to comply with all relevant municipal and
provincial regulations. Hours of operation for deliveries
and refuse collection are restricted by the terms of the
proposed development agreement.

Regional Municipal Planning Strategy (Regional Plan)

Cultural and Heritage Resources




Policy

Comments

CH-5

HRM shall consider the retention, preservation,
rehabilitation and restoration of those buildings, public
building interiors, streetscapes, cultural landscapes,
areas and districts of historic, architectural or cultural
value in both urban and rural areas and encourage
their continued use.

The proposed development includes the retention,
preservation, rehabilitation, and adaptive re-use of
multiple registered heritage properties and unregistered
heritage buildings to ensure their viable continued use.

Transportation and Mobility

T-3

When preparing secondary planning strategies or
negotiating development agreements, HRM shall
consider:

(a) protecting greenways from development that would
disrupt the continuity of planned greenways;

(b) requiring planned greenways to be built by
developers to HRM standards when the land abutting
them is developed; and

(c) requiring new development be connected to, and
provide access to, existing and planned greenways.

The proposed development is not located in proximity
to any active or proposed greenways.

T-9

HRM shall require mixed use residential and
commercial areas designed to maximize access to
public transit (Transit Oriented Development) within the
Urban Transit Service Boundary through secondary
planning strategies, and shall strive to achieve the
intent of this policy through land use by-law
amendments, development agreements and capital
investments.

The proposed development achieves the intent of
transit-oriented development by siting new mixed-use
development along and in close proximity to existing
transit routes and transit priority corridors.

Priorities Plans

Policy G14-A

In considering development agreements or amendments to development agreements, or any proposed
amendments to the Regional Plan, secondary planning strategies, or land use by-laws, in addition to
the policies of this Plan, HRM shall consider the objectives, policies and actions of the priorities plans

approved by Regional Council since 2014, including:

(a) The Integrated Mobility Plan;
(b) Halifax Green Network Plan;
(c) HalifACT;

(d) Halifax’s Inclusive Economic Strategy 2022-2027; and
(e) any other priority plan approved by Regional Council while this policy is in effect.

Priorities Plan

Applicable Policy/Action

Comments

Culture & Heritage Priorities Plan

Goal: Express culture through place

The proposed development aligns
with the CHPP goal of expressing
culture through place by conserving
multiple registered and unregistered
historic buildings and rehabilitating
a significant portion of a municipally
registered heritage streetscape. In
doing so, the proposal supports the
municipality in telling stories through
community design, built form, and
placemaking efforts.




Halifax’s Inclusive Economic
Strategy 2022-2027

Strategic Objective 1.6 - Increase
housing stock.

The proposed development will
increase the quantity and variety of
housing stock in the municipality
through the proposed multi-unit
residential buildings, helping to
accommodate Halifax’s growing
population.

HalifACT

Action 23 - Integrate climate into
land use planning policies and
processes

The proposed development
sufficiently addresses climate into
its proposal by reducing sprawl and
efficiently using transportation
systems, including locating
development on and near major
transit routes (Robie Street & Spring
Garden Road).

Green Network Plan

General Considerations

Cultural Landscapes

Ecology
Working Landscapes

Outdoor Recreation

Community Shaping

The development slightly improves
open space opportunities on the
subject site but is likely to introduce
significant additional open space
demand to the surrounding area.

The development falls within the
‘Citadel and Halifax Common
Lands’ cultural landscape, where
pedestrian access through
developments is encouraged. The
development adds travel paths
around the lands which connect
with existing greenspace and travel
paths on Dalhousie lands to the
south. Connections to the north may
be impacted by the neighbouring
development.

n/a
n/a

The proposed additional multi-unit
housing will add significant new and
unique recreation needs to existing
parks and open spaces, which may
impact park management and
maintenance requirements.

High-density development within the
urban core helps alleviate sprawl
and its impacts on the broader open
space network throughout HRM.

Integrated Mobility Plan

Policy 3.2.5 (A) - Plan new and
existing Transit Priority Corridors
and terminals as focal points for
higher density, compact
development with a mix of
residential, commercial and
employment uses within walking
distance of transit service.

The development site lies along the
Robie Street transit priority corridor
and near the Spring Garden Road
transit priority corridor. Increasing
housing stock along these corridors,
including through the proposed
development, will contribute
towards the goal of compact
development with a mix of uses
(residential and commercial) within
walking distance of transit service.




ATTACHMENT D:
PLANAPP 2024-01098 — PUBLIC ENGAGEMENT SUMMARY

Overview
Respondent Feedback

Staff requested input on PLANAPP 2024-01098 via

a page on the municipal website, signage posted on 33%
the subject site, and a fact sheet mailout distributed
to the 480 owners and residents within an 80-metre
radius in the Winter of 2025 which sought to inform ‘
them of the proposal and solicit their feedback. Staff

33%

received three (3) submissions regarding the 33%
applicant’s proposed development: General Support = Qualified Support
. 1 person expressed for = Predominantly Concerns

the proposal.

e 1 expressed qualified support for the proposal (support with concerns over certain aspects of the
proposal).

o 1 expressed predominantly concerns regarding the proposal.

Response Summary

The 3 respondents provided comments on a variety of topics, which are summarized below:

Scale and Density
¢ One respondent expressed concern about the height of the proposal.
Heritage Conservation
¢ One respondent expressed appreciation for the conservation and adaptive re-use of the heritage
buildings.
¢ One respondent expressed appreciation for the proposed reinstatement of Scottish Dormers on 1468
Carlton St.
Transportation
e One respondent expressed concern that the high number of parking spaces would encourage car use,
worsening congestion, and they expressed a desire to disincentivize car use in favour of transit and
active transportation.
General Building Design
e Two respondents expressed concern about wind impacts.
e One respondent expressed concern about potential noise and unpleasant exhaust from building
mechanical systems.
e One respondent expressed a desire for measures to prevent bird collisions with building windows and
for green roofing options.
Construction
¢ One respondent expressed concern about construction impacts, property damage, and site access.
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