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5146 Bishop Street, Halifax  

ORIGIN 

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

LEGISLATIVE AUTHORITY 

See Attachment A. 

RECOMMENDATION 

It is recommended that the Design Review Committee: 

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

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

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

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

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

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

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

Location Southeast corner of Hollis Street and Bishop Street 

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

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

Site Conditions Significant grade change along Bishop Street 

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

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

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

 Three storey residential building across Hollis to the west; 

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

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

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

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

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

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

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

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

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

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

 Zone: DH-1 (Downtown Halifax) 

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

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

 Streetwall Setback: Setbacks vary (0 – 4 metres) 

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

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

 Minimum ground floor height 

 Minimum streetwall stepback 

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

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

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

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

proposed by the applicant (Attachment C) 
 

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

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

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

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

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

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

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

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

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

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

manual; and  
 

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

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

guidelines of the design manual; and,  
 

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

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

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

manual; and 
 

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

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

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

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

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

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

 
 

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

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

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

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

ATTACHMENTS 

Map 1 Zoning and Location 

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

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

Report Prepared by: Melissa Eavis, Planner II, 902.490.3966 

Original Signed 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

by Design Downtown Plan Area and the Centre Plan Area. 

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

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

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



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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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



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

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

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

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

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

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

the Council. 

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

zoning agreement. 

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

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

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

(3) No action lies against the Municipality or against any agent, servant or employee of the 
Municipality for anything done pursuant to this Section. 
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TYP. HORIZONTAL PANEL CLADDING 
IN WOOD-LOOK PORCELAIN TILE 
OR HIGH PRESSURE LAMINATE
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1 EAST ELEVATION @ INTERNAL PROPERTY LINE
A-202

 SSG CURTAIN WALL OR WINDOW WALL
WHITE CERAMIC FRIT PATTERN.

SANDSTONE OR SMOOTH FACE
MANUFACTURED STONE CLADDING. TYP.

CLEAR GLASS BALCONY RAILING

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

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

CURTAIN WALL PUNCHED OPENINGS TYP.

PRE-FINISHED METAL PLANTER BOXES

SSG CURTAIN WALL OR WINDOW WALL
WHITE CERAMIC FRIT PATTERN

CLEAR GLASS BALCONY RAILING

BRICK SMOOTH FACE. TYP.

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

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

SANDSTONE OR MANUFACTURED
SMOOTH FACE STONE. TYP.
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A-204

HORIZONTAL PANEL CLADDING. TYP.

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

PREFINISHED METAL SHROUD
CHARCOL GREY TYP.

POWDER COATED METAL
FRENCH BALCONY RAILING TYP.

PUNCHED OPENINGS TYP.

SANDSTONE OR
MANUFACTURED SMOOTH FACE
STONE CLADDING. TYP.

WOOD OR PATINA METAL DOOR
AND ENTRY SHROUD

POST-BONUS INTEGRATED ART INSTALLATION. SANDSTONE OR
MANUFACTURED SMOOTHFACE STONE SCREENWALL OVER
CURTAINWALL GLAZING SYSTEM BEYOND
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P R O J E C T  BR I E F

�ŬistiĐs͕ on ďeŚalĨ oĨ Deǆel DeǀeloƉŵenƚs͕ is sƵďŵiƫng a ^iƚeͲ
Wlan �ƉƉƌoǀal �ƉƉliĐation Ĩoƌ a ŵiǆeĚͲƵse ĚeǀeloƉŵenƚ aƚ ϭϯϲϯ 
,ollis ^ƚƌeeƚ͕ ϱϭϰϬ͕ anĚ ϱϭϯϰ �isŚoƉ ^ƚƌeeƚ ;ƚŚƌee loƚs in ƚoƚal͖ W/D^ 
ϬϬϬϬϯϵϬϱ͕ ϬϬϬϬϯϵϭϯ͕ anĚ ϰϬϴϴϯϵϰϰͿ͘ dŚe ƉƌoũeĐƚ siƚe is a Đoƌneƌ 
sƚƌeeƚ loĐation͕ ďoƵnĚeĚ ďǇ �isŚoƉ ^ƚƌeeƚ ƚo ƚŚe EoƌƚŚ anĚ ,ollis 
^ƚƌeeƚ ƚo ƚŚe tesƚ͘  dŚe ϴͲsƚoƌeǇ taƚeƌĨoƌĚ �Ɖaƌƚŵenƚ �ƵilĚing 
;ϭϯϰϯ Θ ϭϯϰϱ ,ollis ^ƚƌeeƚ W/D ϬϬϬϬϯϴϵϳͿ Ĩoƌŵs ƚŚe ^oƵƚŚ Ɖeƌiŵeƚeƌ 
anĚ is also oǁneĚ ďǇ ƚŚe ĚeǀeloƉeƌ ;Deǆel DeǀeloƉŵenƚsͿ͘  dŚe 
�asƚ siĚe oĨ ƚŚe ƉƌoƉeƌƚǇ is ďoƌĚeƌeĚ ďǇ a ϱͲsƚoƌeǇ ŵiǆeĚ Ƶse 
ďƵilĚing͘ �Đƌoss ƚŚe sƚƌeeƚ͕ ƚŚe ϮϭͲsƚoƌeǇ �leǆanĚeƌ ďƵilĚing is ƵnĚeƌ 
ĐonsƚƌƵĐtion͘

dŚe ƉƌoƉeƌties ;W/D^ ϬϬϬϬϯϵϬϱ͕ ϬϬϬϬϯϵϭϯ͕ anĚ ϰϬϴϴϯϵϰϰͿ oĐĐƵƉǇ 
ϳϵϭ͘ϴmР ƚoƚal anĚ ĐonƚaineĚ ƚŚƌee ďƵilĚings ;ϰͲsƚoƌeǇs͕ ϮͲsƚoƌeǇs͕ anĚ 
ϯͲsƚoƌeǇs ƌesƉeĐtiǀelǇͿ ǁŚiĐŚ Śaǀe ďeen ĚeŵolisŚeĚ in ƉƌeƉaƌation 
Ĩoƌ ƚŚis ĚeǀeloƉŵenƚ ƉƌoƉosal͘  dŚe eǆisting ƉƌoƉeƌties ĚiĚ noƚ 
Đonƚain ƌegisƚeƌeĚ Śeƌiƚage ďƵilĚings͕ aďƵƚ ƌegisƚeƌeĚ Śeƌiƚage 
ƉƌoƉeƌties͕ oƌ eǆisƚ ǁiƚŚin a Śeƌiƚage Đonseƌǀation ĚisƚƌiĐƚ͘ dŚe 
ĚeǀeloƉeƌ Śas asseŵďleĚ ƚŚe ƚŚƌee loƚs ĐoŵƉƌising ƚŚe ,ollis siƚe 
anĚ Śas ĚisĐŚaƌgeĚ ƚŚe ĐƵƌƌenƚ D� on ƚŚe taƚeƌĨoƌĚ ƉƌoƉeƌƚǇ ;W/D 
ϬϬϬϬϯϴϵϳͿ seƉaƌaƚelǇ Ĩƌoŵ ƚŚis aƉƉliĐation͘ dŚe ĚeǀeloƉeƌ Śas aƉƉlieĚ Ĩoƌ sƵďĚiǀision ĐonsoliĚation ǁiƚŚ ƚŚe ϭϯϲϯ ,ollis siƚe ;KĐƚoďeƌ 
Ϯϱ͕ ϮϬϭϲͿ͕ ǁŚiĐŚ ǁill Đƌeaƚe one laƌge neǁ ƉƌoƉeƌƚǇ ďǇ ƌeŵoǀing ƚŚe inƚeƌnal ƉƌoƉeƌƚǇ lines͘  dŚe ƚoƚal aƌea oĨ all ĨoƵƌ ƉƌoƉeƌties is 
ϮϳϴϬ͘ϲϲmР ͘ 

dŚe ƉƌoƉoseĚ ĚeǀeloƉŵenƚ ƌanges Ĩƌoŵ ϳͲsƚoƌeǇs ŚigŚ on ƚŚe ,ollis ^ƚƌeeƚ enĚ ƚo ϴͲsƚoƌeǇs ŚigŚ ǁiƚŚ a ϮͲsƚoƌeǇ loŌ ƉenƚŚoƵse Ƶniƚ 
aƚ ƚŚe easƚeƌn �isŚoƉ ^ƚƌeeƚ enĚ͕ anĚ naǀigaƚes a sƵďsƚantial gƌaĚe ĐŚange oĨ ϲ͘Ϯϰŵ ;ϮϬ͘ϱ͛Ϳ along �isŚoƉ ^ƚƌeeƚ ͘ dŚe ďƵilĚing ǁill 
inĐlƵĚe ϰϯ Ƶniƚs ƚoƚal ;a ŵiǆ oĨ ϭ͕ Ϯ ďeĚƌooŵ Ƶniƚs͕ ϰ oĨ ǁŚiĐŚ aƌe ǁalŬͲƵƉͿ͕ oǀeƌ ϭϬϬϬsƋŌ oĨ aƚ gƌaĚe ƌeƚail sƉaĐe͕ anĚ ǁill Ɖƌeseƌǀe ƚŚe 
ĐƵƌƌenƚ ƉaƌŬing gaƌage aĐĐess inƚo ƚŚe taƚeƌĨoƌĚ ďƵilĚing Ĩƌoŵ �isŚoƉ ^ƚƌeeƚ ǁŚile Đƌeating a sŚaƌeĚ ƵnĚeƌgƌoƵnĚ ƉaƌŬaĚe͘  ϭϮ neǁ 
ƉaƌŬing sƉaĐes oǀeƌ Ϯ leǀels ǁill ďe aĚĚeĚ ƚo ƚŚe ϴϮ loĐaƚeĚ in ƚŚe taƚeƌĨoƌĚ͘ 

/n aĚĚition ƚo Ƶniƚ ďalĐonǇ anĚ ƌooĨ ƚeƌƌaĐe sƉaĐes͕ a Ɖƌiǀaƚe aƚ gƌaĚe lanĚsĐaƉeĚ ƉoĚiƵŵ oī oĨ ,ollis ^ƚƌeeƚ ;ϭϯϮ͘ϱmРͿ as ǁell as ƚǁo 
ƌooĨ ƚoƉ aŵeniƚǇ ƚeƌƌaĐes ;ϭϯϰmРͿ anĚ ;ϭϰϴŵРͿ ƉƌoǀiĚe a ƚoƚal oĨ ϰϭϰ͘ϱmР  Đoŵŵon lanĚsĐaƉeĚ aƌea͘  dŚis Ěoes noƚ inĐlƵĚe anǇ oĨ ƚŚe 
eǆisting lanĚsĐaƉeĚ aƌea ƉƌoǀiĚeĚ ďǇ ƚŚe taƚeƌĨoƌĚ͘

dŚe ƚŚƌee ƉƌoƉeƌties on ǁŚiĐŚ ƚŚe neǁ ďƵilĚing ǁill ďe ďƵilƚ sƚƌaĚĚle WƌeĐinĐƚ ϭ ;W/D ϰϬϴϴϯϵϰϰͿ anĚ WƌeĐinĐƚ Ϯ ;W/D^ ϬϬϬϬϯϵϯϭϯ anĚ 
ϬϬϬϬϯϵϬϱͿ͕ ŵaŬing a single ĚeǀeloƉŵenƚ sligŚƚlǇ ĐŚallenging in ƚŚe inƚeƌƉƌeƚation oĨ eaĐŚ ƉƌeĐinĐƚ s͛ ƌeƋƵiƌeŵenƚs͘  WƌeĐinĐƚ ϭ alloǁs 
Ĩoƌ a ϯϰŵ ƉosƚͲďonƵs ŚeigŚƚ ǁŚiĐŚ ƚŚe ĚeǀeloƉeƌ inƚenĚs ƚo Ƶse ďǇ ƉƌoǀiĚing a ƉƵďliĐ ďeneĮƚ ǀia ƉƵďliĐ aƌƚ insƚallations anĚ ƉƵďliĐlǇ 
aĐĐessiďle oƉen sƉaĐe aƚ ƚŚe ŵain ƌesiĚential enƚƌanĐe anĚ aƚ ƚŚe gƌaniƚe ĐlaĚ ĨoƵnĚation ďeloǁ ƚŚe ƌeƚail sƉaĐe͘

Eeǁ ĐŚanges inĐlƵĚeĚ ǁiƚŚin ƚŚis Design Rationale anĚ ĨƵll ƌeͲsƵďŵission ƉaĐŬage aƌe sƵďseƋƵenƚ ƚo ƚŚe ƉƌeliŵinaƌǇ Ɖƌesenƚation 
ďeĨoƌe ƚŚe Design Reǀieǁ �oŵŵiƩee on KĐƚoďeƌ ϭϯ͕ ϮϬϭϲ͘ dŚe ƉƌoũeĐƚ ǁas ƵƉĚaƚes ƚo aĚĚƌess DR� Đoŵŵenƚs͘ WaƌtiĐƵlaƌlǇ ƚŚe sƚƌeeƚ 
enƚƌanĐe aƌtiĐƵlation along ďisŚoƉ anĚ ƚŚe ƌeĚƵĐtion in ǀision glaǌing in ƚŚe ŵiĚƌise Ɖoƌtion oĨ ƚŚe ďƵilĚing͘

F ig u r e  1.  ^iƚe >oĐation Diagƌaŵ
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E X I S T I N G  P L A N N I N G  &  L A N D - U S E  C O N T E X T

�iǀiĐ �ĚĚƌesses͗  ϭϯϲϯ ,ollis ^ƚƌeeƚ 
;PID#00003905͖ ϭϳϱ͘ϱmР͕ ϰͲsƚoƌeǇ eǆisting ďƵilĚingͿ
ϱϭϰϬ �isŚoƉ ^ƚƌeeƚ 
;PID#00003913͖ ϯϬϱ͘ϲmР͕ 2ͲsƚoƌeǇ eǆisƚing ďƵilĚingͿ
ϱϭϯϰ �isŚoƉ ^ƚƌeeƚ 
;PID#40883944͖ ϯϭϬ͘ϳmР͕ 3ͲsƚoƌeǇ eǆisƚing ďƵilĚingͿ  

RDW^ Designation͗  Regional �enƚƌe 
Wlan �ƌea͗ ,aliĨaǆ WeninsƵla 
Wlan ^ƵďͲ�ƌea͗   Doǁnƚoǁn ,aliĨaǆ ^eĐonĚaƌǇ DƵniĐiƉal Wlan �ƌea

�oning͗ Downtown Halifax 1 (DH-1) ;>h� DaƉ ϭͿ
WƌeĐinĐƚ͗ Precinct 2 Barrington Street South 

;W/D ϬϬϬϯϵϬϱ anĚ ϬϬϬϬϯϵϭϯͿ 
and 
Precinct 1 Southern Waterfront 
;W/D ϰϬϴϴϯϵϰϰͿ ;ďƵƚ noƚ Ɖaƌƚ oĨ ^ĐŚeĚƵle tͿ
;>h� DaƉs ϭ anĚ ϮͿ

Daǆ͘ WƌeͲ�onƵs ,eigŚƚs͗  ϮϮŵ ;W/D ϬϬϬϯϵϬϱ anĚ ϬϬϬϬϯϵϭϯͿ 
and
Ϯϲŵ ;W/D ϰϬϴϴϯϵϰϰͿ
;>h� DaƉ ϰͿ

Daǆ͘ WosƚͲ�onƵs ,eigŚƚs͗  22m ;W/D ϬϬϬϯϵϬϱ anĚ ϬϬϬϬϯϵϭϯͿ 
and 
34m ;W/D ϰϬϴϴϯϵϰϰͿ
;>h� DaƉ ϱͿ

F ig u r e  2 .  ^iƚe �onƚeǆƚ  Ͳ �ǆisting

F ig u r e  3.  ^iƚe �onƚeǆƚ  Ͳ Eeǁ
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L A N D  U S E  BY - L A W  S U M M A R Y

Weƌ ƚŚe ĨƵll sƵďŵission ƉaĐŬage anĚ ďeloǁ sƵŵŵaƌǇ͕  ƚŚe ƉƌoƉoseĚ ďƵilĚing satisĮes all 
>h� ƌeƋƵiƌeŵenƚs ǁiƚŚ ƚŚe eǆĐeƉtion oĨ ƚŚe not e d v ar ianc e s͘ ReĨeƌ ƚo inĚiǀiĚƵal ǀaƌianĐe 
ƌeƋƵesƚs Ĩoƌ aĚĚitional Ěeƚails͘

>�ED h^� R�Yh/R�D�Ed^

7(4a) Dǁelling hniƚ Diǆ͗ ĐoŵƉlianƚ͖
ϭͬϯ oĨ ƚoƚal Ƶniƚs ƌeƋƵiƌeĚ ƚo ďe ƚǁo oƌ ŵoƌe ďeĚƌooŵs
ϰϯ Ƶniƚs ƚoƚal с 17x 2+ bedroom units required
ϭϳǆ Ϯн ďeĚƌooŵ Ƶniƚs ƉƌoǀiĚeĚ
;ϭϳǆ ϮͲďeĚƌooŵ͕ Ϯϲǆ ϭͲďeĚƌooŵͿ

7(8) >anĚsĐaƉeĚ ^ƉaĐe͗ ĐoŵƉlianƚ͖
ϭϭ͘ϮϱŵР ƌeƋƵiƌeĚͬƵniƚ in WƌeĐinĐƚ Ϯ
Ϯϳ Ƶniƚs ǁiƚŚin WƌeĐinĐƚ Ϯ с 303.75m2 required
392mР ƚoƚal lanĚsĐaƉeĚ sƉaĐe ƉƌoǀiĚeĚ

7(10) >anĚsĐaƉeĚ ^ƉaĐe͗ ĐoŵƉlianƚ͖
ŵaǆiŵƵŵ ϲϬй oĨ lanĚsĐaƉeĚ oƉen sƉaĐe Đan ďe ƚƌansĨeƌƌeĚ ƚo   
a nonͲsloƉing ƌooŌoƉ͕ aƌea ŵƵsƚ ďe ŵiniŵƵŵ ϱϲŵР 
ϲϬй oĨ ϯϬϯ͘ϳϱŵР с maximum 182.25m2 transferred
ϭϯϮ͘ϱŵР ƉƌoǀiĚeĚ aƚ gƌaĚe 
ϭϰϴŵϮ ĨƵllǇͬ �& aĐĐessiďle ϴƚŚ Ňooƌ ƌooĨ ƚeƌƌaĐe
ϭϯϰŵϮ ĨƵllǇ aĐĐessiďle ϮnĚ Ňooƌ ƌooĨ ƚeƌƌaĐe aďoǀe ƚŚe aŵeniƚǇ 
sƉaĐe

�h/>d &KRD R�Yh/R�D�Ed^

8(3-5) ,eƌiƚage͗  ĐoŵƉlianƚ͖
no ƌegisƚeƌeĚ Śeƌiƚage ƉƌoƉeƌties͕ noƚ aďƵƫng ƌegisƚeƌeĚ 
Śeƌiƚage  ƉƌoƉeƌties͕ noƚ ǁiƚŚin a Śeƌiƚage ĚisƚƌiĐƚ

8(7) �ƵilĚing ,eigŚƚ͗ WƌeĐinĐƚ ϭ ϯϰŵ ƉosƚͲďonƵs ŚeigŚƚ ŵeƚ͕ see ϭϮ;ϳͿ ƌeĨeƌenĐe͖
se e  v ar ianc e  r e q u e st  # 1 f or  2 2 m  P r e c inc t  2  m ax im u m  he ig ht ͖
ϮϮŵ ŚeigŚƚ ƌeƋƵiƌeŵenƚ Ĩoƌ WƌeĐinĐƚ Ϯ ŵeƚ aƚ ,ollis ^ƚƌeeƚ͖ 
Ϯ͘ϵŵ oǀeƌ iĨ ƚaŬen Ĩƌoŵ aǀeƌage gƌaĚe ;ϭϮ͘ϭϱŵͿ oĨ entiƌe 
WƌeĐinĐƚ Ϯ siƚe
;no ƉosƚͲďonƵs ŚeigŚƚ alloǁeĚ Ĩoƌ WƌeĐinĐƚ ϮͿ

8(8) ^eƌǀiĐe �leŵenƚs͗ ĐoŵƉlianƚ͖ seƌǀiĐe eleŵenƚs eǆĐeeĚing ŵaǆiŵƵŵ ďƵilĚing 
ŚeigŚƚ ƌeƋƵiƌeŵenƚs oĐĐƵƉǇ less ƚŚan ϯϬй oĨ ƚŚe ƌooĨ aƌea

8(9) sisƵal deƌŵinƵs͗ noƚ ǁiƚŚin a Ɖƌoŵinenƚ ǀisƵal ƚeƌŵinƵs siƚe ;DaƉ ϵͿ
8(10) ^eƌǀiĐe �leŵenƚs͗ se e  v ar ianc e  r e q u e st  # 2  f or  2 2 m  P r e c inc t  2  m ax im u m  he ig ht ;

naƌƌoǁ loƚ Ěoes noƚ alloǁ Ĩoƌ eleǀaƚoƌͬĐiƌĐƵlation Đoƌe ƚo ďe seƚ 
anǇ ĚeeƉeƌ inƚo ƚŚe neǁ ďƵilĚing ĨooƚƉƌinƚ͖ seƌǀiĐes aƌe loĐaƚeĚ 
on an inƚeƌnal loƚ ƌooĨ line͘ dŚis also inĐlƵĚes ƚŚe glass ƌailing aƚ 
ƚŚe ϴƚŚ Ňooƌ ƌooĨ ƚeƌƌaĐe͘

8(13) ϰ͘ϱŵ &d& ,eigŚƚ͗ se e  v ar ianc e  r e q u e st  # 3;
ϯ͘ϳϴŵ Ňooƌ ƚo Ňooƌ ŚeigŚƚ ŵeƚ aƚ ƌeƚail sƉaĐe͖ 
^ƚeeƉ gƌaĚe Ěoes noƚ alloǁ Ĩoƌ ĐontinƵoƵs aĐĐessiďle 
ĐoŵŵeƌĐial Ƶses along �isŚoƉ ^ƚƌeeƚ Ĩƌonƚage

8(14) sieǁ Wlanes͗ ĐoŵƉlianƚ͖ no ǀieǁ Ɖlanes oǀeƌ neǁ Ɖoƌtion ;Ɖeƌ >h� sieǁ 
Wlanes DaƉ anĚ ƵƉĚaƚeĚ ƚoƉogƌaƉŚiĐal sƵƌǀeǇ ĚƌaǁingͿ

8(17) RaŵƉaƌƚs͗  ĐoŵƉlianƚ͖ no Ɖaƌƚ ǀisiďle Ĩƌoŵ ƌaŵƉaƌƚs
8(18) tinĚ /ŵƉaĐƚ͗ ĐoŵƉlianƚ͖ see tinĚ /ŵƉaĐƚ �ssessŵenƚ
8(19) �ĐĐessoƌǇ �ƵilĚings͗ ĐoŵƉlianƚ͖ no aĐĐessoƌǇ ďƵilĚings

F ig u r e  4 .  7(10) >anĚsĐaƉeĚ ^ƉaĐe

BISHOP ST.

H
O

LL
IS

 S
T.

GRADE TERRACE (176m2)

WATERFORD

TERRACE 
(148m2)

F ig u r e  5 .  8(8) ^eƌǀiĐe �leŵenƚs

BISHOP ST.

H
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IS
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T.

WATERFORD
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8(20) Daƚeƌials͗  ĐoŵƉlianƚ͖ no ƉƌoŚiďiƚeĚ ĐlaĚĚing
^dR��dt�>>^ 

;

9(6) ^ƚƌeeƚǁall tiĚƚŚ͗ ĐoŵƉlianƚ͖ ĨƵll loƚ Ĩƌonƚage on ďoƚŚ sƚƌeeƚǁalls͖ 
sƚƌeeƚǁall ǁiĚƚŚ is gƌeaƚeƌ ƚŚan ϴϬй oĨ loƚ ǁiĚƚŚ
noƚ ǁiƚŚin Đenƚƌal ďloĐŬs ;>h� DaƉ ϴͿ
see also noƚes ƚo ^Ͳϭ Design DanƵal

9(7) ^ƚeƉďaĐŬs͗  ϬͲϰ͘Ϭŵ ;>h� DaƉ ϲͿ ǌone͖ ϯŵ ƌeƋƵiƌeĚ͖
ĐoŵƉlianƚ 

�h/>D/E' ^�d���<^ �ED ^d�W���<^ 

10(4) DiĚͲRise͗  ĐoŵƉlianƚ͖ ŵiĚͲƌise Ɖoƌtion seƚďaĐŬ ϱ͘ϱŵ Ĩƌoŵ inƚeƌioƌ loƚ lines

10(13) DiĚͲRise͗  se e  v ar ianc e  r e q u e st  # 5 ;  
ƉƌoƚƌƵsion oĨ ďalĐonies фϮŵ anĚ aggƌegaƚe lengƚŚ 
oĨ ďalĐonies Ěo noƚ eǆĐeeĚ ϱϬй oĨ ƌeleǀanƚ Śoƌiǌonƚal ǁiĚƚŚ oĨ
ďƵilĚing ĨaĐe͘ dŚeiƌ enĐlosƵƌe ƌeƋƵiƌes ƚŚe ǀaƌianĐe͘

WR��/E�d^͗ �DD/d/KE�> R�Yh/R�D�Ed^

11(1) DiĚͲRise͗  ĐoŵƉlianƚ͖ noƚ Ɖaƌƚ oĨ ^ĐŚeĚƵle t ;>h� DaƉ ϭͿ

�KEh^ ,�/',d WRKs/^/KE^

12(7) WƵďliĐ �eneĮƚs͗ ĐoŵƉlianƚ ǁiƚŚ seĐtions 
;ďͿ aĐĐessiďle aŵeniƚǇ oƌ oƉen sƉaĐe͖
;ĨͿ Ɖƌoǀision oĨ ƉƵďliĐ aƌƚ͖
;ũͿ ƵnĚeƌͲgƌoƵnĚing oĨ seƌǀiĐes͖
see public benefit proposal

W�R</E'

14(1) ^ƵƌĨaĐe WaƌŬing͗ ĐoŵƉlianƚ͖ no sƵƌĨaĐe ƉaƌŬing
14(15) �iĐǇĐle WaƌŬing͗ ĐoŵƉlianƚ͖ 

Ϭ͘ϱ sƉaĐes ƌeƋƵiƌeĚ Ɖeƌ Ěǁelling Ƶniƚ͕ ϴϬй �lass �͕ ϮϬй �lass � 
ϰϯ Ƶniƚs ƚoƚal с ϮϮ ƚoƚal͖ 18 Class A and 5 Class B required
ϭ sƉaĐe Ɖeƌ ϵϯŵϮ geneƌal ƌeƚail͕ ϮϬй �lass �͕ ϴϬй �lass �͕ ǁiƚŚ  
ŵin Ϯǆ �lass �
ϵϮŵϮ geneƌal ƌeƚail͖ 2 Class B required
ϭϴ �lass � ƉƌoǀiĚeĚ ǁiƚŚin ƵnĚeƌgƌoƵnĚ ƉaƌŬaĚe
ϳ �lass � ƉƌoǀiĚeĚ aƚ ,ollis ^ƚƌeeƚ anĚ ǁiƚŚin inƚeƌnal ĐoƵƌƚǇaƌĚ

F ig u r e  6.   9(7) ϯŵ ^ƚƌeeƚǁall ^ƚeƉďaĐŬ͖
10(4) ϱŵ /nƚeƌioƌ >oƚ ^eƚďaĐŬ

BISHOP ST.

H
O

LL
IS

 S
T.

3m

5m 

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

dŚe Ĩolloǁing WƵďliĐ ďeneĮƚ eleŵenƚs aƌe ƉƌoƉoseĚ ƚo ŵeeƚ ƚŚe ĐonƚƌiďƵtion ƌeƋƵiƌeĚ Ĩoƌ ƚŚe ϮϴϱŵР oĨ Ňooƌ aƌea ǁiƚŚin ƚŚe ϯϰŵ ƉosƚͲ
ďonƵs ŚeigŚƚ Ĩoƌ ƚŚe ƉƌoũeĐƚ͘ dŚese ƚŚƌee ƉƌoƉoseĚ eleŵenƚs Đoǀeƌ ƚŚe Ɖoƚential ĐonƚƌiďƵtions lisƚeĚ ďeloǁ as Ɖeƌ seĐtion ϭϮ;ϳͿ oĨ ƚŚe 
Doǁnƚoǁn ,aliĨaǆ >anĚ hse �ǇͲ>aǁ͗

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

�>�D�Ed ϭ Ͳ &��dhR/E' ��E�&/d ��d�'KR/�^ ϭϮ;ϳďͿ �ED ϭϮ;ϳĨͿ

dŚe Įƌsƚ oĨ ƚǁo ŵaũoƌ ƉƵďliĐ aƌƚ anĚ ƉƵďliĐlǇ aĐĐessiďle aŵenities inĐlƵĚes a ĨeaƚƵƌe aƌƚ ǁall insƚallation͕ lanĚsĐaƉeĚ Ɖlanƚeƌ͕  anĚ 
ƉƵďliĐ ďenĐŚ aƚ ƚŚe ďƵilĚings͛ ƌesiĚential enƚƌanĐe on ,ollis ^ƚƌeeƚ͘ &igƵƌe ϳ illƵsƚƌaƚes Śoǁ ƚŚe sƚone anĚ glass aƌƚ ǁall ǁill noƚ onlǇ 
ďe a ŚigŚligŚƚ in ƚŚe ĚaǇ͕  ďƵƚ ǁill also ďeĐoŵe a ďaĐŬͲliƚ ligŚting eleŵenƚ aƚ nigŚƚ͘ �Ƶilƚ eǆaŵƉles illƵsƚƌating ƚŚis eīeĐƚ aƌe sŚoǁn in 
&igƵƌes ϴ anĚ ϵ͘ dŚe aƌƚ ǁall ǁill ďe ĚeǀeloƉeĚ ĨƵƌƚŚeƌ ĚƵƌing ƚŚe Ěesign ĚeǀeloƉŵenƚ anĚ ĐonsƚƌƵĐtion ĚoĐƵŵenƚation ƉŚase oĨ ƚŚe 
ƉƌoũeĐƚ͕ anĚ ǁill ĨoĐƵs on ƚŚe inƚeƌƉlaǇ ďeƚǁeen soliĚ sƚone anĚ ƚƌanslƵĐenƚ glass eleŵenƚs͘ /n aĚĚition ƚo ƚŚe aƌƚ ǁall insƚallation͕ ƚŚis 
ĨeaƚƵƌe also inĐoƌƉoƌaƚes ƉƵďliĐlǇ aĐĐessiďle oƉen sƉaĐe in ƚŚe Ĩoƌŵ oĨ a signaƚƵƌe lanĚsĐaƉeĚ Ɖlanƚeƌ anĚ ďenĐŚ͘ dŚe Đoŵďination 
oĨ ƚŚese ƉƌoǀiĚe a ƌeĨƵge in ƚŚe Ĩoƌŵ oĨ lanĚsĐaƉe eleŵenƚs anĚ ĐoǀeƌeĚ ƉƵďliĐ seating along a sƚƌeeƚ ǁŚiĐŚ ĐƵƌƌenƚlǇ Śas ǀeƌǇ liƩle
lanĚsĐaƉing oƌ seating aǀailaďle Ĩoƌ ƚŚe ƉƵďliĐ͘ 

F ig u r e  7 .  ResiĚential �nƚƌanĐe  Ͳ WƵďliĐ �eneĮƚ ηϭ
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�>�D�Ed Ϯ Ͳ &��dhR/E' ��E�&/d ��d�'KR/�^ ϭϮ;ϳďͿ �ED ϭϮ;ϳĨͿ

dŚe seĐonĚ ƉƵďliĐ aƌƚ ĐoŵƉonenƚ ǁill ďe ƉlaĐeĚ on ƚŚe gƌaniƚe ǁall ŚigŚligŚƚeĚ in &igƵƌe ϭϬ͘ dŚis insƚallation ǁill sŚoǁĐase ƚŚe ŚisƚoƌiĐ 
Đonƚeǆƚ oĨ ƚŚe aƌea anĚ ƉƌoǀiĚe inƚeƌƉƌetiǀe eleŵenƚs Ĩoƌ ƚŚe siƚe͘ � ƌeleǀanƚ eǆaŵƉle ǁoƵlĚ ďe ƚŚe �Śaƌles Doƌƌis WlaƋƵe͕ also 
loĐaƚeĚ on ,ollis ^ƚƌeeƚ aƚ dŚe siĐ ;&igƵƌe ϭϭͿ͘ �s ŵƵĐŚ as Ɖossiďle͕ ƚŚe ǁall ǁill inĐoƌƉoƌaƚe sƚone ƌeĐlaiŵeĚ Ĩƌoŵ ƚŚe oƌiginal gƌaniƚe 
ĨoƵnĚation ďloĐŬs oĨ ƚŚe eǆisting ďƵilĚing on siƚe ;&igƵƌe ϭϮͿ͘ dŚis ĨeaƚƵƌe ǁill also inĐlƵĚe ƉƵďliĐlǇ aĐĐessiďle aŵeniƚǇ sƉaĐe ǁiƚŚ a 
lanĚsĐaƉeĚ Ɖlanƚeƌ along ƚŚe ƚoƉ oĨ ƚŚe gƌaniƚe ǁall͕ anĚ aƚ ƚŚe sƚƌeeƚ Đoƌneƌ͕  ǁŚeƌe iƚ ǁill aĐƚ ƚo ƉƌoǀiĚe aĚĚitional ƉƵďliĐ seating͘ 
dŚe ǁall anĚ Ɖlanƚeƌ also lines ƚŚe lengƚŚ oĨ ƉƌiŵaƌǇ ƌeƚail sƉaĐe͘ dŚis ƌeƚail sƉaĐe ǁill ĨeaƚƵƌe oƉeƌaďle ǁalls ƚo inĐƌease aĐtiǀiƚǇ anĚ 
aniŵation along ƚŚe sƚƌeeƚ͕ ƉƌoǀiĚing ĨƵƌƚŚeƌ ǀiďƌanĐǇ anĚ aŵeniƚǇ ƚo ƚŚe ƉƵďliĐ sƚƌeeƚsĐaƉe͘

F ig u r e  8 .  WƵďliĐ �ƌƚ /nsƚallation ReĨeƌenĐe /ŵage F ig u r e  9 .  WƵďliĐ �ƌƚ /nsƚallation ReĨeƌenĐe /ŵage

F ig u r e  10 .  �oƌneƌ &oƵnĚation Ͳ WƵďliĐ �eneĮƚ η Ϯ

F ig u r e  11.  /nƚeƌƉƌetiǀe �ƌƚ /nsƚallation ReĨeƌenĐe /ŵage

F ig u r e  12 .  �ǆisting �ƵilĚing &oƵnĚations
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Wh�>/� ��E�&/d^ s�>h� ^hDD�Rz

Weƌ seĐtion ϭϮ;ϭͿ͕ ƉƵďliĐ ďeneĮƚs sŚall ďe ƉƌoǀiĚeĚ on ƚŚe loƚ eƋƵal ƚo a ǀalƵe oĨ noƚ less ƚŚan Ψϰ͘ϱϰ Ɖeƌ Ϭ͘ϭŵР Ĩoƌ ƚŚe 'ƌoss &looƌ �ƌea 
oĨ ƚŚose Ɖoƌtions aďoǀe ƚŚe WƌeͲ�onƵs ,eigŚƚs oĨ a giǀen ǌone͘ �s ƚŚe 'ƌoss &looƌ �ƌea oĨ ƚŚe ϯϰŵ WosƚͲ�onƵs ĐoŵƉonenƚ is ϮϴϱŵР͕ a
ƚoƚal oĨ  ΨϭϮ͕ϵϯϵ is ƌeƋƵiƌeĚ in ƉƵďliĐ ďeneĮƚs͘  �stiŵaƚeĚ Đosƚs ƚo ƚŚe aĨoƌeŵentioneĚ ƉƵďliĐ ďeneĮƚs eleŵenƚs aƌe as Ĩolloǁs͗

�leŵenƚ ϭ с Ψϯϵ͕ϰϱϬ
�leŵenƚ Ϯ с Ψϳ͕ϵϯϬ

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

dŚe Ĩolloǁing seĐtion inĐlƵĚes Ěesign sƚƌaƚegies anĚ ĐoŵŵenƚaƌǇ oĨ 
ƉaƌtiĐƵlaƌ noƚe in ƌelation ƚo ƚŚe ,aliĨaǆ Regional DƵniĐiƉaliƚǇ ^Ͳϭ 
Design DanƵal oďũeĐtiǀes anĚ gƵiĚelines͘

2.0 PRECINCT GUIDELINES

2.1 PRECINCT 1: SOUTHERN WATERFRONT 

'iǀen ƚŚe siǌe anĚ loĐation oĨ ƚŚe Ɖoƌtion oĨ ƚŚe siƚe loĐaƚeĚ ǁiƚŚin 
WƌeĐinĐƚ ϭ͕ neiƚŚeƌ ƚŚe geneƌal Đƌiƚeƌia ;Ϯ͘ϭͿ noƌ ƚŚe Doǁnƚoǁn 
,aliĨaǆ taƚeƌĨƌonƚ ;Ϯ͘ϭϬͿ oďũeĐtiǀes aƉƉlǇ͘  dŚe siƚe Đonƚains an 
eǆisting ďƵilĚing ƚo ďe ĚeŵolisŚeĚ͕ no sƵƌĨaĐe ƉaƌŬing͕ anĚ giǀen 
ƚŚe  ƉƌoƉeƌties seŵiͲisolation Ĩƌoŵ >oǁeƌ taƚeƌ ^ƚƌeeƚ anĚ ƚŚe 
aĚũaĐenƚ ƌesiĚential sƚƌƵĐƚƵƌe ;�asƚeƌn ƉƌoƉeƌƚǇ lineͿ͕ no oƉƉoƌƚƵniƚǇ 
Ĩoƌ ĚiƌeĐƚ ĐonneĐtion ƚo >oǁeƌ taƚeƌ ^ƚƌeeƚ ͕ ƚŚe ďoaƌĚǁalŬ͕ oƌ ƚŚe 
,aƌďoƵƌ ;see &igƵƌe ϭϯͿ͘

2.2 PRECINCT 2: BARRINGTON STREET SOUTH

�lƚŚoƵgŚ ƚŚe sƵďũeĐƚ siƚe is noƚ ǁiƚŚin a ,eƌiƚage DisƚƌiĐƚ anĚ none 
oĨ ƚŚe eǆisting ƉƌoƉeƌties aƌe ƌegisƚeƌeĚ ,eƌiƚage WƌoƉeƌties͕ ŵƵĐŚ oĨ
ƚŚe sƵƌƌoƵnĚing ŚisƚoƌiĐ Đonƚeǆƚ is ƌeĨeƌenĐeĚ in ƚŚe neǁ ƉƌoƉosal͘
/n iƚs aƌtiĐƵlation oĨ sƚƌeeƚǁall ĨaĐaĚe͕ ƚŚe neǁ ďƵilĚing oīeƌs a 
ĐonƚeŵƉoƌaƌǇ inƚeƌƉƌeƚation oĨ ƚŚe siŵƉle eǆƚeƌioƌ anĚ ƌŚǇƚŚŵiĐ 
ƉƵnĐŚeĚ oƉenings ĐŚaƌaĐƚeƌistiĐ oĨ ƚŚe /ƚalianaƚe anĚ 'eoƌgian 
sƚǇles Ɖƌeǀalenƚ in ƚŚe iŵŵeĚiaƚe sƚƌeeƚsĐaƉe ;inĐlƵĚing ƚŚe neaƌďǇ 
�leǆanĚeƌ tilliaŵ DĐEaď ,oƵse͕ �leǆanĚeƌ DĐ>ean ,oƵse͕ anĚ  
WƌǇoƌ deƌƌaĐe loĐaƚeĚ ĚiƌeĐƚlǇ oƉƉosiƚe ,ollis ^ƚƌeeƚ͖ see also &igƵƌe 
ϭϰͿ͘ /n ŚeigŚƚ͕ iƚ also Ĩoƌŵs a ƌelationsŚiƉ ǁiƚŚ WƌǇoƌ deƌƌaĐe aĐƌoss 
ƚŚe sƚƌeeƚ͘

dŚe sŵooƚŚ ĨaĐeĚ sƚone ĨaĐaĚe ĚeĮnes anĚ eŵƉŚasiǌes ƚŚe loǁͲƌise 
Ɖoƌtion oĨ ƚŚe ďƵilĚing͕ anĚ Đƌeaƚes a ďase Ĩoƌ ƚŚe ŵoƌe ĚeƚaileĚ 
eǆƉƌession oĨ ƚŚe enǀeloƉe͘ /ƚ is a ĚiƌeĐƚ ŵaƚeƌial ƌeĨeƌenĐe ƚo 
sanĚsƚone anĚ siŵilaƌ sƚone ĨaĐing ƚŚƌoƵgŚoƵƚ ƚŚe neigŚďoƌŚooĚ 
;&igƵƌe ϭϰͿ͕ ǁŚiĐŚ inĐlƵĚes ƚŚe neaƌďǇ 'oǀeƌnŵenƚ ,oƵse͘
�ƚ ƚŚe ƌesiĚential enƚƌanĐe͕ Ƶse oĨ sƚone ƚo aƌtiĐƵlaƚe ƚŚe inƚegƌaƚeĚ 
lanĚsĐaƉe Ɖlanƚeƌ anĚ ďenĐŚ ƌesƵlƚs in a ǀisƵal eǆƚƌƵsion oĨ ƚŚe 
aĚũaĐenƚ taƚeƌĨoƌĚ s͛ sanĚsƚone ďase Ěeƚail͕ ǁŚiĐŚ Đaƌƌies a siŵilaƌ 
sĐale anĚ ƉƌoƉoƌtion ;&igƵƌe ϭϱͿ͘ �ƚ ƚŚe ƌeƚail ĨaĐaĚe͕ ƚŚe eǆƚenƚ 
anĚ loĐation oĨ ƚŚe gƌaniƚe ĐlaĚ ďase ďoƚŚ ƌeĨeƌenĐes ƚŚe ƉƌeǀioƵs 

F ig u r e  13.  WƌeĐinĐƚ ϭ

BISHOP ST.

MORRIS ST.

H
O

LL
IS

 S
T.

LO
W

ER
 W

AT
ER

 S
T.

BA
RR

IN
G

TO
N

 S
T.

F ig u r e  14 .  EeigŚďoƵƌŚooĚ ,isƚoƌiĐ �onƚeǆƚ
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ƌesiĚential sƚƌƵĐƚƵƌe anĚ ĨoƵnĚation͕ as ǁell as seƌǀes ƚo ƵnĚeƌline 
anĚ iĚentiĨǇ ƚŚe ƌeƚail sƚoƌeĨƌonƚ iƚselĨ͘

tiƚŚin ƚŚe sƚone ĨaĐaĚe a Ĩoƌŵal gƌiĚ oĨ ƉƵnĐŚeĚ oƉenings͕ ďoƚŚ 
laƌge anĚ sŵall͕ ĚeĮnes ƚŚe aƌĐŚiƚeĐƚƵƌal langƵage oĨ ƚŚe ďƵilĚing͘  
dŚe ďƌeaŬing Ěoǁn oĨ laƌgeƌ ĨaĐaĚe oƉenings ǁiƚŚ glaǌing anĚ a 
seĐonĚaƌǇ ŵaƚeƌial ƉaleƩe ŚigŚligŚƚs sŵalleƌ sĐales in ŬeeƉing ǁiƚŚ 
ƚŚe sƵƌƌoƵnĚing Đonƚeǆƚ ;&igƵƌe ϭϲͿ͘

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

dŚe gƌoƵnĚ Ňooƌ oĨ ƚŚe ƉƌoƉoseĚ Ěesign ĨeaƚƵƌes a ĐontinƵoƵslǇ 
oĐĐƵƉieĚ anĚ aĐtiǀe sƚƌeeƚsĐaƉe ;&igƵƌe ϭϳͿ inĐlƵĚing͕ ďƵƚ noƚ
liŵiƚeĚ ƚo ƚŚe Ĩolloǁing iƚeŵs͗

Ͳ �ŵƉŚasis on ƚŚe sƚƌeeƚ Đoƌneƌ͕  esƉeĐiallǇ aƚ gƌoƵnĚ leǀel ǁŚeƌe ƚŚe 
inƚegƌation oĨ lanĚsĐaƉe eleŵenƚs aĐƚ as ƉƵďliĐ aŵeniƚǇ sƉaĐe anĚ 
oīeƌ a Đonƚƌasƚ oĨ soŌeƌ͕  oƌganiĐ eleŵenƚs͕ ƚo ƚŚe sƵƌƌoƵnĚing Ƶƌďan
Đonƚeǆƚ
Ͳ >anĚsĐaƉing eleŵenƚs aƚ ŚƵŵan sĐale͕ inĐlƵĚing alloǁanĐe Ĩoƌ a 
ďenĐŚ aƚ ĐoǀeƌeĚ enƚƌanĐe as ǁell as aƚ ƚŚe enĚ oĨ ƚŚe gƌaniƚe ďase 
;no oƚŚeƌ sƵĐŚ oƉƉoƌƚƵnities Ɖƌesenƚ ǁiƚŚin ƚŚe iŵŵeĚiaƚe aƌeaͿ 
Ͳ >oĐation anĚ eŵƉŚasis oĨ Đoƌneƌ ƌeƚail eleŵenƚ͖ ĨaĐaĚe ƚŚaƚ oƉens 
ƚo ƚŚe sƚƌeeƚ 
Ͳ >oĐation oĨ ǁalŬͲƵƉ Ƶniƚs on �isŚoƉ ǁŚeƌe ƌeƚail aĐĐess is ĚiĸĐƵlƚ͖ 
aĚĚitional ƚǁo Ĩƌonƚ Ěooƌs ƚo ƚŚe eǆisting sƚƌeeƚsĐaƉe͖ aƚ ƚŚe 
ŵoŵenƚ ƉƌoǀiĚing ƚŚe onlǇ ŵiĚͲďloĐŬ ƉeĚesƚƌian sƚƌeeƚ enƚƌanĐes 
ďeƚǁeen ,ollis anĚ >oǁeƌ taƚeƌ ^ƚƌeeƚ
Ͳ �lƚŚoƵgŚ ƉŚǇsiĐal aĐĐess ƚo ƚŚe inƚeƌioƌ ĐoƵƌƚǇaƌĚ is geneƌallǇ 
ƌesƚƌiĐƚeĚ͕ ƚŚe lanĚsĐaƉeĚ aƉƉƌoaĐŚ ƚo ƚŚe ƌesiĚential enƚƌanĐe anĚ 
ƌeĐesseĚ enƚƌanĐe loĐation alloǁs ƉasseƌsͲďǇ on ,ollis ^ƚƌeeƚ ǀisƵal 
aĐĐess ƚo ƚŚe inƚeƌnal ĐoƵƌƚǇaƌĚ anĚ ƌooŌoƉ aŵeniƚǇ ƚeƌƌaĐes in a 
ŵanneƌ ƚŚaƚ ĚiĚ noƚ ƉƌeǀioƵslǇ eǆisƚ

F ig u r e  17 .  �niŵaƚeĚ ^ƚƌeeƚsĐaƉe

F ig u r e  16.  &aĐaĚe RŚǇƚŚŵ

F ig u r e  15 .  �ase �ƌtiĐƵlation
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f) Improve the pedestrian environment in the public realm through
a program of streetscape improvements as previously endorsed by 
Council (Capital District Streetscape Guidelines):

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

Pedestrians should be given priority.

� liǀelǇ anĚ ƉeĚesƚƌian oƌienƚeĚ sƚƌeeƚ is aĚĚƌesseĚ ďǇ ƚŚe ƉƌoƉosal 
in ƚŚe Ĩolloǁing ǁaǇs͗

Ͳ �niŵation oĨ entiƌe �isŚoƉ anĚ ,ollis ĨaĐaĚe aƚ sƚƌeeƚ leǀel ;see 
ƉƌeǀioƵs noƚes ƚo Ϯ͘Ϯ͘ďͿ
Ͳ dŚe aĚĚition oĨ ƌeƚail sƉaĐe ƚo a ǀisƵallǇ Ɖƌoŵinenƚ Đoƌneƌ ǁŚeƌe 
no oƚŚeƌ ƌeƚail ĐƵƌƌenƚlǇ eǆisƚs͖ ƚŚe Đoƌneƌ oĨ ,ollis anĚ �isŚoƉ is 
noƚ onlǇ ĐleaƌlǇ ǀisiďle ǁŚen looŬing Ĩƌoŵ ƚŚe ƚoƉ oĨ �aƌƌingƚon 
ƚoǁaƌĚs ƚŚe ǁaƚeƌĨƌonƚ͕ ďƵƚ also ĨaĐes onͲĐoŵing ,ollis ǀeŚiĐƵlaƌ 
ƚƌaĸĐ͖ ǀisiďle Đoƌneƌ loĐation alloǁs Ĩoƌ ƚŚe oƉƉoƌƚƵniƚǇ ƚo eǆƚenĚ 
ƚŚe eǆisting ĐolleĐtion oĨ ƌeƚail anĚ ƌesƚaƵƌanƚ aŵenities aƚ �isŚoƉs 
>anĚing as ǁell as aƚ ,ollis anĚ Doƌƌis ^ƚƌeeƚ
Ͳ tŚeƌe gƌaĚe ŵaŬes Ɖƌoǀision Ĩoƌ ƌeƚail sƉaĐe ĚiĸĐƵlƚ on �isŚoƉ 
^ƚƌeeƚ͕ ĨoƵƌ Ɖƌiǀaƚe ƌesiĚenĐe enƚƌanĐes ;ƚǁo aďoǀe anĚ ďeǇonĚ ƚŚe 
eǆisting ĐonĚitionͿ aĚĚ ŚƵŵan sĐale anĚ aĐtiǀiƚǇ ƚo ƚŚaƚ ĨaĐaĚe
Ͳ dŚe eǆƚenƚ͕ ĚeƉƚŚ͕ anĚ ǁiĚƚŚ oĨ ĐoǀeƌeĚ enƚƌanĐes ;ŵain 
ƌesiĚential anĚ Ɖƌiǀaƚe ƌesiĚenĐes on �isŚoƉͿ͕ as ǁell as ƚŚe 
sligŚƚ seƚďaĐŬ oĨ ƚŚe ƌeƚail enƚƌanĐe͕ ŚelƉs ƚo naǀigaƚe ƉeĚesƚƌian 
ĐiƌĐƵlation anĚ ƚƌaĸĐ ǁŚeƌe siĚeǁalŬ ĚeƉƚŚ is noƚ oǀeƌlǇ geneƌoƵs 
anĚ a tigŚƚ siƚe ĨooƚƉƌinƚ Ěoes noƚ alloǁ Ĩoƌ ǁiĚening oĨ eǆisting 
siĚeǁalŬs ;see &igƵƌe ϭϵͿ
Ͳ dŚe ƉƌoƉoseĚ lanĚsĐaƉe Ěesign sƵggesƚs an eǆƚension oĨ ƚŚe 
lanĚsĐaƉeĚ ƉoĚiƵŵ sƵƌĨaĐing inƚo ƚŚe sƚƌeeƚsĐaƉe as a ŵeans oĨ 
ŵaƌŬing enƚƌanĐe anĚ aĚĚing inƚeƌesƚ ƚo ƚŚe siĚeǁalŬ͖ lanĚsĐaƉe 
Ɖlanƚeƌs anĚ seating sƵƌĨaĐes aƌe inĐoƌƉoƌaƚeĚ inƚo ƚŚe aƌĐŚiƚeĐƚƵƌe 
oĨ ƚŚe ďƵilĚing ǁŚeƌe naƌƌoǁ ĚeƉƚŚs ŵaŬe ƚŚe aĚĚition oĨ
sƵďsƚantial sƚƌeeƚ ĨƵƌniƚƵƌe oƌ Ɖlantings ƚo ƚŚe siĚeǁalŬ iƚselĨ ĚiĸĐƵlƚ

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

�lƚŚoƵgŚ no ĐanoƉies ƉƌoũeĐƚ inƚo ƚŚe sƚƌeeƚ͕ ƚŚe ĚeƉƚŚ oĨ ƚŚe 
ĐoǀeƌeĚ ŵain enƚƌanĐe ;anĚ ƉƌoǆiŵiƚǇ ƚo ƚŚe eǆisting taƚeƌĨoƌĚ 
ďƵilĚingͿ alloǁs Ĩoƌ ƚeŵƉoƌaƌǇ sŚelƚeƌ oƚŚeƌǁise aďsenƚ Ĩƌoŵ ƚŚaƚ 
inƚeƌseĐtion anĚ ƚŚe iŵŵeĚiaƚe sƚƌeeƚsĐaƉe ;see &igƵƌe ϮϬͿ͘

F ig u r e  18 .  'laǌing Θ �nƚƌies

COMMERCIAL ENTRY
RESIDENTIAL ENTRY

PARKING ENTRY

F ig u r e  19 .  �ǆƚension oĨ eǆƚeƌioƌ ĐiƌĐƵlation

F ig u r e  2 0 .  WƌoƚeĐtion oĨ ƉeĚesƚƌians Ĩƌoŵ ƚŚe eleŵenƚs
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3.0 GENERAL DESIGN GUIDELINES

3.1.1 THE STREETWALL: PEDESTRIAN-ORIENTED COMMERCIAL

�lƚŚoƵgŚ ƚŚe siƚe is noƚ loĐaƚeĚ on a ƉeĚesƚƌianͲoƌienƚeĚ ĐoŵŵeƌĐial 
sƚƌeeƚ ;as iĚentiĮeĚ on DaƉ ϯ oĨ ƚŚe >h�Ϳ͕ sƚƌeeƚ leǀel aƌtiĐƵlation oĨ 
ƚŚe ďƵilĚing is in ŬeeƉing ǁiƚŚ ƚŚe Ĩolloǁing oďũeĐtiǀes͗

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

dŚe ĨoƵƌͲsƚoƌeǇ glaǌeĚ Đoƌneƌ eleŵenƚ ĐontinƵes ƚo gƌoƵnĚ leǀel anĚ 
ƌeƚƵƌns ŚoƌiǌonƚallǇ onlǇ Ĩoƌ ƚŚe eǆƚenƚ oĨ ƚŚe ƌeƚail͘ dŚis iĚentiĮes 
ƚŚe Đoƌneƌ aƚ a ĐiƚǇ sĐale as soŵeƚŚing iŵƉoƌƚanƚ͕ anĚ ŚigŚligŚƚs ƚŚe 
eǆƚenƚs oĨ ƚŚe ƌeƚail eleŵenƚ as ƵniƋƵe Ĩƌoŵ ƚŚe ƌesƚ oĨ ƚŚe ĨaĐaĚe͘

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

�ontinƵoƵs ĨƵll ŚeigŚƚ ƚƌansƉaƌenƚ glaǌing along ƚŚe ĐoŵŵeƌĐial 
Ĩƌonƚ͕ along ǁiƚŚ oƉeƌaďle seĐtions oĨ ĐoŵŵeƌĐial Ĩƌonƚage͕ 
enĐoƵƌages ǀisiďiliƚǇ oĨ aĐtiǀiƚǇ ǁiƚŚin͘ dŚe glaǌeĚ sƚoƌeĨƌonƚ on 
�isŚoƉ Ĩoƌŵs ƚŚe longesƚ Ěiŵension oĨ ƚŚe ĐoŵŵeƌĐial sƉaĐe anĚ 
ŚelƉs aĐtiǀaƚe a ĐŚallenging sƚƌeƚĐŚ oĨ gƌaĚe͘

c) Frequent entries ;see &igƵƌe ϭϳͿ
d) Protection of pedestrians from the elements with awnings and
canopies is...encouraged elsewhere throughout the downtown.

�lose ƉƌoǆiŵiƚǇ oĨ ƚŚe ƌeƚail enƚƌanĐe ƚo ƚŚe sƚƌeeƚ Đoƌneƌ is ďalanĐeĚ 
ďǇ a sŵall seƚďaĐŬ oĨ ƚŚe enƚƌanĐe iƚselĨ͕  ŵaŬing Ĩoƌ a sligŚƚlǇ ĚeeƉeƌ 
siĚeǁalŬ ĐonĚition ƉƌoƚeĐƚeĚ ďǇ ďƵilĚing anĚ lanĚsĐaƉing eleŵenƚs 
eiƚŚeƌ siĚe͘ ^ee also noƚes ƚo Ϯ͘Ϯ͘g͘

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

^iĚeǁalŬ ĚeƉƚŚ anĚ sƚƌeeƚ gƌaĚe Ěo noƚ alloǁ Ĩoƌ ƚŚis ƚo ƉŚǇsiĐallǇ 
eǆisƚ on ƚŚe siĚeǁalŬ iƚselĨ͕  Śoǁeǀeƌ ǁiƚŚin ƚŚe ĨooƚƉƌinƚ oĨ ƚŚe siƚe͕ 
oƉeƌaďle ĨaĐaĚe eleŵenƚs along ƚŚe �isŚoƉ ĐoŵŵeƌĐial Ĩƌonƚage anĚ
ƚŚe inƚegƌaƚeĚ lanĚsĐaƉeĚ aŵenities along ,ollis aƌe inƚenĚeĚ ƚo 
enĐoƵƌage ƚŚe ƉƌesenĐe oĨ sƉillͲoƵƚ aĐtiǀities ;&igƵƌe ϮϮͿ͘

F ig u r e  2 2 .  Reƚail �ŵenities

F ig u r e  2 1.  Reƚailͬ�oŵŵeƌĐial &aĐaĚe



 1363 Hollis and Bishop: Design Rationale

14

3.1.2 THE STREETWALL: STREETWALL SETBACK

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

� Ϭŵ seƚďaĐŬ is ƵseĚ in ŬeeƉing ǁiƚŚ ƚŚe aĚũaĐenƚ sisƚeƌ ƉƌoƉeƌƚǇ 
;taƚeƌĨoƌĚ ^ƵiƚesͿ anĚ geneƌal sƚƌeeƚsĐaƉe ĐonĚitions ;&igƵƌe ϮϯͿ͘ 
&aĐaĚe ƌeĐesses aƚ enƚƌanĐes anĚ aƌtiĐƵlation oĨ lanĚsĐaƉe eleŵenƚs 
ŚelƉ ďƵīeƌ ƉƌogƌaŵŵatiĐ eleŵenƚs͕ ƉƌoǀiĚe soŵe sŚelƚeƌ͕  anĚ aiĚ in 
ƉeĚesƚƌian ĐiƌĐƵlation͘

3.1.3 THE STREETWALL: STREETWALL HEIGHT

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

�lƚŚoƵgŚ a sƚƌeeƚǁall oĨ ϭϴ͘ϱŵ is ƉeƌŵiƩeĚ͕ ƚŚe Ěesign ŬeeƉs ƚo a 
ϭϯ͘ϳŵ sƚƌeeƚǁall ŚeigŚƚ on ,ollis ƚo ďeƩeƌ sƵiƚ ƚŚe sĐale oĨ ƚŚe sƚƌeeƚ͘ 
�lƚŚoƵgŚ ƚŚis ƌesƵlƚs in a ŵinoƌ enĐƌoaĐŚŵenƚ ;see saƌianĐe ReƋƵesƚ 
ηϰͿ aƚ ƚŚe ĨƵƌƚŚesƚ Đoƌneƌ oĨ �isŚoƉ͕ iƚ alloǁs Ĩoƌ a sƚƌaigŚƚ anĚ siŵƉle 
ĨaĐaĚe eleǀation in ŬeeƉing ǁiƚŚ ƚŚe Ěesign inƚenƚ oĨ ƚŚe ďƵilĚing anĚ 
ƚŚe Đonƚeǆƚ oĨ ƚŚe sƵƌƌoƵnĚing neigŚďoƌŚooĚ͘

3.2.1 PEDESTRIAN STREETSCAPES: DESIGN OF THE STREETWALL

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

dŚe ĐŚaƌaĐƚeƌ oĨ ƚŚe sƚƌeeƚǁall is ĚeĮneĚ ďǇ ƚŚe Ƶse oĨ a ĐonƚƌolleĚ 
gƌiĚ oĨ ĨƌaŵeĚ ƉƵnĐŚeĚ oƉenings͕ ǁiƚŚ ŵaƚeƌial aƌtiĐƵlation ƵseĚ ƚo 
ďƌeaŬ Ěoǁn laƌgeƌ ĨaĐaĚe eleŵenƚs anĚ Đƌeaƚe sĐales anĚ ƉƌoƉoƌtions 
in ŬeeƉing ǁiƚŚ sƵƌƌoƵnĚing Đonƚeǆƚ ;see also noƚes ƚo Ϯ͘Ϯ͘aͿ͘ � ǀeƌtiĐal 
ƌŚǇƚŚŵ is ŵainƚaineĚ aĐƌoss ƚŚe ĨaĐaĚe ǀia ƚŚis gƌiĚ  ;&igƵƌes Ϯϰa anĚ ďͿ 
anĚ is ĨƵƌƚŚeƌ eŵƉŚasiǌeĚ ďǇ ƚŚe ƉƌoƉoƌtions ǁiƚŚin ƚŚe laƌgeƌ Ĩƌaŵes͘ 
�ƚ ƚŚe �isŚoƉ ^ƚƌeeƚ ƌesiĚential ǁalŬͲƵƉ enƚƌanĐes ;see &igƵƌes Ϯϰď anĚ 
ϮϱͿ͕ ƚŚe eǆƚƌƵĚeĚ ƚǁoͲsƚoƌeǇ ŚeigŚƚ oĨ ƚŚe gƌiĚ anĚ ĚeƉƚŚ ;ϲϬϬŵŵͿ 
oĨ ƚŚe Ĩƌaŵe ŚigŚligŚƚs a ͚ƚoǁnŚoƵse͛ Ĩeel͘ dŚe ĚeƉƚŚ anĚ Ěeƚail aƚ
ƚŚis leǀel is in ƌesƉonse ƚo Design Reǀieǁ �oŵŵiƩee ĐoŵŵenƚaƌǇ 
anĚ alloǁs Ĩoƌ ƚŚe aĚĚition oĨ Ɖlanting ďeĚs aƚ sƚƌeeƚ leǀel ;seƌǀing ƚo 
inĐƌease ƉƌiǀaĐǇ Ĩoƌ ƚŚese ƵniƚsͿ as ǁell as Ĩoƌ sŵall eǆƚenĚeĚ ďalĐonies 
;ĨeaƚƵƌing  ĐontinƵoƵs ĚeĐoƌatiǀe sĐƌeen anĚ gƵaƌĚ ĚeƚailsͿ aďoǀe 
ƚŚe ǁalŬͲƵƉ enƚƌanĐes͕ aĚĚing ĨƵƌƚŚeƌ aniŵation anĚ inƚeƌesƚ ƚo ƚŚe 
sƚƌeeƚsĐaƉe along �isŚoƉ͘

F ig u r e  2 4 a.  ^ƚƌeeƚǁall RŚǇƚŚŵ

F ig u r e  2 3.  Ϭŵ ^ƚƌeeƚǁall ^eƚďaĐŬ

F ig u r e  2 4 b .  ^ƚƌeeƚǁall RŚǇƚŚŵ

F ig u r e  2 5 .  �ƌtiĐƵlaƚeĚ WƌoƉoƌtions anĚ �ǆƚƌƵĚeĚ 'ƌiĚ
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b) The streetwall should generally be built to occupy 100% of a
property’s frontage along streets.

dŚe ďƵilĚing oĐĐƵƉies ĨƵll Ĩƌonƚages on ,ollis anĚ �isŚoƉ͘

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

dŚe Ěesign inƚenƚ is ƚo as ŵƵĐŚ as Ɖossiďle͕ Ƶse sƵďsƚantial͕ 
aƵƚŚentiĐ ŵaƚeƌials as an eǆƚƌaƉolation anĚ inƚeƌƉƌeƚation oĨ ƚŚe 
sƵƌƌoƵnĚing Đonƚeǆƚ͕ ǁŚile ƌeĐogniǌing ƚŚaƚ ƚŚis is a neǁ ďƵilĚing 
anĚ sŚoƵlĚ also ďe oĨ iƚs tiŵe͘ dŚis ƚƌanslation is seen in ƚŚe Ƶse oĨ 
sŵooƚŚͲĨaĐeĚ sƚone ĐlaĚĚing as ƚŚe ƉƌiŵaƌǇ ĨaĐaĚe ŵaƚeƌial͕ gƌaniƚe 
aĐĐenƚs aƚ ĨoƵnĚation eleŵenƚs͕ anĚ ƉoǁĚeƌͲĐoaƚeĚ ŵeƚal Ěeƚailing 
aƚ ƉƵnĐŚeĚ oƉening Ĩƌaŵes anĚ ďalĐonǇ eleŵenƚs͘ ,oƌiǌonƚal Ɖanel 
ĐlaĚĚing is ƵseĚ as aĐĐenƚ anĚ ƚo ƌeĚƵĐe laƌgeƌ ĨaĐaĚe ƉƌoƉoƌtions 
ďǇ inƚƌoĚƵĐing Đonƚƌasting eleŵenƚs ǁiƚŚ sŵalleƌ ƉƌoƉoƌtions͘

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

�ll glaǌeĚ oƉenings ǁiƚŚin ƚŚe sƚƌeeƚǁall aƌe Đleaƌ ǀision glass 
ƉƌoǀiĚing a ǀisƵal ĐonneĐtion ďeƚǁeen inƚeƌioƌ sƉaĐes anĚ ƚŚe 
sƚƌeeƚ͘ dŚe sƵnŬen anĚ ƌaiseĚ liǀing sƉaĐes oĨ ƚŚe loŌ ǁalŬͲƵƉ Ƶniƚs͕ 
in Đoŵďination ǁiƚŚ ƌeĐesseĚ enƚƌanĐe anĚ glaǌing ǁalls͕ alloǁs 
Ĩoƌ ƉƌiǀaĐǇ aƚ ƚŚese Ƶniƚs ǁŚile ŵainƚaining aĐĐess ƚo ligŚƚ͘ ^ee also 
noƚes ƚo Ϯ͘Ϯ anĚ ϯ͘ϭ͘ϭ͘

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

Dosƚ seƌǀiĐes ǁill ďe inƚeƌnaliǌeĚ ǁiƚŚin ƚŚe neǁ oƌ eǆisting Ɖoƌtions 
oĨ ƚŚe sŚaƌeĚ ďeloǁ gƌaĚe ƉaƌŬaĚe͘ EaƚƵƌal gas seƌǀiĐes ǁill ďe
ƌeloĐaƚeĚ ƚo ƚŚe ^oƵƚŚ ĨaĐe oĨ ƚŚe taƚeƌĨoƌĚ͘ Eo ďlanŬ ǁalls eǆisƚ͖ 
see ƉƌeǀioƵs noƚes as ǁell as ƚŚe WƵďliĐ �eneĮƚ WƌoƉosal͘

F ig u r e  2 7 .  ^ƚƌeeƚsĐaƉe �ŚaƌaĐƚeƌ Θ DaƚeƌialiƚǇ Ͳ �isŚoƉ sƚƌeeƚ

F ig u r e  2 6.  ^ƚƌeeƚsĐaƉe �ŚaƌaĐƚeƌ Θ DaƚeƌialiƚǇ Ͳ ,ollis ^ƚƌeeƚ
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3.2.2 PEDESTRIAN STREETSCAPES: BUILDING ORIENTATION & 
PLACEMENT

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

dŚe loĐation oĨ ƚŚe ĨoƵƌͲsƚoƌeǇ glaǌeĚ Đoƌneƌ aƚ ƚŚe sƚƌeeƚ eĚge ďoƚŚ 
oƌienƚs ƚŚe ďƵilĚing ƚoǁaƌĚs anĚ giǀes ƉƌoŵinenĐe ƚo ƚŚe Đoƌneƌ͘
tƌaƉƉing ƚŚis eleŵenƚ along ƚŚe �isŚoƉ ĨaĐaĚe ĚeĮnes ƚŚe ƌeƚail 
sƉaĐe anĚ enƚƌanĐe as ƵniƋƵe ƚo ƚŚe ƌesƚ oĨ ƚŚe ďƵilĚing anĚ ŵaŬes 
iƚ ĐleaƌlǇ iĚentiĮaďle ƚo ƉeĚesƚƌian anĚ ǀeŚiĐƵlaƌ ƚƌaĸĐ͘ WŚǇsiĐal 
isolation oĨ ƚŚe ƌeƚail ĐoŵƉonenƚ ;iƚ Đannoƚ ďe aĐĐesseĚ ǀia inƚeƌnal 
ƌesiĚential sƉaĐesͿ ĨƵƌƚŚeƌ eŵƉŚasiǌes ƚŚis͘

�n aƌĐŚiƚeĐƚƵƌal ŚieƌaƌĐŚǇ ŚigŚligŚƚs ƚŚe aĚĚitional ŬeǇ enƚƌanĐes͖ 
Ͳ �ǆƚenĚeĚ ŚeigŚƚ ďaǇs͕ eǆƚƌƵĚeĚ Ĩƌaŵes͕ anĚ angleĚ sƚone ĨaĐaĚe 
eleŵenƚs iĚentiĨǇ anĚ ĚiƌeĐƚ ƉeĚesƚƌian anĚ ǀeŚiĐƵlaƌ ƚƌaĸĐ ƚoǁaƌĚs 
ƚŚe ƚǁo sŚaƌeĚ ƌesiĚential enƚƌanĐes
Ͳ � Đoŵďination oĨ ƚŚe eǆƚƌƵĚeĚ gƌiĚ as ǁell as sŵalleƌ͕  inĚiǀiĚƵal 
Ƶniƚ enƚƌanĐes alloǁ Ĩoƌ a ŵoƌe sƵďƚle ƌeĐognition oĨ ǁalŬͲƵƉ Ƶniƚs 
;see noƚes ƚo ϯ͘Ϯ͘ϭ͘aͿ

�aĐŚ oĨ ƚŚe aďoǀe eleŵenƚs ďƌeaŬ sligŚƚlǇ ǁiƚŚ ƚŚe Ĩoƌŵal ĨaĐaĚe 
gƌiĚ anĚ ƌŚǇƚŚŵ͕ anĚ Ěoing so ŚelƉs ƚo enĨoƌĐe enǀiƌonŵenƚal anĚ 
sƉatial ǁaǇ ĮnĚing͘

3.2.3 PEDESTRIAN STREETSCAPES: RETAIL USES

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

dŚe ƌeƚail enƚƌanĐe is loĐaƚeĚ ƚo ƚaŬe aĚǀanƚage oĨ ƉƌiŵaƌǇ 
ǀeŚiĐƵlaƌ anĚ ƉeĚesƚƌian oƌienƚations ƚoǁaƌĚs ƚŚe ǁaƚeƌĨƌonƚ ;Ĩƌoŵ 
�aƌƌingƚonͿ anĚ ƚŚe ǀisƵal ƚeƌŵinƵs ;see >h� DaƉ ϵͿ oĨ ,ollis aƚ 
^oƵƚŚ ^ƚ ;&igƵƌe ϮϵͿ͘ ^ee also noƚes ƚo ϯ͘ϭ͘ϭ͘

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

� Đlean anĚ ŚigŚlǇ ǀisiďle aƚͲgƌaĚe Đoƌneƌ ĨaĐaĚe ŵiniŵiǌes ƚŚe 
ƚƌansition ǌone ďeƚǁeen ƌeƚail anĚ ƉƵďliĐ ƌealŵs͕ anĚ loĐaƚes ƚŚe 
enƚƌanĐe iŵŵeĚiaƚelǇ aĚũaĐenƚ ƚo anĚ aĐĐessiďle Ĩƌoŵ ƚŚe siĚeǁalŬ͘ 

F ig u r e  2 9 .  Reƚail Kƌienƚation

BISHOP ST.
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RETAIL

WATERFORD

F ig u r e  2 8 .  �ƌĐŚiƚeĐƚƵƌal Kƌienƚation anĚ ,ieƌaƌĐŚǇ
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g) Commercial signage should be well designed...while not being
overwhelming...

dŚe Ěesign inƚenƚ is Ĩoƌ ĐoŵŵeƌĐial signage ƚo ďe ŵoĚesƚ ďƵƚ ǀisiďle 
eǆƚƌƵĚeĚ Ĩonƚ͕ aƩaĐŚeĚ ĚiƌeĐƚlǇ ƚo ƚŚe glass sƚoƌeĨƌonƚ sǇsƚeŵ oƌ 
ǁiƚŚin ƚŚe ĚeƉƚŚ oĨ ƚŚe sƚone ĐlaĚĚing ĨaĐaĚe ;&igƵƌe ϯϬͿ͘

3.2.4 PEDESTRIAN STREETSCAPES: RESIDENTIAL USES

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

/nĚiǀiĚƵal ƌeĐesseĚ enƚƌanĐe lanĚings͕ aƚ leasƚ one sƚeƉ aďoǀe gƌaĚe͕ 
aƌe ƉƌoǀiĚeĚ Ĩoƌ eaĐŚ oĨ ƚŚe ĨoƵƌ ǁalŬͲƵƉ Ƶniƚs͘  tiƚŚin ƚŚe Ƶniƚs 
sƵnŬen liǀing sƉaĐes anĚ ƌaiseĚ ŵeǌǌanine loŌ ďeĚƌooŵs ;loĐaƚeĚ 
aƚ ƚŚe ƌeaƌ oĨ ƚŚe ƵniƚsͿ ƚaŬe aĚǀanƚage oĨ siƚe ĐonĚitions ǁŚile 
alloǁing Ĩoƌ a sense oĨ ƉƌiǀaĐǇ͘

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

dŚe ƉƌiŵaƌǇ ƌesiĚential enƚƌanĐe is ĐleaƌlǇ oƵƚlineĚ ďǇ ƚŚe 
aƌtiĐƵlation oĨ an eǆƚƌƵĚeĚ Ĩƌaŵe ǁŚiĐŚ eǆƚenĚs Ĩƌoŵ enƚƌanĐe 
ǀestiďƵle Ěooƌs ƚo ƚŚe sƚƌeeƚ Ĩƌonƚ͘  dŚe inĐoƌƉoƌation oĨ ďƵilĚing anĚ 
ĐiǀiĐ signage inƚo ƚŚis Ĩƌaŵe͕ aĚũaĐenƚ angleĚ sƚone ĨaĐaĚe͕ anĚ ƚŚe 
eǆƚension oĨ lanĚsĐaƉeĚ ƉoĚiƵŵ ŵaƚeƌialiƚǇ inƚo ƚŚe sƚƌeeƚ͕ ĨƵƌƚŚeƌ 
Ěelineaƚe ƚŚe enƚƌǇ seƋƵenĐe͘ ;&igƵƌe ϯϭͿ ;^ee also ϯ͘Ϯ͘ϮͿ

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

^ee ƉƌeǀioƵs noƚes ƌegaƌĚing ǁalŬͲƵƉ Ƶniƚs͘ �ll Ƶniƚs Śaǀe aĐĐess ƚo 
ĨƵllǇ lanĚsĐaƉeĚ ƚeƌƌaĐe ƌooŌoƉs as ǁell as aƚ gƌaĚe eǆƚeƌioƌ aŵeniƚǇ 
sƉaĐe͘ /n aĚĚition͕ soŵe ŵiĚͲƌise Ƶniƚs Śaǀe Ɖƌiǀaƚe ďalĐonies oƌ 
ƚeƌƌaĐes͘

F ig u r e  30 .  Reƚail ^ignage

F ig u r e  31.  WƌiŵaƌǇ ResiĚential �nƚƌanĐe
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3.2.5 PEDESTRIAN STREETSCAPES: SLOPING CONDITIONS

/n aĚĚition ƚo ƉƌeǀioƵs noƚes ƌegaƌĚing aƚͲgƌaĚe ĐonĚitions on 
�isŚoƉ ^ƚƌeeƚ͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses oďũeĐtiǀes in ƚŚis 
seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ �ontinƵoƵslǇ aniŵaƚeĚ ĨaĐaĚe͖ eǆƉƌession oĨ ƌeƚail Ƶniƚ anĚ 
ƉƌeǀioƵs ďƵilĚing ǁiƚŚ gƌaniƚe ĐlaĚ ďase anĚ ƉƵďliĐ aƌƚ insƚallation͖ 
ŵƵltiƉle enƚƌanĐes͖ ǀaƌiations in ŵaƚeƌialiƚǇ aƚ gƌaĚe͖ ǀaƌiations oĨ 
ƚŚe aƌĐŚiƚeĐƚƵƌal gƌiĚ aƚ gƌaĚe ;eǆƚƌƵĚeĚ gƌiĚ aĚũƵsƚs ƚo ĐŚanging 
sloƉe aƚ ƌesiĚential enƚƌanĐesͿ
Ͳ &ƌonƚ Ěooƌs anĚ lanĚings eŵƉŚasiǌeĚ aƚ Ɖƌiǀaƚe enƚƌanĐes͖ ǁalŬͲƵƉ 
Ƶniƚ lanĚing eleǀations ǀaƌǇ ǁiƚŚ sloƉe
Ͳ &aĐaĚe is anĐŚoƌeĚ ďǇ ƉaƌŬaĚe enƚƌanĐe aƚ ƚŚe Ĩooƚ oĨ ƚŚe ďƵilĚing 
anĚ ďǇ ƌeƚail ĨaĐaĚe aƚ ƚŚe ƚoƉ͖ eǆƉƌession oĨ ƉaƌŬaĚe enƚƌanĐe is 
siŵilaƌ ƚo Ĩƌonƚ enƚƌanĐe
Ͳ /nƚeƌnal Ňooƌ anĚ Đeiling lines aƌe aƌtiĐƵlaƚeĚ ǀia ƚŚe eǆƉƌession oĨ 
ƚŚe aƌĐŚiƚeĐƚƵƌal gƌiĚ ;&igƵƌe ϯϮͿ
Ͳ KƉƉoƌƚƵniƚǇ Ĩoƌ ƌeƚail ĚisƉlaǇ Ĩoƌ ƚŚe entiƌeƚǇ oĨ ƚŚe ƌeƚail 
sƚoƌeĨƌonƚ͖ glaǌeĚ sƚoƌeĨƌonƚ ǁƌaƉs ĨƵll ĚeƉƚŚ oĨ ƌeƚail sƉaĐe 
;±ϭϮ͘ϱŵͿ along �isŚoƉ

3.3.1 BUILDING ARTICULATION

/n aĚĚition ƚo ƉƌeǀioƵs noƚes͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses 
oďũeĐtiǀes in ƚŚis seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ �leaƌ ŵass anĚ ŵaƚeƌial aƌtiĐƵlation oĨ ďaseͬŵiĚĚleͬƚoƉ͖ eǆƚenĚeĚ 
ŚeigŚƚ ďaǇs aƌe ƵseĚ ƚo eŵƉŚasiǌeĚ ŵoŵenƚs aƚ ƚŚe ďase͖ Ĩoƌŵal 
gƌiĚ anĚ sĐale oĨ ƚŚe ƵƉƉeƌ Ɖoƌtion oĨ ƚŚe loǁͲƌise ƌeĨeƌenĐes ƚŚe 
sƵƌƌoƵnĚing neigŚďoƌŚooĚ͖ Đleaƌ ĚistinĐtion ďeƚǁeen loǁ anĚ 
ŵiĚͲƌise seĐtions ǀia ďƌeaŬ in ŵaƚeƌialiƚǇ͕  Ĩoƌŵ͕ anĚ ƚƌeaƚŵenƚ oĨ 
ďalĐonies
Ͳ ,ieƌaƌĐŚǇ oĨ enƚƌanĐes anĚ ƉƌoŵinenĐe oĨ ƌeƚail sƉaĐe ǀs ƚŚe 
ƌegƵlaƌiƚǇ oĨ ƚŚe Ĩoƌŵal gƌiĚ
Ͳ Daƚeƌial anĚ Ĩoƌŵal ƚƌeaƚŵenƚ oĨ ƚŚe ďƵilĚing eǆƚenĚs ƚo ƚŚe siĚes 
anĚ ƌeaƌ͖ ĐlaĚĚing anĚ aƌĐŚiƚeĐƚƵƌal sƚƌaƚegies aƌe ĐontinƵoƵs on all 
siĚes oĨ ƚŚe ďƵilĚing͖ aƚͲgƌaĚe inƚeƌnal anĚ eǆƚeƌnal aŵeniƚǇ sƉaĐe as 
ǁell as ƚŚe lanĚsĐaƉeĚ ƌooĨ ƚeƌƌaĐe aƌe ƵseĚ as Đenƚeƌ ƉieĐes anĚ ƚo 
aĚĚ Ěiŵension ƚo ƚŚe inƚeƌnal ĐoƵƌƚǇaƌĚ

F ig u r e  33.  Dassing �ƌtiĐƵlation

F ig u r e  32 .  ,oƌiǌonƚal �ƌtiĐƵlation
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3.3.2 MATERIALS

/n aĚĚition ƚo ƉƌeǀioƵs noƚes͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses 
oďũeĐtiǀes in ƚŚis seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ ^ƚone Θ glass ĐlaĚĚing aƌe ƉƌeĚoŵinanƚ ƚŚƌoƵgŚoƵƚ͖ ŵaƚeƌials ƚŚaƚ 
aƩeŵƉƚ ƚo ŵiŵiĐ oƌ ƌeƉliĐaƚe naƚƵƌal ŵaƚeƌials aƌe aǀoiĚeĚ 
Ͳ >aƌgeƌ ŵoĚƵle͕ sŵooƚŚͲĨaĐe͕ sƚone ĐlaĚĚing is ƵseĚ inƚentionallǇ 
ƚo ƉƌoǀiĚe Đonƚƌasƚ againsƚ ƚŚe ďƌiĐŬ oĨ ƚŚe taƚeƌĨoƌĚ ^Ƶiƚes anĚ 
ƌeĨeƌenĐe sƵƌƌoƵnĚing Đonƚeǆƚ
Ͳ ^iŵƉliĐiƚǇ oĨ ƉaleƩe is aƉƉƌoƉƌiaƚe ƚo ƚŚe sĐale oĨ ƚŚe ďƵilĚing anĚ 
ŚisƚoƌiĐal Đonƚeǆƚ oĨ ƚŚe neigŚďoƌŚooĚ
Ͳ �ontinƵoƵs Ƶse oĨ ŵaƚeƌials aƌoƵnĚ ƚŚe ǁŚole oĨ ƚŚe ĨaĐaĚe
Ͳ �Śanges in ŵaƚeƌial aƌe ƵseĚ ƚo ĚeĮne enƚƌanĐes͕ ĐoŵŵeƌĐial 
sƉaĐe͕ anĚ ďƌeaŬ Ěoǁn ďƵilĚing ƉƌoƉoƌtions
Ͳ �leaƌ ǀision glass ƚŚƌoƵgŚoƵƚ͖ ǁŚiƚe ĐeƌaŵiĐ ǁall ĐlaĚĚing is 
inƚegƌaƚeĚ inƚo glass ĨaĐaĚe ƚo ƉƌoǀiĚe ƉƌiǀaĐǇ anĚ iŵƉƌoǀe ƚŚeƌŵal 
ĐŚaƌaĐƚeƌistiĐs oĨ ƚŚe ǁalls ;ƚŚis Śas ďeen aĚũƵsƚeĚ Ĩƌoŵ ƚŚe initial 
ĐonĐeƉƚƵal Ěesign ďaseĚ on ƉƌeǀioƵs Design Reǀieǁ �oŵŵiƩee 
ĐoŵŵenƚaƌǇͿ
Ͳ WoǁĚeƌ ĐoaƚeĚ ŵeƚal ƚo all Ĩƌaŵe͕ ďalĐonǇ͕  Ěeƚail eleŵenƚs

3.3.3 ENTRANCES

/n aĚĚition ƚo ƉƌeǀioƵs noƚes͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses 
oďũeĐtiǀes in ƚŚis seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ Ɖƌoŵinenƚ͕ ƌeĐogniǌaďle͕ anĚ aĐĐessiďle ƉƌiŵaƌǇ enƚƌanĐes
Ͳ ŵain ƌesiĚential enƚƌanĐes ;ƉaƌŬaĚe anĚ Ĩƌonƚ enƚƌǇͿ aƌe 
eŵƉŚasiǌeĚ ǁiƚŚ ŚeigŚƚ͕ angleĚ sƚone ĨaĐes͕ anĚ ƉƵnĐƚƵation inƚo 
ƚŚe ĨaĐaĚe ǁiƚŚ ĚeeƉ inǀeƌƚeĚ eǆƚƌƵsions
Ͳ ǁŚile ƚŚe eǆƚeƌioƌ ĨaĐaĚe iƚselĨ siƚs tigŚƚ ƚo sƚƌeeƚ͕ ƌeƚail anĚ 
ƌesiĚential ŵain enƚƌanĐe Ěooƌs aƌe ƌeĐesseĚ Ĩoƌ aƌtiĐƵlation anĚ ƚo 
ƉƌoǀiĚe aĚĚitional ĐiƌĐƵlation on a tigŚƚ siƚe

F ig u r e  35 .  WƌiŵaƌǇ ResiĚential �nƚƌanĐe

F ig u r e  34 .  �isŚoƉ ^ƚƌeeƚ &aĐaĚe
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3.3.4 ROOF LINE AND ROOFSCAPES

/n aĚĚition ƚo ƉƌeǀioƵs noƚes͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses 
oďũeĐtiǀes in ƚŚis seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ ŵiĚͲƌise Ɖoƌtion is noƚ sƵďsƚantial enoƵgŚ ƚo aĐtiǀelǇ ĐonƚƌiďƵƚe 
ƚo ƚŚe ,aliĨaǆ sŬǇline͖ ŵiĚͲƌise ŚeigŚƚ is eīeĐtiǀelǇ aƚ ƚŚe saŵe 
ŚeigŚƚ as ƚŚe aĚũaĐenƚ taƚeƌĨoƌĚ sƵiƚe ;&igƵƌe ϯϲ anĚ ĨƵll Ěƌaǁing 
sƵďŵission ƉaĐŬageͿ
Ͳ ƉenƚŚoƵse loŌ Ƶniƚ ;eǆisting ǁiƚŚin ƚŚe ϯϰŵ ƉosƚͲďonƵs ŚeigŚƚ 
ǌone Ϳ ǁill Śaǀe sligŚƚlǇ inĐƌeaseĚ ǀisiďiliƚǇ͕  ďƵƚ oĐĐƵƉies a 
ĨooƚƉƌinƚ oĨ less ƚŚan ϭϬϬŵϮ anĚ is onlǇ ƚǁo leǀels ŚigŚeƌ ƚŚan 
ƚŚe ƌeŵainĚeƌ oĨ ƚŚe ďƵilĚing͖ ďoƚŚ ƚŚe ƉenƚŚoƵse Ƶniƚ anĚ ƚŚe 
ďƵilĚing as a ǁŚole ǁill ďe ĚǁaƌĨeĚ ďǇ ƚŚe ĚeǀeloƉŵenƚ oĨ ƚŚe 
�leǆanĚeƌ aĐƌoss ƚŚe sƚƌeeƚ͖ eǆƚƌƵsion oĨ ƚŚe ƉenƚŚoƵse iĚentiĮes iƚ  
ƚŚe Ƶniƚ as a ƵniƋƵe ĨeaƚƵƌe
Ͳ  ŵeĐŚaniĐalͬeleǀaƚoƌ oǀeƌͲƌƵnͬsƚaiƌs aƌe inĐoƌƉoƌaƚeĚ inƚo a single 
ƌooŌoƉ ŵass anĚ ĐoŵďineĚ ǁiƚŚ ƌooŌoƉ lanĚsĐaƉe Ɖlanƚeƌs ǁŚiĐŚ 
also aĐƚ ƚo sƵƉƉoƌƚ ǀegeƚation gƌoǁƚŚ Ěoǁn ƚŚe ƌeaƌ ĨaĐaĚe ĨaĐing 
ƚŚe inƚeƌnal ĐoƵƌƚǇaƌĚ ;see &igƵƌe ϯϳͿ
Ͳ giǀen ƚŚe siǌe oĨ ƚŚe ďƵilĚing anĚ ŵƵltiƉle Ɖƌiǀaƚe anĚ sŚaƌeĚ 
lanĚsĐaƉeĚ oƵƚĚooƌ aŵeniƚǇ sƉaĐes ƉƌoǀiĚeĚ elseǁŚeƌe͕ aĐĐess 
ǁill noƚ ďe giǀen ƚo ƚŚe ƵƉƉeƌͲŵosƚ ƌooŌoƉ͕ Śoǁeǀeƌ loǁ 
ŵainƚenanĐe lanĚsĐaƉing sƚƌaƚegies ǁill ďe aƉƉlieĚ ƚo ƚŚe aƌeas noƚ 
enĐoŵƉasseĚ ďǇ ƚŚe aĨoƌeŵentioneĚ seƌǀiĐe anĚ Ɖlanƚeƌ ŵassing

3.4.2 CORNER SITES

/n aĚĚition ƚo ƉƌeǀioƵs noƚes͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses 
oďũeĐtiǀes in ƚŚis seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ ĐontinƵoƵs ŵassing anĚ Ĩoƌŵal gƌiĚ aƉƉƌoaĐŚing Ĩƌoŵ ďoƚŚ 
ĚiƌeĐtions ďƌeaŬs onlǇ aƚ ƚŚe Đoƌneƌ͖ ŵaŬes ƚŚe ϰͲsƚoƌeǇ glass 
ƌiďďon ƚŚe Ɖƌoŵinenƚ ĨeaƚƵƌe oĨ ƚŚe ďƵilĚing anĚ iĚentiĮes ƚŚe 
ĐoŵŵeƌĐial sƉaĐe
Ͳ glaǌeĚ Đoƌneƌ Ƶses a ŵaƚeƌial ƉaleƩe anĚ ƌŚǇƚŚŵ ĚistinĐƚ Ĩƌoŵ ƚŚe 
ƌesƚ oĨ ƚŚe ŵiĚͲƌise Ɖoƌtion oĨ ƚŚe ďƵilĚing
Ͳ Đoƌneƌ ƚƌansƉaƌenĐǇ aniŵaƚes ƚŚe ďƵilĚing anĚ ƉƌoǀiĚes ƵniƋƵe 
inƚeƌioƌ Đoƌneƌ oƉƉoƌƚƵnities Ĩoƌ ƚŚe ƌesiĚential Ƶniƚs͖ leƚs ƚŚe ĨƵll 
ĚeƉƚŚ oĨ ƚŚe inƚeƌioƌ ƌeƚail sƉaĐe ďe ǀisƵallǇ oĐĐƵƉieĚ

�ŵƉŚasis on ƚŚe Đoƌneƌ anĚ aƌĐŚiƚeĐƚƵƌal ͚ďƌeaŬ͛ oĨ ƚŚe gƌiĚ is 
tieĚ ƚo ƚŚe siŵƉliĐiƚǇ oĨ ƚŚe ƌesƚ oĨ ƚŚe ĨaĐaĚe anĚ in ƉaƌtiĐƵlaƌ is 
sƵƉƉoƌƚeĚ ďǇ a single͕ Đlean͕ ƉaƌaƉeƚ line ƚo ƚŚe ƚoƉ oĨ ƚŚe ŵiĚͲ
seĐtion ;&igƵƌe ϯϴͿ͘ � ǀaƌianĐe is ƌeƋƵiƌeĚ Śoǁeǀeƌ Ĩoƌ ƚŚis ƚo ďe 
Ɖossiďle͖ see also saƌianĐe ReƋƵesƚ ηϰ͘

F ig u r e  38 .  �oƌneƌ �ŵƉŚasis

F ig u r e  37 .  RooŌoƉ ^eƌǀiĐe Dassing anĚ Wlanƚeƌ tall
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F ig u r e  36.  �isŚoƉ anĚ ,ollis �oƌneƌ



 1363 Hollis and Bishop: Design Rationale

2 1

3.5.1 VEHICULAR ACCESS, CIRCULATION, LOADING AND UTILITIES

/n aĚĚition ƚo ƉƌeǀioƵs noƚes͕ ƚŚe ƉƌoƉoseĚ Ěesign aĚĚƌesses 
oďũeĐtiǀes in ƚŚis seĐtion ǀia ƚŚe Ĩolloǁing eleŵenƚs͗

Ͳ all eǆisting sƵƌĨaĐe ƉaƌŬing eliŵinaƚeĚ
Ͳ all ƉaƌŬing͕ loaĚing͕ sƚoƌage͕ anĚ ƵtiliƚǇ sƉaĐe ǁill eǆisƚ ǁiƚŚin ƚŚe 
neǁ oƌ eǆisting sŚaƌeĚ ƵnĚeƌgƌoƵnĚ ƉaƌŬaĚe
Ͳ ƚŚe neǁ ďƵilĚing ǁill Ɖƌeseƌǀe ƚŚe ĐƵƌƌenƚ ƉaƌŬing gaƌage 
enƚƌanĐe loĐation Ĩƌoŵ �isŚoƉ ^ƚƌeeƚ͖ ϭϮ neǁ ƉaƌŬing sƉaĐes ǁill 
ďe aĚĚeĚ ƚo ƚŚe ϴϮ sƉaĐes loĐaƚeĚ in ƚŚe taƚeƌĨoƌĚ
Ͳ loĐation oĨ ǀeŚiĐƵlaƌ aĐĐess ƚo ƚŚe siƚe ƌeŵains ƚŚe saŵe͖ eǆisting 
enƚƌanĐe sƚƌƵĐƚƵƌe Śas ďeen ƌeĚesigneĚ ƚo alloǁ ƚŚe noƌƚŚͲeasƚeƌn 
ŵosƚ Đoƌneƌ ƚo ďe seƚ ďaĐŬ ϰ͛ͲϬ͟ anĚ iŵƉƌoǀe sigŚƚͲlines ;ƌeĨeƌ ƚo 
ĨƵll sƵďŵission ƉaĐŬage anĚ &igƵƌe ϯϵͿ
Ͳ neǁ signage͕ sƚƌoďe ligŚƚs͕ anĚ ŵiƌƌoƌs ǁill ďe ƵseĚ ƚo ĨƵƌƚŚeƌ 
iŵƉƌoǀe ƚŚe ƌeͲinsƚaƚeĚ ƉaƌŬaĚe enƚƌanĐe

3.5.4 LIGHTING

>igŚting ǁill ďe inƚegƌaƚeĚ inƚo ƚŚe ďƵilĚing ĨaĐaĚe in a ŵanneƌ 
ǁŚiĐŚ ŚigŚligŚƚs ƚŚe aƌĐŚiƚeĐƚƵƌal ŵassing͕ ƌesiĚential enƚƌanĐes͕ 
anĚ ƌeƚail sƉaĐe͕ ďƵƚ Ěoes noƚ aĐtiǀelǇ ŚigŚligŚƚ inĚiǀiĚƵal ĮǆƚƵƌes͕ 
anĚ ŵaǇ inĐlƵĚe ĮǆƚƵƌes ĚesigneĚ as Ɖaƌƚ oĨ ƚŚe inƚegƌaƚeĚ 
lanĚsĐaƉe eleŵenƚs͘ ^ee also noƚes ƚo ϯ͘ϯ͘ϯ͘

3.5.5 SIGNS

ResiĚential ďƵilĚing naŵe͕ sƚƌeeƚ aĚĚƌess͕ anĚ enƚƌǇ iĚentiĮĐations 
aƌe inƚenĚeĚ ƚo ďe inĐoƌƉoƌaƚeĚ inƚo eǆƚƌƵĚeĚ ŵeƚal Ĩƌaŵe 
eleŵenƚs anĚͬoƌ angleĚ sƚone ĨaĐaĚes͘  ^ee also &igƵƌe ϯϱ anĚ 
WƵďliĐ �eneĮƚ WƌoƉosal͘

F ig u r e  39 .  �ǆisting seŚiĐle WoƌtiĐo ReͲ/nsƚaƚeĚ Θ /ŵƉƌoǀeĚ

F ig u r e  4 0 .  WaƌŬaĚe �nƚƌanĐe Ͳ /ŵƉƌoǀeĚ �oƌneƌ �onĚition
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C O N C L U S I O N

tŚile ƚŚis is an eǆƚƌeŵelǇ ĐŚallenging ƉƌoƉeƌƚǇ͕  ǁiƚŚ ŵƵltiƉle ŚeigŚƚ ǌones͕ a naƌƌoǁ anĚ sƚeeƉ loƚ͕ anĚ inƚegƌation inƚo an eǆisting 
ďƵilĚing anĚ ƉaƌŬaĚe sƚƌƵĐƚƵƌe͕ ǁe ďelieǀe ƚŚe aƌĐŚiƚeĐƚs anĚ ĚeǀeloƉeƌ Śaǀe ƚaŬen eǀeƌǇ ƉƌeĐaƵtion ƚo Ĩolloǁ ƚŚe inƚenƚ oĨ ƚŚe >anĚ 
hse �Ǉlaǁ anĚ Design DanƵal͘  te ďelieǀe ƚŚe ƌeƋƵesƚeĚ siƚe Ɖlan ǀaƌianĐes aƌe Đonsisƚenƚ ǁiƚŚ ƚŚe inƚenƚ oĨ ƚŚe Design DanƵal anĚ 
aĐƚ ƚo ƉƌoĚƵĐe a ǁellͲĚesigneĚ enĚ ƉƌoĚƵĐƚ ǁŚiĐŚ ďoƚŚ ƌesƉeĐƚs anĚ aĚĚs ƚo eǆisting Đonƚeǆƚ͘

�oŵŵenƚaƌǇ ƉƌoǀiĚeĚ ďǇ ƚŚe Design Reǀieǁ �oŵŵiƩee on ƚŚe ƉƌeǀioƵs sƵďŵission Śas ďeen ƚaŬen inƚo aĐĐoƵnƚ as Ɖaƌƚ oĨ ƚŚis 
aƉƉliĐation anĚ inĐlƵĚes aĚĚƌessing͗

Ͳ aĚĚitional Ěeƚails ƌegaƌĚing eǆƚenƚ anĚ naƚƵƌe oĨ ƚŚe ƉƵďliĐ aƌƚ anĚ aŵeniƚǇ sƉaĐe ƉƌoƉoseĚ as a ƉƵďliĐ ďeneĮƚ
Ͳ ĚiagƌaŵŵatiĐ ƌeƉƌesenƚations oĨ ŬeǇ Ěesign anĚ ǀaƌianĐe Đonƚenƚ
Ͳ inĐƌeaseĚ ƉƌiǀaĐǇ anĚ aĚĚeĚ inƚeƌesƚ aƚ sƚƌeeƚͲleǀel Ĩoƌ ǁalŬͲƵƉ Ƶniƚs
Ͳ siŵƉliĮĐation oĨ loǁͲƌise ƉaƌaƉeƚ line
Ͳ ĨƵƌƚŚeƌ ĐonsiĚeƌation oĨ enǀiƌonŵenƚal iŵƉaĐƚ anĚ solaƌ gain oĨ eǆƚeƌioƌ ĐlaĚĚing ŵaƚeƌial Ĩoƌ ƚŚe ŵiĚͲƌise anĚ ƉenƚŚoƵse 
Ɖoƌtions oĨ ƚŚe ďƵilĚing

te ƚŚanŬ ǇoƵ Ĩoƌ ǇoƵƌ ĐonsiĚeƌation anĚ looŬ ĨoƌǁaƌĚ ƚo ĐontinƵing ǁoƌŬing ǁiƚŚ ,RD anĚ ƚŚe Design Reǀieǁ �oŵŵiƩee on ƚŚis 
eǆĐiting ƉƌoũeĐƚ͘
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A P P E N D I X  A : C O N C E P T U A L  I M A G E  G A L L E R Y

I m ag e  A .  sieǁ Ĩƌoŵ �isŚoƉ anĚ ,ollis ^ƚƌeeƚ

I m ag e  B.  ,ollis ^ƚƌeeƚ Dain ResiĚential �nƚƌanĐe
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I m ag e  D .  �isŚoƉ ^ƚƌeeƚ &aĐaĚe  Ͳ �nlaƌgeĚ sieǁ

I m ag e  C .  �isŚoƉ ^ƚƌeeƚ &aĐaĚe

A P P E N D I X  A : C O N C E P T U A L  I M A G E  G A L L E R Y
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I m ag e  E .  �isŚoƉ ^ƚƌeeƚ talŬͲƵƉ �nƚƌanĐes

A P P E N D I X  A : C O N C E P T U A L  I M A G E  G A L L E R Y
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V A R I A N C E  R E Q U E S T  # 1 -  BU I L D I N G  HE I G HT
WR��/E�d Ϯ  Ͳ ϮϮD �h/>D/E' ,�/',d

�s Ɖeƌ ƉoliĐǇ ϴ ;ϭϭͿ oĨ ƚŚe >h� a siƚe Ɖlan ǀaƌianĐe is ƌeƋƵesƚeĚ ďaseĚ 
on͗ 

( 11)  dŚe ǀaƌiation is Đonsisƚenƚ ǁiƚŚ ƚŚe Ĩolloǁing Đƌiƚeƌia oĨ ƚŚe 
Design DanƵal͗

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

�s ƚŚe ƉƌoũeĐƚ sƚƌeƚĐŚes aĐƌoss ƚǁo Ěiīeƌenƚ ŚeigŚƚ ǌones ;WƌeĐinĐƚ ϭ 
alloǁs ϯϰŵ anĚ WƌeĐinĐƚ Ϯ alloǁs ϮϮŵͿ͕ Śas a naƌƌoǁ loƚ ǁiĚƚŚ ;onlǇ 
ϵŵͿ͕ anĚ naǀigaƚes gƌaĚe ĐŚange aĐƌoss ƚŚe WƌeĐinĐƚ Ϯ ƉƌoƉeƌties͕ a 
ǀaƌianĐe is ƌeƋƵiƌeĚ Ĩoƌ ƚŚe ϮϮŵ ǌone͘ dŚe eleǀation oĨ noƌƚŚͲeasƚ 
Đoƌneƌ oĨ ƚŚe WƌeĐinĐƚ Ϯ ƉƌoƉeƌƚǇ is ϭϬ͘ϭϰŵ anĚ ƚŚe eleǀation oĨ ,ollis 
^ƚƌeeƚ is aƚ ϭϰ͘ϰϱŵ ;a sƵďsƚantial ĚiīeƌenĐe oĨ ϰ͘ϯϭŵͿ͘

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

a. WoliĐǇ ϯ͘ϰ͘Ϯ sƉeaŬs ƚo ƚŚe ǀisƵal ƉƌoŵinenĐe oĨ Đoƌneƌ siƚes ǁiƚŚ a
Ɖƌoǀision Ĩoƌ a ĐŚange in ďƵilĚing ŵassing aƚ ƚŚe Đoƌneƌ͘  �sƚaďlisŚing 
ƚŚe ŵiĚͲƌise ďƵilĚing ŚeigŚƚ ǁŚile ŵainƚaining a gooĚ ƉƌoƉoƌtion 
ďeƚǁeen ƚŚe ŵiĚͲƌise Ɖoƌtions sƚƌaĚĚling ƚǁo Ěiīeƌenƚ ŚeigŚƚ ĚisƚƌiĐƚs 
is ĐƌitiĐal ƚo ƚŚe ďƵilĚing ŵassing͘

&ƵƌƚŚeƌŵoƌe͕ ƚŚis Ɖoƌtion oĨ ƚŚe siƚe is noƚ in ƚŚe ǀieǁ Ɖlane anĚ ǁill 
ďe sƵƌƌoƵnĚeĚ ďǇ ďƵilĚings ǁŚiĐŚ eiƚŚeƌ signiĮĐanƚlǇ eǆĐeeĚ ƚŚe ϮϮŵ 
ŚeigŚƚ oƌ alƌeaĚǇ seƚ ƉƌeĐeĚenƚ Ĩoƌ ƚaŬing ƚŚe ϮϮŵ ŚeigŚƚ Ĩƌoŵ ,ollis 
^ƚƌeeƚ ;ƌesƉeĐtiǀelǇ͕  ƚŚe �leǆanĚeƌ aĐƌoss ƚŚe sƚƌeeƚ anĚ ƚŚe taƚeƌĨoƌĚ͕ 
ǁŚiĐŚ is ƚo ďeĐoŵe Ɖaƌƚ oĨ ƚŚis ƉƌoƉeƌƚǇ Ϳ͘ dŚe ƉƌoƉeƌƚǇ ĚiƌeĐƚlǇ 
aĐƌoss ƚŚe sƚƌeeƚ ƚo ƚŚe noƌƚŚ ǁill also liŬelǇ ďe seeŬing a ĨƵll ϳͲsƚoƌeǇ 
ĚeǀeloƉŵenƚ ŚeigŚƚ Đonsisƚenƚ ǁiƚŚ ƚŚe ƌeĐenƚlǇ aƉƉƌoǀeĚ �enũaŵin 
tieƌ ďƵilĚing͘ dŚese sƵƌƌoƵnĚing ĐonĚitions illƵsƚƌaƚe ƚŚe iŵƉoƌƚanĐe 
oĨ aĚĚitional ŚeigŚƚ aƚ ƚŚis Đoƌneƌ as a ƌeĚƵĐeĚ ŚeigŚƚ ǁill ƌeĚƵĐe in ƚoo
ĚƌastiĐ a ĐŚange anĚ a ƌeĚƵĐtion in ƚŚe ƉƌoŵinenĐe ƌeƋƵiƌeĚ Ĩoƌ ƚŚe 
Đoƌneƌ siƚe͘ tŚen looŬing aƚ ƚŚe ĨƵll eleǀation oĨ ƚŚis siƚe inĐlƵsiǀe oĨ 

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

22m FROM AVG. GRADE

NO VARIANCE CREATES 
POOR MASSING

24.9m PPROPOSED FROM 
AVG. GRADE

F ig u r e  4 1.  �ǀeƌage 'ƌaĚe &ooƚƉƌinƚ

BISHOP ST.

H
O

LL
IS

 S
T.

22m ZONE
AVG. GRADE

WATERFORD

10.14m14.45m

F ig u r e  4 3.  ϮϮŵ �ƵilĚing ,eigŚƚ Ĩƌoŵ �ǀeƌage 'ƌaĚe 

22m FROM HOLLIS ST.

F ig u r e  4 2 .  ϮϮŵ �ƵilĚing ,eigŚƚ Ĩƌoŵ ,ollis

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

Attachment D: Requested Variances
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ƚŚe eǆisting taƚeƌĨoƌĚ ƚŚis ŵiĚͲƌise Ɖoƌtion ƉeƌĨeĐƚlǇ ŵeeƚs ƚŚe Ěesign 
ŵanƵals eǆaŵƉles oĨ Đoƌneƌ ďƵilĚings ǁiƚŚ Đoƌneƌ ŵassing ĨeaƚƵƌes͘ 
&ig ϰϯĐ

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

b .  �Ǉ ƌeƋƵesting a ǀaƌianĐe ƚo ƌeĚƵĐe ƚŚe gƌoƵnĚ Ňooƌ ŚeigŚƚ oĨ ϰ͘ϱŵ͕ 
ƚŚe ĐƵƌƌenƚ Ěesign ŵeeƚs ƚŚe ϮϮŵ ŚeigŚƚ iĨ ƚaŬen aƚ ƚŚe ,ollis ^ƚƌeeƚ 
eleǀation ;&igƵƌe ϰϮͿ͘ daŬen Ĩƌoŵ aǀeƌage gƌaĚe ŚeigŚƚ oĨ ϭϮ͘ϭϱŵ͕ ƚŚe 
ďƵilĚings ƵƉƉeƌ leǀel is ϭ͘ϵϮϰŵ oǀeƌ ƚŚe ϮϮŵ ŚeigŚƚ ƌeƋƵiƌeŵenƚ͘ 
;&igƵƌe ϰϯͿ dŚis aĚĚitional ŚeigŚƚ Ěoes noƚ geneƌaƚe anǇ aĚĚitional 
Ňooƌ aƌea as ǁiƚŚ  lesseƌ Ňooƌ ƚo Ňooƌ ŚeigŚƚs͕ no ƌooĨ aĐĐess͕ anĚ an 
aĚĚitional  ƌeƚail Ňooƌ ŚeigŚƚ ƌeĚƵĐtion ƚŚe saŵe '&� ĐoƵlĚ ďe aĐŚieǀeĚ 
ǁiƚŚ a ĐoŵƉƌoŵiseĚ Ěesign solƵtion͘ 

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

c .  tŚile ƚŚe ǀieǁ Ɖlane Ěoes noƚ Đƌoss ĚiƌeĐƚlǇ oǀeƌ ƚŚe Ɖoƌtion oĨ ƚŚe 
siƚe ǁe aƌe ƌeƋƵesting a ǀaƌianĐe Ĩoƌ͕  ǁe aƌe sƵďsƚantiallǇ loǁeƌ ƚŚan  
ϭ͘ϱŵ ǁŚeƌe ƚŚe ǀieǁ Ɖlane Ɖasses oǀeƌ oƵƌ siƚe anĚ ƚŚis sŚoƵlĚ ďe 
ĐonsiĚeƌeĚ ĚƵe ƚo iƚs ƉƌoǆiŵiƚǇ ƚo ƚŚis Ɖoƌtion oĨ ƚŚe siƚe in ƋƵestion͘

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

d͘ dŚe aĚĚitional ŚeigŚƚ Đƌeaƚes an aƌĐŚiƚeĐƚƵƌal ĨeaƚƵƌe oĨ ƚŚis Ɖoƌtion 
oĨ ƚŚe ďƵilĚing ǁe Ĩeel ƚŚaƚ iƚ is in ŬeeƉing ǁiƚŚ seĐtion ;ĚͿ͘ ^ŚoƵlĚ
a ƌeĚƵĐtion in ďƵilĚing ŚeigŚƚ ďe ƌeƋƵiƌeĚ ƚŚe saŵe '&� anĚ sƚoƌies 
ĐoƵlĚ ďe aĐŚieǀeĚ ďƵƚ ǁoƵlĚ ďe aƚ ƚŚe Đosƚ oĨ ƚŚe ƚŚis aƌĐŚiƚeĐƚƵƌal 
ĨeaƚƵƌe anĚ Đoƌneƌ aĚĚƌess͘ dŚis ǁoƵlĚ also Đƌeaƚe ƵnĚesiƌaďle 
ďƵilĚing ƉƌoƉoƌtions Ĩoƌ ƚŚe seĐtion oĨ ƚŚe ďƵilĚing ǁiƚŚin ƚŚe ϯϰŵ 
ŚeigŚƚ ƉƌeĐinĐƚ ;&igƵƌe ϰϯďͿ͘ 

dŚe ŵiĚͲƌise Ɖoƌtion oĨ ƚŚe ďƵilĚing aĐƚs as a lanĚŵaƌŬ ďƵilĚing 
eleŵenƚ as iƚs aĚĚitional ŚeigŚƚ Ĩƌaŵes ƚŚe ǀisƵal ƚeƌŵinƵs oĨ �isŚoƉ 
aƚ >oǁeƌ taƚeƌ ^ƚƌeeƚ͘ tiƚŚ ƚŚe sĐale anĚ ŵagniƚƵĚe oĨ ƚŚe aĚũaĐenƚ 
�leǆanĚeƌ siƚe͕ ƚŚe eǆƚƌa ƌooĨ ŚeigŚƚ is ĐƌitiĐal ƚo ƚŚis seĐtion oĨ ƚŚe 
sƚƌeeƚ in ŚelƉing ƚo eǀen oƵƚ ƚŚe ƉeƌsƉeĐtiǀe Ěoǁn �isŚoƉ anĚ ƌeƚain 
a leǀel oĨ ďalanĐe ƚo ƚŚe sƚƌeeƚ oǀeƌall͘ tŚeƌe ƚŚis is a Đoƌneƌ siƚe͕ ƚŚe 
ŚeigŚƚ ŚelƉs ƚŚe signiĮĐanĐe oĨ ƚŚe ďƵilĚing ŵassing in ƌelationsŚiƉ ƚo 
ƚŚe sƚƌeeƚǁall ďǇ giǀing ƚŚe Đoƌneƌ a gƌeaƚeƌ ǀisƵal ƉƌoŵinenĐe͘ dŚis 
aĚĚitional ŚeigŚƚ also alloǁs Ĩoƌ ƚalleƌ naƌƌoǁeƌ ǁinĚoǁs ƚo ƌelaƚe ƚo 
ƚŚe �aƌƌingƚon ^ƚƌeeƚ soƵƚŚ ďƵilƚ Đonƚeǆƚ ;&igƵƌe ϰϯďͿ

dŚe Ěesign oĨ ƚŚis ďƵilĚing ƉƌoǀiĚes ĚistinĐtiǀe ŵassing͕ aƌtiĐƵlation 
anĚ aƌĐŚiƚeĐƚƵƌal ĨeaƚƵƌes ƚo ƌeinĨoƌĐe ƚŚeiƌ ǀisƵal ƉƌoŵinenĐe͕ 
ƉƌeĚoŵinanƚlǇ along ƚŚe ǀieǁ ƚeƌŵini ƚo >oǁeƌ taƚeƌ ^ƚƌeeƚ͘ dŚe ƚall 

ǁŚiƚe ŵassing ǁiƚŚ ƚall naƌƌoǁ ǁinĚoǁ oƉenings sƚƌengƚŚen ǀisƵal 
ĐonneĐtiǀiƚǇ ƚo >oǁeƌ taƚeƌ ^ƚƌeeƚ͘ dŚis ĚistinĐtiǀe aƌĐŚiƚeĐƚƵƌal 
ƚƌeaƚŵenƚ Ěoes noƚ ƌelǇ on ĨaŬe ƚƵƌƌeƚs oƌ ƵnƵsƵal ƌooĨ lines ďƵƚ 
insƚeaĚ ƚaŬes insƉiƌation ďǇ ƌesƉeĐting ƚŚe ƌesƚƌaineĚ Ěeƚailing 
oĨ 'eoƌgian aƌĐŚiƚeĐƚƵƌe͘  dŚe ƉƌoũeĐƚ ƌesƉeĐƚs Śeƌiƚage ǁiƚŚoƵƚ
ŵaŬing a ĨaŬe ǀeƌsion as ĐiƚeĚ in ϰ͘ϭ͘Ϯ anĚ ϰ͘ϭ͘ϯ oĨ ƚŚe Ěesign 
ŵanƵal͘ ͞The intention in designing such new buildings should not 
be to create a false or ersatz historic building, instead the objective 
must be to create a sensitive well designed new structure “of its 
time” that fits and is compatible with the character of the district 
or its immediate context.”  

,igŚ ƋƵaliƚǇ ŵaƚeƌials anĚ ƉƌoƉoƌtioning ƉƌoǀiĚe ǀisƵal 
signiĮĐanĐe͘ � ǀeƌtiĐal ƌŚǇƚŚŵ ƚŚaƚ sƵƉƉoƌƚs ƵseĨƵl liǀaďle sƉaĐe 
ǁiƚŚin anĚ inƚeƌesƚ along ƚŚis ǀisƵal Ĩƌonƚage͘ dŚis ǀaƌianĐe Ěoes 
noƚ ƌeƉƌesenƚ anǇ aĚĚitional '&� anĚ signiĮĐanƚlǇ iŵƉƌoǀes ƚŚe 
ƉƌoƉoƌtions͕ Ƶƌďan ƉƌesenĐe͕ anĚ inƚeƌioƌ Ƶse Ĩoƌ ĨƵƚƵƌe ƚenanƚs͘ 

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

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

dŚe ŵiĚͲƌise Ɖoƌtion oĨ ƚŚis neǁ aĚĚition is a ĐƌitiĐal lanĚŵaƌŬ 
eleŵenƚ ŵaƌŬeĚ ǁiƚŚ a Đoƌneƌ ƚoǁeƌ anĚ enƚƌanĐe ƚoǁeƌ eleŵenƚ 
as Ɖeƌ ϯ͘ϲ͘ϵ ĨƵƌƚŚeƌ inŇƵenĐeĚ ďǇ ƚŚe sloƉing ĐonĚitions ǁŚeƌe 
ƚǁo Ěiīeƌing sƚƌeeƚͲǁall ŚeigŚƚs Đonǀeƌge͕ ƚŚis aĚĚitional ŚeigŚƚ 
is ƌeƋƵiƌeĚ ƚo signiĨǇ ƚŚis Ɖoƌtion oĨ ƚŚe ďƵilĚing sƉeĐiĮĐallǇ ƚŚe 
enƚƌanĐe anĚ ƌeƚail aƚ ƚŚe Đoƌneƌ͘  dŚis ǁiĚƚŚ along ,ollis is ϭϱй 
oĨ ƚŚe loƚ Ĩƌonƚage anĚ less ƚŚan ϭϬ ŵeƚeƌs  aƚ ϵ͘ϭŵ ǁiĚƚŚ as Ɖeƌ
ϯ͘ϲ͘ϵ 
dŚe Ěesign ŵanƵal sƵggesƚs ƚŚese ĨeaƚƵƌes ďe less ƚŚan an 
aĚĚitional ϲŵ͘ te aƌe onlǇ asŬing Ĩoƌ an aĚĚitional ϭ͘ϵŵ ƉlƵs ƚŚe 
glass gƵaƌĚ͘
/n oƵƌ ƉƌoĨessional oƉinion ƚŚis is a ǀeƌǇ ŵoĚesƚ ǀaƌianĐe ǁiƚŚ 
signiĮĐanƚ iŵƉƌoǀeŵenƚ ƚo ƚŚe ƉƌoũeĐƚ͘

^ee ĮgƵƌe ϰϯď anĚ ϰϯĐ ƚo illƵsƚƌaƚe Đoƌneƌ lanĚŵaƌŬ eleŵenƚ 

PROMINENT CORNER MASSING

F ig u r e  4 3c
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V A R I A N C E  R E Q U E S T  # 2  -  BU I L D I N G  HE I G HT
^�Rs/�� �>�D�Ed^  Ͳ WR��/E�d Ϯ  Ͳ ϮϮD �h/>D/E' ,�/',d

�s Ɖeƌ ƉoliĐǇ ϴ;ϴͿ͕ anĚ ;ϭϭͿ oĨ ƚŚe >h� a siƚe Ɖlan ǀaƌianĐe is ƌeƋƵesƚeĚ 
ďaseĚ on͗

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

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

( 8 )  �oŵƉlianƚ͖ ƚŚe ǀaƌianĐe oĐĐƵƉies in ƚŚe aggƌegaƚe less ƚŚan ϯϬй 
oĨ ƚŚe aƌea oĨ ƚŚe ƌooĨ oĨ ƚŚe ďƵilĚing on ǁŚiĐŚ iƚ is loĐaƚeĚ͘

( 11)  dŚe ǀaƌiation is Đonsisƚenƚ ǁiƚŚ ƚŚe Ĩolloǁing Đƌiƚeƌia oĨ ƚŚe
Design DanƵal͗

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

a. Weƌ noƚes ƚo seĐtion ϯ͘ϯ͘ϰ oĨ ƚŚe Design DanƵal͕ ƚŚe eleǀaƚoƌ
enĐlosƵƌe also ĐonƚƌiďƵƚes ƚo ƚŚe ƌooŌoƉ ŵassing ǁŚiĐŚ alloǁs Ĩoƌ 
Ɖlanƚeƌs ƚo sƵƉƉoƌƚ ǀegeƚation gƌoǁƚŚ Ěoǁn ƚŚe ƌeaƌ ĨaĐaĚe ;&igƵƌes 
ϰϱ anĚ ϰϱďͿ͘

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

F ig u r e  4 4 .  �leǀaƚoƌ �nĐlosƵƌe aƚ RooĨ Weƌiŵeƚeƌ

BISHOP ST.

H
O

LL
IS

 S
T.

WATERFORD

F ig u r e  4 5 .  'ƌeen tall aƚ /nƚeƌioƌ �oƵƌƚǇaƌĚ

BISHOP ST.
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O
LL

IS
 S

T.

WATERFORD

F ig u r e  4 5 b .  'ƌeen tall aƚ /nƚeƌioƌ �oƵƌƚǇaƌĚ
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te Śaǀe ƚaŬen ƚŚis Ɖoinƚ a sƚeƉ ĨƵƌƚŚeƌ ďǇ ŵaŬing ƚŚis ƌooĨ 
eǆƚension a ƉƵďliĐ aƌƚ ĨeaƚƵƌe ǁiƚŚ ƚŚe aƌtiĐƵlaƚeĚ sƚone 
ƉaƩeƌns anĚ Ɖlantings ďeing inƚegƌaƚeĚ inƚo ƚŚe ƚoƉ ƉaƌaƉeƚ͘

b .  dŚe aĚĚitional ďƵilĚing ŚeigŚƚ is Ĩoƌ ƌooŌoƉ aƌĐŚiƚeĐƚƵƌal 
ĨeaƚƵƌes anĚ ƚŚe aĚĚitional ŚeigŚƚ Ěoes noƚ ƌesƵlƚ in an 
inĐƌease in gƌoss Ňooƌ aƌea͘  dŚe eleǀaƚoƌ enĐlosƵƌe ƌooĨ also 
ĐonƚƌiďƵƚes ƚo ƚŚe ƌooŌoƉ ŵassing ǁŚiĐŚ alloǁs Ĩoƌ Ɖlanƚeƌs 
ƚo sƵƉƉoƌƚ ǀegeƚation gƌoǁƚŚ Ěoǁn ƚŚe ƌeaƌ ĨaĐaĚe ;&igƵƌes 
ϰϱ anĚ ϰϱďͿ͘ dŚis also inĐlƵĚes a sƚone ĨeaƚƵƌe ǁall ƚŚaƚ 
ǁill Śaǀe aƌtiĐƵlation ďaseĚ on ƚŚe ƉƵďliĐ aƌƚ ĐoŵƉonenƚ 
ŵentioneĚ ƉƌeǀioƵslǇ͘

�oƚŚ ƚŚe inƚenƚ oĨ ƚŚe Design ŵanƵal ( a. )  anĚ ƚŚe aĚĚitional 
ŚeigŚƚ Ĩoƌ ƌooŌoƉ aƌĐŚiƚeĐƚƵƌal ĨeaƚƵƌes ( b . )  sŚoƵlĚ alloǁ Ĩoƌ 
ƚŚe aĐĐeƉƚanĐe oĨ ƚŚis ǀaƌianĐe͘

dŚis ǀaƌianĐe ƌeƋƵesƚ also inĐlƵĚes a ďƵilĚing ŚeigŚƚ ǀaƌianĐe 
Ĩoƌ ƚŚe ϭϬϳϱŵŵ glass ƌailing aƚ ƚŚe ϴƚŚ leǀel ƌooĨ ƚeƌƌaĐe͘ 
dŚis Ɖoƌtion also ĐoŵƉlies ǁiƚŚ ƚŚe ƌationale aďoǀe anĚ Ěoes 
noƚ ƌesƵlƚ in an inĐƌease in gƌoss Ňooƌ aƌea͘



 1363 Hollis and Bishop: Design Rationale

2 7

V A R I A N C E  R E Q U E S T  # 3
>�ED h^�^ �d 'R�D�  Ͳ ϰ͘ϱŵ &d& ,�/',d

�s Ɖeƌ ƉoliĐǇ ϴ;ϭϯͿ anĚ oĨ ƚŚe >h� a siƚe Ɖlan ǀaƌianĐe is ƌeƋƵesƚeĚ 
ďaseĚ on͗

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

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

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

� ǀaƌianĐe is ƌeƋƵiƌeĚ Ĩoƌ ,ollis sƚƌeeƚ as ǁell as ƚŚe �isŚoƉ ^ƚƌeeƚ 
Ĩƌonƚage͘ ^ƚeeƉ sloƉe anĚ sŵall ƉƌoũeĐƚ sĐale Ěo noƚ ƌeasonaďlǇ alloǁ 
Ĩoƌ ĐontinƵoƵs ϰ͘ϱŵ Ňooƌ ƚo Ňooƌ ŚeigŚƚs along ƚŚe lengƚŚ oĨ �isŚoƉ͘ 
�ƵilĚing ŵassing ĐoŵďineĚ ǁiƚŚ sƚeeƉ sloƉe ĐonĚitions Ěo noƚ alloǁ 
Ĩoƌ ƌeasonaďle ƉƌoƉoƌtions anĚ gooĚ Ěesign ǁŚilsƚ aĐĐoŵŵoĚating a 
ϰ͘ϱŵ Ňooƌ ƚo Ňooƌ ŚeigŚƚ along ,ollis͘

( 13) a)  �oŵƉlianƚ͖ ŵeǌǌanine sƉaĐes eǆisƚ ǁiƚŚin ƚŚe ŇooƌͲƚoͲŇooƌ 
ŚeigŚƚ Ĩoƌ ƚŚose Ɖoƌtions oĨ ƚŚe gƌoƵnĚ Ňooƌ ďeing oĐĐƵƉieĚ ďǇ 
ƌesiĚential Ƶses ;&igƵƌe ϰϲͿ͘ dŚis sŚoƵlĚ ŵean eaĐŚ oĨ ƚŚe ϯ oƚŚeƌ 
Ƶniƚs aƌe ĐoŵƉlianƚ͘ dŚe ŚigŚƚ ŵeasƵƌeŵenƚ is ďeing ƚaŬen Ĩƌoŵ ƚŚe 
enƚƌanĐe Ňooƌ slaď so ƚŚeǇ aƌe ďeing ĚeeŵeĚ non ĐoŵƉlianƚ͘

ϯ oƵƚ oĨ ƚŚe ϰ ǁalŬͲƵƉ Ƶniƚs ǁoƵlĚ Śaǀe ŵeƚ ƚŚe ƌeƋƵiƌeŵenƚs oĨ 
seĐtion ϭϯ;aͿ oĨ ƚŚe >h�͕ as Ňooƌ ƚo Ňooƌ ŚeigŚƚs Ĩoƌ ƚŚese Ƶniƚs aƌe 
oǀeƌ ϰ͘ϱŵ ;aƉƉƌoǆiŵaƚelǇ ϱ͘ϱŵ͖ see ĨƵll sƵďŵission ƉaĐŬageͿ ĚƵe
ƚo a loŌͲŵeǌǌanine ǁiƚŚin ;&igƵƌe ϰϳͿ͘ ^ee ďeloǁ Ĩoƌ ƚŚe single Ƶniƚ 
eǆĐeƉtion͘

( 13) b )  dŚe ǀaƌiation is Đonsisƚenƚ ǁiƚŚ ƚŚe Ĩolloǁing Đƌiƚeƌia oĨ ƚŚe 
Design DanƵal͗

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

3.78m

F ig u r e  4 6.  &looƌ ƚo &looƌ ,eigŚƚ

WALK-UP UNIT
MEZZANINE

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

�s Ɖeƌ ƚŚe Ěesign ŵanƵal ƌeĐoŵŵenĚations Ĩoƌ sloƉing ĐonĚitions 
ǁe aƌe aĚĚƌessing ƚŚe Ĩolloǁing along ƚŚis sƚeeƉlǇ sloƉeĚ siƚe 
in ĐoŵƉlianĐe ǁiƚŚ ϯ͘ϲ͘ϭϱ ( a) ( b ) ( c )  anĚ ( e )  anĚ in ŬeeƉing ǁiƚŚ 
seĐtion ϯ͘Ϯ͘ϱ ^loƉing �onĚitions͗

Ͳ ǁe aƌe ŵainƚaining aĐtiǀe Ƶses aƚ gƌaĚe ďǇ inƚƌoĚƵĐing ǁalŬ ƵƉ 
Ƶniƚ enƚƌanĐes
Ͳ te Śaǀe aƌĐŚiƚeĐƚƵƌal Ěeƚailing inĐlƵĚing ƉeƌĨoƌaƚeĚ enƚƌanĐe 
sĐƌeens ƚŚaƚ ǁill Śaǀe a ƉeƌĨoƌaƚeĚ Ɖanel Ěesign͘ dŚis Ɖanel aƌƚ 
ƉieĐe aƌtiĐƵlaƚes ƚŚe sƚƌeeƚ ďƵƚ also inƚƌoĚƵĐes ƉƵďliĐ aƌƚ along ƚŚe 
sƚeeƉlǇ sloƉeĚ siƚe
Ͳ ǁe aƌe ƉƌoǀiĚing ǁinĚoǁs͕ Ěooƌs͕ Ɖlanƚeƌs͕ eƚĐ͘ ƚo Ɖƌeǀenƚ ďlanŬ 
ǁalls
Ͳ ǁe aƌe inƚƌoĚƵĐing a nƵŵďeƌ oĨ ƉeĚesƚƌian enƚƌanĐes anĚ aƌe 
sƚeƉƉing ƚŚe slaďs anĚ ŵaŬing ĚoƵďle ŚigŚ sƉaĐes ƚo ĨaĐiliƚaƚe 
enƚƌanĐes on ƚŚe sloƉe͘

�lƚŚoƵgŚ a ĐontinƵoƵs aƚͲgƌaĚe ϰ͘ϱŵ Ňooƌ ƚo Ňooƌ ŚeigŚƚ is noƚ 
Ĩeasiďle along �isŚoƉ͕ ƚŚe aƚͲgƌaĚe ĨaĐaĚe Ĩoƌ ƚŚaƚ Ɖoƌtion oĨ 
ƚŚe ďƵilĚing Ěoes Đonƚain a ŵiǆ oĨ ďoƚŚ ƉaƌŬing gaƌage enƚƌanĐe 
;eǆĐlƵĚeĚ Ĩƌoŵ ƚŚe ƌeƋƵiƌeŵenƚ Ɖeƌ ƚŚe aďoǀe >h� seĐtionͿ anĚ 
ǁalŬͲƵƉ ƌesiĚential Ƶniƚs͘

dŚe ĨaĐaĚe along �isŚoƉ ;a single ǁalŬͲƵƉ Ƶniƚ ǁiƚŚoƵƚ a ŵeǌǌanine 
leǀel anĚ ƚŚƌee ǁiƚŚͿ Ěoes noƚ ŵeeƚ ƚŚe ƚeĐŚniĐal ƌeƋƵiƌeŵenƚ oĨ 
sƵďseĐtion ϭϯ ;&igƵƌe ϰϳͿ͘ �s Ɖeƌ seĐtion ϯ͘ϲ͘ϭϱ ( e )  iƚ is iŵƉƌaĐtiĐal 
ƚo sƚeƉ ƚŚis slaď loǁ enoƵgŚ ƚo ŵeeƚ ƚŚe ŚeigŚƚ ƌeƋƵiƌeŵenƚ anĚ 
still ŵainƚain aĐĐess ƚo ƚŚe Ƶniƚ͘ /ƚ is also iŵƉƌaĐtiĐal ƚo ƌaise ƚŚe 
slaď as ƚŚe slaď aďoǀe ;gƌoƵnĚ Ňooƌ along ,ollisͿ ƉƌoǀiĚes ďaƌƌieƌ 
Ĩƌee aĐĐess ƚo ƚŚe ŵain enƚƌanĐe anĚ Ěeƚeƌŵines ƚŚe ϯ͘ϳϴ ŵ Ňooƌ 
ƚo Ňooƌ ŚeigŚƚ along ,ollis͘ ;�eĐaƵse oĨ ƚŚe sƚeeƉlǇ sloƉeĚ siƚe 
ƚŚe gƌoƵnĚ Ňooƌ ĐoŵŵeƌĐial Ňooƌ Ɖlaƚe Ĩƌoŵ ,ollis seƚs ƚŚe slaď 
aďoǀe ƚŚis single ƵniƚͿ͘ 

�long ,ollis͕ ƚŚe ǀaƌianĐe is ƌeƋƵesƚeĚ ƚo alloǁ Ĩoƌ ƚŚe ϯ͘ϳϴŵ 
Ňooƌ ƚo Ňooƌ ŚeigŚƚ ;&igƵƌe ϰϲͿ͕ ǁŚiĐŚ Ɖeƌ saƌianĐe ηϭ͕ is ĐƌitiĐal 
ƚo ƌeĚƵĐing ƚŚe ďƵilĚing ŚeigŚƚ Đloseƌ ƚo ƚŚe ϮϮŵ ŵaǆiŵƵŵ 
alloǁeĚ͘ dŚe slaď along ,ollis is seƚ aƚ ƚŚe saŵe leǀel as ƚŚe 
aĚũaĐenƚ taƚeƌĨoƌĚ slaď anĚ ƚŚeƌeĨoƌe ƉƌoĚƵĐes a ŇooƌͲƚoͲŇooƌ 
ŚeigŚƚ ƚŚaƚ is ŵƵĐŚ ŵoƌe in ŬeeƉing ǁiƚŚ ƚŚe eǆisting ďƵilĚing  
anĚ aĚũaĐenƚ sƚƌƵĐƚƵƌes( c ) ͘

dŚe ǁalŬ ƵƉ Ƶniƚs gƌeaƚlǇ iŵƉƌoǀe ƚŚe Ƶƌďan ĐonĚition oĨ ƚŚis 
siƚe anĚ ƚŚis ǀaƌianĐe alloǁs Ƶs ƚo aƌtiĐƵlaƚe ƚŚe �isŚoƉ ^ƚƌeeƚ 
Ĩƌonƚage in a ŚƵŵan sĐale naƚƵƌe͕ as ǁell as ƌeĐonĐile ƚŚe ŵƵĐŚ 
ŚigŚeƌ eleǀation oĨ ƚŚe ĐoŵŵeƌĐial gƌoƵnĚ Ňooƌ anĚ geneƌal 
ďƵilĚing enƚƌanĐe along ,ollis͘

�s Ɖeƌ ϯ͘ϲ͘ϭϱ͕ ƚŚe ƉƌoƉoseĚ ǀaƌianĐe Ěoes noƚ ƌesƵlƚ in a sƵnŬen 
gƌoƵnĚ Ňooƌ ĐonĚition ( b ) ͕ anĚ ŵaŬes ƚŚe Ňooƌ ƚo Ňooƌ ŚeigŚƚ 
ŵoƌe Đonsisƚenƚ along ,ollis ^ƚƌeeƚ ǁiƚŚ ƚŚe Ňooƌ ƚo Ňooƌ ŚeigŚƚ 
oĨ ƚŚe aĚũaĐenƚ taƚeƌĨoƌĚ ( c ) ͘ Weƌ ( e ) ͕ iƚ is ƵnĨeasiďle ƚo ƉƌoƉeƌlǇ
sƚeƉ ƵƉ oƌ Ěoǁn ƚŚe Ňooƌ Ɖlaƚes ƚo ŵeeƚ ƚŚe sloƉes along ,ollis 
anĚ �isŚoƉ͕ anĚ ǁoƵlĚ ƌesƵlƚ in iŵƉƌaĐtiĐal gƌoƵnĚ ŇooƌͲƚoͲ
Ňooƌ ŚeigŚƚs͘

F ig u r e  34 .  �isŚoƉ ^ƚƌeeƚ &aĐaĚe

F ig u r e  2 5 .  �ƌtiĐƵlaƚeĚ WƌoƉoƌtions anĚ �ǆƚƌƵĚeĚ 
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3.6.5 (Streetwall Stepback Variance)

Streetwall heights may be varied by Site Plan Approval where:

a. the upper storey streetwall setback is consistent with the

to the impact this building would have with balconies vs enclosed 

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

Figure 52. 

Figure 53. 

UNIT

SHELTERED BALCONY

UNIT

ENCLOSED BALCONY

Figure 51. 
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dŚe enĐloseĚ ďalĐonies ŚelƉ ƌeĚƵĐe ƚŚe ŵassing oĨ ƚŚe ŵiĚͲƌise 
Ɖoƌtion oĨ ƚŚe ďƵilĚing anĚ ƌesƉeĐƚs ƚŚe ŵiĚ siǌe ƚǇƉe ďƵilĚings 
oĨ ƚŚe �aƌƌingƚon sƚƌeeƚ soƵƚŚ ĚisƚƌiĐƚ͘ dŚis also ŚelƉs Đƌeaƚe anĚ
aniŵaƚeĚ sƚƌeeƚsĐaƉe͘

dŚe ŵoĚiĮĐation oĨ ƚŚe �s oĨ ƌigŚƚ �alĐonies ƚo an enĐloseĚ 
ďalĐonǇ alloǁs Ƶs ƚo ƌelaƚe ďeƩeƌ ƚo ƚŚe sƵƌƌoƵnĚing Śeƌiƚage 
Đonƚeǆƚ͘ �alĐonies ǁeƌe noƚ ĨeaƚƵƌes in Śeƌiƚage ďƵilĚings͕ anĚ 
ďalĐonies on sƚƌeeƚs ǁiƚŚ ďaƌďeƋƵes anĚ ƉlastiĐ Ɖatio ĨƵƌniƚƵƌe 
ǁoƵlĚ ĚiŵinisŚ ƚŚe ƌelationsŚiƉ ƚo ƚŚis neigŚďoƌŚooĚ͘ �Ǉ 
alloǁing ƚŚis ǀaƌianĐe ƚŚeƌe is also an aƌtiĐƵlation ƚo ƚŚis ĨaĐaĚe 
ƚŚaƚ ƌeĚƵĐes ǁŚaƚ ĐoƵlĚ ƉoƚentiallǇ ďe a Ňaƚ ďlanŬ ďƵilĚing ǁall͘ 
dŚis ǀaƌianĐe ƌesƵlƚs in iŵƉƌoǀeĚ Śeƌiƚage Ɖƌeseƌǀation Ĩoƌ ƚŚe 
ĚisƚƌiĐƚ as a ǁŚole͘ dŚe alƚeƌnatiǀe ƚo ƚŚis ǀaƌianĐe is ďalĐonies 
ƚŚaƚ ǁoƵlĚ ĚiŵinisŚ ƚŚe ƌelationsŚiƉ ƚo ƚŚe sƚƌeeƚ anĚ Đonƚeǆƚ͘
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April 26, 2017

Louie Lawen
DEXEL Developments

RE: Hollis and Bishop Wind Impact Qualitative Assessment

Louie,

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

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

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

Figure 2. Wind Rose for Shearwater Airport. 

Diagram shows winds in the FROM direction.

Figure 1. Site Location and context

Benjamin Wier 
Addition

Bishop & Hollis

The Waterford

Alexander
Tower

Attachment E: Wind Assessment



Hollis & Bishop: Wind Impact Qualitative Assessment

2

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

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

Urban Windbreak Impacts

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Seasonal Wind Impacts

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

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

Wind Comfort Assessment

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

Summary

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

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

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

Sincerely,

Robert LeBlanc, President
Ekistics Planning & Design

Original Signed
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AutoDesk Flow Wind Simulations

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

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

Wind Direction 
from West

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

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

Wind Direction 
from West

Wind Direction 
from West



Attachment F: Design Manual Checklist 

Design Manual Checklist – Hollis and Bishop 

Section Guideline Complies Discussion 

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

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

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

N/A 

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

N/A 

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

Yes 

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

N/A 

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

N/A 

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

N/A 

2.2 Precinct 2  – Barrington Street South 

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

N/A 

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

Yes 

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

Yes 

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

N/A 
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Section Guideline Complies Discussion 

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

N/A 

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

N/A 

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

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

3 General Design Guidelines 

3.1 The Streetwall 

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

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

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

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

Yes 

3.1.1c Frequent entries. 
Yes 

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

Partially 
See above comment 
regarding canopies and 
awnings. 

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

Yes 

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

Yes 

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

3.1.2 Streetwall Setback (refer to Map 6) N/A 
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3.1.2b Setbacks vary (0-4m): Corresponds to streets where 
setbacks are not consistent and often associated with non-
commercial and residential uses or house-form building 
types.  New buildings should provide a setback that is no 
greater or lesser than the adjacent existing buildings. 

Yes 

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

Yes 

3.2 Pedestrian Streetscapes 

3.2.1 Design of the Streetwall 

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

Yes 

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

Yes 

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

No 

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

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

N/A 

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

Yes 

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

Yes 

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

Yes 
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3.2.2 Building Orientation and Placement 

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

Yes 

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

N/A 

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

N/A 

3.2.3 Retail Uses 

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

N/A 

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

Partially 
See above comment 
regarding canopies and 
awnings. 

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

N/A 

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

Yes 

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

Yes 

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

Yes 

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

N/A 
No commercial signage 
proposed at this time. 

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

Yes  

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

Yes  

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

Yes  

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

Yes  

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

N/A  

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

N/A  

3.2.5 Sloping Conditions   

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

Yes 
 

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

Yes 
 

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

Yes 
 

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

Yes  

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

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

Yes 

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

Yes 

A variance for streetwall 
height has been 
requested. 

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

N/A 

3.2.7 Other Uses 

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

Yes 

3.3 Building Design 

3.3.1 Building Articulation 

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

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

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

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

Yes 

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

Yes 

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

Yes 

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

Yes 
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3.3.2 Materials 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

3.3.3 Entrances 

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

Yes 

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

See above comment 
regarding canopies and 
awnings. 

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

3.3.4 Roof Line and Roofscapes 

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

Yes 

Considering the context, 
this building will have 

minimal impacts on the 
skyline. 

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

Yes 

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

Yes 

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

Yes 

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

N/A 

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

Yes 

3.4 Civic Character 

3.4.1 Prominent Frontages and View Termini 

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

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

Yes 

 

3.4.2 Corner Sites   

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

Yes 
 

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

Yes 
 

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

Yes 
 

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

N/A 

 

3.4.3 Civic Buildings   

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

N/A  

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

N/A  

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

N/A  

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

N/A  

3.5 Parking Services and Utilities   

3.5.1 Vehicular Access, Circulation, Loading and Utilities 

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

Yes 
 

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

Yes 
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garages. 

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

Yes 

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

Yes 

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

Yes 

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

Yes 

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

N/A 

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

3.5.4 Lighting 

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

Yes 

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

Yes 

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

Yes 

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

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

Yes 

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

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

Yes 

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

N/A 
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3.6 Site Plan Variances 

3.6.5 Upper Storey Streetwall Stepback Variance 

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

Yes 
Refer to staff report. 

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

Yes 
Refer to staff report. 

3.6.8 Maximum Height Variance 

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

Partially 
Refer to staff report. 

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

Refer to staff report 

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

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

Refer to staff report in 

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

3.6.15 Land Uses at Grade Variance 

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

Yes 
Refer to staff report. 

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

Yes 
Refer to staff report. 

And at least one of the following: 

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

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

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

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

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


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

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

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

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

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

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

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

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

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

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

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

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

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

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



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




