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B3J 3A5    Canada 

M E M O R A N D U M 
 

TO: Chair and Members of the Design Advisory Committee 

FROM: Sean Audas, Principal Planner & Development Officer, Current Planning 

DATE: February 1, 2021 

SUBJECT: Case # 23019: Level II Site Plan Approval Application for 392 Portland St, 
Dartmouth, N.S. 

Background: 
The applicant has submitted a Level II Site Plan Approval under the Regional Centre Land Use Bylaw (LUB) 
for property located at 392 Portland St, Dartmouth, N.S. (PID # 00221762). A pre-application has been 
completed and the proposal has been deemed compliant with the requirements of the LUB.  
 
The applicant is seeking a recommendation from the Design Advisory Committee on the design 
requirements and a request for variation from the design requirements, as required by the LUB. Public 
consultation has not yet been completed for this project. 
 
Existing Use: 392 Portland St is formerly a low-density residential lot fronting on Portland St. The single 

unit dwelling and garage previously on the property have been demolished. The abutting 
lots on either side contain commercial businesses; a restaurant and convenience store. 
The abutting use to the rear is multi-unit residential. 

 
Zoning: COR (Corridor) under the Regional Centre Land Use Bylaw. 
 
Proposal: 
The proposal before the Committee is for a 7-storey, 41-unit residential building with one level of parking 
and an amenity penthouse. The proposed building is classified as a mid-rise building under the LUB (11-
20 metres in height).  
 
Input Requested from Design Advisory Committee: 
In accordance with the requirements of the LUB and the Terms of Reference for the Design Advisory 
Committee, the Committee is being asked to provide a recommendation to the Development Officer 
regarding the design requirements of Part VI. A variation has been requested for roof edge setbacks of 
height-exempted rooftop features. The following chapters of Part VI are relevant to this proposal: 
 
 

Chapter 1: General Site Plan Approval 
Design Requirements 

Chapter 1 sets out the requirement for site plan approval. 
There are no criteria to be satisfied. 
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Chapter 2: At-Grade Private Open Space 
Design Requirements  

- The site will contain at-grade private open space 
at the front of the building, along Portland St. This 
space will abut an existing public sidewalk.  

- The required 2-metre-wide connection for 
pedestrian access has been provided along the 
abutting sidewalk.  

- The at-grade private open space incorporates 
barrier-free access and permanent seating. The 
proposed groundcover is pavers. 

- Proposed privacy for grade-related units is 
shrubs. 

Chapter 3: Building Design Requirements The Elevation Drawings and Building Renderings illustrate 
the design requirements of this Chapter. 
- Streetwall articulation has been provided using 

change in colours, materials, and recesses. This 
treatment is continued around the sides. 

- Pedestrian entrances are distinguished using changes 
in materials, and projections and recesses. 

- The ground floor contains one grade-related 
residential unit, and the building lobby. The ground 
floor grade-related units have provided clear glass 
glazing along the street wall between the required 25-
80%.  

- Weather protection has been provided for the building 
entrance through a recessed entrance. 

- Building top distinction is accomplished with a change 
in materials and a recessed penthouse. 

- The penthouse has been visually integrated into the 
design. A variation has been requested for the roof 
edge setback for the penthouse, contributing to its 
visual integration. 

Chapter 4: Parking, Access, and Utilities 
Design Requirements 

- A pedestrian connection connects the public sidewalk 
to the at-grade private open space on the site. 

- The motor vehicle parking is internal to the building 
and its access is not proposed in the streetwall.  

- Mechanical features are located on the roof of the 
building are enclosed within projections and recesses 
of the penthouse. 

- Equipment for individual units will be screened using 
opaque screening on the balconies. 

Chapter 5: Heritage Conservation Design 
Requirements 

- Not applicable – the subject property is not a heritage 
property and is not within a heritage conservation 
district. 

Chapter 6: Other Design Requirements - Building entrances, walkways and at-grade private 
open spaces will be illuminated. 

- The subject site is not a View Terminus Site. 
Chapter 7: Variation Criteria - A variation has been requested to the required 

setback from the roof edge for the penthouse, from 
3m to 0m. 

- The requested variation is to an interior lot line and 
the penthouse has been designed to minimize its 
visual impact. 
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Any recommendations made by the Committee will be considered by the Development Officer prior to 
approval or refusal of the Site Plan Approval application. Any changes to the building informed by the 
recommendation of the Committee must meet the requirements of the Land Use Bylaw.  
 
Attachments: 
 
Please refer to the digital building plans package for all renderings, floor plans, landscaping, and design 
rationale.  





Page 2 of 14 
July 2, 2020 

392 Portland Street Multi-Unit Development Proposal – Design Rationale 

115 

 
At-Grade Private Open Spaces – Medium 
Scale: 
At-grade private open spaces with a 
contiguous area of 15 square metres or 
greater, and dimensions of not less than 3.0 
metres by 5.0 metres shall: 
(a) provide 
(i) barrier-free access, and 
(ii) permanent seating; and 
(b) provide one or more of the following 
materials for groundcover 
(i) vegetation, 
(ii) brick pavers, stone pavers, or concrete 
pavers, or 
(iii) wood, excluding composites. 
 
 
 
 
 
 
 
 

 
Design provides: 
(i) barrier-free access 
(ii) permanent seating  
 
Groundcover material provided: 
(ii)pavers (concrete, stone or brick) 
 
 
 
 

116 

 
Weather Protection for At-Grade Private 
Open Spaces – Medium Scale: 
At-grade private open spaces with a 
contiguous area of 15 square metres or 
greater, and dimensions of not less than 3.0 
metres by 5.0 metres shall offer weather 
protection to its users through at least one of 
the following: 
(a) a new deciduous tree that is not a shrub 
or the retention of an existing tree that is not 
a shrub with a minimum base caliper of 100 
millimetres; 
(b) canopies or awnings on abutting 
façades; 
(c) recessed entrances of abutting façades; 
(d) cantilever(s) of a building on the same 
lot; or 
(e) structures such as gazebos, pergolas, or 
covered site furnishings. 
 
 
 
 
 
 
 
 

 
Design uses recessed entrances of 
abutting façades to provide weather 
protection. 
 
Design also uses cantilevers of a building 
(Levels 2 & 3) on the same lot.  
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117 

 
At-Grade Private Open Spaces – Large Scale: 
In addition to meeting the requirements of 
Sections 115 and 116, at-grade private open 
spaces with a contiguous area exceeding 
400 square metres and with an average 
depth exceeding 2.5 metres, shall provide at 
least three of the following: 
(a) an additional deciduous tree that is not a 
shrub or the retention of an existing tree that 
is not a shrub with a minimum base caliper of 
100 millimetres; 
(b) a permanent table and chair(s); 
(c) a public art piece, a cultural artifact, or a 
commemorative monument; 
(d) a structure such as a gazebo or pergola; 
or 
(e) a planter or planting bed. 
 

 
N/A 

118 

 
Existing Access to Public Open Spaces: 
At-grade private open spaces shall maintain 
existing accesses to abutting public open 
spaces. 
 

 
N/A 

119 

 
Privacy for Grade-Related Units: 
At-grade private open spaces which are 2.5 
metres deep or greater, as measured 
perpendicularly from the streetline, and 
which are located between the streetline 
and a grade-related unit, shall provide 
privacy for the residential units by using a 
minimum of one of the following elements 
per grade-related unit: 
(a) a deciduous tree that is not a shrub with a 
minimum base caliper of 50 millimetres; 
(b) a minimum of two shrubs, each no less 
than 1.0 metre in height; 
(c) planters ranging in height from 0.25 to 1.0 
metres; or 
(d) masonry walls ranging in height from 0.25 
to 1.0 metres. 
 

 
Privacy for Grade related units is provided 
by:  
 
(b) a minimum of two shrubs, each no less 
than 1.0 metre in height; 
 

120 

 
Walkways to be Hard-Surfaced: 
Walkways within at-grade private open 
spaces shall be hard-surfaced, excluding 
asphalt. 
 

 
Design uses pavers for walkways within at-
grade private open space. 
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125 

 
Pedestrian Entrances Along Non-Streetwalls 
Fronting an At-Grade Private Open Space: 
Any exterior wall within the podium that is not 
a streetwall, and fronts an at-grade private 
open space, shall meet the requirements of 
Section 124 as if it was a streetwall. 
 

 
N/A 
 

126 

 
Number of Pedestrian Entrances Along 
Streetwalls: 
Streetwalls shall provide: 
(a) a minimum of one pedestrian entrance 
per storefront; or 
(b) a minimum of 2 pedestrian entrances 
where the storefront is greater than 24 metres 
wide. 
 
 
 

 
N/A – no storefronts proposed within the 
development 

127 

 
Ground Floor Transparency – Commercial 
Uses: 
For at-grade commercial uses in the 
streetwall, between 50% and 80% of the 
building’s ground floor façade dedicated to 
commercial uses shall consist of clear glass 
glazing. 
 
 
 

 
N/A – No commercial uses proposed.  

128 

 
Ground Floor Transparency – Grade-Related 
Unit Uses: 
For grade-related unit uses in the streetwall, 
between 25% and 80% of the building’s 
ground floor façade dedicated to grade-
related unit uses shall consist of clear glass 
glazing. 
 
 
 

 
Grade-related unit uses in the streetwall 
have between 25% and 80% of the façade 
dedicated to grade-related unit uses 
consisting of clear glass glazing. 
 

129 

 
Access Ramps Along Streetwalls: 
Where a ramp for barrier-free access is 
provided between a streetwall and a 
sidewalk, no portion of the access ramp shall 
exceed a width of 2.0 metres and depth of 
2.0 metres.’ 
 

 
N/A – no access ramps proposed between 
the streetwall and the sidewalk.  
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130 

 
Weather Protection: 
(1) Subject to Subsection 130(2), where 
entrances for commercial uses or multi-unit 
dwelling uses are proposed in the streetwall, 
weather protection for pedestrians shall be 
provided above the entrances and shall 
consist of at least one of the following: 
(a) canopies; 
(b) awnings; 
(c) recessed entrances; or 
(d) cantilevers. 
(2) Subsection 131(1) shall not apply to the 
entrances of grade-related units. 
 

 
Weather protection for pedestrians is 
provided above the entrances to the 
multi-unit building through recesses.  

131 

 
Exposed Foundations and Underground 
Parking Structures: 
Exterior foundation walls and underground 
parking structures the height of which 
exceeds 0.6 metres above grade shall be 
clad in a material consistent with the overall 
design of the same exterior façade. 
 

 
Exterior foundation walls of underground 
parking structures are cladded in a 
material consistent with the overall design 
of the same exterior façade. 
 

132 

 
Building Top Distinction: 
(1) Subject to Subsection 132(2), a portion of 
the top third of a building shall be 
differentiated from lower portions of the 
same building, by using two or more of the 
following: 
(a) colour(s); 
(b) material(s); and 
(c) projections and recesses not less than 
0.15 metres in depth. 
(2) The minimum height of the differentiated 
portion shall be no less than: 
(a) 0.5 metres in height for a low-rise building 
or mid-rise building; 
(b) 1.0 metres in height for a tall mid-rise 
building; and 
(c) 3.0 metres in height for a high-rise 
building. 
 

 
(1) A portion of the top third of a building is 
differentiated from lower portions of the 
same building, by:  
 
(b) material(s).  
(c) penthouse is recessed not less than 0.15 
metres in depth. 
 
(2) The differentiation exceeds 0.5 metre in 
height.  

133 

 
Penthouses: 
Penthouses shall be visually integrated into 
the overall design of the building. 
 
 

 
Penthouses are visually integrated into the 
overall design of the building by being 
recessed from the north, east and south 
roof edge.  
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137 

 
Motor Vehicle and Service Accesses: 
(1) Motor vehicle and service accesses in the 
streetwall shall be minimized by using 
the same colours or materials chosen for the 
streetwall. 
(2) All motor vehicle and service accesses 
shall: 
(a) not exceed the height of the ground floor 
or 4.5 metres, whichever is less; and 
(b) be completely enclosed with a door(s). 
 

 
(1) N/A – motor vehicle access is not 
proposed within the streetwall. 
 
(2) The motor vehicle access does not 
exceed the height of the ground floor and 
is completely enclosed with a door.  

138 

 
Parking Internal to a Building or Within a 
Parking Structure: 
Where parking internal to a building is 
located within the streetwall, it shall be 
screened from public view from any public 
right-of-way or park. 
 

 
Parking is located underground below the 
streetwall. Therefore, it is not visable from 
public view from the public right-of-way 

139 

 
Visual Impact Mitigation for Utility and 
Mechanical Features: 
The visual impact of utility features and 
mechanical features, including vents and 
meters, shall be minimized by concealing 
them from public view at the streetline by: 
(a) using opaque screening; or 
(b) enclosing them within a projection or 
recess in the building. 
 

 
Mechanical features are located on the 
roof the building are enclosed within 
projections and recesses of the penthouse 
building form.   

140 

 
Heat Pumps and Other Heating and 
Ventilation Equipment for Individual Units: 
Heat pumps and other heating and 
ventilation equipment for individual units are 
permitted on balconies, unenclosed porches, 
and verandas if they are concealed from 
public view at the streetline by: 
(a) using opaque screening; or 
(b) enclosing them within a projection or 
recess in the building. 
 
 
 
 
 
 
 
 

 
N/A – Heat pumps and other heating and 
ventilation equipment for individual units 
are located on balconies and will be 
screened using opaque screening.  
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147 

 
Maintenance of Same or Similar Cornice Line 
Height for New Developments in a Heritage 
Context: 
The podiums or streetwalls of new 
developments in a heritage context shall 
maintain the same or similar cornice line 
height established by abutting registered 
heritage buildings, except where the 
maximum streetwall height permitted under 
the Land Use By-law is lower than the cornice 
of the registered heritage buildings. 
 
 
 

 
N/A 

148 

 
Streetwall Stepback for Taller Portions of New 
Developments in a Heritage Context: 
Subject to Subsection 93(4), any portions of 
new developments in a heritage context that 
are taller than the cornice line of an existing 
abutting registered heritage building shall be 
stepped back from the streetwall. 
 
 
 
 

 
N/A 

149 

 
Side Wall Stepback for Taller Portions of New 
Detached Buildings in a Heritage Context: 
Where a detached building constitutes a 
new development in a heritage context and 
where it abuts the same streetline as the 
registered heritage building, any portions of 
the new development that are taller than the 
cornice line of the registered heritage 
building shall be stepped back 3 metres on 
the side that abuts the heritage building. 
 
 
 
 
 
 
 
 
 
 
 
 

 
N/A 
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150 

 
Architectural Elements of Existing Heritage 
Buildings to be Used as a Reference in the 
Design of New Development in a Heritage 
Context: 
Architectural elements of existing abutting 
registered heritage buildings shall be used as 
a reference in the design of new 
development in a heritage context, by: 
(a) Incorporating articulation established by 
vertical and horizontal architectural elements 
of the registered heritage buildings (i.e. 
columns, pilasters, cornice, architectural 
frieze, datum lines, etc.); 
(b) Incorporating proportions and vertical 
spacing of the registered heritage buildings’ 
windows; and 
c) Where new development in a heritage 
context is located at the ground level, 
maintaining the proportions and 
transparency of the registered heritage 
buildings’ storefront and façade elements. 
 
 

 
N/A 

151 

 
Awnings and Canopies: 
(1) If proposed on a registered heritage 
building, awnings and canopies shall be: 
(a) Designed to fit within the dominant 
horizontal structural elements of the lower 
façade and not obscure significant 
architectural features; 
(b) Located between vertical columns or 
pilasters to accentuate and not to obscure 
these elements; 
(c) Designed to complement the fenestration 
pattern of the registered heritage building; 
and 
(d) Constructed using heavy canvas fabric or 
similar material in either a solid colour or 
striped. The use of retractable awnings is 
encouraged. Vinyl and high gloss fabrics and 
internally-illuminated awnings shall be 
prohibited. 
(2) Metal or glass awnings or canopies may 
be permitted on a registered heritage 
building, if designed to complement historic 
architectural elements. 
 
 
 

 
N/A 







Page 14 of 14 
July 2, 2020 

392 Portland Street Multi-Unit Development Proposal – Design Rationale 

Closing 

Thank you taking the time to review the above design rationale and variation criteria. If 
you have any questions or clarifications regarding the content of this document, please 
do not hesitate to contact the undersigned.  

Sincerely,  

Connor Wallace, MCIP, LPP        
Principal 
ZZap Consulting Inc.  
connor@zzap.ca 
902-266-5481 











































ZZap Consulting Inc. 
Zwicker Zareski architecture + planning 
1 Canal Street, Dartmouth NS B2Y 2W1 

SHADOW IMPACT STUDY: 
CROWN TOWER PROJECT 
392 Portland Street, Dartmouth, NS 
Application #: 23019 

Submitted to: Rachel Groat 
Planner I 
Land Development & Subdivision 
Halifax Regional Municipality  

Submitted by: Justine Bowles, M. Arch, MRAIC, NSAA 
Principal  
ZZap Consulting Inc.  

This shadow study consists of the written report together with attached Shadow Study 
Diagram dated December 3rd, 2020. 

Site latitude and longitude used for this study are based on the latitude and longitude 
of the Regional Centre as follows: 

Latitude: 44° 39’50” N (44.6639° N) 
Longitude: 63° 35’ 05” W (63.5847° W) 

Time Zone: Atlantic Standard Time (UTC-03:00) 

Site Location: The astronomic bearings of the site are shown on a plan of survey dated 
December 3, 2020, by SDMM Ltd. 

Base Mapping: 

The background mapping was obtained from Opendata_HRM_Building Outlines, 
Opendata_HRM,_HRM Parks, Provincial property mapping. 

This shadow study analysis is based on an assumed flat ground floor plane at elevation 
165.53’ (50.45m). Building heights relate to this datum. 

Test Date and Times: 

The shadow test times between 8:00 am and 6:00 pm with 2-hour increments for 
September 21 been compiled into single drawing sheet to illustrate compliance with 
the shadow criteria. 












