
P.O. Box 1749 
Halifax, Nova Scotia 
B3J 3A5 Canada    

Item No. 15.1.5
Halifax Regional Council 

March 25, 2025 

TO: Mayor Fillmore and Members of Halifax Regional Council 

FROM: Cathie O’Toole, Chief Administrative Officer 

DATE: February 24, 2025 

SUBJECT: Development Agreement Policy for Robie and Almon (ZURB MPSA-2024-00975) 

ORIGIN 

October 1, 2024 Regional Council motion (Item 18.2) 

MOVED by Councillor Smith, seconded by Councillor Stoddard  

THAT Halifax Regional Council direct the Chief Administrative Officer to provide a staff report: 

Initiate a process to consider amendments to the Regional Centre Secondary Municipal Planning Strategy 
to establish a site-specific development agreement policy for Richmond Yards Building RA on 6016 Almon 
Street (PID 00005181) to provide for two additional storeys in a tall mid-rise built form subject to the 
following requirements: 

1. the development shall consist of no more than 12 storeys and meet the requirements of a tall mid-
rise building under the Regional Centre Land Use By-law;

2. the building shall be designed in a coordinated way with the rest of Richmond Yards development;
3. the development shall complete the active transportation connection from Clifton Street to Robie

Street, located between Almon Street and St. Albans Street;
4. the development shall provide affordable dwelling units within the two additional storeys in

accordance with CMHC funding;
5. the development shall meet all other applicable requirements of the land use by-law and the

secondary municipal planning strategy; and

follow Administrative Order 2023-002-ADM Respecting Public Participation for Planning Documents, 
Certain Planning Applications, and Engagement with Abutting Municipalities for the required public 
participation program.  

MOTION PUT AND PASSED UNANIMOUSLY. 

EXECUTIVE SUMMARY 

The Regional Centre Secondary Municipal Planning Strategy (Centre Plan) fully adopted in 2021 and 
updated in 2024, provides a clear and predictable framework that enables a significant amount of as-of-
right development. Land use permissions are accompanied by built form controls to ensure the scale and 
massing of new buildings relate well to streets, other buildings and public spaces. Built form generally refers 
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to the three-dimensional shape and arrangement of buildings, streets, and open spaces in a given area, 
and built form regulations help organize density on a site and are critical to achieving the overall goals of 
pedestrian and human-scale design established in the plan. These built form requirements include items 
such as setbacks to property lines, streetwall stepbacks, building dimensions, articulation and other 
requirements that vary depending on the overall height of a building and help mitigate impacts of larger 
buildings on public spaces and surrounding context.  
 
This report recommends initiation of a site-specific amendment at 2764 – 2778 Robie Street (PID 
00005181) in Halifax to create enabling policy for a development agreement to modify built form 
requirements in the Centre Plan. The application (ZURB MPSA-2024-00975) submitted by FBM on behalf 
of Richmond Yards Inc. seeks to exempt several requirements for high-rise buildings to accommodate a 
12-storey building in a tall mid-rise built form.  
 
Currently, a 10-storey building with a total of 120 units is under construction on this site by the applicant. 
The 10-storey building complies with all applicable requirements under the Centre Plan, including the tall 
mid-rise building requirements (10 storeys is the maximum allowable height of a tall mid-rise building). 
  
The applicant is requesting two storeys be added to this building, however a 12-storey building in Centre 
Plan LUB is classified as a high-rise building, which has different built form requirements than a 10-storey 
building, which is classified as a tall mid-rise building. The proponent is seeking amendments to the 
following high-rise building requirements (more details in Appendix A): 

 Reducing the required streetwall stepback from 4.5 metres to 3.0 metres (33% decrease); 
 Reducing the required side yard tower separation from 12.5 metres to 9.8 metres (22% decrease); 
 Reducing the required rear yard tower separation from 12.5 metres to 9.17 metres (27% decrease); 
 Increasing the maximum tower floor plate from 900 square metres to 990 square metres (10% 

increase); and  
 Increasing the maximum tower depth from 35 metres to 54.5 metres (55.7% increase). 

 
Based on Council’s motion of  October 1, 2024, staff are recommending in favour of initiation to consider 
the application. This is also based on  the unique circumstance where this site is adjacent to a 
comprehensive development area for approximately 520 units and 1,500 residents developed under the 
policies that pre-dated the Centre Plan, and is integrated with the subject site. The proposal also includes 
additional affordable market housing, and proposed public benefits that could be secured through a 
Development Agreement and a CMHC Agreement.  
 
The application is satisfying all elements of the motion that was passed by Council in October 2024 as 
shown in Table 1 below.  
 
Table 1: Comparison of Council Motion and Application 

Consideration in Council Motion dated 
October 1, 2024

Proposal 

The development shall consist of no more than 12 
storeys and meet the requirements of a tall mid-
rise building under the Regional Centre Land Use 
By-law 

Apart from building height, the proposal conforms 
with the tall mid-rise building requirements. 

The building shall be designed in a coordinated 
way with the rest of Richmond Yards development 

The building will connect into a shared 
underground parking garage with the remainder of 
the Richmond Yards development. It shares a 
similar design with other buildings in the 
Richmond Yards development.  
 

The development shall complete the active 
transportation connection from Clifton Street to 

 An active transportation connection is proposed. 
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Robie Street, located between Almon Street and 
St. Albans Street 

The development shall provide affordable dwelling 
units within the two additional storeys in 
accordance with CMHC funding 

The developer is proposing to provide 41
affordable market units under the CMHC 
Apartment Construction Loan program  

The CMHC program provides the proponent with 
financing for the project, and in exchange the 
proponent is proposing to provide 41 affordable 
units with rents not exceeding 21% of the median 
income earner’s income, with affordability 
guaranteed for a period of 21 years. This translates 
to an approximate monthly rent of $1,788 per 
month for the affordable units. The applicant 
indicated that the affordable units will be offered in 
the 1-bedroom and junior 1-bedroom unit types. 
 

The development shall meet all other applicable 
requirements of the land use by-law and the 
secondary municipal planning strategy 

The proposal is seeking several exemptions from 
the high-rise built form requirements in Centre 
Plan.  

While this report recommends in favour of initiation, staff also note the importance of maintaining Centre 
Plan built form framework and the following concerns with the application: 

 the impact of the proposed building on the pedestrian streetscape and public spaces;  
 the impact of the proposed building on adjacent lots and residents; and,  
 the project is at a late stage in the process and the applicant has indicate there is limited ability to 

influence design, as well the timeframes the applicant is seeking may not be achievable.  
 
There are no financial implications for this report. Should Council choose to proceed with initiation, staff 
note risks for future requests to modify built form that may undermine the predictability and streamlined 
approvals established in the Centre Plan framework. 
 
 
RECOMMENDATION 

It is recommended that Regional Council direct the Chief Administrative Officer to: 
a) Initiate a process to consider amendments to the Regional Centre Secondary Municipal Planning 

Strategy and Land Use By-law to enable a development agreement for a 12-storey building in a tall 
mid-rise built form on lands at 2764 – 2778 Robie Street (PID 00005181) in Halifax as outlined in 
this report; and 

b) Follow Administrative Order 2023-002-ADM Respecting Public Participation for Planning 
Documents, Certain Planning Applications, and Engagement with Abutting Municipalities for the 
required public participation program and as outlined in this report.  

BACKGROUND 

FBM on behalf of Westwood Construction Limited /Richmond Yards Inc. applied to modify the Regional 
Centre Secondary Municipal Planning Strategy (Centre Plan) and Land Use By-Law (LUB) to enter into a 
development agreement on PID 00005181, at the corner of Robie Street and Almon Street in Halifax. The 
proposal is to modify built form requirements in the Centre Plan to allow a 12-storey building in a tall mid-
rise built form. The proposed building would have a mix of uses, including commercial space along the 
ground floor and 150 residential units (see Attachment C for letter of rationale).  
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Subject Site 2764 – 2778 Robie Street, Halifax (PID 00005181)
Location Located at the southern corner of the Robie Street and Almon Street.  
Regional Plan Designation Urban Settlement
Community Plan Designation 
(Report Map 1)

Centre in the Regional Centre SMPS

Zoning (Report Map 2) CEN-2 (Centre-2) in the Regional Centre LUB, including 
 A maximum building height of 40 storeys; and 

A maximum Floor Area Ratio (FAR) of 7.0. 
Size of Site 1,997.1 square metres (21,496 square feet) 
Current Land Use(s) Under Construction. Building permit issued for a 10-storey mixed use 

building with 120 units (ZURB BPCOM-2023-16401). 
Surrounding Use(s) To the south of this site is Richmond Yards, a planned development

over a 4.2 acre site comprising several mid-to-high-rise buildings with 
approximately 520 residential units.  

The surrounding streetscape along Robie Street is generally low-rise 
with some underutilized lands, including surface parking lots and the 
vacant Bloomfield site. However, significant intensification with mid-
rise and high-rise buildings is anticipated in this area in the future, 
either through as-of-right zoning or as part of the Young District 
comprehensive planning process.  

Proposal Overview  

Currently, a 10-storey building with a total of 120 units is under construction (building permit #ZURB 
BPCOM-2023-16401). The 10-storey building complies with all applicable requirements under the Centre 
Plan, including the tall mid-rise building requirements (10 storeys is the maximum allowable height of a tall 
mid-rise building). The proposal is to add an additional two storeys to this building, which would result in a 
12-storey mixed-use building with 150 residential units as a tall mid-rise building (30 additional units). The 
proposal includes two levels of underground parking with 68 vehicle spaces and 80 bicycle parking spaces. 
The building will be connected underground to a common parking garage to the larger Richmond Yards 
development. Attachments C through F contain the application information, including letter of rationale, site 
plan, renderings, and shadow study.  

Relationship to Richmond Yards  

The subject site is currently owned by the same developer as the adjacent Richmond Yards development. 
Richmond Yards (Case 20871) was approved in 2021 under a site-specific Development Agreement (DA) 
approved under policies contained in the former Halifax Municipal Planning Strategy (MPS), but also 
considered Centre Plan design principles. The proponent indicated that the site was always intended to be 
developed as part of the larger Richmond Yards development. However, the subject site was not included 
in the original DA for Richmond Yards because the developer did not own the lands at the time of the DA 
application, and the subject site was separated from the remainder of the Richmond Yards development by 
an HRM-owned parcel (PID 40925802). The Halifax MPS no longer applies within Regional Centre because 
it was replaced by the Centre Plan. Therefore, the policies that enabled the Richmond Yards development 
no longer exist, they cannot be expanded or amended, and new development proposals need to conform 
to Centre Plan requirements under the current zoning.   

Centre Plan Background 
 
The subject property is subject to  the Centre Plan planning documents, which came into effect in 2019 
(Package A). While it is located in an area designated for growth, Policies UD-9 and UD-10 establish 
direction for many of the requirements in the land use by-law that support context-specific, human-scaled 
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and pedestrian-oriented environments (see excerpt of relevant policies and regulations in Attachment G).  
 
The location, scale, floor plate size, orientation, and separation distances of towers affect sky view, privacy, 
wind, and the amount of sunlight and shadows that reach the public realm and neighbouring properties. 
The Centre Plan requires taller buildings (generally buildings over 10 storeys) to be more slender because 
slender buildings tend to create more favourable conditions surrounding the building such shadow, wind 
impacts, and weather protection. Mitigation of these two impacts are in addition to the aesthetic benefits 
that tall, slender buildings provide. In addition, tower portions of taller buildings are required to provide more 
separation to neighbouring properties, especially where other tall buildings are enabled.  This helps ensure 
a higher quality of life for residents by ensuring porosity through site plan design (allowing light to pass 
through) as well as providing space between buildings to support a level of privacy for residents.  
 
The Centre Plan establishes four different built form (building) regulations that are based on the height of 
the building as shown below in Fig. 1. The built forms have varying requirements (e.g. setbacks to property 
lines, building stepbacks, building dimensions, etc.), with the general premise that taller buildings need 
more space to reduce impacts such as wind and shadow.  
 
The building requirements established in the Centre Plan include:  

 Low-rise (buildings up to 4 storeys) 
 Mid-rise (buildings between 5 and 7 storeys) 
 Tall mid-rise (buildings between 8 and 10 storeys) 
 High-Rise (buildings that are 11+ storeys) 

Figure 1: Centre Plan Built Form Requirements 

These built form requirements are based on a framework of clarity and predictability, which permits 
significant as-of-right development subject to land use by-law requirements. New buildings need to conform 
to their respective built form typology, which is dictated by the overall building height. Not every property is 
large enough to accommodate the required setbacks and stepbacks for a high-rise building but uniform 
setbacks from property lines for towers help ensure that abutting property owners are treated the same.    
 
Staff have been regularly updating the Centre Plan and the LUB to improve administration, respond to 
changing housing and market trends, and consider site-specific requests as part of larger updates. Since 
the SMPS and the LUB were first adopted in the Fall of 2019 (Package A), and later adopted in its entirety 
in the Fall of 2021, staff have undertaken 4 minor housekeeping reviews, and one major comprehensive 
review in 2024 as part of the Urgent Changes to Planning Documents for Housing. The Regional Centre 
planning area experiences a significant amount of development activity and keeping the planning 
documents current and in good working order helps to streamline the development process while ensuring 
that new development is meeting broader goals and objectives established in Centre Plan. Despite the 
various changes, the overall Centre Plan framework relies on clear zoning and built form rules.    
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Urgent Changes for Housing - Housing Accelerator Fund 

With the first approval of the Centre Plan in 2019, the property was zoned as CEN-2 with a maximum FAR 
of 5.5 and a maximum height of 90 metres (approx. 33 storeys) subject to zone and built form requirements. 
 
In May 2024, staff brought forward a host of regulatory and zoning changes with the goal of increasing 
housing supply as part of the Urgent Changes to Planning Documents for Housing in support of the 
municipality’s Housing Accelerator Fund application. This included broad zoning changes in the Regional 
Centre and the consideration of site-specific requests.  
 
The zoning of the subject property was positively impacted by: 

 An increase in FAR from 5.5 to 7.0; 
 An increase in building height from 90 metres to 40 storeys; 
 Switch from measuring building height from metres to storeys; and 
 An increase in the tall mid-rise building requirements from 26 metres (approx. 8 – 9 storeys) to 10 

storeys.  
 
As part of that process, the proponent also submitted a site-specific request (#CP124) to allow a 12-storey 
building in a tall mid-rise built form. At that time staff recommended not proceeding with the request to 
modify built form requirements, and Council supported staff’s recommendation and did not grant the 
request.   

In June 2024, Westwood Construction Limited submitted an application to increase the tall mid-rise built 
form on the subject site from 10 storeys to 12 storeys. However, the application was incomplete until all 
required documentation was provided in January 2025.  

At the October 1, 2024 Council meeting, Regional Council passed a motion to direct the CAO to provide a 
staff report on initiating an amendment process to consider the same request, an increase in the tall mid-
rise built form from 10 storeys to 12 storeys subject to certain criteria include in the above motion.  
 
Regional Plan Context  
 
Chapter 6A of the Regional Municipal Planning Strategy (RMPS) outlines objectives for the Regional 
Centre. Policy G-9A of the RMPS provides direction for mitigating climate change and protecting the future 
health of the municipality by prioritizing the movements of pedestrians and transit service over car-oriented 
design and ensuring consideration of future rapid transit corridors as key locations for residential and mixed-
use intensification. It also prioritizes design that includes community-scale or site-level green infrastructure, 
renewable energy and other climate mitigation design elements.  
 
Policy G-14A requires HRM to consider the objectives, policies and actions of the priorities plans, including 
the Integrated Mobility Plan, when considering amendments to any secondary municipal planning strategy 
and land use by-law, such as the Centre Plan. 
 
Enabling SMPS and LUB Context 
 
While Richmond Yards is under a DA that was created under old policies in the former Halifax MPS, the 
subject property has been regulated by the Regional Centre SMPS and LUB since 2019. The Centre Plan 
was developed based on a framework of clarity and predictability, which permits significant as-of-right 
development subject to land use by-law requirements. These requirements include built form requirements 
to control the massing and design of buildings of various scales.    
 
The subject property is in the Robie Street and Young Street Centre designation and is zoned Centre-2 
(CEN-2). The CEN-2 Zone is among the most permissive zones in Centre Plan, allowing a broad range of 
uses and high-density development. The CEN-2 Zone is generally applied to parcels that are separated 
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from low-density areas and are intended to support intensification of mixed-use areas with access to 
frequent transit service, while supporting the completion of main streets that prioritize pedestrian comfort 
and transit mobility through building and streetscape design. The property is also located on a proposed 
rapid transit route and is near the Young District Future Growth Node, which is currently undergoing a 
comprehensive planning process. The Young District Infrastructure Study is assessing mobility and 
infrastructure needs of this larger intensification area.   
 
Priority Plans  
 
In 2017, Regional Council endorsed the Integrated Mobility Plan (IMP), which guides investment in active 
transportation, transit, transportation demand management, goods movement and the roadway network in 
Halifax. The IMP identifies Robie Street as a Transit Priority Corridor, where transit movement should be 
prioritized over single-occupant vehicles. The IMP also provides direction to use a ‘Complete Streets’ 
approach for roadway design and maintenance, prioritizing walking and cycling when allocating road right 
of way space, and using streetscaping elements to create a sense of place.   
 
In 2020, Regional Council adopted the Rapid Transit Strategy (RTS), which further reinforces the need for 
transit priority on Robie Street and proposes Bus Rapid Transit (BRT) service along the corridor. The RTS 
identifies Robie Street for the “Green Line,” which connects Clayton Park with Saint Mary’s University in 
the South End. Land acquisition is currently underway along Robie Street to support future rapid transit.   
 
The Active Transportation Priorities Plan also identifies Almon Street as a candidate for protected cycling 
facilities. Work to add protected cycling facilities on Almon Street, between Agricola Street and Windsor 
Street, was substantially completed in December 2024, with final completion expected in Spring of 2025.  
 
 
DISCUSSION 

The Centre Plan is a regulatory document that sets out the goals, objectives and direction for long term 
growth and development in the Regional Centre. Regional Council may consider amendment requests to 
the Centre Plan to enable proposed development that is inconsistent with its policies. Amendments to an 
SMPS are significant undertakings and Council is under no obligation to consider such requests. 
Amendments should only be considered within the broader planning context and when there is reason to 
believe that there has been a change to the circumstances since the SMPS was adopted or last reviewed. 
 
Application Details 
 
The proponent is seeking an exemption from 5 requirements for high-rise buildings. These exemptions and 
their impacts are described in the Background section as well as in Attachment A.   
 
Applicant Rationale  
 
The proponent submitted the following rationale in support of the request. Attachment C contains the 
Applicant’s letter of rationale. 
 

1. The subject site is not deep enough to accommodate the required setbacks and stepbacks of the 
high-rise built form in Centre Plan.   

 
2. The proposed design is compatible with the neighbouring Richmond Yards development and its 

“unique typology” and was always intended to be developed as part of Richmond Yards. The 
application letter states that, “Building C & E was intentionally designed with Building RA in mind 
and includes a 38 metre stepback from Almon Street to ensure a harmonious relationship between 
the two buildings, with a continuous street wall along the new Almon Street bike lane”. 
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3. An increase in density is required to provide 41 affordable market units under the CMHC Apartment 
Construction Loan Program. This program provides the proponent with financing for the project, 
and in exchange the proponent is proposing to provide 41 affordable units with rents not exceeding 
21% of the median income earner’s income, with affordability guaranteed for a period of 21 years. 
This translates to an approximate monthly rent of $1,788 per month for the affordable units. The 
affordable units will be offered in the 1-bedroom and junior 1-bedroom unit types. 
 

4. The proposal meets broad Centre Plan policy intent of intensifying areas with frequent access to 
transit service, allowing a degree of variation in built form requirements within and between 
Centre designations (Policy C-2), and enhance the transportation network to prioritize 
pedestrians, cyclists, and transit while improving connections to other communities. An increase 
in density is required to provide a north/south mid-block pedestrian connection that would connect 
Robie Street to the neighbouring Richmond Yards development.  

 
Staff Review 
 
Staff have reviewed the submitted rationale in the context of site circumstances, surrounding land uses, 
and enabling planning policies (see relevant policies in Attachment G). While staff note concerns with the 
request, it is recommended that Regional Council proceed with initiation. This is in support of Council’s 
motion of October 1, 2024, and upon review of the unique circumstance where the site is adjacent to a 
significant comprehensively developed area for approximately 1,500 residents  being developed under the 
policies that pre-dated the Centre Plan. The site was not included in the original Richmond Yards DA due 
to uncertainty related to ownership of certain lands within the larger parcel. The proponent considers this 
site as an extension of Richmond Yards and is seeking  a discretionary process that would enable a built 
form flexibility that is similar to the remainder of the site.  
 
Positive aspects of the proposal include development of an underutilized lot, located near transit and with 
new commercial space on the ground floor that will provide additional services to local residents. The 
proposal also includes additional affordable market housing, a mobility connection to the rest of the site,  
that could be secured through a DA and the CMHC Agreement. These are in addition to bonus zoning that 
is required for the development in the CEN-2 Zone.    
 
As there is currently no enabling policy that would enable a DA application on this site, the process to move 
forward would involve creating a site-specific policy in Centre Plan that would enable a DA. This site-specific 
DA policy would not apply broadly, it would be limited only to the subject site and is based on its connection 
to the larger development site. 
 
Should Council choose to proceed with initiation of this request, a more detailed review of the proposal 
would be undertaken, including feedback through community engagement and technical considerations of 
the proposal’s servicing, traffic, and wind impacts.  
 
While this report recommends in favour of initiation, it should be noted that there are concerns with the 
proposal as it relates to meeting the Centre Plan framework:   
 

1. Impact of the proposed building on the streetscape and public realm
In keeping with the October 1, 2024 Council motion, the proposed building is designed in a 
coordinated manner with the adjacent Richmond Yards development. However, the Richmond 
Yards built form is bulkier than the Centre Plan built form.   
 
Staff advise that the proposed massing and streetwall stepback of 3.0 metres for a 12-storey may 
negatively impact the public realm. The proposed massing of the building exceeds the maximum 
tower depth and the maximum tower floor plate, and results in a large building on a relatively small 
parcel.  This would have a physical and visual impact on the streetscape. A reduced streetwall 
stepback would further contribute to this and would generate more shadow and pedestrian-level 
wind than a building in the high-rise form. Some of these concerns may be mitigated by a wind 
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tunnel study which may require additional mitigation.    
 
Staff acknowledge that the subject site does not have adequate depth to meet the setbacks and 
stepbacks that are prescribed in the high-rise built form requirements. This is not caused by the 
Robie Street transportation reserve in staff’s opinion. At its widest point, inclusive of the 
transportation reserve, the lot has a depth of approximately 31 metres. To feasibly accommodate 
a high-rise building while meeting Centre Plan requirements, the ideal lot depth is approximately 
35 to 40 metres which is needed to meet the required setbacks and building stepbacks.  
 
While the massing may not seem like an issue given the current context of the local surroundings 
today with many underutilized lots, this area is undergoing rapid densification with many high-rise 
buildings anticipated in the immediate surroundings in the near future, both as part of the enabled 
density in the CEN-2 Zone and through ongoing work in the Young District. Greater separation 
between buildings and narrower floor plates becomes increasingly important in a high-density 
neighbourhood.   

 
2. Impact of the proposed building on adjacent lots 

Staff advise that the exemption to the rear yard tower separation may negatively impact the 
adjacent lot at 2752-2754 Robie Street. This lot is owned by a third party and could be redeveloped 
for a tall mid-rise or a high-rise building in the future. Reducing the tower separation to the property 
line may negatively encumber the neighbouring property by not providing adequate separation 
between buildings.  
 
While the proposal also seeks to reduce the side yard tower separation, staff are not concerned 
with this separation because the adjacent lot is also owned by the developer and was recently 
developed with a low-rise building.    

 
3. Built Form in Centre Designation 

The applicant cites Policy C-2 as a rationale that the Centre Plan anticipated variations in built form 
requirements within and between Centre designations.  The full policy C-2 is included in Attachment 
G and states that “Built form requirements may differ both within a Centre and between Centres to 
permit various land uses and control the design of low-rise buildings, mid-rise buildings, tall mid-
rise buildings, and high-rise buildings, consistent with Map 3 and the policies in Parts 3 and 4 of 
this Plan”.  The difference in built form references Map 3 which regulates Floor Area Rations (FAR) 
and are subject to more detailed urban design policies in Parts 3 and 4 of the Plan, including policies 
for different built forms.  

  
4. Application Process / Ability to Adjust Design

A site-specific amendment to the Centre Plan and a new DA is a significant undertaking with 
considerable processing times (approximately 8 – 12 months). These applications are best treated 
well in advance of construction to allow a timely review and potential design changes to incorporate 
feedback from the public or from Council. In this case, where construction is already underway, it 
makes it difficult to make changes that may be required to satisfy public, staff, or Council requests, 
and it may pose a risk if the DA process is not completed by the time the construction reaches the 
10th floor, which is the maximum height allowable under the approved building permit. 

 
The Council motion indicated a desire for the building to comply as much as possible with the 
Centre Plan. Through the application process, staff have been working with the applicant to identify 
whether any changes could be made to the proposed design that would bring the proposal further 
into conformity with the high-rise building requirements in Centre Plan. Staff inquired about the 
possibility of two design changes: (1) to increase the streetwall stepback, and (2) to provide 
additional tower separation to an adjacent lot on Robie Street.  

These changes would help address the biggest concerns with the proposal by improving the 
buildings relationship with the streetscape and by providing adequate separation distance to an 



Robie and Almon (ZURB MPSA-2024-00975)
Council Report - 10 - March 25, 2025  
 
 

adjacent property to ensure that its future development is not negatively impacted by a high-rise 
building that is built too close to the property line.  
 
The proponent has indicated that these changes to the massing are not possible. Ultimately staff 
advise that for buildings above 10 storeys, the high-rise building requirements are necessary to 
mitigate wind and shadow impacts while providing a high-quality pedestrian realm.   
 

Jurisdictional Scan 
 
In reviewing this request, staff also compared Centre Plan’s building regulations against other jurisdictions. 
The results show that Centre Plan’s building regulations are well aligned with other jurisdictions. The results 
of the jurisdictional scan are provided in Attachment B.   
 
Alternative Option 
 
An alternative recommendation to not proceed with initiation is provided. In this case, the proponent would 
be able to proceed with construction of a 10-storey, 120-unit mixed use building that is currently approved 
and underway.  
  
Conclusion 
 
Staff reviewed the proposal against the Centre Plan vision, guiding principles, policies, regulations, local 
context, potential public benefits, and built form policies in other jurisdictions. The report notes concerns 
with the proposed design, as the tower dimensions, setbacks and stepbacks embedded in Centre Plan are 
critical to mitigating impacts of development on pedestrian and public spaces such as wind and shadow 
impacts and help provide a level of privacy for adjacent buildings.  
 
However, the proposal is satisfying all elements of Council’s motion of October 1, 2024. Given Regional 
Council’s direction, and the unique circumstance where this site is adjacent to a comprehensive 
development area for approximately 520 units and 1,500 residents developed under the policies that pre-
dated the Centre Plan, and given the proposal is integrated with the subject site, staff believe there is merit 
in initiating the proposal.  
  
FINANCIAL IMPLICATIONS 

No financial implications at this time. Should Council proceed with the application, any costs associated 
with processing the application can be accommodated in the current budget.   
 
 
RISK CONSIDERATION 

Although each request to amend the municipal planning strategy is considered individually, there is a risk 
that proceeding will lead to similar requests on lots that do not have the required depth (approximately 35 
– 40 metres) to meet the Centre Plan’s high-rise building requirements. Other inquiries seeking similar site-
specific exemptions to built form requirements in the Centre Plan have been received, and processing site-
specific requests to modify built form framework may risk overall clarity and predictability of the Centre Plan 
framework, which could impact development approval timelines and staff’s ability to consider holistic 
updates to the planning documents.  This risk can be mitigated by typing the site specific policy to this site 
based on the significant abutting development approved under policies that preceded the Centre Plan.     
 
The proposed affordable market units under the CMHC Apartment Construction Loan Program is not unique 
to the property. Many other developers also use this program and similar funding streams for their projects, 
so there is a risk that proceeding with a site-specific amendment to built form requirements to accommodate 
affordable units through this program will lead to similar requests more broadly. It is staff’s understanding 
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that the affordable housing agreement is not yet finalized staff will explore using the Development 
Agreement to tie the requested flexibility to the proposed affordable market housing on-site.  
 
A plan amendment and development agreement process is discretionary in nature and should allow for 
changes in design to reflect staff analysis and public feedback. The building on the subject site is currently 
under construction, and therefore there may be a limited ability to consider any changes to the proposed 
design.  The process may however be able to secure the additional mobility connection through the site.    
 
 
COMMUNITY ENGAGEMENT 

Should Regional Council choose to initiate the MPS amendment process, the HRM Charter requires that 
Regional Council approve a public participation program. In June of 2023, Regional Council approved the 
Public Participation Administrative Order (2023-002-ADM), which staff are proposing to follow. The 
proposed level of community engagement is consultation, achieved through HRM’s website and through a 
public information meeting early in the review process prior to Regional Council considering approval of 
any proposed amendments (see notification area of mailouts in Report Map 3). Planning Staff will be 
available via telephone and email for one-on-one discussions with members of the community who have 
concerns or questions about the proposed amendments. The community will have further opportunity to 
engage with Regional Council at the required public hearing.
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ENVIRONMENTAL IMPLICATIONS 

No environmental implications were identified. 

ALTERNATIVES 

Halifax Regional Council can refuse to initiate amendments to the Regional Centre Secondary Municipal 
Planning Strategy and Land Use By-Law to consider allowing a 12-storey building in a tall mid-rise built 
form at 2764 – 2778 Robie Street (PID 00005181) in Halifax.  
 
LEGISLATIVE AUTHORITY 

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

ATTACHMENTS

Map 1: Generalized Future Land Use 
Map 2: Zoning 
Map 3: Notification Area 
Attachment A: Application Details 
Attachment B: Jurisdictional Scan 
Attachment C: Application Letter dated March 7, 2025 (revised)  
Attachment D: Site Plan and Floor Plans  
Attachment E: Rendering  
Attachment F: Shadow Study 
Attachment G: Excerpts from the RMPS, SMPS, and LUB  

Report Prepared by: Kasia Tota, Manager, Community Planning, 902-292-3934 









Attachment A 
Application Details 

 
The proponent is seeking an exemption from 5 important requirements for high-rise buildings. These 
exemptions and their impacts are described below: 
 

1. Reducing the required streetwall stepback from 4.5 metres to 3.0 metres (33% decrease); 
 What is a streetwall stepback?  

o A streetwall refers to the portion of the building that is facing the street.  
o A streetwall of a certain height (e.g. 3 storeys) is created by a stepback above the 

streetwall which is “a horizontal recess that breaks the vertical plane of an exterior 
wall on a main building” (RC LUB S. 240).  

o A stepback creates the base of a building creating a distinct podium, while the 
tower portion of the building is located further away from the street, as shown 
below. 

 
 

 Why is this important?  
o Streetwall stepbacks are important design features that help to shape a 

comfortable public realm and provide relief from wind and shadow impacts of tall 
buildings. The taller the building, the larger the stepback required. An illustration of 
how streetwall stepbacks mitigate wind impacts is shown below:  

Figure 1: Visual Representation of Stepback 



Figure 2: How Stepbacks Mitigate Pedestrian Wind Impact

2. Reducing side and rear yard tower separation distance
a) Reducing the required side yard tower separation from 12.5 metres to 9.8 metres

(22% decrease);
b) Reducing the required rear yard tower separation from 12.5 metres to 9.17 metres

(27% decrease);

What is side yard and rear yard tower separation? 
o Yard tower separation is the distance between the tower (the portion of the building

above the streetwall) and the side or rear property line. An illustration is provided
below:



Figure 3: Visual Representation of Tower Separation

 
 Why is this important?  

o Adequate tower separation distances from property lines and from other towers is 
a critical aspect of tall building design. The placement of towers should minimize 
negative impacts on the public realm and neighbouring properties, such as 
adverse shadowing, pedestrian-level wind, and blockage of sky view, and should 
maximize the environmental quality of building interiors, including daylighting, 
natural ventilation, and privacy for building occupants.  

3. Increasing the maximum tower floor plate from 900 square metres to 990 square metres 
(10% increase);  

 What is maximum tower floor plate? 
o The maximum tower floor plate is the maximum allowable floor area for the tower 

portion above the streetwall. An illustration is provided below: 



Figure 4: Visual Representation of Tower Floor Plate and Other Dimensions 

 Why is this important? 
o The size and shape of the tower floor plate plays a role in the visual and physical 

impact it poses on surrounding streets, parks, open spaces, and properties. The 
Centre Plan favours slender tower floor plates that cast smaller, faster moving 
shadows, permit better views between buildings and through sites, and contribute 
to a more attractive skyline.  
 

4. Increasing the maximum tower depth from 35 metres to 54.5 metres (55.7% increase). 
 What is maximum tower depth? 

o The maximum tower depth is the maximum dimension allowable for the tower 
portion of the building above the streetwall.   

 Why is this important? 
o Similar to the maximum floor plate, the tower depth plays a role in ensuring a 

slender floor plate that impacts the towers visual and physical impact on the 
streetscape and surrounding properties. Larger towers would cast more shadows 
for longer periods of time than slender towers.  

 



Attachment B 
Jurisdictional Scan of Built Form Requirements 

 
In reviewing this request, staff also compared Centre Plan’s building regulations against other jurisdictions. 
The results show that Centre Plan’s building regulations are well aligned with other jurisdictions, and in no 
case could staff find another jurisdiction that would permit a 12-storey building in a mid-rise built form in a 
comparable location. In many cases Centre Plan is more flexible than other municipalities due allowing 
larger floor plates and smaller setbacks to property lines (See Table 1 below).  
 
Table 1: Jurisdictional Scan of Built Form Requirements 

Municipality 
Maximum allowable height in 

mid-rise built form 

Would the proposed design 
be permitted based on Robie 

Street’s right-of-way and 
central urban location?

Halifax 10 storeys No 

Toronto, ON

Generally 10 storeys, but up to 
14 storeys in mid-rise built form 
on wider streets (45 metre right-

of-way required for full 14 
storeys)

No

Ottawa, ON 
Generally 9 storeys, but up to 12 

storeys permitted in suburban 
contexts on wider streets

No 

Calgary, AB 10 storeys No 
Edmonton, AB 7 storeys No 

Victoria, BC 6 storeys No 

Although some jurisdictions allow mid-rise buildings to exceed 10 storeys, this is largely based on the width 
of the street right-of-way. The subject site is located along Robie Street, and with the added lands from the 
Transportation Reserve, the right-of-way at this location will be approximately 33 metres. As this is not a 
wide street, staff could not find an example of another jurisdiction that would permit a 12-storey building in 
a mid-rise form on a street with a comparable right-of-way.  
 
As with Centre Plan, taller buildings than the maximum allowable mid-rise built form as shown in Table 1 
must follow their respective requirements for high-rise buildings, all of which are fairly similar to Centre Plan 
insofar as they require greater setbacks, narrower floor plates, and increased building stepbacks. The 
similarities of these regulations speak to the fact that there is growing consensus on how to accommodate 
tall buildings while ensuring they contribute positively to the public realm while mitigating the negative 
impacts of wind and shadow. 
 



 

 
 

 

 

 

 



 

 

 



 

 
   

 

 

 

  

 

 

  

 
  

 

 

 

 

 

 

 

 



    

    

 

 
 

 
 

 
 

 

 
 

 
 

 
 

    

 

 

 

 

 



 

 

 

 



 

 



 

 

 

 

 



 

 

 

 



902.429.4100 

hello@fbm.ca 

fbm.ca 

101-5560 Cunard St. 

Kjipuktuk / Halifax, NS 

Canada B3K 1 C4 

people driven design. 

However, the benefit that the additional 41 affordable units, guaranteed for 21 

years, is very real and will begin as soon as construction is completed. We 

appreciate your team's support throughout this process to date, and we look 

forward to working together in turning the vision of the Centre Plan into reality. 

Sincerely, 

Fowler Bauld & Mitchell Ltd. 

James Coons, LPP, MCIP 
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