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District 7 and 8 Planning Advisory Committee Submission Re: Willow Tree Proposals 
this is submission summarizes the multiple failures of proposals by APL Ltd. (Case 18966) and Westwood Construction 
Ltd. (Case 19281) to meet the requirements of the Municipal Planning Strategy, the Land Use By-law, and the Quinpool 
Road Commercial Area Plan. There are ample reasons why the Planning Advisory Committee should recommend against 
approval of these proposals. 

 
Height and Compatibility 
 
Both the Land Use By-Law and Municipal Planning Strategy place a high value on the quality of the City’s 
established residential neighbourhoods. They prescribe compatibility when considering new developments as 
follows: 

The City should permit the redevelopment of portions of existing neighbourhoods only at a scale compatible 
with those neighbourhoods. The City should attempt to preclude massive redevelopment of neighbourhood 
housing stock and dislocations of residents by encouraging infill housing and rehabilitation. The City should 
prevent large and socially unjustifiable neighbourhood dislocations and should ensure change processes that 
are manageable and acceptable to the residents … – MPS, Section II, Sub-section 2.7, p. 8 
 
The MPS also goes on to say: 

For the purposes of this Plan, the concept of compatibility shall be deemed to require that infill housing 
projects are compatible with and enhance the existing development context of a neighbourhood. The City shall 
use as a guideline in considering rezonings, zoning amendments or contract agreements the key principle of 
not significantly changing the character of an area when reviewing infill housing proposals.– MPS, Section VI, 
Sub-section 1.1.4, p. 87 

The neighbourhoods north and south of Quinpool consist predominantly of 2 & 3 storey detached, and semi-
detached, single and multi-unit homes, along with a small number of low-rise apartment/condo buildings. 
 
The APL proposal calls for a 29-storey building, which is twice the allowable maximum height on the eastern 
portion of the site and seven times the allowable maximum height on the eastern portion of the site. It is also 
almost three times higher than the existing building on the eastern half of the site. This building would be the 
second tallest building in Halifax, surpassed only by Fenwick Tower, set in a neighbourhood of 2- and 3-
storey buildings. 
 
Westwood Construction is proposing a 25-storey building, which is over seven times the current allowable 
maximum of 4 storeys (35 feet) on its site. To put this into context, the proposed development would be 
become the sixth tallest building in Halifax, taller than the Bell Aliant building on Barrington St., but again 
set in a neighbourhood of predominantly 2- and 3-storey buildings. 
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 25- and 29-storey buildings cannot in any way be considered to be of a scale that is compatible with this 
low-rise neighbourhood. The small number of exceptions to the predominant form and scale consist of four 
buildings that pre-date the current planning rules and should not be used to justify the construction of more 
incompatible buildings. 
 
 
 
 
 
 
 
 
 

View from Welsford-Parker St. park 
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Density 

The density of the Westwood proposal would be 462 persons per acre, almost four times what is permitted 
(125 persons per acre) and 39 times the average for the Halifax peninsula (12 persons per acre). 
 
The APL proposal would have 597 persons per acre, almost five times what is permitted (125 persons per 
acre), and 50 times the average for the peninsula.  
 
While it is an acknowledged goal of the City to increase density on the peninsula, it is not appropriate to 
concentrate so much of it within a single block. 
 

 Westwood 
proposal 

APL proposal Total 

1-bedroom units 36 91 127 
2-bedroom units 76 111 187 
3-bedroom units  7 7 
Total units 112 209 321 
hotel rooms 81  81 
parking spaces 106 199 305 
persons 300* 549 849 
gross site area (acres) 0.65 0.92 1.57 
density (persons/acre) 462 597 541 
* not including hotel guests 
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Negative Impacts of the Proposed Projects on the Common 
 
Shadows 
The proposed buildings will cast long shadows over the Common during the late afternoon from November 
to February. These shadows will block sun from the Oval during prime skating time throughout this four 
month period.1 The image below illustrates the shadow impact at 4:00 on February 1st. 2   

 
 

 
 
 
 
 
 
 
 

                                                             
1 According to information provided by HRM, public skating is scheduled from 4:00 to 6:00 pm four days per week during winter 
months, while speed skating is scheduled for that time of day the other three days of the week. 

 
2 The image is taken from a shadow study prepared by Steve Parcell, Professor in the Dalhousie School of Architecture. 
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Wind 
The proposed buildings will also create strong winds that will impact the Common. The following image is 
taken from a preliminary wind study conducted by James Forren, a faculty member of the Dalhousie School of 
Architecture.  
 

• Blue-green is the incoming wind, moving from left (west) to right (east): about 30 mph (44 feet per 
second) 

• Dark blue indicates an area of calm: about 0 mph. 
• Dark red is the strongest wind: about 75 mph. 

 

 
 
 
The eddies resulting from these differences in wind speed are bound to cause strong turbulence far 
downwind, including on the Common and Oval. These winds will adversely impact all HRM residents’ use 
and enjoyment of these important community assets. 
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Negative Impacts on the Surrounding Residential Neighbourhood 
 
If these proposals are approved, they will also have significant negative impacts on the surrounding residential 
neighbourhoods. 
 
Shade  
As the following image illustrates, during the winter months the proposed developments would block the 
morning sun from large sections of the surrounding residential neighbourhoods, as far north as Chebucto Rd.3 

      
    February 15, 8:00 a.m. 
Wind 
As illustrated earlier preliminary wind studies suggest that the APL and Westwood developments would create 
strong winds that will impact pedestrian use of the surrounding neighbourhoods.4 

 
 

                                                             
3 The image is taken from a shadow study prepared by Steve Parcell, Professor in the Dalhousie School of Architecture. 
4 Preliminary wind study conducted by James Forren, faculty member of the Dalhousie School of Architecture. 
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Traffic 
 
The addition of over three hundred new housing units and an 81-room hotel within a one block radius will 
create significant additional traffic. Even without these new developments, traffic going south on Robie St. is 
routinely backed-up from Quinpool to north of Williams St. during peak periods.  Current regulations would 
not facilitate easy access to the proposed building without seriously disrupting traffic in surrounding 
neighbourhoods. For cars travelling east on Quinpool, left-hand turns onto Robie are not allowed. Therefore, 
cars traveling in that direction are going to use Monastery Lane, Harvard or Oxford, which would seriously 
increase the volume of traffic on these small neighbourhood streets that are already providing shortcuts for 
people travelling downtown. The increased traffic flow has been an issue on these streets since the 
development of Quinpool Centre in the 70's and it has yet to be successfully addressed by the City. 
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1. Assessment of APL Proposal for 6009–6017 Quinpool Road 
 
Criterion Yes/no Comments 
 
Height No 291 feet is 2–6 times what is permitted (45–145 feet).  
Density No 597 persons per acre is 4.7 times what is permitted (125 persons per 

acre). It is also 50 times the average density on the Halifax peninsula (12 
persons per acre). 

Floor area ratio No The 9.51 floor area ratio is 2.4 times what is permitted for this property 
(3.95). In this part of Halifax, the average FAR is less than 1.0. 

Setbacks No Setbacks from neighbouring properties are less than what is required 
(10–20 feet). 

Stepback No The top of the building exceeds the maximum angle when viewed from 
ground level in all directions. 

Landscaped 
open space 

No It provides only 13% of what is required. 

Zoning Yes Residential and commercial uses are permitted here. 
Shadow No The building would block afternoon sunlight on the Oval during skating 

season and cast shadows over residential areas to the north in the early 
morning during the winter. 

Wind No The surrounding area, including sidewalks, the Common, and the Oval, 
would experience stronger, more turbulent wind. An independent wind 
study has not been done to quantify the impact. 

Parking No Despite providing parking spaces for 199 vehicles, this is less than what 
is required. 

Traffic No Parker Street would be filled with vehicles. Due to the restricted 
intersections at Robie/Quinpool and Windsor/Quinpool, traffic would 
increase in the neighbourhoods to the north and northwest. 

Neighbourhood 
compatibility 

No A 29-storey tower is not compatible with the 2–3-storey neighbourhood 
and the low-rise Quinpool Road commercial district.  
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2. Assessment of Westwood Proposal for 2032–2050 Robie Street 
 
Criterion Yes/no Comments 
 
Height No 260 feet is 7 times what is permitted (35 feet).  
Density No 462 persons per acre is 3.7 times what is permitted (125 persons per 

acre). It is 38 times the average density on the Halifax peninsula (12 
persons per acre). The 80-room hotel would increase the population. 

Floor area ratio No The floor area ratio (8.5) is greater than what is permitted for this 
property. In this part of Halifax, the average FAR is less than 1.0. 

Setbacks No Setbacks from neighbouring properties are less than what is required 
(10–20 feet). 

Stepback No The top of the building exceeds the maximum angle when viewed from 
ground level. 

Landscaped 
open space 

No The landscaped open space is less than required. 

Zoning No Commercial uses are not permitted at this location. 
Shadow No The building would block afternoon sunlight on the Oval during skating 

season and cast shadows over residential areas to the north in the early 
morning during the winter. 

Wind No The surrounding area, including sidewalks, the Common, and the Oval, 
would experience stronger, more turbulent wind. An independent wind 
study has not been done to quantify the impact. 

Parking No Despite providing parking spaces for 106 vehicles, this is less than what 
is required. No parking spaces have been provided for the 80-room hotel.  

Traffic No Left turns are not possible to and from Robie Street. The developer likely 
would acquire and demolish up to four houses on Parker Street to 
provide rear access and additional parking. This would turn Parker Street 
from a residential neighbourhood into a vehicular corridor. Traffic would 
increase in the neighbourhoods to the north and northwest. 

Neighbourhood 
compatibility 

No A 25-storey tower is not compatible with the 2–3-storey neighbourhood.  

 
 
 
 
 


