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22 January 2016 
 
Dear Members of the District 7 & 8 Planning Advisory Committee, 
 
For the PAC meeting on 25 January 2016, this is a brief follow-up to the Willow Tree Group's earlier 
letter to PAC (23 September 2015), which commented on the two proposed developments at Robie 
and Quinpool: by APL Ltd. (Case 18966) and Westwood Construction Ltd. (Case 19281). We strongly 
oppose both developments, based on the criteria in the Municipal Planning Strategy, the Land Use 
By-law, and the Quinpool Road Commercial Area Plan, as well as comments from residents in the 
neighbourhoods north and south of Quinpool.  
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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 It would block morning sunlight in the adjacent park and neighbourhood 

and afternoon sunlight on the Oval during skating season.  
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.  

 
 
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 It would block morning sunlight in the adjacent park and neighbourhood 

and afternoon sunlight on the Oval during skating season.  
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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.  

 
 
3. Additional Comments 
 
In addition to the basic criteria above, we oppose these developments for the following reasons. 

a) There is no document from HRM or the developers to demonstrate that circumstances have 
changed since the MPS and LUB were adopted to the extent that the original land use policy is 
no longer appropriate. Significant justification is required for site-specific MPS amendments. 

b) These developments would interfere with neighbourhoods that are healthy and well balanced. 
c) With limited demand in the city each year, concentrating new residential density in this location 

would prevent development in other areas. 
d) Due to low interest rates, these developments are capital-driven rather than market-driven. 

They would add to the growing real estate bubble. 
e) The Centre Plan needs to be debated and completed before considering such major changes. 
f) The city does not yet have a density bonusing arrangement, so the entire multi-million-dollar 

"lift" from approving these developments would go to the developers, with nothing for municipal 
initiatives such as affordable housing. 

g) Mistakes of the past (Welsford Apartments, Atlantica Hotel, and Quinpool Towers) should not 
become precedents for making new mistakes. 

h) Like Fenwick Tower on Fenwick Street, Robie-Quinpool would be an arbitrary location for the 
second and sixth tallest buildings in Halifax. This would weaken the urban order of the city. 

i) These developments would take advantage of the Common but not contribute anything to it. 
j) These developments would raise property assessments along Quinpool Road, with higher 

taxes that would force out the independent businesses, as happened on Spring Garden Road. 
k) The draft plan for the nearby St. Pat's site calls for a 3.32 FAR, resulting in six-storey buildings. 

That's a more appropriate height for new developments in this ground-related neighbourhood. 
l) Results from a formal survey of 32 residents who attended the Public Information Meeting for 

the 6009–6017 Quinpool Road proposal showed unanimous opposition. 
 
We hope these brief notes are useful for your deliberations. 
 
Regards,  
Willow Tree Group    willowtreehalifax@gmail.com  •  willowtreehalifax.wordpress.com 


