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Introduction

Main Street has long been a place of significance in Dartmouth, from its humble beginnings as agricultural
farm land, to its modern day importance as a transportation corridor and regional commercial district.

Yet, despite looking and feeling much the same way since the automobile oriented development pattern

of the 70’s shaped the area’s growth, a spirit of transformation has taken hold. In 2007 a Main Street
Streetscaping Plan was commissioned by Ekistics Planning and Design that radically reimagined the
existing highway commercial feel of Main Street as a “dense, mixed-use village core with great pedestrian
spaces, goods and services and facilities that invite residents to walk or bicycle to obtain daily needs and, in
so-doing, informally interact with their neighbours.”. This plan was subsequently adopted in principle by
Halifax Regional Council in 2008. In 2013 the Main Street Designation was established in the Dartmouth
Municipal Planning Strategy with a unique set of by-laws for the designation in the Dartmouth Land-Use
By-Law. Another outcome of the Ekistics streetscaping plan was the establishment of The Village on
Main Community Improvement District (Village on Main CID). The Village on Main CID operates in a
traditional Business Improvement District capacity with a special focus on community development. This
focus is represented in the Village on Main CID vision of “an inclusive and sustainable community where
spaces and neighbours are welcoming and connected”.

Thirteen years after the vision set out in the Ekistics plan sowed the seeds for transformation on Main
Street, the first signs of spring are showing. At 69 Tacoma, a six storey mixed use residential building

has broken ground and will be up within the year, near the corner of Stevens Road and Tacoma Drive,

a four storey residence for Bryony House is currently under construction, two properties on Main Street
and Lakecrest Drive have been purchased by the HRM and are slated for demolition to extend Hartlen
Street through to Lakecrest Drive that will improve pedestrian and vehicular circulation and create a more
traditional neighbourhood block. On Tacoma Drive, a long un-appreciated 440 ft concrete canvas is set to
feature a stunning mural by a local artist, and new banner flags along lamp posts emphasize the sense of
place in the Village on Main. Through uncertainty and times of change a vision steeped in strong values
and progressive planning practices will allow a complex system of residents, businesses, commuters and
shoppers to adapt and thrive and ensure the long term prosperity of the area.

At the sloping entrance to the Village on Main from Highway 111 is the corner of Main Street and Gordon
Avenue. This location is one of the most high-profile locations in the area and is fitting for an iconic
development that will set the tone for the future of the community. The Village on Main Community
Improvement District has an interest in accelerating development of this location that is true to the Main
Street vision. In the summer of 2020, two Masters of Planning students, James Coons and Jacob Quinton,
worked with property owner Tony Chedrawy to create a vision for the four adjoining lots at this location
and to conduct a pre-development study of the site. The goals of the project were to:

1) Accelerate development on the study site by assessing site design potential and identifying unique site
challenges and,

2) To showcase what development to the fullest possible extent of the land-use by-laws looks like in
practice in the Town-Centre Sub Designation
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Figure 1: Study Site

The project consisted of five phases:

Phase One: Regulation and By-Laws Assessment
Phase Two: Market Research

Phase Three: Building Massing and Site Design
Phase Four: Pro-Forma Analysis

Phase Five: Final Report and Presentation

Phase One helped to guide the building massing and site design in Phases Three and Four while Phase
Two provided valuable context for the economic feasibility exercise in Phase Four. Phase One uncovered
the constraints that a site design for a single development on the four properties must operate within. The
major findings from each of these phases will be explored in the remainder of this report starting with
the final design, followed by the by-law constraints, and an economic assessment of the site design using
market research and a pro-forma.



Site Design

The study site consists of three individual lots at 120 Main Street, 122 Main Street, and 55 Tacoma.

Together the properties amount to a total of 55,074 sq.ft.. Each property is zoned as C-2 under the
Dartmouth Land-Use By-Law, Main Street Designation. It is assumed that the three properties which
are currently under the same ownership will be subdivided into a single lot and the existing buildings

demolished.

Figure 2: Aerial View of Site Design
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The development was envisioned as four properties subdivided into one lot with frontage extending
around three frontages on Main Street, Gordon Avenue and Tacoma Drive. Parking is located behind the
building on a two floor parking garage. This arrangement takes advantage of an elevation change between

Main Street and Tacoma Avenue estimated in this project to be 15 ft.



Figure 3: Site Design From the Corner of Main Street and Gordon Avenue
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Figure 4: Building Uses
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At the corner of Main Street and Gordon Avenue, the proposed design has a top height of 90 ft. from
the penthouse roof and 80 ft. from the roof of the 7th floor. The first two floors are 15 ft. each, followed
by subsequent residential floors which are 10 ft. On the bottom left side of the building is an access

drive to P1, while a driveway access is also featured to P2 from Gordon. On Main Street the first floor is
commercial and the second floor facing Main Street is the P2 parking structure. The second floor turns
trom parking to commercial at the first turn of the corner. Rounding the corner onto Gordon, the floor
continues as commercial and gradually becomes the main floor along Gordon and Tacoma as a result of
the elevation change. A residential entrance is proposed at the corner of Gordon and Main.



Figure 5: View From Corner of Tacoma and Gordon Avenue

The corner of Tacoma Drive and Gordon Avenue has a top height of 85 ft. at the penthouse roof and 75
ft. at the 7th floor due to only having one 15 ft. commercial floor. A residential entrance is proposed at the
corner of Tacoma and Gordon. Note that the parapets and sloped roofs are required architectural features

for flat roofs and can be used interchangeably. A full list of architectural requirements can be found in
Appendix A.

Figure 6: View of Parking Floors P1 and P2




Figure 7: P2 Traffic Flow

T REEENEYERGL 110

ALEELrTTte I
- o genE N

Figure 8: P1 Traffic Flow (Ramp Removed for Visibility)

P1

Commercial

From behind we can see the two floors of commercial parking. Commercial parking is designated for P2
and the right half of parking on P1 while residential parking is located under the corner of Tacoma and

Gordon (left) with extra parking on lower levels. A proposed parking ramp can be seen bridging P1 and

P2 on the right in Figure 7. Commercial frontage backs on to the parking behind the building to offer an
alternate entrance to commercial space. This is highlighted in green in figure 6 and 8.
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Figure 9: Aerial View of P1
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Figure 10: Aerial View of P1 Residential Parking Garage (Highlighted)
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Private residential parking garage below the corner of Gordon and Tacoma. Ramp for additional parking

floors at the far corner of the parking garage.

With this site design, residential floor space has been maximized while commercial space was minimized
in accordance with the by-laws, while balancing building depth with providing ample space for parking,
Due to parking requirements of commercial uses, and the assumed commercial space market in the area,
commercial space has been minimized while still meeting the by-law restriction on residential uses on the
main floor.



By-Law Constraints

To understand the rationale for the design it is important to first understand the most impactful by-laws
pertaining to the site.

Height

On each property the maximum height is 80 ft. from the established grade. This height however can be
exceeded as stated in Section 1 (t) of the Dartmouth Land Use By-Law:

Within the Main Street Designation where permitted height is greater than 10.7 metres (35 f1.), permitted height may be
excceeded to accommodate the top storey of a building where such storey is no greater than 5 metres (15f1) high and covers no
more than 25% of the building footprint, or where such storey is a loft within a pitched roof.

A map denoting building heights in the Main Street Designation can be found in schedule AF of the
Dartmouth Land-Use By-Law or in Appendix (XX).

Set Backs

Setbacks in this area are established with the vision of creating a walkable, vibrant and active street life. To
accommodate this, set-backs have minimum distances from the sidewalk of two metres on Main Street and
Tacoma Drive, and one metre on Gordon Avenue. Section 28 (3A) of the Dartmouth Land-Use By-law
Establishes this:

(a) for Gordon Avenue, Major Street and Hartlen Street a minimum sethack of 1 metre (3.3 ft.) and a maximum setback
of 6.1 metres (20 f1.)

(¢) for all other streets a minimum setback of 2 metres (6.6 ft.) and a maximum setback of 9.1 metres (30 ft.)

These setbacks have strong considerations for parking and it is likely that most developments will set
themselves as close to the lot lines as possible in order to provide ample backyard parking.

Parking

A unique feature of the Main Street Designation is it’s parking requirements which are less strenuous than
those required in the Dartmouth Land-Use By-Law generally.

Location

With the exception of limited parallel parking along driveways, all parking must be located behind the
building. This is established in the below excerpts from the Dartmouth Land-Use By-Law:
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15 (fa) within the Main Street Designation no apartment building parking or commercial parking or institutional parking
shall be located in the front yard nor shall any parking be located in any side yard except for one parallel parking lane on each
side of a driveway

39(8) Within the Main Street Designation no drive-through lane, no drive-through window, nor
any surface parking shall be located between the building and the street.

Volume

The Main Street Designation features lesser requirements for the quantity of parking for both commercial
and residential uses than that of the Dartmouth LLand-Use By-law generally. Residential parking
requirements are 0.5 spaces per 1-bedroom units and 1 parking space per two bedroom or larger units. Full
parking requirements can be found in Appendix (XX).

Street Wall Height

Street wall heights follow the lot lines in the Main Street Designation. Therefore the lot on Tacoma and the
lot on the corner of Tacoma and Gordon have a street wall height of 45 ft. and the lot on Main and the lot
on the corner of Main and Gordon have a streetwall height of 55 ft. A map denoting these bounds can be
found in Schedule AG of the Dartmouth Land-Use By-Law. It is further attached in Appendix (XX).

Step Backs

While the stepback requirement at the streetwall height is 1.8 metres, there is a significant exception to this
rule in the case where a building is residential. In the case of residential multi-family uses, the requirements
defer to 34 (3A) of the Dartmouth Land-Use By-Law. The minimum front yard requirement is 6.1 metres
for R-3 uses. This has the effect of creating a potentially large set back of up to 16.7 ft. where a building
has a commercial use with a 1 metre setback from the front lot line and transitions to a R-3 use on an
upper floor.

Ground Floor Uses

In C-2 zoning in the Main Street Designation, residential uses with the exception of entrance lobbies,
common areas and accessory uses are not permitted. In practice this enforces commercial development
on the main floor where a development has significant amounts of ground floor space.

Conclusion
Altogether, the By-Laws can be summarized as requiring a new building to:

* Be close to the lot line,

e Have all parking behind the building,

* Stepback residential uses at least 20ft from the lot line

* No residential uses on the ground floor except lobbies and common areas
e Limit height to a maximum of 95 ft.
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Pro-Forma

To assess the economic viability of the proposed design, a pro-forma was constructed in Phase Four based
off of the site design. This process further helped to break down what specific challenges to profitability
exist, and how they can be addressed to create a viable investment. The major assumptions that went

into the Pro-forma are listed below and are based on both industry reports and direct requests from the
prospective developet.

Table 1: Pro Forma Assumptions

Assumption Type Assumption Value

Gross-Up Factor 24%

Operating Costs 40% of revenue

Vacancy Rate 3%

Total L.and Purchase Cost $3.3 million

Hard Costs $212/sq.ft.

Soft Costs 23% of Hard Costs

Total Construction Costs (Hard Costs + Soft Costs) | $275/sq.ft.

Parking Costs (Hard Cost) $90/sq.ft.

Mortgage 70% of project cost, 4% interest rate amortizing over
25 years

Construction Financing 5% interest rate

Cap Rate for ROI 4%

Total development cost under these assumptions = $57,964,369

Return on Investment
Cap Rate Sale at t=0

To assess the economic viability of the proposed design, a pro-forma was constructed in Phase Four based
off of the site design. This process further helped to break down what specific challenges to profitability
exist, and how they can be addressed to create a viable investment. The major assumptions that went

into the Pro-forma are listed below and are based on both industry reports and direct requests from the
prospective developer.

Using the assumptions shown in Table 1 and a simple Cap Rate Return on Investment formula shown
below, we can calculate a theoretical return on investment if the developer intended to sell the newly

constructed building at a 4% cap rate valuation immediately after development finishes:

(Value of building at a 4% cap rate) / (cost to build) = return on investment
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In order to break even, where the building development costs is $54,585,024, and where the development
will be valued (sold) at the same price, the following revenue assumptions must be met:

Residential: $2.40/sq.ft./month
Commercial: $35/sq.ft./year

Or some other combination of the two that totals in revenue of $4,067,675 per yeatr.

At a residential rate of $2.40/sq.ft./month, a two bedroom, 1000 square foot apartment would rent out

at $2,400 / month with a single parking spot and utilities included. Whether the rental market in the
Woodlawn, Forest Hills, Port Wallace Neighbourhood can bear this market price is not an easy question
to answer. Of the 730 private apartment units in the neighbourhood, the average monthly rent in October
2019 for two bedroom units was $829 / month. While $2,400/month by comparison may seem drastically
out of the market for the area, there are two important considerations that mitigate the gap in rents.

Age of Rental Stock

97% of the current private apartment units in this neighbourhood are greater than 20 years old with 60%
being greater than 40 years old. Modern units carry a strong premium in Halifax with units built after 2005
carrying a 67% premium on units built between 1975-1990. This gap is likely higher for even newer builds.
Using this relationship with the average two bedroom rent of $829/month we may estimate that a newer

build would carry at the least a rent of $1390/month. This is a conservative estimate on age based alone as
of the 60% of the units built before 1980, a quarter (14.3% of total) were built before 1960.

A comparison may be drawn between the Woodlawn, Forest Hills, Portwallace Neighbourhood (WFP)
and the Portland Estates/Wallace Lake Neighbourhood. Both neighbourhoods are on the periphery of
Downtown Dartmouth, with similar transit commute times to Alderney Landing Ferry Terminal, and both
have access to lakes and green space, however the Portland Estates/Wallace Lake Neighbourhood has
significantly newer housing stock comparatively. As shown in Figure X where in the WFP neighbourhood
only 3% of rental housing was built after 2001, in the Portland Estates/Wallace Lake Neighbourhood
05.4% of housing was built after 2001. This difference in age of rental stock may partially explain the
difference between the average two bedroom rents of $829/month and $1,497/month respectively.

Table 2: Age of Rental Stock WFP vs. Portland Estates/Mortis Lake Neighbourhood

Age of Rental Stock (%)

WFP Portland / Morris

Age of Rental Stock Oct-19 Oct-19
Pre-1946 1.5 1.5
1946-1960 12.8 4
1961-1980 46.4 9.6
1981-2000 33.6 19.5
2001-2016 5.7 65.4
2011-2016 1.3 15.4
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Asset Class

The proposed development at 120 Main Street in this study is unlike any existing development in the
Woodlawn, Forest Hills, Portwallace Neighbourhood. If constructed today, this development would be

the only mixed use building with commercial space and residential space in this neighbourhood. The site
location, at the top of Main Street is fitting for a style of development that is new to the area and carries a
premium in construction cost. A concrete tilt-up building with underground parking, significant amounts
of common space, and high quality amenities appeals to a large market segment. In the Halifax CMA
1-bedroom units charging over $1150/month had an average vacancy rate of just 0.6% in 2019, down from
1.1% in 2018. It is therefore assumed that on top of carrying a premium for being a newer build, that the
proposed development would also be able to carry a premium for offering a high standard of living to its
tenants.

Together, the two factors of age and asset class allow us to estimate that the market in this area may be
able to bear rents in the range of $1.80/sq.ft. or $1800/month for a 1000 sq.ft. two bedroom unit with
utilities and one parking space included. This leads to the conclusion that the proposed design under

the stated assumptions and constraints is not economically feasible. This does not mean that the site is
not feasible for a development of this character, but that the cost of development must be reduced. We
explore potential options for reducing development cost in the building design while maintaining the same
assumptions shown in Table 1.

Opportunities for Reducing Costs

The final piece of discussion on the Pro-forma is examining possibilities for reducing construction costs
which would in turn lower the revenue needed to make this development a profitable investment.

Residential Parking

To accommodate parking for commercial and residential uses, the site design features a two floor parking
garage for commercial use along with subgrade parking for residential use. Parking structures and subgrade
patking are significantly more expensive than surface parking. At $90/sq.ft. and an estimated 407 sq.ft.
required per subgrade parking space, to maintain a yield on cost of 4% a chatrge of $214/month is
necessary. This means that for a two bedroom unit with one parking space which needs to charge $2400/
month for a 4% yield on cost could achieve the same yield on cost at $2,186/month without that parking
space.

The amount of residential parking modeled in this proposal follows the minimum by-law amounts based
on a breakdown of 80 one-bedroom units at 0.5 spaces each and 54 two-bedroom units at 1 space each.
Units greater than two bedrooms have the same requirements as two-bedroom units. Further, 1 space
for visitor parking is required + an additional 1 space per 15 units. Therefore the least efficient unit type
from a minimum parking space to residential floor space ratio is the two-bedroom unit. A breakdown

of unit types which replace two bedroom units with three bedroom units would help to reduce parking
requirements.
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There may also be opportunities to increase the space efficiency of parking below 407 sq.ft. per subgrade
parking space. 407 sq.ft. was modeled using 20 ft. x 8 ft. parking spaces with 20-22 ft. drive aisles in a
confined space under the Tacoma - Gordon corner and included a ramp for deeper subgrade floors. On a
lower level it is likely that this space could be better optimized as there is more available space.

Commercial Parking

The proposed development has a ratio of one commercial parking space per 237 sq.ft. of commercial
floor space. This is more parking than the most stringent of the commercial parking requirements in the
Main Street Designation of one parking space per 300 sq.ft. While reducing parking space to the minimum
requirement may inadvertently impact what rent can be achieved for the commercial space, it would also
significantly reduce construction costs and in turn improve the profitability of the space.

Residential Volume

The proposed site design attempted to balance maximizing residential space with providing space for
parking. Increasing depth of the residential use components of the building will have a consequence for
the amount of commercial parking space. There is a potential to increase floor space on the penthouse
level by opting for a loft design which would allow for a loft floor above a pitched roof. Currently

the penthouse design is maxed out at 25% of the building footprint. A major limitation in residential
floorspace is the 20 ft setback for residential uses. Were this setback eliminated and deferred to the step
back of 1.8 metres, extra residential depth equivalent to an entire extra floor (roughly 24,390 sq.ft.) would
be achievable with the same design.

Reducing Commercial Space

Under C-2 Zoning in the Town-Centre Sub Designation of the Main Street Designation “Residential on
the main floor except for entrance lobbies, common areas, accessory uses (does not apply to lots abutting
Lakecrest Drive)” is not permitted. The de-facto use for main floor uses is therefore commercial space.
This proves to be a challenge in 2020 as both the office space and retail space markets are dampened with
office vacancy rates at 22.7%.

To reach a 4% yield on cost, the 25,129 sq.ft. of commercial space with an associated 49,285 sq.ft. of
patking (at $90/sq.ft.) would need to charge a triple net lease rate of $35/sq.ft. The market rate for this
space was estimated to be $25/sq.ft. At that rate, the yield on cost for commercial space is only 2.86%
compared to 5.18% when no parking space is considered. At 2.86% yield on cost, commercial space acts
more as a liability than as an asset. The existing site design attempts to minimize commercial space and
increase parking space. This design idea could be extended to eliminate commercial space along the first
floor of Main Street, or alternatively the ground floor of Tacoma or Gordon. As long as the yield on cost
of commercial space on this property is below the target cap rate, minimizing the amount of this use will
be attractive economically.
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Wood Frame Construction

The Altus Group’s 2020 Canadian Cost Guide estimates that in Halifax, apartments up to 12 storeys may
cost between $165-235/ sq.ft. for hard costs vs $125-170/ sq.ft. for dimensional lumber. In Nova Scotia

the building code allows for up to six storeys of wood frame construction. While this would limit height

considerably, it would also significantly reduce the cost. A comparison between wood frame yield on cost
vs concrete tilt up is shown below. This assumes $159/sq.ft. hard costs and total $200/sq.ft. hard cost +

soft costs vs $218/sq.ft hard costs and total $275/sq.ft. hard costs + soft costs for concrete tilt up.

Table 3: Concrete Tilt-Up Yield on Cost Assessment
Concrete Tilt-Up Variable Yield On Cost

1000 sq.ft. 2 bdrm,

1 parking spot $1.70 $ 11,628 $ 387,153 3.00
700 sq.ft. 1 bdrm,

0.5 parking spot $1.70 $8,139 $261,173 3.12
Commercial $ 30.00 $429,706 $12,499,488 3.44

Table 3: Wood Frame Yield on Cost Assessment

Wood Frame Variable Yield On Cost

1000 sq.ft. 2 bdrm, 1

parking spot $1.70 $11,628 $294 154 395
700 sq.ft. 1 bdrm, 0.5

parking spot $1.70 $8,139 $196,238 415
Commercial $30.00 $429706 $10,614,813 4.05

Table 2 and 3 show the variable cost of residential and commercial using the cost assumptions for concrete
tilt-up vs wood frame. It is variable in that the cost does not include the fixed costs of land acquisition.

At $1.70/sq.ft per month could be charged for a 1000 sq.ft. 2 bdrm, 1 parking spot unit ($1,700/month).
Likewise for commercial space the required rent to make a 4% yield on cost is lower at $30/sq.ft./year.
While this comparison is heavily dependent on the cost of construction assumption, it highlights the
important impact that building material has on the required revenue or Net-Operating-Income (NOI). In
this example, building with a wood frame is significantly more cost effective.



A New Development Budget

If we create a new low-cost scenario that aims to reduce construction costs through the wood frame
construction and parking reduction potential identified above, we can see the impact it might have on
profitability. For this scenario all assumptions and design elements are the same with the exception of the
following:

* Hard Cost $/sq.ft. - = $159/sq.ft.

* Hard Cost + Soft Cost = $200/sq.ft.

* Residential Unit Make Up - Saves 5 parking spaces

* Residential Parking Efficiency - 350 sq.ft./space

e Commercial Parking - 9200 less sq.ft. parking

Figure 10: Cost Savings Measure Summary
Cost Saving Measures
$ 13,839,363

Commercial Parking

7.4%
Residential Parking

6.3%

Wood Frame
86.3%

Using these cost saving measures, a total of $13,839,363 can be saved on the total development cost. In
order to break even, where the building development costs is $44,489,498, and where the development will
be valued (sold) at the same price, the following revenue assumptions must be met:

Residential: $1.80/sq.ft./month
Commercial: $30/sq.ft./year

Or some other combination of the two that totals in revenue of $3,122,070 per year. At these values we
have met our residential target rate of $1.80/sq.ft./month but have still fallen short of the commercial
target rate of $25/sq.ft./year. In this alternate scenario the building design and related residential and
commercial square footage has remained the same.



Conclusion

120 Main Street is located in a unique area of the Halifax Regional Municipality that has exciting
opportunities for transformation into one of Halifax’s premier neighbourhoods. With strong access to
the transportation network, a wide range of shops and services, and close proximity to schools, lakes, and
amenities, this site is ideal for development. This study has sought to explore the feasibility of developing
a mixed use commercial and residential apartment building while staying within the existing by-laws
established in 2013.

A primary conclusion of this study is that under the established assumption shown in table 1, the proposed
development is not economically feasible. Potential options have been suggested as avenues to reduce

the cost of construction including minimizing commercial space, reducing parking amounts, using wood
frame construction, and increasing residential floor space. Further, a low-cost scenario exploring some of
these opportunities show’s that profitability of a development with the same site design is possible. Future
optimization of the site-design may yield more cost reduction opportunities and more accurate cost-
estimates may also yield the same.
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Introduction

To place the development of the study site within the context of planning policy and regulation
within the Halifax Regional Municipality, a review of the relevant plans and associated regulations
was conducted. The documents exist in a hierarchy consisting of the Regional Plan, the Dartmouth
Municipal Planning Strategy and the Dartmouth Land Use By-Law. The Regional Plan provides the
guidance for the Dartmouth Municipal Planning Strategy (MPS) which in-turn guides the regulations
found in the Dartmouth Land Use By-Law. To understand the context for the regulations in the
Dartmouth Land-Use By-Law, we have taken a top down approach starting with the Regional Plan. This
section will briefly summarize this hierarchy as it is relevant to the Main Street Designation.

The Regional Plan

The Regional Plan specifically identifies Main Street as an Urban Local Growth Centre. The
purpose of this designation is to guide subsequent secondary plans in 1) Land Uses and Design, 2)
Transit, Active Transportation, and Parking 3) Open Space, and 4) Cultural Heritage. Characteristics of
an Urban Local Growth Centre include but are not limited to the following:

* Mix of low, medium and high density residential, small office, small institutional and convenience
commercial uses

* Encourage infill or redevelopment of large parking lots into traditional blocks with street walls and
stepbacks

* Pedestrian oriented facades

¢ Transit to connect to other centres and Regional Centre

* Pedestrian oriented

e Street, or rear yard parking wherever possible

¢ Streetscaping featuring landscaped pocket parks and tree-lined streets

¢ DPublic art integrated with new development

The Dartmouth Municipal Planning Strategy

HRM’s Dartmouth Municipal Planning Strategy (MPS) aims to implement the vision for Main
Street stated in the Regional Plan. The MPS does so by creating the Main Street Designation. The vision
for the Main Street Designation is to:

“focus on a well-defined, dense, mixed use town centre with great
pedestrian spaces and landscaping, goods and services, and buildings that
invite residents to walk or bicycle to obtain daily needs and, in so doing,
informally interact with their neighbours.”
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To fulfill this vision the MPS states that it will develop regulations to foster the development
of Main Street into a town centre as a hub for residential and commercial investment in pedestrian
oriented buildings in close proximity to public transit, while still recognizing the need for automobile
access (Halifax Regional Municipality, 2019). The Main Street Designation shall include human scale,
pedestrian access, aesthetics and the potential for buildings to shape public spaces such as streets, plazas
and parks. The Main Street designation does not contain homogeneous by-laws however, and is divided
into sub designations. Within the Main Street Designation, the study site is within the Town Centre Sub-
Designation.

Policy C-48 of the Dartmouth MPS states that “Within the Town Centre Sub-Designation,
Council shall retain the General Commercial (C-2) Zone while introducing special provisions to:
a. Enable apartments on upper floors;

Provide for sidewalk-oriented retail;

Require rear-yard, subgrade or limited side yard parking;

Limit streetwall and building heights; and

Encourage facades and roof lines that evoke an urban or town centre”

o o0 o

Further, Policy C-49 limits the scale of general offices. “Notwithstanding any other policy in
the Municipal Planning Strategy, Council shall, through the LLand Use By-Law, limit the scale of general
offices within the Town Centre Sub-Designation of the Main Street Designation.” This is defined in the
Dartmouth LLand-Use By-Law as limiting office uses to the first three stories of a building,

Dartmouth Land Use By-Law

The visions and goals for Main Street defined in the Regional Plan and the Dartmouth Municipal
Planning Strategy are filtered down into concrete regulations in the Dartmouth Land Use By-Law (LUB).
Within the Dartmouth Municipal Planning Strategy (MPS) the study site is under the sub designation of
the Town Centre Sub Designation. This means that the C-2 zoning that is applied to the site has some
important alterations that are unique to the Main Street Designation.

C-2 Zoning in the Town Centre Sub Designation

Permitted uses
Uses established in R-3 and C-1 Zoning,
Business or Commercial Enterprises

C1 Uses:

¢ Food and grocery stores

¢ Local offices including offices of professional people providing professional services (maximum 3
storeys)

¢ Public offices (Maximum 3 storeys)

e Personal service shops

* Restaurants
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* Veterinary clinics without outdoor runs
e Accessory uses to the foregoing

R-3 Uses:

¢ Apartment buildings*

* Accessory uses to apartment buildings

¢ Lodging houses

e Group homes for not more than 12 residents
e Day care facility

Not permitted:

Obnoxious uses and uses creating a hazard to the public and

Offices other than those permitted in the C-1 zone Adult entertainment uses
Cabarets

Pawn shops

R-1, R-2, and TH zone uses

Drive throughs as a main use

NSk e

Residential on the main floor except for entrance lobbies, common areas, accessory uses (does not
apply to lots abutting Lakecrest Drive)

Specific Requirements for Apartments on Main Street

34(3A)
Minumum lot area 372 square m [4000 sq ft.]
Minimum frontage 14m [46 ft], except for a flag lot, in which case the minimum lot

frontage shall not be less than 9.1 m [30 ft] and the building shall be
located within the widest portion of the lot.

Minimum front or flankage yard 6.1 metres [20ft]
Minimum rear yard 12.2 metres [40 ft] for any portion of the rear yard abutting an R-1,
R-1A or R-2 Zone

Minimum side yard 12.2 metres [40 ft] for any portion of the Side Yard abutting an R-1,
R-1A or R-2 Zone

Minimum lot coverage 60%
Maximum height of main building Refer to Schedule AF

Note: The Dartmouth Land-Use By-Law has seperate rules for non-apartment uses that can be found below.
In the case of a mixed-use builiding, i.e. ground floor commercial and upper floors residential, the setbacks
(minimum front, rear and side yard) as shown above, are imposed as stepbacks on the residential floors.
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Architectural Requirements

Following form-based codes, developments within the Main Street designation must adhere
to a specific set of architectural requirements for exterior cladding, entrances, facades, windows,
roofs, streetwall setbacks. These architectural requirements are grounded in the vision for Mainstreet
established in the Regional Plan and the Dartmouth Municipal Planning Strategy.

Exterior Cladding 32H.2

(a) Where masonry style finishes are used for a portion of a Building:
(i) the masonry-finished portion shall be closer to the ground than any wood-style finish on the
same wall; and
(if) the masonry-finished portion shall continue around each corner of the Building at least 0.6 m
[2 ft] before any transition to another style of finish.

(b) The following external wall finishes shall not be permitted:
(i) unfinished concrete, except for foundation walls no greater than 0.6 m [2 ft] above Established
Grade;
(if) unfinished plywood;
(iti) particleboard, chipboard or strandboard;
(iv) corrugated plastic, corrugated fibreglass or corrugated metal; or
(v) metal siding utilizing exposed fasteners.

Entrances 32H.3
(a) Every building shall have at least one identifiable, convenient and accessible pedestrian entry door
which is:
(i) adjacent to, and visible from a sidewalk or walkway, providing access to the building from the
street during regular business hours;
(ii) accessible by pedestrians from the sidewalk or front lot line without the need to cross a
parking lot or drive-through lane; and
(iii) with separate entry doors for Residential and Commercial portions of a Building,

Facades 32H.4
(a) At least one of the following architectural elements shall be incorporated at intervals of at least every
12.2 m (40 ft) on every Facade within an R-3 Zone or Neighbourhood Live-Work (NLW) Zone, and at
least every 15.2 m (80 ft) on every facade within the C-2 Zone:
(i) Protrusions; Dartmouth Land Use By-law Page 41
(if) Recesses;
(iii) Offsets;
(iv) Bay Windows;
(v) Porches; or
(vi) Pillars.
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(b) Facades in the C-2 Zone shall have retractable or fixed awnings or overhangs along at least 70%
of the facade length, projecting at least 1.5 metres [5 ft] from the streetwall, or to the front lot line,
whichever is less;

(c) Utility connections, fill pipes, exhaust vents and ventilators on facades shall be screened from the
view of pedestrians by landscaping, solid board fencing, a decorative wall or an architectural feature; and

(d) Garage doors shall occupy no more than 50 percent of the streetwall length of any building,

Windows 32H.5
(a) Windows shall be provided along at least 35% of the facade length on each storey and, within the C-2
zone, display windows shall also be provided along at least 50% of the facade length at sidewalk level.

(b) All windows in all facades shall be vertical or square in general orientation, except for glass walls and
retail display windows.

(c) All windows shall be accentuated by design details such as frames, arches, hoods, decorative moldings,
lintels, pediments or sills, except for glass walls and retail display windows.

Roofs 32H.6

(a) Flat roofs shall not be permitted except where:
(i) the flat roof is a deck or balcony; or
(ii) the flat roof is located above a roof with no less than 7:12 and no more than 24:12 pitch on
all sides of the building, or
(iii) the flat roof is surrounded by decorative parapets; or
(iv) the flat roof has eaves with decorative moldings or cornices where the underside of the eaves
joins the building walls.

(b) At least one of the following architectural roof elements shall be incorporated at intervals of at least
every 12.2 m (40 ft) within an R-3 Zone or NLW Zone, or at least every 15.2 m (80 ft) within a C-2
Zone:

(i) Offsets

(if) Changes in Roof pitch

(iii) Raised or protruding parapets

(iv) Cross-Gables

(v) Dormers

(vi) Cupolas

(vii) Masonry-finished chimneys

(c) All rooftop equipment, including satellite and other telecommunication equipment, air handling units,

elevator equipment, cooling towers and exhaust fans, shall be visually screened from the street by the
roof structure through the use of architectural features.
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Streetwall Stepbacks 32H.7

(a) Within the C-2 and R-3 Zone, every Building shall have a stepback above the maximum Streetwall

Height specified on Schedule AG, as follows: The minimum Stepback shall be 1.8 metres [6 ft] except:
(i) where the distance between the Streetline and the Streetwall equals or exceeds the total
minimum Front Yard plus the minimum Stepback, no Stepback shall be required; and
(if) uncovered decks, balconies, railings, parapets, and roofs, other than flat roofs, are permitted to
encroach into the Stepback.

Set Backs
28.3A establishes minimum front yard setbacks

Lots abutting Gordon Avenue Lots abutting Main Street, Tacoma
Minimum: 1 metre (3.3 feet) Minimum: 2 metres (6.6 feet)
Maximum: 6.1 metres (20 feet) Maximum: 9.1 metres (30 feet)

(3A) (d) unenclosed balconies, unenclosed porches and bay windows may project into the required front
yard setback provided they are no less than 1.0 metre (3.3 ft.) from the front lot line. (Clause (3A): RC-
Sep 10/13;E-Nov 23/13)

As there are no side yard setbacks established for the specific lots in this project, we defer to 28.3:
C-2 0-30 ft minimum for side yards.

Maximum Building Height

80 feet, not including a penthouse.

Streetwall Heights
Tacoma and Tacoma/Gordon corner (follows property lines): 45 feet
Main Street and Main Street/Gordon corner (follows property lines): 55 feet

Aesthetic

39(6) Within the Main Street Designation, utility connections, fill pipes, exhaust vents and ventilators on
facades shall be screened from the view of pedestrians by landscaping, solid board fencing, a decorative
wall or an architectural feature. (RC-Sep 10/13;ENov 23/13)



Parking:

14 (b) for apartment buildings and row house projects

(d)

©)

(®

(iii) Apartment buildings within the Main Street Designation (except for townhouses

and Senior Citizens Housing), and apartment buildings within the Kuhn Road Designation

is shown on Schedule “AI” (except for townhouses and Senior Citizens Housing), (RC-Oct
6/15;E-Dec 5/15) shall provide 0.5 parking space per bachelor unit, 0.5 parking space per
1-bedroom unit, 1 parking space per 2-bedroom or larger unit, and 1 visitor parking space
per Building, plus one additional visitor parking space for every 15 Dwelling Units; (RC-
Sep 10/13;E Nov 23/13)

(iv) Dwelling units within the Main Street Designation, or within the Kuhn Road Designation

as shown on Schedule “AI”, (RC-Oct 6/15;E-Dec 5/15) owned by a registered charity, non-profit
organization, non-profit co-operative, or government agency, for the purpose of providing
special needs housing, shall be exempt from the parking space Dartmouth Land Use By-law Page
13 requirement ratios in this By-Law. (RC-Sep 10/13;E-Nov 23/13)

For business and professional offices, banks, medical clinics, governmental buildings and
buildings of a similar nature, one parking space per 600 square feet of floor area shall be
provided, except within the Main Street Designation, where one parking space shall be
provided for every 65 sq. m (700 sq. ft.) of floor area; (RC-Sep 10/13;E-Nov 23/13)

for general retail, trade and service, food store service, commercial, shopping centers, etc.,

one parking space for 300 square feet of floor area shall be provided, except within the Main
Street Designation, where one parking space shall be provided for every 37 sq. m (400 sq.
ft.) of Floor Area; (RC-Sep 10/13;E-Nov 23/13)

for clubs, lounges, beverage rooms, taverns, full-service restaurants, drive through restaurants
(RC-Sep 8/09;E-Nov 14/09) and other eating establishments and buildings of a similar nature,
one parking space per 100 square feet of floor area shall be provided, except within the Main
Street Designation, where one parking space shall be provided for every 28 sq. m (300 sq.
ft.) of Floor Area; (RC-Sep 10/13;E-Nov 23/13)

15 (fa) within the Main Street Designation no apartment building parking or commercial parking or

institutional parking shall be located in the front yard nor shall any parking be located in any side
yard except for one parallel parking lane on each side of a driveway

39(8) Within the Main Street Designation no drive-through lane, no drive-through window, nor

any surface parking shall be located between the building and the street. (RC-Sep
/13;E-Nov 23/13)
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Development Agreements

No development agreements are possible for this study site as it is not included in a DA zone. Main
Street is the only place in the Dartmouth Land Use By-Law that an apartment building can be built
without a development agreement.
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Rental Market Research

Woodlawn/Forest Hills/Port Wallace Dartmouth East

=
- r R

The Village on Main is located within the neighborhood of Woodlawn/Forest Hills/Port Wallace
which is contained within Dartmouth East (DE). In DE 72% of housing was built between 1960 and
2000. The area has seen an increase in households of 9.1% since 2006 with the housing stock consisting
of 65.6% single detached homes. By 2026, the population 65 and over will have grown from 5253 to
6962, a 32.5% increase. Many eldetly citizens in the area are looking to age within their community
and will explore downsizing from the characteristically large and aging homes of Dartmouth East.
Considering that the Village on Main is a hub for health services, it can be inferred that there is a
growing market for age friendly apartment units in the Village on Main.

Private Apartment Vacancy Rates Dartmouth East
vs W/FH/PW Neighbourhood
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Vacancy rates for both Dartmouth East and the Woodlawn, Forest Hills, Port Wallace
neighbourhood have declined significantly with two-bedroom units at a vacancy rate of less than 0.3% in
both areas (Figure X). The neighborhood of Woodlawn/Forest Hills/Port Wallace has seen a dramatic
decline in vacancy rates for 1 and 2 bedroom units in the past three years with one bedroom units
declining from 2.3% in 2016 to 1.2% in 2019 and two bedroom declining from 2.8% in 2016 to 0.3% in
2019. This indicates that there is a significant demand for these types of units in the area with very little
supply. The development of a high density, mixed-use apartment building may present an alternative for
individuals who are looking to move to, or stay within, the area but are not interested in the surplus of
older, single-detached dwellings currently on the market.

Private Apartment Average Rent Dartmouth East
vs W/FH/PW Neighbourhood
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Private apartment rents are comparable between Dartmouth East and the Woodlawn, Forest
Hills, Port Wallace Neighbourhood. The difference in average rent may be due to the significantly older
building stock in W/FH/PW compared to DE as shown in (Figure X). It is important to note that new
builds carry a significant premium in attainable rents. This can be seen by the fact that units built after
2005 rent for on average 41% higher than their 1990-2004 counterparts.

Age of Rental Stock Dartmouth East vs W/FH/PW

Neighbourhood
Age of Rental Stock
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The demographic information found below paints a picture of an area experiencing significant
growth without adequate housing supply to accommodate the growth. Based on the above market data
and anecdotal evidence from a recent development at 46 Lakecrest Drive. We can conclude that a new
residential development at the study site between $1250-1350 for two bedroom units if built today. More
tables and graphs can be found in the Appendix.

Recent and Upcoming Developments

67 Tacoma

6 Story, 56 unit, mixed use development currently

being developed, will need to follow the same rules and
regulations as the study site. May prove to be a good test of
what the market will bear in terms of rent for this location.
Will likely have the same target market as the study site
development however will more than double the number
of units built between 2011-2016. This development
however will serve to make the neighbourhood more
attractive to live in as it promotes walkability and adds
residential density.

Hartlen Street Extension

HRM council has approved the extension of Hartlen
Street through to Lake Crest. Through conversations
with the planning department, we have been given the
indication that pedestrian access and design elements
will be given priority. This structural change to the street
network in the Village on Main will have a profound
impact on the character of the area and will make the area =
more walkable and connected. Such a development will
likely improve land values in the area and has not been
publicly announced yet. Demolition of the two buildings
blocking the extension is slated for Summer/Fall 2020.
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46 Lakecrest Dr

4 Storey, 9900 sq. ft. multi-unit residential development v
built in 2017. Two bedroom + two baths rented for $1,200
and the building was immediately fully leased up with a ]
waiting list. This development showcases the demand for
apartment style units within the Village on Main.

139 Main Street

A Five Storey, 45 unit, residential development with main
floor reserved for social enterprise space. This project

has the aim of being an affordable housing project and is
spearheaded by Affirmative Ventures, a mental health based
non-profit organization. As an affordable housing project,
this development will likely not target the same market
segment as the proposed development in this project. It
will however continue to shift the identity of Main Street
towards an urban neighbourhood.




