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I  INTRODUCTION

The purpose of this study is to examine the
possibility for continued use of all or a portion of
the existing Halifax Memorial Library Building on

its present site and within the context of the

Halifax Regional Library system. This study will
examine and assess the present operation and
building and its potential to accommodate the

demands of expansion, and propose a course of action
for the future.

The terms of reference of this study are of
particular importance and as such are stated herein.
These assumptions, which form the basis of this
study, are as follows:

a. The Halifax Memorial Library Building and its
site have significant public and architectural
importance and as such, the retention of the
shell of the original 1951 building is
considered central to the development of any
design solution for this site.

b. The Halifax City Regional Library Board has
expressed its desire to remain in this location
rather than seek an alternate site for the main
library building.

c. Since this is a feasibility study of the Halifax
Memorial Library Building and site, it is not
intended to be an in depth study of the Halifax
Regional Library System.

On the basis of the above, this study will assess
the feasibility of renovating a portion of the
existing 1951 Building and constructing additional
space on this site as a long term solution. It is
hoped that this feasibility study will assist the
Halifax City Regional Library Board in confirming
its present location as the most appropriate site
for the Halifax Memorial Library Building, provide
the background for the development of a needs
assessment and library building programme, and
finally to assist the Library Board in the
realization of this project.
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Il ANALYSIS OF EXISTING BUILDING

2.1

GENERAL

The Halifax Memorial Library Building is situated in
downtown Halifax on the site bounded by Grafton
Street, Brunswick Street and Spring Garden Road.
This building and the Halifax North Memorial Library
Building on Gottingen Street are both operated by
the Halifax City Regional Library.

The Original Halifax Memorial Library Building,
opened in 1951, consists of a three-storey steel
frame structure clad with stone facing. This
building plan was arranged around three sides of a
large central entrance stair. This plan arrangement
isolated the spaces in each wing from the spaces in
adjacent wings with the general result that the
spaces were self-contained and inflexible.

A renovation of this building and a subsequent
addition were constructed in 1973 and 1974. This
addition consisted of a three-storey steel frame
structure clad with precast concrete. An elevator
was also installed at this time as part of the
addition. The lowest level contained the mechanical
equipment rooms and some useable public space in
addition to the technical services department.
These existing areas were renovated to include the
childrens library and staff facilities and the new
addition contained an open stack area as well as
receiving and expanded technical services. The
existing reading room on the main floor was
maintained however the existing childrens area in
the south wing was converted to administrative
offices and the reference room in the north wing to
the circulation reading room and work area. As on
the first level, the new addition contains open
stack space. On the third floor, the childrens area
previously located in the south wing has been
relocated to allow the reference collection to

occupy the entire floor of the existing building.
Again, the new addition contains open stack area at
this level.

(See Appendix 'A' - Existing Building Plans)
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ANALYSIS OF EXISTING BUILDING

2.2 FLOOR AREA ANALYSIS BY DEPARTMENT

Table |

SPACE SULIMARY

EXISTING BUILDING

December,

1987

| DEPARTMENT FLOOR (AREA SF) BUILDII:
FIRST FLOOR SECOND FLOOR THIRD FIOOR "FOURTH FLOOR
Administration 1,428 1,42¢
Reference Services 108 6,787 1,128 8,023
(2224-Closed St)| (Closed Stack)
Childrens Services 5,907 5,907
1,128
Adult Lending Servic £87 7,780 (Closed Stack) 9,795
Cammunity Services 1,541 1,541
: 140
Building Services (Loading Dock) 140
Staff Facilities 888 888
Display 117 117
Storage (General) 39 a3
Building Circulation
Public Facilities 1,544 967 791 201 3,503
Mechanical 2,007 36 371 2,414
Total 13,061 16,211 7,695 2,828 33,795
Building Gross Area
(Mechanical Shaft and
Wall Thickness) 14,875 11,718 9,039 3,056 38,682
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Il ANALYSIS OF EXISTING BUILDING

2.2 FLOOR AREA ANALYSIS BY DEPARTMENT

Table | : Existing Floor Area Analysis by Department

In the above table the Departments of the building
are listed together with the floor areas they occupy
on each floor, as well as the total area for each
department in the building. Appendix 'A' - Existing
Building Plans indicates the three floors and
mezzanine of the existing building and the floor
areas occupied by each department.

a. Net Useable Area - 27,878 s.f. (72.9%)

b. Gross Area (including
circulation and mechanical
space) - 33,795 s.f. (87.5%)

c. Building Gross Area
(including mechanical
shafts and wall thick-
nesses) - 38,638 s.f. (100%)
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.1 ADULT LENDING SERVICES (CIRCULATION)

General Description

The adult lending Department containing 9795 s.f. of
space is located on the lower, main and mezzanine
levels of the existing building. Adult lending
services provides information to a wide range of
borrowers from older children to older adults. Some
of the more heavily used areas include:

a. Personal/Family Living

b. Home Maintenance/Automobile Repair

c. Business/Work Needs

d. Leisure Interests

e. Service to Disabled Persons

f. Audio/Video Collections

g. Foreign Language Collections

Space Assessment

The Adult Lending Department consists of three major
components; the collections, public service areas and
staff work areas.

(Note: areas indicated below have been programmed by
the Halifax City Regional Library and are
taken from documents dated August 5, 1986)

A. Collections (15860 s.f.)
Books/Magazines (14700 s.f.)

The collection size as determined in 1985 was
126,438 volumes. Projected space requirements
indicate a twenty-five year projection of 284,486
volumes reflecting an approximate doubling in the
collection size at the twenty year period. A
planning density of fifteen volumes per s.f. has
been used in the space program projections.
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.1

ADULT LENDING SFRVICES (CIRCULATION)
Special Collections (425 s.f.)

This is a special deposit collection from the
National Library of Canada. Foreign language
collections multi-lingual collections and talking
books would be included in the proposed book
collection space above.

Audio Visual (525 s.f.)

The present Library collection is limited to audio

- tapes and records, video cassettes and compact

discs, however there is an increasing public demand
for this service complicated by the rapid changes in
these technologies.

Paperbacks (210 s.f.)

An increase in area of fifty percent has been
anticipated for this collection.

Public Services (5915 s.f.)
Audio/Visual Viewing and Listening (2200 s.f.)

This is a new service that presently does not exist
and has been requested by the public to provide
access to materials for persons unable to acquire
equipment in the home. Space allocated includes
areas for video monitors and both individuals and
group viewing and listening areas. A talking book
service is also provided for the disabled.

Browsing and Display (600 s.f.)

The present space for browsing should be doubled in
area and the display space for recent books and
library materials requires enlarging to 450 s.f.

Catalogue (300 s.f.)

The public catalogue in adult lending is heavily
used at peak periods, and requires the area to be
enlarged to 300 s.f. The microfiche/online
catalogue will be the only access when recon is
complete.
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.1

ADULT LENDING SERVICES (CIRCULATION)
Information/Reception Desk (1130 s.f.)

This area presently acts as a central directional
point for the library. Expanded displays of library
programs, educational opportunities etc. are
required in this area.

Seating (1685 s.f.)

Study space and comfortable reading areas are
presently the focus of serious public complaint.
Services are cramped and over crowded. The
reference department is seen as the area most
suitable for quiet study. Adult lending services
has therefore focused expansion on comfortable
seating areas as well as tables and chairs. This
seating area should be interspersed throughout the
stack area.

Staff Work Areas (5480 s.f.)

Circulation Desk (600 s.f.)

This area contains the book check-out, lost and
found, book returns and fine payment as well as a
telephone/information area.

Processing Areas (13850 s.f.)

This area handles all receiving and sorting of
materials, book sensitizing, book repairs and mail
service. This area also includes a book drop and
shut-in service.

Office/ Conference (1100 s.f.)
Offices are required for Coordinator, Librarians and

Assistants. Separate offices are required for staff
mempers and a conference room is also required.
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.1

ADULT LENDING SERVICES (CIRCULATION)
Video Control (200 s.f.)

Note: Areas calculated are based on a staff FTE
figure of 29.85 and an average of 125 s.f. per
person and indicate a total requirement for Adult
Lending Services of 3750 s.f. This results in
reduced collection space and a smaller processing
area as well as elimination of a conference room.

‘This would require that deliveries of materials from

other outlets be received and sorted at a central
delivery area and distributed to departments on
booktrucks).
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December, 1987

11l DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

PUBLIC SERVICES {6790 SF1

3.1 ADULT LENDING SERVICES (CIRCULATION)
Space Relationship Diagram
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11l DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.2

REFERENCE SERVICES

General Description

Reference services, containing 8023 s.f. of space,

is located on the second floor and mezzanine of the
existing building. Reference services provides
liorary materials and assistance to adults persuing
self-directed continuous learning, provides school
support to young adults and children and provides a
wide range of specific information to individuals

and community groups.

Space Assessment

Reference services consist of three major
components; the collections, public service areas
and staff work areas.

(Note: areas indicated have been programmed by the
Halifax City Regional Library)

Collections (9556 s.f.)

This area would allow collection capacity to be
reached in thirteen years. Growth and development .
of the periodical and government document collection
would be invited and there would be a need to use
compact shelving in C.S. areas for future
expansion.

Public Services (8110 s.f.)

Reference Desk (400 s.f.)

An increase in area of one-hundred percent would
allow space for on-line equipment and a reception
area.

Seating (6840 s.f.)

This area would be increased to accommodate seating
for 216 persons plus 12 reading chairs.

10
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11l DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.2

REFERENCE SERVICES

" Catalogues (120 s.f.)

This reflects an increase of one catalogue station.
Support Equipment (750 s.f.)

This would be the optimum size to accommodate the
increases in microfilm equipment.

Staff Work Areas (2000 s.f.)
Serials Unit (400 s.f.)

This would be the optimum area for mail sorting,
Kardex and Magazine processing.

Staff Offices (1300 s.f.)

This area would accommodate 12 staff with offices
for two Librarians and a coordinator.

Reference Office (300 s.f.)

11
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11l DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.2 REFERENCE SERVICES

Space Relationship Diagram
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11l DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.3

CHILDRENS/YOUNG ADULT COLLECTION

The Children's collection containing 5907 s.f. of

space is presently located on the lower floor of the
existing building. Childrens/Young Adult Services
provides collection materials and programming

services to pre-schoolers, school age children and
young adults, as well as assistance to parents,
teachers and day-care workers. This service also
caters to french speaking children, impaired and
handicapped children and young adults, and community
groups and institutions.

Space Assessment

The Childrens/Young Adult collection consists of the
collection area, public service areas, childrens
programs area and staff work areas.

(Note: Areas indicated have been programmed by the
Halifax City Regional Library).

Collections (9696 s.f.)

The collections area includes open shelving space
for childrens books from grades 1 to 12, with racks
for special collections, paperbacks, videos,
magazines, records and toys.

Public Services (3920 s.f.)

The public services area would contain two audio
visual monitors, eighteen reading chairs for
browsing and magazines, an information/reception
area and microfiche catalogue and formal and
informal seating for 168 people.
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.3 CHILDRENS/YOUNG ADULT COLLECTION
C. Childrens Programs Area (3000 s.f.)

The Area contained in childrens programs includes a
puppet room for 100 children, a story hour room for
50 children, a young adult room that can double as a
staff conference room, a project room for

educational games and a computer literary room to be
shared between adults and children.

D. Staff Work Areas (3050 s.f.)
Included in this area are a circulation desk, a
supply room, clerical work space, a coordinators

office, offices for three librarians and four
library assistants.
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11l DEPARTMENT DESCRIPTIONS AND ANALYSIS

EXISTING AND PROPOSED SERVICES

3.3 CHILDRENS/YOUNG ADULT COLLECTION

Space Relationship Diagram
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.4

COMMUNITY SERVICES

General Description

(Needs to be supplied by Library Staff)

Space Assessment

Community Services largely consist of shared program
and meeting rooms with some dedicated support
space.

Shared space such as the Program Room Display Areas,
Computer Literacy Area and Meeting Rooms should be
accessible from both childrens and adult areas

without having to enter or exit either. These areas
also require access to telephones and washrooms and

a separate access for after-hours community use.

a. Meeting Rooms (4) (1500 s.f.)
Program Room (2000 s.f.)

A large program room with four adjacent small
meeting rooms seating ten to fifteen people each is
required. It should be possible to increase the

size of the program room by an additional room as
required. Similarly, the meeting rooms should be
able to be combined. The program room should be
entered through adult lending and Childrens and
Young Adult Services public areas. Access to the
meeting rooms should be provided when the remainder
of the library is closed. Individual access is
required to each meeting room to maintain
simultaneous use for both community and
library-sponsored programs. The large program room
would be for library sponsored programs only.
Meeting rooms require storage space for furniture
and the program room requires audio-visual
capabilities in addition to furniture storage and a
kitchenette.
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111 DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.4

3‘5

3.6

COMMUNITY SERVICES

b. Computer Literacy Area (incl. in Childrens
Program Area)

Tutored and individual learning for people of
all ages would take place in this area.

c. Storage Area (400 s.f.)

Displays, supplies, brochures, tables and chairs
would require storage space.

d. Public Display Area ( 400 s.f.)

This area would include bulletin boards,
pamphlet racks and moveable display panels.

e. Printing Area (500 s.f.)

Printing equipment, paper storage and countertop
workspace would be contained in this area.

f. Offices (3) (600 s.f.)

Three connecting offices are required for
graphics layout, a director's office with
microcomputer and an office with combined
meeting space.

ADMINISTRATION (2000 s.f.)

This area would include three offices of 150 s.f.
each, a boardroom of 250 s.f. dedicated to the
administration area and a general office/computer
area of 1300 s.f. Printing services are included
with Community Services. A kitchenette is required
for the boardroom and a reception area for public
waiting.

MAINTENANCE (6000 s.f.)
The maintenance area consists of a storage area, a
work space and a delivery entrance. Present storage

areas need to be doubled to meet present demands,
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IIl DEPARTMENT DESCRIPTIONS AND ANALYSIS
EXISTING AND PROPOSED SERVICES

3.7

and the freight entrance requires enlargement to
four times its present size. The freight entrance
must accommodate delivery and unpacking of library
materials received from other branches. Presently,
this work takes place in individual department work
areas. A maintenance storage room should be
available on alternate floors of the new building
with general storage available on every floor.

STAFF FACILITIES (2244 s.f.)
The existing staff area should be enlarged by half

to cope with present staff levels. Locker areas
should be doubled to cope with present staff needs.
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IV HALIFAX REGIONAL LIBRARY SITE ANALYSIS

4.1

CITY OF HALIFAX - LAND USE BYLAWS
(See Appendix 'C' - City of Halifax - Land Use
Bylaws)

The existing site is presently zoned P - Park and
Institutional Zone and conforms with article 67 (1)
(d) - Library usage.

The remaining requirements for lot area, frontage
etc. must conform with article 70 i.e. the
requirements of the R-3 Zone.

iinimum Lot Area (R-3) P. 46 (1( (a)

The minimum lot area required is 8100 s.f. with a
minimum continuous street frontage of at least 90'
on one side.

The exisiting site is approximately + 41,200 s.f.
(This does not include the site of Grafton Park the
exact boundaries of which are not known at this
time - Refer to letter from the City of Halifax also
attached under Appendix 'C'). Street frontages on
Brunswick + 247', on Spring Garden Road + 50', on
Grafton Street + 80'. -

Distance From Lot Line (R-3) P.46 (2)

a. The distance between any proposed building and
the official street line or property line shall
be not less than 20', however may be reduced to
10' if contained within the arms of an 80 degree
horizontal angle.

b. The distance between the proposed building and
side yard property line is 10' if contained
within the arms of an 80 degree horizontal
angle.

c. The proposed building may extend to the official
street line or property line provided that the
height of the proposed building does not exceed
5' above the natural ground level along or at
any point on the property or official street
line. (This may allow for a parking podium to
exist under the proposed building and perhaps
below Grafton park. This will have to be
verified with the City of Halifax and is
dependent upon ownership of the land. If land
is to be utilized for parking below Grafton
park, this would have to be designated short
term public parking).
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111 HALIFAX REGIONAL LIBRARY SITE ANALYSIS

4.1

City of Halifax - Land Use Bylaws

Schedule 'F' allows for a resolution (in council) to
vary the setback and height requirements (R-3) (P47
2(e)) '

Size of Building (R-3) P.48 (3)

No height restrictions are imposed on this site and
the overall obuilding volume is determined by angle
controls as set out under article (3)(a). A
vertical angle of 60 degrees from the lot line at
the north and 390' from the official street line on
the other three sides governs the maximum possible
volume to be constructed. This feasibility study
has assumed that it is not necessary to construct a
building of more than four floors in height plus
penthouses on this site.

Open Space (R-3) (P.50)

Under 'P' zoning there is no minimum requirement for
open space. The site within the setback lines may
have 100% coverage within the 60 degree angle
controls.
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IV HALIFAX REGIONAL LIBRARY SITE ANALYSIS

4.2 SUMMARY

A building of four flrors in height covering the
entire building site would provide approximately
151,600 s.f. of gross building area, not including
parking below grade or mechanical space above. It
is unlikely that the entire building site would be
used to this extent as requirements for open space
and daylighting would require consideration,
however, a building of 100,000 s.f. not including
parking and mechanical space would appear to be
achievable in this location.

If the shell of the original library building is to

be maintained, other considerations such as distance
from set pvack lines to the future building, parking
and open space must be taken into account. The
distance between the existing building and the
proposed 20' setback line does not allow for a
reasonably sufficient building depth on Brunswick
Street. The resulting depth of approximately 25
would seriously compromise any spatial arrangement
within the new construction, and would not provide
for any open space between the existing building and
a proposed new building. Parking below grade must
be organized around the existing building and
results in some inefficiencies in its layout.

Two approaches to the development of the site appear
to be possible. (Refer to Section VI - Options for
Future Expansion). The first alternative would be
to work within the existing building volumes as
defined by the City of Halifax Land - Use Bylaws.
(See attached drawing - Existing Site Plan Showing
Setbacks).

As noted above, compromises in building
configuration and open space would be inherent in
this scheme.

The other alternative would be to enlarge the
buildable site, specifically on the Brunswick Street
face, as allowed for under Schedule 'F' of the
Land-Use Bylaws. This would allow for a greater
building depth on the west side of the site, and
preliminary discussions with City of Halifax
officials have indicated that this may be

achievable. Section V1 of this report - Options for
Future Expansion, will investigate both of these
alternatives in more detail.
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IV HALIFAX REGIONAL LIBRARY SITE ANALYSIS
4.2 SUMMARY
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V PROJECTED AREA REQUIREMENTS

The following space estimates are based upon snace
allocation figures provided by the library in
September of 1986. This information was prepared by
the co-ordinators and other departmental

supervisors. Technical Services was not discussed
as part of this new building and would remain at the
North-End Library. Three building sizes were
investigated, each totalling respectively 890,000

s.f., 90,000 s.f. and 100,000 s.f. Severe

limitations on the extent of future expansion were
encountered in both the 80,000 s.f. and 90,000 s.f.
models. The 100,000 s.f. scheme was recommended by
the library with the following limitations placed

upon the major collections.

Reference Collection - This scheme assumes that
collection capacity will be reached in 13 years with
some limits on the size of the government document
collection. There is a need to use compact shelving
in the G.S. stacks at the 15 - 20 year point.

Adult Lending - The collection capacity would be
reached in 10 years.

Childrens Collection - This is the capacity that

this collection would reach in a building of 100,000
s.f.
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Halifax Memorial Library
Building Feasibility Study

Vv

PROJECTED AREA REQUIREMENTS

December, 1987

TABLE 2

DEPARTMENT EXISTING PROJECTED AREA REQUIREMENTS
AREA (SF)| (20 years growth)
Net Square Foot DGSF (1:1:15)
(incl. circulation
& public facilities)

ADMINTSTRATION 1,607 2,000 2,300
1. Offices (3) 450
2. Boardroam 250
3. General Office/ 1,300

Computer Area

(Printing Area

See Cammunity

Services)
MAINTENANCE 44 4,000 4,600
1. Storage 2,000
2. Office/viork Area 1,200
3. Intrance/Delivery . 800
STAFF FACILITIES 1,000 2,244 2,580
1. Staff Rooms/

Locker Area 2,244
ADULT LENDING _
SERVICES 11,026 25,525 29,354
COLLECTIONS 15,860 18,239
1. Audio Visual 525
2. Books/Magazines 14,700
3. Paperbacks 210
4. Special Collections 425
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Halifax Memorial Library
Building Feasibility Study

V  PROJECTED AREA REQUIREMENTS

December, 1987

TABLE 2

DEPARTMENT EXISTING PROJECTED AREA REQUIREMENTS
ARFA (SF)| (20 years growth)
Net Square Foot DGSF (1:1:15)
(incl. circulation
& public facilities)

PUBLIC SERVICES 132 5,915 6,802
1. A/V Viewing

and Listening 2,200
2. Browing and Display 600
3. Catalogue 300
4. Information/Reception 1,130
5. Seating 1,685
STAFF VWORK AREAS Bl D0 4,313
l. Circulation 600
2. Processing 1,850
3. Offices 1,100
4. Video Control 200
REFERENCE SERVICES 19,666 22,616
REFERENCE COLLECTION 9,031 9,556 10,989
PUBLIC AREAS 8,110 9,327
1. Reference Desk 400
2. Seating 6,840
3. Catalogues 120
4. Support Equipment 750
STAFF AREAS 2,000 2,300
1. Serials Unit 400
2. Staff Offices 1,300
3. Reference Office 300
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Halifax Memorial Library December, 1987
Building Feasibility Study

V  PROJECTED AREA REQUIREMENTS TABLE 2
DEPARTMENT EXISTING PROJECTED AREA REQUIREMENTS
ARFA (SF){ (20 years growth)
Net Square Foot DGSF (1:1:15)
(incl. circulation
& public facilities)
CHILDREN SERVICES 19,666 22,616
CHILDREN COLLECTION 9,696 11,150
1. Shelving/Collection 7,596
2. Special Collection 200
3. Paperbacks 450
4. Video Rack 250
5. Magazines 200
6. Toy Lending 300
7. Closed Stack 500
8. Record Bins 200
CHILDRENS PUBLIC SERVICE 3,920 4,508
1. Audio Visual 50
2. PReading Chairs 270
3. Browing/Magazine/Display 270
4. Information/Reception 200
5. Play Area 400
6. Microfiche Catalogue 180
7. Seating (Tables-Chairs) 1,800
8. Informal Seating 300
9. J. Stack Area 180
10. Y.A. Area 270
CHILDRENS PROGRAMS AREA 3,000 3,450
1. Puppet Room 1,000
2. Story Hour Room 500
3. Y.A. Foam 200
4. Project Roaom 500
5. Computer/Literacy Room 800
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Halifax Memorial Library
Building Feasibility Study

Vv

PROJECTED AREA REQUIREMENTS

December, 1987

TABLE 2

DEPARTMENT

EXTSTING
AREA (SF)

PROJECTED ARFA REQUIREMENTS

(20

years growth)

Net Square Foot

DGSF (1:1:15)
(incl. circulation

‘& public facilities)

CHILDRENS STAFF AREAS 3,050 3,508
1. Circulation Desk - 800
2. Supply Room 200
3. VWork Office 1,200
4. Coordinators Office 120
5. Librarians Offices 330
6. Library Assistants 400
Offices
COMMUNITY SERVICES 5,400 6,210
1. Meeting Rooms (4) 1,500
2. Program Rocm 2,000
3. Computer/Literary
Roam (Incl. in
Childrens Programs
Area)
4. Storage Area 400
5. Public Display Area 400
6. Printing Area 500
7. Offices (3) 600
TOTALS 78,501 20, 276
BGSF (20%)
(Incl. Mechanical
and Building
Structure)
108,331
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Halifax Memorial Library December, 1987
Building Feasibility Study

V1l OPTIONS FOR FUTURE EXPANSION

6.1 SCHEME 'A'
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Halifax iMemorial Library December, 1987 -
Building Feasibility Study

VI OPTIONS FOR FUTURE EXPANSION

6.2 SCHEME '8'
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Halifax klemorial Library December, 1987
Building Feasibility Study

VIl CONCLUSIONS AND RECOMMENDATIONS

As stated in the introduction to this report, we have
examined the present library operation, assessed the existing
building in terms of its potential to accommodate future
expansion and based upon the available site area, have
investigated two options for future action. Also noted, is
the desire of the Library Board to remain in its present
location and its desire to retain the shell of the original

1951 building. The shell of this building has been
considered central to the development of both design
solutions investigated for this site.

Although the structural loading capacity of the existing
building is adequate to accommodate any plan changes that may
be required in the interests of future expansion, the
existing spatial relationships as determined by the present
building configuration do not allow for a fundamental
rearrangement of the space that would be required if further
use of this site is to be considered. As such, the proposed
plan options have considered only the future use of the shell
of the 1951 Building. The continued use of the 1973-74
additions and the main reading rooms would seriously
compromise any future expansion, and have therefore been
deleted in both Scheme 'A' and Scheme 'B' options.

A space analysis of the existing building has been undertaken
to assist in the development of the space program for the
Halifax Library, and departmental descriptions and an
analysis of existing and proposed services have been
developed with the Library Board. Areas indicated in Section
Il have been based on a 100,000 sf model as suggested by the
Board. Space allocation figures provided by the library in
September 1986, and based upon the building model of 100,000
sf have been developed under Sections [Il and V of this
report and total 90,275 sf (net) and 108,331 sf (gross).

The major departments include the childrens services, the
adult lending services, reference services and community
services.

A site analysis has indicated that approximately 150,000

gross square foot of space is achievable on this site with a
building volume no greater than four storeys in height and in
compliance with the City of Halifax Zoning By-Laws respecting
setbacks and angle height controls.

Based upon the above investigations including analysis of the
existing building, a preliminary development of the space
program and an analysis of the existing site, two options for
future expansion have been developed. (refer to Section VI).
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Building Feasibility Study

VIl CONCLUSIONS AND RECOMMENDATIONS

Scheme 'A' - Section VI - Options for 'Future Expansion is
based on the City of Halifax Zoning By-Laws for setback
requirements along Brunswick Street of twenty feet. Although
a building of 82,950 gross square feet is achievable under
these restrictions, the plan arrangement that would result
along Brunswick Street, only twenty-five feet in depth,
seriously compromises any realistic arrangement of the space.
The typical floor plate in this scheme is also somewhat
smaller than may be ideal for the logical separation of the
main collections. The cost of this scheme, $9,607,000.00,

is itemized under Appendix 'B' - Construction Cost ProForma
and Outline Specification.

Scheme 'B' is similar to Scheme 'A' with the exception of the
reduction of the twenty foot setback along Brunswick Street
to ten feet. This variance in the setback by-law would allow
the west side of the building to be increased in depth from
twenty-five feet to forty feet and as such would allow for a
more functional plan arrangement on each floor. This would
also allow a greater floor plate area consistent with the
average collection size and would provide greater open space
around the shell of the 1951 Building. Preliminary
discussions with City of Halifax officials have indicated

that the Brunswick Street setback may be relaxed to ten feet.

Approxiinate costs for theis scheme would be in the order of
$11,529,000.00 and are itemized under Appendix '8' -
Construction Cost ProForma and Outline Specification.
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Halifax Memorial Library December, 1987
Building Feasibility Study

APPENDIX 'A' - EXISTING BUILDING PLANS
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APPENDIX 'B' : CONSTRUCTION COST PROFORMA AND OUTLINE
SPECIFICATION
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Project: HALIFAX MEMORIAL LIBRARY
ALTERATIONS & ADDITIONS

Date: OCTOBER 1987 ﬁhaat
0: 1

1.0 INTRODUCTION

1.1 General:

2.1 Documentation:

3.1 Information:

4.1 Methodology:

5.1 Cost Base:

6.1 Escalation:

7.1 Contingencies:

This Building Feasibility Cost Estimate represents all direct and indirect
construction costs with the exceptions listed in item 8.1 below.

The proposed new library addition will be five stories with a lower level
for underground staff parking. The existing newer library additions will
be demolished for both Schemes "A" and "B". The old (Memorial) or
original library building will be retained and totally renovated.

Information received for purposes of establishing this Feasibility
Estimate:

- sketches of prosposed Schemes "A" & “B"
- preliminary site plan
- program review report

Oral information received from the design consultants and has been used as
an integral part of the resources used in preparation of this document.

From all previously mentioned documentation and information, quantities
were measured and then priced out at rates considered competitive for a

project of this size under a stipulated lump sum form of contract in

Halifax, Nova Scotia.

A1l costs are expressed in fourth quarter 1987 dollar terms. That is, as
if the project were tendered in October 1987.

An Escalation Contingency of 5% has been included in this estimate.

A Design Contingency of 7.5% and a Construction Contingency of 5% have
been included in this estimate.

Rensconib
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Project: HALIFAX MEMORIAL LIBRARY
ALTERATIONS & ADDITIONS

Date: OCTOBER 1987

1.0 INTRODUCTION

8.1 Exclusions:

9.1 Taxes:

10.1 Gross Floor Areas:

The following items have been excluded from this program estimate:

Legal fees and expenses;

Financing costs;

All library stacks;
Display cases;

* & & & & & & _® =
LN WRN -

.10 Drapes and rods;
.11 Asbestos removal;

[oale=le o NeslooNeNeolooNooNeoleo]

Both Provincial and Federal sales taxes are included.

Scheme "A"

New Addition
Alterations to Existing Building

TOTAL GROSS FLOOR AREA

Scheme "B"

New Addition
Alterations to Existing Building

-~ TOTAL GROSS FLOOR AREA

Professional fees and expenses;

Fund raising costs, etc.;

Work in conjunction with abnormal soil conditions;
Loose furniture and equipment;

Opening and closing ceremonies;

.12 Swing space for existing library furniture, books, and equipment|

66,450 SF
16,500 SF

82,950 Sk

80,150 SF
22,000 SF

102,150 SF

Hensconilo
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ALTERATIONS & ADDITIONS

Project: HALIFAX MEMORIAL LIBRARY Date:

OCTOBER 1987 Sheet

TOTAL COST BREAKDOWN PER SCHEME

Scheme "A"

Scheme "B"

BNISCOINNIO

PROJECT COST

$ 9,607,000 - $115.82/SF

$11,529,000 - $112.86/SF
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Project:

HALIFAX MEMORIAL LIBRARY
ALTERATIONS & ADDITIONS

Date:

OCTOBER 1987

Sheet
N°: 4

SCHEME "A"
ELEMENTAL BREAKDOWN

Lo~ £ WM -
. * s ® s = s 2+ = ®

10.

11.

Substructure
Structure

Exterior Cladding
Interior Partitions
Vertical Movement
Interior Finishes
Fittings & Equipment

a)
b)

Electrical
Mechanical

Overhead & Profit 12%

Site Development

a)
b)
c)
d)

General

M&E Site Services
Alterations (16,500 SF)
Demolitions .

Contingencies - 17.5%

66,450
66,450
66,450
66,450
66,450
66,450 SF
66,450 SF
66,450 SF
66,450 SF
66,450 SF

SF
SF
SF
SF

oF

NET BUILDING COST

$ 50,000
$ 50,000
$ 990,000
$ 728,000

TOTAL

PROJECT COST

COST ESTIMATE COST PER SF
$ 132,900 $ 2.00
$ 764,175 $ 11.50
$ 1,063,200 $ 16.00
$ 398,700 $ 6.00
$ 215,965 $ 3.25
$ 664,500 $ 10.00
$ 215,95 $ 3.9
$ 764,175 $ 11.50
$ 1,262,550 $ 19.00
$ 876,015 $ 13.18
$ 6,358,141 $ 95.68
$ 1,818,000

$ 1,430,825

$ 9,606,966 $115.82

Flzinscennle




Faeipet: HALIFAX MEMORIAL LIBRARY Raei OCTOBER 1987 o
ALTERATIONS & ADDITIONS ' 5
SCHEME "B"
ELEMENTAL BREAKDOWN
COST ESTIMATE COST PER SF
1. Substructure 80,150 SF $ 160,300 $ 2.00
2. Structure 80,150 SF $ 1.2 $ 11.50
3. Exterior Cladding 80,150 SF $ 1,282,400 $ 16.00
4. Interior Partitions 80,150 SF $ 480,900 $ 6.00
5. Vertical Movement 80,150 SF $ 260,488  J
6. Interior Finishes 80,150 SF $ 801,500 $ 10.00
7. Fittings & Equipment 80,150 SF $ 260,488 $ 3.40
8. a) Electrical 80,150 SF $ 921,725 $ 11.50
8. b) Mechanical ; 80,150 SF $ 1,522,850 $ 19.00
9. Overhead & Profit 12% 80,150 SF $ 1,051,246 $ 13.12
NET BUILDING COST $ 7,663,622 $ 95.62
10. Site Development $ 2,148,000
a) General $ 50,000
b) M&E Site Services $ 50,000
c) Alterations (22,000 SF) $1,320,000
d) Demolitions $ 728,000
11. Contingencies - 17.5% $ 1,717,034
TOTAL PROJECT COST $11,528,656 $112.86
£-9

REnscomb



Halifax Memorial Library October, 1987
Building Feasibility Study

APPENDIX 'B' : CONSTRUCTION COST PROFORMA AND OUTLINE
SPECIFICATION

Substructure:
- Bulk excavation of medium soil.
- Limited funds for rock excavation.
- Reinforced concete column pads & strip footings.
- Reinforced concrete foundation walls including
waterproof membrane and protection board.
- Perimeter drainage system.

Structure:
- Reinforced concrete frame 20 x 20 grid using
either drop panel or drop beam system.
- 5" slab on grade lowest floor slab.
- Structural steel roof system.
- Structural steel for alteration work within the
existing library.

Exterior Cladding:

-- Clay brick or pre-cast architectural panels.

- Concrete block back-up wall.

- Tinted double glazed window thermally broken
aluminum.

- Aluminum framed main entrance door glazed.

- Insulated exterior metal doors painted in pressed
steel metal frames.

- Good quality roofing system. Sheet rubberized
product with pre-finished metal flashing where
visible.

Interior Partitions:
- Drywall and stud partitions (metal)
- Limited glazed partitions
- Concrete block partitions for fire separations.
- Mixture of wood and metal doors.



Halifax Memorial Library October, 1987
Building Feasibility Study

APPENDIX 'B' : CONSTRUCTION COST PROFORMA AND OUTLINE
SPECIFICATION

Vertical movement:
- Cast-in-place stairs including main entrance
stairs.
- High quality balustrade with glazing.
- High quality hydraulic elevator.

Interior finishes:
- Sealer to concrete floors.
- Carpet and high quality sheet vinyl products.
- vinyl wallcovering (limited).
- Paint to drywall & concrete block.
- Special painting e.g. murals.
- Tiles to wet areas including floors & walls.
- Suspended drywall to ceilings.
- Suspended ceiling tiles.

Flttlngs & Equipment:
Reception desk and other built-in desk/information
counters.
- Washroom accessories (good quality).
- Limited coat racks & shelves.
- Loading desk equipment.

idechanical:
- Standard systems but including limited amount of
climate control equipment, fire protection
throughout.

Electrical:
- Standard systems, allowance for some special
lighting.

Site Development:
- Sod landscape some new planting trees and shrubs.
- New electrical and mechanical services.
- Concrete walk way.
- Limited exterior lighting.
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APPENDIX 'C' - CITY OF HALIFAX - LAND USE BYLAWS




Development and Planning Department
Office of the Director

=
August 28, 1987 411us, Romans, Rundzins, g 5
. ounsefell

"ECEiveD

Mr. Dennis Ramsay U 3 ;
Duffus, Romans, Kundzins, Rounsefell REF. mﬁ7
5991 Spring Garden Road '

Hal ifax, Nova Scotia K

B3H 1Yé6

Re: Halifax Regional Library = Sgring-Garden Road

Dear Mr. Ramsay:

Further to our past discussions on this property, our
staff has researched the original grant from the Queen.
Along with the right to erect a public library for use by
the citizens of Halifax comes the restriction that the land
southeast of the diagonal walk across the lands can be used
for no other purpose whatsoever other than a "Public Square
or Garden".

Therefore, any thoughts of developing that portion of
the property should be dismissed. New construction must be
located northwest of the sidewalk across the property.

If you have any gquestions, please call.

Yours very trul

JLZQ

We Ds Campbell
Development Administrator

WDC : mn
Telephone:
Mailing Address: Location: Director (902) 421-6522
P.O. Box 1749 Third Floor Development
Halifax, N.S. Duke St. Tower Administrator (902) 421-6523

BaJaas Scotia Square Telex 019-22641



67(1).

(2).

(32

68.

-81-

P ZONE

PARK AND INSTITUTIONAL ZONE

The following uses shall be permitted in any P Zone:
(a) public park;

(b) recreation field, sports club, public hall, and other
like community purposes;

(c) a cemetery:;

(d) a hospital, school, college, university, monastery,
church, library, museum, court of law, or other
institution of a similar type, either public or private:
(* Refer to #31 in Amendment Section)

(e) wuses accessory to any of the above uses.

No person shall in any P Zone carry out, or cause or permit
to be carried out, any development for any purpose other than
one or more of the uses set out in subsection (1).

No person shall in any P Zone use or permit to be used any

land or building in whole or in part for any purpose other
than one or more of the uses set out in subsection (1).

Notwithstanding Section 1, one of each of the following uses
for each degree granting university may be located on 1land
owned or leased from such degree granting university:

(a) Dbarber shop

(b) Dbank

(¢) newsstand

(d) coin-operated vending machines

(e) dry-cleaning distribution station

(f) Dbeauty parlor

(g) book store and branch thereof

provided that:

(i) these uses shall be for the exclusive use of the

students and staff of such university or their guests;
and



69.

70.

-

fid) there shall be no advertising or identification of the
use on the outside of the building; and

(iii) there shall be no visible indication from the exterior
of the building that the commercial uses described 1in
this Section are carried on; and

{iv) there shall be no direct access from the exterior of
the building to any of the commercial uses described
in this Section other than emergency access places in
case of fire; and

(v) the total net floor area measured in square feet
' covering the uses (a) to (f) in this Section for each
university shall not exceed the number of students
registered, for degree purposes at such university
multiplied by a factor of 1.5.

No person shall in any P Zone erect, place, or display any
billboard or sign except those permitted in an R-1 Zone.

Buildings erected, -altered, or used for P uses in a P Zone
shall comply with the requirements of the R-3 Zone as
detailed in Sections 44 to 48 inclusive.

NOTE: Refer to building line plan (attached) for possible
special setback requirement(s)
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R-3 ZONE

MULTIPLE DWELLING ZONE

(Third-Density Residential)
The following uses shall be permitted in any R-3 Zone:

Residential Uses:

(a) R-1, R-2 and R-2A uses hereinbefore set out;
(b) Dboarding house;

(c) 1lodging or rooming house;

(d) apartment house;

(e) uses accessory to any of the foregoing uses, if not
specifically prohibited;

Other Uses

(f) in any one building one office for rendering
professional or personal services, provided that the net
area for such purposes does not exceed 700 square feet;
(* Refer to #25 in Amendment Section)

(g)“ special care home; (* Refer to #10 in Amendment Section)

(h) greenhouse;

(i) the office of a Consulate located in a single family
dwelling provided such dwelling is used by the Consulate

as his private residence;

Commercial Uses:

One each of the following uses only if 1located in an
apartment house which contains not less than one hundred
self-contained dwelling wunits and located in the area
described in Schedule "B" annexed to this Part;

(j) retail foodstuff store of not more than 600 square feet;
(k) restaurant of not more than 900 square feet of dining

area, exclusive of kitchen, storage, washroom, staff
areas, and the like;
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One each of the following uses only 1if located in an
apartment house which contains not 1less than one hundred
self-contained dwelling units and which is erected on a lot

of more than one acre:
(1) barber shop;

(m) Dbeauty parlour;

(n) dry cleaning distribution station;

(o) wvalet service;
(p) restuarant;
(g) florist shop;
(r) newsstand;

(s) health club;
(t) coin-operated vending machines;

(u) retail foodstuff store of not more than 600 square feet;

PROVIDED that:

(i) these uses shall be for the exclusive use of the
residents of such apartment house or their guests;

{1ii) there shall be no advertising or identification of the
uses on the outside of the building:;

(iii) there shall be no visible indication from the exterior
of the building that the commercial uses described in
this section are carried on:

(iv) there shall be direct access from the exterior of the
building to any of the commercial uses described in
this section other than emergency access places in
case of fire.

(2) No person shall in any R-3 Zone carry out, or cause or permit
to be carried out, any development for any purpose other than
one or more of the uses set out in subsection (1).

(3) No person shall in any R-3 Zone use or permit to be used any
land or building in whole or in part for any purpose other
than one or more of the uses set out in subsection (1).
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Where any building is used in an R-3 Zone for any of the
purposes described in clause (f) of subsection (1) of this
section, no display window shall be permitted, nor shall any
evidence of the use of such building for such purposes be
visible from the exterior of such building; PROVIDED,
however, that nothing contained herein shall prohibit the
display of a sign not exceeding one square foot in area,
which bears the name and profession as set forth in clause
(f) of subsection (1) of this section, of any person
occupying such building.

Notwithstanding the provisions of subsections 44(1) and
44(4), an apartment house located in the area described as
the "South End" area as shown on Zoning Map ZM-16, and which
contains 100 or more self-contained dwelling units may
include those commercial uses which are permitted in Section
59A(1), except a bowling alley, a motion picture theatre and
a service station, provided that such uses are located on the
ground floor of the apartment house and are separately
accessible from the building exterior.

Exterior advertising of the commercial uses described in
Section 44A shall ©be permitted, provided that  such
advertising is non-illuminated.

An apartment house which is located within the area described
as the "South End" area as shown on Zoning Map ZM-16 shall,
of the total amount of dwelling units, be required to include
at least one dwelling unit of a minimum of 800 square feet in
floor area for every three dwelling units, each of which is
less than 800 square feet in floor area.

An apartment house which is located within the area as shown
on Zoning Map ZM-16 described as the "Peninsula Centre" area
shall, of the total amount of dwelling units, be required to
include at least one dwelling unit of a minimum of 800 square
feet in floor area for every two dwelling units, each of
which is less than 800 square feet.

Notwithstanding any other provision of this Bylaw, an
apartment house which is located within the areas described
as the "“South End" and "Peninsula Centre" as shown on Zoning
Map ZM-16, shall be required to provide one parking space for
each dwelling unit which is 800 square feet or greater, and
one parking space for every two dwelling units, each of which
is less than 800 square feet.

A lot which abuts a street at more than one location or which
abuts two or more streets shall not be used for R-3 uses in
the "“South End" area, except for corner lots which abut at
least two streets on a continuous uninterrupted 1line. (*
Refer to #21 in Amendment Section)
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Buildings erected, altered, or used for R-1 or R-2 uses in an
R-3 Zone shall comply with the requirements of R-1 or R-2
Zones respectively, as set out in Sections 27 to 34 inclusive

and Sections 35 to 43 inclusive.

No person shall ereci or display any billboard or illuminated
sign in an R-3 Zone.

A nonilluminated sign may be erected in an R-3 Zone if, in
the opinion of the Inspector of Buildings, such sign is of
reasonable proportion and will not constitute a hazard to the
public or a nuisance to the owners of the property in the
area.

Where any building is erected or altered or used for R-3 uses
in an R-3 Zone, such building shall comply with the following
requirements:

MINIMUM LOT AREA

(a) The minimum lot area upon which such building is located
shall be 8,100 square feet with a minimum continuous
street frontage of at least 90 feet on one street;

(b) The Council may, after public hearing if deemed
necessary, permit modification of the minimum lot area
and continuous street frontage, as provided in clause
(a) of this subsection, if, in the opinion of Council:

(i) the amenity, convenience, character, and value of
neighbouring properties will not be adversely
affected; and

(ii) conditions necessitating such modification are
unique to the lot and have not been created by
either the owner of such lot or the applicant.

DISTANCE FROM LOT LINE

(a) The distance from any part of such building and any
official street 1line or lines abutting upon such lot
shall be no less than 20 feet measured at right angles
to any such official street line or lines; provided,
however, that such distance may be reduced to not less
than 10 feet measured at right angles to any such
official street 1line or 1lines if that part of the
building which is 1less than 20 feet from any such
official street 1line or 1lines is entirely contained
within the arms of an 80 degree horizontal angle as
determined in subsection (3) of this Section.

B B B F S m o™ | W W s W
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The distance from any part of such building and any lot
line of such 1lot other than an official street 1line
shall be not less than 10 feet measured at right angles
to such lot line.

All windows and doors serving habitable rooms in such
building shall be located not less than 10 feet from any
lot line of such lot measured at right angles to such
lot line.

Notwithstanding the provisions of clauses (a) and (b) of
this subsection, the distance from any part of such
building, not containing any windows or doors serving
habitable rooms, to any official street 1line or 1lot
line, may be less than the distance prescribed in said
clauses (a) and (b) or may extend to any such official
street line or 1lot 1line of the 1lot upon which such
building is located, provided that:

(i) the height of such part of the building does not
- exceed 5 feet above the natural ground level
measured at any point on any official street line
abutting such lot and extending for a horizontal
distance of 10 feet measured at right angles to

any such official street line;

(ii) the height of such part of the building does not
exceed 5 feet above the natural ground level
measured at any point on any lot line of such lot
other than an official street line; and

(iii) the building is so designed that it does not
interfere with traffic safety.

The Council may, after public hearing if deemed
necessary, permit the height requirements, as provided
in subclause (ii) of clause (d) of this subsection, to
exceed 5 feet if, in the opinion of Council:

{31} the amenity, convenience, character, and value of
neighbouring properties will not be adversely
affected; and

(ii) conditions necessitating such increase are unique
to the lot and have not been created by either
the owner of such lot or the applicant.

NOTE: Refer to building line plan (attached) for
possible special setback requirement(s).
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(a)

(b)
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SIZE OF BUILDING

Subject to the provisions of subsection (2), such
building or any part thereof shall not project beyond
the angular planes determined by constructing such
angular planes over such lot

k1) from each lot line at naturai or finished ground
level, whichever 1is the 1lower, at a vertical
angle of 60 degrees above the horizontal and
measured perpendicular to such lot 1line or, in
the case of a curved lot line, perpendicular to
the tangents of all points of such 1lot 1line;
provided, however, that where the natural ground
at the lot line is more than 5 feet above the
finished ground level established at any point on
the wall opposite the 1lot 1line and where the
horizontal distance to the face of any part of
such wall or its vertical projection is less than
50 feet, the angular planes shall be constructed
over the lot from all points on the intersections
of the vertical projections of the lot line and
the horizontal projection of the finished ground

level; or

(ii) in the case where a 1lot 1line of such lot
coincides with an official street line, from the
center line of such street or from any
intervening line parallel to such center line;
provided, however, that

(A) the distance from the 1line on which the
plane is constructed and the lot line does
not exceed 30 feet; and

(B) the wvertical angle of 60 degrees |is
constructed perpendicular to the 1line on
which the plane 1is constructed or, in the
case of a curved line, perpendicular to the
tangents of all points of the curved line.

Notwithstanding the provisions of clause (a) of this
subsection and subject to the provisions of subsection
(2), any part of such building may project beyond any
prescribed 60 degree angular plane if:

(i) the projection through the plane subtends a
horizontal angle not exceeding 80 degrees formed
by lines drawn from a point on the line on which
the 60 degree angular plane 1is constructed
opposite to the center of the projection; and

(ii) the extremities of the projection are enclosed by
the arms of such 80 degree horizontal angle.
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(a)

(b)

(c)

(d)

DISTANCE BETWEEN EXTERNAL WALLS

For the purposes of this subsection:

(1) "base line" means, in the case of a wall rising
from the ground, the natural or finished level of
the ground adjoining the base of the wall,
whichever is lower, and in all other cases means
the lowest line of the wall above the natural or
finished level of the ground, whichever is lower;

{ii) a wall supported by construction above posts,
pillars, or other open construction shall be
deemed to rise from the ground and the base line
of the wall shall be deemed to be the line on
which the projection downward of the face of the
wall meets the natural or finished level of the
ground, whichever is lower:;

(iii) where external walls are not parallel to each
other but the angle of divergence does not exceed
85 degrees, such walls shall be deemed to face
each other.

The provisions of this subsection (4) shall only apply
if any part of such building is erected within the arms
of horizontal angles of 65 degrees constructed outwards
at the natural level of the ground, from the nearest
extremities of external walls that face each other;
provided, however, that where the two extremities of one
such wall are, respectively, equidistant from the
opposite extremities of the other wall or where the two
extremities of one wall are equidistant from the nearest
extremity of the other wall, the 65 degree horizontal
angle may be constructed from either pair of equidistant
extremities.

The distance between any external walls of such building
that face each other shall be not less than 50 feet, and
any part of such building shall not project beyond any
of the angular planes determined by constructing such
angular planes outwards from the base line of each such
external facing wall of each part of such building at a
vertical angle of 40 degrees above the horizontal and
measured perpendicular to such base line or, in the case
of a curved base line, perpendicular to the tangents of
all points of such curved base line.

Where two external walls of such building face each
other and neither wall contains any door or window
serving a habitable room, the provisions of clause (c)
of this subsection shall not apply but the distance
between such walls shall not be less than six feet.
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48.

(1).

(2).

o

BALCONIES, CORNICES, EAVES, AND CANOPIES

Notwithstanding the provisions of subsections (3) and (4) of
this Section, separate individual balconies, which are open
on three sides, cornices, eaves, and canopies may project
through the angular planes as determined in such subsections;
provided, however, that any part of such projection shall be
not less than 10 feet from any lot line of such lot.

Where any building is erected, altered, or used as a boarding
house, 1lodging or rooming house, an apartment house or
special care home * in an R-3 Zone, such building, in Section
47, shall comply with the following requirements: (Refer to
#10 in Amendment Section)

POPULATION DENSITY

The population density of such building shall not exceed:

(a) 250 persons per acre if located in the area described in
Schedule "A", Section 81; and

(b) 125 persons per acre if located in an area other than
that described in Schedule "A".

OPEN SPACE

(a) The 1lot upon which such building 1is located shall
contain a minimum of:

(i) 120 square feet of open space for each person
occupying such building in a dwelling unit
containing two or more bedrooms, of which at
least 100 square feet shall be landscaped open
space; and

(ii) 80 square feet of open space for each person
residing within such building in a dwelling unit
containing one bedroom, of which at least 70
square feet shall be landscaped open space; and

(iii) SO square feet of landscaped open space for each
person residing within such building in a
bachelor unit if located within the area
described in Schedule "B", Section 82; and

(iv) 80 square feet of open space, of which at least
70 square feet shall be landscaped open space,
for each person residing within such building in
a bachelor unit if located within an area other
than that described in said Schedule "“B".

|y iy [ ] [ ] [ el ] L] [ Py gy

| ] Y

W



* 48A.

-51-~

(b) The occupancy of such building shall be calculated on
the basis of one person for each habitable room
contained therein.

(c) For the purpose of this subsection, the roof, or any
portion thereof, of any part of such building that has
no residential accommodation included below such roof or
portion thereof may be calculated as landscapeil open
space; provided that:

(1) no part of such roof is more than 5 feet above
the ground level of at least one lot line of such
lot; and

(ii) such roof, or portion thereof, 1is capable of

being used as landscaped open space.

A minimum of 35 percent of the lot area of any lot on which a
building is erected, altered or used as a special care home,
shall consist of landscaped open space. (* Refer to #10 in
Amendment Section)
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TR REASONS:

THE OBJECTIVEZS:

CITY OF HAT IFAX

R-3 ZOMS

EXPLANATION OF THE NEW CONTROLS

The City of Halifax Zoning Fv—l:w came into ecffact
in May 1950. It is generally ~greed that a con-
pletely now By-law is requﬂrcd to regulate develop*
ment in o rapidly changing City wherc methods of
lhvilding end p"ﬂfﬂurc for land have altered coa-
sidersbly in the intervening 15 years. Durina
recent vears and cspecially since 1906), pressura
foir high @ensity residential fevelcpmont has re-
sulted in an urgent nzed to devise & naw set of
regn!aglon for ihis kind cof developuent pricr to
the completicn of a deveiomacnt plan &and a revisad
Acnlng by-lawo

The high density controls which the new regulations
will replace were very limited in their scope and
tended to be so rigid that modificaticns from them
tecame the rule rather than the exception. It is
felt that the new controls provide more of the
flexibility which is essential for gooud high den- |

sity residential develcpment 2nd yet maintain clear

ngs on the maximum development pcrmitted on

iece of land.

c eiii
any pi

In cities which have a limited land resource, such

as Halifax, pressures for maximum utilization of

Jjand are often considerable. In these circumstances,
it is essential to regulate the intensity and form

of residential development so that the limited

amount cf land avsilakle is used in a way which
safeguards total community interests. The primary
obiectives of residentiai controls are these:-

(i) to strike an acceptable middle point be-
+ween the desires of develcpers for maximun
use and the desires of residents for good
envircnments;

{(i1) to produce stable values for property
owners and uniform standaras for property
devclopers;

(iii) to produce a flexible system vhich would
not require every building to conform to a
. preconceived shape and size regardless oi
~ 7 individual site conditions;
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(iv) to safeguard the general health, safety
and welfare of the citizens: and

(v) to protect the character of parts of the

City where high density residential develop-

ment will take place, especially during a
transition from lower to higher densicies,

) £ Minimum Lot Area and Frontage

In the high density zones of cthe City i(referred
to in the By-law as R-2 zcnes) a minimum lot area
of 8,100 square feet will be required and a con-
tinuous frontage of at least 90 fecet will also be
required. However, a modification of these pro-
visions can be applied for provided the appiicant
can satisfy basic cornditionrns reitatirg to the
amenity and character of the neighbourhtiocod ard
the difficulties of his particuiar site.

In normal circumstances. a continuous yard

measuring 20 feet between the buiiding ard the
Fé¢-boundary will be required, or—all-sides.
Under spccial conditions the 20 fee: may be re-

"duced to 10 feet on the street frontage orety.

No opening to any reslder.tial acconmodation wiil
be permitted at a distance of less than 10 feet
from any boundarv,

To make it easier for construction of tnderqround
car parking accommodation. a provision has been
included which would ailow 2 kind of p.erform or
podium to be built over, 1f necessary, tne entire
lot. This platicrm would rot normally project
further than 5 feet abvve ground. However . sub-
ject to conditions similar to tunse required for.;
a change in lot srea end frontage, this max imum
height of 5 feet may &lso re exceeded.

2. Population Density -
The R-3 zones, as they existed in the City before
the introduction of these new regulations, have
been subdivided into two groups. The boundavy
between these groups runs generally z.long Nocth
Street, Robie Street (inciuding tlhe west frontage
along Robie Street between Cunard and Coourg)

then along Inglis Street to the Harbour. Within
this "central" or "inner" area, the population
density must not exceed 250 persons per acre,
Outs;de that area, the populatlon density must not
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exceed 125 persnns per acre, The acresge re.-
ferred to in this maximum figure is what is known
as a "gross®" acre, This means that for the
calculation of the p-pulation density the developer
is allowed to include p to orne-half (cr 30 feet,
whichever is the neximum) of street width fronting
his site. The effect of chis provision is to

add a bonus for sites according to the amcunt of
street frontage. Thus. the nearer a deveioper
can appro~ach an entire City biock. conpleiely
surrourded by streets. ithe grezter the numrser cf
peopie and therefore the number of vrits he wall
be able to obtain, It is uaportant to ncte

that. permanent open space, if &butting the site

to be developed, m2ay 3lso be included to tne same
-extent as allowed for a street 1in caliculaTirg

the density.

In. calcuiating poprlation density an occupancy
factor is applied to each wnit. This factor is
one perscn per habitabie raom, A nanlieble rcom
is a normal iivirg rcom: dining room o bedrccom.
but not a small kitchen, Dzihroom or close-,

For rormal apartment iezyout.s, 2 dachel.r .nlc
would court 1 person. a i Sedroowr unic 2 persous,
a 2 bedroum unit 2 verscns and 32 one

3. Size of Buiiding

So that tvhe forr of the Huwiding msay be reguiated
in a manner wni~ch dres not intevfere witn existing
or potential development. on orher nezrby sites,
a system of angular planss as beer derised,
Diagrams attached to this expizanacion s%ow how
these plares work and indicsite their effect on
the buailiding.

The pianes shouwid euclonse evecy part of the
buailding but lnsignificant projsot ions such as
eaves, czanopies snd balzonl=s nay peretrate the
anguiar planes as long as they are r.ot closec
than 10 feet to any lct boundary. The platferm
referred tc eariier nay penetrate any of the
angular planes, subject to 1ts heigat ard use.

4. Op=n Space

Where high pcpuiation densities are Involved, it
becomes necessary t.o ensure that at least a
minimam amount. of opsa land is protected arwimnd
the apartment building. Tais land snouid serve
a dual purpose - to enable residerts ard their
children to find scnie recrestion outdoors ard to

ot

ot
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THE EXAMPLES:

encourzge a high qual_ivy of enviroruencal
iandsczping bevweer buiidirgse. The ofen space

are -i r-|'|ﬂ':u1 irnm +heoe=sn e e e L

Q}-E"Eé”sgé gri"ghcertq I Hiiniimim area for each per-
son housed within “te buliding, This minimum
area varies accnrding to apactrert size and is
less for bacheler or are bhedzoom aparrtnent oniks
thar units with wwe bedrosns or more, Part =f
thet amourt of spce reqg:ired for escn perxsan nyy
Ibe contzined wiikin *he b-iiiding in the forr. of
paiconies, roof terraces. €tc.. bt cthe pajurity
mast. be satisfilcd on the go>.rd. It is rt _
necessavty tro landscape this open space with grass
and trees, but it is essential tha+t it shouid not
be used for car parking or entrance dr.veways and
30 On, Where +he develcpe?r exercisaes his ophion
o corsvanuit. a platform over the entire site.

the open space provision: ctherwise requ.; red on
the gro.n:d may e placed on'the roof of thilis
piatform.

-

Following ave a runder of ewswples shiowirg the
actua, appliciziur, of *he ~zs contoeis to a
Theoratimial 3it, Thne exsrp.~"s zce r. % exhai s
tive snd zre intaanded to show only the Kirds of
variations wnichy a2 acmiesred a4 vivren site,
They &il assame desa ocomns vy fhe naxiera poss -
iblie fibn:i“'y 0 i SnYETo D2 nohed wnzn de: 'e-'cp-
ment Yo jessar densities al,. vws Jreacer fliex!l.
oliity in Zlaydus and more freedou +uw satisfy car
parking reqr TER2NCS,.
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A VCRKING EXWPLE:

STEP ONE:

1
1
°
lﬂ
LY
2G0’ P 30° | it
L Y . ' S
il 4 Mot
";') )
- - o 1 i
o)
tq 3
4

Assuane a corness lot, 150¢ =
strests, in the innoax (250 i
R-3 zone. How many uwics can
lot and wvhat is thie amounc of
must be set aside?

the number o=

1300 %

lot area . = 30,000
area of allowvable
strxeet =

(150 »
11,400

therefore, effective
gross area -

41,400

]

at powualation ¢éensity 42, 500.

200°

Maidudi) DEEE oF tae

with G0' wiace

e built on this

open space that

people vwho may bz hLoused on

200!

Flo (R %o >
20)+(20C ==

5G. ft.

30) +(30 x 20)

- N

- 7
25

-

i | 43,580

= 240.



STEP TWO: ' Hsving cz..7uiz%ed the nurker .f petpie. the
next step is 1o convert pe-surs irto units,

For rne purpuases »f chis fivse [ ustracior. a
sirple assumpticn is nsde thir s, the units
yjdd e Dycherdr vrirs. &r. 2.rTLpErecy frowern

it3
1S app!i€d «r tne bxsis f one persorn psr
habit abie iCama Since pache:or wurits wijl
nornahly mave re pere tFar or.e hacivarie room
each:

240 perscns @ 4 personsbanitabse oo ur it

= 240_unirs

STCP? ToGREE: This step shdws how L.PpF7. SP=(& 5 <=z.: L1at€d.
C AssSuning balfori€s wisau 0€ uren. tne annunk
{ of open spice req:ired v the gtTuro Level s
conputed ias folacwss

240 bacneior x 70 sg. ft.., per -u.it. - .
= 1£.800 sg. ft.

for basl-ory spare, fic.re ms F:i tws:

240 bacheizr x 30 s 15 T " it
= 2,400 sg. fi.

As an alternztive “o Trdividcal, baicorles, roof
tenrracés or ino: oo recureE=ian oums cLuld be
previded for ciancaiss use dy the renirtsg,

‘A skestdn desigr > suLv. these sequirenerts is
e ' ' :

ir
showr. over £f.
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20,000 sq.ft. lot.

L Ve

240 units : all bechelor
- 27 floors, 9 units per flcor
: ' : - - 27cars parked on surface
) — ! 225cars parked below ground
PLAN i
2 oy - oy
l s Y
e 3 : _} i
—
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)SECT!ON A-A : scale: 60 ft.= linch



POSSIBILITY B

t) STEP TWO: For the purposes of this second illustration,
an assumption is made that the units will be
equally divided between one bedrcom and two
bedroom types. The nurbher of units is figured
(OQ_the basis of one person per habitabie room)
as follows:

each 1 bedroom unit contains 2 persons

each 2 bedroom unit contains 3 persons

—_—

thus 2 units cont2in S perscns
The average occupancy is thus 2,5 persons per unit

therefore the number of units is 240
') 2.5

2%, vwils

]

This produces 48 1 kedrocm units
and 48 2 bedrcom units.

STEP THREE: As before, open space is calcuiated on the basis
' that balconies will be used. Open space re-
quired at ground level is as folilows:

48 1 bedroom x 140 sq. ft. per unit = 6,720

D : 48 2 bedroom x 300 sq. ft. per unit = 14.400
2:,120

for balcony space, figure as follows:
48 1 bedroom x 20 sq. ft. per unit = 960

48 2 bedroom x 60 sq. ft. per wnit = 2.880
3,840

This requirement would be satisfled if each unit
were supplied with a 9' x 4’ kalcony. Alter-
natively, rcof terracesz and ind>cr recrestion
rooms for all the tenants ccoculd be provided.

A sketch design to suit these réquirements is
shown overleaf.




POSSIBILITY B

30,000 sq.ft. lot.

96 units : 48-ibedroom
48-2badroom

12 flecors, 8 units per floor

>~ 66 cars parked below qrourd
; / : -
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f
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POSSIBILITY C

STEP TWO: . For the purposes of the third illustration, it
i) : is assumed that a mixture of units in the ratio
) ; of 2 bachelor : 4 x 1 bedroom : 2 x 2 bedroom :
1l x 3 bedroom, is required. Again, on the basis
of one person per habitable room, the occupancy
and No. of units is figured as follows:

2  bachelor units contain 2 perscns
4 1 bedroom units contain 8 persons
2 2 bedroom units contain 6 persons
1l 3 bedroom unit contains 4 persons

thus, 9 units contain 20 persons

The average occupancy is thus 2,22 persons/unit.

The number of units is thus: - ggg_
_) : 2.22
' = 108 /s
This gives: i 24 bachelor

48 1 bedrcom

24 2 bedroocm

12 3 oedroom
108 units

STEP THREE: | : To calculate the amount of open space necessary,
- assuming balconies will be used, find open space
required at ground as follows: :

24 bachelor x 70 sgq.ft. per unlt
48 1 bedroom x 140 sg.ft. per unit
24 2 bedroom x 300 sg.ft. per unit
:) . 12 3 bedroom x 400 sq.ft. per unit

-:68B0 sg.ft.
6.720 sg.ft.
7,200 sq.ft’
4,800 sq.ft.

20,400 sq.ft.

nmunn

LT A  ae

E for balcony space, figure as follows:
: 24 bachelor x 10 sq.ft. per unit = 240 sq.ft.
. 48 1 bedroom x 20 sq.ft. per unit = 960 sg.ft.
24 2 bedroom x 60 sg.ft. per urit = 1,440 sg.ft.
12 3 bedroom x 80 sg.ft. per unit = 960 sg.ft.

3,600 sqg.ft.

This regquirement would be satisfied if each unit
were supplied with a 9' x 4' balcony. Alter-
natively, roof terraces and indoor recreation
rooms for all the tenants could be prowvided

U R AR B S e sl

«;) _ A sketch design to suit these requirements is
shown over leaf.

i
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POSSIBILITY C

=2

30,000 sq.ft. lot.

108 units : 24 bachelor
=2 48-1 bedroom

s .24-2 bedroom

. 12 -3 bedroomn

® 9 floors, 4units per floor
B 12floors. 6units per floor

108 cars parked below ground
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may penetrate one of the side -angular planes.

This diagram illustrates how part of a building
No attempt is made to show how other parts

of the building, or other buildin

‘be crected on_the site.
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