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Harbour Royale Development Limited

Sydney Waterfront Development Concept
Response to CBRM Request for Expression of Interest CBRM_ EO1_ November 16" 2017
1. Introduction

Harbour Royale Development Limited (HRDL) and its partners (detailed below) are pleased ta respond to
CBRM'’s Request for Expression of Interest. This document and the attached design sketches outline our
vision for the development of the subject CBRM waterfront parcels within a larger project that
incorporates the privately held and immediately adjacent lands. The result is an integrated and
coardinated multi-use development that will maximize the existing value of CBRM land, attract new
private sector investment (with associated tax revenues) and transform this Impertant urban waterfront
landscape into a modern, highly accessible people space that will redefine the Municipality’s
“downtown” experience.

The assumptions that underpin the development concept are further described below, We are eonfident
in the averall concept and believe that the inherent design flexibility and potential for phased
implementation will facilitate meeting the various business case requirements. We have paid close
attention to the guidance provided in the various studies that have been commissioned by CBRM and
the recommendations for future development on Sydney’s waterfront. These and other best practice
benchmarks related to “green” design will continue to guide the development group as the project
advances intc detailed design.

2. Reference Documents
Documents considered in the development of this proposal include:

s ‘Sydney Harbourfront Conceptual Vision & Design’, Ekistics Planning and Design, April 2014.

e ‘Downtown Sydney Urban Core Plan’ Ekistics Planning and Design, Final Report May 2017.

e ‘Sydney Public Library Feasibility Study’, Trifos Design, dmA and Breton Chartered Accountants,
March 2016.

¢ ‘Municipal Climate Change Action Plan for the Cape Breton Regional Municipality’, CBCL, April
2014.

3. Development Vision

Our vision Is to make the Sydney Waterfront a destination of choice, where people seamlessly wark,
play and live within an aesthetically beautiful, environmentally friendly and highly accessible landscape.
The vision will be achieved by:

s integrating privately held lands that are adjacent to the CBRM waterfront parcels;
e improving connectivity to the existing boardwalk and ensuring that public waterfront access is
maintained and encouraged;
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5.1 Overview

There are three distinct components or development ‘nodes’ as depicted in the attached sketches and
further described below. References to square footage and parking spaces are best current estimates.

North Development Node

s An outdoor clvic ptaza, with primary access point at Nepean Street and extending to the
Dorchester Street pedestrian grand stair “bridge” and concrete beach, containing three
structures and integrated parking space.

e Immediately adjacent to the waterfront/boardwalk and connected to the Dorchester Street
bridge is a 40,000 square foot two story regional public library.

¢ Immediately adjacent to the Esplanade are two circa 80,000 square foot towers; one residential
with 47 units and an office tower directly accessed by pedestrians from the Dorchester Street
pedway.

s The three structures are built on top of shared parking space (depicted in the gray shaded area}
sized for approximately 218 vehictes.

Center Development Node

This area is designed around the existing marina location and public harbour access. It will be the focal
point for lelsure based activity via a multi-level circa 18,000 square foot terraced structure that spitls out
onto a plaza and where ground level space is available for seasonal retail activity focused on tourists and
cruise passengers. While the precise suite of activities will require further consideration, our experience
tells us that the key to successfully engaging the public in this type of a setting is variety. Representative
activities and associated facilities included in our vision are water tours and excursions, gift shop
browsing, becoming a “destination point” for walkers or joggers on the boardwalk who would be drawn
to a food kiosk, restaurant or brew pub, and a dedicated ptayground and/or splash zone to ensure that
children are actively engaged.

The Dorchester pedestrian bridge and grand staircase invite people into this node and enable seamless
pedestrian connectivity to the downtown. Strategically placed off ramps provide multiple points of
egress designed to draw people into an interesting and active space. The harbour view is maintained at
the prominent Dorchester/Esplanade dewntown intersection.

South Development Node

This area has been designed around the relocation of the existing Sydney casino, integrated into an
expansion of the immediately adjacent Holiday Inn. Pedestrian traffic enters via the Esplanade into a
shared entrance that connects all three structures and provides a walk through to the integrated
waterside deck and boardwatk. Summary details include:

s 22,600 square feet Casino floor
* New eight storey 96 room hote! expansion
e Common atrium that connects the casino, new hotel space and existing Hotiday inn
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e Parking for 250 vehicles which access the car parkade from the Esplanade {service vehicles can
access the casino and hotel via the north end entrance)}

5.2 Phase 1 Project Components
5.2.1 Residential Unit

This part of the design has been infoermed by HRDL's existing Development Plan Approval far an
apartment complex within the development area. it is believed that the current demand will support a
47-unit structure. The unit will be privately owned and financed. It is anticipated that this part of the
development would proceed immediately on receipt of CBRM development plan approval.

5.2.2 Casino Relocation/Hotel Expansion

A new waterfront location would be attractive to Sydney’s existing casino operator Great Canadian
Gaming (GCG). Currently, GCC is a tenant of CBRM at the Center 200 location where parking can be
challenging. It is not uncommon to locate gaming activities on urban waterfronts in areas serviced by
pedestrian walkways and hotels, and the proximity to the Joan Harris cruise passenger terminal is
potentially a positive feature.

In the event that GCG was prepared to move and the financial terms that would support financing the
structure could he successfully negotiated, WHG is willing to entertain an expansion of its existing
Holiday Inn space. The new facilities would be privately owned and financed. In order for this project to
advance, CBRM would first need to engage GCG around the terms associated with its current lease.

5.2.3 Library

The constraints associated with the existing McConnell Library location are well researched,
documented and understood. This area of Sydney’s waterfront has been previously advanced as the
appropriate location for the library, from both a geographical perspective ({ocating an iconic piece of
public infrastructure in a highly visible, high pedestrian traffic and desirable waterfront location), and an
emotional perspective {providing a symholic focal point for community learning and engagementin a
historically significant part of town). This would be a publicly owned and financed undertaking. If
requested, the development group would endeavour to support CBRM’s financing effort/requirements.

There appears to be a significant level of public support to source a new location for a public library. Itis
suggested that the vision embodied in this proposal would meet the key requirements identified in all of
the above referenced reports.

5.2.4 Marine Activity Center

[t is anticipated that the infrastructure to support this part of the development would span both
development ”phases”. Ambassatours first year Harbour Happer experience is encouraging, and the
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intention is to re-offer in 2018. Consideration is actively underway with a view to expanding that
offering and vessel complement to provide themed cruises and seasonal pop-up kiosk type activity. The
outcome of these planning discussions would be incorporated into the Phase 1 development plan.

The objective is to build the brand over time to ensure the right-sizing and optimum design of the
privately-owned activity center infrastructure. Ideas around theme parks for children would likely
reguire some level of public sector funding support.

The importance of reserving the space and presenting a longer-term vision, notwithstanding a “soft”
opening, cannat be overstated. The residents of CBRM will want to understand that this development is
not just about infrastructure, but that a core principal is to create an activity based experience that is
unigque to waterside urban landscapes. It is suggested that successfully achieving the vision requires a
thoughtful development strategy and an iterative planning process executed by a group with a proven
track record.

5.3 Phase 2 Development
5.3.1 Commercial Tower

The proponent is currently seeking an anchor tenant far this structure, which would be required in order
to finance its construction. The location, acrass from the existing Commerce Tower makes this a logical
and attractive location for corporate, government and institutional tenants in what would be the
premier Sydney commercial space. HRDL helieves that the demand for this space is likely to materialize
within a three to five year timeframe. It would be privately financed and owned.

5.3.2 Marine Activity Center

See the discussion under 5.1.4.

5.4 Parking

Adequate parking is key to all aspects of the development. Design features include:

¢ Ensuring that what is proposed is minimally invasive, doesn’t black views or present any blank
walls to the Esplanade.

s The Casino/Hotel parking fagade at the boardwalk tevel will contain a mural depicting Sydney’s
historic Harbourfront.

s The apen parking (Esplanade level) of the Casino/Hotel parkade can also be used as a space for
entertainment or other public events.

e The shared library/residential/office tower parking can be phased as required to accommodate
seguential construction of the buildings.

The appropriate allocation of construction costs between the private investors and CBRM require
further discussion.
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6. Conclusions

The mixed-use development strategy contained in the proposal is consistent with the guidance provided
in the Request for Expressian of Interest and the reference documents. In particular:

* |tincorporates development plans from the owners of adjacent land parcels in an integrated
design;

e [t protects critical view planes from the downtown core;

¢ The parking required to support the investment is integrated in an minimally obtrusive way;

e Asolution to CBRM’s current library requirement is met with a “legacy” piece of public sector
infrastructure in a highly desirable location that should encourage investment partnerships
among all levels of government;

¢ |t will bring people to live downtown in a high end residential offering consistent with the
quality of the location;

¢ The proposed enhancements to the boardwalk/infotainment offering and relocation of the
casino will substantially enhance the attractiveness of Sydney as a cruise destination and
directly respond to the low scores that Sydney’s downtown receives from cruise customer
satisfaction surveys;

¢ The development activity will provide substantial opportunity for local suppliers and
contractors, and increase the municipal tax base.

s Critically, the cumulative effect of the desigh components will meet citizens’ expectations for
public access to and enjoyment of revitalized waterfront property, in part through a landmark
piece of public infrastructure that will provide a unigue and enduring focal point for public
engagement. '
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