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Land Acknowledgement 

Roll Call 

1. Approval of Agenda: (Motion required) 

2. Edgewater / Central Library Development Update: Wayne 

MacDonald, P.Eng., Chief Engineer / Director of Strategic Partnerships  

• Background Information (See page _____) 

• Staff Report (See page _____) 

• PowerPoint Presentation (See page _____) 

• Schedule C (See page _____) 

• Agreement of Purchase and Sale (See page _____) 

• Form 24 (See page _____) 

Adjournment 
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CBRM Central Library 
Development

Wayne MacDonald, P.Eng, Chief Engineer and Director of Strategic 
Partnerships
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Background
• James McConnell Memorial Library opened in 1960, expanded in 1987

• Aging facility, no longer meets the accessibility and technology needs of the 
community

• Feasibility studies recommend a 36,500-45,000 sq. ft. modern facility

• CBRM Central Library – Community hub supporting education, creativity and 
social inclusion
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Recommended Features

• Flexible, multi-purpose spaces
• Digital media labs
• Quiet study areas
• Children and youth zones
• Accessibility compliance
• Energy-efficient and sustainable design
• Integration with outdoor public spaces
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Current Opportunity
• Enter a partnership with Doucet Developments on a major downtown mixed use 

waterfront development, known as "Edgewater"
• Phase 1: 2026-2028

• Edgewater will have:
• 138 residential units & commercial waterfront space
• Library as the anchor tenant on the ground floor
• Underground parking garage, commercial spaces along boardwalk

• Supports downtown revitalization & housing goals
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Rendering of Edgewater Development – Proposed 
Library Location on Ground Floor
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Rendering of Edgewater 
Development – A1 View
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Rendering of Edgewater 
Development – A2 View
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Rendering of Edgewater 
Development – A5 View
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Benefits of Partnership

• Reduced municipal capital burden

• Project proceeds immediately with library as anchor

• New Residential tax revenue offsets lease costs over lease term

• Tourism access along Sydney Waterfront, proximity to cruise passengers, 
promoting further waterfront development
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Economic and Community Impact

• Build on successes of last 65 years of James McConnell Memorial Library and other 
community libraries to ensure continuity of library benefits into future.

• Further enhance downtown vibrancy and strategic proximity to Joan Harris Cruise 
Pavilion and Sydney Boardwalk for tourist access.

• Provide immediate development of core waterfront property including local 
economic benefits of construction and housing development.
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Financial Overview

• Long Term Lease – 20 yrs (10yr+10yr)
• Fixed rate + Proportionate Share of Commercial Taxes
• White box + Fit up Design
• Fit up + Furniture/Fixtures/Equipment (FF&E) responsibility of tenant
• Options for underground parking/rooftop patio TBD
• Net Square Footage – 35,730 sq. ft.
• $44/sq. ft. base + 1.5% yearly escalations (5-year increments)
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Financial Overview

• Estimated Residential/Commercial taxes cover long term lease costs over 
20-year timeframe

• Project Spinoffs/Local Construction Benefits for project

Page 16



Financial Overview
Fit Up and Furniture/Fixtures/Equipment Estimates

Library Fit-up Budget $7,500,000

Library FF&E Budget $2,000,000

Total $9,500,000

CBRM Funding Reserve $1,500,000

CBRL Funds $    500,000

Fundraising and Funding Target $7,500,000
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Draft- White Box
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Draft- Fit up
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Draft- FF&E
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Recommendation

It is recommended that CBRM Council direct staff to:

1. Formalize negotiations with Doucet Developments.

2. Enter "Agreement to Agree" and engage stakeholders for detailed design.

3. Confirm funding commitments with regards to Fit-ups/FF&E.

4. Engage Library Board to formalize fundraising campaign.

5. Develop a detailed implementation plan, for ongoing project communications.
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Cape Breton Regional Municipality 

320 Esplanade 
Sydney, NS B1P 7B9 

 

 

STAFF REPORT 

 
TO:   Mayor Clarke and CBRM Council 
 
FROM:  Demetri Kachafanas, Chief Administrative Officer 
 
DATE:   June 3, 2026   
 
SUBJECT:  Edgewater/Central Library Development Update    

BACKGROUND 
 
CBRM is currently working with Doucet Developments on the development of a major mixed-
use waterfront project in downtown Sydney.  The development, known as Edgewater, was 
previously presented to Council between 2023 and 2025. 

Edgewater is a transformative project that will include residential units, commercial space, and a 
new “CBRM Central Library” along the Sydney waterfront. 

 

DISCUSSION 
 

CBRM staff have met with the developer, who has provided recent updates on the Edgewater 
project. The developer has engaged an architectural design team (GMAD), which has provided 
updated design information.  The developer is currently working with its engineering consultant 
team to finalize designs for building and development permit submission, which is now 
anticipated by October 2026. 

According to the developer, site work is expected to begin in late summer/early fall as 
construction activities commence. 

The building has expanded in size, with the number of residential units increasing from 138 
(previously presented) to approximately 186 units (36% increase).  The project will include two 
(2) levels of underground parking and a surface parking lot on the north side of the building. 

Premium commercial space will be located on the main floor, with the expanded design 
providing up to 8,000 square feet of additional commercial space, for additional commercial 
tenants. 

As previously identified, approximately 35,000 square feet of the ground-floor commercial space 
will be allocated for the new CBRM Central Library. 
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As noted in December, this public-private partnership aligns with CBRM’s downtown 
revitalization goals, supports current housing initiatives, and leverages private investment to 
reduce municipal capital costs for a new library facility.  It will also ensure that the CBRM 
Central Library is in a modern, accessible, and high-profile setting. 

There is currently a decision point for Council. Under the original purchase and sale agreement, 
building permits were intended to be submitted by late June 2026.   

 

C. Commencement of Construction – PHASE 1   

2. Commencement of Construction for Phase 1 shall occur no later than six (6) months 
from the Closing Date. The Construction of Development shall commence within ninety 
(90) days from the date of issuance of an approved building permit by the Municipality. 

3. Development shall be in accordance with the provisions of the Land Use By-Laws of 
the Municipality. Any changes to the proposed Development shall be approved in writing 
by the Municipality.  

 

Due to the building expansion and ongoing design refinements, a completed building and 
development permit application submission is now anticipated by October 31, 2026.  A 
recommended motion for Council is provided below. 

 

CBRM ASSETS  
 

As part of the Purchase and Sale Agreement, future public access to the boardwalk and marina 
has been preserved. Provision for future servicing of the marina is also included. 

Existing structures, including the three (3) kiosks, are currently being reviewed by our Parks, 
Grounds, Buildings and Facilities Department for future use.  Staff will be back to Council at a 
later date regarding the future use and location of these assets. 

With the lands transferring to Doucette Developments, we have been advised that an 
agreement with the building owners to have the former Portside Building operate for summer 
2026.  This will include the re-opening of a portion of the associated parking area as well.  As 
CBRM is no longer the property owner, this agreement is between the landowner and building 
owner. 

CBRM CENTRAL LIBRARY 
 

Staff have also met with library representatives. Once final building space design (white-box 
design) is complete, the library fit-up design process will begin. 
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In parallel, library representatives are currently initiating a fundraising campaign, including the 
issuance of a Request for Proposal (RFP) for a fundraising feasibility study. This study will guide 
the fundraising strategy to support CBRM Library fit-up costs. 

Applications for funding from other levels of Government are also in preparation. 

Further updates on the CBRM Central Library development and fundraising efforts will be 
provided at an upcoming presentation to Council. 

 

RECOMMENDATION 
 

That CBRM Council approve the revised Appendix C - Section C.2. of the Purchase and Sale 
Agreement as follows: 

 

“C. Commencement of Construction – PHASE 1   

2. Commencement of Construction for Phase 1 shall occur no later than October 31, 
2026. The Construction of Development shall commence within ninety (90) days from 
the date of issuance of an approved building permit by the Municipality.” 

 

 

Respectfully submitted:  

  

 

_____________________       

Wayne H. MacDonald, P.Eng.       

Chief Engineer and Director of Strategic Partnerships    
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Edgewater / Central Library 
Development Update

Current progress and plans for library expansion

CBRM Council Briefing – June 2026
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• The project has evolved since 
prior council reviews from 
2023 to 2025, with this update 
presented in June 2026.
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Project Overview
Mixed-Use Waterfront 
Development
Edgewater combines residential 
housing, commercial spaces, 
and a central library into one 
integrated waterfront project.

Public-Private Partnership 
Model
Edgewater leverages private 
investment in partnership with 
municipality to deliver public 
benefits including a modern 
library.
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What’s inside?

• Residential Units Expansion
• The development includes 

approximately 186 residential 
units, marking a 36% increase 
from earlier designs to meet 
growing demand.

• Commercial Space Increase
• Up to 8,000 additional square 

feet of commercial space is 
added to enhance business 
opportunities within the 
project.

•  CBRM Central Library Space
• Approximately 35,000 square 

feet are dedicated to the new 
CBRM Central Library, providing 
significant civic space.

•  Comprehensive Parking Solution
• The project offers two levels of 

underground parking plus 
surface parking on the north 
side, addressing resident and 
visitor needs.
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Visual Concept and Waterfront Integration
Ground-floor Activation

• Central Library and commercial spaces 
on the ground floor activate the 
waterfront year-round, encouraging 
public interest.

Compatibility with Sydney Character
• The design enhances the waterfront 

while aligning with downtown 
Sydney’s character and long-term 
plans.
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Updated Project Timeline
Permit Submission Date

Completed building and development permits are now expected by 
October 31, 2026, reflecting design refinements and building 
expansion.

Construction Start Timing
Site work will begin in late summer or early fall, with construction 
starting within 90 days after permit issuance, per amended agreement.

Project Progress and Engagement
Developer and engineering teams are actively advancing designs toward 
permit readiness, showing continued project commitment.
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What Has Changed? 

• Increased Residential Units
• The project now includes more 

residential units, reflecting market 
demand and design updates.

• Expanded Commercial Space
• Commercial space has expanded, 

boosting economic activity without 
affecting public access or municipal 
assets.

•Design and Permitting Timeline
• Design changes have impacted 

permitting timelines, requiring updated 
approvals to keep project on track.

•Maintained Public Benefits
• Public access, municipal assets, and 

the Central Library remain fully 
protected despite project changes.
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Community and Municipal Benefits
• Modern Central Library

• A new, accessible Central Library 
enhances community learning and 
cultural engagement in a prime 
downtown location.

• Increased Downtown Housing
• The development significantly 

boosts downtown housing supply, 
supporting urban growth and 
diverse living options.

• Leveraging Private Investment
• Private investment reduces 

municipal capital costs, promoting 
fiscal responsibility and public-
private partnership value.
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CBRM Assets and Public Access
Preserved Public Access
Public access to the boardwalk 
and marina is secured through 
the Purchase and Sale 
Agreement.

Future Marina Servicing
Provisions are included for 
ongoing and future marina 
servicing to support community 
use.

Kiosk Review Process
Existing kiosks are under review 
by municipal staff for potential 
future community use with 
recommendations pending.
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CBRM Central Library
Library Space Allocation
• Approximately 35,000 square feet is 

allocated on the ground floor for the 
Central Library component of the 
project.

Design and Fit-up Process: 
• The white-box design will be completed 

soon, followed by detailed library fit-up 
design to tailor the space for 
functionality.

Fundraising and Funding Efforts
• Library representatives are launching a 

fundraising campaign and preparing 
funding applications, including an RFP 
for a feasibility study.
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Decision Required 
from Council

Council Approval Needed
Council is requested to approve the 
revised construction timeline for Phase 1 
with the new deadline of October 31, 
2026.
The extension reflects the expanded 
design and permitting process, aligning 
the agreement with current project 
realities.
The amendment ensures clear 
expectations and accountability 
between the municipality and developer 
throughout the project.
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Recommendation

Staff Approval Recommendation
Staff recommends approving revised Appendix C, 
Section C.2, to enable Phase 1 construction by 
October 31, 2026.

Project Momentum
Approval supports a major waterfront 
development and keeps the downtown 
revitalization initiative moving forward.

Clear Decision Guidance
This slide provides a confident conclusion, guiding 
Council to make an informed decision based on 
report and visuals.
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SCHEDULE “C” 

 
#47980513.1 

This BUY-BACK AND RIGHT OF FIRST REFUSAL AGREEMENT dated the ____ day of 
December,  2025. 
 
 
 
BETWEEN:  
  

CAPE BRETON REGIONAL MUNICIPALITY, a municipal body corporate  
(hereinafter called the “Municipality”)  

 
OF THE FIRST PART  

 
- and -  

 
 
4634991 Nova Scotia Limited,  a company incorporated according to the laws of 
the Province of Nova Scotia  
(hereinafter called the “Purchaser”)  

 
OF THE SECOND PART  

 
 
 
 

WHEREAS by an Agreement of Purchase and Sale dated the 1st day of December, 2025 
(the “Agreement of Purchase and Sale”), the Municipality agreed to sell and the Purchaser 
agreed to purchase the property described in Schedule A hereto (the “Property”);  

 
AND WHEREAS the Agreement of Purchase and Sale refers to a buy back and right of 
first refusal agreement, intending to be the within agreement.  

 
WITNESSETH THAT in consideration of the mutual covenants contained herein and the 
consideration of the sum of One Dollar ($1.00) paid by each of the parties hereto to the 
other, the receipt and sufficiency of which is hereby acknowledged, the Municipality and 
the Purchaser agree as follows: 

 
 

A.  Definitions 
 

In this agreement the following words shall have the following meanings: 
 

Agreement means this Buy-Back and Right of First Refusal Agreement. 
 

Agreement of Purchase and Sale means the Agreement of Purchase and Sale between the 
Purchaser and the Municipality dated the 1st of December, 2025. 

 

Page 40



 
 

CBRM Buy Back and Right of First Refusal Agreement  Page 2 of 5 
 

#47980513.1 

Closing means the closing date as set out in the Agreement of Purchase and Sale or such 
other closing date for the sale of the Property as agreed to by the Municipality in writing.  
With respect to a future owner of the Property, “Closing” means the closing date as set out 
in the Agreement of Purchase and Sale to which that future owner is a party or such other 
closing date for the sale of the Property as agreed to by that future owner in writing.   

 
Commencement of Construction means the date of an approved building permit issued 
by the Municipality.  

 
Construction of Development means beginning the actual excavation for the project and 
continuing on a daily or regular basis until completion of the project, including 
landscaping, paving and curbing, and fencing as required and as set out in the building 
permit application submitted and approved by the Municipality. 

 
Development means collectively the projects provided for in the respective building 
permits for Phase 1 and Phase 2. 

 
Phase 1 means the development on Lot 2025-1C. 

 
Phase 2 means the development on Lot 2025-2BD. 

 
Property means the property described in Schedule A hereto. 

 
Purchaser means the Purchaser described on the cover page of this agreement, its heirs, 
executors, administrators, successors and assigns, including successors in title to the 
Property.   

 
 

B. Registration of Agreement 
 

1. At the sole election of the Municipality, a Notice of this Agreement will be registered at 
the Registry of Deeds against the title to the Property together with the options referenced 
in Clause E and the Right of First Refusal referenced in Clause F.  Notwithstanding the 
foregoing, the Municipality shall give priority to any lender financing the Development 
and will execute subordination agreements in form required by a lender financing the 
Development. 

 
 

C. Commencement of Construction – PHASE 1 
 

2.  Commencement of Construction for Phase 1 shall occur no later than six (6) months from 
the Closing Date. The Construction of Development shall commence within ninety (90) 
days from the date of issuance of an approved building permit by the Municipality. 
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CBRM Buy Back and Right of First Refusal Agreement  Page 3 of 5 
 

#47980513.1 

3. Development shall be in accordance with the provisions of the Land Use By-Laws of the 
Municipality. Any changes to the proposed Development shall be approved in writing by 
the Municipality. 

 
 

D. Commencement of Construction – PHASE 2 
 

4. An application for a building permit for Phase 2 shall occur no later than three (3)   years 
from the date of the issuance of an occupancy permit for Phase 1. The Construction of 
Development shall commence within ninety (90) days from the date of issuance of an 
approved building permit by the Municipality. 

 
5. Development shall be in accordance with the provisions of the Land Use By-Laws of the 

Municipality. Any changes to the proposed Development shall be approved in writing by 
the Municipality. 

 

E. Municipality’s Right to Buy-Back the Property  
 

6. If the Purchaser has not complied with the provisions of Clauses 2 and 3  of the Agreement, 
the Municipality has the option to buy-back the Property.  The option provided for herein, 
as applicable to Phase 1 only, shall terminate six (6) months from the Commencement of 
the Construction of the Development.  

 
7. If the Purchaser has not complied with the provisions of Clauses 4 and 5 of the Agreement, 

the Municipality has the option to buy-back the Property associated with Phase 2.  The 
option provided for herein shall terminate six (6) months from the Commencement of 
Construction of Phase 2.  

  
8. If the Municipality elects to buy-back the Property, the purchase price shall be the same 

price paid to the Municipality, without interest, by the purchaser that purchased the 
Property from the Municipality, less  

 
a. the cost of reinstating the Property to its condition at Closing,  
b. the Municipality’s legal fees incurred to buy-back the Property, and  
c. the Municipality’s administration costs to buy-back the Property.   

 
In addition, the Purchaser shall cooperate with the Vendor in repealing the consolidation 
of the Property to facilitate the buy-back so that Parcel B as depicted on the Plan in 
Schedule A (Parcel B) shall be recreated. The buy-back would apply to the remainder of 
the Property minus Parcel B.  
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CBRM Buy Back and Right of First Refusal Agreement  Page 4 of 5 
 

#47980513.1 

F.  Municipality’s Right of First Refusal 
 

9. If the Purchaser decides to sell all or a portion of Parcel B  prior to the Commencement of 
Construction or Construction of Development and receives a bona fide offer from a third-
party purchaser that the Purchaser is willing to accept, the Municipality shall have a right 
of first refusal to purchase same as follows:  
 
 

a. The Purchaser shall provide the Municipality with notice of the offer in writing, 
and the Municipality shall have fourteen (14) business days from receipt of the 
notice to exercise its right of first refusal and agree to purchase the lands for the 
same price and on the same terms as set out in the offer. 

 
b. If the Municipality does not notify the Purchaser in writing that it has decided to 

exercise its right of first refusal within fourteen (14) business days then the 
Municipality shall be deemed to have not exercised its right of first refusal, and the 
Purchaser may sell the lands in accordance with the offer.   

 
c. This right of first refusal shall be terminated and be of no force or effect from and 

after the date that construction of the Development is complete, including 
landscaping, paving and curbing, and fencing as required.   

 

d. The Municipality shall give priority to any lender financing the Development and 
will execute subordination agreements in form required by such lender.  

 
 

G. General 

 
10. The terms, conditions and covenants of this Agreement shall survive Closing.  

 
11. This Agreement shall be binding upon the parties hereto and their heirs, executors, 

administrators, successors and assigns, including successors in title, and shall run with the 
land which is the subject of this Agreement and more particularly described in Schedule A 
hereto, until such time as it is discharged by the Municipality or the rights granted hereby 
terminate as provided for herein. 

 

SIGNATURE PAGE TO FOLLOW 
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CBRM Buy Back and Right of First Refusal Agreement  Page 5 of 5 
 

#47980513.1 

IN WITNESS WHEREOF the Municipality and the Purchaser hereto have executed this 

Agreement on the ____ day of _____________ 2025.  

 
SIGNED, SEALED and DELIVERED  
 
 4634991 NOVA SCOTIA LIMITED 

 
_________________________ ) ________________________ 
Witness Signature ) 

) 
Name: Doug Doucet 
 

_________________________ ) Position: President/Secretary 
Witness Printed Name )  
 ) 

) 
 

   
   
   
   
   
   
  

Cape Breton Regional Municipality 
 )  
_________________________ ) ________________________________ 
Witness Signature ) Mayor Cecil P. Clarke 

 
 )  
_________________________ ) ________________________________ 
Witness Printed Name ) Christa Dicks – Municipal Clerk 
 )  
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