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MacKay-Lyons Sweetapple Architects

MacKay-Lyons Sweetapple Archi tects is  pr imar i ly  based in Hal i fax,  Nova Scot ia,  Canada with sate l l i te  off ices in 
Lunenburg,  Nova Scot ia,  Oregon, and Massachusetts.  The pract ice works local ly  and internat ional ly  on cul tura l , 
academic,  and res ident ia l  pro jects,  prov id ing fu l l  archi tectura l ,  inter ior  design,  and urban design serv ices.

Exper ience in the conservat ion of  her i tage propert ies inc ludes:

 • Colchester-East Hants Publ ic L ibrary -  Truro,  NS
 • B2 Lofts -  Lunenburg,  NS
 • Lunenburg pro jects -  King’s Arm Hote l ,  Foundry
 • Mader’s Cove Residence -  Mahone Bay,  NS
 • Shobac School  House -  Kingsburg,  NS
 • Shobac Troop Barn -  Kingsburg,  NS

See Appendix 9.2 -  In format ion & Curr icu lum Vi tae.

In over 30 years of  work,  the pract ice has bui l t  an internat ional  reputat ion for  design excel lence as ev idenced by 
over 150 design awards.

Both partners are act ive in archi tectura l  educat ion;  Br ian as a recent ly  ret i red Ful l  Professor and facul ty member 
at  Dalhousie Univers i ty  for  37 years and Talbot as an Adjunct Professor s ince 1997 and a Professor of  Pract ice as 
of  2013. Together,  they have held 18 endowed academic chai rs and v is i t ing professorships at  leading univers i t ies 
wor ldwide.
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1.0 - Introduction: Subject Property & Heritage Impact Statement

1.1 - Letter from MacKay-Lyons Sweetapple Architects

August 31, 2022

Jenny Lugar,  MCIP, LPP 
Planner I I  –  Her i tage
Planning & Development
902-399-8576

Re: 10 Kirk Road - Her i tage Impact Statement

Dear Jenny,

This document is  submit ted as part  of  the Development Agreement appl icat ion for  the F innt igh Mara/Mathers Estate 
prepared by MacKay-Lyons Sweetapple Archi tects on behal f  of  our c l ients,  Dar in Sweet and Paul  Tay lar  of  Marterra 
Inc.

The property is  located at  10 Ki rk Road with in the res ident ia l  community of  Jol l imore in Hal i fax,  Nova Scot ia. 
Extending east f rom Kirk Road to the shores of  the Northwest Arm, the property is  representat ive of  an ear ly  20th 
century estate and consists of  two land parcels tota l l ing 3.75 acres. 

The proposed development s i te became a munic ipal ly  registered her i tage property in 2010. This designat ion was 
approved based on the property’s age, archi tecture,  h istor ica l  associat ions,  and local  h istor ica l  s ign i f icance.

Dr.  R.E.  Mathers,  a prominent Hal i fax doctor,  created the property by assembl ing severa l  smal ler  parcels of  land in 
the Jol l imore V i l lage.  In 1914, Dr.  Mathers h i red wel l  known archi tect  W i l l iam M. Brown to design the Main House. 
Today,  the Main House remains largely intact  and is  considered an excel lent  example of  Arts and Craf ts sty le 
archi tecture.

Severa l  secondary outbui ld ings and landscape features ex ist  across the s i te.  These features are descr ibed in the 
or ig ina l  her i tage registrat ion report  but are not considered to be character-def in ing e lements of  the property.

A Development Agreement to undertake substant ia l  a l terat ions to the property was approved by the Munic ipal i ty  in 
2011. This agreement,  which never commenced, permit ted the construct ion of  1 two-uni t  dwel l ing and ten s ingle-
uni t  dwel l ings across the s i te and was to be operated as a bare land condominium. The Main House, secondary 
outbui ld ings,  and s igni f icant landscape features across the s i te were a l l  to be reta ined as part  of  th is agreement.

The current proposed s i te development para l le ls  the approach set  for th in the prev ious Development Agreement and 
consists of  the fo l lowing:

 1.  Retent ion and conservat ion of  the Main House based on the or ig ina l  construct ion drawings by archi tect    
 W i l l iam M. Brown. This inc ludes the removal  of  the 1965 Annex addi t ion to the south s ide of  the bui ld ing.

 2.  Retent ion and conservat ion of  s igni f icant landscape features and outbui ld ings found across the property  
 inc luding the Roost,  rhododendron garden, swimming pool  and  terrace,  stone wal ls ,  hemlock stands,   
 s ign i f icant t rees,  and v iews of  the Northwest Arm. 

 3.  Rehabi l i tat ion of  the property through the format ion of  14 home s i tes that  respect the her i tage va lue of    
 the property and promote the character  of  the greater  Jol l imore community.
 
Based on our consul tat ions with the Munic ipa l  P lanning and Development staff ,  i t  was recommended that the 
current property owners apply for  a new Development Agreement,  and at  the same t ime request the prev ious 
Development Agreement be d ischarged.

We look forward to your rev iew and discussing the next steps.

Sincere ly,

Talbot Sweetapple,
Partner,  MacKay-Lyons Sweetapple Archi tects
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1.2 - Site Plans

Refer to Appendices 9.4 and 9.5.

2.0 - Background Research and Analysis  

Background research and analys is shal l  be prov ided, which at  a min imum inc ludes a rev iew of  the munic ipa l  her i tage 
property f i le  for  the subject  property.  I f  ava i lab le,  the fo l lowing informat ion shal l  be inc luded: 

2.1 - Site Location and Description 

Comprehensive wr i t ten and v isual  research, wi th source informat ion and references,  and analys is re lated to the 
her i tage va lue of  the property,  above and beyond what is  ava i lab le in the munic ipa l  her i tage f i le ;
 
The s i te is  located at  10 Ki rk Road with in the res ident ia l  community of  Jol l imore in Hal i fax,  Nova Scot ia.  Known as 
‘F innt igh Mara’  -  a Gael ic name bel ieved to mean ‘smal l  house on the sea’  -   the property is  representat ive of  an 
ear ly  20th century rura l  estate.

The s i te f ronts on Ki rk Road and extends 250 feet  to the shores of  the Northwest Arm. Today,  the property consists 
of  two land parcels tota l l ing 3.75 acres.

The property became a munic ipa l ly  registered her i tage property in 2010. The pr imary focus of  the registrat ion was 
the Main House and i ts  s ign i f icant archi tectura l  features.  The property a lso conta ins a var iety of  outbui ld ings and 
landscape features inc luding stone wal ls ,  pool  and terrace,  rhododendron garden and s igni f icant t rees.

The surrounding neighbourhood is typ ica l  of  the eclect ic Jol l imore community:  i r regular  smal l  scale s ingle fami ly 
homes, narrow laneways,  dense vegetat ion,  and var iety of  wi ld l i fe .

Site Information

Tota l  S i te Area (Block A) :  143,700 square feet  (3.30 acres) 
Tota l  S i te Area (Block B)  :  19,635 square feet  (0.45 acres)
Tota l  S i te Area (Combined) :  163350 square feet  (3.75 acres)

Ki rk Road Frontage: 106.8 feet
North West Arm Frontage: 168 feet

Refer  to Appendix 9.4 -  S i te Plan -  Her i tage Resources & Landscape Features -  9.4.1 -  S i te Plans -  Diagram - 
Development Si te Locat ion -  2022.

2.2 - Bui lt  History of Finntigh Mara

A descr ipt ion of  the evolut ion of  the property over t ime inc luding or ig ina l  construct ion,  addi t ions,  and a l terat ions 
with dates of  construct ion supported by documentary or  phys ica l  ev idence; and  

Note:  The h istor ica l  in format ion presented below has been compi led based on our rev iew of  the munic ipa l  her i tage 
property f i le .

Late 1700s: The King’s Quarr ies (b lack s late and i ronstone)  and the Queen’s Quarr ies (grani te )  at  Purcel l ’s  Cove 
were in operat ion.  This stone can be seen in the Pr ince of  Wales Marte l lo Tower,  the foundat ions of  the Town Clock, 
and in many of  the o lder bui ld ings of  Dalhousie Univers i ty.  The quarr ies were eventual ly  acquired by Dalhousie 
Univers i ty  and operat ions ended in the ear ly  1960s. 

These quarr ies may have suppl ied the stone for  the foundat ions and stone wal ls  found across the property at  10 
Ki rk Rd. The stone is  assumed to be granodior i te,  found a long a fau l t  just  west of  the development s i te,  that  cuts 
through the Jol l imore neighbourhood f rom the Northwest Arm to Purcel ls  Cove Road and cont inues southwest.
 
Refer  to Appendix 9.4 -  S i te Plan -  Her i tage Resources & Landscape Features -  9.4.1 -  S i te Plans -  Diagram - 
Quarr ies -  NS Dept.  NR - 1987.

1872: The large concrete pool  (wi th f lagstone terrace)  and Pool  Shanty,  a smal l  st ick-bui l t  cottage, were 
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constructed.
 
Late 1800s: The Gate House was constructed. This sa l t-box sty le house was used as a guest house on the estate. 

Ear ly  1900s: The Roost was constructed. This smal l  and s imple c lass ica l- rev iva l  cottage features wooden windows 
and cedar sh ingles.

1911-1929: Dr.  R.E.  Mathers began assembl ing land in the community of  Jol l imore on the shores of  the Northwest 
Arm in 1911, and by 1944 had purchased a 3 acre parcel  of  land commonly known as F innt igh Mara (Block A and 
B).  This parcel  had f rontage on what was then School  Road ( later  to be renamed Kirk Road) and ran 250 feet  to the 
Northwest Arm.

 1913: The water f ront north s ide a l l  the way to and inc luding the main house area (a lso inc luding the Shanty  
 area)  was conveyed to Dr.  R.E.  Mathers by Amos Slaughenwhite on March 13.

 1914: The F innt igh Mara Main House was designed by the wel l -known Hal i fax born archi tect  W i l l iam M.   
 Brown in the Arts and Crafts sty le (a lso cal led a Craftsman Bungalow) and was eventual ly  bui l t  in the 1920s  
 (exact year unknown).

 1916: The water f ront centre (Shanty area to the water f ront )  was conveyed to Dr.  R.E.  Mathers by J.L.    
 Hether ington on May 17.

 1921: The water f ront south property (Roost down to Water f ront )  was conveyed to Dr.  R.E.  Mathers by   
 Amos Slaughenwhite on May 21.

 1923: The Gate House lot  was conveyed by sher i f f ’s  deed to Dr.  R.E.  Mathers on July 27.

 1923: The lot  across the property between the main house and the gate house was conveyed to Dr.  R.E.    
 Mathers by Amos Slaughenwhite on September 17. 

1937: The water f ront south property (Roost down to Water f ront )  was conveyed to Dr.  R.E.  Mathers by J.R MacLeod 
on May 14.

1940s-50s: Dr.  Mathers (eye doctor and surgeon)  and Dr.  A.  Ernest Doul l  pract iced at  5186-90 Morr is  Street , 
downtown Hal i fax.  Now a munic ipal ly  registered her i tage bui ld ing,  i t  was named af ter  the two eye doctors as the 
Mathers and Doul l  Bui ld ing.  I t  is  l ike ly  that  th is is  how Dr.  Mathers was introduced to W i l l iam Brown (Case H00345 - 
Appl icat ion to consider 10 Kirk Road, Hal i fax as a Munic ipa l ly  Registered Her i tage Property ) .

1944: The larger p iece of  land (Block A)  created by Dr.  R.E.  Mathers was sold to Dorothy Mart in (wi fe of  Gera ld 
Mart in )  on December 14. 

1955: The Mar ine Dr ive property was conveyed to Gera ld Mart in (Grandfather to F in ley)  by John Cruikshank on June 
04.

1965: A compl imentary addi t ion was constructed on the south s ide of  the F innt igh Mara Main House, now known as 
the Annex.  

1966: In 1966, Gera ld Mart in purchased an abutt ing hal f-acre parcel  of  land (Block C) and the tota l  land mass 
ra ised to 3.75 acres.

1966: Gera ld Mart in and Dorothy le f t  the house to the i r  two chi ldren,   

1980s: An addi t ional  dormer was constructed on the main house (Ki rk Road f ront )  to a l low for  a th i rd bedroom at 
that  leve l .  The renovat ion was sympathet ic wi th the or ig ina l  exter ior  deta i ls  b lending in wel l  to the large,  low pi tch of 
the main roof  (exact year unknown). 

1991: The property was passed a long to  and remained in the  
ownership for  four generat ions. 

2009:  conveyed the land to 

2010: 10 Kirk Road was off ic ia l ly  des ignated as a munic ipa l ly  registered her i tage property.  

2020: .  ownership is  t ransferred to
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2.3 - Research Materials 

Research mater ia l  shal l  inc lude re levant h istor ic maps, drawings,  photographs, sketches/render ings,  permit  records, 
land records,  d i rector ies,  etc.  as may be avai lable. 

Refer  to Appendix 9.1 -  Bib l iography -  9.1.1 -  Ex ist ing Her i tage Documents.

3.0 - Statement of Signif icance 

A Statement of  S igni f icance is  necessary to evaluate a proposed intervent ion us ing the Conservat ion Standards. 
The Statement of  S igni f icance may be used, in whole or  in part ,  by the Munic ipal i ty  in craf t ing i ts  statement of 
s ign i f icance for  the subject  property.  The Statement of  S igni f icance shal l  inc lude the fo l lowing:

3.1 - Research and Analysis  

New research and analys is of  the property as wel l  as in format ion conta ined in the her i tage f i le ;

Refer  to Appendix 9.3 -  E levat ions -  Her i tage Resources -  9.3.8 -  F ie ld Review - 2022.

3.2 - Heritage Value and Character-Defining Elements 

A statement of  her i tage va lue and character  def in ing e lements as def ined in the Her i tage Property Act of  Nova 
Scot ia.  The Statement of  S igni f icance wi l l  be wr i t ten in a way that  does not respond to or  ant ic ipate any current or 
proposed intervent ions;  and

Description of Historic Place

The property is  located at  10 Ki rk Road with in the res ident ia l  community of  Jol l imore in Hal i fax,  Nova Scot ia.  Known 
as ‘F innt igh Mara’  -  a Gael ic name bel ieved to mean ‘smal l  house on the sea’  -   the property is  representat ive of  an 
ear ly  20th century rura l  estate.

The property f ronts on Ki rk Road and extends 250 feet  to the shores of  the Northwest Arm. Today,  the property 
consists of  two land parcels tota l l ing 3.75 acres.

The property became a munic ipa l ly  registered her i tage property in 2010. The pr imary focus of  the registrat ion is 
the main house and i ts  s ign i f icant archi tectura l  features.  The property a lso conta ins a var iety of  outbui ld ings and 
landscape features inc luding stone wal ls ,  pool  and terrace,  rhododendron garden, and s igni f icant t rees.

Site Information

Tota l  S i te Area (Block A) :  143,700 square feet  (3.30 acres) 
Tota l  S i te Area (Block B)  :  19,635 square feet  (0.45 acres)
Tota l  S i te Area (Combined) :  163350 square feet  (3.75 acres)

Ki rk Road Frontage: 106.8 feet
North West Arm Frontage: 168 feet

Refer  to ‘Her i tage Property Plan’  for  a v isual  i l lustrat ion of  the property -  inc luding key p lans and overa l l  s i te p lan.

Heritage Value 

Per ‘Form A - Not ice of  Recommendat ion to Register  10 Ki rk Road, Hal i fax as a Munic ipa l  Her i tage Property’ ,  the 
land and bui ld ing located at  10 Ki rk Road was recommended to be registered in the Registry of  Her i tage Property 
for  Hal i fax Regional  Munic ipa l i ty  for  the fo l lowing reasons:

 • Age: the Craf tsman bungalow was constructed in 1914-1916;
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 • Archi tecture:  Arts & Craf ts archi tectura l  sty le;

 • Histor ica l  Associat ions:  Wel l  known Hal i fax archi tect  W i l l iam Brown designed th is bui ld ing in 1914 for    
 property owner Dr.  R.  Evatt  Mathers,  a local  eye doctor and surgeon, pract ic ing in downtown Hal i fax. 

 • Four generat ions of   ownership:  the property ownership was passed to ,  who   
 res ided in the bui ld ing f rom 1944 to 1966, when i t  was passed to h is chi ldren,     
 .  The  fami ly  reta ined ownership f rom 1966 to 2009;

 • Local  Histor ica l  S igni f icance: Whi le the main house holds the most s igni f icant her i tage va lue,  there are   
 severa l  other bui ld ings and landscape features which contr ibute to the overa l l  her i tage va lue of     
 the property.  The contr ibut ing bui ld ings inc lude, but are not restr icted to,  the Gate House, the    
 Pool  Shanty,  and the Roost;  and contr ibut ing landscape features such as severa l  stone reta in ing    
 wal ls ,  stands of  t rees,  and gardens. 

Per ‘Attachment B -  Her i tage Bui ld ing Summary’  f rom the munic ipal  her i tage f i le ,  her i tage va lue is  descr ibed as 
fo l lows:

The Main House is  an Arts and Craf ts sty le bui ld ing (a lso cal led an Craf tsman Bungalow) and was
designed by archi tect  W i l l iam Brown in 1914. This bui ld ing is  fu l ly  intact ,  both inter ior  and exter ior,  and is  an 
exemplary example of  the Arts and Craf ts movement.  A compl imentary addi t ion to the south s ide of  the bui ld ing 
occurred in 1965. The bui ld ing conta ins many features t rue to i ts  archi tectura l  sty le,  inc luding large overhanging 
eaves,  t imber f raming, wooden double-hung windows, and plank doors.  I t  is  exemplary of  an ear ly  20th century 
development and evolut ion of  the Jol l imore area of  Hal i fax County.

Whi le the Main House holds the most s igni f icant her i tage va lues,  there are severa l  other bui ld ings and landscape 
features which add to the overa l l  her i tage va lue of  the property which are noted above. Whi le these features do 
add s igni f icant her i tage va lue,  they’re associat ion to the main house and the i r  ro le as possib le character-def in ing 
e lements are worth d iscussion.  Whi le these features are deta i led in the or ig ina l  registrat ion report ,  they are not 
ident i f ied as character  def in ing e lements in the i r  own r ight .  I t  is  Staff ’s  Opin ion that  the major i ty  of  the her i tage 
va lue is  conta ined in the main house and i ts  immediate grounds.

Character-defining Elements

Per ‘Attachment B -  Her i tage Bui ld ing Summary’  f rom the munic ipal  her i tage f i le ,  character-def in ing e lements are as 
fo l lows:

 • W i l l iam Brown designed, Arts and Craf ts sty le Main House (c.  1914)

 • prominent t imber f raming and wide,  overhanging eaves typica l  of  th is archi tectura l  sty le 

 • the f ie ldstone masonry structura l  e lements and prominent br ick chimney

 • the wooden s ix-over-s ix s ingle-hung windows and wooden plank doors consistent wi th th is archi tectura l    
 sty le

Other s igni f icant features inc lude inc lude:

 • the sprawl ing landscaped grounds with mature t rees,  rhododendron gardens, and drystone reta in ing wal ls

 • the “Roost” – a smal l ,  s imple c lass ical-rev iva l  cottage with wooden windows and cedar shingles dat ing to  
 the ear ly  1900s

 • the Pool  and Pool  Shanty – c.1872 st ick-bui l t  cottage and large mid-century pool  wi th f lagstone sk i r t ing

 • the Gate House – a late 19th century sa l t-box sty le local  vernacular  house, that is  used as a guest house  
 on the estate

 • the prominent v iews of  the Northwest Arm.

3.3 - Character-defining Elements - Photographs

Profess ional  qual i ty  photographs of  the her i tage resource i l lustrat ing character  def in ing e lements of  the her i tage 
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property in the i r  present state.

For photographs of  the Main House & Annex, refer  to  Appendix 9.3 -  E levat ions -  9.3.5 -  Photographs -  Main House 
& Annex -  E levat ions & Features -  2022.

For photographs of  the Roost,  refer  to Appendix 9.3 -  E levat ions -  9.3.6 -  Photographs -  Roost -  E levat ions & 
Features -  2022.

For photographs of  landscape features,  refer  to Appendix 9.4 -  S i te Plan -  Her i tage Resources & Landscape 
Features -  9.4.3 -  Photographs -  Property & Landscape Features -  2022.

4.0 - Assessment of Exist ing Condit ions

The Munic ipal i ty  requi res current in format ion about the condi t ions of  the property and i ts  her i tage resources to 
evaluate the appl icat ion.  The fo l lowing informat ion is  requi red:

4.1 - Heritage Resources - Written and Visual Description

A comprehensive wr i t ten and v isual  descr ipt ion of  the ex ist ing condi t ions of  the subject  property.  (see Appendices, 
below, for  v isual  descr ipt ion requirements) ;

Two v isual  inspect ions were carr ied out to evaluate the ex ist ing condi t ion of  the Main House and i ts  immediate 
grounds:

 1.  MacKay-Lyons Sweetapple Archi tects ( inspect ion date:  Apr i l  2,  2022)

Refer  to Appendix 9.3 -  Photographs of  the Exist ing Her i tage Resources…

 2. Quadro Engineer ing L imited ( inspect ion date:  Apr i l  6,  2022)

Refer  to Appendix 9.8 -  Structura l  Engineer ing Assessment -  9.8.1 -  Structura l  Engineer ing Assessment -  Quadra 
Eng 2022 - Main House & Addit ion.

The f indings of  these inspect ions are summar ized below: 

Exposed Timber Framing / Overhanging Eaves

The exposed t imber f raming, which supports the overhanging eaves and covered porch, requi res fur ther 
examinat ion.  One f raming member on the south s ide of  the bui ld ing appears to have fa i led and is  no longer in 
contact or  support ing the raf ters above ( refer  to Archi tectura l  F ie ld Review Report  [AFRR] image 2.7 ) . 

Addi t ional ly,  the exposed t imber f raming members pro ject ing out f rom the bui ld ing on the north and south s ides 
were found to be capped (at  the ends)  wi th th in wooden blocks,  potent ia l ly  h id ing rot  or  deter iorat ion ( refer  to AFRR 
image 2.1) .

The exposed t imber f raming, raf ters,  and sheath ing boards genera l ly  appear in good condi t ion in the covered porch 
( refer  to AFRR image 2.8) .  This area should be further examined to conf i rm.

Some fascia boards at  the overhanging eaves require repai r  ( re fer  to AFRR image 2.2) .  Water runoff  f rom the roof 
should be proper ly  managed with a combinat ion of  gutters and downspouts to d ivert  water away f rom the bui ld ing.

Asphal t  roof ing shingles appeared in good condi t ion.  Some ev idence of  leak ing /  water int rus ion is  referred to the 
Structura l  Engineer ing inspect ion report .  Asphal t  roof ing shingles (~5” exposure)  d i f fers f rom the or ig ina l  roof ing 
mater ia l  as drawn by Brown ( refer  to sheet No 6) .  The or ig ina l  system was vert ica l ly  or iented (as opposed to 
hor izonta l  wi th the current sh ingles)  and mirrored the spacing of  the raf ters below. Future roof  replacement should 
consider a system more in keeping with the scale,  or ientat ion,  and rhythm of  the or ig ina l .

Fieldstone Masonry Elements /  Brick Chimney

The stone columns at  the covered porch appear in good condi t ion.  Some repoint ing work was completed prev iously 
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( re fer  to AFRR image 2.4) . 

The red br ick chimney (north end)  appears to have been recent ly  replaced and is  in good condi t ion.  We are 
uncerta in i f  the or ig ina l  ch imney was constructed with f ie ldstone l ike the porch columns. The or ig ina l  drawings by 
Brown ( refer  to Appendix X)  are not conclus ive.

The second chimney (south end) ,  serv ing the f i replace d iv id ing the former main f loor bedrooms, appears to have 
been removed. Refer  to or ig ina l  drawings by Brown (west e levat ion,  sheet No 2. )  to see the or ig ina l  locat ion.

The large stone steps ( fu l l  width between columns)  descending f rom the covered porch (east  s ide) ,  appear in poor 
condi t ion.  The stones ( t reads and r isers)  are uneven with cracked mortar  -  l ike ly  caused by f rost  heave ( refer  to 
AFRR image 2.3) .  The stones appear fu l ly  intact  and l ike ly could be reset and repai red. The smal l  stone steps 
descending f rom the covered porch (north s ide)  a lso appear in poor condi t ion ( refer  to AFRR image 2.10) .  Again,  the 
stones appear fu l ly  intact  and l ike ly could be reset and repai red.

Windows and Doors

The exter ior  wood windows and doors ( t rue d iv ided, s ix over s ix windows and true d iv ided, 21 pane doors)  found at 
the covered porch appear largely intact  and in good condi t ion ( refer  to AFRR images 2.5 and 2.6) .  These windows 
and doors should be further examined to determine the extent of  maintenance and repai r  work required. Some 
storm windows are miss ing,  and some munt ins and panes are miss ing.  S i l ls ,  jambs, and casings should a lso be 
further examined for  any maintenance and repai r  work required.

Some s imulated div ided wood windows were observed on the west s ide of  the house, main and upper f loors ( refer 
to AFRR image 2.12) .  The layout and arrangement of  these windows di ffers f rom the or ig ina l  drawings by Brown 
( refer  to West E levat ion sheet No 2) .  The main entry door and s ide l i tes are not or ig ina l  to the house ( refer  to AFRR 
image 2.11) .

Foundation and Site Grading

Issues re lated to s i te grading and foundat ion condi t ion are noted in the structura l  engineer ing inspect ion report 
completed by Quadra Engineer ing L imited. The grading at  the per imeter of  the foundat ion is  current ly  too h igh 
and should be lowered and s loped away f rom the house. Lower ing the grade wi l l  he lp reduce water leakage into 
the basement and a lso prevent s i l l  f raming and s idewal l  sh ingles f rom deter iorat ing.  The stone foundat ion should 
be thoroughly examined to determine the extent of  repai r  work required, inc luding replac ing cracked stones and 
repai r ing mortar  jo ints.  Wood f raming at  the s i l l  should a lso be examined for  addi t ional  rot  and decay not found 
dur ing the structura l  engineer ing inspect ion.  The basewalk walkout sta i r  and cover doors (northeast corner )  l ike ly 
a lso contr ibute to water leakage into the basement.  These should be thoroughly inspected and l ike ly removed and 
c losed in.  Addi t ional  means to address moisture concerns in the basement could inc lude the fo l lowing: dehumidi f ier, 
HRV, per imeter foundat ion dra in at  exter ior,  p i t ,  and sump pump at inter ior.

Wood Shingle Cladding

The wood shingle c ladding on the s idewal ls  genera l ly  appears in good condi t ion.  Some minor spl i t t ing was observed 
( refer  to AFRR image 2.12) .  Shingles appear most ly  f lat  wi th no major cur l ing,  cupping, bowing, or  warping.  The 
paint  f in ish is  in good condi t ion -  some fading but no major cracking or peel ing was observed.

Exterior Light Fixtures

Two types of  exter ior  wal l  mounted l ight  f ix tures were observed at  the Main House. F ixtures observed on the 
covered porch appear to match those shown in Attachment D -  S igni f icant Bui ld ings and Features descr ibed as 
‘or ig ina l  external  Arts & Craf ts l ight  f ix tures’ .  F ixtures observed on the east and north s ides of  the bui ld ing do 
not appear to match the or ig ina l  f ix tures descr ibed above. Both f ix tures appear in fa i r  condi t ion and require some 
maintenance and repai r  work.  F ixtures should be inspected by a qual i f ied Electr ic ian.

Landscape Features

Swimming Pool and Flagstone Terrace
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The concrete swimming pool  requi res maintenance and repai r.  A s igni f icant quant i ty  of  cracks (of  vary ing s izes)  were 
observed throughout the concrete wal ls  and f loor of  the pool  ( refer  to AFRR image 2.23A).

The f lagstone terrace surrounding the swimming pool  a lso requires maintenance and repai r.  The sur face is  uneven, 
and some stones are cracked - l ike ly  caused by f rost  heave. Most stones appear in good condi t ion and are intact 
( refer  to AFRR images 2.23 and 2.23B.

Stone walls

Severa l  stone wal ls  found across the property were observed. Condi t ions vary f rom good to fa i r.  Stone wal ls  appear 
to be e i ther dry stacked grani te,  f ie ld stone, or  i ronstone. Some stone e lements are mortared, inc luding the stone 
pi l lars at  Ki rk Road dr iveway entry ( referto AFRR image 2.24) .  The s ize and scale of  the stone wal ls  vary -  low 
garden wal ls  versus ta l l  reta in ing wal ls  ( refer  to AFRR images 2.25, 2.27, 2.28) .

Hemlock Stands

Hemlock stands were observed in severa l  areas across the s i te:  at  the dr iveway entrance at  Ki rk Road, a long the 
northern edge of  the dr iveway extending f rom Kirk Road, and at  the south end of  the swimming pool  terrace ( refer 
to AFRR images 2.24 and 2.25) .  These areas should be examined by a landscape profess ional  to determine the 
overa l l  condi t ion and extent of  maintenance work required. 

Rhododendron Garden

The Rhododendron Garden (northeast of  the Main House)  appears overgrown and requires maintenance. This area 
should be examined by a landscape profess ional  to determine the overa l l  condi t ion of  the p lant ings and the extent 
of  maintenance work required. 

Interior Features

Inter ior  observat ions of  the Main House are inc luded in the AFRR but are not fur ther d iscussed here as they are not 
considered character-def in ing e lements of  the property.

4.2 - Heritage Resources - Present Documentation

High-qual i ty  color  photographs of  a l l  her i tage resource(s )  in the i r  current condi t ion inc luding: 

Refer  to Appendix 9.3 -  E levat ions -  Her i tage Resources -  9.3.8 -  F ie ld Review - 2022.

4.2.1 - Context

i )   V iews of  the area surrounding the property to show i t  in  context  wi th adjacent propert ies;

Refer  to Appendix 9.3 -  E levat ions -  Her i tage Resources -  9.3.8 -  F ie ld Review - 2022.

4.2.2 - Elevations and Character-Defining Elements

i i )   Exter ior  v iews of  each e levat ion of  a l l  a ffected her i tage resources,  showing the condi t ion of  potent ia l  character-
def in ing e lements; 

Refer  to Appendix 9.3 -  E levat ions -  Her i tage Resources -  9.3.8 -  F ie ld Review - 2022.

4.2.3 - Property and Landscape Features

i i i )   V iews of  the property inc luding a l l  s ign i f icant landscape features;

For a s i te p lan i l lustrat ing the s igni f icant landscape features found across the s i te,  refer  to:
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Appendix 9.4 -  S i te Plan -  9.4.2 -  Drawings -  S igni f icant Landscape Feature Plans -  Schedule C -  Her i tage Features 
-  Landscape -  In i t ia l  DA - 20211123. 

For as s i te p lan i l lustrat ing the s igni f icant t rees found across the s i te,  refer  to:

Appendix 9.4 -  S i te Plan -  9.4.2 -  Drawings -  S igni f icant Landscape Feature Plans -  Schedule D -  S igni f icant Trees - 
In i t ia l  DA - 20211123.

4.3 - Municipal Requirements

A descr ipt ion of  appl icable munic ipa l  requi rements affect ing the subject  property as fo l lows:

• The Heritage Property Act

Approval  to a l ter  or  demol ish munic ipa l  her i tage property

17 (1)  Munic ipa l  her i tage property shal l  not  be substant ia l ly  a l tered in exter ior  or  publ ic-bui ld ing inter ior  appearance 
or demol ished without the approval  of  the munic ipa l i ty.

(2 )  An appl icat ion for  permiss ion to substant ia l ly  a l ter  the exter ior  or  publ ic-bui ld ing inter ior  appearance of  or 
demol ish munic ipa l  her i tage property shal l  be made in wr i t ing to the munic ipal i ty.
(3 )  Upon receipt  of  the appl icat ion,  the munic ipa l i ty  shal l  re fer  the appl icat ion to the her i tage advisory committee for 
i ts  recommendat ion.

(4)  W ith in th i r ty  days af ter  the appl icat ion is  referred by the munic ipal i ty,  the her i tage advisory committee shal l 
submit  a wr i t ten report  and recommendat ion to the munic ipal i ty  respect ing the munic ipal  her i tage property.

(5 )  The munic ipal i ty  may grant the appl icat ion e i ther wi th or  wi thout condi t ions or may refuse i t .

(6 )  The munic ipal i ty  shal l  adv ise the appl icant of  i ts  determinat ion.  R.S.,  c.  199, s.  17;  2010, c.  54,  s.  13.

Hal i fax Regional  Munic ipa l i ty  By-Law Number H-200

4 The Committee shal l ,  wi th in the t ime l imi ts prescr ibed by Counci l  or  the Act,  adv ise the Region
respect ing:

(c )  appl icat ions to substant ia l ly  a l ter  the external  appearance of  or  demol ish a munic ipa l  her i tage
property;

12 Appl icat ions for  a l terat ion of  a registered her i tage property shal l  be evaluated in accordance
with the Standards for  the Conservat ion of  Histor ic Places in Canada, 2nd Edi t ion as set  for th in
Schedule ‘B-1’ .  The Guidel ines for  the Conservat ion of  Histor ic Places in Canada, 2nd Edi t ion shal l
be used to interpret  and apply the Standards.

• The Halifax Municipal Planning Strategy

6.8 In any bui ld ing,  part  of  a bui ld ing,  or  on any lot  on which a registered her i tage bui ld ing is  s i tuated, the owner 
may apply to the Ci ty for  a development agreement for  any development or  change in use not otherwise permit ted 
by the land use designat ion and zone subject  to the fo l lowing considerat ions:

( i )  that  any registered her i tage bui ld ing covered by the agreement shal l  not  be a l tered in any way to d imin ish i ts 
her i tage va lue;

( i i )  that  any development must mainta in the integr i ty  of  any registered her i tage property,  st reetscape or conservat ion 
area of  which i t  is  part ;

( i i i )  that  any adjacent uses,  part icu lar ly  res ident ia l  use are not unduly d isrupted as a resul t  of  t raff ic  generat ion, 
noise,  hours of  operat ion,  park ing requirements and such other land use impacts as may be required as part  of  a 
development;

( iv )  that  any development substant ia l ly  compl ies wi th the pol ic ies of  th is p lan and in part icu lar  the object ives and 
pol ic ies as they re late to her i tage resources.
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• The Mainland Halifax Land Use By-law

ZM-1 Zoning (South Sect ion) ;  R-1 Single Fami ly  Dwel l ing Zone -  Sect ion 20(1) .

• The Halifax Regional Subdivision By-law

4.4 - Structural  Engineering Assessment

I f  the structura l  integr i ty  of  the ex ist ing structures is  ident i f ied as a concern,  a structura l  and engineer ing 
assessment is  requi red (see Appendices,  below, for  requi rements) .

Structura l  engineer ing assessments are prov ided for  the fo l lowing bui ld ings:

 1. Main House and Annex

 Refer  to:  Appendix 9.8 -  Structura l  Engineer ing Assessment -  9.8.1 -  Structura l  Engineer ing Assessment -    
 Quadra Eng 2022 - Main House & Addit ion.

 2. Roost

 Refer  to:  Appendix 9.8 -  Structura l  Engineer ing Assessment -  9.8.1 -  Structura l  Engineer ing Assessment -    
 Quadra Eng 2022 - Roost.

 3. Pool Shanty

 Refer  to:  Appendix 9.8 -  Structura l  Engineer ing Assessment -  9.8.1 -  Structura l  Engineer ing Assessment -    
 Quadra Eng 2021 - Pool  House.

 4. Gate House

 Refer  to:  Appendix 9.8 -  Structura l  Engineer ing Assessment -  9.8.1 -  Structura l  Engineer ing Assessment -    
 Quadra Eng 2021 - Gate House.

5.0 - Proposed Development & Site Alteration 

The Munic ipal i ty  requi res in format ion about the proposed development or  s i te a l terat ion to understand the larger 
context  of  a proposed intervent ion on a her i tage resource.  This in format ion shal l  inc lude:

5.1 - Written Description of Proposed Development or Site Alteration

The Munic ipal i ty  requi res in format ion about the proposed development or  s i te a l terat ion to understand the larger 
context  of  a proposed intervent ion on a her i tage resource.  This in format ion shal l  inc lude: 
A wr i t ten descr ipt ion of  the proposed development or  s i te a l terat ion

A Development Agreement to undertake substant ia l  a l terat ions to the property at  10 Ki rk Road was prev iously 
approved by the Munic ipa l i ty  in 2011 ( refer  to Appendix ) .  Th is agreement,  which never commenced, permit ted the 
construct ion of  1 two-uni t  dwel l ing and 10 s ingle-uni t  dwel l ings across the s i te and was to be operated as a bare 
land condominium. The Main House, secondary outbui ld ings,  and s igni f icant landscape features across the s i te were 
a l l  to be reta ined as part  of  th is agreement.

The current proposed s i te development para l le ls  the approach set  for th in the prev ious Development Agreement and 
consists of  the fo l lowing:

 1.  Retent ion and conservat ion of  the Main House based on the or ig ina l  construct ion drawings by archi tect    
 W i l l iam M. Brown. This inc ludes the removal  of  the 1965 Annex addi t ion to the south s ide of  the bui ld ing.

 2.  Retent ion and conservat ion of  s ign i f icant landscape features and outbui ld ings found across the property  
  inc luding the Roost,  rhododendron garden, swimming pool  and terrace,  stone wal ls ,  hemlock    
 stands, s ign i f icant t rees,  and v iews of  the Northwest Arm. 
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 3.  Rehabi l i tat ion of  the property through the format ion of  14 home s i tes that  respect the her i tage va lue of    
 the property and promote the character  of  the greater  Jol l imore community.
 
Based on our consul tat ions with the Munic ipa l  P lanning and Development staff ,  i t  was recommended that the 
current property owners apply for  a new Development Agreement,  and at  the same t ime request the prev ious 
Development Agreement be d ischarged.

5.2 - Visual Description of the Proposed Development or Site Alteration

A v isual  descr ipt ion of  the proposed development or  s i te a l terat ion (see Appendices,  below, for  requi rements) ;  and 

Refer  to Appendix 9.7 -  Dig i ta l  I l lustrat ions -  Proposed Development -  9.7.1 -  Development Concept -  20220714.

5.3  -  Heritage Resource Retention, Removal and Alteration

5.3 Descr ipt ion and drawings shal l  note which parts of  the her i tage resources are considered for  retent ion and 
which parts are considered for  removal  or  a l terat ion.

Her i tage resources to be removed inc lude the Annex at  the Main House, Pool  Shanty,  and Gate House.

Her i tage resources to be reta ined inc lude the Main House, Roost,  and s igni f icant landscape features found across 
the s i te inc luding swimming pool  and terrace,  stone wal ls ,  rhododendron garden, s igni f icant t rees,  hemlock stands, 
and v iews of  the Northwest Arm.

Refer  to Appendix 9.7 -  Dig i ta l  I l lustrat ions -  Proposed Development -  9.7.1 -  Development Concept -  20220714.

6.0 - Impact of Proposed Development or Site Alteration

The Statement requires a fu l l  assessment of  the proposed development and i ts  impact on a her i tage resource to 
ensure that  there are no unforeseen negat ive impacts beyond the proposed intervent ion on the her i tage resource. 
Negat ive impacts on her i tage resource(s )  inc lude, but are not l imi ted to:

6.1 - Removal of Heritage Resources

Destruct ion of  any,  or  part  of  any,  her i tage resources or character  def in ing e lements.

The structura l  integr i ty  of  both the Pool  Shanty and Gate House was ident i f ied as a concern by the current property 
owners.  As a resul t ,  both bui ld ings were inspected by a structura l  engineer to evaluate the i r  condi t ion ( refer  to 
inspect ion reports in Appendix 9.8) .  Both bui ld ings were found to have numerous issues inc luding rotten and 
unders ized wood f raming, foundat ion d isrepai r,  water in f i l t rat ion,  and mold growth.  I t  was determined the bui ld ings 
were beyond repai r  and not su i table for  inhabi tat ion.

A request to demol ish the Pool  Shanty and Gate House was forwarded to the Munic ipal  Her i tage Planning 
Department on behal f  of  the property owners.  As part  of  the HRM rev iew process,  the two bui ld ings were inspected 
by a Bui ld ing Off ic ia l  ( re fer  to Bui ld ing Off ic ia l  Reports in Appendix 9.8) .  The inspect ion reports conclude that  both 
bui ld ings require extensive or  beyond extensive repai r  work to br ing to a habi table standard. 

The fo l lowing response was prov ided by the Munic ipal  Her i tage Planning Department regarding the demol i t ion 
request: 

“ . . .Af ter  rev iewing the h istory of  the property,  inc luding documentat ion in the Registry of  Her i tage Propert ies and 
the substant ia l  a l terat ion appl icat ion which was processed by HRM on behal f  of  the prev ious property owner in 
2017, our team has determined that the outbui ld ings in quest ion ( the “Gate House” and the “Pool  Shanty” )  are 
not considered Character  Def in ing Elements of  the Munic ipa l ly  Registered Her i tage Property.  The pr imary focus 
of  the Registrat ion was the main house and i ts  speci f ic  archi tectura l  features.  Therefore,  a substant ia l  a l terat ion 
appl icat ion wi l l  not  be required for  th is f i le .  An appl icat ion for  the demol i t ion of  these outbui ld ings can be f i led 
through the usual  HRM permit t ing process…”

An appl icat ion for  the demol i t ion of  both the Pool  Shanty and Gate House has s ince been submit ted to HRM 
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Planning and Development for  approval .

6.2 - Alterations or Interventions of Heritage Resources 

Alterat ions or intervent ions that  are not subordinate to,  or  compat ib le wi th,  the character  of  the her i tage resources.

Not appl icable.

6.3 - Shadow Study of Proposed Development

Shadows created that  obscure a her i tage resource or a l ter  the v iabi l i ty  of  an associated natura l  feature or  p lant ings, 
such as a garden;

Can be prov ided i f  requi red.

6.4 - Isolation of Heritage Resource

Iso lat ion of  a her i tage resource or character  def in ing e lement f rom i ts surrounding env i ronment,  context ,  or  a 
s igni f icant v isual  re lat ionship.

As noted in the Standards and Guides for  the Conservat ion of  Histor ic Places in Canada, speci f ica l ly  the genera l 
guidel ines for  preservat ion and rehabi l i tat ion,  i t  is  recommended to preserve l inks wi th nearby features to better 
understand the her i tage va lue of  the s i te.

The her i tage resources and character-def in ing e lements found on the proposed development s i te are preserved 
with in the i r  ex ist ing sett ing.  The character-def in ing e lements of  the Main House and other s igni f icant landscape 
features on the s i te,  which contr ibute to the overa l l  her i tage va lue of  the property,  are reta ined. Refer  to Sect ion 3.2 
of  th is report  for  addi t ional  in fo on character-def in ing e lements and her i tage va lue.

6.5 - Signif icant Views of Heritage Resources

Direct or  indi rect  obstruct ion of  s ign i f icant v iews of  the her i tage resources f rom the publ ic Right of  Way.

Prominent v iews of  the Northwest Arm are inc luded in the Statement of  S igni f icance as s igni f icant features of  the 
her i tage property.  The v iew corr idor extending east f rom the Main House down across the property to the Northwest 
Arm wi l l  be mainta ined ( refer  to Schedule C f rom the prev ious Development Agreement) .  As shown in the proposed 
s i te p lan ( refer  to page 2 in the Development Concept ) ,  home s i tes 1-6 are pushed to the north and south extents 
of  the property boundary,  thereby mainta in ing a c lear and open v iew corr idor extending f rom the Main House to the 
Northwest arm. 

V iews of  s ign i f icant landscape features across the s i te inc luding stone wal ls ,  rhododendron garden, hemlock stand, 
swimming pool  and terrace,  and s igni f icant t rees wi l l  a lso be mainta ined. Indiv idual  home s i tes are d ist r ibuted 
across the property to not d isturb these features.

6.6 - A Change in Use

A change in use which affects the property’s her i tage va lue.

Not Appl icable.

6.7 - Land Disturbances

Land disturbances such as a l terat ions to grade that  change soi l  and dra inage patterns to the detr iment of  her i tage 
resources,  inc luding potent ia l  archaeologica l  resources.

As noted in Sect ion 4 Assessment of  Ex ist ing Condit ions of  th is report ,  the grading and dra inage at  the Main House 
requires improvement.  The grading is  current ly  too h igh at  the per imeter of  the foundat ion and has resul ted in s i l l , 
f raming, and shingle decay.  Ev idence of  water int rus ion into the basement was a lso found.
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Regarding the proposed addi t ion of  14 home s i tes to the property,  every effort  wi l l  be made to min imize 
d isturbances and mainta in the ex ist ing grading and dra inage patterns across the property.  A l l  s ign i f icant landscape 
features found across the property ( refer  to Appendix 9.4)  wi l l  be reta ined inc luding swimming pool  and terrace, 
stone wal ls ,  rhododendron garden, s igni f icant t rees,  and hemlock stands.

7.0 - Design Alternatives & Mit igation Strategies

The Statement requires an assessment of  a l ternat ive opt ions and mit igat ive strategies to ensure that  the proposed 
intervent ion on the her i tage resource is  the best or  only opt ion avai lable.  Mit igat ive strategies shal l  be considered 
for  a l l  opt ions to reduce the impact of  the proposed intervent ion on a her i tage resource.  An assessment of 
a l ternat ive opt ions,  shal l  consider and inc lude the fo l lowing:

7.1 - Alternative Development Approaches

Alternat ive development approaches, which shal l  not  be l imi ted to demol i t ion,  and shal l  address the fu l l  retent ion of 
her i tage resource(s ) ,  rehabi l i tat ion,  re locat ion,  and other a l ternat ives

Per document ‘Case H0035 - Appl icat ion to consider 10 Kirk Road, Hal i fax as a Munic ipa l ly  Registered Her i tage 
Property’  dated May 11, 2010, severa l  as-of-r ight  redevelopment proposals have been prev iously suggested for  the 
property at  10 Ki rk Road. These proposals created a cul-de-sac off  Mar ine Dr ive and removed a l l  of  the her i tage 
bui ld ings and s igni f icant landscape features f rom the property. 

In contrast ,  the current redevelopment proposal  reta ins a l l  the s igni f icant bui ld ings and landscape features found 
across the property.  This innovat ive approach would be accompl ished through a bare land condominium agreement. 
Fourteen indiv idual  home s i tes would be created and the remain ing port ions of  land ( those not designated as home 
s i tes)  would become common shared areas.  Common shared areas would inc lude access dr iveways,  rhododendron 
garden, swimming pool  and terrace,  pool  house (new),  boat house (new),  wharf  (new),  and tow path (ex ist ing) .

7.2 - Impacts on Character-defining Elements and Views

Conceal ing new development and s i te a l terat ions so as not to negat ive ly impact s igni f icant character  def in ing 
e lements and v iews f rom the publ ic r ight-of-way.

Prominent v iews of  the Northwest Arm are inc luded in the Statement of  S igni f icance as s igni f icant features for  the 
her i tage property.  The v iew corr idor extending east f rom the Main House down across the property to the Northwest 
Arm wi l l  be mainta ined ( refer  to Schedule C f rom the prev ious Development Agreement) .  As shown in the proposed 
s i te p lan ( refer  to the Development Concept page 2) ,  home s i tes 1-6 are pushed to the north and south extents of 
the property boundary,  mainta in ing a c lear and open corr idor extending f rom the Main House to the Northwest arm. 

V iews of  s ign i f icant landscape features across the s i te inc luding stone wal ls ,  rhododendron garden, hemlock stand, 
swimming pool  and terrace,  and s igni f icant t rees wi l l  a lso be mainta ined. Indiv idual  home s i tes are d ist r ibuted 
across the property to not d isturb these features.

7.3 - Massing, Sett ing, Location & Materials

Design concepts that  use mass, setback, sett ing,  and mater ia ls  to complement the her i tage resource(s ) .

Refer  to Appendix 9.7 -  Dig i ta l  I l lustrat ions of  Proposed Development -  9.7.1 -  Development Concept 20220714.

The Development Concept package out l ines a f ramework to guide the design of  the new s ingle-uni t  dwel l ings.  The 
package consists of  four sect ions:  zones,  sty les,  components,  and addi t ional  archi tectura l  e lements and landscape 
features.  The overa l l  approach is  intended to a l low for  a var iety of  d i fferent design conf igurat ions that :

 1.  Sui t  indiv idual  home owners’  needs and requirements;
 2.  Are subordinate to and compat ib le wi th the her i tage resources found across the property;  and
 3.  Relate to and promote the eclect ic character  and divers i ty  of  the greater  Jol l imore community.

Zones
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Four d ist inct  zones were ident i f ied on the property:

 1.  Cottage Row;
 2.  Woodland;
 3.  Garden; and
 4.  Water’s Edge.

These zones are def ined by the i r  prox imity to the her i tage resources on the property,  inc luding bui ld ings and 
s igni f icant landscape features.  Indiv idual  home s i tes were located to promote and preserve the d ist inct  character 
and features of  each zone.

Dist inct  features of  each zone are descr ibed below:

1. Cottage Row

 • Home s i tes 10-12 located on the south s ide of  the access laneway extending f rom Kirk Road;
 • V iews of  the dense hemlock stand extending a long the north s ide of  the access laneway;
 • Southeast- fac ing backyards opposi te the laneway;
 • Low stone wal ls  def in ing the laneway edge; and
 • F lat  topography extending f rom the laneway, fa l l ing-off  to the east.

2. Woodland

 • Home s i tes 7-9 on the north s ide of  the access laneway extending f rom Kirk Road;
 • Di rect  v iews of  the Main House;
 • Low and ta l l  stone wal ls  def in ing the laneway edge;
 • Mature coni ferous t rees and exposed grani te boulders;  and
 • Sloping topography up f rom laneway.

3. Garden

 • Home s i tes 13-15 on the east s ide of  the Main House;
 • V iews of  the rhododendron garden and indi rect  v iews of  the Northwest Arm;
 • Mature coni ferous and deciduous t rees;
 • Eastern boundary def ined by a ta l l  stone reta in ing wal l ;  and
 • Sloping topography down to the south.

4. Water’s Edge

 • Home s i tes 1-5 with d i rect  v iews of  the Northwest Arm;
 • Steeply s loping topography toward the northeast;
 • Adjacent to the swimming pool  and stone terrace;
 • Home s i te 4 ut i l izes the Roost as an accessory bui ld ing;
 • Front on an access and v iew corr idor extending northeast f rom the Main House to the water;  and
 • Adjacent to the boathouse and wharf .

Architectural  Styles

Five d ist inct  archi tectura l  sty les are inc luded in the Development Concept package:

1. Cottage;
2.  Farmhouse;
3.  Arts and Crafts;
4.  Modern; and
5. Coastal .

A var iety of  sty les are prov ided in an effort  to create a d iverse and e lectr ic character  across the property -  ref lect ing 
the context  of  the greater  Jol l imore community.  These sty les are compat ib le yet  d ist inct  f rom the her i tage resources 
on s i te.  Precedent images are prov ided to i l lustrate each sty le and i ts  unique features.  A wr i t ten descr ipt ion of  each 
sty le is  as fo l lows: 

1. Cottage

 • 1.5-storey,  steeply p i tched gable roof ;  and
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 • Dormers,  punched and overs ized windows.

2. Farmhouse

 • 2-storey,  steeply p i tched gable roof  wi th th in,  shal low overhangs; and
 • Punched and overs ized windows.

3. Arts and Crafts

 • Low pi tch gable roof  wi th deep overhangs;
 • Exposed raf ters;  and
 • Punched and fu l l -he ight windows.

4. Modern

 • F lat  roof  wi th or  wi thout overhangs; and
 • Overs ized and fu l l -he ight windows.

5. Coastal

 • Low or steeply p i tched gable wi th no overhangs; and
 • Punched and fu l l -he ight windows.

Components - Roofs, Walls,  Windows and Terraces

The Development Concept package out l ines a ser ies of  exter ior  bui ld ing components for  each new dwel l ing 
inc luding roofs,  wal ls ,  windows, and terraces.  These components can be combined in a var iety of  ways to su i t  both 
the indiv idual  home owners’  requi rements and the unique qual i t ies of  each home s i te.

To further promote d ivers i ty  across the development s i te,  severa l  opt ions are prov ided for  each component.  For 
example,  the wal ls  component a l lows for  fu l l -he ight g lazed wal ls ,  wood shingle or  board c lad wal ls ,  stone or 
concrete wal ls ,  and meta l  c lad wal ls .  Mater ia ls  and f in ishes are prov ided for  each component.  Addi t ional ly,  des ign 
precedent images are prov ided to i l lustrate each component and the mater ia l  opt ions.

Both the bui ld ing components and mater ia ls  were se lected to complement the her i tage resources found on s i te. 
The terrace component,  for  example,  speaks to the large covered porch at  the Main House. Three d i fferent types 
of  terraces are prov ided for,  however,  which may better  respond to indiv idual  s i te constra ints and home owner 
requirements.  For example,  an open, corner terrace may be more desi rable to capture an indi rect  v iew and where 
sun shading is  not needed.

The mater ia ls  prov ided for  a lso refer  to the mater ia l  pa let te of  the her i tage resources found on s i te.  The dark 
f in ished wood shingles and grani te stone c lear ly  refer  to the exter ior  mater ia ls  found on the Main House and Roost. 
Other d ist inct  and contrast ing mater ia ls ,  however,  are a lso prov ided for  which may be more sui table to an indiv idual 
home s i te.  For example,  hor izonta l  corrugated meta l  may be more appropr iate for  one of  the coasta l  s i tes (1-4) 
because of  the i r  exposure to mar ine condi t ions. 

Addit ional Architectural  and Landscape Features

The Development Concept package out l ines a ser ies of  archi tectura l  and landscape features for  each new dwel l ing 
inc luding entry porches,  garages,  ch imneys,  wal ls ,  sta i rs,  pavers,  and seat ing.  Again,  these features can be 
combined in a var iety of  ways to su i t  both the indiv idual  home owners’  requi rements and the unique qual i t ies of 
each home s i te.

The archi tectura l  and landscape features refer  to her i tage resources found on s i te.  For example,  the strong chimney 
massings and mater ia l  opt ions speak to the s igni f icant masonry e lements at  the Main House -  f ie ldstone porch 
columns and br ick chimney. Addi t ional  landscape features,  inc luding sta i rs and pavers,  refer  to the stone sta i rs at 
the Main House porch and the f lagstone terrace at  the swimming pool .

7.4 - Height and Density 

Limit ing height and densi ty where new construct ion is  not subordinate or  compat ib le wi th the her i tage resource(s ) .
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In  addi t ion to sty le,  mater ia l ,  setback, and locat ion,  both height and densi ty were considered in an effort  to make 
the new dwel l ings subordinate to and dist inguishable f rom the ex ist ing Main House. Bui ld ing height,  footpr int ,  and 
gross f loor area are noted below for  both the ex ist ing Main House and the proposed new dwel l ings. 

The bui ld ing height of  the Main House (a ‘craf tsman bungalow’)  is  qui te low at  just  over 20 feet  to the h ighest point 
of  the roof .  In contrast  to th is,  the proposed new dwel l ings wi l l  have a maximum bui ld ing height of  35 feet .  The 
potent ia l  var iat ion in he ight means the new dwel l ings wi l l  be v isual ly  d ist inct  f rom the ex ist ing house. This maximum 
height is  a lso in keeping with the requirements of  the Main land Hal i fax Land Use By- law, sect ion 20(1) .

Both the maximum gross f loor area and maximum footpr int  for  the new dwel l ings are less than that  of  the Main 
House. The maximum gross f loor area for  the new dwel l ings (3300 square feet )  is  about ha l f  that  of  the Main House 
(6124 square feet ) .

Existing Main House (excluding Annex):

 • Bui ld ing Height:  20’-8” 
 • Bui ld ing Footpr int :  2890 square feet  ( inc luding one-hal f  of  the covered porch) .
 • Gross F loor Area:  6124 square feet
  • Main f loor:  2660 square feet
  • Upper f loor:  2660 square feet
  • Basement:  804 square feet

New Dwell ings: 

 • Max Bui ld ing Height:  35 feet 
 • Max Bui ld ing Footpr int :  2500 square feet
 • Max Gross F loor Area:  3300 square feet

The maximum gross f loor area for  a l l  st ructures per home s i te,  inc luding new dwel l ings and accessory bui ld ings is  to 
be 3800 square feet .  This wi l l  a l low for  the addi t ion of  accessory bui ld ings inc luding detached garages for  park ing.

The overa l l  densi ty of  the proposed development was evaluated in two ways: 

Tota l  area of  the home s i tes versus tota l  area of  the property;  and
Tota l  area of  the maximum dwel l ing footpr ints versus tota l  area of  the property.

Refer  to table below: 

The tota l  area of  the home s i tes versus the tota l  area of  the property te l ls  us how much common shared area wi l l  be 
avai lable across the s i te.

HOME SITES MAX FOOTPRINT (SF) PROPERTY AREA (SF)

1 2500 4393
2 2500 4444
3 2500 8663
4 2500 4761
5 2500 5247
6 (EXISTING HOUSE) 2890 7860
7 2500 7106
8 2500 7805
9 2500 7446
10 2500 9123
11 2500 8913
12 2500 4809
13 2500 5357
14 2500 6528
15 2500 6225

TOTALS (SF) 37890 98680
TOTAL PROPERTY (SF) 163234 163234

23% BUILT 60% HOME SITES
77% UNBUILT 40% COMMON SHARED AREA
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The tota l  area of  the maximum dwel l ing footpr ints versus the tota l  area of  the property te l ls  us how much of  the 
property is  bui l t  or  unbui l t .

Both evaluat ions descr ibe a low percentage of  bui l t  densi ty and abundant common shared area.

This evaluat ion a lso i l lustrates the impact of  reta in ing both the v iew corr idors to the Northwest Arm and the 
s igni f icant landscape features across the property inc luding stone wal ls ,  rhododendron garden, s igni f icant t rees, 
swimming pool  and terrace,  and hemlock stands.

7.5 - Compatible Inf i l l  and Addit ions

Al lowing only compat ib le in f i l l  and addi t ions.

Not appl icable.

7.6 - Reversible Alterations

Revers ib le a l terat ions.

Not appl icable.

7.7 - Alternative Options Before Relocation or Demolit ion

Al l  a l ternat ive opt ions shal l  be explored and discussed, before the re locat ion or demol i t ion of  a her i tage resource is 
considered as an appropr iate opt ion;

The prev ious Development Agreement for  the property reta ined both the Pool  Shanty and Gate House. This 
agreement permit ted some a l terat ions to these bui ld ings: 

 1.  Reinstatement of  Pool  House foundat ion;  and
 2.  A s ide and rear addi t ion to the Gate House.

These a l terat ions were intended to conserve and extend the l i fe  of  these bui ld ings.  However,  th is work was never 
completed; the development agreement was never commenced and has s ince expired. 

These bui ld ings have not been mainta ined, and as resul t ,  requi re extensive or  beyond extensive repai r  work to br ing 
to a habi table standard ( refer  to Bui ld ing Off ic ia l  Reports in Appendix 9.8) .

Addi t ional ly,  these bui ld ings are not considered character-def in ing e lements of  the her i tage property.  The pr imary 
focus of  the property registrat ion was the Main House and i ts  speci f ic  archi tectura l  features.

For these reasons, the current property owners have appl ied to demol ish both the Pool  Shanty and Gate House.

7.8 - Alternative Municipal Requirements 

Alternat ives and strategies shal l  consider a l l  appl icable munic ipa l  requi rements affect ing the subject  property ( i .e. 
Bui ld ing Code, p lan pol ic ies,  zoning,  engineer ing,  etc. ) .

Not appl icable.

7.9 - Property Cannot be Conserved

Where a property cannot be conserved, a fu l l  analys is wi l l  be prov ided to expla in the reasons for  th is conclus ion and 
the sa lvaging potent ia l  of  the property wi l l  be d iscussed inc luding opt ions for  documentat ion of  ex ist ing her i tage 
resources and the i r  symbol ic commemorat ion as part  of  a new development.

Not appl icable.
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8.0 - Conservation Strategy

The Statement shal l  inc lude a conservat ion strategy for  the best opt ion se lected for  the proposed development and 
descr ibe how the mit igat ive measures wi l l  be implemented. In the case of  a demol i t ion appl icat ion,  the strategy wi l l 
make recommendat ions for  addi t ional  studies,  documentat ion and sa lvage to be completed pr ior  to the demol i t ion 
of  the her i tage resource.  A conservat ion strategy to protect and enhance her i tage va lue and character  def in ing 
e lements of  the her i tage resource(s )  shal l  inc lude, at  a min imum:

 
8.1 - Mit igation of Negative Impacts

A methodology for  mit igat ion of  negat ive impacts.

8.2 - Scope and Methodology

A scope of  work and methodology for  the conservat ion pro ject .

The pr imary conservat ion t reatment of  the Main House was determined to be rehabi l i tat ion,  s ince the proposed 
intervent ions enable the cont inued res ident ia l  use of  the bui ld ing whi le protect ing i ts  her i tage features.  W ith in th is 
rehabi l i tat ion approach, the conservat ion program wi l l  inc lude the fo l lowing:

 1.  Retent ion and repai r  of  character-def in ing e lements inc luding the prominent exposed t imber f raming   
 and overhanging eaves,  wooden s ix-over-s ix s ingle-hung windows, and var ious f ie ldstone masonry   
 e lements (preservat ion) ;
 
 2.  A l terat ion of  ex ist ing bui ld ing e lements inc luding the removal  of  the Annex addi t ion to the south s ide of    
 the Main House ( rehabi l i tat ion) ;  and 

 3.  The accurate representat ion of  miss ing e lements through the re instatement of  the south facade to the   
 or ig ina l  des ign ( restorat ion) .

This conservat ion work wi l l  be completed according to the Standards and Guides for  the Conservat ion of  Histor ic 
Places in Canada -  speci f ica l ly  the addi t ional  standards for  Rehabi l i tat ion 10-12. The restorat ion component of  the 
work,  the rebui ld ing of  the south facade, wi l l  be guided by Standards 13 and 14 for  Restorat ion. 

The appropr iate Guidel ines for  Bui ld ings (4.3)  and Mater ia ls  (4.5)  wi l l  be consul ted for  each intervent ion on the 
Main house. For example,  the guidel ines for  W indows, Doors and Storefronts (4.3.5)  wi l l  d i rect  the conservat ion of 
the wooden s ix-over-s ix s ingle-hung windows. The guidel ines for  Masonry (4.5.3)  wi l l  d i rect  the conservat ion of  the 
var ious f ie ldstone masonry e lements inc luding foundat ion,  porch columns, and porch steps.

In addi t ion to these preservat ion t reatments,  work wi l l  be completed to address the cause of  the mater ia l  damage 
and deter iorat ion.  For example,  as noted in the ex ist ing condi t ions sect ion of  th is report ,  the wooden s i l l  at  the 
foundat ion was found to be rotten and deter iorated in severa l  areas.  This decay was l ike ly caused by a combinat ion 
of  factors,  inc luding the grading being too h igh at  the per imeter of  the foundat ion and poor water management f rom 
the roof .  To prevent fur ther decay,  the grading at  the per imeter of  the foundat ion wi l l  be lowered and s loped away 
f rom the house. Gutters and downspouts wi l l  a lso be insta l led to capture water f rom the roof  and di rect  i t  away f rom 
the bui ld ing.

Al l  conservat ion work wi l l  be extensive ly documented with drawings,  photographs, and wr i t ten descr ipt ions.

8.3 - Monitoring Plan

An implementat ion and monitor ing p lan for  the mit igat ion and conservat ion.

As noted in the Standards and Guidel ines for  the Conservat ion of  Histor ic Places in Canada, the best long-term 
investment in an h istor ic p lace is  adequate and appropr iate maintenance. In conjunct ion with the property owners 
and pro ject  contractor,  a maintenance plan wi l l  be developed and implemented for  regular  inspect ions of  var ious 
bui ld ing components and features.  The plan wi l l  descr ibe the type and f requency of  necessary maintenance work 
in an effort  to s low the rate of  deter iorat ion,  and maximize the long-term protect ion of  the her i tage features. 
A l l  per iodic rehabi l i tat ion and ongoing maintenance wi l l  be documented. Documentat ion wi l l  be stored in a wel l 
ident i f ied,  appropr iate locat ion.
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8.4 - Precedents and Conservation Standards

References to any appropr iate precedents and to a l l  re levant conservat ion standards.

Relevant Conservat ion Standards f rom the Standards and Guidel ines for  the Conservat ion of  Histor ic Places in 
Canada are as fo l lows:

Standard 8:

 a.  Mainta in character-def in ing e lements on an ongoing basis.

 b.  Repair  character-def in ing e lements by re inforc ing the i r  mater ia ls  us ing recognized conservat ion   
 methods.

 c.  Replace in k ind any extensive ly deter iorated or miss ing parts of  character-def in ing e lements,  where   
 there are any surv iv ing prototypes.

Standard 9:

 a.  Make any intervent ion needed to preserve character-def in ing e lements physical ly  and v isual ly  compat ib le  
 wi th the h istor ic p lace and ident i f iab le on c lose inspect ion.

 b.  Document any intervent ion for  future reference. 

Standard 10:

 a.  Repair  rather than replace character-def in ing e lements.

 b.  Where character-def in ing e lements are too severe ly deter iorated to repai r,  and where suff ic ient  phys ica l    
 ev idence ex ists,  replace them with new elements that  match the forms, mater ia ls  and deta i l ing of     
 sound vers ions of  the same e lements. 

 c.  Where there is  insuff ic ient  phys ica l  ev idence, make the form, mater ia l  and deta i l ing of  the new
 elements compat ib le wi th the character  of  the h istor ic p lace.

Standard 11:

 a.  Conserve the her i tage va lue and character-def in ing e lements when creat ing any new addi t ions to an   
 h istor ic p lace or any re lated new construct ion. 

 b.  Make the new work physica l ly  and v isual ly  compat ib le wi th,  subordinate to,  and dist inguishable f rom the  
 h istor ic p lace.

Standard 13:

 a.  Repair  rather than replace character-def in ing e lements f rom the restorat ion per iod.

 b.  Where character-def in ing e lements are too severe ly deter iorated to repai r,  and where suff ic ient  phys ica l    
 ev idence ex ists,  replace them with new elements that  match the forms, mater ia ls  and deta i l ing of     
 sound vers ions of  the same e lements.

Sect ion 4.3 Guidel ines for  Bui ld ings

 4.3.4 Exter ior  Wal ls
 4.3.5 W indows, Doors and Storefronts
 4.3.6 Entrance, Porches and Balconies

Sect ion 4.5.2 Guidel ines for  Mater ia ls ;  Wood and Wood Products

These guidel ines prov ide d i rect ion when wood and wood products are ident i f ied as character-def in ing e lements of 
an h istor ic p lace.  They a lso g ive d i rect ion on mainta in ing,  repai r ing and replac ing wood or wood products.

8.5 - Addit ional Studies in Restoration, Interpretation and Commemoration
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Recommendat ions for  addi t ional  studies re lated to restorat ion,  interpretat ion and commemorat ion strategies, 
l ight ing,  s ignage, landscaping, structura l  analys is,  long term her i tage conservat ion p lan,  and addi t ional  wr i t ten and 
photographic documentat ion pr ior  to any proposed a l terat ion or demol i t ion of  a her i tage resource.

Not appl icable. 
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9.0 - Appendices 

The fo l lowing i tems shal l  be submit ted as appendices,  and not embedded in the Statement:



10 Kirk Road - Her i tage Impact Statement

9.1 - Bibl iography

A bib l iography,  l is t ing source mater ia ls ,  inc luding persons and inst i tut ions consul ted.

Hal i fax Regional  Munic ipa l i ty.  “Form A; Not ice of  Recommendat ion to Register  10 Ki rk Road, Hal i fax as a Munic ipa l    
Her i tage Property.”  Dated June 21, 2010.

Hal i fax Regional  Munic ipa l i ty  and Marterra Inc.  “Developement Agreement for  10 Ki rk Road, Hal i fax.”  Dated July 4,    
2011.

Her i tage Advisory Committee.  “Attachment A Histor ica l  Research for  10 Ki rk Road, Hal i fax.”  Dated May 26, 2010. 

Her i tage Advisory Committee.  “Attachment B -  Her i tage Bui ld ing Summary;  F innt igh Mara:  10 Ki rk Road” 

Her i tage Advisory Committee.  “Attachment D -  S igni f icant Bui ld ings and Features.”  Dated May 26, 2010.

Her i tage Advisory Committee.  “Case H00451: Substant ia l  A l terat ion to F innt igh Mara,  10 Ki rk Road, Hal i fax,  a 
Munic ipa l ly  Registered Her i tage Property.”  Dated June 19, 2017. 

Her i tage Advisory Committee.  “Case H00345 - Appl icat ion to consider 10 Kirk Road, Hal i fax as a
Munic ipal ly  Registered Her i tage Property.”  Dated May 11, 2017. 

Sol terre Design.  “Her i tage Property Plan;  10 Kirk Road.. .”  Dated Apr i l  07,  2010.

Sol terre Design.  “Her i tage Features;  10 Ki rk Road.. .”  Dated Apr i l  29,  2010.

Canada’s Histor ic Places.  “Standards and Gul ines for  the Conservat ion of  Histor ic Places in Canada.”  Second   
Edi t ion,  2010.

Persons consul ted f rom the Hal i fax Regional  Munic ipa l i ty,  P lanning and Development,  Her i tage inc lude: 

Jesse Morton, MCIP LPP
Planner I I  -  Her i tage
Planning and Development

Aaron Murnaghan, MCIP LPP CAHP
Pr inc ipal  Her i tage Planner
Planning and Development

Jenny Lugar,  MCIP, LPP 
Planner I I  –  Her i tage
Planning & Development
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9.2 - Information and Curriculum Vitae

In format ion and a Curr icu lum Vi tae for  the author demonstrat ing exper ience in the conservat ion of  her i tage 
propert ies which inc ludes current profess ional  her i tage membership credent ia ls and an explanat ion of  expert ise in a 
re levant f ie ld of  profess ional  pract ice.
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MacKay-Lyons Sweetapple Architects Limited 

 
 
MacKay-Lyons Sweetapple Architects is primarily based in Halifax, Nova Scotia, Canada with field offices in 
Lunenburg, Nova Scotia, Oregon, and Massachusetts. The practice works locally and internationally on cultural, 
academic and residential projects, providing full architectural, interior design and urban design services. There 
are four Principals: Brian MacKay-Lyons, Talbot Sweetapple, Melanie Hayne and Shane Andrews. 
 
In over 30 years of work, the practice of MacKay-Lyons Sweetapple has built an international reputation for 
design excellence confirmed by over 150 awards, including the prestigious 2017 Global Award for Sustainable 
Architecture; six American Institute of Architects (AIA) National and International Honor Awards for Architecture; 
four Architectural Record Houses Awards; the Royal Architectural Institute of Canada (RAIC) Gold Medal in 2015 
and the RAIC Firm Award in 2014; eight Governor General’s Medals; fifteen Lieutenant Governor’s Medals of 
Excellence; eight Canadian Architect Awards; and thirteen North American Wood Design & Building Awards. In 
addition, the firm's work has been featured internationally in over 700 publications and 100 exhibitions. 
 
The American Institute of Architects named Brian MacKay-Lyons Honorary Fellow (Hon. FAIA, Int.) in 2001 and 
the Royal Institute of British Architects honored him as an International Fellow (Int. FRIBA) in 2016. Brian 
MacKay-Lyons and Talbot Sweetapple are Fellows of the Royal Architectural Institute of Canada (FRAIC), and 
Brian is also a Member of the Royal Canadian Academy of Arts (RCA).  
 
Both Brian MacKay-Lyons and Talbot Sweetapple are active in architectural education, Brian as a recently retired 
Full Professor and Faculty Member at Dalhousie University in Halifax, Nova Scotia for over 30 years, and Talbot 
as an Adjunct Professor since 1997 and now a Professor of Practice as of 2013. Between them, they have held 
18 endowed Academic Chairs and Visiting Professorships at leading universities worldwide, including The Peter 
Behrens School of Architecture, Washington University in St. Louis, and Harvard University. They have also given 
over 220 public lectures on their work worldwide. 
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9.3 - Elevations and Photographs of Heritage Resources

Detai led e levat ion drawings,  to scale,  or  photographs of  the ex ist ing her i tage resources ident i fy ing a l l  ex ist ing 
mater ia ls ;
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9.3.1 - Elevations of Heritage Resources - Original Main House Drawings
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9.3.2 - Photographs of Heritage Resources - MacKay-Lyons Sweetapple Architects - Field Review Report
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Report by:     Matthew Bishop, Project Manager at MLS Architects Ltd.
Distribution by email:   
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9.4 - Site Plan of Heritage Resources and Landscape Features

Detai led landscape plan,  to scale,  ident i fy ing a l l  her i tage resources and landscape features;
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9.4.1 - Site Plan of Heritage Resources and Landscape Features - Survey Plan





3310 Kirk Road - Her i tage Impact Statement

9.4.2 - Site Plan of Heritage Resources and Landscape Features - Heritage Features
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9.4.3 - Site Plan of Heritage Resources and Landscape Features - Heritage Property Plan
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9.5 - Site Plan of Proposed Development

Detai led landscape plan,  to scale,  ident i fy ing the proposed development and/or s i te a l terat ion and i ts  integrat ion 
with a l l  her i tage resources and landscape features;
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NOTES:

COPYRIGHT RELATED TO THE USE OF THIS
DRAWING:
The use of this drawing shall be governed by standard
copyright law as generally accepted in architectural
practice.

ARCHITECT'S REQUIREMENTS AND APPROVALS:
It is the Builder's responsibility to notify  MacKay-Lyons
Sweetapple Architects Ltd. and to seek prior written
approval for materials and workmanship which deviates
from instructions provided by the Architect.

ENGINEER'S REQUIREMENTS AND APPROVALS:
It is the Builder's responsibility to notify MacKay-Lyons
Sweetapple Architects Ltd. and to seek prior written
approval for materials and workmanship which deviates
from instructions provided by the Engineer.

AUTHORITIES' REQUIREMENTS AND APPROVALS:
All materials and workmanship must comply with the
requirements of all authorities having jurisdiction over
the work. It is the Builder's responsibility to gain
necessary approval from all relevant Authorities.

DIMENSIONS:
All dimensions must be verified on site. Do not scale off
drawings. Plans take precedent over elevations. In the
absence of dimensions, or if discrepancies exist,
consult Architect. All minimum dimensions are to
comply with the International Residential Code.

SHOP DRAWINGS:
Submit shop drawings to the Architect and Engineer for
approval prior to manufacture of prefabricated elements
of the building.

Revision:
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9.6 - Elevation Drawings of Proposed Development 

Detai led e levat ion drawings of  the proposed development,  i ts  surrounding context ,  i ts  integrat ion with a l l  her i tage 
resources and ident i fy ing a l l  ex ist ing and proposed mater ia ls ;
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9.7 - Digital  I l lustrations of Proposed Development 

Digi ta l  i l lustrat ions of  the proposed development and/or s i te a l terat ion,  inc luding surrounding context ,  f rom the 
perspect ive of  a person standing in the adjacent r ight-of-  way to i l lustrate the new construct ion and i ts  or ientat ion 
and integrat ion with the her i tage resources and adjacent propert ies f rom the perspect ive of  a person at  ground 
leve l .
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9.7.1 - Digital  I l lustrations of Proposed Development - Development Concept



















10 Kirk Road - Her i tage Impact Statement

9.8 - Structural  Engineering Assessments 

In  the case of  a proposed demol i t ion,  a structura l  engineer ing assessment to conf i rm i f  conservat ion,  rehabi l i tat ion 
and/or restorat ion are feas ib le opt ions.  Assessments must be conducted by qual i f ied profess ionals wi th her i tage 
property exper ience.
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9.8.1 - Structural  Engineering Assessments - Quadra Engineering Limited - Main House and Annex



        

      

  

    

15 Cascade Drive 

Halifax, Nova Scotia 

B3M 1Z4 

           
            
      

QUADRA 

ENGINEERING 

LIMITED  

April 28, 2022         File Number: 2022-14A-1 
 

 
 

 
 

 

Re: Inspection of building at  10 Kirk Road  (Main House) 
      

Purpose of the Inspection 
 

As requested, Quadra Engineering Limited has carried out a visual inspection of the property at 10 Kirk Road in 
Halifax, N.S.  This building is commonly referred to as the "Main House".  The inspection was carried out on April 
6, 2022, and was done in the presence of Mr. Daren Sweet.  
 

This building is known to be relatively old, but an exact age in not clear.  At a point around 1970 an addition was 
added to the building.  This report will cover the conditions of both the main building and the addition.  This 
report is to cover items singled out as being deficient during this inspection.  The main building will be addressed 
first, followed by the addition.  
 
Main Building 
 
1)  The first item of note was the site grading around the building.  On the front side, that which faces Kirk Road, 
the foundation of the house barely comes out of the ground.  This has led to a number of water problems due to 
the fact that water can flow over the foundation and into the basement.  This has caused problems such as rotting 
of the lower wall area, rim and floor joists etc.  See below wood wall below ground line.  
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2)  Also notices on the exterior of this building was to fact that the foundation itself was constructed as a rock 
foundation.  This was done with little thought to water proofing of the basement.  See in the photograph below 
the visible rock of the foundation wall, and the openings through the rocks.  These openings will allow entry of 
water where ever the grading of the land is not proper.  Grading around the building is very bad.  Also leaks are 
common whenever there is snow build up along the wall in which case water will simply run into the building. 
 

 
 
 
Around the building there are a number of rock walls.  Some of these are for the support of rock stairs, others to 
support deck areas, and others simple as architectural features.  In all cases you can clearly pick out the fact that 
these wall have failed.   
 
In areas where there are rock steps, there are many locations where openings in the rock surface will allow for 
ones foot to sink through.  The rock surface has now become a danger for use.  Please see in the photograph 
below an example of such conditions. 
 
As can be seen not only are the stones separated from each other, some have been totally dislodged.  The surface 
is now up and down as the frost heaving has left it.  This is typical all around what once was a well maintained and 
luxurious property. 
 
These wall have all failed to some degree, with some which can be classified as not structurally sound.  These will 
all require a total rebuild.   Others will have to be realigned, and sealed in place with some type of a mortar 
compound. 
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3)  The gutters and downspouts were another item in very bad condition.  See sample of damages in photograph 
below. 
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4)  Another item of major concern was the rotting of the siding, windows, etc. around the building.  The amount 

of rot varied as you inspected around the building, but most is considered as severe.  This probably was effected 

by the direction of the most severe weather.  In a variety of locations the rot is to an extreme, and must be 

considered as a severe problem which must be fixed.  See a sample of this in the photograph below. 

 

 

5)  On the interior of the original building, there were a number of items which stood out as being in a bad state.  

This starts with a very bad odor in the basement of this section of the building.  It is a musty smell, as though 

something has decayed behind the walls.  Not explanation was presented for this.  It may be a sign of lack of 

proper ventilation in the basement of the portion of the building. 

6)  The foundation in this section of the house is mainly of rock construction.  It is obvious that this foundation has 

failed in that it now allows water to penetrate freely through the basement.  However, it is noted that the 

structural integrity of the building is not at this point in jeopardy.  

As can be seen in the photograph below, there are water stains all over the rock foundation.  One can see as to 

how deep and clear this staining has become.  This is a sign of the fact that this has been an ongoing problem 

extended over the life of the building. 
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Water entering the building can and has done a lot of damage to electrical wiring and mechanical equipment.  

There is visible evidence of rot on post and beams within the basement area.  Earlier is was pointed out the 

condition of the exterior of the wood wall to top of these foundations.  Basically everything which is in contact 

with the ground or these rock wall has rot and mold on it to some degree. 

Over the years there has been some basic electrical upgrades.  This is evident by the looks of some of the wiring.  

However nothing has been done to solve the cause of the problem, that being the amount of moisture present in 

the basement. 

See in the photograph below, a sample of what moisture in the basement has done to the furnace for the 

building.  The rust and corrosion are very evident all over the unit.  It is unknown as to what the present 

operational condition is for this unit.  
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7 | Page 

7)  The main floor and upper floor of this section of the building appeared to be a relatively good condition.  There 

were several locations where there was evidence of water leaking through the roof and down into the building, 

but these appear to fixable an a reasonable cost. 

From the upper level window, one can look down over a lower roof area.  This roof has what appears to be basic 

shingle on it.  However, as can be seen in the photograph below, the roof appears to have very little slope, thus 

the water does not run off of it properly.  This could be the cause of some of the water leaks, and should be 

addressed,  

 

 

1970s Addition to Main Building  

The addition to the main house took place sometime around 1970.  The exact date is uncertain.  The main floor 

looked to be in relatively good condition and at the present time is was occupied.   

What was apparent on the main floor was that there are wood window in this section of the building.  These were 

very difficult to open and close, and had a fair amount of paint peeling off.  Water leakage through these windows 

was not obvious to see, but it is highly suspected that there is water leakage into the window frames and wall 

system.  It is also highly suspected that mold issues could be a resulting problem of this.    
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The lower level of this section of the building was very close to full height, and was substantially finished.  

However, also in this area there was  a strong smell of mould and mildew.  This is probably caused by the fact that 

this area went through approximately to 10 years of unheated status.   

The smell could also have been flowing from the older section of the building, through the wall systems.  In one 

area, there was plastic sheets placed as a barrier between the older and this newer section.  In questioning the 

reasoning for the plastic covering, I was informed that this was to minimize the smell of mold and mildew coming 

through the dividing walls.  Please see sample of this in the photograph below. 

 

 

In the photograph below, you can see some of the resulting effect of the lack of heat over the years, and the 

present dampness in the basement.  The ceiling looks to be blackened along the wall area. 

One side of the basement was one hundred percent below the exterior ground line.  This could be the wall which 

is allowing water to seep into and cause the mold and musty smells. 

In the second photograph below taken of the furnace room wall, the evidence of mold and mildew is very 

apparent.  Please view the lower half of the concrete block wall. 
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The exterior of the addition was very similar to that of the original house in terms of construction and condition.  

Please see the front side of this section below. 

 

The roof is covered with debris, leaves and branches.  This is caused by overhanging trees. 

On the rear side of the roof there is a section which is constructed from cedar shakes.  These have a substantial 

amount of rot. 

 
NOTE 
 
These inspections were general and were to cover visible items.  However, only those items which stood out 

during the inspection as being obviously deficient are mentioned in this report.  Items not noted are considered 

as not major in terms of a deteriorated architectural or structural conditions, or cost or repair.     

 
Yours truly, 
Quadra Engineering Limited, per 
 

John M. Salah P.Eng. 
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9.8.2 - Structural  Engineering Assessments - Quadra Engineering Limited - Roost



15 Cascade Drive 

Halifax, Nova Scotia 

B3M 1Z4 

      
        
      

QUADRA 

ENGINEERING 

LIMITED  

April 28, 2022         File Number: 2022-14B-1 
 

 
 

 
 

 

Re: Inspection of building at  10 Kirk Road  (Roost) 
      

Purpose of the Inspection 
 

As requested, Quadra Engineering Limited has carried out a visual inspection of a small building located on the 
property at 10 Kirk Road in Halifax, N.S.  This building is commonly referred to as the "Roost".  The inspection was 
carried out on April 6, 2022, and was done in the presence of Mr. Daren Sweet.  This report is to cover items 
singled out as being deficient during this inspection and to comment on prospects of occupancy of the building. 
 

Roost 
 

The building known as the "Roost", is a relatively small building, built more as secondary on to the property at 10 
Kirk Road.  This building is of unknown age.  It is a single level wood structure with a small addition added at some 
point.  This building has a walk out crawl space for a basement.  In terms of size, this building is approximately 16 
feet wide by 20 feet in length, measured by eye.  It is not much more than the size of a large single car garage.   
 

Exterior 
 

1)  The siding on the exterior of this building is wood shingles.  It appears to be in relatively good condition.  What 
it appears to require is chalking around windows and some repair.  It could use a good coat of paint as the present 
paint is starting to dry up and fade. 
Entrance Face 
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Waterside Face 

 
 
2)  The windows in this building are not in good condition.  Most are wood frame single pane glass.  These have a 
significant  amount of rot and are in bad need of paint, repair or replacement.     
 
One window is a newer type. This is a vinyl horizontal slider.  This window is visible in the photograph above.  This 
window is the best of what is presently there, but it leaks and is visibly aged. 
 
In the photograph below, one can see a close-up of the condition of one of the wooden windows.  As can be 
viewed, especially in the lower right hand corner of the window, the wood frame of this window is totally rotted.  
The single pane glass can be seen as requiring full chalking around the perimeter as the present chalking is almost 
non-existent.   
 
Also one can see in this photograph, that the back side of the glass (interior side) has a frosted plastic covering 
over it.  This is there to not only to make the glass obscure, but also to prevent wind and the cold from 
penetrating directly into the interior of the building 
 
In this particular case, this window would be classified as being rotted beyond the state of it being economically 
feasible to repair.  This window would be recommended for total replacement. 
 
Some of the window frame openings have a storm window on the exterior.  These are on the upper level of the 
building (main).  See the second photograph below.  As can be seen, this storm window is totally rusted, and the 
bottom pane of glass is smashed out. 
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Interior 
 
The interior of this building was inspected.  One of the first and what is considered a major fault found was that 
the building was not insulated, and did not have any form of heating.  The building was not constructed for 
occupancy.  It appears to have been constructed as some sort of a storage garage.    
 
What was viewed was as follows: 
 
1)   The Main Floor is basically one big room.  There are two small rooms on one end.  These were put in after the 
original construction.  One of these rooms is a bathroom containing only a toilet, and the second is more of a 
closet which has an electrical service panel and an electrical meter.     
  
There are basically no plugs or light switches in the building with the exception of a few near the electrical panel. 
 
The roof is supported with open steel trusses.  The walls are finished with wood panels. 
 
In general, the main floor of this building appears to be in relatively good conditions.  See the photograph below. 
 

 
 
 
 
2)  The Basement for the building as mentioned earlier is only a crawl space.  The entrance is through a double 
exterior doorway which is on the water side of the building. 
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3)  The ceiling of the basement area (main level floor) had several structural issues if this building is to have a 
residential occupancy classification.  The floor joist system is not constructed strong enough to meet a residential 
occupancy loading, and there is a large number of floor joists which are presently resting on nailed edges.  This 
does not meet present day codes, and all will require the addition of joist hangers to support them.  Please see a 
view of the crawl space below. 
 

 
 
 
As can be seen in this photograph, the crawl space has a sloped gravel and rock surface.  There is a section of floor 
above, which is supported with a 2" x 4" joist (not strong enough), and one can see the color change on the back 
foundation wall due to the penetration of water through, over, and under this wall. 
 
The concrete foundation itself appear to be structurally sound.  However, in a situation with no heating as is 
presently the case, the foundation wall should all have some type of frost protection.  These walls basically are 
sitting on the surface of the rock, and there is little to prevent frost from lifting them up and down with the 
seasonally change in temperature.  
    
Another item of concern is the wood column support for the ceiling beams.  Each is resting on a small block of 
concrete.  As is the situation with the foundation walls, this block of concrete is very susceptible to movement 
due to the frost.   
 
4)  There is water flow entering the crawl space.  This enters through or under the foundation wall and it travels 
along a path following the slope of the ground through the crawl space.  Evidence of this, and the path of travel is 
clearly shown by the dark areas of the gravel as shown in the following photograph. 
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Therefore it is obvious that there presently is water in the crawl space. 
 

CONCLUSION 
 
The obvious conclusion following the inspection of the "Roost" is that this is not a building which was constructed 
to be habitable.  It is at most a glorified storage garage, and even with an exterior garage classification, it will 
require some structural upgrades to be considered safe for full use. 
 
 
Note 
 
This inspection was general and was to cover visible items.  However, only items which stood out during the 

inspection as being severely deficient are mentioned in this report.  Items not noted are considered as minor in 

terms of architectural or structural condition.   

 

Yours truly, 
Quadra Engineering Limited, per 
 

John M. Salah P.Eng. 
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9.8.3 - Structural  Engineering Assessments - Quadra Engineering Limited - Pool House
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August 30, 2021        File Number: 2021-30-B-1 
 

 
 

 
 

 
Re: Inspection of building at  10 Kirk Road (Pool House) 
      
Purpose of the Inspection 
 
As requested, Quadra Engineering Limited has carried out a visual inspections of the property at 10 Kirk Road in 
Halifax.  The building inspected is known as the "Pool House".  The inspection was carried out on August 17, 2021 
and was done in the presence of Mr. Daren Sweet, and Mr. Paul Taylor.   
 
This building on the property is presently in a very bad state.  It has had some, but basically little maintenance 
done to it in recent years.  It is our understanding that there is a desire to bring the building back up to an 
acceptable standard.  By acceptable, it is meant that the building must be renovated to a level whereby it is 
capable of being habitable within the standard of the 2015 Nation Building Code of Canada, and all local codes.  
However there is uncertainty as to the extent of the changes which must be dealt with.  It is known that defects 
are extensive, and that the cost of repair may also be excessive.  Quadra Engineering Limited was to inspect this 
building as to its visual architectural and structural conditions, and give an opinion as to whether it should be 
renovated or demolished.  A third option presented was to give an opinion as to the prospects of relocation of the 
building frame as a possibility.  The wood structure would be lifted of off its foundation and placed on another.   
 
It was noted and pointed out at the time of the inspections that Quadra Engineering Limited could not state 
whether the building should be renovated or demolished.  All Quadra Engineering Limited could do, was to do the 
inspections and give an opinion as to what condition the building was in at that time of the inspections.  If 
deemed severe enough in terms of amount of deficiencies, Quadra Engineering Limited would give its opinion as 
to whether we feel that renovation or demolition would be the best option.   
 
These inspection was general and was to cover visible items only.  However, only items which stood out during 

the inspection as being severely deficient are mentioned in this report.  Items not noted are considered as not 

major in terms of deteriorated structural condition, or cost or repair.  These however should be considered before 

a final decision can be made on what is the best option for this building. 

See below for the inspection report on this building. 

 
Yours truly, 
Quadra Engineering Limited, per 

John M. Salah P.Eng. 
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REPORT    10 KIRK ROAD (POOL HOUSE) 

 

Inspection Date: August 17, 2021 

Time: 10 am  

The Pool House is a small building on the property which is not set up for use in a residential purpose.  The 

building from a distance looks relatively good but as you get in and around it, this is not the case.  Please see the 

front side of this building below. 

 

 

A) BUILDING EXTERIOR WALLS  

1) The exterior of the building has a substantial amount of rot, especially in and around the deck, or any wall 

which is near ground level.  A close up look at the main front entry of the building reveals the general conditions 

which are encountered around the perimeter of the building.  

  Please see in the photograph below the front entry. 
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At the time of this inspection, two holes were put into the deck flooring, simply by a kicking motion with one shoe 

toward the deck.  Please see a sample on the photograph below. 
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2)    The lot grading along two sides of the was totally improper, resulting in water flow towards the building 

rather than away from the wall.  See below. 
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Compounding this improper problem, was the fact that a good portion of the building exterior walls have the 

wood siding at or near the grade line.  This has led to rot of the siding and the wood wall structure, and water 

infiltration below building.  The space below the building is basically a crawl space.   

The National Building Code minimum distance from the exterior ground elevation to the top of a building 

foundation wall is 6 inches.  This is not the case around two sides of this building.  Added onto this problem is that 

of the water drainage flow direction.  By code, the ground around the building is to be graded such that the 

surface water flows away from the property.  In this case, surface water flows towards the building. 

 

3)  The building Canopy over front deck is constructed with2" x 4" wood joists.  These are very much undersized 

considering the length of the joist and the snow loading designation for this area.  See photograph below. 

 

 

This canopy has sections of rot scattered throughout.  It is fairly large, and as is, should not pass a structural 

inspection, thus should fail approved if HRM staff if they were to view it.   

Please see in the photograph below, a side view of the canopy.  The torched-on-roof membrane is in very bad 

condition, and visible is several areas of obvious membrane failure. 
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3)  The visible foundation around the building is virtually non-existent around the exterior.  See photographs 

below. 
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As is obvious in these photographs, what is there would no longer qualify as a secure foundation.  It is now more 

along the line of a building being supported by piles of rock.  There is one corner of the building which is actually 

supported by a few stacked concrete blocks.  This is clearly shown in the photograph on the previous page. 

There is an entry into the crawl space below the building.  In this area is where the rock foundation shows to be it 

best.  In this area, there is actually some mortar visible around the rocks.  This mortar is meant to hold the 

foundation together.  In this, supposedly the best location, one can still see the opening between the rocks.  Even 

here the foundation is subject to water penetration and frost heaving. 

4) Building Crawl Space is the area under the building as previously mentioned.  This area shows the interior side 

of the exterior foundation walls.  There has been some effort to stabilize the structure with the addition of mid 

area wooden supports, but little of this would suffice to be classified as structurally sound.  There are mid span 

wood beam which may be acceptable, but they are supported by 4" x 4" columns, which are resting on block.  

Visible are also columns resting on the rock.  All have no frost protection and are susceptible to sliding, 

settlement, and frost heaving.  Summarizing, this foundation is no were near structurally sound. 

Also discovered was the fact that the floor system above was not capable of supporting a residential or 

commercial load, and that the spacing between rotted joists was non-consistent and extremely wide.  

Please see in the photographs below some of the discovered conditions of the foundation in the crawl space. 
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4)  The Building Roof Structure generally showed well.  It asphalt shingles appear to have been replaced recently.  

The exact age is unknown.  However there are no gutters of down spouts.  See photograph below. 

 

A) BUILDING INTERIOR 

1)  TOP FLOOR 

Top floor of this building was inspected next.  What stood out the most was the fact that it had little accessibility.   

The stairway leading up to the top floor was approximately 24 inches wide.  See photograph below. 
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This width of a stairway, makes it very difficult to load furniture or any large item to the top floor.  

The landing on this stairway was viewed, and considered as structurally unsound.  As can be seen in the 

photograph below, there are no bearing supports below the landing at the corner.  The landing in supported only 

by the end walls on either side.  See the photograph below. 

 

Any heavy loading on the landing will immediately result in downward deflection, and if heavy enough, would 

cause instant failure of the landing.  

On the second floor level several items stood out immediately.  These were as follows. 

 :  A windows in the bathroom and "bedroom" were 5 inches above the floor level.  This is not within the         

    acceptable height based on the National Building Code.   

 :  There was minimal electrical service only on the hallway and bathroom.  Not enough plugs or lighting. 

 :  The available electrical service did not meet code and ran exposed on the wall surface. 

 :  There was no heating at all on this level 

 :  There was no insulation in the walls or ceiling 

 :  There was no finish surface on the wall, as the framing member were visible.  These were painted. 
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Please see photographs below of the top floor. 
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2) Main Floor 

What stood out on the main floor was the way the floor bounced due to lack of structural support.  The floor 

joists are clearly undersized for the span.   

Also the floor to ceiling height, as provided by Mr. Sweet, is only 6' 8"= 2.03m.    The 2015 National Building Codes 

of Canada states that this should be 6' 10 3/4"= 2.1m.  Therefore this area does not even meet the code 

requirements.  Please see the table below, taken for the 2015 NBC. 

 

 

On the main floor level, other items which stood out were as follows. 

 :  The drainage line for the upstairs bathroom ran down exposed through the living room area. 

 :  There was no electrical service at all in the living room area 

 :  There was minimal electrical service in the kitchen, which also appears to be an addition onto the main 

     structure. 

 :  The back door was at ground level and susceptible to rot, insects, mice and water infiltration 

 :  There was not source of heating on this level.  Thus there is no heating in the building at all. 

Please see below, 3 photographs taken of the main floor space. 



16 | Page 

 

 



17 | Page 

 

 

CONCLUSION 

This building obviously is not, nor  should it be considered as habitable, at least not in its present state.  This 

building can only be used for storage, and that is only if its structural components are upgraded, from the 

foundation up through the building including the roof.  All require major work.  After that, there is the problem 

of floor to ceiling space, lack of heating, major electrical upgrades, lack of insulation, and wall finishes.  The 

majority of this would be required regardless of whether it is used for storage or a residential purpose.      

The costs for this work in our opinion, would be substantially higher if the work is done as a renovation than it 

would be if done as a tear down and rebuild.  Therefore it is the opinion of Quadra Engineering Limited that 

this building should be entirely torn down.  

As for the possibility of relocation of the building, this idea was basically ruled out.  The reason for this was 

basically, what you have as a base product, and the costs involved in upgrading the structure to something 

viewed as acceptable within the limit of the National Building Codes and other local codes.  If there is a desire 

to relocate the building, it would make more economic sense to build a new version in the desired location. 
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Re: Inspection of building at  10 Kirk Road  (Gate House) 
      
Purpose of the Inspection 
 
As requested, Quadra Engineering Limited has carried out two visual inspections of the property at 10A Kirk Road.  
This property is at 10 Kirk Road in Halifax, N.S.  This property is commonly referred to as the "Gate House".  The 
inspections were carried out on June 18, 2021, and August 17, 2021 and were done in the presence of Mr. Daren 
Sweet.   
 
This building on the property is presently in a very bad state.  It has had little to no maintenance done to it in 
many years.  It is our understanding that there is a desire to bring the building back up to an acceptable standard.  
By acceptable, it is meant that the building must be renovated to a level whereby it is capable of being habitable 
within the standard of the 2015 Nation Building Code of Canada, and all local codes.  However there is uncertainty 
as to the extent of the damages which must be dealt with.  It is known that the damages are extensive, and that 
the cost of repair may also be extensive.  Quadra Engineering Limited was to give an opinion as to whether it 
should be renovated or demolished.  A third option  to comment on would be to relocate the structure.    
 
It was noted and pointed out at the time of the inspections that Quadra Engineering Limited believes that any 
building regardless of condition could at some financial cost be renovated to any degree desired.  The final 
decision would be up to the owner.  However Quadra Engineering Limited would do the inspections and give only 
an opinion as to what condition the building was in at that time of the inspections, and if deemed severe enough 
in terms of amount of deficiencies, Quadra Engineering Limited would give its opinion as to whether we feel that 
demolition would be the best option.     
 
These inspections were general and were to cover visible items.  However, only items which stood out during the 

inspection as being severely deficient are mentioned in this report.  Items not noted are considered as not major 

in terms of a deteriorated architectural or structural condition, or cost or repair.  However they should still be 

included in the overall cost of a renovation.   

See below for the inspection report on this building. 

 
Yours truly, 
Quadra Engineering Limited, per 
 

John M. Salah P.Eng. 
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REPORT    10A KIRK ROAD  (Gate House)   
 

Inspection Dates: June 18 and August 17, 2021 

Time: 10 am on both days 

A) BUILDING EXTERIOR WALLS 

1)   The overall condition of the building is quickly pointed as you approach the building.  The main front entry is 

the first visible element of note.  It is obvious as to the total lack of maintenance over the years.  Visible is a totally 

rotted front entrance in particular the front door.   

 

 

This rot is also evident on the window and window shutters.  The windows, which are of both wood and vinyl 

construction are in generally very bad condition.  The wood windows mostly show rot, and the vinyl show a 

significant build-up of mold. 

The shutters are very deteriorated with paint damages and significant mold. 

  Please see in the photograph below this section of the building exterior. 
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2)    The lot grading along to front and side elevations, and a section of the back is totally improper, resulting in 

water flow towards the building rather than away from the wall.  See below. 
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Compounding this improper condition, there is a good portion of the building exterior wall in which the wood 

siding is at or near the grade line.  This can and probably has led to water infiltration into the building.  Visible 

evidence of this is in the rot and possible mold along the lower coursed of wood siding.  

The National Building Code minimum distance from the exterior ground elevation to the top of a building 

foundation wall is 6 inches.  There is great doubt as to whether this distance is maintained around the perimeter 

of the building.  Added onto this problem is that of the water drainage.  By code, the ground around the building 

is to be graded such that the surface water flows away from the property.  In this case, surface water flows 

towards the building. 

 

3)  The building soffit and facia were clearly visible as being in very bad condition.  See photograph below. 

 

This item is actually in a worse state than is evident in this photograph.  The structural components have severe 

rot.  There is even a section where the roof is rotted out clear through to the soffit face allowing water to pour 

through. 

3)  The visible foundation around the building is in very bad condition.  Being of rock construction this can and has 

lead to much water infiltration into the building.  The extent of these damages are not well known due to the fact 

that there is little to no foundation wall face visible along a major portion of the building. 

There is also a portion of the building, that at the rear left corner, in which there does not appear to be a 

foundation wall present.  The building actually appears to sit directly on a concrete footing.  This footing sits on 

the surface of the ground.  Please see photograph below. 
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As is evident in the above photograph, the building is resting directly on the footing.  Being on the surface of the 

ground, this footing has visible cracking.   
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The footing is also not continuous. There are sections where the building appears to be resting on the ground.  

Items of note from this photograph are: 

a)  There is no frost protection on the foundation leading to up and down movement of the building during the 

freeze-thaw cycles. 

b)  There is major settlement of the building on this face and surrounding area of the building. 

c)  Prime location for the infiltration of water, bugs, mice, etc. 

d)  Prime location for wood rot and resulting mold formation. 

 

B) BUILDING ROOF STRUCTURE 

The roof structure was only viewed briefly as was suggested by Mr. Daren Sweet.  He stated that it was not 

structurally sound.  This was very understandable as is what was readily apparent.     

Please see in the photograph below the front face of the building at the roof line.  The roof is wide open.  It 

appears that the section of the roof over the soffit has collapsed.   
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From the top of the roof, on the rear side, there is visible another sections of the roof which have totally 

collapsed.  The first photograph is on the right side, and the second photograph is on the left. 
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BUILDING INTERIOR  

a) Upper Level 

In the building interior, the upper level was viewed, and it basically was in worse state than that which the 

exterior of the building might have revealed.  The conditions in general are quite evident in the following 

photographs. 
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As is evident in the previous four photographs there is little of the upper floor level which is considered as worth 

salvaging.  Amongst the defects were: 

 a)  Numerous punctures of the ceiling drywall caused by what appears to be water infiltration 

 b)  Rusted out light fixtures and other electrical components, including electrical wiring 

 c)  Soft drywall or plaster is evident in most locations 

 d)  Mold all over the surface of the ceilings and the walls 

 e)  All the flooring is viewed as requiring replacement 

 f)  Railing on stairs show evidence of rot 

 g)  Windows and their trim are rotted and are substantially covered in mold 

 

B) Main Floor 

The conditions on the main floor are similar to that in the floor above.  See photographs below. 
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As was evident in the floor above, this level showed little improvement.  Amongst the defects were: 

 a)  Settled floor system, falling from the front to the back of the house 

 b)  Rusted out light fixtures and other electrical components, including electrical wiring 

 c)  Soft drywall or plaster is evident in most locations 

 d)  Mold all over the surface of the ceilings and the walls 

 e)  All the flooring is viewed as requiring replacement 

 f)  Windows and their trim are rotted and are substantially covered in mold 

The electrical outlets, switches and fixtures were all deteriorated.  The complete new wiring of the house is 

clearly evident.  There is little chance that Nova Scotia Power would pass any aspect of the electrical system in the 

building. 
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C) Basement Floor 

Going down into the basement was a challenge in itself.  The stairway was rotted out.  It was relatively dark, and a 

flashlight had to be used in order to get a good idea of the conditions.  Please see below some of the photographs 

taken. 

 

 

 

These stairs actually showed better then the upper level stairway, at lease in terms of deterioration.  However the 

walls around them were all deteriorated and would require significant upgrade.   

 

In the two photographs below, is shown the point of sewer and water entry into the building.  You can see the 

rust and mildew on the piping caused by the infiltration of water. 

You can also see the area for pooling of water underneath the service lines.  This is one of many point of water 

entry into the basement.  The foundation walls are of rock construction, and easily allow water to enter through 

cavities between the rock. 
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Amongst the defects on this level were: 

 a)  Rusted out light fixtures and other electrical components, including electrical wiring 

 b)  Ponding of water in various locations 

 c)  Water entry through the foundation walls 

CONCLUSION 

It was concluded from the two inspection done that this building would need a significant amount of repair in 

order for it to become habitable.  The costs for this in our opinion would be higher if the work is done as a 

renovation than they would be if done as a tear down and rebuild.  Therefore it is the opinion of Quadra 

Engineering Limited that this building be entirely torn down.    

Finally, as for the prospect of a relocation of the wood frame of the building onto another foundation 

elsewhere.  This idea was essentially ruled out.  It is thought that there is little worth salvaging in terms of the 

structural components of this building to make that option viable, especially considering the fact that the 

structure is composed of an original building, with individual additions added.  Moving these parts as one 

structure would be difficult at best.  Then one must consider the quality of the product you are moving.  This 

product is not considered good enough to justify the cost of relocation.  
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