
 

 
 
P.O. Box 1749 
Halifax, Nova Scotia 
B3J 3A5 Canada    

  
Item No.  14.6.2                

 Halifax Regional Council 
January 15, 2019 

 
 
TO:   Mayor Mike Savage and Members of Halifax Regional Council 
 
 
 Original Signed 
SUBMITTED BY:    
   For Jenny Lugar, Acting Chair, Heritage Advisory Committee    
 
DATE:   December 13, 2018 
 
SUBJECT: Case H00461: Substantial Alteration to municipally registered heritage 

properties at 1478, 1480, 1484 and 1494 Carlton Street, Halifax  
 
ORIGIN 
 

• Application by Dexel Developments Ltd. 
• Motion from the December 12, 2018 special meeting of the Heritage Advisory Committee. 

 
LEGISLATIVE AUTHORITY 
 
Heritage Property Act, s. 13(b): 
 

s. 13 The heritage advisory committee may advise the municipality respecting 
……… 
(b) an application for permission to substantially alter or demolish a municipal heritage 
property; 

 
RECOMMENDATION 
 
It is recommended that Regional Council: 
 

1. Approve the substantial alteration of 1478 Carlton Street, Early Victorian Streetscape, as proposed 
in the staff report dated November 9, 2018;  
 

2. Approve the substantial alteration of 1480 Carlton Street, Early Victorian Streetscape, as proposed 
in the staff report dated November 9, 2018;  

 
3. Approve the substantial alteration of 1484 Carlton Street, Early Victorian Streetscape, as proposed 

in the staff report dated November 9, 2018; and 
 

4. Approve the substantial alteration of 1494 Carlton Street, Early Victorian Streetscape as proposed 
within this report, conditional on the building currently at 5950 Spring Garden Road being considered 
as a character defining element through a heritage registration application. 

 
 
 



Case H00461: Substantial Alteration to 1478, 1480, 1484 and 1494 Carlton Street  
Council Report - 2 - January 15, 2019  
 
BACKGROUND 
 
The Heritage Advisory Committee received a presentation from staff, and considered the staff report 
dated November 9, 2018 at their special meeting held on December 12, 2018.  
 
Refer to the November 9, 2018 staff report (Attachment 1) for further information on the background this 
application.  
 
DISCUSSION 
 
At the December 12, 2018 special meeting, following the presentation from staff, members of the 
Committee expressed concerns with regards to the proposed substantial alteration to the property located 
at 1494 Carlton Street (part 4 of the staff recommendation). Specifically, the alteration includes plans to 
demolish a physically attached structure located at 5950 Spring Garden Road. Committee members 
expressed concerns regarding the loss of this historic structure, and the resulting impact on the Spring 
Garden Road streetscape.  
 
As a result, the Committee agreed to split the vote on the staff recommendation to vote separately on 
each of the four (4) parts. In the resulting vote, parts 1, 2, and 3 of the staff recommendation were 
approved, with part 4 being defeated. Members of the Committee then approved an alternative motion 
with respect to1494 Carlton Street, as outlined in part 4 of the recommendation contained in this report. 
 
Refer to the November 9, 2018 staff report (Attachment 1) for further discussion. 
 
FINANCIAL IMPLICATIONS 
 
Refer to the November 9, 2018 staff report (Attachment 1) for information on financial implications 
associated with this application.   
 
RISK CONSIDERATION 
 
None identified.  
 
COMMUNITY ENGAGEMENT 
 
Heritage Advisory Committee meetings are open to public attendance. The agenda, reports, and minutes 
of the Committee are posted online at Halifax.ca.  
 
Refer to the November 9, 2018 staff report (Attachment 1) for further information on community 
engagement specific to this case.  
 
ENVIRONMENTAL IMPLICATIONS 
 
None identified. 
 
ALTERNATIVES 
 
The Committee did not provide alternatives.  Refer to the November 9, 2018 staff report (Attachment 1) for 
further information on alternatives.  
 
ATTACHMENTS 
 
Attachment 1 – Staff report dated November 9, 2018  
 
 
 



Case H00461: Substantial Alteration to 1478, 1480, 1484 and 1494 Carlton Street  
Council Report - 3 - January 15, 2019  
 
A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.php then choose the 
appropriate meeting date, or by contacting the Office of the Municipal Clerk at 902.490.4210, or Fax 902.490.4208. 
 
Report Prepared by: David Perusse, Legislative Assistant, Office of the Municipal Clerk 902-490-6732 
 

















Case H00461: Substantial Alteration to 
1478, 1480, 1484 and 1494 Carlton Street - 8 -                    December 6, 2018  
 
 
ATTACHMENTS 
 
Map 1 – Location Map, 1478 - 1494 Carlton Street 
 
Attachment A – Heritage Impact Statement, 1478 - 1494 Carlton Street 
Attachment B – Heritage Building Summary 
Attachment C – Standards and Guidelines Evaluation, 1478 Carlton Street 
Attachment D – Standards and Guidelines Evaluation, 1480 and 1484 Carlton Street 
Attachment E – Standards and Guidelines Evaluation, 1494 Carlton Street 
 
______________________________________________________________________ 
 
A copy of this report can be obtained online at halifax.ca or by contacting the Office of the Municipal Clerk at 
902.490.4210. 
 
Report Prepared by: Aaron Murnaghan, Principal Planner, Heritage (902)292-2470    
 

-Original Signed- 
Report Approval by:  

 Eric Lucic, Manager, Regional Planning, (902)430-3954 
 

http://www.halifax.ca/
































Spring Garden West 
Heritage Impact Statement 
   

 

named for a fashionable London neighbourhood.13  Buildings have appeared along Spring 
Garden Road with what looks to be at least two buildings on Carlton. 

 

Church's Map,1865, detail 

 

HRM Archives CR10‐064, Detail 

Hopkins Altas of 1878 shows a maturing ‘Spring Garden Div.” with many of Carlton Street’s 
current buildings present. 

                                                            
13 It is interesting to note that Spring Gardens of London, was a street of private lots laid over portions of a garden 
which was formerly part of St. James’s Park with interim use as a paid pleasure garden. 
http://www.british‐history.ac.uk/survey‐london/vol20/pt3/pp58‐65 
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Hopkins Atlas, 1878, Plate O, detail 
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Halifax Bird's Eye View, 1879, Detail 

 

 

1889 Goad’s Atlas 
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1895 Goad's Atlas 

 

1914 Goad's Atlas 
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Carlton Street, Pre‐Tupper Building 

 

 

1979 
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Google Earth View: Contemporary Spring Gardens Division.  

With the ensuing intensification of institutional uses on the South Common, and the 
maturing of the western portions of Peninsular Halifax, Spring Garden Road progressively 
has taken on the stature of an important commercial thoroughfare.  The desirable nature 
of the street has led to the development of many of the original private lease lots as high-
rise residential or office buildings.   Most 19th century buildings that remain on the street 
have been converted to commercial use, with mixed results.   The City of Halifax recognized 
the development pressures on the area and in 1984 registered the Carlton Street 
Addresses south of Spring Garden Road.  While the registrations are individual, the effect 
was the creation of an informal heritage district, greater than the sum of its parts. 

 

CURRENT CONDITION 

The Carlton Streetscape remains a coherent whole with mature trees lining a street with 
buildings ranging from very well kept, to rental housing suffering from significant neglect.  
We understand that only one existing house, 1474, is owner occupied, several are business 
or personal services occupancies, while the remainder are rental units.  It is not surprising 
that the owner-occupied building is one of the better maintained structures.  In addition to 
the buildings directly affected by this proposal, the four south-westerly buildings are also 
under pressure for development due to land consolidation on the south half of the block.   
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PROPOSED WORK 

As described earlier, the development proposed under this application involves the 
construction of a large development consisting of two towers on a common podium on the 
northern half of the city block.  The project proposes several direct changes to four 
adjacent registered heritage addresses on three properties, with working ranging from 
preservation, rehabilitation and restoration, to partial demolition.  Work to each of the 
buildings will be discussed individually in sections to follow.  In this section we will review 
the changes that affect the subject properties universally and the streetscape as a whole. 

 

 

Plan showing proposed ground floor footprint of new building and adjacent Carlton St. heritage properties. 
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PROPERTY LINE ADJUSTMENT 

The proposed project would involve the subdivision of the three heritage properties such 

that portions of their existing rear yards could be consolidated into the larger development 

project.  The proposed division line corresponds generally with the previous property line 

between the now connected buildings at 1494 Carlton Street and 5950 Spring Garden 

Road, running south to the northern boundary of 1474 Carlton.   The yard shortening 

enables the extension of underground parking, western extension of the new above 

ground portions of the building, and maximizing of Spring Garden Road retail frontage 

while still providing service and right-of-way vehicle traffic off of Spring Garden. 

 

Site Plan with Proposed Adjusted Property Line 
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The immediate consequences of the property adjustment and their reasoning include: 

- Shortening of the rear yards. 

- Demolition of 5950 Spring Garden Road.  

- Demolition of 1990 additions joining 5950 Spring Garden and 1494 Carlton. 

- Demolition of the rear L wing of 1478 Carlton Street. 

- Shoring during construction of western foundations of 1478 to 1494 Carlton. 

- Shoring during construction for north-west corner foundations of 1474 Carlton. 

 

The noted demolitions and removals will be addressed below in the examination of each 
individual property. 

 

 

Section at New Property Line 
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Shoring of the existing walls would allow for deep excavations for the proposed parking 
levels of the property.  It is a reasonably straightforward process of wall underpinning or 
retaining barriers as sub-soil conditions require.  We do not believe it to be a long-term 
issue for the heritage value of the properties. 

The shortening of the yards represents a loss of use of this portion of the properties.  We 
believe that given the current use as parking suggests the practical loss is negated by the 
provision of parking within the new development. Further, we do not believe the original 
length of the yards to be a character defining element for the properties.  Each property 
will retain a minimum 10’ (3M) rear yard.  Yards would be screened from the adjacent 
property by 8’ vegetated screens. 

Also counter-balancing against the rear yard loss is the overall financial benefit to the 
project that the use of the yards allow.  That benefit provides funds for the restoration of 
the heritage structures, but more importantly, in facilitating the project, removes 
speculative pressure from the properties from the foreseeable future. 

The design of the new building allows for a 38’ setback from the new rear property line to 
an eight storey mid-rise portion of the building, and an additional 26’ setback, 64’ in total, 
for the main portion of the southern tower from the new property line.  Please refer to the 
attached Appendix C Set Back Plan. We understand the intent is for an articulated tower 
per the original design development application within these setback areas. 

Alternatives considered include not reducing the yards with easement over the property 
for service and right-of-way vehicular access.  This option would eliminate the use of the 
yards for underground parking and impact the siting of the proposed tower structure 
above.  This option would not materially change the vehicle circulation design at the rear of 
the building. The owner believes the option significantly reduces the viability of the project.   

A second alternative would be the reduction of the rear yard to the line of the western 
boundary of 5950 Spring Garden, with easement for service and right-of-way vehicle 
movement off Spring Garden generally as proposed.  This proposal would not materially 
change the rear yard condition of the heritage properties, and would encumber the 
proposed parking.   Again, the owner believes the option significantly reduces the viability 
of the project.   

We propose that legal subdivision of the properties proceed upon issuance of a 
development permit for the project.  Monitoring of any shored or underpinned heritage 
properties during construction would be a condition of the work. 
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PARKING ACCESS 

The project proposes utilization of the existing driveway off Carlton between 1484 and 
1494 Carlton Street as the principal residential access for the new development.  The 
access would be as an easement to 1494 Carlton.  The owner has engaged Ekistics Plan and 
Design to review the larger site portions for vehicle access.  Their report can be found in 
the larger project submittal.  It includes a review of three options for site access including 
the one proposed in this report, as well as full vehicle access off of Spring Garden Road, 
and finally access off of Robie Street.  The report concludes that Robie Street access is not 
reasonable.  Of the remaining two, the Carlton Street residential access was considered 
preferable based on capacity, geometry, and safety concerns. 

 

We repeat the previous site section drawing here to illustrate the proposed driveway. 

 

 

Residential Vehicle Ramp Section  
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The work would excavate between the two buildings expose portions of the below-grade 
iron-stone foundations of the adjacent buildings.  These foundation walls would be which 
cleaned and repointed.  Where retaining walls are required between the rear walls of the 
buildings and the relocated property line and face of the parking entrance, these walls 
would be delineated from the original buildings with a vertical reveal and then faced with 
iron-stone to match the adjacent buildings.  Above grade, the privacy screening running 
along the back property line, would return to the back faces of the two heritage properties 
to screen the back yards from the parking entrance.   

The access ramp would start at the front face of the heritage properties and slope down to 
the western relocated property line.  The garage access door would generally align with the 
basement levels of the heritage properties.   

 Some underpinning of the existing buildings may be required.  This work is anticipated to 
remain below grade. 

 

 

Existing driveway between 1484 and 1494 Carlton  
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The side wall of 1484 Carlton only has two smaller basement, and one smaller top storey 
window overlooking the driveway.  Historical photos show a previously removed side stair 
window and a second third floor window.  This work does not propose their re-
instatement.  1494 has ground and second floor windows overlooking the driveway.  We 
believe the proposed removal of some of the existing ground floor windows, provision of 
new replacement windows for those remaining, and the interior renovation for the 
buildings will address sound concerns for the properties.  We believe removal of the 
ground floor windows is supported by the 1990 ‘existing’ elevations shown later in this 
report. 

 

   

North Wall 1484 Carlton and South Wall 1494 Carlton 

 

Given that the proposed driveway location is currently used an access point for the existing 
inner block parking, and the larger urban context of the site, we do not see the use of the 
driveway nor any increase in traffic as significantly impacting the heritage value of the 
properties.   We believe the practical and visual impacts on the foundations of the heritage 
buildings can be mitigated through design of the retaining walls, appropriate site lighting, 
and provision of black iron fencing markers at the street property line of the buildings. 

 



25 
 

BUILDING HEIGHT AND MASSING 

The Carlton Street heritage streetscape remains today a cohesive low-rise residential block 
set within the remainder of the original Spring Gardens subdivision, which has generally 
transformed over the past fifty years to largely consolidated lots with larger mid-rise and 
high-rise commercial and multi-unit residential buildings as illustrated by the map below.  
This project represents a continuation of that transformation, reflecting the economic 
pressures and opportunities presented by the larger neighbourhood.   Other projects by 
other developers such as Carlton Terrace and the neighbouring development at College 
and Robie are also proposed for the neighbourhood. 

 

 

Exiting Building Heights 

 

 

 

 

 

 

Proposed Development Site with Proposed Heights  

High Rise: Over 9 Storeys 

Mid Rise: 4 to 9 Storeys 
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The project sits to the east and north-east of Carlton Street heritage streetscape, with 
minimal solar impact on the heritage district. Refer to the daylighting portions of the 
appended report. 

For the pedestrian on Carlton Street, the close proximity of the western sidewalk to the 
western buildings, generally would obscure the presence of the new eastern tower.  From 
the eastern sidewalk, the tower will be visible above the opposite homes.  This is seasonally 
mitigated somewhat by the dense tree canopy, and the general visibility of other tall 
buildings in the neighbourhood. 

Carlton Street Section East‐West Section 

 

The new building is generally similar in height and mass to the newer, larger additions to 
the neighbourhood, continuing the trend of later developments, with a focus on active 
street front development, with high grain articulation and differentiation of the lower four 
story street wall, where storefronts reflect the pattern of the existing storefronts, and 
varied claddings and subtle pushing and pulling of the four storey massings suggest an 
engaging street scape.  This articulated street wall plays an important role in mitigating the 
visual dominance of the towers, and in transitioning to the low rise Carlton Street street 
scape.  At it’s eastern end, aligning with the eastern end of the tower above, the street wall 
again steps down to three storeys where the new building abuts the two storey mass of 
1494 Carlton. 
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Transition Massing at 1494 Carlton Street 

HERITAGE PROPERTIES WITHIN THE SCOPE OF WORK 

Three legal properties representing five different street addresses are part of the scope of 

work of the proposed project which will be discussed individually in the following pages.   

These are 1478 Carlton Street, 1480/84 Carlton Street, and 1494 Carlton Street / 5950 

Spring Garden Road. 

 

  

1478      1480/84         1494 
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06 1478 CARLTON STREET (FORMERLY #18) 

 

 

 

HERITAGE VALUE 

1478 Carlton Street is part of a cohesive, largely intact late 19th century residential 

streetscape and the last cohesive residential block portion of the initial Spring Gardens 

development on the South Common.   Architecturally the building has value for its Victorian 

language and design, with Queen Anne and mid-Victorian elements. 
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1478 CARLTON CHARACTER DEFINING ELEMENTS 

Character-defining elements properties include; 

- American Queen Anne / Second Empire design; 

- Front lawn with sidewalk in close proximity to entry steps; 

- One and a half and two storey wood framed structure; 

- Side hall L-shaped plan; 

- Asymmetrical two-bay street façade with bay window and entry door with 

rectilinear transom and sidelights; 

- Steep mansard roof with gabled dormers; 

- Parged Ironstone foundation; 

- Wood shingle siding; 

- Two over two single hung windows; 

- Decorative exterior trim at eaves, bay window, entry door and dormers; 

- South-side chimney and fireplaces. 

 

 

HISTORY 

1478 Carlton Street was the subject of a research brief written by Wayde Brown in August 

1984, the year of the Heritage registration of the property.   The paper provides a list of 

occupants up until 1973, a description of the transfers of leases of the block west of Carlton 

up until the 1871 authorization of its sub-division, and a brief architectural description.  The 

Brown report is appended to this document.  The house was built in 1880 by Edmund 

Smith who was also the last leaseholder for the original full block parcel.  Smith sold the 

property to Reverend Watson Smith shortly after providing the reverend with a $1,600 

mortgage for the property, and again re-assuming the property two years later upon  
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default on the mortgage.14   The house saw a few notable local residence including Edward 

Gilpin, a geologist, and James Mackay, a professor at nearby Dalhousie University.15    

 

 

1889 Goad's Atlas, 1478 (18) detail 

 

It should be noted that the proportions of the rear wing appear shorter than the currently 

existing wing.  This may be due to a later addition to the wing, or it may be attributed to the 

proportions and positioning of the home being incorrect on the fire atlas plan. 

Beyond the 1950’s street view, the fire atlases, and distant aerial photos, historical images 

of the building have not been found as of the completion of this report. 

 

 

 

                                                            
14 1478 Carlton Street (VII) – A Research Brief, Wayde Brown, B. Arch.  August 27 1984. P.1. 
15 1478 Carlton Street (VII) – A Research Brief, Wayde Brown, B. Arch.  August 27 1984. PP.1‐2 
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