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TO:   Mayor Savage and Members of Halifax Regional Council   
 

 
 Original Signed 
SUBMITTED BY:  

David Atchison, Vice Chair, Heritage Advisory Committee 
 
DATE:   November 15, 2023 
 
SUBJECT:              HRTG-2023-00871: Substantial Alternation to the municipally registered    
                                       heritage property at 17 Banook Avenue, Dartmouth 
   
 
ORIGIN 
 
November 15, 2023 meeting of Heritage Advisory Committee, Item 4.1.2. 

  
 
LEGISLATIVE AUTHORITY 
 
Legislative Authority is outlined in the attached staff report dated October 17, 2023. 
 
 
RECOMMENDATION 
 
The Heritage Advisory Committee recommends that Halifax Regional Council approve the proposed 
substantial alteration to the municipally registered heritage property at 17 Banook Avenue, Dartmouth as 
set out in the staff report dated October 17, 2023. 
 
 
BACKGROUND 
 
Heritage Advisory Committee received a staff recommendation report dated October 17, 2023 to consider 
the approval of the proposed substantial alteration to the municipally registered heritage property at 17 
Banook Avenue, Dartmouth. 
 
For further information refer to the attached staff report dated October 17, 2023.  
 
 
DISCUSSION 
 
Heritage Advisory Committee considered the staff report dated October 17, 2023 and approved the 
recommendation to Heritage Advisory Report as outlined in this report.   
 



 
 HRTG-2023-00871: Substantial Alternation to the municipally registered heritage property at 17 
Banook Avenue, Dartmouth 
Council Report - 2 - November 28, 2023 
 
 
FINANCIAL IMPLICATIONS 
 
Financial implications are outlined in the attached staff report dated October 17, 2023.  
 
 
RISK CONSIDERATION 
 
Risk consideration is outlined in the attached staff report dated October 17, 2023.  
 
 
COMMUNITY ENGAGEMENT 
 
The Heritage Advisory Committee is comprised of seven citizen members and two Councillors. Meetings 
are live webcast on Halifax.ca. The agenda, reports, video, and minutes of the Committee are posted on 
Halifax.ca. 
 
For further information on Community Engagement refer to the attached staff report dated October 17, 
2023.  
 
 
ENVIRONMENTAL IMPLICATIONS 
 
Environmental implications are outlined in the staff report dated October 17, 2023.  
 
 
ALTERNATIVES 
 
Alternatives are outlined in the attached staff report dated October 17, 2023.  
 
 
ATTACHMENTS 
 
Attachment 1 – Staff recommendation report dated October 17, 2023. 
___________________________________________________________________________ 
 
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: Dorothy Maponga, Legislative Assistant, Municipal Clerk’s Office 902.478.2408 
___________________________________________________________________________________ 
 



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

Item No. 4.1.2 
Heritage Advisory Committee 

November 15, 2023 

TO: Chair and Members of the Heritage Advisory Committee 

SUBMITTED BY:     Original Signed 
Maggie MacDonald, Acting Chief Administrative Officer 

DATE: October 17, 2023 

SUBJECT: HRTG-2023-00871: Substantial Alteration to the municipally registered 
heritage property at 17 Banook Avenue, Dartmouth  

ORIGIN 

An application by WSP, on behalf of Banook Canoe Club (BCC), to substantially alter the municipally 
registered heritage property located at 17 Banook Avenue, Dartmouth.  

LEGISLATIVE AUTHORITY 

Heritage Property Act, R.S.N.S. 1989, c. 199 

17 (1) Municipal heritage property shall not be substantially altered in exterior or public-building 
interior appearance or demolished without the approval of the municipality. 

By-law H-200, the Heritage Property By-Law 

4. The Committee shall, within the time limits prescribed by Council or the Act, advise the Region
respecting:
(c) applications to substantially alter the external appearance of or demolish a

municipal heritage property.

12. Applications for alteration of a registered heritage property shall be evaluated in accordance
with the Standards for the Conservation of Historic Places in Canada, 2nd Edition as set forth
in Schedule ‘B-1’. The Guidelines for the Conservation of Historic Places in Canada, 2nd
Edition shall be used to interpret and apply the Standards.

RECOMMENDATION 

It is recommended that the Heritage Advisory Committee recommend that Regional Council approve the 
proposed substantial alteration to the municipally registered heritage property at 17 Banook Avenue, 
Dartmouth as set out in this report. 

Attachment 1
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BACKGROUND 
 
WSP, on behalf of Banook Canoe Club, has applied to substantially alter the registered heritage property 
at 17 Banook Avenue, Dartmouth (Map 1). The property at 17 Banook Avenue (the ‘subject property’), 
known as Banook Canoe Club, was added to the Registry of Heritage Property for the Halifax Regional 
Municipality in 1993. The registration recognized the heritage value of the canoe club as an early example 
of a recreational building. The original portion of the canoe club was designed by local architect H.E. Gates 
and constructed in 1906.  
 
Existing Site Context 
The subject property is located on the south side of Banook Avenue, with Crichton Avenue to the west and 
Lake Banook to the east (Map 1). The property is 1,546.2 square metres with approximately 80 metres of 
frontage on Lake Banook. The primary heritage resource on the property is the original portion of the canoe 
club, constructed in 1906. This portion of the building is located on the northern portion of the property. The 
surrounding neighbourhood is mostly established residential single-unit dwellings of various ages. Henry 
Findlay Park is immediately adjacent to the south.  
 
Heritage Value & Character-Defining Elements 
To determine the appropriateness of a substantial alteration, a full understanding of the building’s heritage 
value and character defining elements is required. As a point of reference, staff have prepared a heritage 
building summary which outlines the heritage value and character defining elements for the original canoe 
club (Attachment A). This summary was created using the historic information contained in HRM’s heritage 
property files and the applicant’s heritage impact statement (Attachment B). 
 
The Standards and Guidelines are used to perform an analysis of the appropriateness of a substantial 
alteration’s impact on a property’s heritage value and character defining elements. The Standards and 
Guidelines help to ensure that careful consideration is given to how the proposed alteration may affect the 
heritage values and character defining elements of the building. In keeping with the Standards and 
Guidelines, the applicant intends to repair where necessary and rehabilitate previously lost elements with 
the aid of photographic evidence.  
 
Requested Substantial Alterations 
The applicant is proposing to make alterations to the original circa 1906 canoe club for structural and 
accessibility purposes, and to ensure the continued viability of the building. An overview of the substantial 
alterations is contained in Attachment C, while a summary is provided below: 

• Replacement of the upper and lower-level decking with precast concrete;  

• Construction of barrier free decking for accessibility purposes with metal railing in keeping with the 
original design based on photographic evidence; and, 

• Replacement of the existing vinyl windows and doors with wood in keeping with the original design 
based on photographic evidence. 

 
The above work is proposed as Phase 2 of the project. Phase 1 (under permit #BCOM-2022-12683) 
involved the demolition and reconstruction of the ‘Seniors Room’ (circa 1941) and ‘Breezeway’ (circa 1985) 
attached to the north and south of the original 1906 building, raising the original portion of the building, and 
upgrading the existing foundation. Heritage staff permitted this work to be done outside of the substantial 
alteration process as it did not impact character-defining elements of the property, on the condition that an 
engineering report be completed to ensure successful movement of the structure. This report was submitted 
and approved (Attachment D) and work for this phase is underway as of the date of this report.  
 
The applicant’s conservation work will be guided by the Standards and Guidelines for the Conservation of 
Historic Places in Canada – 2nd Edition (‘Standards and Guidelines’) and based on historical photographs. 
Monitoring methods have been identified in the Heritage Impact Statement (Attachment B).  
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Substantial Alteration Legislation 
In accordance with Section 17 of the Heritage Property Act (HPA), a substantial alteration to a municipal 
heritage property requires Regional Council approval. The HPA defines a substantial alteration as “any 
action that affects or alters the character-defining elements of a property”. The character-defining elements 
of a property are defined as “the materials, forms, location, spatial configurations, uses and cultural 
associations or meanings that contribute to heritage value and that must be sustained in order to preserve 
heritage value.” 
 
Heritage value is defined as “the aesthetic, historic, scientific, cultural, social or spiritual importance or 
significance for past, present or future generations and embodied in character-defining materials, forms, 
locations, spatial configurations, uses and cultural associations or meanings.” Therefore, a determination 
on the appropriateness of a substantial alteration lies in its effect on the property’s unique heritage value 
and character defining elements. 
 
Regulatory Context and Approval Process 
If Regional Council refuses the requested substantial alteration to the heritage property, the owners may 
choose to alter the heritage property three years from the date of the application, but not more than four 
years after the date of the application, in accordance with Section 18 of the Heritage Property Act. Should 
the substantial alteration plans be revised, a new substantial alteration application will be required, which 
will start a new three-year waiting period.  
 
DISCUSSION 
 
The overarching term for protecting historic places in Canada is conservation, which is described by the 
Standards and Guidelines as “all actions or processes aimed at safeguarding the character-defining 
elements of an historic place to retain its heritage value and extend its physical life”. Conservation may 
specifically involve preservation, rehabilitation, restoration, or a combination of these actions. Applying the 
Standards and Guidelines to the development proposal requires an understanding of the approach to the 
project, and the character defining elements and heritage values for the property.  
 
In this case, a rehabilitation approach is proposed.  Rehabilitation involves the sensitive adaptation of an 
historic place providing a continuing or compatible contemporary use, while protecting heritage value. 
Rehabilitation can include the replacement of elements or components of the building with an accurate 
replica or a new design compatible with the style, era, and character of the historic place. Rehabilitation 
projects can revitalize historical relationships and settings.  Rehabilitation projects are evaluated using 
general Standards 1 through 9, and three additional Standards 10 through 12, which relate specifically to 
rehabilitation.  
 
Staff have completed an evaluation of the proposal using the Standards and Guidelines, and the results 
are summarized in Attachment G. Regarding this case, conservation involves rehabilitation actions to be 
completed to the heritage building. Incompatible modifications previously made to the structure will be 
corrected with elements in-keeping with the historical character of the original building.  
 
Substantial Alterations  
The proposed substantial alterations are necessary to ensure continued use of the canoe club. Impacts 
have been considered and are addressed in the Heritage Impact Statement (Attachment B).  
 
The proposed substantial alterations include: 

• Replacement of the vinyl windows and doors with wood in a similar design to the original 1906 
building based on historical photographs;  

• Replacement in-kind of the painted wood cedar shingles;  
• Second storey extension at the northeast corner of the original building; and, 
• Replacement of the second-storey decking with metal railing in a similar design to the original 1906 

building based on historical photographs.   
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The early recreational building was designed by local Dartmouth architect H.E. Gates for the Banook 
Canoe Club in 1906. The proposed interventions will assist in rehabilitating the building to its original 
design as it will be based on historical documentation (Figure 1). Any modifications to the building 
materials (i.e., metal railing) are acceptable as it is based on the original design and is being made to 
meet current building code requirements.  
 
Staff advise that the proposed substantial 
alteration interventions meet the Standards and 
Guidelines (Attachment G). The vinyl doors and 
windows are not original and will be replaced 
with more appropriate material and design 
based on historical photographs of the original 
1906 canoe club. This includes the 
reinstatement of 8-lite windows on the west 
elevation and multi-pane windows on the east 
elevation. The metal doors will be replaced with 
half-glazed, 12-lite wood doors painted white.  
 
The northeast corner extension at the second 
storey of the east elevation will involve the 
removal of a portion of an original exterior wall; 
however, this intervention allows for the 
continued historic recreational use and 
functionality as a canoe club. The overhang at the northeast corner was not identified as a character-
defining element of the original structure. Reversing the previous modifications of bumping out the central 
gambrel and southeast extension may reduce the functionality of the interior. False wood columns along 
the east elevation second storey will assist in reinstating the symmetry of the original design (see Figure 
1). The railing, although to be built of galvanized steel, will reflect the original 1906 design. These 
interventions will assist in rehabilitating the property to the original design and will be consistent with the 
historic place, while ensuring the canoe club’s historic and continued use.  
 
Overall, the proposed interventions of the original portion of the canoe club will be based on historical 
photographs and ensure its continued use. It also follows the principle of minimal intervention as identified 
by the Standards and Guidelines. The character-defining elements will not be adversely impacted by the 
proposed interventions and will be rehabilitated based on historical documentation. Staff advise that the 
proposed alterations are consistent with Standards 10 through 12 (see Attachment G). 
 
Conclusion 
Based on the above evaluation, the proposed alterations to the registered heritage property at 17 Banook 
Avenue meet the Standards and Guidelines. The replacement of the vinyl windows and doors with wood in 
a similar design to the original 1906 building will be reinstating previously lost character-defining elements. 
Although the railings will be metal, the new design will be based on historical documentation, and it will be 
replacing metal railings. The concrete decking will ensure accessibility and the continued use of the 
structure.  
 
 
FINANCIAL IMPLICATIONS 
 
The HRM costs associated with processing HRTG-2023-00871 can be accommodated within the approved 
2023/24 operating budget for Cost Centre C340 – Culture, Heritage, and Planning Information Services. 
HRM is not responsible for construction and renovation costs. 
 
  

Figure 1: Banook Canoe Club circa 1909 (Nova Scotia Archives) 
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COMMUNITY ENGAGEMENT 
 
The community engagement process for a substantial alteration is consistent with the intent of the HRM 
Community Engagement Strategy. The level of community engagement was information sharing achieved 
through public access to the required Heritage Advisory Committee meeting.  
 
 
ALTERNATIVES 
 

1. The Heritage Advisory Committee may recommend that Regional Council approve the proposed 
substantial alteration with conditions and in so doing should provide reasons for the conditions 
based on applicable conservation standards. 
 

2. The Heritage Advisory Committee may recommend that Regional Council refuse the proposed 
substantial alteration to 17 Banook Avenue. This is not recommended as staff advise that the 
proposed substantial alteration be approved for reasons outlined in this report. 

 
Note: The Heritage Property Act does not include appeal provisions for decisions of Council 
regarding substantial alterations, however, if the substantial alteration application is refused, 
section 18(3) of the Heritage Property Act provides that the owners would be permitted to 
proceed with their proposal three years from the date of the application.  

 
 
ATTACHMENTS 
 
Map 1  Location Map  
 
Attachment A Heritage Building Summary  
Attachment B Heritage Impact Statement  
Attachment C  Design Rationale 
Attachment D  Structural Engineer Letter 
Attachment E  Site Plan 
Attachment F  Elevations & Schedules 
Attachment G  Standards & Guidelines Staff Evaluation  
  
____________________________________________________________________________________ 
 
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: Elizabeth Cushing, Planner II, Heritage, 902.478.2586   
                                                                   
_____________________________________________________________________________________________ 
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them with new elements that match the forms, 
materials and detailing of sound versions of 
the same elements. 
 

photographic evidence exist. The proposed 
rehabilitation involves restoring these 
elements to match the original form and 
detailing. Revised materials (i.e., metal) 
have been accepted to meet the functional 
goals of the canoe club.  
 

14. Replace missing features from the 
restoration period with new features whose 
forms, materials and detailing are based on 
sufficient physical, documentary and/or oral 
evidence. 
 

Yes  The proposed rehabilitation work on the 
windows, doors and railings will be based 
on photographic evidence. 
 

 




