HALIFAX

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

Item No. 15.9.2

Halifax Regional Council

July 9, 2024
TO: Mayor Savage and Members of Halifax Regional Council
FROM: Tyler Brothers, Vice Chair, Heritage Advisory Committee
DATE: June 28, 2024
SUBJECT: Case HRTG-2024-00259: Substantial Alteration to a municipally registered

heritage property within the Carlton Street Streetscape, Halifax

ORIGIN

June 28, 2024 Special Meeting of Heritage Advisory Committee, ltem 9.1.3.

RECOMMENDATION

The Heritage Advisory Committee recommends that Halifax Regional Council approve the proposed
substantial alteration to the municipal heritage property at 1452-1456 Carlton Street, within the Carlton
Street Streetscape, as set out in the staff report dated June 4, 2024.

BACKGROUND

The Heritage Advisory Committee received a staff recommendation report dated June 4, 2024 to consider
approving the proposed substantial alternation to the municipally registered heritage property within the
Carlton Street Streetscape, Halifax.

For further information refer to the attached staff report dated June 4, 2024.

DISCUSSION

The Heritage Advisory Committee considered the staff report dated June 4, 2024 and approved the
recommendation to Halifax Regional Council as outlined in this report.

FINANCIAL IMPLICATIONS

Financial implications are outlined in the attached staff report dated June 4, 2024.
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RISK CONSIDERATION

Risk consideration is outlined in the attached staff report dated June 4, 2024.

COMMUNITY ENGAGEMENT

The Heritage Advisory Committee is comprised of nine 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 June 4, 2024.

ENVIRONMENTAL IMPLICATIONS

Environmental implications are outlined in the staff report dated June 4, 2024.

ALTERNATIVES

Alternatives are outlined in the attached staff report dated June 4, 2024.

LEGISLATIVE AUTHORITY

Legislative Authority is outlined in the attached staff report dated June 4, 2024.

ATTACHMENTS

Attachment 1 — Staff recommendation report dated June 4, 2024.

Report Prepared by: Simon Ross-Siegel, Legislative Assistant, Municipal Clerk’s Office 902.292.3962
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Attachment 1
Heritage Advisory Committee
Special Meeting
June 28, 2024
Halifax Regional Council

July 9, 2024
TO: Mayor Savage and Members of Halifax Regional Council
-Original Signed-
SUBMITTED BY:
Cathie O'Toole, Chief Administrative Officer
DATE: June 4, 2024
SUBJECT: Case HRTG-2024-00259: Substantial Alteration to a municipally registered

heritage property within the Carlton Street Streetscape, Halifax

ORIGIN

An application by Zzap Consulting Inc., on behalf of the property owner, to substantially alter a registered
municipal heritage property located at 1452-1456 Carlton Street, Halifax.

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.

[...]

(5) The municipality may grant the application either with or without conditions or may refuse
it.

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

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 municipal heritage property at 1452-1456 Carlton Street, within the
Carlton Street Streetscape, as set out in this report.
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BACKGROUND

Zzap Consulting Ltd., acting on behalf of the property owner, has applied for a substantial alteration to
relocate a building from 1377 Robie Street to the vacant site at 1452 Carlton Street, Halifax (forms part
of the Carlton Street Streetscape) and address heritage resources in the area. The proposed substantial
alteration is essential to support a future planning application for the construction of two towers on the
southern portion of the block (refer to Attachments A and B).

To provide clarity, this report assigns names to the relevant buildings:
e Mary Belcher Building at 1377 Robie Street
e Mary Ann Noble Building (formerly at 1452 Carlton Street)
e Crosskill Building at 1456 Carlton Street
e Gold Cure Institute at 5969 College Street
e MacCoy Building at 5963 College Street

Carlton Street Streetscape

The Carlton Street Streetscape holds significant historical value, showcasing Victorian era residential
architecture. Initially part of the South Commons in Halifax, the area saw substantial development from
1860 to 1906, characterized by various architectural styles and ornate designs (refer to Attachment C
for additional information). The Carlton Street Streetscape was designated as a municipal heritage
property on May 30, 1985.

Previous Substantial Alteration Approvals

Under Section 17 of the Heritage Property Act, substantial alterations to municipal heritage properties
require approval from Regional Council. Such alterations encompass changes affecting the property's
character-defining elements, reflecting its heritage value.

On January 29, 2019, Regional Council approved substantial alterations to the Mary Ann Noble
Building, Crosskill Building, and Gold Cure Institute, (Case H004561). Regional Council approved the
following substantial alterations:

e Moving the Gold Cure Institute from its current foundation and relocating it to a new foundation at
the rear of 1452-56 Carlton Street;

e Removing an addition to the Mary Ann Noble Building and the rear ell of the Crosskill Building, and
rehabilitating the rear walls and connecting the buildings by a glass stairway;

e Removing a 1990’s addition to the Gold Cure Institute and rehabilitating its rear wall; and

¢ Moving the MacCoy Building onto a foundation with sunken terraces within the rear yard of 1452-56
Carlton Street and connecting the building to the Gold Cure Institute building in the form of a glass
stairway.

However, during subsequent construction activities, the Mary Ann Noble Building was accidentally
damaged beyond repair, and character defining elements were removed from the exterior walls of the
Crosskill Building.

Both the existing development agreement and the site-specific Regional Centre Secondary Municipal
Planning Strategy policies required compliance with the January 19, 2019 approved substantial
alterations. As the building located at 1452 Carlton Street was damaged beyond repair, and
subsequently removed, the development has not been able to proceed in compliance with the
development agreement and relevant policies.

1 https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/190115rc1461. pdf


https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/190115rc1461.pdf
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Through negotiations with municipal staff the property owner has agreed to preserve the Mary Belcher
Building, and move it to the corner lot location of the former Mary Ann Noble Building, within the
registered Carlton Street Streetscape.

New Application for Substantial Alteration

All the approved substantial alterations and conditions from the 2019 approved Substantial Alteration
(Case H00456) continue to apply, except for the approvals pertaining to the Mary Ann Noble Building
since it has been demolished. To move this development forward, the applicant is seeking a new
substantial alteration approval for the project to restore the Carlton Street Streetscape. The applicant is
proposing to relocate the Mary Belcher Building to the corner of College Street and Carlton Street,
where the Mary Ann Noble Building once stood. If approved, this substantial alteration to the Carlton
Street Streetscape will support the applicant’s ability to establish a comprehensive development of the
lands through a new planning application.

DISCUSSION

The properties containing the Gold Cure Institute and Crosskill Building remain subject to the approved
substantial alterations from 2019, and to the conditions outlined in the Heritage Impact Statement and
Building Conservation Plans. Notably, the Crosskill Building must be restored to its original condition.

This new application for substantial alteration to the Carlton Street Streetscape seeks to add a building
to the heritage streetscape. The Mary Belcher Building is currently located on the opposite end of the
same block, at 1377 Robie Street. The proposal seeks to move the building to the corner of College
Street and Carlton Street, at the southern extent of the Carlton Street Streetscape.

Historical Context and Architectural Assessment of the Mary Belcher Building

The historical context and architectural assessment of the Mary Belcher Building are summarized,
below. Refer to Attachment A for additional information on this building.

Historical Context of the Mary Belcher Building

The Mary Belcher Building was constructed in 1896, along College Street, in tandem with neighbouring
properties on the block, during a period of urban expansion and residential growth in Halifax in the late
19th century. The house was originally owned by Mary Belcher, widow, and mother of Edith Josephine
MacCoy who resided at 5963 College Street (MacCoy Building) with her husband, Wensley MacCoy, a
prominent lawyer. Following Mary Belcher's passing in 1918, the MacCoy family moved into the Mary
Belcher Building and remained there until 1926.

Architectural Assessment of the Mary Belcher Building

The Mary Belcher Building is an example of the Queen Anne style characterized by asymmetrical front
facades, expansive porches, and dormers. It has less elaborate features than the nearby Gold Cure
Institute and MacCoy Building, also examples of the Queen Anne Style. Some notable character defining
elements of the Mary Belcher Building include the two-storey wrap-around porch spanning the north half
of the building, double bay windows on the front and south side, hipped roof, and front dormer.

HRM Conservation Standards Evaluation

The overarching term for protecting historic places in Canada is conservation, which is described by the
Standards and Guidelines for the Conservation of Historic Places in Canada 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
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heritage values for the property. The primary approaches for this proposal are Rehabilitation and
Preservation.

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 Preservation standards 1 through 9 of
the Standards and Guidelines and three additional standards (10, 11, and 12), which relate specifically to
rehabilitation.

An evaluation of this proposed development using the Standards is summarized in Attachment D. The
following are a brief summary of the notable discussion points from the evaluation:

Preservation Standards 1 and 3

The Mary Ann Noble Building was a significant part of the Carlton Street Streetscape. Its location on a
corner lot, at the southern extremity of the heritage streetscape, was a character-defining element. One
principle of the Standards is to not move a part of an historic place if its current location is a character-
defining element. Unfortunately, the loss of this heritage building has had a negative impact on the
heritage value of the streetscape. Although it is not possible to repair the lost heritage building, there is an
opportunity to complete the heritage streetscape by replacing the heritage building at this location with
another historic building: Mary Belcher Building.

Another principle of the Standards is to conserve heritage value by adopting an approach calling for
minimal intervention. The loss of the Mary Ann Noble Building was an unfortunate circumstance and
certainly not considered an approach calling for minimal intervention. Picking up and moving the Mary
Belcher Building and adding a historic building to a heritage streetscape is a major project but it is the
necessary measure to replace a character defining element of the heritage streetscape. Every measure
should be taken to ensure that the Mary Belcher Building is not damaged or lost during its journey to its
new location.

Significant character-defining elements of the Crosskill Building were removed, including shingle cladding,
cornice, windows, and front porch. A principle of the Standards indicates that intact or repairable
character-defining elements should not be removed, replaced, or substantially altered. The Crosskill
Building must be completely restored to its original condition, in accordance with the approved substantial
alterations from 2019. Every measure should be taken within the new development agreement to identify
intact or repairable exterior architectural features of the Mary Belcher Building and to ensure that these
architectural features are not lost or replaced unnecessarily before or after it is moved to its new location.

Preservation Standard 4

The Standards seek to recognize each historic place as a physical record of its time and maintains a
principle to not create a false sense of historical development by adding elements from other historic
places or other properties. The Mary Belcher Building is an element from another property. However, its
introduction to the heritage streetscape will not necessarily create a false sense of historic development
because it shares historical context and architectural styles and features with other buildings within the
streetscape. It has also stood on the opposite side of the same block as the heritage streetscape for over
a century. Every measure should be taken within the new development agreement to ensure that the
public understands that the Mary Belcher Building was moved from its current location into the heritage
streetscape.

Rehabilitation Standard 10

Where character-defining elements are too severely deteriorated to repair, a pertinent rehabilitation
standard seeks to make the form, material and detailing of a new element compatible with the character
of the historic place. Adding the Mary Belcher Building at the southern extent of the heritage streetscape
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rehabilitates a character defining element of the heritage streetscape. Its form, material and detailing are
compatible with the character of the heritage streetscape.

Conclusion

In conclusion, the relocation of the Mary Belcher Building to the Carlton Street Streetscape presents an
opportunity to redeem the architectural heritage of the streetscape. However, ensuring the success of this
project requires strong measures to protect the streetscape’s historical integrity. Given the loss of the
Mary Ann Noble Building and its impact on the streetscape's heritage value, it's essential to safeguard the
Mary Belcher Building throughout its relocation. This entails identifying and preserving its character-
defining elements, such as the wrap-around porch and bay windows. By adhering to Rehabilitation and
Preservation Standards, the project aims to seamlessly integrate the Mary Belcher Building into its new
environment while respecting its architectural legacy. Through careful preservation efforts, this endeavor
not only revitalizes the streetscape but also honors Halifax's rich architectural history.

EINANCIAL IMPLICATIONS

The HRM costs associated with processing this application can be accommodated within
the approved 2024/2025 operating budget for C340 — Culture, Heritage and Planning Information Services.

RISK CONSIDERATION

There are no significant risks associated with the recommendations in this Report. The risks considered,
rate as moderate due to the potential for affected property owners to object to the recommendations
outlined in this report. These risks would be mitigated by appropriate public and stakeholder engagement
in-keeping with the Municipality’s current policies and procedures.

To reach this conclusion, consideration was given to operational, financial, and/or strategic risks.

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.

ENVIRONMENTAL IMPLICATIONS

No environmental implications were identified.

ALTERNATIVES

1. The Heritage Advisory Committee may recommend that Council approve the substantial alteration as
outlined in this report with additional conditions.

2. The Heritage Advisory Committee may recommend that Council refuse the substantial alteration. This
is not the Staff recommendation.

ATTACHMENTS

Map 1: Location Map
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Attachment A Heritage Impact Statement

Attachment B Building and Elevation Drawings

Attachment C  Heritage Streetscape Summary for Carlton Street Victorian Streetscape
Attachment D  Standards & Guidelines 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: Seamus McGreal, Principal Planner, Planning and Development, 902.717.1568



http://www.halifax.ca/

Map 1 - Location Map
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Heritage Impact Statement

MacCoy Residence, 5963 College Street
Gold Cure Institute, 5969 College Street
Crosskill Residence, 1452 Carlton Street

Mary Belcher Residence, 1377 Robie Street

Halifax, December 2023
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HERITAGE IMPACT STATEMENT - 5963 AND 5969 COLLEGE STREET,
1377 ROBIE STREET, 1452 AND 1456 CARLTON STREET, HALIFAX 1

1. INTRODUCTION
1.1. SITE INFORMATION

Primary Address: 5963-5969 College Street, Halifax

Secondary Addresses: 1377 Robie Street; 1452-1456 Carlton Street
Neighbourhood: Regional Centre Plan Area

Zoning: CEN-1 and CEN-2

5963 College Street

Type of Resource: Building; Residential; Multi-unit conversion dwelling
Historic and Current Name: MacCoy Residence

Original Owner: Wensley B. MacCoy

Date of Construction: 1896 (Source: Building permit)

Architect: Not known

Builder: Not known

Heritage Status: Proposed Registered heritage property

5969 College Street

Type of Resource: Building; Residential; Multi-unit conversion dwelling
Historic and Current Name: Gold Cure Institute

Original Owner: Not known

Date of Construction: 1894 (Source: Halifax Regional Municipality)
Architect: Not known

Builder: Not known

Heritage Status: Registered heritage property

1377 Robie Street

Type of Resource: Building; Residential; Multi-unit conversion dwelling
Current Name: Mary Belcher Residence

Original Owner: Mary E. Belcher

Date of Construction: 1896-1897 (Source: Halifax Building Permit, 1896)
Architect: Not known

Builder: John Keating

Heritage Status: Proposed Registered heritage property

1452 Carlton Street

Type of Resource: Vacant lot

Historic Name: Not applicable

Original Owner: Not applicable

Date of Construction: 1861 (Source: Halifax Regional Municipality; now demolished)
Architect: Not applicable

Builder: Not applicable

Heritage Status: Registered Early Victorian Streetscape

MCLEAN HERITAGE PLANNING & CONSULTING
DECEMBER 2023
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1456 Carlton Street

Type of Resource: Building; Residential; Multi-unit conversion dwelling
Current Name: Crosskill Residence

Original Owner: Not known

Date of Construction: 1865 (Source: Halifax Regional Municipality)
Architect: Not known

Builder: Not known

Heritage Status: Registered Early Victorian Streetscape

1.2. EXECUTIVE SUMMARY

The subject site, located in the neighbourhood that has come to be known as Halifax
Common, is situated on the on the south half of the block bounded by Robie Street
on the west, College Street on south and Carlton Street on the east (Figure 1).

/'/'

Figure 1: Context of subject site
Source: Google Earth

It is set in the westerly portion of the district adjacent to Dalhousie University. For
planning purposes, it is in the area defined as the Regional Centre Plan Area.

MCLEAN HERITAGE PLANNING & CONSULTING

DECEMBER 2023



HERITAGE IMPACT STATEMENT - 5963 AND 5969 COLLEGE STREET,
1377 ROBIE STREET, 1452 AND 1456 CARLTON STREET, HALIFAX

There are a number of major university buildings in the immediate area, although
the general context of the neighbourhood retains a substantial amount of its original
single-family housing character. It is worth noting that Carlton Street is registered as
an Early Victorian Streetscape (see Section 2.2).

The purpose of this Heritage Impact Statement is to present the issues around a DA
that had been previously issued for the subject site but is currently on hold pending
the resolution of unauthorized deviations from the original plan and requiring new
approvals from Halifax Regional Municipality.

The four buildings that make up this Heritage Impact Statement are situated around
the perimeter — the west, south and north edges — of the proposed development
site known as “Promenade”, bounded by Robie, College and Carlton Streets. They
are part of a large land assembly that is intended for redevelopment by the owners,
and for which a DA was already issued. Due to circumstances around the work
undertaken in the early stage of the DA, elaborated on further in this report, an
amended DA is necessary. Itis the intention of the owners to conserve and
rehabilitate the heritage buildings through a varied approach that includes retention
in situ and relocation as part of a two-tower residential development situated
toward the west and north section of the site. The approach proposed as part of the
amended DA, to retain and relocate the historic resources, is felt to be the optimal
approach to retain the heritage assets in a meaningful context.

Despite the range in ages and styles of the four buildings that make up this Heritage
Impact Statement — with construction as early as 1861 and as late as 1897 — they
collectively exemplify the early and on-going evolution during the Victorian era
around what was to become Dalhousie University. The Crosskill Residence at 1456
Carlton Street forms the south end of a collective streetscape of Victorian houses, in
the Second Empire style, the Gold Cure Institute and MacCoy Residence form a
strong street presence on College Street in the Queen Anne style, while the Mary
Belcher Residence on Robie Street illustrates the same era of development in a more
modest presentation. Collectively, they are each valued for how they illustrate the
evolution of the neighbourhood, with single-family owner-occupied houses and later
becoming rental for tenants, many of them students at Dalhousie University seeking
affordable accommodation.

They are also valued for their association with early owners and organizations, in
part, connected to Dalhousie, but in a broader sense, their connection to successful
merchant and professional classes who found this area an attractive place to live
and develop housing.

Finally, they are each valued for their aesthetic expression, primarily style, but also
design details of either the Second Empire style or later Queen Anne style. The

MCLEAN HERITAGE PLANNING & CONSULTING

DECEMBER 2023
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critical elements of each house are intact, including a high level of integrity vis a vis
form, original window openings, frames and sashes, porches and fenestration. The
exception to this is the Crosskill Residence at 1456 Carlton Street which had
unauthorized alterations to the exterior. The integrity, however, can be restored to
original.

As a result of these values, the Gold Cure Institute at 5969 College Street and the
Crosskill Residence at 1456 Carlton Street are both formally recognized as Registered
Heritage Properties. The MacCoy Residence at 5963 College Street and the Mary
Belcher Residence at 1377 Robie Street are not currently Registered Heritage
Properties, but are proposed to be as part of the DA process.

It is a combination of these intangible and tangible components — early Halifax
housing and associations with owners and organizations of local importance, the
socio-economic transition of the neighbourhood, and design that express the
heritage values of each. These values and character defining elements are outlined
in a Statement of Significance for each of the four buildings proposed to be retained
and conserved as part of this development — see Section 4 for further details.

The proposed development will have varying impacts on each of the four heritage
resources.

The proposed development will result in extremely limited destruction of elements
on three of the four buildings: the MacCoy Residence at 5963 College Street, the
Gold Cure Institute at 5969 College Street and the Mary Belcher Residence at 1377
Robie Street. The fourth building, the Crosskill Residence at 1456 Carlton Street, has
already had most of its character-defining elements removed without authorization,
and as such no further destruction is anticipated or proposed as part of this
amended DA, besides a new foundation.

The elements impacted as a result of the development are the replacement of
original foundations on all four buildings, and relocation of the MacCoy Residence at
5963 College Street, the Gold Cure Institute at 5969 College Street and the Mary
Belcher Residence at 1377 Robie Street. While the destruction of any character-
defining element is not desired, as a result of the previously-issued DA, and in the
interest of retaining as much of the heritage character of this site as possible, the
extremely limited destruction is felt to be an acceptable compromise.

First, the primitive foundations are no longer viable even in their current form.
Although they express early construction techniques they do not allow for livable
space in the lower levels. Its replacement with concrete foundations will allow for
full structural and seismic integrity and ensure the long-term viability of each of the
buildings in the context of the new development without affecting overall character.

MCLEAN HERITAGE PLANNING & CONSULTING
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Second, the orientation of two buildings on College Street will not change and
furthermore, their relocation is minimal: approximately 60 feet to the east. They
will retain their relationship. However, the third relocated building, the Mary
Belcher Residence currently at 1377 Robie Street, will be the most impacted. Its
orientation will no longer be on Robie Street: it will change to face Carlton, at the
south-east corner of the site on what is currently a vacant parcel. The relocation of
any building is typically a last resort to full demolition and removal, but the
placement of the Mary Belcher Residence on the corner of Carlton and Robie Street
will have several advantages to off-set the move. First, its design, despite being set
mid-block on Robie Street, has elements that will provide a strong corner presence,
primarily the wrap-around double-height porch, and also its gabled bay set behind
the porch. Its width is one that will fit the now-vacant site, without requiring any
change to the overall footprint. The rear extensions, and exterior fire escapes,
which are the result of its later conversion to multiple residential units, will be
removed, but none of these is considered a character-defining element.

The conservation measures include preserving, restoring and rehabilitating the front
and sides of all four buildings, while the impacts will be mitigated by conducting
most of the work on sides that cannot be seen from the street. Where such work
can be seen from the street, for example, the rear of the Mary Belcher Residence,
the restoration work will make it indistinguishable from the rest of the buildings by
matching material, profile and style. Where new interventions are necessary, for
example, connecting the buildings to function as a single unit, the materials will be
lightweight, transparent and set back as far as possible from the street to maintain
the visual historical separation of each building. Where any exterior walls end up
being enclosed into interior spaces, the original elements will remain intact to retain
the historical appearance and character.

1.3. DEVELOPMENT CONTEXT — CURRENT AND PROPOSED

The development site comprises seven properties on the south half of this block
bounded by Robie Street, College Street and Carlton Street. In 2022, a Development
Approval (“DA”) was issued for the subject site that included provision for two
residential towers, each 26 and 20 storeys, and retention of four historic buildings
on site: 1452 Carleton Street, 1456 Carleton Street, 5963 College Street and 5969
College Street (Figure 2).
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Figure 2: Subject site, outlined (yellow), and portions of buildings proposed to be
retained as part of the original DA outlined (red)
Source: Nova Scotia Civic Address Finder

The original development proposal was presented in two sections, the westerly and

largest section featuring two residential towers and the easterly heritage precinct
incorporating the four retained heritage buildings (Figure 3).
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Figure 3: Development Proposal — Promenade (Original DA)
Source: Kassner Goodspeed Architects Ltd.

The two buildings on College Street were to be shifted to the east and placed
directly behind 1452 and 1456 Carlton Street on the “panhandle” of the
development site, at the corner of College and Carlton Streets (Figure 4).

Figure 4: Promenade Development -College Street Rendering (Original DA)
Source: Kassner Goodspeed Architects Ltd.

The remainder of buildings on site were proposed to be demolished as part of the

redevelopment. A Heritage Impact Statement was developed as one of the
requirements for the DA.
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Subsequently, as part of on-site preparation in advance of the development, the
building located at the corner of Carleton and College Streets, 1452 Carleton Street,
had the modern rear addition (addressed as 5949 College Street) removed. In early
March 2023, as part of the process of preparing for a new foundation, the original
portion of the building was lifted by crane and it collapsed, destroying the building.
This is significant, as this building is listed as a Registered Heritage Property built in
1861 as part of the entire block listed by the Halifax Regional Municipality as an Early
Victorian Streetscape.

With the loss of the corner building at 1452 Carlton Street, seven buildings remain
on site, two of which are registered heritage properties (Figure 5).

N
\ = —
/

Figure 5: Subject site, outlined and comprising seven remaining buildings on seven
properties; from top right, clockwise: 1456 Carleton Street, 5963 College Street,
5969 College Street, 5977 College Street, 5989-5993 College Street, 1377 Robie
Street, 1389 Robie Street. Source: Nova Scotia Civic Address Finder

MCLEAN HERITAGE PLANNING & CONSULTING

DECEMBER 2023



HERITAGE IMPACT STATEMENT - 5963 AND 5969 COLLEGE STREET,
1377 ROBIE STREET, 1452 AND 1456 CARLTON STREET, HALIFAX

The proposed development context, for which a revised Heritage Impact Statement
is required as part of a new DA for the site, comprises three of the four originally
retained buildings:

e 1456 Carlton Street — Crosskill Residence (Registered Early Victorian
Streetscape) (Figure 4)

e 5963 College Street — MacCoy Residence (proposed Registered Heritage
Property) (Figure 5)

e 5969 College Street — Gold Cure Institute (Registered Heritage Property)
(Figure 6)

The proposed development includes the incorporation of a fourth building on the
site that, previously, was to be demolished, and is to take the now-vacant corner site
at Carleton and College Street: the Mary Belcher Residence at 1377 Robie Street
(Figure 7).

The characteristics of each building, their evolution, values and proposed
conservation in the context of the revised development is further outlined in
Sections 5, 4, and 5 of this report.

The two registered heritage properties, 5969 College Street (Gold Cure Institute
Building, 1894) and 1456 Carlton Street (Crosskill Residence, registered as part of an
intact Early Victorian Streetscape, 1865), along with 5963 College Street (MacCoy
Residence, 1896), which is not registered, were to be retained, along with the
registered and inadvertently demolished 1452 Carlton Street.

The remaining five buildings were not part of the previous DA, and were to be
demolished. These comprised 5977 College Street, 5989-5993 College Street, 1377
Robie Street, and 1389 Robie Street; these buildings all illustrate the evolution of the
area to varying degrees, as late 19'" century or early 20" century housing either as
converted to multi-unit residential or built as low-rise apartment buildings.

Another notable and unauthorized action was removal of the cladding on 1456
Carleton Street. Neither the inadvertent demolition of 1452 Carlton Street nor the
stripping of cladding on 1456 Carlton Street — both formally registered by HRM —
was approved as part of the larger redevelopment. As such, the DA is no longer
consistent with policy. A revised planning strategy is necessary as part of substantial
alterations and the proposal must be presented again to HRM Council for a new DA.

The MacCoy Residence and the Gold Cure Institute on College Street and the Mary
Belcher Residence on Robie Street date to the late Victorian period (1896, 1894 and
1896-1897 respectively), and the other building remaining on the site, the Crosskill
Residence on Carlton Street dates to the early Victorian period (1865). The context
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of this Heritage Impact Statement is based on these three buildings and their
subsequent additions and alterations. The site is zoned CEN-1 and CEN-2.

This Heritage Impact Statement and the proposed conservation strategy is based on
Parks Canada’s Standards and Guidelines for the Conservation of Historic Places in
Canada, in conjunction with enabling policies established by the Halifax Regional
Municipality. It outlines the preservation, rehabilitation and restoration that will
occur as part of the proposed development initiative.

1.4. CURRENT OWNER

The owner of the development site is 3088962 Nova Scotia Limited. The mailing
address is 7165 Quinpool Road, Halifax, NS B3L 1C7 (Suite 449)

1.5. MCLEAN HERITAGE PLANNING AND CONSULTING

As Principal of McLean Heritage Planning and Consulting, Hugh McLean has an
extensive municipal background, integrating heritage conservation, urban design
and project management. As a registered planner, with over 26 years of work for the
City of Surrey and City of Vancouver, his work includes evaluating resources,
researching and writing Statements of Significance, determining best strategies for
conservation including negotiating incentives and protection through designation,
legal agreements and covenants, and administering the Heritage Incentive Program.
Municipal policy work includes the Historical-Cultural Review of Powell Street
(Paueru Gai), an updated City of Vancouver Heritage Register evaluation system and
city-wide upgrade, the City of Vancouver Heritage Awards and plaque program. He
serves on the Vancouver Heritage Foundation's Granting Committee, is a Board
member of the BC Association of Heritage Professionals, is a member of the Village
of Cumberland’s Heritage Advisory Committee and has served as a Collaborator to
the University of Victoria's "Landscapes of Injustice" (2013-2019). A curriculum vitae
is provided in Section 9.2 of this report.

HISTORIC CONTEXT

2.1. HISTORIC CONTEXT AND HERITAGE VALUES

In the mid-1800s, Halifax was spreading outward from its early downtown and
harbour orientation, northward and to the west beyond the Halifax Public Gardens.
The area did not extend far beyond the Public Gardens, however, and much of the

southwest part of the peninsula, certainly beyond what is now Robie Street, was
pastoral and rural in character (Figure 6).
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Figure 6: Ruger’s Early Panoramic Map of Halifax Public Gardens and Surroundings,
1879.

At this time, College Street was known as Neal Street, in reference to the prominent
Neal Estate, and the university’s presence had not yet been made here (Figure 7).
William H. Neal operated a dry goods store in downtown Halifax during this period.
He also served as Alderman for Ward | from 1871-1872.

MCLEAN HERITAGE PLANNING & CONSULTING

DECEMBER 2023



HERITAGE IMPACT STATEMENT - 5963 AND 5969 COLLEGE STREET,
1377 ROBIE STREET, 1452 AND 1456 CARLTON STREET, HALIFAX J¥i

Figure 7: Magnified Ruger’s Early Panoramic Map of Halifax Public Gardens and
Surroundings, 1879. Neal Estate circled. This pre-dated the siting of the Forrest
Building on the Dalhousie campus in 1887, the University’s first building here.
Source: Heritage Trust of Nova Scotia

Dalhousie University, founded as a college in 1818, was initially based downtown, on
the Grand Parade, where City Hall is currently — although instructions were not
offered there until 1838. By 1863, Dalhousie had opened with an instruction faculty
and 28 students and the first degree was offered in 1866. As a more direct influence
on the area covered by this report, in the late 1880s the university relocated to the
Forrest Building, constructed in 1887, on what is now referred to as the Carleton
Campus. This evolution was reflected, in part, with the renaming of Neal Street to
College Street. Later development spread over to the Studley Campus (Figure 8). !

! Dalhousie University: History and Tradition, Inspiring Minds for Nearly Two Centuries, dal.ca/about-
dal/history-tradition.html
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Figure 8: Forrest Building, Dalhousie University, 1887, and as it appeared in 1910.
Source: Notman Studio, Nova Scotia Archives 1983-310 No. 46

The Forrest Building, as the centre of all activities associated with the university
from its construction until 1914, is notably located immediately south of the subject
site, and it strongly influenced how the neighbouring blocks developed and evolved
up until World War | and beyond.

The immediate area became known as the Carlton Campus of Dalhousie University,
with various buildings such as medical and nursing.? The Halifax Medical College was
located at the northeast corner of College and Carlton Streets (Figure 9). The
medical and nursing faculties to this day are situated in the immediate area, with
nursing occupying the Forrest Building.

2 An undated map of the Dalhousie campus shows a building on College Street, presumably the MacCoy
Residence, as one of two buildings on College adapted for nursing.
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Figure 9: Halifax Medical College, College Street, Halifax. Northeast corner of
College and Carleton Streets.
Source: J.A. Irvine Nova Scotia Archives Album 35 No. 31 Negative N-5587

The mid to late 19'" century buildings on the subject site and beyond collectively
illustrate the evolution of the area. The MacCoy Residence, Gold Cure Institute and
the Mary Belcher Residence in particular, contribute to this story of the area, initially
as an upper-class area exemplified by the Neal Estate, followed by middle-class and
professionals. This continued to evolve into the early to mid-20™" century as a
transition area with houses reconfigured for apartments and offices, primarily the
impact of expanding Dalhousie University (Figures 8 and 9).

2.2. SURROUNDING CONTEXT

As introduced in Section 1.3, there is a cluster of sites in proximity to the subject site
listed as Municipally Registered Heritage Properties, the most notable being the
Early Victorian Streetscape listed as Registered Heritage Properties and along both
sides of the 1400 block of Carlton Street.

Through the latter half of the 1800s, Carlton Street and the streets immediately

surrounding it were developed with houses that were generally modest in size and
unadorned when it came to detailing (Figure 10).
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Figure 10: Registered houses immediately north of subject site on Carlton Street:
early Victorian houses (left and far right) with a 1906 Edwardian house (centre
right)

Source: Google Streetview, 2019

This preceded the later Victorian styling trend — far more ornate houses that are
commonly thought of as “Victorian” with expansive porches, gingerbread, shingles,
posts and other elements. The houses on Carlton Street are notably simple and
many feature the form of the Second Empire style, defined by its low-slope side-
gable roof, with the front Mansard form, and modest front porches and above-grade
entry and many with double-height protruding bays on the front.

Carlton Street was approaching full build-out but several properties remained vacant
as of 1878. One of the greatest influences on the development of the block was the
Neal Estate: having that single owner of nearly half the block meant that the
southwest portion remained undeveloped until the mid-1890s. The ownership of a
pair of properties on Carlton Street by William Neal is worth noting (Figure 11).
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Figure 11: Hopkins Atlas, 1878, Plate O, Part of Ward 1. Block bounded by Robie,
College and Carlton Streets, and Spring Garden Road, with current subject site
outlined. Source: Archives Library O/S G 1129 H3 H67 1878

That later transformation results in how the blocks are presented today: early
Victorian houses are set along Carlton Street while more ornate late Victorian
houses are set along College Street.

More specifically, Carlton Street is commonly referenced as an early Victorian
streetscape, and is formally registered. The houses date from as early as 1860 and
up to 1889, although there is one house on the east side, 1466 Carlton Street, built
as late as 1906 (Figure 12).
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Figure 12: Registered Historic Properties in Proximity to Subject Site (yellow
outline). Source: Halifax Regional Municipality, Heritage Property List

This is because this property (and the neighbouring one at 1460 Carlton Street) was
owned by the family of William Neal after the rest of his estate was subdivided in
the mid-1890s. His family retained ownership of the property until his death in
1902: this resulted in the notably late construction of this house, in 1906, which
stands out from all the others. 3 It also explains the later construction of the houses
on College Street (see Sections 3.1 and 3.2).

The block on which the subject site is located has retained its character, and
although all but one of the listed heritage buildings are situated on Carlton Street,
Spring Garden Road also retains its early character. The only redevelopment in
recent years is the replacement of the Medical College at the corner of College and
Carlton Street with a modern office use. The north half of the block is a contrast in
form, use and design, with more buildings converted to commercial use along Spring
Garden Road and, to a lesser degree, Robie Street.

Collectively and individually, these buildings and their sites contribute to the historic
character of the block on which the subject site is located. This illustrates the
general historical significance of the surrounding area.

3 The house addressed as 8 Carlton Street was owned by William Neal Jr. and subsequently by his widow,
Charlotte Neal.
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3. RESEARCH AND ANALYSIS

The south half of the block, comprising the subject site and bounded by Robie, College
and Carlton Streets, has a significant history, with 19 registered heritage properties, and
all but one is located on Carlton Street, an Early Victorian Streetscape.

There are four buildings evaluated as part of this Heritage Impact Statement, each of
which requires further research and assessment. The Carlton Victorian Streetscape is
the only one of the buildings that has a Statement of Significance, although the Gold
Cure Institute at 5969 College Street is formally Registered.

Comparatively, the College Street block exhibits less evidence of the earliest historical
context of the area when compared to Carlton Street. This is the result of the
southwest portion of the block being occupied by the Neal Estate until the mid-1890s;
nevertheless, it presents a strong and cohesive illustration of the later Victorian
development (Figure 13).

Figure 13: College Street looking west from the MacCoy Residence at 5963 College,
Source: J.A. Irvine Collection, Nova Scotia Archives, Album 26, No. 19, N-5770
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The infill of the block bounded by Robie, College and Carlton Street and Spring Garden
Road was essentially complete by the very late 1890s, as illustrated in the Fire Insurance
Plan and Assessment Plans from that time (Figures 14 and 15).

Figure 14: 1895 Fire Insurance Plan with revisions to 1907
Source: Nova Scotia Archives
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Figure 15: Assessment Plan, Sheet 25 (partial), 1917
Source: Nova Scotia Archives
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3.1. MacCOY RESIDENCE, 5963 COLLEGE STREET

The MacCoy Residence was originally a single-family dwelling when constructed in
1896, which in more recent decades has been converted to multi-family residential.

3.1.1. HISTORICAL AND CULTURAL CONTEXT

The property on which the MacCoy Residence is located, at 5963 College Street,
has its earliest historical connection to Wensley Blackwell MacCoy, who lived
here from its construction until 1917. Wensley MacCoy was born in Shelburne,
NS, on April 24, 1869, son of William F. MacCoy and Maria Louisa Woodhill
MacCoy. He married Edith Josephine Belcher in June 1897. Wensley MacCoy
studied law in Halifax and was called to the bar in 1893. He initially partnered
with his father, William F. MacCoy, KC, who was noted in the 1890s as the City
Solicitor.

Wensley B. MacCoy was created King’s Counsel in 1915, and in 1918, was
appointed provincial Secretary, Industries and Immigration.* Various
partnerships were listed in City Directories, including MacCoy, MacCoy and Grant
(1897-1898) and Davison, Stairs and MacCoy (1901-1902). However, for most of
his early career, it was a family partnership (Figure 16).

Figure 16: Advertisement for MacCoy & MacCoy Barristers, Halifax City
Directory, 1900-1901, p. 57

By 1919 he was listed as living at 217 Robie Street. He had taken over the
residence of his mother-in-law, Mary Belcher, following her death in 1918 (see
Section 3.3.1). Their son, Wensley Ritchie MacCoy, was married to Hazel Isobel
Smith in Sydney, in April 1925. Wensley Ritchie MacCoy was awarded Member
of the British Empire (MBE) (civil) as a member (supervisor) of the Army Auxiliary
Services.

4 Prominent People of the Maritime Provinces in Business and Professional Life, Canadian Publicity Co., J.
& A. McMillan Printers, 1922
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The MacCoy Residence was prominent enough to be photographed by J.A. Irvine
in the early 1900s (Figures 17, 18 and 19). Although it is presumed that, based
on dress and the era of dress styles, the people standing in front of the house
may be Wensley B. MacCoy and Edith MacCoy; however, it cannot be confirmed.

Figure 17: 5969 College Street, early 1900s
Source: J.A. Irvine Collection, Nova Scotia Archives, Album 37, No. 40

The development of this house was in tandem with the other houses on the
block and along Robie Street, the result of the sale and subdivision of the Neal
Estate in the early 1890s. Together with the neighbouring Gold Cure Institute, it
further illustrates a strong visual representation of the earliest development of
housing along College Street. Its earliest association with the MacCoy family, is
the most significant intangible heritage value. Itillustrates the way in which not
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only this site, but those surrounding, were highly desired by the professional and
merchant classes in Halifax, being conveniently close to downtown but buffered
by the Halifax Public Gardens.

Figure 18: 5963 College Street, early 1900s
Source: J.A. Irvine Collection, Nova Scotia Archives, Album 36, No. 84, Negative
N-5831
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Figure 19: Close up of two people in front of 5963 College Street
Source: J.A. Irvine Collection, Nova Scotia Archives, Album 36, No. 83. Negative
N-5830

Wensley Blackwell MacCoy died on April 14, 1948, in Halifax at the age of 79 and
is buried at nearby Camp Hill Cemetery. Edith Josephine MacCoy died on
February 11, 1958, in Halifax at the age of 84 and is also buried at nearby Camp
Hill Cemetery.
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McAlpine’s Halifax City Directories for 5963 College Street

YEAR STREET ADDRESS, BUSINESS, ALPHA LISTING
INDIVIDUAL
1893- Wensley B MacCoy, law student, bds 89
1894 South Park
1895- Only listings on this block are W.B. MacCOY, LLB., of W F MacCoy & Son,
1896 Murphy Gold Cure Institute (5969) bds Prince’s Lodge (Phone 1039)
(234) Quinn Joseph E [who is listed as the manager | W.F. MacCOY & SON, (W F MacCoy, QC, City
of GCI] Recorder, W.B. MacCoy, LLB,) Barristers, &c.,
Puttner Charles E lives at the corner house Redden Building, 45 Sackville
THEREFORE CONCLUDED NO LISTING FOR
THIS ADDRESS IN THIS YEAR
1896- Same as year before — no listing for 5963 No listing for 5963
1897
1897- Wensley B MacCoy [same as 1898 no MacCOY, MacCOY & GRANT, (W F MacCoy,
1898 number] QC, W B MacCoy LLB, D K Grant), barristers
and solicitors, 39 Sackville (phone 809). See
card opp barristers.
Wensley B MacCoy, of MacCoy, MacCoy &
Grant, h College
1898- Wensley B. MacCoy ° MacCOY & MacCOY, (W F MacCoy, QC, W B
1899 MacCoy), barristers and solicitors, 39 Sackville
(phone 809). See card opp barristers.
Wensley B MacCoy, of MacCoy & MacCoy, h
29 College
1899- 29 Wensley B MacCoy MacCOY & MacCOY, (W F MacCoy, QC, W B
1900 MacCoy), barristers and solicitors, 37
Sackville, phone 809. See card opp Barristers
Wensley B MacCoy, of MacCoy & MacCoy, h
29 College
1900- 29 W B MacCoy MACCOY & MACCOY, (W F MacCoy, QC, WB
1901 MacCoy), barristers and solicitors, 37
Sackville, phone 809 see car opp Barristers
Wensley B MacCoy, of MacCoy & MacCoy, h
29 College
1901- 29 W B MacCoy, barrister WENSLEY B MacCOY, of Davison, Stairs &
1902 MacCoy, h 29 College
DAVISON, STAIRS & MACCOY, (J M Davison,
LL.B, H B Stairs, LL,B, com. New Brunswick, W
B MacCoy, LL.B. Barristers, Solicitors &
Notaries, 37 Sackville. PO Box 119
1902- 29 Wensley B MacCoy, barrister. WENSLEY B MacCOY, barrister, 37 Sackville, h
1903 29 College
1903- 29 Wensley MacCoy, barrister WENSLEY B MacCOY, barrister, 45 Sackville, h
1904 29 College

> Numbers not noted for College Street west of Carleton from 1896 to 1898
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YEAR STREET ADDRESS, BUSINESS, ALPHA LISTING
INDIVIDUAL

1904- Directory not consulted

1905

1905- 29 W B MacCoy W.B. MacCOY, Barrister, Agent

1906 Manufacturers’ Life, h 29 Carleton [sic]

1906- Directory not available

1907

1907- 29 W B MacCoy W B MacCOY, barrister, 59 Granville, h 29

1908 College

1908- Directory not consulted

1909

1909- Directory not consulted

1910

1910- Directory not consulted

1911

1911- 29 Wensley B MacCoy WENSLEY B MacCOY, barrister, solicitor and

1912 notary public. Metropole Building; h 29
College; summer residence, Jollimore

1912- Directory not consulted

1913

1913- Directory not consulted

1914

1914- Directory not consulted

1915

1915- Directory not consulted

1916

1916- (Old No. 29) 95 Wensley B MacCoy WENSLEY B MacCOY, barrister, notary public,

1917 Metropole Bldg, h 29 College

1917- 95 Mrs E H Stairs Hugh M Stairs (OAS) b 29 College

1918 Isabella Stairs (wid Edward) h 29 College
Philip B Stairs clk (OAS) b 29 College
Robert D Stairs clk b 29 College
WENSLEY B MacCOY, K C, Secretary
Returned Soldiers Employment Committee,
N S, Room 65 Metropole Bldg., 193 Hollis h
19 Payzant Ave

1918- 95 Mrs E H Stairs Hugh M Stairs (OAS) b 95 College

1919 Isabella Stairs (wid Edward) h 95 College

Philip B Stairs clk (OAS) b 95 College

WENSLEY B MacCOY, K.C. Barrister, Solicitor
and Notary Public, Offices rms 65-67
Metropole Bldg., 193 Hollis Secty Nova
Scotia Returned Soldier Commission Office
do h 19 Payzant Ave
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YEAR STREET ADDRESS, BUSINESS, ALPHA LISTING
INDIVIDUAL
1919- 95 Mrs E H Stairs Isabella Stairs (wid Edward) h 95 College
1920 Miss Kathleen Stairs b 95 College
1920- Directory not consulted
1921
1921- 95 Mrs Isabella Stairs Isabella Stairs (wid Edward) h 95 College
1922
1922- Directory not consulted
1923
1923- Directory not consulted
1924
1924- Directory not consulted
1925
1925- Directory not consulted
1926
1926- 95 Mrs Edward Stairs Mrs Edward Stairs h 95 College
1927

3.1.2. ARCHITECTURAL ASSESSMENT

The MacCoy Residence remains a good example of housing built in the late-
1800s in the neighbourhood. It is a late Victorian residence set close to the
street, with a prominent front featuring a stacked bay window, a modest entry
porch and a gabled floor porch directly above (Figure 20).
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1377 ROBIE STREET, 1452 AND 1456 CARLTON STREET, HALIFAX

Figure 20a: Context of MacCoy Residence, 5963 College Street (front, looking
west along College Street)
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HERITAGE IMPACT STATEMENT - 5963 AND 5969 COLLEGE STREET,
1377 ROBIE STREET, 1452 AND 1456 CARLTON STREET, HALIFAX

Figure 20b: Context of MacCoy Residence, 5963 College Street (front, looking
east along College Street)

It has minimal setback from the street, on a deep lot that allows more room at
the rear, with an ample west and east side yard.

Its front-gabled form is common to the Queen Anne style, with the primary gable
set dominantly above a half-width entry porch and a secondary porch situated
above and a wall dormer protruding from the east side. There is a secondary
gable toward the rear, along the west side (Figure 21).
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Figure 21a: Front of 5963 College Street
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Figure 21b: Upper floor detail of 5963 College Street
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13. Repair rather than replace character-
defining elements from the restoration period.
Where character-defining elements are too
severely deteriorated to repair and where
sufficient physical evidence exists, replace
them with new elements that match the
forms, materials and detailing of sound
versions of the same elements.

N/A

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.

The new bay window and covered front
entrance porch on 1456 Carlton Street will
be restored based on documentary
evidence in the 1918 Pickings Assessment
Sheet. The twin buildings at 1480-84
Carlton Street are of similar age and
include these two elements.




