
AGENDA 
Community Planning Advisory Committee 

Wednesday, August 7, 2024 at 7:00 p.m. 
City Hall Council Chambers, 410 Esplanade 

 

 

 

 

Mandate: The mandate of the committee is to provide feedback to applicants and advice to Council on 
land use applications, policies, regulations and initiatives referred either directly by Council or through 
the Development Approval Procedures Bylaw. 

 
 

1. CALL TO ORDER AND ACKNOWLEDGEMENT (7:00pm) 
The Town of Ladysmith acknowledges with gratitude that this meeting takes place on the 
unceded territory of the Stz’uminus First Nation. 
 

1.1 INFORMATION ON HOW TO ATTEND THE MEETING 
Residents are welcome to attend in person at City Hall Chambers at 410 Esplanade. 

 
2. AGENDA APPROVAL (7:05pm)  

 
3. ADOPTION OF JULY 3, 2024 MINUTES* (7:05pm) 
 
4. COUNCIL REFERRALS (7:05pm) 

  
a. Development Permit Application 3060-23-21 – 440 1st Avenue *  

(30 minutes) 
 
5. MONTHLY BRIEFING (7:35pm) 
 File Updates (10 minutes) 
   
6. NEXT MEETING – TBD  
 
7. ADJOURNMENT (7:45 pm) 
 
 
*Attachments 





MINUTES 
Community Planning Advisory Committee 

Wednesday, July 3, 2024 at 7:00 p.m. 
City Hall Council Chambers, 410 Espanade 

 

 

 

 

 

PRESENT: Members - Jennifer Aker; John Scott; Julika Pape; Tonya Soules; Keona 
Wiley; Anthony Price; Council Liaison – Marsh Stevens (via Conference Call); 
Director of Development Services & Recorder – Jake Belobaba 

 
ABSENT:  Member - Jason Robertson 
 
GUESTS: Applicant - Scott Mack (file no. 3360-23-10) 
  
 
Director of Development Services Jake Belobaba called the meeting to order at 7:02pm. 
 
Jake Belobaba acknowledged with gratitude that Ladysmith is located on the unceded 
territories of the Stz’uminus First Nation. 
 
1. AGENDA APPROVAL 
It was moved, seconded, and carried that the Agenda of July 3, 2024, Community 
Planning Advisory Committee meeting be approved.  
 
2. ADOPTION OF MINUTES 
It was moved, seconded, and carried that the Minutes of May 1, 2024, Community 
Planning Advisory Committee meeting be approved. 
 
 

3. COUNCIL REFERRALS 
a. Zoning Bylaw Amendment Application 3360-23-10 – Lot A District Lot 126 

Malone Road 
Applicant Scott Mack from Townsite Planning gave a brief presentation on 
proposal.  

 
It was moved, seconded, and carried that the Community Planning Advisory 
Committee recommends that Council approve Zoning Bylaw Amendment 
application 3360-23-10 for Lot A District Lot 126 Malone Road with 
consideration for the following: 
 

• A cap on the number of single-unit and two-unit dwellings in Area C. 
• Either frontloading the proposed affordable housing to earlier phases of 

the development or rental tenure zoning in Area C. 
• Higher parcel coverage in Area C. 
• Permitting fourplexes in Areas A and B. 
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• Fencing along the park boundary for Brown Drive Park installed prior to 
development. 

• A minimum FSR in Area C aligned with OCP policy. 
• Broadening the potential uses of the proposed $50,000 cash contribution 

to allow it to be spent on other park improvements. 
 

4. NEW BUSINESS 
a. Election of Chair 

Keona Wiley was elected as Chair. 
 

5. MONTHLY BRIEFING 
• 3360-22-07 - District Proposal (Lot A Holland Creek). 
• Jake Belobaba provided a brief update on the Provincial Small Scale Multi-Unit 

Housing legislation. 
 

6. NEXT MEETING – TBD  
 

7. ADJOURNMENT 
It was moved, seconded, and carried that the meeting be adjourned at 8:42 PM. 
 
        

  
__________________________________ 

                                  Chair (Keona Wiley) 
 

RECEIVED: 
 
______________________________________ _     
       Corporate Officer (S. Bouma) 



 

 

CPAC REFERRAL 
 

Report Prepared By:  Julia Tippett, Planner  
Meeting Date: August 7, 2024  
File No:  DP 3060-23-21 
Re: Development Permit – 440 1st Avenue (Island Hotel) 
 

 
Executive Summary 
A development permit application has been received for 440 1st Avenue for the restoration, 
rehabilitation and preservation of the existing heritage brick façade and the 
redevelopment of a mixed-use building with commercial space on the ground level and 22 
residential units on the above storeys. The proposal includes a 2-storey addition to the 
existing 3-storey historic Island Hotel façade for a total of 5 storeys. As the property is 
within Development Permit Area 2 – Downtown (DPA 2) and the building is on the 
Community Heritage Register, the Community Planning Advisory Committee (CPAC) is 
asked to provide feedback regarding the application in accordance with the CPAC Terms 
of Reference. 
 
Introduction/Background 
440 1st Avenue is a three-storey historic building on the southwest side of 1st Avenue. The 
building was originally constructed in 1900 with a grade-level entrance but was modified 
in 1913, which had the building raised and a third storey added to the original two-storey 
structure. There is commercial space on the lower storey with 13 residential units on the 
upper floors. The building is listed on the Town’s Community Heritage Register. 
 
The property was rezoned in 2023 to allow 
site-specific regulations within the C-2 
(Downtown Commercial) zone for greater 
floor space ratio than was permitted at the 
time and established a maximum of 22 
dwelling units. Other amendments 
included regulations for minimum front 
parcel line setbacks of 2.7 metres for the 
4th storey and 5.4 metres for the 5th storey, 
the requirement for 4 off-street parking 
spaces, and a reduction of the rear parcel 
line setback to 0.0 metres. 
 



The current proposal is for the restoration and preservation of the heritage façade and the 
redevelopment of the building.  
 
The proposed redevelopment for DP 23-21 includes the following elements: 

• The restoration, rehabilitation and preservation of the building’s heritage brick 
façade, cornice and parapets; 

• Lowering the building and heritage façade to ground-level; 
• Reconstruction of the building, including a two-storey addition (five storeys total) 

o Fourth storey setback of 2.4 metres from the front parcel line and the fifth 
storey setback of 4.6 metres from the front parcel line (requires a variance); 

• Approximately 138m² of commercial space on the first storey; 
• 22 dwelling units (one-bedroom and bachelor suite apartments); 
• Cantilevered balconies in the mid-section of the rear face of the building and Juliet-

style balconies at the rear outer apartments; 
• Deck space for front units on fourth and fifth storeys within upper storey stepbacks; 
• Rooftop outdoor amenity/patio space accessible by a stairwell and an elevator to 

the rooftop; 
• 3 rooftop planters; 
• 22 on-site long-term bicycle parking spaces (indoors) and 7 off-site short-term 

bicycle parking spaces (on public property); 
• Four off-street parking spaces accessed at the rear lane; 
• One shade tree at the rear of the property; 
• Indoor garbage and recycling storage facilities; 
• Beige and off-white stucco cladding and green parapet and cornices; and 
• On-site stormwater system – Silva and Marino cell. 

 
The architectural drawings and supporting information from the applicant are attached. 
 
Community Heritage Register 
According to the Community Heritage Register, the Island Hotel’s 
character-defining elements include: 

• The building’s continuous commercial use; 
• All elements of a modest Edwardian commercial building, 

including the simple form and massing, symmetrical façade, 
brick facing, flat roof, simple one-over-one wood-framed 
windows, cornice and arrangements of doors and windows at 
the street level; and 

• The building’s location within a group of similarly proportioned, 
historic commercial buildings on the Town’s main commercial 
street.  

 
 
 
 



Development Permit Area 2 – Downtown 
440 1st Avenue is within Development Permit Area 2 – Downtown (DPA 2), therefore a 
Development Permit (DP) must be issued for the proposed development.  
 
The objective of DPA 2 is to strengthen the historic downtown as the Town’s primary 
commercial area. DPA 2 intends to provide guidance for the form and character of 
development in the downtown. New development should make a positive contribution to 
revitalization of the area and to the greater whole of the Ladysmith experience. The 
guidelines encourage restoring historic, character-defining building elements. 
 
The following table outlines DPA 2 guidelines are relevant to this proposal: 
 

Development Permit Area 2 – Downtown (DPA 2) Guidelines 
Guideline Category Relevant Guideline Number(s) 
Building Design 1(a), 1(c), and 1(d) 

Building Siting & Massing 2(a) to 2(e), 2(g), 2(j), and 2(k) 
Building Frontage 3(a), 3(b), and 3(e) 
Roof Form 4(a), 4(b) and 4(d) 
Windows & Doors 5(a) to 5(f) and 5(h) to 5(o) 
Signs, Canopies & Lighting 6(a) to 6(g) 
Materials & Colours 8(a) to 8(d) 
Mechanical, Electrical & Security Equipment 9(a) and 9(b) 
Accessibility & Connectivity 10(a) and 10(d) 
Vehicle & Bicycle Parking 11(a) to 11(c) and 11(e) to 11(g) 
Loading Facilities 12(b) 
Landscape 13(a) to 13(i) and 13(k) to 13(o) 
Energy Conservation & Greenhouse Gas 
Emissions Reductions 

14(a) to 14(c) 

Rainwater Management 15(a) and 15(b) 
Water Conservation 16(a) and 16(b) 
Recycling, Organics & Solid Waste 
Management 

17(a) 

Safety 18(a) to 18(d) 
Public Realm 19(a) and 19(b) 
Preservation, Rehabilitation & Restoration of 
Heritage Buildings 

20(a) to 20(e) 

 
CPAC Referral 
In accordance with CPAC’s Terms of Reference, the committee is asked to provide 
feedback on any development or redevelopment of lands, buildings and structures that are 
on the Community Heritage Register. Since 440 1st Avenue is on the Community Heritage 
Register, the application has been referred to CPAC for comment. 
 
Further, CPAC is asked to review the proposed redevelopment of the Island Hotel in the 
context of the DPA 2 guidelines and the description of the building on the Community 
Heritage Register. 



 
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:  
The application has been forwarded to the Engineering, Building and Fire Departments as 
part of the application process. 
 
ATTACHMENT: 

A. Architectural drawings 
B. Community heritage register 
C. Landscaping plan 
D. Additional applicant submission – letter of rationale 
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Note: Rendering 4 shows previously proposed
parking and landscaping arrangement. See
Landscape Plan for the most recent proposed
parking and landscaping configuration.
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Note: Southwest elevation shows previously proposed parking/
landscaping arrangement. See Landscape Plan for the most
recent proposed parking and landscaping configuration.
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ISLAND HOTEL 
440 FIRST AVENUE 
Other Name(s): Europe Hotel 
 
Added to Register:  2006 
 

Description of the Historic Place 
The Island Hotel is a three-storey, brick-faced Edwardian 
commercial building located on the west side of 
Ladysmith’s main commercial corridor.  The historic place 
is confined to the building footprint. 
 
Heritage Value 

The Island Hotel is a very good example of an Edwardian 
commercial façade. Originally built in 1900 as the Europe 
Hotel, the building underwent substantial renovations in 
1913.  The hotel was raised, a floor was added and a brick 
façade was applied.  These changes were the result of new 

laws that required hotels to have certain numbers of rooms in order to hold liquor licenses. The restrained, 
symmetrical style reflects a shift from the more eclectic and elaborate styles of the Victorian era that preceded it.  
Although some later alterations were made to the building to accommodate changing street grades, the Island 
Hotel is substantially intact.  
 
The Island Hotel is a tangible reminder of the social and economic importance of hotels in Ladysmith’s history. Like 
most mining communities, early Ladysmith had a large population of single, often transient, men. As affordable 
housing alternatives, hotels functioned as living quarters and, in the saloons and restaurants located on the 
ground floor, as social centres.  The hotel contributes significantly to the understanding of working-class male 
history.  
 
The Island Hotel is part of a grouping of largely intact historic buildings in Ladysmith’s commercial core.  Situated 
mid-block, the building is part of an almost continuous city block of similarly scaled, historic buildings that 
collectively create a cohesive streetscape.  
Associated with Ladysmith’s earliest commercial development, the Island Hotel has operated continuously in 
Ladysmith since 1900 and is a significant contributor to the heritage character of the area.  
 
Character-Defining Elements 

The character-defining elements of the Island Hotel include: 
 

- the building’s continuous commercial use 
- all the elements of a modest Edwardian commercial building including the simple form and massing, 

symmetrical façade, brick facing, flat roof, simple one-over-one wood-framed windows, cornice and 
arrangements of doors and windows at the street level 

- the building’s location within a group of similarly proportioned, historic commercial buildings on the 
town’s main commercial street. 











Jul 30, 2024

Development Services Department
132C Roberts St.
Ladysmith, BC 
V9G1A2
Attn: Julie Thompson

RE: Development Permit Application for 440 1st Ave - Design Rationale

Project Summary

The building at 440 1st Ave currently known as the Island Hotel or the Islander is an 
important and iconic historic landmark in downtown Ladysmith. Built in 1900 as a 2-
storey traditional structure branded the “Europe Hotel”, the building was raised, 
refaced and added to in 1913, creating the current Edwardian form.

The 1913 modifications were in response to economic and legal demands of the time 
that required a certain number of rooms in order to obtain liquor licensing: a necessity 
for financial viability. In response to similar economic pressures, this proposal is the 
further evolution of the building from derelict, underutilized rooming house, to a 
carefully crafted integration of the precious 3-storey historic masonry edifice with a 
new concrete and wood structure comprising 22-newly constructed modern rental 
homes and almost 1500 sf of grade level commercial space.

The architectural design, height and massing of the current proposal is driven 
strongly by the retained original building façade. This evolution of the “Islander” 
building proposes a 2-storey addition, set back at both floors from the retained 
historic cornice and parapet. This 5 storey form fits within the OCP height limitations 
for developments on 1st Ave. The fenestration includes large openings to provide 
natural light to the dwellings, while maintaining the punctuation and simplicity of the 
existing windows of the original Edwardian façade. Modest, restrained cladding on 
the addition seeks to differentiate while complementing the original materiality of the 
building.

From the lane (west) side of the property the new structure is expressed as a 4-
storey building, architecturally divided between a 1-storey base on which a 3-storey
form extrudes. The level at grade is wrapped in a buff-coloured brick, referencing the 
materiality of the heritage elevation and providing a grounding expression at this 
secondary entrance. The floors above include a subtle columnar expression 
matching the rhythm of 1st Ave brick columns but in a contrasting rain screen stucco 
material.

Above the 5th floor is a common rooftop deck over-looking 1st Ave and the park to 
the west, which provides spectacular views to the Ladysmith waterfront and town for 
all residents of the building. An elevator provides wheelchair accessibility to this 
amenity with a vestibule for weather protection, and exiting is limited to one stair. 
These spaces fall within the bylaw exclusions for building height and do not exceed 
10% of the building roof area as described on drawing A203. The cladding and colour 
of this massing is kept light and simplified to minimize the visual impact above the 
roof line. The common rooftop amenity deck includes seating, barbecues and 
planting beds, improving livability and social engagement opportunities for the 
building’s residents.

Four required parking stalls are provided on the west (lane) side of the building. In 
accordance with the heritage revitalization agreement, 22 class a bicycle parking 
stalls (1 stall / residential suite) are provided on level 1 in a secured indoor room. As 
the heritage façade does not allow for a setback from the 1st Ave, 7 class b bicycle 
parking stalls are proposed offsite via four racks on the public sidewalk in front of the 
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building. This location is intended to be most visible and practical for those 
frequenting the ground floor business and visiting the residences from the street. 

Setbacks, Building Height, and Massing

The window locations and the floor heights of the original “Island Hotel” determines 
the interior suite demising and the building height. The original ceiling heights of the 
Island Hotel were higher than current norms for residential buildings. At 11’-6” and 
10’-2” respectively, level 2 and level 3 total almost 3’ higher than would typically be 
built today. In addition, the main floor of the original building was raised from the 
street by over 1m from 1st Ave, resulting in the upper floors being higher than usual. 
Another factor impacting the massing is the location of BC Hydro’s pole mounted 
electrical transformers on the lane. These limit the allowance of unprotected 
openings or vents to 6m or ~20’ away from the lane property line, leaving very little 
volume around the site that is feasible to develop.

Due to these site constraints, we are proposing a variance to reduce the level 4 
northeast setback from 2.7m to 2.35m (measured to cladding), and the level 5 
setback from 5.4m to 4.57m. This equals a reduction in setback of 0.35m and 0.83m 
on level 4 and 5 respectively. The proposed setbacks enable the creation of livable 
east-facing 1-bedroom suites with functional private roof decks, while maintaining a 
distinct physical separation from the retained heritage facade fronting levels 1, 2 and 
3.

The proposal includes a flat roof, both to provide the residents with a common 
amenity space and to respect the architectural style of the existing character. The 
proposed building height to the rooftop guardrail, sits approximately 1m below the 
maximum building height per the zoning bylaw.

The height of the second floor is determined by the level that it must meet the 
retained heritage façade. Thus, the second floor is elevated above the rear lane 
grade, providing the suites with some privacy and a vantage over the parked 
vehicles. A raised planter is proposed to screen vehicles from the residential units. In 
accordance with town requirements an at-grade tree has been located adjacent to 
the new secondary entrance to provide shading for the parked cars. The level 2 
building entrance provides residents with direct access to the elevator via a secured 
walkway and entry lobby treated with high quality finishes and lighting.

Form, Character, and Conservation

The architectural design, height and massing of the current proposal is driven 
strongly by the retained building façade. The current proposal creates distinct 
architectural elements brought together in the building composition. A grounded brick 
base anchors both the street (existing) and lane (proposed) elevations. Above these 
sit a rainscreen stucco form, in lighter off-white and beige colours to distinguish but 
still relate to the heritage facade. 

The design approach for the redevelopment of 440 1st Ave has been guided by the 
“Standards and Guidelines for the Conservation of Historic Places in Canada”. The 
historic façade of the Island Hotel building facing 1st Ave will be retained and 
restored with the guidance of a conservation consultant and careful site inspection. 
The new building will be physically and visually compatible with, subordinate to and 
distinguishable from the existing character, as advised by conservation guidelines.

While retaining the structure and height of the historic façade, the storefront and 
ground level will be lowered to better respond to the existing grade of 1st Avenue. 
New clear storefront glazing provides a visual connection between the commercial 
use and sidewalk, helping restore the historic activities of the street. The residential 
lobby is shifted to the north “bay” of the building, allowing flexibility in commercial 



tenancy while maintaining the traditional configuration of commercial entrances in 
Ladysmith.

The existing window openings facing 1st Avenue will be reconstructed with new, 
thermally efficient double-glazed units in the “one over one” Edwardian proportions of 
the existing facade. The window frames are proposed with a “charcoal” finish, 
providing a single consistent colour for all new glazing across the project, ensuring 
that the new glazing remains distinguishable from the conserved façade. The existing 
mid-level and upper cornices are to be restored and will be painted with a deep green 
colour. New fabric awnings between the existing brick openings are proposed in the 
same tone, providing continuity of the current streetscape weather protection. Above 
the existing three storey massing of the historic “base”, levels 4 and 5 are set back 
from the retained façade.

The window design focuses on maintaining symmetry and repetition in the façade, as 
displayed in the Edwardian elevation below. Expansive glazing prioritises the livability 
of these urban suites, maximising natural light into the interior. Two simplified 
cornices are proposed to cap each setback. Up and down lighting is proposed on the 
existing brick piers at grade, to uniformly and softly light the building at night.

The upper-level cladding material is proposed as a rainscreen stucco assembly, 
providing a simple and subdued expression for the addition, and ensuring that the 
massing remains secondary and subordinate to the lower heritage facade. Employing 
a rainscreen provides a well-protected and easy to maintain envelope for the
building. In squaring off the silhouette of the building with a flat roof, the historic, 
urban nature of the existing building is respected and remains subordinate to its 
Edwardian style.

The side walls against the neighbouring property lines require fire rated non-
combustible masonry construction, and will be finished in a stucco rainscreen 
assembly. The stucco is proposed in buff/beige and off-white colours, providing 
colour continuity with the brick heritage façade while remaining distinguishable in 
surface texture. On the west elevation, three columnar forms are built up in stucco to 
reference the brick pier form on 1st Ave at grade. Private residential balconies are 
staked within the centre bay, with juliette balconies proposed on the side units due to 
the restricted clearances from BC Hydro transformers. The green colour accent on 
1st Avenue is subtly referenced on the modern cornices and the secondary entrance 
on the lane façade, cohesively tying the two frontages together.

We believe this project builds on the energy and significance of the original building 
and community, maintains a balance between the historic vernacular and modern 
architecture and provides new, highly liveable rental homes in the Ladysmith town 
centre while retaining an important element of the Ladysmith built heritage. 

Please do not hesitate to contact us should you have any questions or comments.

Sincerely,
WA ARCHITECTS LTD.

                  
Neil Banich           Joel Smith
DESIGN DIRECTOR | PRINCIPAL             ARCHITECT AIBC, SAA, AAA, AIA | PRINCIPAL
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