AGENDA

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

LADYSMITH

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.

11 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 15t 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

LADYSMITH

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:

e Acaponthe number of single-unit and two-unit dwellings in Area C.

e Either frontloading the proposed affordable housing to earlier phases of
the development or rental tenure zoning in Area C.

e Higher parcel coverage in Area C.

e Permitting fourplexes in Areas A and B.



6.

7.

e Fencing along the park boundary for Brown Drive Park installed prior to
development.

e A minimum FSR in Area C aligned with OCP policy.

e Broadeningthe potential uses of the proposed $50,000 cash contribution
to allow it to be spent on other park improvements.

NEW BUSINESS
a. Election of Chair
Keona Wiley was elected as Chair.

MONTHLY BRIEFING

e 3360-22-07 - District Proposal (Lot A Holland Creek).

e JakeBelobaba provided a brief update on the Provincial Small Scale Multi-Unit
Housing legislation.

NEXT MEETING - TBD

ADJOURNMENT

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

Chair (Keona Wiley)

RECEIVED:

Corporate Officer (S. Bouma)



TOWN OF LADYSMITH Celebrate our Present. Embrace our Future. Honour our Past.

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 15t Avenue for the restoration,

rehabilitation and preservation of the existing heritage brick facade 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 facade 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 15t Avenue is a three-storey historic building on the southwest side of 15t 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 s
parcel line setbacks of 2.7 metres for the
4thstorey and 5.4 metres for the 5t storey,
the requirement for 4 off-street parking
spaces, and a reduction of the rear parcel
line setback to 0.0 metres.
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The current proposal is for the restoration and preservation of the heritage facade 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
facade, cornice and parapets;
Lowering the building and heritage facade 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 138m? 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;
3rooftop 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 facade,
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 15t 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 | 14(a)to 14(c)

Emissions Reductions

Rainwater Management 15(a) and 15(b)

Water Conservation 16(a) and 16(b)

Recycling, Organics & Solid Waste | 17(a)

Management

Safety 18(a) to 18(d)

Public Realm 19(a) and 19(b)

Preservation, Rehabilitation & Restoration of | 20(a) to 20(e)
Heritage Buildings

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 15t 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. Landscapingplan
D. Additional applicant submission - letter of rationale
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ISLAND HOTEL REDEVELOPMENT
Project No. 23047
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m VIEW FROM 1ST AVE LOOKING SOUTHEAST

m VIEW FROM 1ST AVE LOOKING NORTHWEST

/ 2\ VIEW FROM GATACRE ST

/ 4\ VIEW FROM LANE

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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BUILDING HEIGHT EXEMPTION

The zoning bylaw under 5.13 Height Exemptions notes:

a) Except as otherwise provided in each particular Zone, no Buildings and

Structures may exceed the Height requirements of this Bylaw, except:
i) Church spires, belfries, domes, monuments, fire and hose towers,
observation towers, stadium bleachers, radio tower, television tower,
satellite signal receiving apparatus, chimneys, flag poles, mast aerials,
cooling towers, elevator and ventilating machinery, screening for
mechanical equipment, stair towers, monuments, lighting poles, clothes
line poles and Solar Energy Devices;

b) The Height exceptions indicated in Section 5.13(a)(i) shall be limited to a

Height of one and a half times the permitted Height for Principal Buildings in

the applicable Zone and provided that such Buildings or Structures do not

cover more than 20 percent of the Parcel Area or more than 10 percent of the

roof area if located on a Building or Structure, except in the case of Solar

Energy Devices which shall have no roof coverage limit.

The building roof area equals 3,812sqgft (354sqm)
10% of 3,812sqft = 381sqft (35.4sqm)

The parcel area equals 5,004sqft (464 9sgm)
20% of 5,004sqgft = 1,000.8sqgft (93.0sgm)

The proposed elevator and stair extension above the max building height
measured to the exterior sheathing is 339saft (31.5sqm).

The proposed elevator overrun height is 20.63m from average grade.
The elevator and stair extension is not more than 10% of the roof area, not

more than 20% of the parcel area and not more than 1.5 times the permitted
height of 18m.
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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 fagade. Originally built in 1900 as the Europe
. Hotel, the building underwent substantial renovations in
— o 1913. The hotel was raised, a floor was added and a brick
— ;,_______ facade 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 fagade, 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.

Town of Ladysmith | Community Heritage Register | Page 5
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Rectangular Planter Material Specifications . e ot and Nursery Association jointly.
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URSW-56R ey Biadiict Dirandiane through the BCLNA office at 1-604-574-7772

Stiiess Stee Hardware Contractor to consult with designer

regarding any discrepancies.
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with this plan at building permit level.
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TREE PLANTING

GENERIC SILVA CELL SYSTEM Im DEPTH DIAGRAM
contact Mke Jomes at Deep Root

m jarmes@deeproot.com

604-220-9821

to coordnate detailed construction instructions,

wuwwdeeproot.com

Silva cells must be installed prior to dll
corcrete and asphalt. surfacing,

VARIES PER
PAVEMENT
TIPES

PRI
y

DIMENSIONS VARY PER PROJECT,

L 1s0mm [ 100 MM
MIN MIN

ADJACENT WALK OR ——=

s REFER TO SILVA CELL LAYOUT

/7 SILVA CELL SYSTEM 3X

BUILDING

| | weTTosoE
KEY PLAN

2] SILVA CELL SYSTEM (DECK, BASE, AND POSTS)

SUBGRADE, COMPACTED

() PLANTING SO PER PROIECT SPECICATIONS,
PLACED IN LIFTS AND WALK-IN COMPACTED TO 75-85% PROCTOR.
-,LK) (COMPACTED BACKFILL, PER PROJECT SPECIFICATIONS

22 N .
(€) GEOTEXTILE FABRIC, PLACED ABOVE SUBGRADE (L) GEOTEXTILE FABRIC TO EDGE OF EXCAVATION

@ ’ £ SUB BASE, COV &
(D) 100 MM MINAGGREGATE SUB BASE, COMPACTED TO 35% PROCTOR. 37 pagon CURB AT TREE OPENING (1O BE USED WITH PAVERS OR ASPHALT)

® "

&/ e SIOPE TR (W) THICK PAVEMENT EDGE AT TREE OPENING (TO BE USED WITH CONCRETE)
25T0 150 MM SPACING BETWEEN SILVA CELLS AT BASE ~
({0} PAVEMENT AND AGGREGATE BASE PER PROJECT *

(G) ANCHORING SPIKES - CONTACT DEEPROOT FOR ALTERNATIVE
(F)) GEOGRID, WRAPPED AROUND PERIMETER OF SYSTEM, WITH
™ 150MM TOE {OUTWARD FROM BASE] AND 300 MM EXCESS

(OVER TOP OF DECK)

(1) CABLE TIE, ATTACHING GEOGRID TO SILVA CELL
' ATBASE OF UPPER LEG FLARE, AS NEEDED

*MINIMUM PAVEMENT PROFILE OPTIONS TO MEET CSA-56 87 SkN
PAVEMENT + AGGREGATE BASE COURSE
100 MM CONCRETE ... +100 MM AGGREGATE

+300 MM AGGREGATE

300 MM AGGREGATE

65 MM PAVER +125 MM CONCRETE

((P)DEEPROOT ROOT BARRIER, 300 OR 450 MM, DEPTH DETERMINED BY
‘THICKNESS OF PAVEMENT SECTION, INSTALL DIRECTLY ADIACENT TO
‘CONCRETE EDGE RESTRAINT

(0} PLANTING SO1L BELOW ROOT BALL, COMPACTED WELL TO PREVENT SETTUNG

00T BALL
REE OPENING TREATMENT, PER PROJECT SPECIFICATIONS
EEPROCT WATER AND AIR VENT-ROOTBALL, WHEN REQUIRED
EEPROOT WATER AND AIR VENT, WHEN REQUIRED

(V) UNDERDRAIN SYSTEM, WHEN REQUIRED (LOCATION AND DETAILS BY OTHERS|

NOTES
EXCAVATION SHALL BE DONE IN ACCORDANCE WITH ALLAPPLICABLE HEALTH
ANDSAFETY REGULATIONS

2. INSTALLATION TO 8 COMPLETED IN ACCORDANCE WITH MANUFACTURER'S
SPECIFCATIONS

3. PROVIDE SUPPLEMENTAL IRRIGATION

4. DONOTSCALE DRAWINGS

DECIDUOUS TREE PLANTING DETAIL

DO NOT HEAVILY PRUNE THE TREE AT
PLANTING. PRUNE ONLY CROSSOVER Qaln
LIMBS, CO-DOMNANT LEADERS, AND
BROKEN OR DEAD BRANCHES. SOME
INTERIOR TWGS AND LATERAL
BRANCHES MAY BE PRUNED;
HOWEVER, DO NOT REMOVE THE
TERMNAL BUDS OF BRANCHES
THAT EXTEND TO THE EDGE OF

THE CROWN.

SET TOP OF ROOT BALL AT LEAST
25-50 MM (1-2 IN,) ABOVE GRADE (OR
HGHER IN SLOALY DRANNG SOLS)

EACH TREE MUST BE PLANTED SUCH

IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND
THE ROOT BALL, CUT THE WIRE BASKET IN FOUR PLACES
AND FOLD DOWN 200 MM (8 IN,) INTO PLANTING HOLE.
REMOVE ALL TWINE, ROPE AND WIRE, AND
BURLAP FROM TOP HALF OF ROOT BALL

AS BURLAP OR OTHER TREE TIE TAPE,

1BOO x 40 MM (72N, x |-//2IN,)
HARDINOOD STAKES OR OTHER

THAT THE TRUNK FLARE IS VISIBLE
AT THE TOP OF THE ROOT BALL.

50 MM (2 IN,) MULCH, DO NOT PLACE
MULCH IN CONTACT WITH TREE TRUNK.
MAINTAN THE MULCH WEED-FREE FOR \
A MNMUM OF THREE YEARS AFTER
PLANTING,

207700007
///////////

CURB

APPROVED STAKE MATERIAL
ALL STAKES SHALL BE DRIVEN
OUTSIDE THE EDGE OF THE ROOT BALL.

DO NOT COVER THE TOP OF THE ROOT
BALL WITH SOLL.

100 MM (4 N,) HIGH EARTH SALCER
BEYOND EDGE OF ROOT BALL.

/// ///////

TAMP SOIL AROCUND ROOT BALL

PLACE ROOT BALL ON

COMPACTED NEW SOIL.

TREE PIT TO BE DETERMNED BY SILVACELL
MANAGEMENT AS PER CIVIL

DESIGN NEEDED TO PERFORM STORM WATER

FILL DEPTH OF EXCAVATED AREAS WITH TREE SOIL AND COMPACT UP TO THE DEPTH OF THE BOTTOM
OF ROOT BALL. BACK FILL SIDES OF ROOT BALL WITH SOIL MIXTURE AS PER CHART FOR TREE SOLL.

SOIL VOLUME FOR TREE SHALL BE A MINIMUM 40 CUBIC METERS FILLING IN ALL SILVA CELLS.

TIE USING BIODEGRADEABLE MATERIAL SUCH

I~ BASE FIRMLY WTH FOOT PRESSURE

SCOPE OF WORK

Work includes supply of dff related items and
performing dlf operations necessary to complete the
work in accordance with the Jondscope drawings and
speifications and generally consists of the following:

GROUNDLEVEL

Site Preparation

Firish grading and Jandscope drainage

Instaljation of underground irrigation system

Suoply and plocement of growing medum

Testing growing medum and supply of oddtives
(fertilzers) to meet requirements of sof test, and
BC L Stondards,

Preparation of plarting beds, supply of plont
materiols and plonting.

Suply and placement. of fine comrposted rrulch on plart beds.
Establishrment Manteronce for one year

Other work required to corrplete landscape.

Leave site corrpletely clean and tidy.

Supply and instaflation of Siva cefls,
Marino cefls and deeproot barriers, by
generdl contractor.

GROUND LEVEL PLANTS

AMENITY DECK

Supply and instalfation of Wishbore Platers,

Supply and placerrient of growing medim

Testing grouing medum and supply of additives
(Fertiizers) to meet requirements of sofl test, ad

BC Landscape St

Other work required to corrplete fondscape.
Leave site corrpletely clean and tidy.

PLANTING DETAL : SHRUBS

Alf furriture, BB, Shed and Fire Feature such os Nutricote) to be rrixed uith sal
1o be determined and suppfied by Ouners, ard placed arourd the root bal to o uidth
3 tirmes that of the rootbal,

PLANTNG DEPTH:
Keep tap of rootbdl 75-100 rrm
dbove frished grade of topsoll.

PULCHNG

Mukh ith shredded bark.

or fish corrpost to @ madmum

depth of 75rmm, aver on area of

the rootodl Keep rrukch 150mm

apay from trurk,

Do ot bury plant croure, or low
branches and leaves urder bark muich
or fish cornpost,

CROWN PRUNNG:
O, Prine at planting to wreﬁdly remove
RS , broken, dornaged and interfering

Qty Botorical Name Common Name Size/Condtion
Trees
| Acer rubrum October Glory' OCTOBER GLORY(R) RED MAPLE 5 emedl

Qrnamento] Grosses

RED DAYLILY

Provide hose bb and comnection For drip irrigation
nto plonter and tree, Timer con be either
an outdoor unit in plarter or in Garbage room,

I Plater area 57 sqm (6l sqft) |

4 Pervisetum dopecuroides Little Bunny'

4 Hermerocaffs x Red

CONSTRUCTION AND DRANAGE

PLANTER
AS PER ARCHITECT
64 sqm @ 450rrm eoi| depth rrinimum

I 4am tmsdl -
SILVA CELLS ¥ MARNO CELLS
N SEE AVIL AND

DEEPROOT URBAN SOLUTIONS LTD

{ Acer riorum ‘Octaber Glory
With metdf tree grate

LEVEL 2 PLAN

D?lh of Siva Cells = | reter
Soil volume agproximately 30 abic meters
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LEVEL5 PLAN

3 URBAN FORM PLANTERS

86 CUFT (244 L) PER PLANTER
See the Canadan

"Londecgpe over Structres”

BC LANDSCAPE STANDARDS

Allmtnxlmtomtﬂur \irements

05 set ot in the BC Lordscape Stondards,

arrantedmprmmbyﬂ'\eﬂc.&aetyof

mhﬁmb«dh&ﬂm
Association ¥

CuplesloeBC Sta'drdscream‘ldole

through the BCLNA office ot 1-604-574-7772

Contractor to consuft uith designer
regarding ony discrepardes,
Contractor to consult uith designer

¥ plont substitutions are required due
to ovalabifity.

Contractor is resporsie for dbldring
uritten confirmation of utiity locations
prior to corrmerxing digging.

Refer to Jandscape specifications suoped
uith ths plon at buildng permit level

If you dd rot receive the specifications,
please contact the designer.

TOP SOIL REQUREMENTS:

Mrimum depth for Trees: (0m (40")

Trees as per detals,

Mrirrum depth for shrub beds: 450mm (18")
Mirimumn depth for mujch: 75mm (3')

PROECT:
ISLAND HOTEL
REDEVELOPMENT
LADYSMTH, BC,

CLIENT:

FIRST AVENUE FREEHOLDERS INC,

ARCHTECT:

WA ARCHITECTS

LANDSCAPE DESIGNER:
landscape jndustry

MYSTIC WOODS certified
LANDSCAPE DESIGN

phone: 250-286-1327
orfrmysti
DRAKN BY:
Corimme Matheson CLD, QP
Certified Landscape Designer
Qudlified Plantsmon
Merrber of the
BCLNA / CLNA
SCALE: ' m SCALE N METERS
o 12 3 4 s
DATE:  October 20, 2023
lssueds  October 24, 2023  For review
lesued  October 30, 2023  For review
lssved  Noverrber |, 2023 For Developrment Perrrit
lssved Moy [3, 2024 For review
lssved Moy 3, 2024 For review
lssued  May 30, 2024 For Devejoprnent Perrrit
lesved Ly b, 2024 For Devefopment Permrit
DRANNG:
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DRANNNG #
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LANDSCAPE SPECIFICATIONS

It is recommended that the Landscape contractor

acquire a copy of the BC Landscape Standard ond

become familiar with its contents,

Coples are availoble from the BCLNA office, at 604574.7772

Standards

All construction to meet the requirements as set aut in the
BC. LANDSCAPE STANDARD, current. edtion, prepared by the
B.C. Society of Landscape Architects and the BC. Landscape
and Nursery Association, jointly. All work ond miaterials shall
meet or exceed standards as set out in the

BC. Landscope Standard.

GENERAL

| The Contractor is to consult uith designer regarding any
discreponcies.

2, The Contractor is responsble for obtaning written confirmation
of utllity locations prier to commencing digging.

3. The Contractor is responsble for providing one year
rraintenance and one year warrarty on al materidls and
workmanship, from acceptance of landscape.

4. No changes may be made to the plan without written approval

of the Designer.

Acceptance

I. The work uilll be reviewed by the Ourer's representative,
either the Landscape Designer or the Landscape Architect,

to determine compliance with the contract for the work, to set
Substantial Performance (Builder's Lien Act), and to accept the
work on the Owner's behalf.

Guarontee

I The Contractor should guarantee dll materidls

and workmanship for a period of one full year

from the date of Substantial Performance. (Acceptance,).
2. Inspectiors must be called for in order to achieve
Substantial Performance.

3. This guarontee incdes replacing dll plonts that are
determrined by the Inspector to be dead or faling at
the end of the quarantee period, Plant replacernents
shall be made at the next oppropriote season

4. The guarantee shoud not apply to plants or other
products damaged after Acceptance by cavses
beyond the Contractor's control, such as vandalism,
'acts of God', "excessive wear and tear" or dbuse.

The contractor is considered responsile for the work
from Acceptance to one ful year ofter occeptance,
therefore, it is in the controctor’s best interest to
perform the one-yeor mantenonce contract
themselves, or hire it out to o reputoble mantenonce
contractor,

5. The guorontee cannot be considered valid unless it
can be proven that the requirements of The BC.
Londscape Standard. Establishment Maintenonce have
been carried out to a degree acceptble to the Inspector.
It is therefore in the Ourer's interest to have the
contractor follow the recommendations of The BC.
Lordecape Stondard,

Insurance

Unless other provisions are agreed to, the Contractor
shall provide, rmaintdin and pay for insurance for the
duration of the work, providing at least the following
coverages for the following categories of risk.

. Cormprehensive Generd Liablity Irsurance

protecting the Owner, the Contractor, subcontractors,
and their respective servonts, agents or enployees
against damage arising from personol injury (including death)
and against. claims for property damage that may arise
directly or indirectly out of the operations of the
Contractor, his/her subcontractors, servants, agents,

or employees. The amount of coverage should be rot less
than $5,000,000 inclusive for any one occurrence. THs
policy shall contain a standard cross lidbility clouse,

and shall cover ll liability arising out of products, whether
marufactured or supplied by the Contractor,

contingent employer's lidbility and liabiity assumed by

the Contractor under and gppliccble to the contract for
the work.

2. Autornobile Insurance on the Controctor’s owned

and non-ouned vehicles, protecting he Contractor and
the Owner against damages arising From bodly in jury
(including death) and against claimms for property damage
arising out of their use on the operations of

the Contractor, his/her subcontractors, or agents.

The amount of coveroge should be rot less than
$5,000,000 inclusive for any one occurrence.

Reporting Darmage

Notification of danger or domoge to property, site features
or the envirorment shall be given at once, verbally, and
where necessary in writing, to the Authority and to the
appropriate public agencies or avthorities responsble for the
safety and repdir of sch property as public utiities or for
protection of the environment.

Sofety

1. The Contractor shall corrply with all applicable laws,
bylaws, rules, regulation and lawful orders of any

public authority having jurisdiction for the sofety of
persons or property or to protect them from domage,
injury or loss,

2. The Contractor shall erect and mantan, as requred
by existing condtions and progress of the work, dll
recsoncble safeguards for safety and protection, as
required by the Workers' Corrpensation Board.

3, The Contractor shall provide barricades, safety
guards, and/or warning devices for purposes of
controlling the traffic and pedestrians whenever
necessary for the protection of persons and property.

Supervision

. The contractor shall ensure competent supervision
for the duration of the work on-site.

2. The person designated responsble for supervision
shall ersure that the required standards of work,
rmaterials and safety are acHeved,

THis includes, but is rot limited to, confirmation

of safety codes and utility layout,

records of change, and on-site coordiation,
scheduling and management.

3. Personnel syervising all landscape work should
have at least one of the following qualifications:

a) Successful completion of horticultural apprenticeship.
b) Horticutural diploma from a recogrized progrom
such cs the Landscape Horticulture Program ot
Kuwontlen University College.

c) Certification as a landscape Techicion under the
CNTA/BCLNA Landscape Certification program.

Workmanship

The Contractor shdl employ experienced personnel
for the landscape work, and shall enforce good
discipline ond order on the site,

SCOPE OF WORK
See L2

Testing

1. All products and materids used in the work shall

be subject to testing when the inspector determines
that testing is necessary to ensure that they meet this
standard, This includes, but is not limited to, seed and
seed mixes, fertilzers, mulches, growing medum

ond its components.

2. The Inspector may, at his or her discretion, woive
the requirement of testing for each particular pro ject.
This may apply i satisfactory test results have already
been obtaned from the same stock of material.

The inspector must be rotified and gven a sarple of
the soil to be used, to determine if testing is
necessary, prior ?.c the commencement of ony work
on site.

The inspector may reject any soil deemed unstitdole
and not meeting the standards for soll.

Water

Water vsed for the work shall be free from any orgaric or
chermical contaminants detrimental to hedlthy plont growth.

Planning, scheduling and execution of the work shall include
measures to ersure a supply of water for landscape
purposes in adequate amounts and at adequate pressures
for satisfactory inrigation of all plants.

Planring of the work shall include provisions of a satisfactory
means of water distribution. Such means include, but are not lirited
to, autormatic sprinkler systerms, drip systems, hose bbs and

connection points, and truck-mounted water tanks,

SITE PREPARATION

Site Examination

No londscape work shdll be carried aut in areas or
over surfaces thot are not properly prepored. The
contractor shall examine the site before starting work
to verify that dll surfoces are properly prepared.

I All existing and new plants, site services, curbs, paving,
structures, fiishes ond dll other feature shall be protected

agarst domage during the work. Darmage shall be reported and
shall be corrpletely repaired to the satisfaction of the Authority.

2. Ervironmental damage shall be avoided by ensuring that
construction operations are carefully planned and scheduled.
Areas that are sensitive or present potertial proolems

shall be noted and schedules and work methods shall be prepared

accordingly.

3. Sol stripping operations shall be carried aut in such a marner
a5 to avoid release of silt or sedment into any stream or other

water body. Retention ponds, sitation screens, dkes etc.

shall be installed where necessary to prevent ropid site runoff

into watercourse, s directed by the landscope consultant,
professiond consutant or environmental authority.

4 Stackpled sol or subsol shall riot. be placed in low areas where
natural drainage or storm water could pond or erode these materidls

during inclement. weather.

5. Terparary erosion control measures shall be provided to prevent
excessive runoff on to ad jacent sites or watercourses, or where a soil

or subsail erosion hozord exists.

Ternporary measures may include mulching, dking, ponding, terracing
or other means to redice surface water flow and its effects.

©. Appropriate measures shall be token to ensure that no spillage of
fuels, toxic corstruction materials, or other toxic wastes occurs, and
where use of such materidls is necessary, to ensure that adequate

containment facilties and clean-up equipment are utlized.

7. No toxic or waste materials shall be dumped into watercourses

or any other water body either on or off the iob site.

8. No toxic materials, fertiizer, or fuels shall be stored adjacent
to watercourses in o location where spiloge could result in seepage

into a watercourse.

9. All toxic wostes and other corstruction material shall be dsposed
of in a marner acceptable to the owner and in accordance with muricipal,

provincial and federal regulations.

GRADING AND DRAINAGE

I The preparotion of the sb grade shall, by rough qmdmg

and flling, provide a bose that. will allow the placing of growing

medum to the specified depths.

2. Finished subgrade surfaces should be free of visble humps

and hollows and provide for growing medum depths as laid out

on the londscape plons.

3, The subgrade shall be prepared to a consistent 80-85 %

Stardard Proctor dersity.

4. Soft and instable areas below subgrade that canrot be cornpacted

to 80-85% Standord Proctor density should be excavated ond filled

uith suitable fill moterial, except in locations where special environmental
conditiors have been identified, In such cases, appropriate dlternate
solutions shall be approved and carried out.

5. Debris, roots, bronches, stones, bulding moaterials, contaminated subsal,
visble weeds ond anything else that may interfere with the proper growth
and development of the planned firished landscaping shall be removed

6. Areas showing excessive campaction shall be. scarified ta a minimum
depth of &' (150 mm) immedately befare placing growing medium,

Finish Grading

1. The growing medum shall be fine graded after placement
to find elevations and required contours. Rough spots and low
areas shal be eliminated to ersure positive surface drainage.

2. The surface shall be finished srmooth and uniform, and be
firm against deep foot printing, with a fine loose surface texture.

Drainage

I Surface and subsurface drainage systems shal be provided,
0s appropriate, for the collection and disposal of storm drainage
and subsurfoce water. The drainage systems shdll be designed
and sized to meet established criteria and dedl effectively with
projected precipitation, infiltration and Flows.

2. Coordnate dll londscape drainage work with the rest of site
drainage. Refer to engineering drauings and specifications for
connections ond other drainoge work.

Al drains within landscape beds shall be surraunded by a mririmum
diareter of 24' (600mm) of drain rock 1o a depth of

&' (150mm) to prevent mulch flouing into drainage system.

3, The landscape contractar should dbtain a copy of the civil
drawings for drainage and or londscape swoles and consult and
coordinate dll landscape work with the engineer.

INSTALLATION of UNDERGROUND IRRIGATION SYSTEM
All Irrigation work shall meet or exceed the standards of the
Irrigation Industry of British Columbia.

Scope of work
1. Supply and install the components required to provide a properly

operating irrigation system to cover the applicdble landscape, using drip irrigation.

2. Obtain or prepare a scdled design of the proposed irrigation
system which meets IIABC Design Standards,

3, Obtain properly informed agreement from the owner's
representative as to the inclusion or not of desirdble features

in the design which exceed IABC Standards and/or are site specific.

Quality Assuronce

I All irrigation work shall be done by a stitably experienced ond
qualified irrigation contractor, having trained and comrpetert
personnel adequate for the scope of work.

2. The contractor shoud be a member in good standing of the
Irrigation Industry Association of BC. or similar association, and
hove met the qudlfication standords currently applied to
contractors by that organization

3. A uritten guarantee of the installed system shall be provided
to the owner covering workrmonship and rmateriols for a mininum
of one year from dote of final acceptonce.

Installation

| Ensure that sequencing of this work is carried out in coordination
with the work of other trades and thot sleeves are installed when appropriote.
2. Obtain dll perrits and licenses applicable to the work to be dore,

3, Obtain written approval from the ouner's representative prior

to using materiols that are different from those shown in the design.
4. Alternote materidls must match the orignd materials in
perforrmance, flow, pressure loss, and other important characteristics
50 05 not to compromise the intent of the design.

5. All sleeving in soil shall be installed and backfilled with the same
considerations for protection of the material as if t were water ppe.
6. Sleeving being installed across roads or driveways for later use,
shall have the necessary pipe irstalled at the same time with each
end elbouing to at least 36" above grade.

Irrigation Inspection and Testing

1 Upon corrpletion of the irrigotion system installation, all pressure
reguation, arcs, distances of throw, sprinkler locations and height,
controller zones, etc, must be adjusted so os to optimize the
operation of the system and make it ready for inspection and testing,
2. Inspection wil be carried cut by the owner's representative

to ensure that the work has been corrpleted according to
spedifications, and meet the intent of the installation standards.

3. The test uill require that the system be operated sequentially
uith the contraller, in the presence of the owner's representotive.
4. Inspections must be called for prior to backflling pipes. Al drip
irrigation lnes are to be inspected prior to covering uith mulch,

5. Once the irrigation system is complete, all zones must be
operated for the nspector to check for coverage, breokage or
any other malfunction.

©. Any deficiencies noted during the inspection and testing will be
rectified promptly and signed off by the awner’s representative.

Stbmittals
1. A siitcble scaled as-built drawing shall be provided
2. All components of the irrigation system shall be shown os installed,
with cleor measurements from an identificble reference point to the
location of the controller ond its circuit breaker, master volue,
zone control valves, main water connection, blow out connection, pump and
its electoral connection, and any other siilar features.
3. Provide a manual containing operating and maintenance irstructions
for all cormponents of the system.
4. Provide clear instruction for operating the irrigation system 'in seasor,
shouing the relative timing dfferences between zones of diferent

precipitation rates, and a schedue of run times suggested for various weather condiions,
5. Provide any special tools as provided by the manufacturer for day-to-day servicing

of the irrigation equipment. installed.

Grouing Medum

1. Supply all grouing medim required for the performance of the
Contract. Do not load, trareport or spread growing medum when it is o

wet that its structure is likely to be damaged.
2. Amend all grouing medum as required by soll test.

w

Shrubs: 18'(450mm)
Groundeovers: 12{(300mm)
Fydroseeded laurs 12(300rmm)

. Minimum depths of growing medum placed and corrpacted:

Trees & lorge shrub pits.depth to conform to the depth of root balls,
width shall be at least twice the width of the root ball, minimum

(300mm) tapsail around entire root ball,

4. Grouwing medum is any sol, soll substitute, or mixture whose cherrical
and physica properties fall within the ranges required by the

BC. Landscape Standard

SOIL COMPOSTITION FOR GROUND LEVEL PLANTING AREAS

Percent of Dry Weight of Totdl Growing Medum

Sand: larger than .05mm, smadller than 2mm
Silt: larger thon .002mm, smaller than 05mm
Clay: smaller than 00Zmm

Clay ond Sit corrbined:

Coorse Grovek larger than [9mm, smaller than 40mm —0 - 1%
All Gravel: larger than 2mm, 5maller than 40mm ——0 -

5%
40 - 80%
0 - 25%
0-25%
Maximum 35 95

Organic content:
Acidity (ph} 45 - 65

Drdincge: Percolation shall be such that no standing
water s visble 60 minutes ofter ot least 10 minutes
of moderate to heavy rdn or Irrigation

0 - 20%

Plarts and Planting

1. Conform to planting layout as shown on Landscape
Plans. Review layout and preparations of planting beds
with Landscape Designer prior to commencerment of
planting operations.

2. Plant trees, shrubs, and graundcovers only during
periods that are normal for such work os determined
by local weather conditions, when seasondl conditions are
likely to ensure successful adaptation of plants to their
new location

3. All plont material shall conform to the reguirements
of the BC. Landscgoe Standard. Plants shall be true to
name and of height, caliper and container size as

shown on the landscape plan plont list, urless prior approval

has been made by the Landscape Designer for
dreumstances such as availdblity.

4. Grouing Medum Admixtures: Thoroughly mix fish
compast. or commercial grade marure and fertilizers
or other amendment into the growing medum as
reqpired by the soil test to meet the specification for
growing medum.

5. Excavation of Tree Pits, installation of Siva

Cells and Root borrier: See plant details on 1 2-3

6. Staking Trees: Use two 2'%2'x6' stokes. Set stakes
minimum 2'in soll. Do not drive stake through root
ball. Tie with fabric belt or banding attached to stake
uith shingle nail. Ties shall be secured to the stokes
or placed in the tree such that they will not slide down
or otherwise be displaced.

7. Plant dll trees and shrubs with the roots placed ot
their naturdl growing position. Carefully remove
containers without injuring the root balls. All string,
rope, burlop and other restricting elements shall be
cut and removed out to the perimeter of the root ball
Fill the planting holes by gently firming the growing
medum around the root systerm, add soll as required
to meet firished grade. Leave ro air voids.

8. Young plants susceptble to browsing must be protected

for the first two years until plants become established.

Protect vsing either Bobex, Plantskid, or other proven remedy.

Pruning

Limit pruring to the minimum necessary to remove
dead or injured bronches, Preserve the naturdl
character of the plants, do rot cut the leader. Use only

clean, sharp tools. Meke dll cuts clean and cut to the branch

collor leaving no stubs. Rermove damaged material
from site.

Mulching

Mulch dll planting areos with an even layer of fine
rrulch, or Fish Corrpost. to 3' (75 mm) depth.

Bark mulch shall be finely crushed Fir or Hernlock or a
combination of the two, free of chunks and sticks, dark
brown in colour, and free of dll sdll, stones, salts or
other harmful chemicals, roots or other extraneous

moatter. Al rulch shall be kept a mririmum of 2' (50mm)

below all curbs, driveways ond other hard surfaces to
prevent spillage from irrigation.

Establishment Maintenonce

. The intent of establishment maintenance is to
provide sufficient care to newly installed plont moterial
for a period of one year from acceptance to ersure or
increase the long-term success of the planting

The dojective s the adaptation of plants to a new site
in order to obtain the desired effect from the planting
while reducing the rate of failure ond unnecessary

work associated with improper estdblishment.
Establishment maintenance procedures apply to all
vegetation, including:

a) New and existing trees, shrubs and groundcovers

2. Manterarce / Guarantee: Establishrment

rnaintenance procedures should be applied to dll

areas of planting that have not completed two grouing
seasons since installation Maintenance during the one-year
giorantee period s essential to ensure the

vaiidty of any guarantee. (Bonding / Administration Guarantee).

3, Plant Material Establishment.

a) Watering During the first growing season, new
plants shall be watered at least every three days.

b) Mulch: Mulches shal be mantained in the original
areas to the original depths,

¢) Weed Controk All areas shall have all weeds
removed manudlly at least once per month during the
grouing season.

4 All leaves and debris that is removed shall be cormposted.

5. Fertiizing Except as otherwise recommended on
the bosis of soll test results, shrubs and trees shall
be fertiized only os required to correct symptoms of

rutrient deficiency by applying a uniform opplication of organic

fertiizer ot the manufocturer’s recommended
rate each spring

INSPECTIONS TO BE CALLED FOR:

FIRST INSPECTION: to be called for after sibgrade
preparation, and sall has been placed.,

Siva cells and root barrier to be supervised
and or inspected by a Deep root representative.

FINAL INSPECTION: to be cdlled for, dfter substantial comrpletion.

BC LANDSCAPE STANDARDS

Afl construction to meet the requirements

os set out in the BC Londscape

current edition, prepared by the BC, Soclety of

Lmd!x:qoe Architects and the BC, Landscape
and Nursery Association Jamtly‘

Copies of the BC Landscape Standards are ovdldole

through the BCLNA office at. -604-574-7772

Contractor to corsuft uith designer

regarding any discrepancies,

Contractor to corsult with designer
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Development Services Department
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Ladysmith, BC

VIG1A2

Attn: Julie Thompson

RE: Development Permit Application for 440 15t 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 fagcade. 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 fagade. 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 fagade 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 fagade. 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 facade. 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 fagade 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 facade, 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
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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 fagade. 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 fagade.

The window design focuses on maintaining symmetry and repetition in the fagade, 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 facade 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 fagade, 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.
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