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DESCRIPTION OF MAIN BUILDING

The main lodge is a one and a half storey, English cottage style building constructed in 1938 on a 1.6 acre 

waterfront property located at 3319 Island Hwy. between Buller Rd. and Challoner Rd., Qualicum Beach.

The building is wood frame construction on a poured concrete foundation with a dirt floor crawl space. The 

exterior finishes include masonry stucco siding with original wood framed, single pane windows, wood facia 

and gable trims and cedar shake roof. 

EXTERIOR CONDITION ASSESSMENT

The majority of the exterior of the building appears to be in it’s original form since construction in 1938. 

The wood framed construction is 2 x 4 wall framing, built on a wood framed floor of 2 x 8 joists spaced 16” on 

centre with 1 x 6 diagonally laid sub-floor.  Joists are supported by intermediate 8 x 8 beams supported by 

wood posts and concrete pad footings. Joists are supported around the perimeter by an 8” thick poured 

concrete foundation. The uninsulated crawlspace is less than 24” high with a dirt floor.  Roof rafters are 2 x 6 

spaced 16” on centre with 2 x 8 hip rafters. Original roof strapping is 1 x 4 with a new row of 1 x 4 strapping 

added when the roof was replaced. 

All the wood framing and foundation that was observed appeared in excellent structural condition for the age 

of the building. No signs of rot, cracks, splits or major deflection was visually apparent. 

The exterior stucco has minor hairline cracks but no major visible signs of any moisture damage. There was 

some mould stains on the stucco around the dormer windows. The windows are single pane glass, divided 

lite, wood framed and appear to be original to the building with no major signs of rot or damage. Some of the 

exterior window sills and window trims show minimal signs of weathering.  The roof appears to have been 

replaced at least once but is still in reasonable condition with no visible signs of leakage from interior 

inspections. Metal roof flashings are galvanized with minor signs of rusting. Chimneys appear to have some 

minor water damage and staining, primarily around the top portions. Metal flashings around masonry 

chimneys appear to be in reasonable condition with no signs of water infiltration when inspected from the 

interior. The rafter tails appeared in reasonable condition with very little signs of weathering or rot. Some 

gable facias around the entire building showed signs of rot at the tails. Facia boards behind gutters appeared 

in reasonable condition. Newer aluminum gutters and downspouts are present and drain into a perimeter 

drain system. Exterior above ground oil storage barrel is located behind the building which is presently used 

for building heating. Crawl space vent openings have been closed off using expanding foam insulation.



All exterior finishes observed appeared to be in reasonable to good condition. The building appears to have 

been properly maintained over the years which resulted in the longevity of the original building materials. 

 

INTERIOR CONDITION ASSESSMENT

The majority of the interior finishes appears to be in it’s original form since construction in 1938. Interior 

square footage of usable space is approximately 1514 square feet including the upstairs. The storage space 

on the back of the building is an additional 72 square feet that could be added into the main building. 

There was no visible signs of original exterior wall insulation or any signs of retrofitted insulation so without 

cutting some exploratory holes, I would assume that the exterior walls might be uninsulated.  Interior wall and 

ceiling finishes throughout the main level are finished with wood lathe and plaster. The second floor wall and 

ceiling finishes is painted plywood. Floor finishes in kitchen, washrooms and back entry are linoleum and 

vinyl and of various ages. Flooring throughout the remainder of the building is the original 1 x 4 tongue and 

groove fir with a clear finish. The permitter walls of the dining and living room is finished with 4’ high of cedar 

plywood wainscotting with cedar trim. Doors and trim throughout are a mix of stained and painted wood and 

all appear to be original. Stone wood burning fireplace located in the living room still appears to be functional 

but would require inspection and upgrading to bring it up to present codes. Kitchen counter tops and painted 

plywood millwork appears original to the construction of the house. 

Heating for the building is an oil fired boiler located by the back entrance with cast iron radiators located in 

most rooms throughout the first and second floor. These radiators are fed by galvanized water lines running 

primarily through the crawl space. An additional oil fired space heater is also located in the dining room. 

Presently, there is also an oil fired stove/oven in the kitchen. There was no exhaust ventilation observed in 

any room and the building does not have any form of air conditioning or internal air movement. 

Plumbing appears to be original and includes a washroom facility for each of the three bedrooms plus one 

additional main washroom.  Water pipes are a mixture of copper and galvanized water lines and sanitary lines 

are cast iron and galvanized pipe. There appears to be an old decommissioned hot water tank located in the 

attic. 

Electrical is mostly upgraded including a newer meter base but some original electrical is present on the 

second floor. 

Attic areas contain some, but limited insulation for the ceilings of the main level and little or no insulation for 

the second level rooms. There is no visible water staining around any chimneys or other roof penetrations 

from the areas that were accessible for observation. 



All or most mechanical, electrical, plumbing and interior finishes are original to the construction of the building 

and are in reasonable to poor condition due to the age.  

CONDITION IMPROVEMENT ANALYSIS AND COST SUMMARY

Based on the review of existing conditions and assessing the renovation/upgrade requirements to bring the 

building to a base building ready for a tenant or future town usage, below is a list of recommended actions.

EXTERIOR IMPROVEMENTS

- Clean existing roof, replace flashings and replace any damaged shakes.

- Replace rotted facia trim with new and repair some wood soffits.

- Remove one chimney at kitchen and patch roof.

- Upgrade and repair existing fireplace chimney.

- Replace any damaged exterior window trims.

- Install new entrance to back of building complete with accessibility ramp.

- Paint exterior of building including stucco, trim and windows. 

- Inspect foundation for damage and apply damp-proofing, install new crawlspace venting.

- Upgrade perimeter drain and rainwater leaders.

- Remove oil storage barrel and oil lines.

- Install upgraded electrical feed from transformer and new meter base.

- Increase size of water feed to the building.

- Install new gas line feed and meter to the building.

- Replace main sanitary line from building to sewer connection.

- Site grading, landscaping, sidewalks and patio upgrades.

INTERIOR DEMOLITION

- Complete required asbestos and hazmat abatement.

- Salvage some interior heritage wood finishes for re-use.

- Remove oil heaters and boiler including chimneys and oils supply lines.

- Remove all radiator heaters and related piping.

- Remove all linoleum and vinyl flooring.

- Remove all washrooms and related plumbing.

- Remove kitchen millwork.

- Remove all lathe and plaster from entire building.

- Remove all electrical from entire building.

- Remove all existing insulation from attic or any other locations. 

- Remove some non-load bearing walls to open spaces for future options.



INTERIOR IMPROVEMENTS

- Upgrade any framing based on professional engineer’s recommendations.

- Interior wall framing for new kitchen, washrooms and offices.

- Install new plumbing for two accessible public washrooms, staff washroom, and kitchen rough in.

- Install an on-demand water heater.

- Install new fire sprinkler system throughout building.

- Install new panel and/or sub-panel, wiring, phone/data/alarm system based on new building requirements.

- Install new ducted, 4 zone, split unit heat pump HVAC.

- Install new HRV for building ventilation.

- Install exhaust fans for washrooms. 

- Rough-in gas line to the kitchen.

- Install gas fireplace insert.

- Insulation, vapour barrier and concrete on floor of crawlspace.

- Insulate entire building which will include batt and/or spray foam insulation.

- Install storm glass on interior of windows to improve efficiency over existing single pane.

- Restore existing entrance doors, hardware and upgrade their thermal efficiency.

- Drywall entire building interior walls and ceilings with 5/8” drywall.

- Install tile, fixtures and accessories for public and staff washrooms

- Install flooring for base building kitchen.

- Repair and refinish fir floors.

- Re-install salvaged heritage trim.

- Paint interior. 

Estimated budget cost for above work - $545,000

Costs not included with the budget cost; Engineering and architectural costs, major engineering or seismic 

improvements, insect or water damage remediation, building lifting or relocation, permits, re-zoning or 

variance fees, civil site works other than what is mentioned above, contaminated soil analysis and removal, 

tree removal, commercial kitchen equipment or cooking ventilation.

ALTERNATIVE USE SCENARIOS

The above listed upgrades would keep the exterior of the building, other than basic repairs and paint, 

primarily in its original heritage form. Depending on a potential tenant or town usage, some exterior 

modifications (new entrances, windows, etc), might be required based on final designs to make the building 

more functional for various usages but still maintaining the heritage appearance.

The present size of the main floor at approximately 1514 sq. ft. plus 72 sq. ft. of storage space, will put some 



limitations with potential uses. Building two accessible public washrooms/change rooms would use a 

minimum of 300 sq. ft. of the main level floor space leaving the remaining 1,300 sq. ft. +/- plus the upper 

level, for commercial usage.  An engineer assessment would be required to confirm the existing floor framing 

throughout the building would meet the minimum live load requirements of commercial applications. 

The mechanical equipment and business offices could easily be located on the upper floor to free up main 

level floor space. Adding outdoor patios on the back facing the water and even the street side would also 

create more options for a tenant depending on their business. 

The location of St. Andrew’s being close to many vacation rentals occupied with year round tourists could 

provide opportunity for diverse uses by either the town or a potential business tenant without taking away 

existing business from the already established local businesses. 

Some potential uses of the St. Andrew’s building;

- A small interactive/educational aquarium - similar to the Ucluelet catch and release aquarium.

- Day spa.

- Pub/restaurant (without expanding the building footprint, interior space would be limited for indoor seating

   but outdoor patios could be used during the peak season)

- Pizzeria (dine in/take out).

- Divide the space to create multiple smaller kiosks for various food/retail venders.

- Water sports and activities rental/retail business.

- Rental space for weddings/events/conferences/art shows. 

- Tea/coffee house.

- Child care centre.

- Retail rental space.
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