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

A REGULAR MEETING

OF THE TOWN OF LADYSMITH COUNCIL
AGENDA

6:30 P.M.

Tuesday, May 7, 2024
Ladysmith Seniors Centre
630 2nd Avenue

Pages
CALL TO ORDER

Call to Order 6:30 p.m. in Open Session, in order to retire immediately into
Closed Session.

Members of the public are welcome to attend all Open Meetings of Council, but
may not attend Closed Meetings.

CLOSED SESSION

Recommendation
That, in accordance with section 90(1) of the Community Charter, Council retire
into closed session in order to consider items related to the following:

* (e) the acquisition, disposition or expropriation of land or
improvements, if the council considers that disclosure could reasonably
be expected to harm the interests of the municipality; and

* (k) negotiations and related discussions respecting the proposed
provision of a municipal service that are at their preliminary stages and
that, in the view of the council, could reasonably be expected to harm
the interests of the municipality if they were held in public.

OPEN MEETING AND ACKNOWLEDGEMENT (7:00 P.M.)

The Town of Ladysmith acknowledges with gratitude that this meeting takes
place on the unceded territory of the Stz'uminus First Nation.

Members of the public may attend meetings in person at the Ladysmith Seniors
Centre or view the livestream on YouTube:
https://www.youtube.com/channel/lUCH3gHAEXLiW8YrSuJk5R3uA/featured.



https://www.youtube.com/channel/UCH3qHAExLiW8YrSuJk5R3uA/featured

AGENDA APPROVAL

Recommendation
That Council approve the agenda for this Regular Meeting of Council for May 7,
2024.

RISE AND REPORT- Items from Closed Session

MINUTES
6.1 Minutes of the Regular Meeting of Council held April 16, 2024 8
Recommendation
That Council approve the minutes of the Regular Meeting of Council held
April 16, 2024.
DELEGATIONS
7.1 Nikki Toxopeus - Broombusters and Friends of Holland Creek Trail 14
PROCLAMATIONS
8.1  National Public Works Week 30

Mayor Stone has proclaimed May 19-25, 2024 as "National Public Works
Week" in the Town of Ladysmith.

BYLAWS - OFFICAL COMMUNITY PLAN & ZONING

9.1  OCP and Zoning Amendment Lot A Holland Creek 31

Recommendation
That Council:

1. Having considered s. 475 of the Local Government Act, and in
particular the matters set out in subsections (2)(a) and (b),
resolve that:

a. the Stz’'uminus First Nation, and School District 68 are the
only entities that are appropriate to consult in connection
with “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw 2024, No. 21707;

b. consultation should be early but need not be ongoing;

c. the consultation process described in the staff report to
Council dated May 7, 2024 is sufficient in respect to the
proposed Official Community Plan amendment; and
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d. staff be directed to refer “Official Community Plan Bylaw
2003, No. 1488, Amendment Bylaw 2023, No. 2170” to the
Stz’uminus First Nation as set out in resolution 1 for
consultation in the manner described in the May 7, 2024
staff report to Council;

Give first and second readings to “Official Community Plan
Bylaw 2003, No. 1488, Amendment Bylaw 2024, No. 21707

Consider “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw 2024, No. 2170” in conjunction with the
Town’s Financial Plan, the Town’s Liquid Waste Management
Plan, and the Cowichan Valley Regional District Solid Waste
Management Plan, pursuant to section 477(3) of the Local
Government Act;

Consider “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw 2024, No. 2170” in conjunction with the
Town’s Housing Needs Report and the housing information on
which the report is based, pursuant to section 473(2.1) of the
Local Government Act;

Direct staff to refer “Official Community Plan Bylaw 2003, No.
1488, Amendment Bylaw 2024, No. 2170” to School District 68
pursuant to section 476 of the Local Government Act,

Give first and second readings to “Town of Ladysmith Zoning
Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 21717;

Direct staff to refer “Town of Ladysmith Zoning Bylaw 2014, No.
1860, Amendment Bylaw 2024, No. 2171” to the Ministry of
Transportation and Infrastructure, after third reading of the
bylaw, pursuant to section 52 of the Transportation Act;

Require that, as a condition of approval of Bylaws 2170 and
2171 the applicant be required to secure the following conditions
through a covenant and/or statutory right of way, as described in
the May 7, 2024 report to Council, following third reading and
prior to adoption of the bylaws:

a. Dedication as parkland, at time of subdivision or
development, of the areas to be zoned P-2 and P-3 under
Bylaw 2170;

b. Town access to future park areas prior to dedication for the
purposes of invasive plant removal and habitat
enhancement;

c. Construction of a bus shelter meeting BC Transit’s “E2”
standard or similar at the existing northbound stop at the
Holland Creek Ball Fields;

d. Installation of the necessary electrical infrastructure for all
required multi-family parking to be “EV charger Ready”;

e. Arequirement for a minimum of 10% of dwelling units to
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meet the BC Building Code, Building Access Handbook;

A prohibition on the use of fossil fuel as a primary heating
source for buildings;

Dedication and construction of a direct emergency vehicle
access/egress and pedestrian trail from the “Centre Parcel”
to Colonia Drive when the “Centre Parcel” is developed;

A prohibition on planting non-native plants on the “Western
Parcel”;

Wildfire protection measures on the “Western Parcel” and
“Centre Parcel” as recommended in the report provided as
Attachment H to the May 7, 2024 report to Council; and

A prohibition on clearing between March 1 and August 31;

Direct that, as a condition of approval of Bylaws 2170 and 2171,
that the following amendments be made to covenant
CA6857592, as described in the May 7, 2024 report to Council,
following third reading and prior to adoption of the bylaws:

a.

Removing the requirement to construct the “South
Crossing” over Heart Creek;

Amending the ‘Local Site Triggers’ and ‘Neighborhood
Cumulative Triggers’ to:

i.  Allow construction of up to 100 units on the “Eastern
Parcel” provided the developer improves the existing
emergency access route to Ryan Place;

ii.  Allow construction of up to 200 units on the “Centre
Parcel” provided the developer completes the design
and costing of the Colonia Drive extension from the
boundary of Lot A District Lot 110 Oyster District Plan
VIP75849 to Thetis Drive and prohibiting more than
200 units on the "Centre Parcel" until the Colonia Drive
extension is constructed to the boundary of Lot A, and

iii. Adding a prohibition on the development of the
“Western Parcel” until:

1. Colonia Drive is fully constructed to connect
Malone Road to Thetis Drive;

2. adedicated multi-use trail and emergency
access/egress route is constructed over the
“Western Parcel” and adjacent parkland,
connecting public road to the Water Treatment
Plant access road; and

3. a pedestrian pathway and crossing over Heart
Creek is constructed connecting the southern
portions of the “Centre Parcel” and “Western
Parcel”;
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10.

10. Require that the legal instruments under resolutions 8 and 9 be
prepared by the Town’s solicitor at the cost of the applicant; and

11. Direct staff to proceed with scheduling and notification of a
public hearing for Bylaws 2170 and 2171 pursuant to section
464(1) of the Local Government Act.

REPORTS
10.1  Stocking Lake Supply Main Preliminary Design Consultant Award 197
Recommendation

10.2

10.3

10.4

That Council authorize staff to sole source the Stocking Lake Supply
Main preliminary design work to Koers & Associates Engineering Ltd.

Reassignment of Approved Capital funds 200

Recommendation

That Council:

1. Cancel the following capital projects and transfer the budgeted
funds to the pavement operations budget:

*  Single Area Traffic Study for $49,000;
* Radar Speed Signs for $35,000; and
*  Bollards on 15! Avenue for $30,000.
2.  Amend the 2024-2028 Financial Plan accordingly.

Mosaic Emergency Road Use Agreement Amendment 203

Recommendation

That Council authorize the Corporate Officer to sign a Road Use
Agreement Amendment with Mosaic Forest Management Corp. for the
purposes of emergency access from 4" Avenue via the Ladysmith Main
logging road.

Canoe Procurement Group Membership 222

Recommendation
That Council:
1. Authorize staff to maintain membership with Canoe
Procurement Group; and

2. Direct staff to consider and use Canoe for all applicable
purchases.
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11. BYLAWS

11.1

11.2

Bylaws for Adoption

11.1.1 “Property Tax Rates Bylaw 2024, No. 2175”

Recommendation
That Council adopt “Property Tax Rates Bylaw 2024, No.
2175".

11.1.2  "Sewer Parcel Tax Bylaw 2024, No. 2176”

Recommendation
That Council adopt "Sewer Parcel Tax Bylaw 2024, No. 2176”.

11.1.3 "Water Parcel Tax Bylaw 2024, No. 2177

Recommendation
That Council adopt "Water Parcel Tax Bylaw 2024, No. 2177”.

Bylaw Status Sheet

12. CORRESPONDENCE

12.1

12.2

Rotary Clubs of Ladysmith and Chemainus 14th Annual Charity Golf
Tournament

Request for sponsorship.

Recommendation

That Council consider allocating $250.00 to sponsor a hole at the
14" Annual Rotary Charity Golf Tournament on June 14, 2024 as
requested in the correspondence received April 23, 2024.

Rocky Creek Ventures Inc. Subdivision and Street Naming Request

Recommendation

That Council consider the request by Rocky Creek Ventures Inc., in their
correspondence dated April 23, 2024, to name the 1301 Rocky Creek
Road subdivision "Rocky Creek Estates" and the street, "Marina View
Drive."
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13.

14.

15.

NEW BUSINESS

QUESTION PERIOD

A maximum of 15 minutes is allotted for questions.

Persons wishing to address Council during "Question Period" must be
Town of Ladysmith residents, non-resident property owners, or
operators of a business.

Individuals must state their name and address for identification
purposes.

Questions put forth must be related to items on the agenda.
Questions must be brief and to the point.

Questions shall be addressed through the Chair and answers given
likewise. Debates with or by individual Council members or staff
members are not allowed.

No commitments shall be made by the Chair in replying to a question.
Matters which may require action of the Council shall be referred to a
future meeting of the Council.

ADJOURNMENT
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MINUTES OF A REGULAR MEETING OF COUNCIL

LADYSMITH

Tuesday, April 16, 2024
6:01 P.M.

Ladysmith Seniors Centre
630 2nd Avenue

Council Members Present:

Mayor Aaron Stone Councillor Duck Paterson
Councillor Ray Gourlay Councillor Marsh Stevens
Councillor Amanda Jacobson Councillor Jeff Virtanen

Councillor Tricia McKay

Staff Present:

Allison McCarrick Ryan Bouma
Erin Anderson Julia Tippett
Chris Barfoot Sue Bouma
Jake Belobaba Andrea Hainrich

1. CALL TO ORDER

Mayor Stone called this Meeting of Council to order at 6:01 p.m., in order to retire
immediately into Closed Session.

2, CLOSED SESSION

CS 2024-067
That, in accordance with section 90(1) of the Community Charter, Council retire
into closed session in order to consider items related to the following:
e (b) personal information about an identifiable individual who is being
considered for a municipal award or honour, or who has offered to provide
a gift to the municipality on condition of anonymity; and
e (c) labour relations or other employee relations.
Motion Carried

Town of Ladysmith Regular Council Meeting Minutes: April 16, 2024 1
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3. OPEN MEETING AND ACKNOWLEDGEMENT (7:00 P.M.)

Mayor Stone called this Regular Meeting of Council to order at 7:00 p.m.,
recognizing with gratitude that it was taking place on the unceded territory of the
Stz'uminus First Nation.

4, AGENDA APPROVAL

CS 2024-068

That Council approve the agenda for this Regular Meeting of Council for April 16,
2024, as amended to correct a typographical error in Item 10.2.

Motion Carried

5. RISE AND REPORT- Items from Closed Session

Council rose from Closed Session at 6:24 p.m. without report.

6. MINUTES
6.1  Minutes of the Regular Meeting of Council held April 2, 2024

CS 2024-069

That Council approve the minutes of the Regular Meeting of Council held
April 2, 2024.

Motion Carried

7. DELEGATIONS
71 MNP, Auditors for the Town

Cory Vanderhorst, MNP, provided Council with an overview of the audit of
the 2023 Financial Statements. He stated that this is an unqualified or
clean audit. C. Vanderhorst responded to questions from Council, and
thanked Town staff for their cooperation during the audit.

7.1.1 2023 Audited Financial Statements

CS 2024-070

That Council accept the 2023 Audited Financial Statements of the
Municipality.

Motion Carried

Town of Ladysmith Regular Council Meeting Minutes: April 16, 2024 2
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8. PROCLAMATIONS
8.1  Safety and Health Week — May 6-11, 2024

Mayor Stone has proclaimed May 6-11, 2024 as “Safety and Health Week”
in the Town of Ladysmith.

8.2 International Day Against Homophobia and Transphobia — May 17,
2024

Mayor Stone has proclaimed May 17, 2024 as “International Day Against
Homophobia and Transphobia” in the Town of Ladysmith.

8.3 Island Good Days — June 3-9, 2024

Mayor Stone has proclaimed June 3-9, 2024 as “Island Good Days” in the
Town of Ladysmith.

9. DEVELOPMENT APPLICATIONS

9.1 Development Variance Permit and Development Permit — 1120 2"d
Avenue

CS 2024-071
That Council:
1. Issue Development Variance Permit Number 3090-24-03 for 1120
2"d Avenue (Lot 6, District Lot 144, Oyster District, Plan 9575, 001-
360-060) to vary sections 6.5(b)(iii), 6.5(b)(vi), and 6.5(b)(x) of
“Town of Ladysmith Zoning Bylaw 2014, No. 1860” for the following:
a. Increasing the gross floor area of the coach house dwelling from
60.0m? to 110.0m?;

b. Reducing the interior side parcel line setback from 2.0m to
1.9m; and

c. Increasing the maximum permitted size for upper-level
balconies from 2.9m? to 44.0m?; and

2. lIssue Development Permit Number 3060-24-04 for 1120 2"
Avenue (Lot 6, District Lot 144, Oyster District, Plan 9575, 001-360-
060) to authorize a coach house dwelling.

Motion Carried

Town of Ladysmith Regular Council Meeting Minutes: April 16, 2024 3
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10. COMMITTEE MINUTES
10.1 Accessibility Advisory Committee — January 24, 2024

CS 2024-072

That Council receive the minutes of the Accessibility Advisory Committee
meeting held January 24, 2024.

Motion Carried

10.2 Accessibility Advisory Committee — April 3, 2024

CS 2024-073

That Council receive the minutes, as amended, of the Accessibility
Advisory Committee meeting held April 3, 2024.

Motion Carried

10.3 Community Planning Advisory Committee — April 3, 2024

CS 2024-074

That Council receive the minutes of the Community Planning Advisory
Committee meeting held April 3, 2024.

Motion Carried

11. REPORTS

11.1 RFP No. 2024-PRC-02 Heart of the Hub Phase 2 — Construction
Project Management

CS 2024-075
That Council award the contract for the construction project management
of Phase 2 of the “Heart of the Hub” Machine Shop project to MKM
Projects Ltd. in the amounts of:
a. $88/hr., up to a maximum amount of $12,320, for pre-
construction stage fees; and
b. a 5.5 percent construction project management fee of the work
earned for the construction stage.
Motion Carried

Town of Ladysmith Regular Council Meeting Minutes: April 16, 2024
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11.2 Video Surveillance of Civic Property Policy

CS 2024-076

That Council adopt Video Surveillance of Civic Property Policy 14-7010-B,
dated April 16, 2024.

Motion Carried

12. BYLAWS
12.1 Bylaws for Introduction
12.1.1 2024 Property Tax Bylaws
12111 “Property Tax Rates Bylaw 2024, No. 2175”

CS 2024-077

That Council give first, second and third readings to
“Property Tax Rates Bylaw 2024, No. 2175”.

Motion Carried

12.1.1.2 "Sewer Parcel Tax Bylaw 2024, No. 2176”

CS 2024-078

That Council give first, second and third readings to
"Sewer Parcel Tax Bylaw 2024, No. 2176”.

Motion Carried

12113 "Water Parcel Tax Bylaw 2024, No. 2177”

CS 2024-079

That Council give first, second and third readings to
"Water Parcel Tax Bylaw 2024, No. 2177”.

Motion Carried

12.2 Bylaw Status Sheet

13. QUESTION PERIOD

A member of the public complimented the Town on the appearance of 15t Avenue.

Town of Ladysmith Regular Council Meeting Minutes: April 16, 2024 5
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14. ADJOURNMENT

CS 2024-080

That Council adjourn this Regular Meeting of Council at 7:34 p.m.
Motion Carried

CERTIFIED CORRECT

Mayor (A. Stone) Corporate Officer (S. Bouma)

Town of Ladysmith Regular Council Meeting Minutes: April 16, 2024
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OLLAND CREEK PARK

OUR “FUTURE OLD GROWTH” AND OUR “CATHEDRAL GROVE”

LADYSMITH TOWN COUNCIL MEETING 7 MAY 2024
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Who are we?

FRIENDS OF

LAND

LADYSMITH, BRITISH COLUMBIA
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Holland Creek
Park context

* Within Ladysmith boundaries

* On the unceded territories of the
Stz’minus people
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Sensitive eco
systems

* Holland creek
* Arbutus hump

* Heart creek
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POte nt| d | tO be * Where the bears fish for
. V salmon
La dySm Ith S * Where you can wander
Cat h ed ra | through mature forests

* Where you can lose your

g rove mind and find your soul

RESTORATION TARGET
An old growth Coastal Douglas-fir forest and creek, where the
native biodiversity thrives, as local people and wildlife use the
trails, connecting them to the mountains and ocean.
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Holland Creek is
under pressure

* Climate change

* Population increase

* Urban expansion

* Watershed management

e Corridors of invasive species

* Creek crossings
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Urban development reducing

landscape connectivity

¥ Connected areas

T Individual styles

&F Arbutus hump
&F Heart creek corridor
9 Information centre

Holland Creek Estates
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Crossings and corridors impacting

water and species movement

v Creek crossings
T‘ Individual styles
9 Hwy 1 bridge
Q Dogwood dip bridge
° Colonia bridge

Upper creek bridge
9 Chicken ladder weir

MSE (solid earth and culvert)
bridges much higher
ecological impact than the
high-level bridge
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Introduced species reducing diversity

v Introduced species :
“t Individual styles R0 1 X
Scotch broom i ™ m{\@“ f
Scotch broom AT " S

© Blackberries
oYellow archangel

O

Scotch broom

€ Daphne

o Blackberries
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Need to protect the core, build up the

buffer, and improve connectivity

= Add laver S Share & Prevew

+ Park areas

iediedisn] 41yt
Lower cresk
LInEly AOA |1

£F Hwy HOW 2

¥ Eridge ROW 3

BC Hidro BOWS 4

¥ Herth buffer
¥ Upper Crees
l:.“ Wesl Buflfer
¥ Sowh butfer

A&f Estuary buffer
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Plans to control broom

HC Broom control e
&

smith.Marina -i-

Broombusters 2024-2026 \ % CHEMAINUS 13

Broombusters 2024-2026 All planning information is on

Holland Creek Park MyMaps,

Broombusters 2027-2030 ! . 7 s, =S - Stz'Uminus sy

; Community Schools available on request.
Holland Creek Estate 2023- =) Elliots Beach Ps

2030 | >

L

BC Hydro 2023-2030

-
J

Good neighbours 2027-2030

Holland Creek Park and
connected watershed
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But it needs much more than

BroomBusting

d . Holland Creek Park

Milcki Toxopeus

jo)

Other HC strategies

£y Old growth core
43 Accelerate old growth
i Fertile ivy removal
Brickge embankment restoration
Education and demo centre
Garden escapee restoration area
{3 Embankment restoration
£ Meadows and food forests
£ Ahn site for demo landscapes

Boardwalk trail

Tilfed Kiln Works &

£ Control gates
£ Access control

£ Corridor and futire trail

© Dizposal site
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Rolled up into 3 strategies

1. Invasive species control — starting point to engage volunteers, build
the movement, while protecting the parks.

2. Good neighbours — engage the town to make backyards and public
spaces adjacent to the park into native ecosystems, compatible with
“future old growth”, restore and protect the forest/plantation buffer
zones.

3. Healthy connections — engage the multiple stakeholders to address
the land, water, and cultural connections. This would include
improved trails and corridors restoration.
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Asks for 2024
e WHICH HAT?




Parksville, Qualicum Beach,
Nanaimo, Campbell River,
Port Alberni & Lantzville have
passed bylaws. It helps!

We ask Ladysmith

e continue to support volunteers by removing broom cut by volunteers.

e to consider formal MoU with Fortis and BC Hydro to keep the RoW near parks (or urban
boundaries) broom free.

» keep town facilities near parks broom free and help to keep private properties clear
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Holland Creek
Restoration

* Work with Friends of
Holland Creek

* For the sake of our kids
and grandkids - let’s
make a start

* Share your plans with us
and let us help you
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WHEREAS:

WHEREAS:

WHEREAS:

THEREFORE,

April 15, 2024

LADYSMITH

TOWN OF LADYSMITH

PROCLAMATION

NATIONAL PUBLIC WORKS WEEK

Public works professionals focus on infrastructure, facilities and
services that are of vital importance to sustainable and resilient
communities and to the public health, high quality of life and well-
being of the people of Ladysmith; and

These infrastructure, facilities and services could not be provided
without the dedicated efforts of public works professionals, who
are engineers, managers, and employees at all levels of
government and the private sector, who are responsible for
rebuilding, improving, and protecting our water supply, water
treatment and solid waste systems, public buildings, and other
structures and facilities essential for our citizens; and

It is in the public interest for the citizens, civic leaders and
children in Ladysmith to gain knowledge of and to maintain an
ongoing interest and understanding of the importance of public
works and public works programs.

I, Aaron Stone, Mayor of the Town of Ladysmith, do hereby
proclaim the week of May 19" to May 25", 2024 as “National
Public Works Week” in the Town of Ladysmith, British Columbia
and encourage citizens to recognize the substantial contributions
public works professionals make to protect our health, safety and
quality of life.

/
g_,Zv
N O\

2|
v

Mayor A. Stone
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TOWN OF LADYSMITH Celebrate our Present. Embrace our Future. Honour our Past.

STAFF REPORT TO COUNCIL

Report Prepared By: Jake Belobaba, Director of Development Services
Reviewed By: Allison McCarrick, CAO

Meeting Date: May 7, 2024

File No: 3360-22-07

RE: OCP and Zoning Amendment Lot A Holland Creek
RECOMMENDATION:

That Council:

1. Having considered s. 475 of the Local Government Act, and in particular the matters set
out in subsections (2)(a) and (b), resolve that:

a. the Stz’uminus First Nation, and School District 68 are the only entities that are
appropriate to consult in connection with “Official Community Plan Bylaw 2003,
No. 1488, Amendment Bylaw 2024, No. 2170”;

b. consultation should be early but need not be ongoing;

c. the consultation process described in the staff report to Council dated May 7, 2024
is sufficient in respect to the proposed Official Community Plan amendment; and

d. staff be directed to refer “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw 2023, No. 2170” to the Stz’uminus First Nation as set out in
resolution 1 for consultation in the manner described in the May 7, 2024 staff
report to Council;

2. Give first and second readings to “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw 2024, No. 2170”;

3. Consider “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No.
2170” in conjunction with the Town’s Financial Plan, the Town’s Liquid Waste
Management Plan, and the Cowichan Valley Regional District Solid Waste Management
Plan, pursuant to section 477(3) of the Local Government Act;

4. Consider “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No.
2170” in conjunction with the Town’s Housing Needs Report and the housing information
on which the report is based, pursuant to section 473(2.1) of the Local Government Act;

5. Direct staff to refer “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw
2024, No. 2170” to School District 68 pursuant to section 476 of the Local Government
Act;

250.245.6400 / info@ladysmith.ca / www.ladysmith.ca
410 Esplanade PO Box 220, Ladysmith, BC V9G 1A2 (ow—;jd\al\
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6. Give first and second readings to “Town of Ladysmith Zoning Bylaw 2014, No. 1860,
Amendment Bylaw 2024, No. 2171";

7. Direct staff to refer “Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw
2024, No. 2171” to the Ministry of Transportation and Infrastructure, after third reading
of the bylaw, pursuant to section 52 of the Transportation Act;

8. Require that, as a condition of approval of Bylaws 2170 and 2171 the applicant be
required to secure the following conditions through a covenant and/or statutory right of
way, as described in the May 7, 2024 report to Council, following third reading and prior
to adoption of the bylaws:

a. Dedication as parkland, at time of subdivision or development, of the areas to be
zoned P-2 and P-3 under Bylaw 2170;

b. Town access to future park areas prior to dedication for the purposes of invasive

plant removal and habitat enhancement;

. Construction of a bus shelter meeting BC Transit’s “E2” standard or similar at the
existing northbound stop at the Holland Creek Ball Fields;

d. Installation of the necessary electrical infrastructure for all required multi-family
parking to be “EV charger Ready”;

. A requirement for a minimum of 10% of dwelling units to meet the BC Building
Code, Building Access Handbook;

A prohibition on the use of fossil fuel as a primary heating source for buildings;

g. Dedication and construction of a direct emergency vehicle access/egress and
pedestrian trail from the “Centre Parcel” to Colonia Drive when the “Centre
Parcel” is developed;

. A prohibition on planting non-native plants on the “Western Parcel”;

i. Wildfire protection measures on the “Western Parcel” and “Centre Parcel” as
recommended in the report provided as Attachment H to the May 7, 2024 report
to Council; and

j. A prohibition on clearing between March 1 and August 31;

(@]

]

o

>

9. Direct that, as a condition of approval of Bylaws 2170 and 2171, that the following
amendments be made to covenant CA6857592, as described in the May 7, 2024 report to
Council, following third reading and prior to adoption of the bylaws:

a. Removing the requirement to construct the “South Crossing” over Heart Creek;
b. Amending the ‘Local Site Triggers’ and ‘Neighborhood Cumulative Triggers’ to:

i. Allow construction of up to 100 units on the “Eastern Parcel” provided the
developer improves the existing emergency access route to Ryan Place;

ii. Allow construction of up to 200 units on the “Centre Parcel” provided the
developer completes the design and costing of the Colonia Drive extension
from the boundary of Lot A District Lot 110 Oyster District Plan VIP75849
to Thetis Drive and prohibiting more than 200 units on the “Centre Parcel”
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until the Colonia Drive extension is constructed to the boundary of Lot A,
and
iii. Adding a prohibition on the development of the “Western Parcel” until:

1. Colonia Drive is fully constructed to connect Malone Road to Thetis
Drive;

2. a dedicated multi-use trail and emergency access/egress route is
constructed over the “Western Parcel” and adjacent parkland,
connecting public road to the Water Treatment Plant access road;
and

3. apedestrian pathway and crossing over Heart Creek is constructed
connecting the southern portions of the “Centre Parcel” and
“Western Parcel”;

10. Require that the legal instruments under resolutions 8 and 9 be prepared by the Town’s
solicitor at the cost of the applicant; and

11. Direct staff to proceed with scheduling and notification of a public hearing for Bylaws
2170 and 2171 pursuant to section 464(1) of the Local Government Act.

EXECUTIVE SUMMARY:

The purpose of this report is to introduce OCP and zoning amendments to Council to reallocate
units for a portion of the Holland Creek neighbourhood to create a smaller development
footprint, eliminate the need for a crossing over Heart Creek and adjust triggers for infrastructure
construction. If approved, the proposal will create approximately 7.75 hectares of additional
parkland and change the phasing of infrastructure construction in Holland Creek.

PREVIOUS COUNCIL DIRECTION:
N/A
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INTRODUCTION/BACKGROUND:
Subject property

The subject property is an 18.6 hectare, undeveloped parcel located along the southern edge of
the Holland Creek neighborhood. The property is currently designated ‘Neighborhood
Residential’ under the OCP and zoned Low Density Residential (R-3-A) and Single Dwelling
Residential —Holland Creek Area (R-1-HCA) under the Zoning Bylaw. Portions of the property fall
within Development Permit Area 8 —Multi-Unit Residential ESA, DPA 6—Riparian, DPA 11
Arbutus Hump ESA, and DPA 7 Hazard Lands/Steep Slopes. Part of the “Western Parcel” is within
the red-listed Douglas Fir- Figure 1: Subject Property

Arbutus Ecosystem occurrence N

that was recently discovered as A

part of another development
proposal. The property is
bounded on the south and west
sides by the hydro corridor and
woodlots.

“Western Parcel”

The subject property is a single
fee-simple parcel split by
parkland, riparian areas and
small subdivisions. For the
purposes of this proposal, the
separated portions of the
subject property have been
dubbed the “Western Parcel”,
“Centre Parcel” and “Eastern
Parcel” as shown in Figure 1. A more detailed map of the subject property is provided in
Attachment A.

“Centre Parcel”

Covenant CA6857592

The subject property is subject to Covenant CA6857592 (Attachment D) which was registered on
the property to phase in the infrastructure needed to service the Holland Creek neighborhood.
The covenant has a number of “triggers” based on unit counts and geographic areas. These
triggers align with the infrastructure requirements outlined in the Holland Creek Local Area Plan
and generally accepted guidelines for emergency access/egressl. In the context of this
application two conditions of the covenant are most relevant: 1) the requirement to connect
Colonia Drive from Malone Road to Thetis Drive once the unit count in the Holland Creek
neighborhood reaches 610 units, and 2) the requirement to construct a “South Crossing” as
shown in Figure 2 when the Western Parcel is developed. There are also a number of other

1 This includes Fire Underwriters Survey (FUS) guidelines which specify that developments with 101-600 units
require two access/egress routes and developments with more than 600 units require three access/egress routes.
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requirements in the covenant Figure 2: Covenant CA6857592 Crossings and Road Connections
intended to secure interim and _

permanent emergency e  Ladyarih

access/egress routes as the N >, ZERS

Holland Creek neighborhood is \
built out. At time of writing, the

unit count for Holland Creek is

approximately 250 units. The

Province’s Small Scale Multi-unit

Housing (SSMUH) legislation may

increase unit counts for single-

llLOt AIl

family lots?.
The applicant approached the gy 4 %/.

J
Town in 2022 expressing g %@A
concerns that developing the @@%\
subject property wasn’t \%%

financially viable given the scope
of infrastructure requirements
under Covenant CA6857592 and
seeking alternatives. In response,
staff proposed a “unit swap”—a feazt

zoning change where permitted

units would be moved from the Western Parcel to the Centre and Eastern Parcel to eliminate the
need for the “South Crossing" and Figure 3: Red-listed Ecosystem and Proposed Zoning

reduce infrastructure costs. Since
that time, staff and the applicant
have been exploring various
design options and negotiating
new terms for Covenant
CA6857592.

Proposal V.
The proposal can generally be
summarized as follows:

e The Western Parcel will be
rezoned to allow a smaller
development footprint
and fewer units (a

R-3-A

2 i.e. Under SSMUH Single/Family Duplex lots over 280m2 can have four units and single-family lots under 280m2 can now have three units,
meaning the unit count may be as high as 412.
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maximum of 100). The remainder of the Western Parcel will be zoned as parkland and
dedicated when the subject property is developed or subdivided. The parkland dedication
includes the red-listed ecosystem occurrence on the property as shown in Figure 3.

e The Centre Parcel and Eastern Parcel will be rezoned to allow greater density and more
units. Development permit areas will be applied.

e Infrastructure requirements will be adjusted to reflect the new layout. This includes
removing the requirement for the “South Crossing” over Heart Creek, further phasing of
the Colonia Drive/Thetis Drive connection and new requirements for interim and
permanent emergency access/egress routes.

A more detailed breakdown of the features of the proposed development is provided in Table 1,
infrastructure requirements and covenant amendments are described under ‘Recommended
Conditions of Approval’ and development concepts are provided in Attachment E.

Table 1: Proposal Summary

Current/Required

Proposed

Official Community
Plan Designation

Neighbourhood Residential

Neighbourhood Residential

Development Permit
Area

DPA 8—Multi-Unit Residential ESA,
DPA 6—Riparian,

DPA 11 Arbutus Hump ESA

DPA 7 Hazard Lands/Steep Slopes

No change to DPA 6,7 and 11. DPA’s3 & 4
will be applied to areas where
development will be concentrated.

1.3 Floor Space Ratio (FSR) for residential
use
1.7 FSR for mixed use

Zoning:
R-3-A Zone: 0.66 FSR
R-1-HCA Zone: Minimum Lot Size 460m?

Zoning Low Density Residential (R-3-A) Low Density Residential (R-3-A)
Single Dwelling Residential —Holland Creek | Comprehensive Development 8— Holland
Area (R-1-HCA) Creek Mixed-Use Residential (CD-8)
Parks and Recreation (P-2)
Nature Park (P-3)
Density OCP: OCP: No Change

Zoning (CD8):
2.0 FSR with unit maximums in specified
areas

Zoning (R-3-A):
0.66 FSR.
42 units per hectare (site specific)

Parcel Coverage

R-3-A Zone: 33%
R-1-HCA Zone: 33%

CD 8 Zone:

50% without underground parking.
60% with 50% underground parking
R-3-A Zone: 33%

Principal Building
Height

R-3-A Zone: 10 metres (3 Storeys)
R-1-HCA Zone:

CD 8 Zone:

Multi-Family Building: 14 metres (4
Storeys)
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roofs. (2 Storeys)

Parcels 560m? or less: 8 metres for

pitched roofs and 6.5 meters for “flat”3

Single-Unit or Two-unit Building: 9.0
metres for pitched roofs and 7.5 meters
for “flat” roofs

Parcels greater than 560m?: 9 metres for | R-3-A Zone: R-3-A Zone: 10 metres (3

secondary suite*.
Total Units: 430-644.

of Units Permitted R-1-HCA Zone: Approximately 214 lots
each allowing a single-family dwelling and Total Units: 593.

pitched roofs and 7.5 metres for “flat” Storeys)
roofs.
Landscaping and In accordance with Part 7 of the Zoning No change
Screening Bylaw
Parking In accordance with Part 8 of the Zoning No change
Bylaw
Maximum number R-3-A Zone: 216 CD 8 Zone: 500 units

R-3-A Zone: 93 units.

Recommended Conditions of Approval

Staff are recommending that a number of conditions of approval to be secured through legal
instruments registered on the title of the subject property (e.g. covenants and statutory right of
ways). The applicant has agreed to the conditions described below.

Park Dedication and Habitat Enhancement:

Staff are recommending park dedication, at time of subdivision or development, of the areas to
be zoned P-2 and P-3. This will fulfill and exceed the 5% parkland dedication requirement
required at time of subdivision. Staff are also recommending conditions that would allow Town

crews or groups authorized by the Town
(e.g. Broombusters) to access future parks
sites prior to dedication for invasive plant
removal and habitat enhancement. The
area south of Arbutus Hump is infested
with  Scotch Broom and Himalayan
Blackberry which poses a threat to the
adjacent, red-listed ecosystem. Early
access to remove the invasive plants will
prevent further spread. For the same
reason, staff are also recommending a
covenant prohibition on planting non-
native plants on the Western Parcel. A
similar covenant was registered on
properties to the north where
development was proposed close to the
red-listed ecosystem.

3 Pitch less than 4:12

Figure 4: Example of BC Transit's E2 Transit Shelter

4 SSMUH legislation does not currently apply to the subject property as it is greater than 4,050 m2.
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Transit Shelter

Staff are recommending a requirement to construct a bus shelter meeting BC Transit’s “E2”
standard or similar at the existing northbound bus stop at the Holland Creek Ball Fields. This
transit stop is intended for locations with low to medium levels of daily passenger boardings (10
— 20 passenger boardings per day) and was one of the designs recommended by BC Transit for
the area (see Attachment F).

EV-Ready Parking

Consistent with OCP policy 2.41, staff are recommending a covenant condition requiring muti-
family parking to be “EV charger ready”. This electrical infrastructure would be in place when
vehicle parking is installed, facilitating easy installation of EV charging stations at a later date.

Accessible Units

Staff are recommending a covenant requirement for a minimum of 10% of dwelling units to meet
the BC Building Code, Building Access Handbook to align with OCP policy 3.9 which will improve
access to housing for persons with disabilities.

Electric Heating

Staff are recommending a covenant prohibition on the use of fossil fuel as a primary
heating/cooling source for buildings consistent with OCP policy 8.6. This would allow for
emergency fossil fuel or wood-fired heating sources as well as gas-powered, on-demand hot
water heating.

Emergency Access for Centre Parcel

Staff are recommending dedication and construction of a direct emergency vehicle access/egress
and pedestrian trail from the Centre Parcel to Colonia Drive when the Centre Parcel is developed.
This will ensure two emergency access/egress routes for the 400 units proposed in this location
and improve pedestrian connectivity to Colonia Drive. Staff do not recommend a third access to
the Hydro Corridor as described in the traffic report in Attachment G as it is not necessary and a
direct to Colonia Drive access is preferred to meet the requirement for two accesses.

Wildfire Protection

Staff are recommending covenant conditions requiring wildfire protection measures on the
Western Parcel and Centre Parcel as outlined in the recommendations in the Wildfire Report in
Attachment H.

Clearing
Staff are recommending a prohibition on clearing between March 1 and August 31 consistent

with the recommendations of the biologist’s report in Attachment I.

Recommended changes to Covenant CA6857592
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With the introduction of a 100-unit cap on the Western Parcel, staff are recommending that the
requirement to construct the “South Crossing” over Heart Creek be eliminated and replaced with
a footpath in the same general location that connects the Western Parcel and Centre Parcel. The
footpath must be constructed when the Western Parcel is developed.

Staff are also recommending amending the covenant’s neighborhood and cumulative triggers to
align with this new proposal. Generally, the infrastructure requirements will be the same with
minor changes to the phasing and interim measures to ensure sufficient emergency access as
units are added to neighbourhood.

Currently, covenant CA6857592 contains a 610-unit trigger requiring the developer to complete
Colonia Drive so it connects Malone Road to Thetis Drive. Staff are now proposing to replace this
condition as follows:

e Allowing the developer to construct 100 units on the Eastern Parcel without any
extensions of Colonia Drive. However, the developer must upgrade the existing route that
connects to Ryan Place so as to provide an interim emergency access/egress route. This
access is currently a narrow gravel road, and the upgrades will improve the speed and
efficiency of emergency travel. Once Colonia Drive is connected to Thetis Drive noted
below, this emergency route will become redundant.

e Allowing the developer to construct up to 200 units on the Centre Parcel provided the
developer completes Colonia Drive from Thetis Drive to the Boundary of Lot A to the
north. Some of this road is (or will be) complete, meaning the developer will build road
from the end of Rollie Rose Drive to Lot A and from the south end of the Eastern Parcel
to Thetis Drive.

e Allowing development on the Western Parcel only once:

o Colonia Drive is complete (i.e. runs all the way from Malone Road to Thetis Drive);
o a multi-use trail and emergency access/egress route from Western Parcel to the
Water Treatment Plant access road is built; and
o the footpath connecting the Centre Parcel and Western Parcel noted above is
built.
For the emergency access/egress route, the access must connect the Water Treatment
Plant Access Road to a dedicated road serving the Western Parcel—i.e. it must allow the
public to travel on foot from the Water Treatment Plant, through the Western Parcel to
Colonia Drive. Staff note that this emergency access/egress is not needed (see
Attachment G), however, the route will follow an old roadbed and having infrastructure
that allows occasional vehicle access will be beneficial for parks maintenance, invasive
plant removal and may prove useful in an emergency.

ANALYSIS:
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For the reasons outlined below, staff are recommending approval of the proposal.

Official Community Plan

Policy 2.3(gq) of the OCP allows single-detached dwellings, duplexes, triplexes, fourplexes,
townhouses, multi-family housing up to three storeys, and mixed-use buildings of up to four
storeys in the Neighbourhood Residential designation. The proposed CD-8 zone is consistent
with this policy as it allows mixed-use development up to four storeys as well as low-density
residential development. The proposed R-3-A zoning that will apply to the Eastern Parcel allows
low density residential development that is aligned with the neighborhood residential
designation.

Policy 2.2(t) of the OCP states a maximum Floor Space Ratio (FSR) of 1.3 for multi-family
residential and 1.7 for mixed use developments in the Neighborhood Residential designation.
Under the proposed zoning the maximum FSR will be 0.66 for the Eastern Parcel, and 2.0 for
Centre Parcel and Western Parcel. However, when proposed park dedications are accounted for,
the net FSR for the site is 0.88 as shown in detail in Table 2.

Table 2: Net FSR under Proposed Zoning

Zone/Area Land Area (m2) Allowable FSR | Allowable Floor Area (m2)

CD-8 (Western Parcel) 22,325 2 44,650
CD-8 (Center Parcel) 51,745 2 103,489
R-3-A 22,304 0.66 14,721
P-2 4,816 0 -
P-2 17,900 0 -
P-3 66,497 0 -
Total 185,586 162,860
Total Land Area 185,586
Total Allowable Floor Area 162,860
Net FSR (Total Allowable Floor Area Divided by Total Land Area) 0.88

Under policy 2.3(s) of the Official Community Plan multi-family housing is supported in the
designation on parcels that are within a ten-minute walk

Neighborhood Residential
(approximately 800m) of:

1. apark,
2. atransit stop, and

3. aschool or commercial area.

The Western Parcel, Centre Parcel and Eastern Parcel are all adjacent to parkland, meaning
dwellings in these areas will have direct (less than 5 minutes) access to parkland. This may include
direct access to future trail networks connecting the Holland Creek trail, Arbutus Hump and
Stocking/Heart Lake and Dogwood Drive Park.
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The Eastern Parcel is within a 6-8-minute walk of the transit stops at Dogwood and Battie and a
10-minute walk of transit stops at Dogwood and Davis via the Ryan Gate Access Road (which will
be improved as a condition of developing the Eastern Parcel as noted above). The Town also has
partially developed walking connections® from the Eastern Parcel via adjacent parkland (see
figure 5). If fully developed, these connections would shorten the distance to the stops at
Dogwood and Davis and put the stop at the Dogwood Ball Fields within a 10-15-minute walk.
Trail connections from the Eastern Parcel to Kinsmen Place/Rollie Rose Drive are also a possibility.

Currently, the nearest transit stop to the Western Parcel and Centre Parcel is the northbound
stop at the Dogwood Ballfields. Once roads are constructed, the Centre Parcel will be within a
10-12-minute walking distance from this stop. The Western Parcel will exceed the 10-minute
walking distance, with estimated walking distances being approximately 15 minutes. Recognizing
that Colonia Drive will eventually connect Thetis Drive to Malone Road, staff reached out to BC
Transit to inquire about future transit services along this new corridor. BC Transit’s response is
provided in Attachment F. Routes or on-demand transit service are not planned for the Colonia
connector at this time but expanded or reconfigured transit service along this route is possible

with appropriate approvals.

Figure 5: Pedestrian Connections to/from Subject Property
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Commercial uses are proposed within the CD-8 zone, meaning dwellings in the Western and
Centre Parcels will likely have direct access to commercial areas. Additionally, the Western Parcel

5 There is a narrow strip of park dedication between 126 and 122 Arbutus Crescent where stairs have been built
and informal trails appear to run through the park to the Eastern Parcel.
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is estimated to be within a 10-minute walk of the newly zoned commercial sites north of Arbutus
Hump, and the Centre Parcel is within a 25-35-minute walk of Coronation Mall (via the existing
trail that is adjacent to the Dogwood Drive Ball Fields, as shown in figure 5). Should a school be
constructed in Holland Creek, the Western Parcel and Centre Parcel are within a 6-12-minute
walk of the school site identified in the OCP and Holland Creek Local Area Plan. The Eastern
Parcel is currently a 12—15-minute walk from Davis Road School and Coronation Mall via the Ryan
Gate access road and the walking distance to Coronation Mall shortens to 10-12 minutes if the
pedestrian routes through adjacent parkland described above are fully developed.

Overall, staff see the criteria under Policy 2.3(s) as being met for the following reasons:

1. All dwellings in the proposed development will effectively have direct access to parkland
and an extensive parks and trails network.

2. With the exception of the Western Parcel, all dwellings in the proposed development will
be within a 10-12-minute walk of a transit stop. The Western Parcel will be approximately
15 minutes from an existing transit stop. Future transit service that may shorten this
distance is not planned but possible. Most importantly, under the current proposal,
allowable units are being transferred from the Western Parcel to the Centre and Eastern
Parcels, meaning the number of units within 10 minutes of an existing transit stop will
increase. The developer has also agreed to fund transit stop improvements at the
Dogwood Ball Fields, which will support increased transit use.

3. The Westen and Centre Parcels will either have direct access to on-site commercial uses
and/or be within a 10-minute walk of commercially zoned properties or the proposed
school site to the north. The Eastern Parcel will be within a 10-minute walk of commercial
areas in the Centre Parcel, and a 10-12-minute walk from Coronation Mall and Davis Road
School.

Policy 4.2 of the OCP calls for acquiring and developing additional parkland in the Holland Creek
area for active/outdoor recreation and ecological protection. The proposed parkland dedication
as part of this proposal is a sizable contribution to parkland in Holland Creek and creates
connectivity to existing parks and trails.

Section 2 of Part D of the OCP provides a seven-step evaluation for considering OCP amendments.
Staff’s application of this evaluation is summarized in Table 3.

Evaluation Criteria Staff Comments
1. Will the proposal help or hinder the Town in | The proposed covenant condition limiting fossil fuel use
adapting to or mitigating the effects of climate | will significantly reduce the proposed development’s
change? What is the proposal’s estimated net | GHG’s output. Similarly, the condition requiring the site
reduction in GHGs compared to the status quo | to be EV charger ready, will support electric vehicle
and the GHG reduction goals in this OCP? Does | implementation. The decreased footprint of the
the proposal help the Town prepare for the | development and opportunities to replace invasive
impacts of climate change (e.g. adapt to sea | plant infestations to support a maturing forest will

level rise)? result in modest carbon sequestration.
2.  Will the proposal increase or decrease: The proposal will significantly increase the number of
a. the number of homes in Ladysmith? | homes in Ladysmith (see Housing Needs Report
Analysis).
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b. the number of homes in Ladysmith
that are rented or sold below market | The development, as currently proposed, will not
rates? increase the number of homes rented or sold below
c. thediversity of housing stock? market rates.
d. access to housing for equity seeking
groups? The proposal is expected to increase the diversity of
housing stock by providing a variety of housing types.
The covenant condition requiring a percentage of units
to be accessible will support access to housing for
persons with disabilities.

3. Will the proposal directly support the | Staff are not aware of any aspects of the proposal that
economic, social, cultural or environmental | will negatively or positively impact the interests of First
interests of First Nations? Are there aspects of | Nations. Staff are recommending that the application
the proposal that could harm these interests? | be referred to the Stz’uminus First Nation.

4. Does the OCP allow for, contemplate, or | The subject property is a greenfield site and is not
encourage the proposal in a different location | within a priority growth area. However, the site is
(e.g. a Priority Growth Area)? If yes, would the | currently zoned to allow a considerably larger
different location be a better or worse | development footprint which encroaches into a red-
location for the proposed development? listed ecosystem. The proposal would move dwelling

units closer to core growth areas—i.e. the proposal is
more aligned with this policy than the current zoning.

5. Does the proposal offer an extraordinary
economic, social or environmental benefit
when compared to a proposal that would be I

. . . . The acquisition of 7.75 hectares of parkland, much of
consistent with this OCP? Are the community . . . . o
) . which contains a red-listed ecosystem is substantial in
benefits of the proposal proportional to: . . .
. . terms of size and ecological protection. Moreover, the
a. the economic benefits to the - " j ) " .
opportunities for “ecological recruitment” noted in
proponent; and . _ . .
. . the biologist’s report provide opportunities to expand
b. the economic, social and . L
. . the red-listed ecosystem. Under existing OCP
environmental impacts of the . . . .
regulations the developer is not required to provide
proposal? e :
- — such a large park dedication. The value of this park
6. Does the proposal impact (positively or N L .
. . dedication to the community is not only proportional
negatively) important or scarce resources such . .
. to the benefits to the developer but likely exceed
as mature forests, agricultural or forestry
. them.
lands, lands reserved for important land uses,
sensitive ecosystems, cultural or heritage sites
or water sources?

7. Are the mitigation measures and community | Requirements for park dedication, GHG reduction
benefits of the proposal secured through | measures, amenities and housing accessibility will be
legally binding and/or irreversible offerings | secured through irrevocable instruments registered on
such as covenants, phased development | title.
agreements, park dedication and community
contributions?

Holland Creek Area Plan

The proposal is also supported by the following policies in the Holland Creek Local Area Plan:

| Policy

| Staff Comments
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5.2.1 Provide natural areas, active parks and a
continuous linear trail system for residents and visitors
by developing the Park and Open Space system as
shown in Map 3 — Land Use.

The proposed increase and location of parkland
improves connectivity with existing and future parks.

5.2.7 Retain natural areas within the Park and Open
Space designation to allow for the protection of
environmentally sensitive areas, steep slopes, and
scenic viewscapes.

5.2.8 Arbutus Hump has been identified as Park and
Open Space to protect its sensitive ecosystem, as well
as the significant view exposure from other parts of the
community.

5.2.9 Community amenity contributions, park land
dedication, density transfer and conservation
covenants are mechanisms that may be used to acquire
and protect environmentally sensitive areas.

7.2.12 Rezoning, density transfer, park dedication or
land acquisition are tools available for the protection of
environmentally sensitive areas and areas of
importance to the community.

Proposed parkland includes portions of the red-listed
ecosystem. Parkland acquisition south of arbutus
hump provides opportunities to manage invasive
plants and expand the red-listed ecosystem. Under
current zoning these areas were identified for
development.

This parkland is essentially being acquired by way of a
“density transfer” by reallocating units from the
Western Parcel to the Centre Parcel and Eastern
Parcel.

7.2.1 The preferred density of residential
development is a mix of housing types and
densities with a ratio of housing types across
the Plan Area of 50/50 percent single unit to
multi-unit.

The housing mix is maintained with a range of
permitted uses in the proposed zoning.

9.2.1 Road access into the neighbourhood shall be
provided at Colonia Drive, Dogwood Drive and Thetis
Drive as the development is phased in. Access from
both Dogwood Drive and Colonia Drive will be required
by 600 units and from all three locations by 900 units.

Modified covenant conditions still require the
developer to construct this infrastructure, and other
developers are subject to the original “unit triggers”.
Subsequently, this infrastructure will be in place as the
specified unit thresholds are met.

9.2.4 Sufficient access for emergency vehicles,
including two-way road access in and out of

any site, shall be provided as the development is
phased in.

Multiple interim and permanent access/egress routes
are proposed. The Fire Department and Infrastructure
Services are satisfied with the sufficiency of emergency
accesses.

Housing needs report

Under Section 473(2.1) of the Local Government Act, a local government must consider its most
recent housing needs report®, and the housing information on which the report is based, when
developing an OCP, or amending the OCP in relation to housing.

The Town’s most current housing needs report identified a 2020-2025 total housing need of 510
units—approximately 100 units/year. The proposed number of units is consistent with the
current zoning and OCP designation, meaning there is no net loss of allowable units. The
proposed development will provide approximately 600 units, or 113% of the Town’s 2020-2025
housing need. If post-2025 housing needs remain consistent at 100 units/year, the proposed

6 The Town’s housing needs report is available at: https://www.cvrd.ca/3443/Municipal-Housing-Needs-

Assessment-Repor
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development will provide a 5-6 year supply of housing. Additionally, the modified infrastructure
requirements will support housing development on adjacent lands which account for an
additional 200-800 units.

Other Considerations

The traffic studies in Attachment G conclude that no emergency access/egress or traffic flow
issues will arise with the removal of the “South Crossing” over Heart Creek or from the proposed
unit swap. Infrastructure Services concurs with these findings.

The biologist’s report in Attachment | notes net-positive impacts of the proposed unit swap and
dedication of additional parkland including:

e “Ecosystem recruitment”’ opportunities as the forest matures.

e Preservation of biodiversity.

e Reduced fragmentation of existing ecosystems and forested areas.

e Protection from further encroachment of invasive species into the red-listed ecosystem.

Summary

Overall, the proposal is consistent with the Official Community Plan and Holland Creek Area Plan
and will result in a more compact, connected development than currently allowed under existing
zoning. The parkland dedication is not only sizable but ideally situated to support ecological
protection and increased trails connectivity. No traffic issues are expected to arise as a result of
the proposal (see Attachment G) and the infrastructure needed to service the Holland Creek
neighbourhood will still be phased in as unit counts reach key thresholds. Subsequenlty staff
recommend approving the rezoning and OCP amendments as proposed.

ALTERNATIVES:
Council can choose to:
1. Deny the application.
2. Defer consideration of the application and refer the proposal to a subsequent meeting of
Council.
3. Amend one or both of the proposed bylaw(s) and give the bylaw(s) first and second
reading as amended.
4. Refer the application back to staff for further review, as specified by Council.
5. Refer the application back to the Community Planning Advisory Committee for additional
comment.

7 This can be described as the potential for the red-listed ecosystem to expand into the newly protected area as
invasive plants are removed and the forest matures.
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FINANCIAL IMPLICATIONS:

Section 477(3)(a)(i) of the Local Government Act requires the Town to consider its financial plan
when adopting or amending an Official Community Plan. The proposed OCP amendments are not
expected to have an impact on the Financial Plan.

LEGAL IMPLICATIONS:

Standard requirements for Council consideration and referrals established under provincial
legislation have been accounted for in staff's review of the application and in the
recommendations of this report. At this time, there are no special legal considerations for this
proposal.

CITIZEN/PUBLIC RELATIONS IMPLICATIONS:
Section 475 of the Local Government Act requires Council, when considering an amendment to
the OCP, to provide one or more opportunities it considers appropriate for consultation with
persons, organizations and authorities it considers will be affected. To meet this obligation,
Council must specifically consider whether consultation should be “early and ongoing”, and
specifically consider whether consultation is required with:

1. The Board of the Cowichan Valley Regional District.

2. The Board of the Regional District of Nanaimo.

3. The Council of the District of North Cowichan.

4. First Nations, including the Stz’uminus First Nation, Hul’qumi’num Treaty Group and the

Snuneymuxw First Nation.
5. The Board of School District 68.
6. The Provincial and Federal Governments and their agencies.

The Naut’sa Mawt Community Accord and Memorandum of Understanding between the Town
and Stz’uminus First Nation require the Town to refer all OCP amendments to the Stz’uminus
First Nation for comment. Similarly, section 476 of the Local Government Act requires the Town
to refer the proposed OCP amendment to School District 68 for comments related to the impact
on school facilities. As the proposal only includes changes to the OCP that are incidental to the
proposed zoning and park dedication (e.g. adding areas to development permit areas and
redesignating areas as parkland) staff recommend only the mandatory consultation with the
Stz'uminus First Nation and the School Board.

A neighbourhood information meeting was held by the applicant on June 28, 2023. The
applicant’s summary report of this meeting is attached to this report as Attachment J. A number
of letters and emails were received following the neighbourhood information meeting which are
provided in Attachment K. Generally, concerns were expressed about traffic, parking, road
standards, the number of units, the introduction of multi-family units, proposed road
connections, and not receiving notice of the neighbourhood information meeting. In response to
these concerns staff note the following:
e With the exception of the removal of the “South Crossing” permitted/required, road
connections and routes have not changed. The reports in Attachment G and
Infrastructure Services have identified no traffic issues with the proposal.
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e No changes are proposed to minimum parking requirements or road standards.

e The number of units is not likely to increase as a result of the proposal and multi-family
units are already allowed on the subject property. The increased proportion of multi-
family units (if any) and the introduction of neighbourhood commercial uses is more likely
to reduce parking demand and traffic congestions. These land uses generally correspond
to decreased car ownership and use when compared to single-family development.

e Notice of the neighbourhood information meeting was published in two issues of the
Ladysmith Chronicle and mailed to residents within 60 meters of the subject property.
Letters received from residents have been included in this Council report and there will
be a public hearing and notification as noted below.

If Council endorses the proposed bylaw amendments a public hearing is required pursuant to
section 464(1) of the Local Government Act, and newspaper and mail notification must be carried
out pursuant to section 466(1) of the Local Government Act.

INTERGOVERNMENTAL REFERRALS:

The application must be referred to the Ministry of Transportation and Infrastructure under
section 52 of the Transportation Act and the School Board and Stzuminus First Nation as noted
above. Additionally, preliminary/courtesy referrals were sent to BC Transit/CVRD Transit. Table
3 summarizes referrals to date, responses received, and staff’s comments.

Table 3: Intergovernmental Referral Comments

Referred (Yes/No) Agency Applicable Legislation Agency/Staff Comments
Following 3 | Ministry of | s. 52 of the Transportation Act | TBD
Reading of Bylaw | Transportation and
2171 Highways
Following 2" | School Board s. 476 of the Local Government | TBD
Readingof Bylaw Act
2170
No Agricultural Land | s. 477(3)(b) of the Local | N/A

Commission Government Act
No Ministry of | s. 40 of the Environmental | N/A

Environment Management Act
Following 2" | Stz’uminus First | s. 12 of Stz’uminus First Nation
Reading of Bylaw | Nation and Town of Ladysmith
2170 Memorandum of

Understanding and s. 475 of
the Local Government Act

No RCMP N/A N/A
No Island Corridor | N/A N/A

Foundation (ICF)
Yes BC/CVRD Transit N/A See Attachment F
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https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/04044_01#section52
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https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/r15001_14#section476
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/r15001_14#section477
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/r15001_14#section477
http://www.bclaws.ca/civix/document/id/complete/statreg/03053_04#section40
http://www.bclaws.ca/civix/document/id/complete/statreg/03053_04#section40
https://www.ladysmith.ca/docs/agreements/2012-10-22-memorandum-of-understanding-signed-sfn-and-tol.pdf?sfvrsn=9ff8dae5_0
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https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/r15001_14#section475
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/r15001_14#section475

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:

The application was circulated to Town departments for review and comment. Their comments
are summarized below:

Table 4: Interdepartmental Referral Comments

Referred
(Yes/No)

Department

Comments

Yes.

Infrastructure Services

Infrastructure Services is supportive of the
proposed covenant changes and emergency
access routes. Exact Infrastructure requirements
will be determined at the subdivision stage.

No

Building Inspection

N/A

Yes

Parks Recreation and Culture

Parks Recreation & Culture is supportive of
acquiring the additional proposed parkland. The
proposed parkland dedication is an ideal site for
park as it contains a significant amount of flat
land, provides opportunities for invasive plant
management and sensitive ecosystem protection
and provides connectivity to existing and
proposed parkland in the Holland Creek Area.

No.

Financial Services

N/A

No.

Legislative Services/Corporate Services

N/A

Yes.

Fire/Protective Services

Fire/Protective Services was consulted on the
proposed interim/permanent emergency
access/egress routes and has no concerns.

COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW:

The application was reviewed by CPAC on March 15, 2023 and the committee passed the
following motion:

It was moved, seconded, and carried that the Community Planning Advisory Committee
supports Official Community Plan & Zoning Bylaw Amendment Application 3360-22-07 (West
Lot A Holland Creek) in principle and recommends that Council consider the following:

Ground water management.
Tree retention.

Commercial amenities.
Scotch broom removal.

Cycling and pedestrian interconnectivity.

CPAC’s recommendations have been incorporated into staff’'s recommendations.

ALIGNMENT WITH STRATEGIC PRIORITIES:

Core Infrastructure

Official Community Plan Implementation
[] Waterfront Area Plan

I approve the report and recommendations.

1 Economy

[] Leadership
L] Not Applicable

Page 48 of 236




Allison McCarrick , Chief Administrative Officer

ATTACHMENT(S):

Subject Property Map

Bylaw 2170

Bylaw 2171

Covenant CA6857592
Application Package and Plans
BC Transit’s Referral Response
Transportation Reports
Wildfire Report

Biologist’s Report
Neighbourhood Information Report
Resident Letters/Emails
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TOWN OF LADYSMITH
BYLAW NO. 2170

A Bylaw to Amend “Official Community Plan Bylaw 2003, No. 1488"

The Council of the Town of Ladysmith in open meeting assembled enacts the following to effect
changes to "Official Community Plan Bylaw 2003, No. 1488":

Definitions:
1. For the purpose of this bylaw “subject property” means: Lot A Block 192 District Lot 103
Oyster District Plan EPP63594 Except Plan EPP67741, EPP75579, EPP80490, EPP98460 and

EPP98461 (PID 030-139-520) and as shown in heavy black line in Schedules A, B, and C of
this bylaw.

OCP Amendments:

2. "Official Community Plan Bylaw 2003, No. 1488" is hereby amended as follows:

a. Map 1: Future Land Use is amended to reconfigure the land use designation for
the subject property as shown in Schedule A;

b. Map 4: Parks and Facilities is amended to add the areas of the subject property
shown in green in Schedule B to the ‘Local Park’ designation;

c. Map 8: Development Permit Areas is amended to add portions of the subject
property to DPA 4: Multi-unit Residential, DPA 3: Commercial and DPA 10.

Citation

3. This Bylaw may be cited for all purposes as "Official Community Plan Bylaw 2003, No. 14388,
Amendment Bylaw 2024, No. 2170".

READ A FIRST TIME on the day of, 2024

READ A SECOND TIME on the day of, 2024

PUBLIC HEARING HELD Pursuant to Section 464 of the Local Government Act on the day of,
2024

READ A THIRD TIME on the day of, 2024

ADOPTED on the day of May, 2024

Page 51 of 236



Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No. 2170
Mayor (A. Stone)

Page 2

Corporate Officer (S. Bouma)

Schedule A

Neighbourhood // \ \
W\

Residential

~ Neighbourhood
Residential
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Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No. 2170
Page 3

Schedule B
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Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No. 2170
Page 4
Schedule C
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ATTACHMENT C
TOWN OF LADYSMITH

BYLAW NO. 2171

A Bylaw to amend “Town of Ladysmith Zoning Bylaw 2014, No. 1860”

The Council of the Town of Ladysmith in open meeting assembled enacts the following amendments
to “Town of Ladysmith Zoning Bylaw 2014, No. 1860":

1.

Schedule A — Zoning Bylaw Text is amended by adding as section 17.8 the Holland Creek
Mixed-Use Residential (CD-8) zone attached to this bylaw as Schedule A;

Schedule B is amended to rezone Lot A Block 192 District Lot 103 Oyster District Plan
EPP 63594 Except Plan EPP67741, EPP75579, EPP80490, EPP98460, and EPP98461 to
Comprehensive Development 8- Holland Creek Mixed-Use Residential (CD-8), Nature
Park (P-3), Park and Recreation (P-2) and Low Density Residential (R-3-A) as shown in
Schedule B of this bylaw;

Subsection 10.11(8)(d) is deleted and replaced with the following:

"d) For the areas shown as A, B and C in Figure 10.11.1:
i) Community Care Facility and Assisted Living Residence licensed under the
Community Care and Assisted Living Act are permitted Principal Uses
i) Coffee Shop, Office and Personal Service Establishment are permitted Accessory
Uses to Community Care Facility and Assisted Living Residence”;

Subsection 10.11(8)(e) is added as follows:

"e) Notwithstanding Section 10.11.4(b) and Section 10.11.5(d) for the area shown as area
Cin figure 10.11.1:
i) the maximum number of Dwelling Units permitted is 42 Dwelling Units per
hectare of Land; and
j)  The minimum setback from an Interior or Exterior Side Parcel Line shall be 2
meters”; and

Figure 10.11.1 is deleted and replaced with the following:

Page 55 of 236



“Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2171" Page 2

FIGURE 10.11.1: PLAN OF AREAS A, B, and C OF THE LOW DENSITY
RESIDENTIAL (R-3-A) ZONE

Citation

2. This Bylaw may be cited for all purposes as “Town of Ladysmith Zoning Bylaw 2014, No. 1860,
Amendment Bylaw 2024, No. 2171".

READ A FIRST TIME on the day of, 2024

READ A SECOND TIME on the day of , 2024

PUBLIC HEARING held in accordance with section 464 of the Local Government Act on the day
of ,2024

READ A THIRD TIME on the day of , 2024

APPROVED BY THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE on the day of,
2024

ADOPTED on the dayof ,2024

Mayor (A. Stone)
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“Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2171" Page 3

Corporate Officer (S. Bouma)
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“Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2171" Page 4

SCHEDULE A

17.8 COMPREHENSIVE DEVELOPMENT 8- HOLLAND CREEK MIXED-USE RESIDENTIAL (CD-8)

The purpose of the Comprehensive Development 8 Zone is to accommodate mixed-use
residential neighbourhoods with a range of housing options and densities and local commercial

services.

1. Principal Uses

a)
b)
c)
d)

Multiple Unit Dwelling
Single Unit Dwelling
Townhouse Dwelling
Two Unit Dwelling

2. Accessory Uses

a)
b)
c)
d)
e)
f)
g)
h)
i)

J)

k)
1)

Artist Studio

Bakery

Coach House subject to Part 6, Section 6.5
Coffee Shop

Community Care Facility

Convenience Store

Cottage Industry

Home Based Business, subject to Part 6, Section 6.8.
Office

Personal Service Establishment

Retail Sales

Secondary Suite subject to Part 6, Section 6.4.

3. Sizing and Dimension of Parcels

a)

b)

c)

No Parcel for a Single Unit Dwelling Use shall be created which has a Parcel Area less than
372 square metres in area.

No Parcel for a Two Unit Dwelling, Townhouse Dwelling or Multiple-Unit Dwelling Use shall
be created which has a Parcel Area less than 780 square metres in area.

No Parcel shall be created which has a Frontage of less than 12.19 metres.

4. Size and Density of the Use of Land, Buildings and Structures

a)

b)

For a Single Unit Dwelling section 10.4.4. “Size and Density of the Use of Land, Buildings and
Structures” of Section 10.4 “Single Dwelling Residential — Small Lot B Zone (R-1-B)” shall
apply.

For a Two Unit Dwelling section 10.6.4. “Size and Density of the Use of Land, Buildings and
Structures” of Section 10.6 “Old Town Residential (R-2)” shall apply.

For a Multiple-Unit Dwelling or a Townhouse Dwelling the Floor Space Ratio shall not exceed
2.0.
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“Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2171" Page 5

d) Notwithstanding subsections 17.8(4) (a), (b) and (c), the maximum number of Dwelling Units
permitted in this zone shall not exceed:
i 100 units in Area A as shown in Figure 17.8.1; and
ii. 400 units in Area B as shown in Figure 17.8.1

FIGURE 17.8.1

e) The maximum Parcel Coverage of all Buildings and/or Structures, excluding Buildings or
Structures used exclusively for off-street parking, shall be 50.0 percent.

f)  Where at least 50% of required off-street parking is provided underground, the maximum
Parcel Coverage of all Buildings and/or Structures, excluding Buildings or Structures used
exclusively for off-street parking, shall be 60.0 percent.

g) No commercial use shall have a Gross Floor Area greater than 200 square metres.

h) The combined Floor Space Ratio for all commercial uses on a Parcel shall not exceed 0.5.

i) Commercial uses may only be located on the First Storey of a Building.

j) A Parcel may contain more than one Principal Building.

k) Despite subsection 17.8(4)(j) a parcel less than 780 square meters shall not contain more
than one Principal Building

5. Siting, Sizing and Dimension of Uses Buildings and Structures
a) No Multi-Family Building shall exceed a Height of 14 metres.
b) No Single-Unit or Two-unit Building shall exceed a Height of 9.0 metres
c) Despite subsection (b), where the roof pitch of a Single-Unit or Two-unit is less than 4:12,
the maximum Height shall be 7.5 metres.
d) No Accessory Building or Structure shall exceed a Height of 7.5 metres; except where the
roof pitch is less than 4:12, in which case the maximum shall be 5.0 metres.
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“Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2171" Page 6

e) No Principal Buildings or Structures shall be located closer to the Parcel Line than the
minimum setback shown in the Table below:

Parcel Line Minimum Setback
Front Parcel Line 6.0 metres
Interior Side of Parcel (Single-unit dwelling 2.0 Metres
or Two-unit dwelling)
Exterior Side of Parcel (Single-unit dwelling or 2.5 metres
Two-unit dwelling)
Exterior/Interior Side of Parcel (multiple-unit 4.5 metres
dwelling)
Rear Parcel Line 4.5 metres

f)  No Accessory Building or Structure shall be located closer to the Parcel Line than the
minimum Setback shown in the Table below:

Parcel Line Minimum Setback
Front Parcel Line 6.0 metres
Interior or Exterior Side Parcel Line 1.5 metre
Rear Parcel Line 1.5 metre

6. Landscaping and Screening
a) Landscaping and screening shall be provided in accordance with Part 7: Landscaping and
Screening Regulations.

7. Parking and Loading

a) Off-street parking and off-street loading shall be provided in accordance with Part 8: Parking
and Loading Regulations.
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Schedule B: Proposed Zoning

P-2

R-3-A

A

2
7 By
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Status: Registered Doc #: CA6857592 RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15
FORM.C_va4 (Charge) VICTORIA LAND TITLE OFFICE

LAND TITLE ACT Jun-12-2018 12:09:07.009 CAB857592 CA6857593

FORM C (Section 233) CHARGE
GENERAL INSTRUMENT - PART 1 Province of British Columbia PAGE 1 OF 21 PAGES

Your electronic signature is a representation that you are a subscriber as defined by the B . J Digitally signed by Brian
Land Title Act, RSBC 1996 ¢.250, and that you have applied your electronic signature ran James . james senini IAT7J9

in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in i € Date; 2018.06.12

YOUT POSSEssion. Senlnl IAT?JQ

10:11:30 -07'00'

1. APPLICATION: (Name, address, phone number of applicant, applicant’s solicitor or agent)
Mary Lynn Shiels, Legal Assistant for

BRIAN J. SENINI LAW CORPORATION 5!7‘7?2‘1-;0)2%15’12234

30 FRONT STREET, P.O. BOX 190 Tour of Lacsmih Fie:5320-16-05

NANAIMO BC V9R 5K9

Document Fees: $143.16 Deduct LTSA Fees? Yes
2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:

[PID] [LEGAL DESCRIPTION]

030-139-520 | oT A, BLOCK 192, DISTRICT LOT 103, OYSTER DISTRICT, PLAN EPP63594
EXCEPT PLAN EPP67741 AND PLAN EPP75579

sTC?  YES []

3. NATURE OF INTEREST CHARGENO.  ADDITIONAL INFORMATION
SEE SCHEDULE

4. TERMS: Part 2 of this instrument consists of {select one only)
(a)[_]Filed Standard Charge Terms D.F. No. (b) [ ]Exgress Charge Terms Annexed as Part 2
A selection of (a) includes any additional or modified terms referred to in i@emy7 orimadéchedule annexed to this instrument.

5. TRANSFEROR(S):
0963984 B.C. LTD. (INC. NO. BC0963984) ANB EDJ PROJECTS INC. (INC. NO. BC0885538)

(AS TO PRIORITY)
6. TRANSFEREE(S): (including postal address{es) and postal code(s))

TOWN OF LADYSMITH

410 ESPLANADE

LADYSMITH BRITISH COLUMBIA
VoG 1A2 CANADA
7. ADDITIONAL OR MODIFIEDTERMS:
N/A

8. EXECUTION(S): This instrument creates, assigns, modifies, enlarges, discharges or governs the priority of the interest(s) described in Item 3 and
the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard
charge terms, if any.

Officer Signature(s) Execution Date Transferor(s) Signature(s)
LM || 0963984 B.C. LTD. by its authorized
Brian J. Senini signatory:
Barrister & Solicitor 18 | 05 | 22
30 Front Street, PO Box 190 JIM DICKINSON

Nanaimo, BC V9R 5K9
Tel: (250) 754-1234

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124. to
take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this
instrument.
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Status: Registered
FORM_D1_v24

LAND TITLE ACT
FORM D

EXECUTIONS CONTINUED

Doc #: CA6857592

RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15

PAGE 2 of 21 PAGES

Officer Signature(s)

Brian J. Senini
Barrister & Solicitor

30 Front Street, PO Box 190
Nanaimo, BC V9R 5K9
Tel: (250) 754-1234

Erin Anderson

Commissioner for Taking Affidavits in British Columbia

410 Esplanade
Ladysmith, BC V9G 1A2

OFFICER CERTIFICATION:

Execution Date

Y

18

18

M

05

06

D

01

11

Transferor / Borrower / Party Signature(s)

AS TO PRIORITY:

EDJ PROJECTS INC. by its authorized
signatory:

Michele Dianne Jager

Jransferee's Signature:

TOQWN OF LADYSMITH by its
authorized signatories:

Mayor: Aaron Stone

Director of Legislative Services:
Guillermo Ferrero

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124,
to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this

instrument.
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Status: Registered
FORM_E_ V24

Doc #: CA6857592 RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15

LAND TITLE ACT

FORM E

SCHEDULE PAGE 3 OF 21 PAGES
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

Covenant Section 219 Land Title Act
NATURE OF INTEREST

CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement granting the Covenant with one registration number
less than this Priority Agreement pricrity over
Mortgage CAB326700

Page 21, para 1 and.?

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

NATURE OF INTEREST OHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
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Status: Registered Doc #: CA6857592 RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15

TERMS OF INSTRUMENT - PART 2

WHEREAS:

A The Transferor is the registered owner in fee-simple of those lands described in
ltem 2 of the General Instrument — Part 1 (the "Lands");

B. The Transferee, Town of Ladysmith, is a municipality duly incorporated under the
laws of British Columbia;

C. On June 20, 2016 the Town adopted Official Community, Plan Amendment
Bylaw, 2016, No. 1911 being an amendment to the Offigial Community Plan to
approve a new Holland Creek Local Area Plan to guideithe creation of a new
neighbourhood;

D. On June 27, 2017 the Town adopted Zoning Bylaw, 2094, No. 1860, Amendment
Bylaw {No. 5) 2016, No. 1912 (the “Zoning Amendment Bylaw No. 1912") {o
permit a residential development of approximately 610 units (single unit and
multi-unit), with community care facility/assisted living use and limited
commercial, and park and open space;

E. The developer has applied for approvalto subdivide part of PID 030-139-520
LOT A BLOCK 192 DISTRICT LOT%03 OYSTER DISTRICT PLAN EPP63594
EXCEPT PLAN EPP67741 (thé “Parent Parcel”) to create 20 fee simple titles
{the “Initial Parcels”) and thgskands, being the Remainder as the first phase of a
multi-phase subdivision of the Parent Parcel.

F. The Owner and, thef{Town, acknowledge that it is in the public interest that
development andiuse (of she Lands be limited and that certain development
requirements, whichithe Owner has freely agreed to grant, be secured by
agreementwand the,@wner has determined to grant and has agreed to enter into
this Covenant afAgyto register it against the title to the Lands as a covenant and
indemnity un@er Section 219 of the Land Title Act.

G. The Transferor acknowledges that the Transferee is in the process of planning
for the implementation of a comprehensive plan to facilitate the development and
servicing of the Lands, together with adjacent lands and has agreed that this
Covenant is necessary to provide for the proper future development and
servicing of the Lands.

H. Section 219 of the Land Title Act provides that a covenant, whether of negative
or positive nature, may be granted in favour of the municipality and may be
registered as a charge against the title to land, and may contain provisions
respecting the following:

. the use of land or the use of a building on or to be erected on land;

173 148 / Subdivision Covenant Terms /Clean / 17.08.15/ V.5 / CS-hw
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Status: Registered

Doc #: CA6857592 RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15

. that land is to be built on in accordance with the covenant;

. that land is not to be built on or subdivided except in accordance with the
covenant;

. that land is not to be used, built on or subdivided;

. that separate parcels of land are not to be sold or transferred separately;

. that land or specified amenities be protected, preserved, conserved,

maintained, enhanced, restored or kept in its natural or existing state.

NOW THEREFORE THIS AGREEMENT WITNESSES that under Section 219 of the
Land Title Act, and in consideration of the premises and the mutual covenants and
agreements contained herein, and the sum of ONE ($1.00) DOLLAR of lawful money of
Canada now paid to the Transferor by the Transferee (the receipt and sufficiency of
which is hereby acknowledged), and for other good and valuable consideration the
parties covenant and agree each with the other as follows:

1.

1.1

1.2

2.1

Definitions
In this Agreement the following words have the following meanings:

(a) ‘Hydro Right of Way” means the statutdry right of way with registration
number EB73744, in favour of the BritishWColumbia Hydro and Power
Authority, being the Part shown in red on Blan 3253 RW, containing 2.452
hectares;

(b) “Local Area Plan” means the Holland Creek Local Area Plan which is
attached as Schedule £C dGithelOCP;

{c) “‘Neighbourhood” means the area within the boundaries of the Lands, Lot
A, District Lot 110, Qyster District, Plan VIP75849, and Lot 5, Block 1399,
Oyster District,#Plan “¥iP /75559, Except Part in Plan VIP82328; or any
parcels into,whichithey may be subdivided;

(d) “OCP” means the Town of Ladysmith Official Community Plan Bylaw No.
1438 "as amended from time to time.

In this Agreement a reference to a road shall be a reference to a road in the
approximate ‘ocation identified on the Plan attached to this Agreement as
Schedule A, to be constructed as part of the subdivision and development of the
Lands.

Restrictions on Use and Development:

The Transferor covenants and agrees with the Transferee that it shall not
subdivide the Lands except in strict accordance with this Agreement.

173 148 / Subdivision Covenant Terms /Clean / 17.08.15/ V.5 / CS-hw
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3.1

3.2

Doc #: CA6857592 RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15

Preconditions of Subdivision and Development:

Local Site Triggers

The Transferor may subdivide and develop those parts of the Lands shown on
the proposed subdivision layout plan of Schedule “A”, provided that the following
conditions are met:

(@)

With respect to the area set out in Area B on Schedule A, where the
Transferor has constructed or secured, to the reasonable satisfaction of
the Approving Officer, the following:

(i) a connection from Road B onto the Hydro Right of Way for
emergency vehicle access.

With respect to the area set out in Area C on ‘Schedule A, where the
Transferor has constructed or secured, to the reasomahlé satisfaction of
the Approving Officer, the following:

{i) Road B, including the north crossing oxer*Heart Creek, from the
intersection of Road B with Road A 1g,the Boundary of Lot A, District
Lot 110, QOyster District, Plan VIP /5849 and

{ii) a connection from the end ‘of the constructed Road G onto the
Hydro Right of Way for @mergency vehicle access.

With respect to the area Sethoutiin Area D on Schedule A, the Transferor
has to the reasonable satisfaction of the Approving Officer, the following:

{i) dedicated andyconstructed, or dedicated and provided security for
construction of, Road G over Heart Creek {south crossing); and

(ii) dedicated and constructed, or dedicated and provided security for
construction of, a connection from the end of Road G onto the
Hydro Right of Way for emergency vehicle access.

Neighbourhoed Cumulative Triqaers

Despite anything in this Agreement the Transferor shall not subdivide the Lands
{(including, for certainty, a subdivision of Area A) where such subdivision would
result in the creation of parcels in the Neighbourhood allowing for development

of:

(@)

more than 250 dwelling units, unless it has constructed a left turn lane into
the Lands from Dogwood Drive in accordance with policy 9.2.11 of the
Local Area Plan;

more than 610 dwelling units, unless it has constructed and completed off-
site municipal sanitary sewer infrastructure improvements as set out in the
report dated March 19, 2015 prepared by Newcastle Engineering Lid.

173 148 / Subdivision Covenant Terms /Clean / 17.08.15/ V.5 / CS-hw

Page 67 of 236

Page 6 of 21



Status: Registered

3.3

3.4

3.5

4.1

Doc #: CA6857592 RCVD: 2018-06-12 RQST: 2018-11-19 14.35.15

entitled “Rezoning Application Site Service Report” attached to this
Covenant as Schedule B;

{c) more than 600 dwelling units, unless it has constructed and completed a
highway to access the Lands from Colonia Drive in accordance with policy
9.2.1 of the Local Area Plan; and

(d) more than 900 dwelling units, unless it has completed construction of the
highway 1o access the Lands from Thetis Drive in accordance with policy
9.2.1 of the Local Area Plan

or has made arrangements satisfactory to the Transferee in its sole discretion for
the completion of such infrastructure, including obtaining all necessary
dedications or rights of way and the securing of the obligatien to construct and
provide works under this section through deposit of a standby irrevocable letter of
credit sufficient to secure the cost of completion of the works.

Section 3.1(b){i) does not apply to the extent that:

{a) the costs of constructing Road B are ingludegd by the Transferee in its
Development Cost Charge Bylaw and_theyTransferor has paid, or has
agreed (including by way of agreement yunder section 511(3) of the Local
Government Act) to pay a develgpment ¢ost charge that includes such
cost; and

(b) no part of Road B is_required, as ‘road frontage in connection with the
development of any paryof the, Lands.

Section 3.1 does not applywithin that part of the Lands shown as “Area A” on
Schedule A.

Nothing in this)gection, shall be interpreted as fettering the discretion of the
ApprovingaQfficerywith respect 10 any requirements for works and services
required inrelation, 1o a subdivision of the Lands, beyond those referred to in this
Covenant.

Indemnity

The Transferor shall indemnify and save harmless the Transferee from any and
all claims, causes of action, suits, demands, fines, penalties, costs or expenses
or legal fees whatsoever which anyone has or may have against the Transferee
or which the Transferee incurs as a result of any loss or damage or injury,
including economic loss, arising out of or connected with:

(a) the breach of any covenant in this Agreement;
{b)  the use of the Lands contemplated under this Agreement; and

{c) restrictions or requirements under this Agreement.
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5. Release

5.1  The Transferor hereby releases and forever discharges the Transferee of and
from any claims, causes of action, suits, demands, fines, penalties, costs or
expenses or legal fees whatsoever which the Transferor can or may have against
the Transferee for any loss or damage or injury, including economic loss, that the
Transferor may sustain or suffer arising out of or connected with:

(a) the breach of any covenant in this Agreement;
(b) the use of the Lands contemplated under this Agreement; and

{c) restrictions or requirements under this Agreement.

6. Priority

6.1 At the Transferor's expense, the Transferor must do everything necessary to
secure priority of registration and interest for this Agreement and the Section 219
Covenant it creates over all registered and pending charges and encumbrances
of a financial nature against the Lands.

7. No Prejudice to Public Rights

7.1 Nothing contained or implied in this Agréeementshall prejudice or affect the rights
and powers of the Transferee in the @xercisevof its functions under any public or
private statutes, bylaws, orders andyregulations, all of which may be fully and
effectively exercised in relation 0 the kands as if the Agreement had not been
executed and delivered by the Transferor.

8. Discharge

8.2 The Transferee agreesfthat’it shall at the request and cost of the Transferor
discharge thisGgevenant¥as regards one or more parcels of land where the
parcels arg in includedwithin a subdivision and the Transferor has completed the
servicing inyrespect of that subdivision.

9. Time
9.1  Time is of the essence of this Agreement.

10. Enurement of Obligations

10.1 The Transferor covenants and agrees for itself, its heirs, executors, successors
and assigns, that it will at all times perform and observe the requirements and
restrictions set out in this Agreement and they shall be binding upon the
Transferor as personal covenants only during the period of its respective
ownership of any interest in the Lands.
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No Representations by Transferee

It is mutually understood, acknowledged and agreed by the parties hereto that
the Transferee has made no representations, covenants, warranties, guarantees,
promises or agreements {oral or otherwise) with the Transferor other than those
contained in this Agreement.

Reimbursement of Transferor’'s Costs

The Transteror shall pay the legal fees of the Transferee in connection with the
preparation and registration of this Agreement. This is a personal covenant
between the parties.

No Waiver

The waiver by a party of any breach of this Agreement orfailure on the part of the
other party to perform in accordance with any of the termsier gonditions of this
Agreement is not to be construed as a waiver of anyfuture orcontinuing failure,
whether similar or dissimilar, and no waiver shall be effégtive unless it is in writing
signed by both parties.

Interpretation

Wherever the singular, masculine andWyneuter are used throughout this
Agreement, the same is 10 be constrdedias meaning the plural or the feminine or
the body corporate or politic as the context’so requires.

Remedies Cumulative

No remedy under this_Agreement is to be deemed exclusive but will, where
possible, be cumulative with all other remedies at law or in equity.

Enforcement Discretion

The enforecement offthis Agreement shall be entirely within the discretion of the
Transferee ‘and the execution and registration of the Agreement against title to
the Lands shall not be interpreted as creating any duty on the part of the
Transferee to"the Transferor or o any other person 1o enforce any provision of
the breach of any provision of this Agreement.

Covenants Run with the Land

The restrictions and covenants herein contained shall be covenants running with
the Lands and shall be perpetual, and shall continue to bind all of the Lands
when subdivided, and shall be registered in the Victoria Land Title Office
pursuant to section 219 of the Land Title Act as covenants in favour of the
Transferee as a first charge against the Lands.
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Further Assurances

The Transteror agrees to execute all other documents and provide all other
assurances necessary to give effect to the covenanis contained in this
Agreement.

If any part of this Agreement is found to be illegal or unenforceable, that part will
be considered separate and severable and the remaining parts will not be
affected thereby and will be enforceable to the fullest extent permitted by law.

This Agreement is to be construed in accordance with and governed by the laws
applicable in the Province of British Columbia.

This Agreement may be executed in counterpart with the same effect as if all
parties had signed the same document. Each counterpariéshall'he deemed to be
an original. All counterparts shall be construed together and shall constitute one
and the same Agreement. This Agreement may be delivered by electronic
means.

The Transferor and Transferee acknowledge that this Agreement has been duly
executed and delivered by the parties executing Formsg C and D (pages 1 and 2)
attached hereto.
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SCHEDULE B
Rezoning Application Site Service Report

ﬁ4~31’?§ BARONS ROAD, NANAIMO, B.C. VT 5W3

PHO}\E (25(}\ 75G- 955 FAX: (250) 756-9303

Marc g, 2018 . . N L845-02
- Glencar Consultants ine.
. Attention: Glen Garey
. 8F74 Dickinson Road,
* Lantzville, BC-
YOV 1AZ

" Dear Mr. _Carfey

o “RE: REZDN!NG APPLICATION SBITE SERVICING REPQRT ECR THE PROPOSED .

DEVELOPMENT OF LOT 1, D.L. 103, OYSTER DISTRICTy PLAN 34532;

| REMAINDER DISTRICT LOT 103, QYSTER DISTRICT,EXCEPT PART COLOQRED -
-~ -RED SHOWN ON PLAN DEPOSITED UNDER DD3800 AND ED(CEPT PART IN PLAN

34532 BLOGK 182, OYSTER DISTRICT.

1. lNTRODUCTiON

Newcastia Engineering Ltd was retalied to cnduct servicing study fera pomun ofthe

. area outiined by the Tolvn of Ladf@mithlin Holland Creek Area Plan {(MCA®). The HCAS
s ccmposed of several propames of which only thres are incuded in this rezoning -

application. Howeverthe remaiting two lots. within the HCAP-will require servicing

"+ through the proparties ifthelrezofing application. ' Thérefore the area under review will -

be defined a5 Study Atga 40 theéjlots included for rezoning and Study Area 2, the .

- ‘remaimng two lotsitinf will requwe serving through Study Area § but are not ingluded in
- the rezoning'@pplt caiion sagcrawing r_ae;a-oz 160 ity Aupendtx 1 for a site plan smwmg
o Study Area tand 2. . : . :

‘Propernes ingi uded " StudyArea 1 {SA?) are LcH D L '203 Oyster Dlstrmt Plan .
345832 agwell as Remainder District Lot 103, Oys*‘er District, except part coloured red
- shown o1 plan deposited under DD3Y00 and except part in Pian 34532 and finally Block
“192 Oyste" Distnco:

: Study Area 2 !SAZ} bordets SA1 te the north is compnseci of Lei A, Districy Lot 11DE&N
- Qysier District, Plan VIP7E848 and Remairder Lot 5 Plan VIPTS580, Oyster Districh ‘
O these properties make up the remainder of the Honand Crask Arga F‘Faﬁ Hoiland Creer.
forms the siorth bogr 1dary of 8AZ. ) o

. _ chering the SAT to the east is an area of exis!mq smg!a famity rasm!ar‘i;a i lots off of
Dogwooc Drzve and the Town of Ladysm;th bomdary forms tha sauth Emj: of sat,

‘ Lurrem?y S:A1 ;s zonad F-1 Forestry and 4s co nprised of forested aresis and recenﬂy
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logged sections. A detaii'ecz descnpnon of the existing veqcfaticn can b found in report

© tiled “Bio-inventory OF Northern Portions of Distriet Lof 103E&N and Block 192, Oysler

District, Ladysrmth" by Toth and Associzles dated December 18, 2013. -

: _The propames Wlthli’l SAT-are intended for Fazoning to craate 5 X of R-TiA smgis
- family tesidential, R-3-A low density residential, commercial grea and parkigres space.
- rkachof the residential and cammefcsal lots wilt be provided mth 8 mqmc:pal watsr,
= _samtary and stsrm SErvics. ‘ :

‘2 WATER DISTRIBUTION

2.1. EXISTING INFRASTRUCTURE

- Tha'town of Ladysm th has two sources for their water suppiy tha first bamg the Stockmg o
" Lake teservoir and secondary intake strucfure on Holland Greel. Both seltces feedinto. .

the-resarvoirlocated on the Arbutus Humi prior o disfribution throughout the Town. The
Top Wate Lavel of the Arbutus Hump resarvoir is 163m. The TWL of the Arbutus Hump

. " -resarvoir and-the topog%phv ofthe Town of Ladysmith nacessitatd that thare ara
S several prsssure zones wi hm the dlstrlbutlcn system.

in the vigihity of the SAt me'e is an emsﬂng dlsmbz,tlon main 1Enning, slong Dogwood
Road and both a:supply and distributioh mains runring theou@hia rightisf way along the

sadth boundary-of SA1. The existing main loeated in Dogwood Qrive is withing

prassure z0ne that nas a hydraufic grads fine of 113m hich Broits @omestic connections *
_to this zone fo an elevation at or below 85m. - The distribution Main located along the

sauth boundary of the study area has a HGL of 148k whish limits domestic sonnects to

An ale\aa@mn at ar beiow 13C)m of elevation,

2 2. POPULAT?ON PROJEGTIONS

- ", The population’ progectsoﬁs for the suble\.t anea are. based on the- :n*ormat.on provded by

Glencar Consulting Ine. and thegespseiive property owners for SA2 regarding the

" rumber of proposed unit counts for eschiproperty. A value of 2.3 people per tnit was -

used in calculating the projectes population fot residential units within the both SAT and '

“SAZ and a population defSity cfB0.gEople per hectare was utilized for proposed

tummercist greas. The tatlelbelow summanizes the unit disiribution per study-areq and

" the pro ecﬁed pcpulat:on &1 totat Build out

~ Table 1.-P-opulat§an ‘F'raject‘lons S

- INReA Single | Re3-ALow T - ‘
. . g D . . : 4 Papulation | Population |
'+ Arga hots p Family .| Denshy | Cormercalis sy Densit . Total
I RGN 4 Residéntizl | Restdentlai {ha} ,( u)\, L ha}v Population
n S{uits} {units} . .{353 ! . pRAa) : )
el ety Bnaes o L W - _
i 8AL “andl Block 192 300 .. ‘ .34‘.). ‘ 0.3 3 50 . 1418
o CLatA 176 - - V23 - - 405
SAL b s ; :
C ~Rerm.lots 225 - - 2.3 - 518

| &

13
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C 2.3 WATER DEMAND PROJECTIONS

“-Based on infarmation izken from the "Town of Ladysmaih /Saitair Water Supply &

Distribution Préliminary Design, Final Report” dated Jidy 18, 2008 by Earth Tech watet

s Guahty & Traatment the per capita demands are calculaled to be;

Average Day Demand (ADD) = 482 Iped-
Maximurh Day Demand (MDD = 1,018 Ipod
Peak Hour Demand (PHO) = 2.030 fpcd -

Usmg the above per capna cemand values w;th the population: prc}eciiows for both study '
- args'sihe calmﬂated waster demand are’ -

' Tahle 2 Water Demand Projecuons

Average Da\,f Maximum Day |- Peak Hougs

--“".?3;. R Bemand {Ips) | Derand (Ips) | Demangddips)

Lot 3, B/t 103 &

_.551“ hiBek 162 RE N 15.7 . 333
CLOTA a8 48 9.5
5AT ; - :

REMLOTS 1 . 29 Bl a1z

. 24.FIRE DEMAND CRITERiA

: Fire demand criteriz-within the study areq is as per the Tomm ot [agysmith Engmeenng
Standards and Spacifications Manual saclion 4A which reglireg that fire demand bein
- gooordance with the “Water Supply for Public Firg.Froteglion” as published by the Fire

Underwriter's Sdrvey. . Firs demand caiculationsfUsingyihe Fire Underwritsr's Survey are

Cm furictionof the building size; type and ‘veatigfland asSuch it will ba ﬁecessary to
o -calc.sfate the warst case demand wﬁhm a given area at the detanied deslgn st age

2.5, WATE’R BEMAND CRITERIA

- Design criteria for SA1 and 8A27are from the Town of Ladysmith Enginesring Standards

and Spécifications Manual seclion 440 Any proposed water system upgrades must-be
sble (o meet these requirgiments undar various demand scenarios. The eriterla mr

- adequale system desigh argh ;
S Maximum desirad Static Bessuie o - = TDOkPa {'103;:31)
“Minimum. Pressuig = FHD
“Minimum Pressire < MDD Fire at hydram
" Minimum Stefic Bressutelat bullding site - %275 kPa (40psi)

275 kPa (40psi)
140 kPa (20psi) -

4] H

2 6, PRDPOSED DISTRI BUT!ON NETWORK

- The ext sting gmuﬁd elevation in SAT ranges from approximately ‘L}m in the northeast

catter o 1P5m inthe west corner. Therefore portions of SAT will be within path-the .

o axrstmg fow and high pressure zones and two separate distribution systems witi be
- Teguired to service SA1. Ary filtiive budsmg« below 85 melers in slevation will be
B samced by a propcsed love prassure system that will connect to the existing dist: Thution
" méinlocated on Doqwood Drive. Ingensfal thie system will service jols in the
nertreasiern sidé of SA1, refer to the schematic servicing drawing LB45-02-101 found i’

thaAppandix 2. The pmposed ow pressure distribution main within SA1 will be

. desxgned as.per the Town of Ladysmith _Engmeermg Standards and Spec: frclauonp
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o Mahua! dis-tributign éysgem requiraments including loops and an extension to e
- boundarywith SAZ. Confirmation of preliminary sizing and configuratian of mains
- associated with the low pressure system wili be required during detailed design. When

developmant of SA2 procesds a connes ction £ the low pressure main on SAT will aiiow‘

' for tha seryict ng portiong of SAZ that are below 85;1“ m eievatlon

o ‘A hxgh pressure dnstrsmtmn system vitll be reqmrsd to setvice arsas of SAY and SAZ
* . between 85nyand 130m. Two connections to the existing high pressure distribution.

main that runs along the south boundary of SA1 wil be made to faciitate the affsciive

e fooping of the walermain.  The proposad Bigh pressure distribution main will-be designed
ot gllow for its ex"tens'cn through SA2 in order o service those. properties and complete

a secandary loop to the existing main near Golonia Drive.  Confirhation of sizing and

 corfiglration of maing assockated with the high prassure c:ys’cee'n will be required during. |
;de*taz ed des;gn .

AL ﬁ’us -’_umer settions of SAT or-SA2 tha: are above 13€Im cannot be servigdd from the
“enisting town of Ladysmith water system without the addition of baoster purips.

- 3. SANITARY SEWAGE

3.1, EXISTING INFRASTRUCTURE

“Thi. Town of Ladysmith has s waste water treatment ;xiani }Gcated af the south end of -

Gyster Cove Road which ig the terminus for the sanitafy sewage coliection system, The

. ‘sanitary sewage zoliection systar has two main Fibutang@reas Wi ith Holiaed Creek.
* .. forming the boundary-betwean the northern and sButhemisiseds. As the study area is

located completely within'the fibutary area south of Halland Creek no examination of the -

. sanitary sewer systen in the nothem tributaby argas is reguired. - Sanilary drainags

‘soutr wef Holland Cregk is collected mainly Bya gravity sewer system with an area north
- ofthe Trans Ganada htghway being semised B2 force main, The cornection goint for
| the sahitary foree main to the gravity main 18 approxmateiy 160m south east of the

frtersection of Davis Road and the Trans-Canada Highway, Al of the sanita’y effiuent is
directed 10 8 trurk main jovated’aithy He TransCanada Highway which flows to the

’ ncrthwest and feeds ;nta the waste water treatment faclhty

‘ASamtary afﬁs..ent from He study ares will be thmugh A new main that drains sm emd .
< 8AZ east to Dogwaod Drive withya connection: to the sxisling system at manhole J60

re‘er k(e drawmg LB45-02:1054n Appendix 3 for data;ls of tha oxisting offsite sanitary

sewer systeniyThe Sxisting sanitary mains then runs through'the Ladysmiith golf ccurse
: befom turnmg b= the soqth sast and conrecting w:th the main on Davss Roarj

,2 SANKT ARY SEWER FLOWS
Sewags fitws were caicutated as pef the Town of Ladysmztﬁ Engmeermc Séandards and

N _ Specifications section 34 and the tompleted sanitary sewer fiow calculation sheetcan -
be found in Appendix 4. Calchment areas used in this cafculation are as out med in
“drawing L845-02+106 found in Appendix 5 and are based on zoning as ouliihed by the

Town of l?dqu;th Zoning Bylaw 1180 and its acmmpanymg map f5und i “Schedule A

“ tothe by!aw Aa the arés senvcad by the force ragin s relatively small compared te the
totai South Ladysmith sanifary sewer tributary area-the fiow contribution from this area
was catculated in the same.manner as areas sohiribution by gravity sewsr, Populattan
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: densiw from sec%icm 5A wore used {o assign a qensxty i aach zoning type found i ihe
00 ':' souttﬂ Ladysmnh saﬂitary sawer tributary area and are shown in Table 3

i -

‘ j- : T-able 3: Popmaﬂon Qensmf per Zoning Type

Density

Zon'ir';g C Descriptior.” ‘ {(Pecple per
] ] o _hectar e)
“IR-1" | Suburban Residentiai -~ - | 36
1 R-1-A <1 WMedium Density. Residential D 4s
R2 | Urban Residertial -~ - C 40, .
A R2+A | Residertial 40
R-3 | MufiFamily Regigential " " 100
£-3-A | Medium Density Residential _ “BS.
R-3-8 ' | Low Densify Residential 48
C-1.. | Local Commersial B 50
1oz General Commercial . S 4D
1 c-3 Highway/Senvice Commercial " |- 40 ¢
v CO-1. | Comprehensive Devalopment 50
i A | gt ndusteial 140
-2 Heavy Industrial s 38
P-1 | insttutional e PR
‘ P2 | Parks ' ' i In

. inideveloped singte family residential areas thesgciual developed fois were counted and
ST a dansity of 2.3 paciple pay lol was used fo.cllculale the area population. For areas
Lo wihere there was a mix of develeped single Yamily 1ot and parcsls that are zoned
Y00 T residential but not currently developsd folthe imit of the aillowabie density, the -
R urdercievelopet! area was muitphathby the @ppropriate density per area ds outlined in
C- Table 3. An eguivalent popliation was than caloulated fuz' each area for Lse in
. cietermm lzg he auerage wei wienther flo,

N 3 3 SAN!TAR‘{ SEWERAGE FLOW ANALYS!S RESULTS :
_ The capacity of tefexistifin pipe system was svahiated inder two seanarios; total buﬂd
ot of SA1 and wtallbuildout of the il prcaper*:es int the Holland Cresk Area Plan {3A1
7 and 8A2) ). “The fiows gensrated from these lwo stenarios were added to the base flow
- from alk praper*ies i3 the soutl Ladysmath trabutary area based.on build out of those
areas Undefitheir present zoning. For both scenarios the capadity of the exisiing system
- wais evaluatéd fram the proposed connection al manhoie J&) thought fo the waste water
© . treatmentplant; pledse refer io drawing L845-02-105 for the location of the existing
sanitary sewer system. The caloulation results for both scenafios can be found in
-Appehdix 4, Undar the first scenario the existing sanitary sewer system downstream
fram the connection point &t 80 has sufficien: capacity o convey. the additionat fiows
generated by -the dev=lopmen‘f of SA? ‘ ‘

o Ur)der the 'se_conc’ scenaria-th_e antitzipated Aows from the tofal budld out of SA1 and _SAE :
C 7 would be graater than the capacity of some of the downslream sections of the existing
< sanitary system. I particular tha sectien of the existing system from manhole J6Q 1o
o R would have insufficlent.capacity. Downstream from mahhele H10 the existing
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system has the raqui red capacrty to accommocjate !he additional fiows from botn RA?

L and SA2.

3.4, PROPOSEE} SAN!TARY SEWER SYSTEM

‘The onsite sanitary sewer system will be a gravity system and il be deslgned as per -

the fown of Ladysmilly s Enginsering Standards and Specifications section 54, A
schematic plan for the sanftary sewer system in SA1 has been prepared and can be

found in Appendix 6. Pibs size and location are to be confirmed during detaifsd design.

The sanitary main will extend ihrough SAT to this boundary of SAZ to altow for fufure

. - connectfon of ;arepart:es in SAZ tothe system, see drawing L845v{32 104 in Appendlx T

Offsnte zmprcvements for f!ow generated from scenario 1 wieh anciucxe extensnen of mains
oo from 8A1 soross Dogwood Drive to tie to existing marfole JGQ. This main- williBEisizad:
~{o acoommiddate the ultimate flow concitien of total bulid out of A and Ba2, refef fo
-Appendlx 3 for datails of offgite | mpmvemer‘ts

L Once the -otai build ou; of A1 fiow “condition is reached the somsmencement oRSAZWI
“trigger the need for some upgrades of fhie existing system downsiream: rom JGO When

the upigrades are raquired we would proposs replacing the existing 200ihm main with a

.. 250mm main‘from mannols J60 10 J20. Af manhole J20 we propBse roulingthe sanitary -
- main to the north between Holland Creek and the exisfing Corgnatiomiialt and

sonnecting hack inta the existing system at marhale TLS 00 This woild eliminate the

“hieed {0 work within the Davis Road cerfidor. The sectton of sa"uiary mazn from mamole
420 10 J10 would-be abandoned. © :

B ;4 STORMWATER

AT, EX!ST!NG DRAINAGE CONDiTiONS

. The topography of SA1 slopes geherally fiam the south west down’ m tne north east with

the figh point of SAT being the shodlder of Atbutus Hump in thewest comer of fhe

property, Heart Creeicand 2 ofenstreams. Tributary 1 and Tributary 2 incise SAT, see
- thereport by DR, Clough Cogsulting litled "Holland Creek Watershad, Ladysmith BC,
- Envirenmental Assessment” dated Mafch 20, 2013 for datails regarding the three

sireams. The thiee streafsiare Shardtierized by narrow channels and desp, steep

i sdec ravings ranging ip depth LI o 25m. Al three streams snter SA1 by croasing the -
. hydrdright of walhthat pafaliels the south boundary of SAT and then flow generally from
. w the sz_m’rh welst {gthe noltfedst across SAT and are tdbutary to Hotland Creek Holland
- .- Credék and Heart Creekase fish bearing waterways and contain flow year round.
. Tribufary 1-and 2eontain perennial flows and while they are non-fish bearing both
- 7 tribltanes digenargeldirectiy to Holland Creek just fo the porth of the sludy area. .~
© improveihesis have been made to Holtand Creek for habitat restoration and in particular

salmon sgianwning features-have been added o the treek. Thess improvements inciude

constructat side channels and plagement of wood debris. The impravements nave baen
 installed from the E&N raftway mhferf to several hundred meters upstream of the
- Dogwocd Drnre bridge. LR .

o Other e_xnstmg dramage warks on the site are assoctated with the remaining logging - *
v rcaﬁs and wilt be reinoved as the fogging roads are dacommissionsd.

17
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There is a mix. of veeetat ion rang.ng from mature forests in the stream ravines and on
- -Arbutus Hump (o fecently logged sections see tha ?:zcumvemoq, raport by Toth and
v A:swa'es dated December 15, 2013 for det"lls

‘ SOAZ "STORM WATER MANAGEMENT : Lo CL
" Theintent of the Storm Water Management plan (STWMF) is to mam’ram the wa*ershed'
funstion and quatity through. & combinaticn of retention of green space and rhanmade
- features; This section identifies the positive measures this development proposes for
stormwater managsmsnt-in SA1 along with challenges and methods that will be
implernented to address concems regarding manading rainfall on this specific site in an
. enwranmenta ly sensitive manner o mitigate the potential for future problems. A .
' prehmnnaty storm dramags managemednt area plan, L845-02-102 has been prapareci far
"BAT and is mc:ludea i Appendlx 8 of this report. :

Retsntlon of green space }S an 1mp0rtant factor to mai ﬂtamn‘g the p:eda\elop*nert
* function of the watershed as retainéd green spaces wilf have no nat impact apthe
ground water regima or watershed funclion. Provision of green spaces wilf be thirough -
<ihé preservation of exisiing vegetsted areas and creation of manmapidgrean spaees. Alf
© of the streams that have been identified have been assigned & StrafmProtection and
- Enhancemant Area (SPEA} sethiack by DR, Glough Consuitmg giig the Area Within the
SPEA satback will remain as native vegetation, in addition dasionatedareas for |
- parkfgreen space have been identifiac in the rezonmg Base Pap,

AE the goal cfthe STWMP far SA1 is to mimic as closely ag poasxbie the
: ,predev_e!opmem furclicnality of the watershed, the surfade flawio the streams.will be
- maintained at the predeveloprment frequency andvolgmesiBThis will require mulbple :
dlscharge point 1o the onsite streams. The deaifage areas that are tributary to each
stream have beén identified and surface water runglf within these areas will be
" conveyed to the streams by way of pipe systéms. Diversion structures will be used fo
«regulate the flow rate info the stréamsfat @el predeveiopment vaiues. In doing so the
‘base fiows for the various sections'efithe streams will be maintained, Each discharge
point will requive fis owry design and die to site constrainis thete is no single approach™
© . that can be apphad in & locatiths. Draitage areas and the asscoiated discharge po:nt
S i be found on the storny waler masﬂagement plan mc!uded in Appendsx 3,

In addrtlon to mainta: nifg the sufface flows inlo the ueeks ‘storm water managﬂment
features will be Meluded id fot meveiopment to facifitate the recharge of the ground water,
. Single familwresidential lots will be eduipped with on-site detent! onfiafitration structires
" to both faclitaté grouni water recharge and attenuale the runoff flow rate, £On mult ’
" familygsites a vomkination of facifities ranging from rain garden, bio- -swales, constructed
i \metlands and de*entmn faciities will be implemented on a anc by s:te ba.:;s

: .Rum:ff frofn road. ways will requite vo!umemequemy anml as welf as cpadily conirol.
- Sorme mathods of source controlfor the road ways are tha inclusion of infi tteation swales
.. aléng the road way to coliect and attehuate the surface runoff from paved areas,
" Praliminary road cross sections and infiltraticn swaie detail is included in-Appendix 8,
- These infitration swaies would be equipped with a piped nefwork to convey overflow
. greater then 2 setreiurn pariod that would be determined during detalled design in
- eonjunction with the deotechnicai engineer. In areas ware the grade of the road i foo-
“stesp-tor dlow for the Lse of swates stardard detention facilitiss may be required and
" cauld ke in the form of oversized pipes complete with a diversion manhole for the
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R S ‘requlatwn of the d:schargp fiow rate. These detenhor facilitios would | ce Iocated under
i R the road way ‘ .

The ex;sfmg storm main that ccﬁects runoff from-Arbutus Crescent and Dogwood Dhive
oo west of Arbutus Crescent eurrently discharges info tributary 1 just noitn of the proposed
L. o osite entrance. in order to reduce drainage into tributary 4 that currently has no stomm
T water management controls this section of existing storm main wili e connected io the
wLon T proposed system for SAT. This will sllcw the drainage to be processed by the prcposad
: Lo stomn water management features for SAT with (e intent to add a Jevel of
: olumaffmquancy ar‘d quality control ¥ this ex;stmg dramage

43 STORM WATER RUNOFF QUAUTY
As mantioned pravieQsly, the runaff from SA1 is ibutary to fish bearing creeks and as’
" sugh it is important to-fraat tha starm water 1o enstre water quaity of the stfeams isnct
e negatively |mpa\.ted by the qua fty of quantity of the post»develcpment »tcrm water. .
o .mnoff ' )

L Penods cn‘ cons*rucﬂor\ are a poientrai sourca of pal Lmon in the formet sitfs and atﬁer
: fine ramcies suspended ih the storm watsr runoff afid each p*"ase of e preject it -
- reguire a site spacific erosion ‘and sediment control plan be putinflace ghiopte
commence of work, with the recommended measures being maintaingd unti complation
o aﬁd estab ss?n’*ent of Iandscap ng.

Tha fOHﬁWinﬂ measures hava heen mcofporated into the preummary dcstga of the storm r
water management sysiem 10 address runoff water quality .~ J
we Whers dossible, runoff from paved roadwayswill beWdirected to btoswales "ain
“.. gardens or constructed wetiands to rerfioye siits; hydmcarbons and heaw metai
pricrdo compéction to the storm sewer systam; -

e RUROH from multi-family reszdentla parking areds wﬂi be directad thmugh '
- - bigswales, rain gardens oraltermataifil rafion. cievaces for siit, hydrocarhon and -
haavy mefal remcwai

o‘:“ Catchbasms will be insfaiied along roaﬂways equlpped with hooded outlets 1ol
prov: ide some silt and hydfczcarbnn remoyal.

CUAAL STORM WATER DETENT!ON VOLUWIES
We have pefgrmed @oratiminary analy91s of pre and post development “Eow congiticns
- for 8A1 and dalduiated B resulting required storage volumes based en imiting the pest
o duvelopmeni 10 yearpetum period fiow rate o the 10 year pra~deveiopment flow rate.
f Prelimingiry detention volumes were calculated for each of the differing dramage areas
s oullinaddn the preliminary storm water ranagsment plan in Appendix 8 and are -
repérted Based on an aseumed discharge point for each area. Thé requirad datention
. volumas will be achieved thyough the use of various facilidas as outline i the. precedmg
: sect(ons whsch witl be distributed thfoughou the aﬂomated dramage area.

: Ecth tunof fisw rate and prefiminary detemsan voiume: were caiculated usmg the -
-~ rational method and verifiad by using AuteCATY C3D Storm and Sanitary Analysis:
L softwaie. In the computer model the Soll Conservation Sosisty (SC8} TR-55-method -
T owas usad as the hydrelogy method fortha generat on of the rainfall distribution and
"runcff caiculations. The total required prefiminary detention volume for each drainage
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areas ars found in the Tabie 4, rafar m Appendnx 10 fo' caicul a‘ztor‘ tdetaile. These
volumea will be rafi ned during detailed deszgn of each phasa of the deveiopment

' . Tahle 4 Prellmmary Storm Watar Detenuon Vﬂlumes FOR SM

Contributing |- .. - ~ Dratnage Area
, DHscharge o
Drainage i Lacation _ Detemmn1
Area ST o Woltms {r7)
A 1 32
BLCD ‘2 - 368
8 E -2 26
F 4 66,
ool e T GF LRl 0
3 & 0
LK 7 56
i LB 25
M g 2
N L 147
oraQR 1l 383 A

5. CONCLUSION '

© Connection points to the existing water disribution sysiems wg located adjacent to the
-site at multiple jocations. Confirmation of onsite @ipeslzing'and configuration wali be

- established during detal led design. The waterSysterms adjacent ta the study ares will
reguire analysis by the Town of Ladvamithdo detomine if any off site upgrades are

: reqmres te meet the sewwcg raqutrsmmts oumnsd inthis report.

. The' ex:stmg offsits samtaay sewer has adedliate capacity to accommodate the ﬂows that
v L wilthe geherated in Study Area depicever upgradas will be required o the existing
Lo o - gystem Toliowing totet build ouf of Staﬁy Area ‘! and upon commencement of
developmart in Study Area 2

Stom sewar services an bie pmv‘tded to the proposed lots in Study Areat. The goal of
“the storm water Management system will be to mimick: by fhe pra-teveloprment
functionality of the watershedAhrough the use of the vatious storm water managemert

- features ment:o":ed nthe provious sectton . Lo

. Please coBtact our oﬁ’ ice if you requ;re add;t:onai 'nfurmatxon regardmg tha propnsac :
serwcsng of 41 pno et

- Youls truiy

- Newcastle Engineering Ltd.

* Dréw Beiderwiedsn, EIT
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CONSENT AND PRIORITY AGREEMENT

In consideration of the sum of ONE ($1.00) DOLLAR (the receipt of which is hereby
acknowledged) the EDJ PROJECTS INC. (the "Mortgagee") as the holder of Mortgage
charge CA6326700 (the “Charge”) registered against the title of the Lands, hereby
covenants and agrees with the parties hereto as follows:

1. The Martgagee consents to the granting and registration ofghiSsAgreement and
the Mortgagee agrees that this Agreement binds its intergst in and\to the Lands.

2. The Martgagee grants to the Town priority over this Agreement@ver all of the
right, title and interest of the Mortgagee in and to the€ands and the Mortgagee
postpones its Charge and all of its right, title and ipterestthereunder to this
Agreement as if this Agreement had been executed, déelivered and registered
prior to the execution, delivery and registratiof abitsiCharge.

IN WITNESS WHEREOF the Mortgagee hefeby, acknowledges that this Consent and
Priority Agreement has been duly executedand delivered by its execution of the Form
D (Page 2) attached hereto
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*Note: This plan is a draft concept to represent what could be achieved, building layout and unit composition will evolve as we enter the Development Permit stage
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Development Referral Response August 18, 2023
Development Location: Lot A and Lot 5 Holland Creek

Local Government: Town of Ladysmith

Transit System: Cowichan Valley Transit System

Local Government Referral Number: 3360-22-07

Development Proposal

There are two major landholders within the Holland Creek area that proposing the development
of the lands that will result in approximately 1,000 residential units at ild-out.

along Malone Road or along Dogwood Drive.

Transit Context &
The subject area is not currently served by transit. The near@ ervice is located either
e

To provide service transit service to this area either add@s rvice would be need through
expansion or existing services could be reallocated i€ service to this area. Expansion
would require the investment in both annual servij and buses, and would require approval
from all funding partners, including the Cowich Regional District and the Provincial
government. Reallocation would shift serg e area to another or one time to another to
accommodate adding service to this area.

Either expansion or reallocation shouldirequire’some level of public engagement with affected
customers, with engagement arou tion being particularly important. The Town of
Ladysmith should continue toj o@ransit and the Cowichan Valley Regional District as the
development moves throu p al processes. Depending on the timing and resources
required, around 18 month ticéwhay be required to introduce service into the area.

Policy

The Cowichan Valley Trafisit Future Action Plan is the guiding document for transit service and
infrastructure decisions for the Cowichan Valley over the next few years. The plan did not propose
any additional conventional transit service to the Ladysmith area; however, it did recognize the
possibility of on-demand transit service in Ladysmith. At this time, BC Transit is still working on
developing on-demand transit services, so details are limited.

Transit-Supportive Land Use and Design

BC Transit recommends to following:

o Development of appropriate street treatments along the Colonia Drive and all other internal
roadways, including fully accessible sidewalks.

e Provide on-site pathways to connect buildings and uses to public sidewalks.

e Increasing allowable density.
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o Allowing for a mix of residential, commercial, institutional, or recreational uses.
e Eliminating or reducing minimum vehicle parking requirements.
e Locating on-site parking underground or away from street frontages.

o Ensure that vehicle entrances and exits to the property do not interfere with transit
operations or create a safety hazard.

o Clustering and locating the majority of density in this area close to Colonia Drive,
specifically within 400 metres of any future transit stops.

e Additional roadways should form a grid or grid-like system avoiding cul-de-sacs or dead
ends.

Transit Infrastructure
Bus Stops and Stations

There are no current bus stops within the development area. If transit ice is expanded to this
area, new bus stops along Colonia Drive. These stops should b aced @pproximately 250-300
metres apart. The desired location of the stops should be deterr&} subdivision. The ideal
locations should be on the far side of street intersections an ropriate spacing. BC
Transit Infrastructure Design Summary contains some of the felevant design information for new
bus stops.

The Transit Shelter Program contains some of the i about the available shelters. For this

area, a Type 2 (T2 or E2) shelter would likely be

Road Infrastructure

Based on the preliminary plans, transit ser inthis area would be reliant upon the development
of Colonia Drive connecting through to gRolli se Drive or beyond to Thetis Drive. Travel lanes
along this roadway should be a minimum of 8.5 metres in width. Detailed design of roadworks can
be sent to streetdesign@bctransi _n@é n they become available.

Discussion and Recomm&&s

BC Transit’s recomm are as follows:

¢ Accommodating growth within the existing built-up areas of Ladysmith which are already
served by transit would be the ideal outcome for transit as it makes the existing service
more efficient without further investment in transit services or infrastructure.

e To provide transit service in the Holland Creek area, expansion or reallocation of transit
resources will be required.

e If the development is to proceed, the development and density should be clustered and
focused on Colonia Drive.

e At subdivision, the desired location of bus stops be determined, and bus stops be
developed as part of the site development.

e Prior to implementation of any transit service, a safety review will need to be completed on
the proposed roadway to ensure safe operation of transit vehicles.
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BC Transit Level of Support

= BC Transit would recommend accommodating growth in areas of Ladysmith that currently have
transit service, however, if this development is to proceed, please consider the information and
recommendations contained in this document.

Thank you for the opportunity to review this proposed development. If you have any questions or
would like further comments on this proposal, please contact:

Aaron Thompson

Transit Planner

BC Transit
athompson@bctransit.com

N
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#302-740 Hillside Avenue

i 5 -WATT Victoria, BC V8T 124
T 250.388.9877
. Consulting Group E. ckopeck@wattconsultinggroup.com

wattconsultinggroup.com

MEMORANDUM

To: District Group
From: Caytlin Kopeck, EIT
Our File #: 3238.B01
Project: Holland Creek Development
Date: July 11%, 2022

RE: Traffic Memo — Heart Creek Crossings

1.0 INTRODUCTION Q\

Woatt Consulting Group was retained by District GroupWtoffe\iew the transportation requirements for

the phased development in the Holland Creek neighb ood in the Town of Ladysmith. This memo

will discuss two issues. For the first issue thismenme will analyse and determine whether the pre-

determined access / bridge crossing reqUifemamts®should be necessary for the safety of the site and
the, 2015 Holland Creek Ladysmith Traffic Impact Study

(TIA) undertaken in 2015 by Wa ing Group (previously known as Boulevard Transportation

Group). Currently, the site % covenant, two crossings of Heart Creek (bridge or culvert)

will use complimentary information 1

internal to the developr& are estimated at between S5 to $7 million each (client's
information). The se issuawwill determine if a change in density on the site will require any further
mitigations than wha s determined in the Holland Creek Ladysmith Traffic Impact Study (TIA).

See Figure 1 showing the proposed road network and access for the development site.

20 ISSUE1
2.1 BACKGROUND & ACCESSES

The 2015 development proposal included three access options. The three options for accessing the
site were reviewed with a maximum of two access points planned. A connection for Malone Road or
Thetis Road was deemed a requirement at 600 units. Currently, the development proposes seven
accesses to the site, including an internal road network which would require two crossings over

Heart Creek. Heart Creek is located in a steep valley and would require a structure which extends

WATTCONSULTINGGROUP.COM
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over 100m to cross it. The two structure crossings of Heart Creek occur on Colonia Road (Road B)

and on Ray Knight Drive (Road G).

Of the seven accesses required, two are emergency accesses. One emergency access is to the
existing Hydro ROW which extends from Road G, while the other is an extension of Road |
connecting to Colonia Road (Road B). The five, non-emergency, accesses are Colonia Road (Road B)
to Malone Road, Rollie Rose Drive (Road A) to Dogwood Drive, Colonia Road (Road B) to Thetis
Road, and Road K north to Colonia Road (Road B), and Road N east to Colonia Road. It should be
noted that the K Road extension to Colonia Road is to be built w riggered (600 units) at an

unknown future date based on the existing covenant and that th& Road N connection to Colonia

Road will be provided by the developers of Road K.
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Figure 1: Development Road Network
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22 FIRE REGULATIONS

NFPA 1141 standards for fire protection infrastructure for land development in suburban and rural
areas (US Fire codes) indicate the following:

e 100 units need one access

e Up to 600 units need 2 accesses

e Greater than 600 units need 3 accesses

The west side of Heart Creek using Road K is 100 units therefore, according to the NFPA one access

is required however, two are provided without the Road G connecti Road K connecting to

Colonia Road and Road N connecting to Colonia Road). If Road K be@gmes blocked this could cause
issues, however, the accesses provided meet the fire requir%an once traffic is on Colonia
uli

Road there are two exit options, which is more than what is

The 400 unit site has three accesses including Road G
to Thetis Road or Dogwood Drive, Road G to the

to Colonia Drive which connects to Malone

requirements based on the fire code. Q

nia Road (Road B} which allows access
access to the Hydro ROW, and Road |

nd Dogwood Drive. This exceeds the access

2.3 SAFETY CONSIDERATIONS

While there are no definitiv o ensure an incident does not happen, the concern of all the
Road K accesses being bm cidents is very unlikely. Based on ICBC collision data for roads
in Ladysmith there h t

has been one collisio Malone Road and Dunsmuir Road in the past 5 years. We can expect that

any record of collisons at Malone Road and Colonia Road and there

collision at K Road and €olonia Road would be similar frequency.

There is also an argument based on a cost-benefit analysis to not provide the crossing at Road G,
however, this would take much more study using a multiple accounts evaluation to determine the
overall benefit of the structure as the benefits of providing the structure from a transportation

perspective are not obvious.
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30 I5SUE2
3.1 BACKGROUND

Traffic counts were taken by Watt in 2015 for the Holland Creek Ladysmith TIA and were utilized as
a comparison metric when determining if previous mitigations are still applicable for the proposed
development. The 2015 TIA found that if the development were to be built with a density of 700
single family houses and 300 multi-family units a left turn on Dogwood Drive for the site access
would be required along with the addition of turn lanes on all approaches at Dogwood Drive / Davis
Road. The TIA analysed both the south and north sites (the south leipg former lot 1), while this

development only includes the south site. The previous development h total trip generation of

511 trips inbound and 300 trips outbound.
32 TRIP GENERATION & ASSIGNMENT Q\
The proposed development is to have up to 570 ily units {currently the client is

%he 11" edition ITE Trip Generation

ips outbound during the PM peak hour.

proposing 500) and 113 single family houses.

Manual this will generate 249 trips inbound

On the site there is an existing 104, mulé ily “units which were included within the trip

generation due to the previous counts en prior to the 104 units being built out. These

units will generate 33 trips inboundfand rips outbound during the PM peak hour. Finally, to

directly compare to the 2015 rif™§eneration was completed for the north site (Lamont)

based on the civil engin er@ study which was approved for rezoning by the Town of
d

Ladysmith. This rezonin ensity of 401 single family homes. The total trip generation

including the propd opment, Lamont, and existing multi-family homes is 520 trips

inbound and 304 tripsloutbound.

The updated densities for the entire site generate trips similar to the 2015 trips with the 2022
plans expected to generate 18 more trips per peak hour than in 2015. Overall, there is minimal
difference in the trip generation. Trips were assigned to the network based on the Holland Creek

Ladysmith TIA trip assignment.

WATTCONSULTINGGROUP.COM
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TABLE 1: TRIP GENERATION COMPARISON

I e S
2015 (Lot 700 300 511 300

811

{LIEE] 570 520 304 825

3.3 TRAFFIC ANALYSIS

The comparison analysis found that there was no change in LOS ofgueuidg as a result of the
change in density. Therefore, no further mitigations are re ed than the ones previously
outlined in the 2015 TIA.

There are 100 multi-family lots on the northwest corne@ evelopment off of Road K, which will
use the Colonia Road to Malone Road access wh ilt;the Road N to Colonia Rd, or the Road G
access to the south if the crossing at Holland €reefjis built. This would generate approximately 60
trips in the PM peak hour. It is assum a will be traveling south using Road G and 60%
using Road K or Road N to Colonia R alone Rd. Therefore, 24 veh / peak hour will be using
the Road G bridge as there are n @hicles expected to travel through the area by this route.

This is a very small amount significant structure given the available capacity on Colonia

Road for these vehicles. crossing is not built these 24 vehicles would be rerouted to

Colonia Road throu or Road N accesses. The neighbourhood at Road K would have
two public accesses nect to Colonia Road in the north from Road K and Road N. There are
no traffic capacity iss if the improvements to Dogwood Drive and Rollie Rose Drive, and at

Dogwood Drive and Davis Road are completed as described above.

In the remaining development area east of Heart Creek there are 104 units built. The previous TIA
and updated traffic analysis indicates that traffic capacity is available at the Dogwood Drive
intersection, if the recommended laning improvements are constructed. If the Road G bridge is not
implemented the added southbound left turn lane at Dogwood Drive and Davis Road which was
recommended will be needed when the east side of Heart Creek development reaches 300 units
(inclusive of the existing 104 developed units), while the Dogwood Drive northbound left turn lane

WATTCONSULTINGGROUP.COM
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onto Rollie Rose Drive will be needed by 250 units. Further, when the development on the east side
of Heart Creek reaches 600 units a connection to Thetis Road will be required.

40 CONCLUSION AND RECOMMENDATIONS

To conclude, there is no evidence that a bridge over Heart Creek at Road G is of benefit to the driving
public either from a traffic capacity perspective or a traffic safety perspective. The projected traffic
volume on Road G is 24 vehicles per peak hour at full build out. The alternative for these vehicles is
using the Road K connection to Colonia Road or the Road N connection to Colonia Road. The
uidance of the NFPA
standards without the Road G crossing. Therefore, regarding isShe 1, &Il proposed accesses /
emergency routes are adequate and a bridge over Heart Cree@ad G is not required.

proposed number of accesses in the development exceed thos

han what was stated in the 2015 TIA.

Regarding issue 2, the additional density did not ch any’ LOS or result in queuing issues
therefore, no additional mitigations will be necessary%(

Sincerely,

Watt Consulting Group Q
0 VL
Michael Skene, P.L.Eng.

Caytlin Kopeck, EIT
Transportation Engi in-Traging Principal, Technical Lead
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302 - 740 Hillside Ave

HEERWATT Victoria, BC V8T 124

[ consulting Group 250-388-9877

MEMORANDUM

Date: April 19, 2024

To: Jessica Tempesta, District

Cc: Michael Skene, WATT Consulting Group

From: Hilary Monfared, WATT Consulting Group

Our File No: 3238.B01

Subject: Holland Creek Development Memo

1.0 INTRODUCTION \

WATT was retained to provide transportation consultilg sefvices in relation to the
proposed developments in the Holland Creek areg g? adysmith, BC. The developments
are located in the south end of the Town of L he'The site area of the
developments is roughly bordered by Colo riveyto the west and Dogwood Drive and

Arbutus Crescent to the east.

In relation to the proposed develop@ATT prepared a report entitled Holland
Creek Development Traffic Impagt As ment, dated November 19, 2015 (herein

referred to as the “November; ort”). The overall development proposal reviewed
in the November 2015 i ed a total of 1,000 residential units of which it was
assumed that 70% w le family homes and 30% would be multi-family units.

Since the Novem 1 port there have been a number of changes to the
development plan result of the ongoing design process and in response to
engagement with stakeholders and the Town of Ladysmith. The key changes from a
transportation perspective is the shift in unit type of the 1,000 planned units for the
combined developments. The updated development plans include a spilt of
approximately 33% single family homes and 67% multi-family units.

20 UPDATES TO THE DEVELOPMENT PLAN

2.1 Trip Generation

A detailed review of the impact of site related traffic volumes on the area road network
was included in the November 2015 report. The mix of unit types has changed from
what was included in the November 2015 analysis, to include more multi-family units
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To: Jessica Tempesta, District

Subject: Holland Creek Development Memo

compared to what was previously included. It is noteworthy that multi-family units
generally generate fewer vehicle trips than single-family homes.

In the November 2015 report, the development trip generation was determined using
the Institute of Transportation Engineer’s (ITE) Trip Generation Manual (9" Edition). The
ITE trip generation rates are reviewed and updated on an on going basis to reflect
changes in travel behaviour over time.

Trip generation rates included in the November 2015 report and updated trip
generation rates are summarized in Table 1.

Table 1: Trip Generation Rates

Unit type PM,Peak Hour
Date Total (-trlps/ bound Outbound
unit)
November 2015 | Single Family 1.00 63% 37%
Report (ITE9™ Ed) | Multi-family 0 67% 33%
Current (ITE 11* | Single Family 63% 37%
Ed) Multi-famil 5 63% 37%

based on updated ITE trip g on rates is summarized in Table 2.

The resulting trip generation f%E @/elopment plan as itis currently proposed and

\ble 2: Development Trip Generation
type # of PM Peak Hour

2CiC units Total Inbound Outbound
November | Single Family 700 700 441 259
2015 Multi-family 300 156 105 51
Report TOTAL 1,000 856 546 310
Single Family 325 305 192 113
Current Multi-family 675 344 217 127
TOTAL 1000 649 409 240
Change since 2015 report -- -205 -137 -70

WATTCONSULTINGGROUP.COM
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Overall, at completion, the development plan will generate 205 fewer trips in the PM
peak hour than was considered in the analysis included in the November 2015 report.
This equates 24% fewer trips being generated by the development

2.2 Road Network Improvements

A number of improvements to the road network were identified in the November 2015
report and are included in the development plan as follows:

e Dogwood Drive / Davis Road added laning
e Dogwood Drive / Site access left turn
Malone Road Connection

Thetis Drive Connection

The first phases of the development are concentrated in twcral and Eastern parts
of the site. The main access for these parcels is the co Dogwood Drive,
which will be improved with the addition of left turn_la at®the site access (via Rollie
Rose Drive) and at Davis Road. Previously, the co i0n of the connection to Malone
Road was to be triggered at approximately t idential unit. In the updated
plan, the construction of this connection w conjunction with the 750" unit.
While this would mean 140 additional oUld be constructed prior to the

completion of this connection the i cti imal. The resulting 70 two-way PM peak
hour trips can be accommodated ogwood Drive connection with minimal
impact to the level of servic wood Drive / Rollie Rose Drive intersection. The
traffic from the 140 unitg a 0 approximately an additional vehicle in the peak
direction (mbound) e nd twenty seconds and an additional vehicle in the
outbound directi woPMminutes and 18 seconds during the PM peak hour.

3.0 CONCLU

In conclusion, the updates to the proposed development in the Holland Creek area of
Ladysmith, BC. will result in 24% less vehicle traffic than included in WATT’s November
2015 study.

The delay of the Malone Road connection does not significantly impact the overall
operation of the Dogwood Drive connection, with the planned improvements as the
resulting traffic from the additional 140 units constructed prior to the Malone Road
connection would be minor.

WATTCONSULTINGGRQUP.COM
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To: Jessica Tempesta, District
Subject: Holland Creek Development Memo

We trust the forgoing addresses the updates to the transportation considerations given
the revisions to the overall development plan for Holland Creek. Please contact us
directly should you have any questions or require additional information.

Sincerely,
WATT Consulting Group

Hilary Monfared, P.Eng. \
Transportation Engineer

T 778-309-1253

C 647-209-7722 @

E hmonfared@wattconsultinggroup.com

#WEAREWATT
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r.resmart Assessment

Ho '‘and Creek Western & Central Parcels

Prepared for: DISTRICT
Attn: Jessica Tempesta, Director of Development tempesta@districtgroup.ca

Prepared by: Strathcona Forestry Consulting
PO Box 387 Stn Mn
Duncan BC VIL 3X5
strathcona.fc@shaw.ca

20 June 2022
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SEEeRe e i/l Strathcona Forestry Consulting

EXECUTIVE SUMMARY

In accordance with the Town of Ladysmith’s guidelines for FireSmart development,
DISTRICT retained Strathcona Forestry Consulting to prepare a wildland urban interface
(WUI) wildfire hazard assessment in conjunction with a preliminary rezoning application
of two parcels proposed for multi-family development on the western flanks of
Ladysmith.

The WUI is the area where houses and wildland vegetation m

where wildfire problems are most pronounced. When developme@nt occurs close to

forest and other types of natural vegetation, two issues ammst,
wildfires due to human ignitions. Secondly, wildfires th ocetir will pose a greater
risk to lives and homes; they will also be more chall tofight.

Assessment determined that the wildfire thre ubject parcels is currently HIGH.

ere may be more

The elevated rating currently reflects: exteft continuity of fuel loading (including

invasive, combustible broom) at th of completely developed infrastructure

(e.g., hydrants, roads); intermix >1 ha: elevated HeadFire Intensity; and

sloping topography. Under the pr@vin ildfire Threat Rating system, ratings must be

moderate or less to be c@ eptable.

Developing in firespro cosystems involves taking the necessary steps to protect

homes, property, ystems from wildfire. Development standards play a

significant role in reducing the potential impact a wildfire will have on a community.
FireSmart principles for wildfire prevention and preparedness have proven effective at

reducing risk related losses to wildfire (FireSmartCanada.ca; FireSmartBC.ca).

In my professional opinion, if the wildfire risk reductions recommendations contained in
this report are followed throughout construction — and continue after buildout, the risk
of wildfire (and windthrow) can be reduced to a level acceptable to ensure the safety of
the intended development at both parcels.

Fire prevention and protection in the interface zone are ongoing processes. Long-term
implementation of FireSmart mitigation is essential to enhance resiliency of life,
property, and ecological processes in Ladysmith’s wildland interface.

2
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Introduction

In accordance with the Town of Ladysmith’s guidelines for FireSmart development,
DISTRICT retained Strathcona Forestry Consulting to conduct a Wildfire Hazard
Assessment in conjunction with a preliminary rezoning application of two parcels
proposed for multi-family development in the Holland Creek area.

A Wildfire Hazard Assessment evaluates the susceptibility of the subject lands to wildfire
from conditions both on and off-site, including neighbouring lands that may present a
wildfire hazard.

The interface (wildland urban interface/wildland residential i escribes any
area where combustible wildland fuels are found adjacent to hoMes or other buildings.
Under Section 919.1(1) (a) of the Local Government Act, dmme t permits may be

designated where protection of Natural Hazard Lands i i Natural hazards,

including wildfires, may put life and property, and | iodiVersity, at risk if

development is inappropriately situated and not nned. The objective is to

properly manage the risks associated with th nterface wildfires).

Assessment

This assessment reflects site con@ ior to the proposed disturbance, including any
previous site disturbance, a ipated site conditions post-development. The
assessment considers e% ite developments and the impact these
developments ma ha& subject property. The assessment report describes the
vegetation, terrai j structure on and around the subject property.

Assessment criteria @re based on Rating Interface Wildfire Threats in British Columbia
(https://www?2.gov.bc.ca/), FireSmart (FireSmart, Protecting Your Community From

Wildfire (Second Edition. Partners in Protection, 2003
(https://www.firesmartcanada.ca/), and the Home Owners FireSmart Manual (BC

Edition (https://www2.gov.bc.ca/assets/gov/public-safety-and.../homeowner-

firesmart.pdf). Fire behavior modeling is standardized after the Canadian Forest Fire
Danger Rating System (CFFDRS).

The assessment utilizes supported assessment methodology of the BC Ministry of
Forests, Lands and Natural Resource Operations. Wildfire threat assessment was
conducted through an analysis of fuel threats in and adjacent to the proposed
development, as described in the 2020 Wildfire Threat Assessment Guide and

3
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Worksheets (MFLNRO, 2020). This process, used by qualified environmental
professionals, employs physical and biophysical factors, combined with fuel hazards, to
determine the wildfire threat (low, moderate, high, or extreme). Fire risk is based on
four classes: low, moderate, high, and extreme. Fuel Types listed in this assessment are
customized from the CFFDRS Fuel Type list for applicability on BC’s south coast.
Recommendations in this report conform to BC Building Code standards and fire hazard
planning authorized by Section 3(2) of the BC Fire Services Act.

The assessment includes consideration of a range of factors including but not limited to:
fuel hazards, history of wildfire occurrence, and existing and proposed structures. The

assessment evaluates the subject property for wildfire susceptibilit
proposed land use and not just the current land use. The asse
evaluation of conditions both on and off-site including neighbouri

it pertains to the

present a wildfire hazard to the subject property. The ass ent specifies how the
proposal incorporates defensible space and building o form an appropriate
buffer zone or protection buffer. The assessment j fire hazard mitigation

recommendations regarding site modification nts and any other requirements

for subdivision or new construction that m

Recommendations in thi re%n orm to BC Building Code standards and fire hazard
planning authorized & ) of the BC Fire Services Act.

nformation

The following information was reviewed:

e 'Community Vision Report' (A Community Vision for a Sustainable West Coast
Town)

e Official Community Plan Bylaw 2003, No. 1488

e Overall Holland Creek plan (DISTRICT)

e Conceptual plans of both parcels by Michael von Hausen

e Imap BC https://maps.gov.bc.ca/
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Field Inspection

Fieldwork was conducted in June 2022. Field investigation entailed an analysis of the
interface fire hazard that the parcels are exposed to, from the perspective of the general
area, local site, and proposed and existing structures in the general vicinity, up to 100+
m (to 2+ km) from property boundaries, where feasible.

Hazard Assessment

Methods used in this assessment are repeatable and based on scientific standards
appropriate to the scope of the proposed development and the lan
assessed. Methods contributing to the results, interpretations
contained in this assessment are identified in the assessmgnt, ma
in appendices. K

ecommendations
ing, and/or included

Wildfire threat assessment employed collection of data on key forest stand
attributes. Priority setting scoring examined topo site level and previous
mitigation activities within the area of interest. el fuel assessment examined the
ground fuel, surface fuel, ladder fuel, and r aerial fuel. The wildfire threat
assessment process is consistent w ifdfirédbehavior principles from the Canadian

Forest Fire Danger Rating Systemg ).

The focus of assessment is s ute data in order to document the ability of a
unique area of forestl n& rt a wildfire. Analysis of forest structure and fuel
types contributes to d& ion of the threat rating.

Methodology invo a detailed walk through and ocular approaches consistent with
stated survey objectives. A combination of coarse and fine filters was employed for fuel

typing, and included a combination of aerial imagery and field work. Site level
assessment identified areas of the subject property in need of hazard mitigation.

Location and Description of Parcels

The two parcels are located on the western flanks of Ladysmith (see maps and photos
following pgs.). The Central parcel is approximately 12.5 acres with two accesses: the
primary access is from Ray Knight Drive; a secondary emergency access will be designed
at the northern end of the site connecting to Colonia Drive.
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The Western parcel is 12.45 acres; only approximately 5 acres will be developed; the
remaining 7.45 acres will be retained as green space. The 5-acre parcel will be accessed
by a proposed new road connection along the northern property line. The forested
Holland Creek trail corridor borders the parcel to the north. Lands to the south and west
are dedicated for development.

Second-growth forest stands were logged within recent years from both parcels. Third
growth coniferous forest stands and significant areas of brush occupy much of the sites.

<
s

Site Plan: Western and Central parcels (Bennett Land Surveying)
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>

Google Earth map (ca 2016) showing generaflocation of subject parcels

Access from the south is restricted by gates.
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Central parcel: Future access will be from Ray Knight Drive (seen in kground at left).

N
“,

C%QI: Broom encroachment.

Left: Western parcel. Right: Holland Creek forested trail buffer borders Western parcel.
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Wildfire Hazard and Risk

Wildfire hazard is a process, a phenomenon or a human activity that may cause loss of

life, injury, or other health impacts, property damage, social and economic disruption or
environmental degradation. Wildfire hazard can be described qualitatively as a fire
environment—fuel, weather, topography, and ignitions.

Risk assessment for wildfire and its impacts to communities considers both the

likelihood of a wildfire and the potential consequence associated with that likelihood.
For example, if the fuel (i.e. the hazard) ignites and the fire spreads towards the
community (probability), the wildfire can become a threat to life afld property

(consequence) with an associated risk of loss.

As outlined in the Methodology section, determination of wil hazard and risk

involves a detailed assessment of potential fire behaviou reviewed fuel

characteristics, proximity of fuel to the community, loeal fir
topographical considerations and local factors. @

pread patterns,

Fire Behaviour. Fire behaviour has three ¢ on@nts: weather, topography, and fuel.

Fire behavior predicts how forest and wi d veégetation (fuel) will burn under
different conditions. Weather and topegraphy cannot be changed; alteration of fuels
er fire intensity and change fire behaviour.

across the landscape is the only v@
Various factors influence fue@ , and topography (see chart below).

\\ FIRE BEHAVIOUR
Fire Behaviou FUEL WEATHER TOPOGRAPHY
Components /
Influencing Factor:
Moisture Wind Slope
Size Precipitation Aspect
Spacing Relative Humidity Terrain
Continuity Temperature Elevation
Fuel Loading

Biogeoclimatic Classification. The subject parcels are located in the moist maritime

Coastal Douglas-fir (CDFmm) biogeoclimatic subzone. Summers are warm and dry, while

winters are moist and mild. Growing seasons are long, and often feature pronounced

water deficits on zonal (average) and drier sites. Fire Danger Ratings (i.e., the risk of a

fire starting) often reach High and Extreme in summer.

9
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Due to the historical human activities over the last century (e.g., forestry, agriculture,
housing), expanding population density and relatively benign topography, urban
development is common and widespread in the CDFmm. Recreational activities are also
becoming increasingly popular as development spreads into the interface zone.

Topography. Physical site characteristics impact fire behavior by affecting ignition
potential and the rate of fire spread. The Central
parcel occupies a mid slope moderate gradient
with a northeasterly (cooler) aspect. Wildfire

behavior tends to be of greater concern on

steeper, upper slopes
Western parcel occupies id-slope with

moderate gradient@and sou
(warmer expos

During extendedyperiods of warm, dry, windy

summer weather, all interface areas can be vuIner@ ildfire.

Wildfires typically burn uphill. speets tend to burn “hotter.”

Vegetation. Fire behavior predicts I’@t and wildland fuels (vegetation) will burn

under different conditions. Fuel h@zar ans the potential fire behaviour, without

regard to the state of weathm raphy, based on the physical fuel characteristics,
d, c

including fuel arrangemént, ondition of herbaceous vegetation and the
presence of ladder fu&

fuel types developed by the Canadian Forest Fire Danger Rating

asterly aspect

Benchmark vegeta
System Fire BehavioPSystem (CFFDRS) are used to forecast how a wildfire will react
(cwfis.cfs.nrcan.gc.ca ) (refer to Appendix 2). A Fuel Type is defined as “an identifiable

association of fuel elements of distinctive species, form, size, arrangement, and
continuity that will exhibit characteristic fire behavior under defined burning conditions”
(Canadian Interagency Forest Fire Centre, 2003).

10
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Holland Creek Western, Central

Strathcona Forestry Consulting

Major Fuel Types at Subject Parcels:

Fuel Types | Description Forest Floor & Ladder Fuels Wildfire
Surface Fuels Behaviour
(why and how a fire spreads)
c-2/c-3 Shrub cover and Surface fuels comprised Ladder fuel loading Fire start during warm dry
Continuous discontinuous to of a mix of native and moderate to high; low weather could have
brush/low continuous invasive shrubs, low crowns generally to relatively rapid rate of
trees immature tree trees. ground, often continuous spread through brush and
cover occupies low tree cover.
significant portion
of sites
C-5 Coniferous Discontinuous needle Moderate to High ladder Fire start during warm, dry
Coniferous immature 3rd- litter. Discontinuous to fuel loading. windy weather would see
j growth forest — with | continuous understorey rapid rate of spread,
forest (with scattered mature shrubs and tree especially during windy
mixed leaf second growth trees | branches. ditions.
component - variable density. High fuel loading.

A hazard tree assessment prior to commencement of
potentially dangerous trees, and to retain wildlife

r r

ommended to identify
ere possible. The subject

areas provide known habitat for several cavity g hirds (e.g., owls, chestnut backed
chickadees) (imapBC). Efforts should be madeto

edges of the parcels.

Widespread infestation of invasiv Qﬂants has occurred at the parcels since the
S

parcels were logged several y room, Himalayan blackberry, daphne, holly,

ain safe wildlife trees along the

English ivy, and knotwe oached onto wide areas. Concerted efforts to

eliminate these invasi ecies must include prompt rehabilitation of disturbed
soils (e.g., seedin ist d sites with certified organic seed mix and/or native

wildflowers) and landscaping.

11
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Left: Knotweed, Himalayan blackberry, and broom at Central parcel. Rig 00 read at Central
parcel.

Risk of Ignition. Risk of ignition represents the potentidl foRfire starts. Risk of ignition
could come from recreational use (e.g., hiking, AT he area, property owners in
the vicinity, and construction activities in the vi€inity. The risk of lightning is
relatively low on the coast.

Historical logging roads and multipl ils the area provide access to the parcels.
During field assessment, ATV use eréyobserved driving through the area. Risk of
ignition is currently rated MO, o HIGH).

Fire Spread and Inten& ire intensity is a numerical ranking of difficulty of
control for speci t . Flame length is a main visual manifestation. Head fire
intensity is a majo erminant of certain fire effects and difficulty of control.
Numerically, it is eqal to the product of the net heat of combustion, quantity of fuel
consumed in the flaming front, and the linear rate of spread. Under warm, dry
conditions, there is currently sufficient continuity of surface and ladder fuels to enable a

fire to spread quickly. Dry, windy conditions would increase rate of spread.

HeadFire Intensity is currently rated High. The goal of Wildfire Risk Reduction (WRR) is
to reduce/ and or maintain HeadFire Intensity at less than 2000 kW/m (< 3, HFI column
Moderate).

12
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Fire Weather Indices

Hazard FFMC DMC DC 1S BUI FWI HFI
Ratin Fine Fuel Moisture  Duff Moisture Drought Initial Spread Build Up Fire Weather Head Fire
J Code Code Code Index Index Index Intensity
Low 0-76 0-21 0-79 0-1.5 0-24 0-4.5 1-2
Moderate  77-84 2227 80-189 24 25-40 4.5-10.5 Ii_f)oa' Is 3 or
High 85-88 28-40 190-299 5-8 41-60 10.5-18.5 4
Very High ~ 89-91 41-60 300-424 9-15 61-89 18.5-29.5 5
Extreme 92+ 61+ 425+ 16+ 90+ 29, 6

Spotting Potential. Spotting is a fire behavior characterismﬂc sparks or embers
are carried up by the wind and/or convective column a I
to ignite additional fires beyond the zone of direct ignitien by'the main fire

other downwind fuels

(Firewise.org). Fire spotting is one of the major w ires spread and homes are
ignited and destroyed in wildland/urban inte . Firebrands can come down on
and ignite combustible roofs, combustiblesite
nearby combustible fuels. The resulti t fires may go unnoticed and thus

unsuppressed when an area has b ch‘ated of residents, when firefighters are

spread too thin, or when spot fires arejtoo numerous.

The maximum spottin %@a particular fire varies according to several factors,
xsi

tored adjacent to homes, and other

including overall fire i ind speed, fuel type, initial size of the ember when

lofted up, and ho is burning (Firewise.org). If a fire start occurred during very
warm/hot dry weather (High/Extreme Fire Danger Ratings) within a wide range of the
subject proposal, there is a high possibility of spotting. Likewise, if a fire started at the
subject parcels, spotting is highly likely. Wind-borne embers are known to travel up to

several kilometres.

Fire Protection. The subject site is located within the service area of Ladysmith Fire
Rescue (LFR), a volunteer fire department that provides protection to the Town of
Ladysmith. The firehall is at 330 6 Avenue.

Response time can be delayed, depending on the time of day.

13
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Mutual Aid. Fire Departments within the CVRD operate under a mutual aid agreement
with other fire departments within (and outside) the region. In the case of a serious fire,
mutual aid from adjoining fire departments can benefit fire suppression by pooling
manpower and resources (water supply, water tenders, etc.,). Mutual aid, however, may
not always available.

Wildfires. Ladysmith Fire Rescue automatically responds to structure fires and small,
easily accessible bush fires inside the fire service protection area (FPA). The Wildfire
Management Branch generally responds to forested areas outside a FPA.

Water Supply. The subject parcels will be fully serviced. The develo DISTRICT, will
be working with the Town and Koers Engineering on water dem andsupply.

Access. Safe access increases safety for both residents ighters, and also
facilitates quick response by firefighters.

As noted, the Central parcel will be accessed f Qnight Drive, with a secondary
emergency access at the northern end of e connecting to Colonia Drive.

The portion of the Western parcel to ie deVieloped will be accessed by a proposed new
road connection along the northekn prepert

>
”\&
v

y line.
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Wildfire Hazard Assessment Results

Scoring from the wildfire hazard assessment and fire behavior analyses determined the subject
parcels currently have a HIGH Fuel Assessment rating (see chart next page), contributing to a
HIGH Local Wildfire Threat Rating (below). Factors contributing to the elevated rating include:

continuity and extent of fuel loading (including high infestation of broom); sloping topography;
warmer aspect (Western parcel); lack of completely developed infrastructure (e.g., roads and
water connections); HeadFire Intensity; and intermix >1 structure/ha.

Ratings must be low/moderate to ensure an area and/or structure(s) are safe. Post-
development, the Threat rating is projected to be moderate (or possibly Jower, depending on
degree of Wildfire Risk Reduction employed).

LOCAL WILDFIRE THREAT SUMMARY: Western and Ce parcels, Holland Creek
System: Subcomponents CURRENT rati Projected Ratings
post-development*
MFLNRO Wildfire Fire Behaviour: Fuel Ass
Fuel, Moderate
Threat Assessment Weather,
Topography
Structural (incl vicinity) Mod Moderate
Overall Rating: High Low to Moderate
HIRV Model Hazard Mod-High Moderate
Impact High Moderate
Mod Moderate
Mod-High Moderate
Wildfire Risk Mod to High Moderate (to Low)
*Projected ratings condi u compliance with recommendations contained in this report.

Wildfire risk triangle. (Scott et al. 2013).

Risk rating is currently Moderate - High (considers several factors, including current usage of the
area and current lack of on-site infrastructure).

15
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Generalized Descriptions of the “Fuel Assessment Rating” classes:

Low Fires may start and spread slowly. There will be minimal involvement of deeper
fuel
layers or larger fuels.

Moderate Forest fuels are drier and there is an increased risk of surface fires starting.

There will be involvement of the organic layer but larger dead material will not
readily combust.

High Forest fuels are very dry, new fires may start easily, burn vigorously; aerial fuel
will be engaged in the flaming front. Most fuel in the organic layer will be
consumed and larger

dead fuel will be consumed in the smoldering combustion.

Extreme Extremely dry forest fuel, new fires will start easily,.burn vigorously; all aerial
fuel will be engaged in the flaming front. Most fuel iMithe organic layer will be
consumed and
larger dead fuel will be consumed in the smolde

combustion.

FMC (Fuel Moisture Content) 95% value based on 90™ percenti%ught nditions.

Fuel reduction targets should be sufficient to be effecti t treatment objectives of
reduced fire behaviour under 90" Percentile Fire r Index (FWI) Conditions (FFMC, ISI,
BUI) from the BCWS weather network.

™

>
”\&
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Summary

Expanding development at Ladysmith is pushing the wildfire interface zone along the western
flanks of the Town into the wildland-urban interface (WUI), an area where homes and other
development and wildland vegetation (e.g., forests) meet or intermingle. It is here where
wildfire problems are most pronounced.

When development occurs close to forests and other types of natural vegetation, two problems
can arise. First, there will be more wildfires due to human ignitions. Secondly, wildfires that do
occur will pose a greater risk to lives and homes. These fires will be more,challenging to fight.
The opportunity to let natural fires burn will also become impossible.

More hopefully, to the extent that WUI growth reflects an affinity for n e, the consequences
and costs of growth could prompt discussions on how to sustai se highly valued ecosystems
vid®Helmers; H. Anu Kramer;
ity of California).

in which so many people are choosing to live (Radeloff, Vol
and Susan Stewart; Biological Sciences, March 12, 2018

FireSmart strategies for wildfire risk reduction are safe development of the Western
and Central parcels at Holland Creek.

™
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FireSmart Recommendations

Wildfire risk reduction recommendations outlined in this report are based on FireSmart
principles and best practices (wildfire prevention, mitigation, and preparedness) to
manage wildfire risk and impact (FireSmartCanada.ca; FireSmartBC.ca). FireSmart
techniques include minimizing the risk of home ignition by carefully landscaping around
residential structures (e.g.,thinning trees and brush and choosing fire-resistant plants),
selecting ignition-resistant building materials and positioning of structures.

New neighbourhoods in the area are encouraged to engage in®ire Canada’s
Neighbourhood Recognition Program. Neighborhoods in Canada that have earned the
special distinction of being recognized under the FireSmartRrogram follow a systematic
approach to organizing and implementing a FireSmart mitigation plan. FireSmart actions

at a community level will reduce the risk of wildfir hance resiliency of a
community.
Application of the following recommendationsWill reduce the risk of wildfire during and

post-development. Q
Vegetation Management " ?
General Precautions During ing and Construction

e Ensure any land cléafing ities are conducted in compliance with BC’'s Wildfire Act

local bylaws.
e Asperthe ild ct, if a high risk activity (i.e., land clearing) is taking place

between 1 31 October, the operator must keep at the activity site fire fighting
hand tools, infa combination and type to properly equip each person who works at the
site with a minimum of one fire fighting hand tool, and an adequate fire suppression
system (onsite portable water tanker and fire fighting tools — shovels, pulaskis, portable
water backpacks). In addition, efforts must be made to maintain an adequate fire break
between any high risk activity and areas of continuous forest to ensure a fire originating
at the site does not escape the site.

e During landclearing, develop an Emergency Plan of Action, listing key contact
information in case of fire and/or other emergency at the site.

e Hazard abatement (removal of slash/disposal of debris piles) must take place in
compliance with Town of Ladysmith bylaws.

e Ensure construction workers are made aware of the risk of fire in the interface zone,
especially during dry summer weather.

18
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Hazard Tree Management
e As per WorkSafe regulations, prior to commencement of work at the site, potentially
hazardous trees require assessment from a certified Danger Tree Assessor. Trees
identified as Danger Trees will require treatment (removal / possible modification) from
a certified tree service.
Where safely practical, modified treatment can provide useful wildlife habitat.

FireSmart Zones — (see Appendix 1)
e Priority Zone 1a: 0-1.5m

A noncombustible surface should extend for 1.5 m around structures, homes, and accessory
structures, and any attachments, such as decks. Avoid storing flammable outdoor items, such as
wicker or wooden patio furniture, cushions, doormats, window boxes ang planters, garbage
cans without lids and BBQ propane tanks, which are all places where embéks can land and start
a fire, in this critical area adjacent to the home.
= Landscape with noncombustible landscaping materials, such as
=  Avoid woody shrubs, trees, or tree branches in this zon
= Create a noncombustible zone underneath and for 1 a d any RVs/vehicles
=  Mitigate any auxiliary structures to same standard th of home

vel, brick, or concrete

o  FireSmart Priority Zone 1: 0-10 m
Establish and maintain an environment around cttges that will not support fire. Focus on
fuel removal, conversion, and reduction.
= Plan on landscaping with a lo
Avoid the use of cedar hedging.
= Maintain landscapes with re
plant removal.
= Create non-flammable far, pes, such as rock, gravel, and water features, which,
function as firehreaks by ing up areas of fuel. Rock can provide a natural looking,
low-maintenan n er-efficient mulch and as well as a fire-resistant buffer zone.
i t materials in islands. Group plants in islands surrounded by
ials, such as rock; employ landscape elements together to create

ire resistant plants and shrubs.

ation, mowing, pruning, raking, weeding and dead

= Limb (prune) trees 1.5 to 2m from the ground. Create space between trees and shrubs —
a general rule is twice the height of what the plant will be at maturity. Remove tree
limbs closer than 15-feet from power lines and any touching the house or other
structures.

=  Avoid using woody debris, including bark mulch, as it provides potential places for fires
to start

=  Store items such as firewood piles, construction materials, patio furniture, tools and
decorative pieces at least 10 m from the homes and any structures

e  FireSmart Priority Zone 2: 10-30 m
When and where feasible, extend the fuel modified area 10-30 m around structures. Conduct
FireSmart thinning, pruning, and fuel reduction strategies in this zone to reduce fuel loading.
= Thin and prune evergreen trees to reduce hazard in this area

19
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Within 30 m of homes and any other structures, selectively remove evergreen trees to
create at least 3 m of horizontal space between the single or grouped tree crowns, and
remove all branches to a height of at least 2.5 m from the ground on the remaining
evergreen trees. (For smaller evergreen trees; general rule of thumb is prune branches
up to a third the height of the tree)

Regularly clean up accumulations of fallen branches, dry grass, dried arbutus leaves, and
conifer needles from the ground to eliminate potential surface fires

FireSmart Priority Zone 3: 30-100 m

Where fuel modification in PZ1 and PZ2 is insufficient to protect structures and/or property, and

where property boundaries permit, thin and prune trees in order to create an environment that

will not support high-intensity crown fires.

FireSmart Landscaping

Look for opportunities to create a fire break by creating spaces b en trees and other
potentially flammable vegetation

If possible, prune the trees located up to 100 m from hgmes

Thin and prune overgrown trees to reduce hazard K

Regularly clean up accumulations of fallen branches rass) and needles from the
ground to eliminate potential surface fires

sistive, widely spaced trees, native
tone and/or water features and/or

to Landscaping.
ources-library/firesmart-quide-to-landscaping
disturbed during clearing and construction with
d/or native plant species to prevent encroachment
., broom, gorse, daphne, Himalayan blackberry).

‘oom is currently encroaching on the site.

r of branches and other vegetation.

Incorporate FireSmart landscaping by
shrubs and groundcover in combinati
maintained lawn areas. See Fi
https://www.firesmartcanad

approved landscaping
from invasive pla

A moderate inf
Powerlinessshou C

Construction

The roof is the most vlinerable component of a structure. Sparks and burning embers from a
wildfire can travel long distances and quickly ignite flammable roofing material.

Siding material is also vulnerable to wildfire. Combustible debris can accumulate at the vents
and openings on your home and be ignited by embers during a wildfire.

20

Use fire-retardant roof covering assemblies rated Class A, B, or C (i.e., metal, tile, ULC-
rated asphalt) and feature non-combustible siding materials (i.e., stucco, metal siding,
brick, cement shingles or cementitious materials, poured concrete, or ULC-rated wood
siding) on new structures. Metal, clay tile, and rated asphalt shingles are the most fire
resistant roofing materials. Siding materials such as stucco, metal, brick and concrete
offer superior fire resistance to wildfire. Logs and heavy timbers are less effective, while
wood and vinyl siding offer very little protection.

Follow FireSmart guidelines for design, construction, and maintenance of window and
door glazing, eaves and vents, and decking. Install noncombustible material for all vents
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(should be 3 mm screening or ASTM fire rated vents). Metal products are recommended
for vents and vent flashing. https://www.firesmartcanada.ca/

e Ensure structures are equipped with working smoke alarm(s).

e Sheath in the base of decks, balconies and homes with fire-resistant material to reduce
the risk of sparks and embers igniting the home. Use metal railings or tempered glass for
decks and balconies. Select noncombustible patio furniture and decorations.

e If awood fence is installed, ensure at least a 1.5 m noncombustible break between the
fence and a structure (i.e., a metal gate with a stone wall to break up combustible
fence).

Maintenance
e Regularly inspect siding for locations where embers could accumulate and lodge.
e Maintain and remove combustible debris near exterior walls to reduce a building’s
vulnerability to ignition during a wildfire.
e Regularly remove debris from gutters — sparks and easily ignitethese dry materials.
e Inspect vents and openings regularly to ensure vents argjih good repair, and remove any

accumulated combustible debris.
Water Supply / Fire Protection ,.@Q
r

e Ensure water main, fire hydrant capabilities a ing meet Town of Ladysmith
Engineering specifications.

Access
e Ensure roads and driveways me&tBC Building Code and municipal Engineering
requirements.
e Ensure address signage is clearly evident during the construction phase and at build-out.

Letters, numbers, and s should be at least 10 cm high, with a 12 mm stroke,
contrast with the gr colour of the sign, and be reflective.
e Ensure new strugtlre mapped on fire department “pre-org” (fire planning) maps.

FireSmart Program

e Promote neighbourhood resiliency by encouraging residents of the new development
and surrounding existing development to liaise with the Ladysmith Fire Rescue and
enroll in the FireSmart Canada Neighbourhood Recognition Program. FireSmart Canada
developed the FCNRP to encourage and officially recognize neighbourhoods that have
taken critical steps to reduce their vulnerabilities to wildfire. FireSmart is most effective
when neighbours band together.

e See https://firesmartbc.ca/firesmart-canada-neighbourhood-recognition-program-

fenrp/

Regulatory Provisions
e Conduct follow-up assessment (at building permit) to ensure appropriate mitigation
measures have been implemented.

21
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22

The Town of Ladysmith to consider entering into Section 219 Covenants with property
owners to regulate regarding the use of land or the construction of structures or
buildings, as part of the development approval process. This is to ensure the protection,
preservation, conservation, maintenance and or restoration of land and/or other
specified features within the municipality.

A Section 219 Covenant is a charge secured against the title to a property in favour of
the municipality to impose a positive or negative obligation on the property owner, as
per the provisions of Section 219 of the Land Title Act.
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Appendix 1. FireSmart Interface Priority Zones
In interface areas, FireSmart advocates the establishment and maintenance of Fuel Management Zones*
extending outward from structures and along access routes:

Zone 1 a (0-1.5m)
Zone 1 (0-10 m).
Zone 2 (10-30 m).
Zone 3 (30-100 m).

(FireSmart, 2003; updated 2018)
Zone 1a (0-1.5 m): This is the noncombustible zone, where it is very important not to have any
combustibles next to buildings.
Zone 1 (0-10 m): The main objective of vegetation management is to create an environment that will not
support fire. Vegetation management focuses on fuel removal, conversion, and reduction.
Zone 2 (10-30 m): Where treatment in PZ 1 is not sufficient to significantly reduce the fire hazard due to
fuel loading, extend the fuel modified area with a variety of thinning and prunin
Zone 3 (30-100 m): Where fuel modification in PZ1 and PZ2 is insufficient t
property, FireSmart advocates treatment in Priority Zone 3 with a variety of

in order to create an environment that will not support high-intensitygrEwn fir

ning and pruning actions

*Setback Zone distances may be extended depending on aspect, slop | loading, etc.

%
>
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Appendix 2. Generic Fuel Types (adopted from CFFDRS).
Description Wildfire Behaviour Under High

Wildfire Danger

Coniferous:
c1 Terrestrial herbaceous ecosystem: mossy rock outcroppings High potential for surface fire, especially if high
moss/lichen
Dense regeneration to pole-sapling (immature) forest with
c2 crowns almost to ground High potential for crown fires; low to very high
fire intensity and rate of spread

Fully stocked, mature forest, crowns separated from ground;
c3 sparse understorey Surface and crown fire, low to very high fire
intensity and rate of spread

Dense, pole-sapling (immature) forest, heavy standing dead
ca and down, dead woody fuel; continuous needle litter; High potential f own fires, high to very high
continuous vertical crown fuel continuity i d rate of spread

Moderately well-stocked, mature forest, moderate dense
c5 understorey crowns well separated from ground; continuous to moderately fast-spreading, low to
needle litter erate intensity surface fire

Fully stocked conifer plantation; absent understorey; tree
cé crowns separated from ground; continuous needle litter Surface fire may spread rapidly to become high
intensity fire with high rate of spread

Open, mature coniferous stand; uneven-aged;discol ous
c7 understorey; tree crowns mostly separated fro oun Surface, torching, rarely crowning (except on
steeper slopes), moderate to high intensity and
rate of spread
Moderately well-stocked deciduo n oderate medium
to tall shrubs and herb layers
D D-1 Leafless Typically a surface fire; low to moderate rate of
(Deciduous)  D-2In leaf spread and fire intensity

Moderately well and of conifers and Surface, torching and crowning; moderate to
deciduous tree s ; te shrub understorey; conifer very high intensity and spread rate (varies with
Crowns e; und slope and % vegetation cover)
M M-1 Leafle
(Mixed M-2 in Leaf Fine fuel % and cedar foliage retention will

Forest) result in faster ignition and spread

Slash from logging and land clearing
S Rapid spreading, moderate to high intensity

(Slash) surface fire
Continuous standing grass — fuel loading is 0.3 kg/m2; scattered
trees

01-Long 01-a Matted The taller, and more cured the grass, the more
01-b Tall rapid spread; low to moderate intensity surface

fire

Continuous human modified short grass

01-Short Typically low rate and spread and low fire

intensity.
25
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Appendix 3. Fire Risk Classes.

RELATIVE WILDFIRE RISK

Low

Moderate

High

Fire Risk Classes

graphy, proximity to the community, fuel
actors make it a lower potential for

or small groups of conifer trees could torch/
low, low risk to any values at risk.

threatening a community. These stands will support surface fires, s
candle in extreme fire weather conditions. Fuel type spot pot

Moderate (Yellow): The combination of the local fuel h, er influences, topography, proximity to the
community, fuel position in relation to fire spread pat known local wildfire threat factors make it possible that a

stands with very high crown base height, and decid ds with 26 to 49% conifers. These stands will support
surface fires, single tree or small groups o uld torch/ candle. Rates of spread would average between 2-5
meters/ minute. Forest stands would have impact values in extreme weather conditions. Fuel type spot
potential is unlikely to impact values at nce (<400m).

High (Orange): The combination ofghe | fiel hazard, weather influences, topography, proximity to the community,
fuel position in relation to fire sprgad erns, and known local wildfire threat factors make it likely that a wildfire in this
area would threaten the co i cludes stands with continuous surface/ crown fuel that will support regular
torching/ candling, intermi 0 nd/or continuous crown fires. Rates of spread would average 6 -10 meters/
minute. Fuel type spot po ial i ly to impact values at a long distance (400 -1 000m).

Extreme (Red): Th
fuel position in relati

imation of the local fuel hazard, weather influences, topography, proximity to the community,
fire'spread patterns, and known local wildfire threat factors make it very likely that a wildfire in
this area would threatéh the community. Stands with continuous surface/ crown fuel and fuel characteristics that tend to
support the development of intermittent or continuous crown fires. Rates of spread would average >10 meters/ minute.
Fuel type spot potential is probable to impact values at a long distance (400 -1 000m or greater).These forest stands have
the greater potential to produce extreme fire behaviour (long range spotting, fire whirls and other fire behaviour
phenomena.

26
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Limitations

This report provides an assessment of site conditions. Evaluation is base
judgment. The investigation involved field observation. Recommend

to the particular site as disclosed at the time of inspection. The report

site-specific circumstances and conditions. It is intended only foRuse by t
for which it was commissioned and for use by local governmepgt,re

it pertains.

ing the activities to which

&
&
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208A — 2520 Bowen Road
Nanaimo, BC V9T 3L3
P: (250) 751-9070

November 18, 2022

EDI Project No: 21N0582

Ladysmith (Hillside Development) Limited Partnership
200 - 8809 Heather Street

Vancouver, B.C. V6P 3T1

Attention: Jessica Tempesta

RE: Environmental Review for Holland Creek Properties, La ith

INTRODUCTION \
EDI Environmental Dynamics Inc. (EDI) has prepared thiserort for Ladysmith (Hillside
Development) LP (the Proponent) to summarize key environn@ iderations for proposed rezoning of

a portion of the Holland Creek Properties in Ladysmith eview summarized herein is generally

limited to the identified areas that are proposed to be e R-3-A (the Properties) by the Proponent.

Figure 1 provides a sketch of the two areas proposed ing to R-3-A, referred to herein as the Central

Parcel and the Western Parcel. As previous co an ts included a detailed bio-inventory completed by

Toth & Associates Environmental Services"Q a detailed watercourse assessments completed by D.R.
ntal

Clough Consulting, and Corvidae Environ onsulting Inc 2022 for an adjacent property, our review

did not attempt to redo the previous engfirofio l assessments completed. Instead, our review builds on this
previous information through recc@fiel é l desktop reviews we completed for the Proponent within these

and other areas within the Holl roperties. The review included the following primary tasks:

e Background in review to determine if any significant environmental sensitivities were
known to occut.

e Review of previous consultant reports provided to EDI.
e Review of watercourses and riparian areas within and near the Properties.

e Field reviews within the Properties.

Throughout this summary, the Riparian Areas Regulation (RAR) is mentioned, and it is important to note that
this regulation was replaced by the Riparian Areas Protection Regulation (RAPR) in 2019. While the name has
changed, most of the key requirements, methodologies, and terms are the same.

Page 129 of 236



Environmental Review for Holland Creek Properties, Ladysmith @

Nov 18, 2022

Figure 1. Sketch of areas proposed for R-3-A zoning (Central Parcel on the righgand Western Parcel on the

left).

BACKGROUND INFORMATION REVIEW

Table 1 provides a summary of the background information r ompleted prior to conducting the field

reviews.

Table 1 Summary of Background Information Review

Information Source

Type of Information Results of Search

Habitat Wizard

Ladysmith OCP Map 2

Wildlife Tree
Stewardship Atlas &
Great Blue Heron
Atlas

Known occurrences d occurrences of species at risk occur within or near the
of provincially and

federally listed spg

rand Fir / Dull Otegon-grape ecological community ovetlaps with
e Properties (Figure 2). This is a red-listed (rare) ecosystem; however, all
portions of these polygons that are within the Properties have been
previously logged so are no longer considered to be sensitive.

Heart Creek Ravine is a Sensitive Ecosystem Inventory (SEI) polygon
(riparian ecosystem).

Shows Heart Creek but provides no fish presence/absence information.
Indicates that Heart Lake is known to contain rainbow trout and
cutthroat trout.

Development Permit  Several DPAs occur on the Properties (Figure 3):
Areas e DPA 6 (Riparian)

e DPA 7 (Hazard Lands)

e  DPA 8 (Multi-Unit Residential ESA)

e DPA 11 (Arbutus Hump ESA)

Raptor and Heron No known wildlife trees within or near the Properties.
nest trees and other

significant wildlife

trees

EDI Project No: 21N0582

EDI ENVIRONMENTAL DYNAMICS INC. 2
Page 130 of 236



Environmental Review for Holland Creek Properties, Ladysmith
Nov 18, 2022

Figure 2. Grand Fir / Dull Oregon-grape ecosystem shown in blue (§€rc@a clip’from Habitat Wizard).

Figure 3. DPAs within the aEa (screen clip of OCP Map 2).

In addition to reviewing online sources of information, various consultant reports provided by the Proponent
were reviewed. Table 2 provides a summary of key information that pertains to the subject Properties.

Table 2 Summary of Previous Consultant Reports

Information Source Key Information Pertaining to within Proposed Areas to be Rezoned
Toth 2013! No rare plants identified.
(Attachment 1) No ecologically sensitive polygons within the proposed ateas to be rezoned.

No stick nests identified within proposed areas to be rezoned.

! Toth & Associates Environmental Services. 2013. Bio-inventory of Northern Portions of District Lot 103E&N and Block 192,
Opyster District, Ladysmith. Prepared for Glencar Consultants Inc.

EDI Project No: 21N0582 EDI ENVIRONMENTAL DYNAMICS INC. 3
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Clough 20132 Identified and characterized streams within and near the Properties.

Determined extents of fish distribution. Heart Creek is fish bearing, all other streams within the
Properties were identified as non-fish bearing due to downstream barriers and lack of perennial
flow.

Clough 20143 Identified and characterized streams throughout the Properties.
Discussed extents of fish distribution.
Provided information regarding riparian setbacks for most stream and ditches.

Corvidae 2022* Provided mapping extent of ecological community ovetlapping DPA 11.

FIELD REVIEW

The field reviews were conducted on November 26, 2021, January 14, 2022, and September 8, 2022. The
focus of the reviews was to verify watercourse locations and characteristigs, review riparian areas, and

determine if any changes or new features were present since the previous consulgant reports were prepared.

The following sections summarize key findings from our field reviews. \

Watercourses Q

The following table summarizes watercourse observations an erations resulting from field reviews.

n
Watercourse names are as per the Site Plan contained in t 014 report (see Attachment 2).

Table1l. Summary of Watercourse Obsetvations an erations

Watercourse = Comments

e Heart Creek and its ripariaft area ted between the Central Parcel and Western Parcel
appeared to be as described by pfévious consultant reports.
Heart Cr. e  The Heart Creck rafineoca etween the Central Parcel and Western Parcel is greater
(Reach 2) than 60 m wi e 1-2 of the Riparian Areas Protection Regulation (RAPR)
Technical ual the Riparian Assessment Area (RAA) is 10 m from top of
ravine ban ific wider than 60 m.

appea’ s described by previous consultant reports.

T2 e The T2Wavine is less than 60 m wide. As per Figure 1-2 of the RAPR Technical
Assessment Manual the RAA is 30 m from top of ravine bank for a ravine less than 60 m
wide.

e The 2014 RAR report mentions a T2B in Section 1 but does not further describe it. It is
assumed to be the stream that flows into T2A, just north of Ray Knight Drive.

ToB e  There are multiple ditches upstream that flow into and near the short ravine in which T2B
flows, and the area upstream of the ravine has been recently cleared, grubbed, stripped,
and ditched. It is not possible to discern the natural drainage pattern that occurred here
prior to recent earthworks and historic developments upslope (hydro line, logging roads).

2 D.R. Clough Consulting. 2013. Holland Creek Watershed, Ladysmith B.C. Environmental Assessment. Prepared for 0885538BC
Ltd. and Stzuminus First Nation.

3 D.R. Clough Consulting. 2014. Riparian Areas Regulation Assessment Report. Prepared for Province of BC.

* Corvidae Environmental Consulting Inc. 2022. Environmental Assessment for Proposed Holland Heights Neighbourhood DPA
11 Attachment E. Prepared for Lamont Land

EDI Project No: 21N0582 EDI ENVIRONMENTAL DYNAMICS INC. 4
Page 132 of 236



Environmental Review for Holland Creek Properties, Ladysmith
Nov 18, 2022

e All upstream ditches that currently flow directly into T2B were investigated. None of the
ditches were found to be fed by a watercourse that is upstream of the hydro line and
logging roads.

e Flow from small, ephemeral streams, within the forested area upstream of the hydro lines
drain towards T2B but have been ditched by hydro and logging roads, and these sources
of flow have recently been ditched such that they disperse into the cutblock west of the
T2B ravine.

e The T2B ravine is less than 60 m wide. As per Figure 1-2 of the RAPR Technical
Assessment Manual the RAA is 30 m from top of ravine bank for a ravine less than 60 m
wide.

Terrestrial Environments

In general, the terrestrial environments with the Properties appeared to b described by the 2013 bio-
inventory prepared by Toth and Associates Environmental Services. No new enviigonmentally sensitive areas
or important habitat features were observed. X

The Central Parcel occurs largely within an area that has been recengly 1o (2012). Most of this harvested
area was clearcut but a portion in which the Central Parcel S

selectively logged. As such, there
remains a patch of sparse forest with several older trees with turbed understory. This area is visible

on airphotos and in Figure 2 of the 2013 bio-inventory, ot depicted as a separate polygon. While this

small area has some mature forest attributes, it has b mented and disturbed by selective logging and

there were no significantly large trees or other fea

As shown in Figure 2 of the 2013 bio-inve , Western Parcel consists mostly of pole-sapling forest
that was harvested in 2005/2006. A smaller
large trees or other features of note w

Adjacent to the Western Parcel 1§@n
DPA 11 and DPA 7/8. T sctl

ed in 2012. This area also overlaps with the Corvidae mapping of the

panhent of this area consists of young forest. No older forest,

rved.

at is proposed as park. This proposed park area is overlapped with

e area as Douglas-fir /arbutus — salal Young forest ecosystem (Figure
Douglas-fir/arbutus ecosystéin which is mapped as extending east and south of the DPA 11 (into a portion
of DPA7/8) and bordered by extensive Scotch broom (see attachment). Additional ecosystem mapping for
the atea is provided in Madrone 20085 which also maps the Douglas-fir/arbutus ecosystem at a Young forest
stage ovetlapping this area but also including components of Douglas-fir / dull Oregon-grape ecosystem.
Mapping by Madrone precedes the recent forest harvesting. In the detailed TEM mapping provided by
Madrone the biogeoclimatic boundary of the CDFmm and CWHxm1 were adjusted (which often occurs in
detailed ecosystem mapping projects as the zone boundaries are initially mapped at a coarse scale and refined
based on ground conditions and ecosystems present). The adjusted boundary places the DPA 11 Arbutus

5 Madrone Environmental Services Ltd. June 2008. Terrestrial Ecosystem Mapping of the Coastal Douglas-Fir Biogeoclimatic Zone.
For Mr Bill Zinovch Integrated Land Management Bureau Planning Officer.

EDI Project No: 21N0582 EDI ENVIRONMENTAL DYNAMICS INC. 5
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Hump ESA and surrounding area within the CDFmm despite being slightly higher (190 masl) than the
generally accepted cut off of 150 m masl for the CDFmm BEC zone.

00}
s’\S.
v

Figure 5. DPA 11(blue), DPA 7/8 (yellow) and proposed Western Parcel zoning (orange), with proposed park
designation (green) and the extent of the Toth mapping of Douglas-fir/arbutus ecosystem (red).

EDI Project No: 21N0582 EDI ENVIRONMENTAL DYNAMICS INC. 6
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DISCUSSION

Other than the previously undescribed drainage features observed upstream and adjacent to T2B, there were
no new sensitivities uncovered during our background review and field assessments. Below is a summary of
key environmental considerations associated with future development

e As per DPA 6 requirements any future development within the RAAs of Heart Creek, T2 and
T2B, including subdivision, will require submission of a new RAPR report (the previous RAR
report cannot be used to approve future development). Each detailed RAPR assessment (needed
to allow for the minimum riparian setback) would require the following to be addressed, some of

which may require additional areas to be protected beyond the minimum setbacks identified:

Danger trees

Windthrow

Slope stability

Protection of trees
Encroachment

Sediment and erosion control

Stormwater management

© OO O © © © o ©

Floodplain concerns

e If construction of a road across k or any other watercourses is required as part of future

development, environmental per r in-stream works will be needed including:

o Water Sustainapflity ection 11 Notification or Change Approval. Depending on
crossing desigf details bridges and culverts may only require a Notification; however, due
to the o) Heart Creek ravine, it’s more likely that Notification criteria can’t be
met an a Change Approval would be needed.

0 Submissiof of a Request for Review to DFO. Depending on crossing design details and
potential impacts to fish and fish habitat, DFO review would result in either a Letter of
Advice to allow the work to proceed, or a letter indicating that an application for
Authorization would be required.

e Drainage features observed upstream and adjacent to T2B will need to be addressed as part of the
Central Parcel’s detailed development designs. Drainage solutions will be needed to address both
stormwater management aspects as well as environmental considerations. Given that at least a
portion of the seasonal drainage here is from a natural source of water (small streams, rather than
just stormwater runoff), components of the works are anticipated to require a Water Sustainability
Act Section 11 Notification or Change Approval. Works requiring such approval would include
stream relocation, stream crossings, and stormwater outfalls. Future drainage patterns here will

EDI Project No: 21N0582 EDI ENVIRONMENTAL DYNAMICS INC. 7
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also need to consider riparian setbacks and mitigation measures associated with the RAPR (which
applies to all watercourses, that eventually drain into fish habitat, including ditches).

e Pre-clearing surveys should be completed prior to future development and as part of future
planning processes. There are some trees within and adjacent to the Properties that could provide
suitable nesting habitats for raptors and other protected nests such as herons and Pileated
Woodpeckers that are protected year-round by the Wildlife Act and/or the Migratory Birds
Convention Act. While no such nests are known to occur at or immediately near the Properties at
this time, nests could be constructed in the future.

e Songbird nest surveys should be conducted prior to planned clearing of any vegetation within the
Properties between March 1 and August 31 of a given year (standard nesting season that better
captures most early and late nesting songbirds on Vancouver Isfand). Active songbird nests are
protected by the provincial Wildlife Act and the federal Migratory s Convention Act.

e DPA 11 Arbutus Hump ESA was developed to protect@lie Arbutis Hump, an important
landmark of the Holland Creek area (Schedule A.1 of the 0 ysmith OCP). The attributes
of the forest cover for which DPA 11 is designated (yourigjarb forest with a sparse sub-canopy
of pole-sapling Douglas-fir, open canopy with spe story composition) extends beyond
the DPA 11 area to the south and east as map @h, Corvidae and Madrone and verified
by EDI. The current zoning for the area im atelfjabuts DPA 11 and wholly overlaps the young
Douglas-fir arbutus forest.

e TForested ecosystems are generally risk when in their climax state which occurs when
forests are mature or old growth. Coastal Douglas-fir Ecosystems, 1999 brochure for a detailed
description of the criteria for ecogystetfis at risk within the CDFmm. There are ecological benefits

to preserving this area as p spie€ not fully meeting the criteria for the Red-listed ecosystem,
the area provides: \
Ecosy m&ent opportunities as the forest matures,

preserv iodiversity and,

reduction{ef fragmentation

© O O O

protection from further encroachment of invasive species into the core areas of DPA 11.

e The proposed Western does not overlap with the mapped ecosystem community. The planned
development of the Western parcel is not expected to adversely impact the mapped Douglas-
fir/arbutus ecosystem. The current zoning wholly overlaps this area and abuts the existing DPA

11 area and would likely have more adverse effects then the proposed rezoning.
CONCLUSIONS

Other than the additional drainage features observed upstream and adjacent to T2B, there were no new
sensitivities uncovered during our background review and field assessments. As there are no known sensitive
ecosystems, rare plants or animals, or protected nests, environmental sensitivities, constraints, and permitting

EDI Project No: 21N0582 EDI ENVIRONMENTAL DYNAMICS INC. 8
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requirements associated with the Properties are largely associated with watercourses and riparian areas.
Conceptual plans for the Central and Western Parcels largely avoid watercourses and riparian areas with the
exception of the small, ephemeral drainage features upstream and beside T2B, which have been disturbed by
historic and recent developments and would need to be addressed for any development that would require
the extension of Ray Knight Drive further west of its existing terminus.

Opverall, the proposed rezoning is considered to be ecologically appropriate in that there are significant
ecological benefits to clustering development in previously impacted areas and preserving large contiguous
areas as nature park space. Generally, all things being equal, the conservation of large, contiguous areas is
more effective in conserving biodiversity and many wildlife habitat values than setting aside numerous,
fragmented areas of the same total size. By concentrating development within specific, sensible and
topographically realistic locations, the Properties could provide numerou§ybenefits economically (less
infrastructure and maintenance needed to service smaller areas), socially (great@g opportunities for social
interactions, amenities and services), and environmentally (less fragmentagion and more contiguous natural
spaces within areas that are less affected by past disturbance). The pr area that is adjacent to DPA
11 includes many of the ecological attributes for which DP was "designated. The current zoning
completely overlaps this ecosystem while the proposed zoni ids”it. Protecting this area as park will
provide benefits including recruitment, reducing fragment rving biodiversity and buffering against

invasive species encroachment into core areas of DPA
STATEMENT OF LIMITATIO

This report was prepared exclusively for I@dysnmuth (Hillside Development) Limited Partnership by EDI

Environmental Dynamics Inc. The quali mation, conclusions and estimates contained therein are
i is based on: 1) information available at the time of preparation;
i) data collected by EDI En
assumptions, conditions

Ladysmith (Hillside Devel imited Partnership for the intended purpose as outlined by this report

(rezoning application). Any @ther use or reliance on this report by any third party is at that party’s sole risk.
Yours truly,

EDI Environmental Dynamics Inc.

DISTRIBUTED VIA EMAIL

Adam Compton, R.P.Bio.
Senior Biologist/Project Manager

Attachments: 2013 Bio-inventory Report
RAR Site Plan (Clough 2014)
Douglas-fir/ Atbutus Figure 5(Cotvidae 2022)
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Section 3. Site Plan.

FORM 1 Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report

N
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VIA EMAIL

July 19, 2023

Town of Ladysmith

410 Esplanade, PO Box 220

Ladysmith, BC V9G 1A2

Attn: Jake Belobaba, Director of Development Services

Dear Mr. Belobaba,

RE: HOLLAND CREEK — FILE # 3360-22-07 - NEIGHBOURHOOD INFORMATION
MEETING REPORT

District Group is please to provide you with our Neighbourhood Information ting Report for
our rezoning and amendment to the Holland Creek Local Area Plan for the combiRation of land
parcels located along Colonia Drive, Ray Knight Drive and Rollie Rose®uive (Le escription: Lot
A, Block 192, Plan EPP63594, District Lot 103, Oyster District, Excep PP67741, EPP75579,
EPP80490, EPP98460, EPP98461 & EPP117682, PID: 030—139—52@

Meeting Date: June 28, 2023

Application File No.: 3360-22-07

Host Attendees: Jessica Tempesta, District Gr - eloper/Land Owner

Brandon Crema, District GfQup - Beveloper/Land Owner
Michael Nygren, Distri Developer/Land Owner
Kevin Foster, District up Weveloper/Land Owner
Civil Engineer

Scott Lewis, Apli arti
Adam Comp — Environmental Consultant

Kristin Machin att Consulting, Traffic Consultant

Public Attendees: 27
Comment Summary
Below is a summary of comments received at the neighbourhood information

meeting, in total thirteen written comments and one email submission were
received:

e Increased traffic along Ray Knight Drive with the one primary access for the central phase is

of concern, an additional access off Colonia Drive to reduce traffic and congestion on
existing roads is encouraged;

e  Existing congestion of on-street parking along Ray Knight Drive and how that will be
further amplified by the additional density is of concern;

e Single-family homes have more cars than they have parking spots, concern that multi-
family homes will follow the same trend;

e Support for parkland dedication and additional green space;

e Suggested additional traffic calming measures along Dogwood Drive and future Colonia
Drive extension;

e Removal and maintenance of invasive plant species;

e The impact of population growth on existing infrastructure (i.e. medical facilities, schools,

water); Page 164 of 236

a
e Increase connectivity of trail network% encouraged and supported;
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e Rental affordability and appropriate screening of potential tenants; I ) I
e Intersection of Dogwood Drive and Rollie Rose traffic movements need to be improved for \ N
safety and increased traffic; N

Attachments I u

e Newspaper Meeting Notice — Printed in the Ladysmith Chronicle June 15 &

22,2023; A A
e |nvitation to Neighbouring Land Owners;

e Sign-In Sheet;
e Completed Comment Forms.

If there is any further information you require at this time, please do not hesitate to contact myself
directly at 778-834-9418 or tempesta@districtgroup.ca District Group looks forward to working
with the Town of Ladysmith to advance this application.

TLE d9A D09 J49AN0OUBA

198.11S JayreaH 6088-00C ¢9.5°¢CE Y09 L

Regards,

DISTRICT DEVELOPMENTS CORP. \
Per: Jessica Tempesta, Director of Development @

Cc: Michael Nygren, President & CEO, District
Brandon Crema, Executive Vice Pre COP, District

X\
QO
v
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June 15, 2023

ATTN: Resident or Owner

RE: PUBLIC OPEN HOUSE FOR THE LOCAL AREA PLAN & REZONING
AMENDMENT APPLICATION OF UNDEVELOPED LANDS LOCATED
WITHIN THE HOLLAND CREEK AREA

District Developments Corp. is pleased to invite you to our Public Open House for a Local
Area Plan and Rezoning Amendment for undeveloped lands located within the Holland
Creek area (Legal Description: Lot A, Block 192, Plan EPP63594, District Lot 103, Oyster
District, Except Plan EPP67741, EPP75579, EPP80490, EPP98460, EPP98461 &
EPP117682, PID: 030-139-520) as outlined in the map below:

N
o)

N

>
,s\&
v

The application is to complete a Local Area Plan amendment and rezoning of
undeveloped lands in the Holland Creek area. The application proposes to amend the
single-family use to multi-family use and park land/open space. The developer and our
team will be present to discuss the plans, features and amenities, and address any
concerns you may have. Details for the event are as follows:

The Public Open House will be held on:
Date: Wednesday, June 28", 2023

Time: 5:00PM - 7:00PM
Location: Eagles Building — Main Hall — 921 1s* Avenue, Ladysmith, BC

Page 168 of 236
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Your input is valuable, and we encourage you to attend the Public Open House to I ) I
express your thoughts and engage in constructive discussions. If you have any questions A N
leading up to the Public Open House or if you are unable to attend but would like more

information, please feel free to contact us at 604-322-5762 or info@districtgroup.ca. (N

We look forward to seeing you at the Public Open House and working together to shape I{I
a vibrant future for our neighborhood.

AN B
Sincerely,

DISTRICT DEVELOPMENTS CORP.

Jessica Tempesta
Director of Development

TLE d9A D09 J49AN0OUBA

198.11S JayreaH 6088-00C ¢9.5°¢CE Y09 L
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any

questions or comments you might have:
- !
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Your comments can be dropped into the comment box at the end of the presentatloﬂmalled to

comments@hollandcreekhillside.ca or m@lg@etq 729Qf B899 Heather St. Vancouver BC V6P 3T1. For
more information, please visit our website: https.//www.hollandcreekhillside.ca.
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On behalf of District we would like to thank you for attending our Open House. Please provide us with any
guestions or comments you might have:

P mnw;\ oAy ind

= DC”W/LW M t Puffae I AL AL gm
Wil M Aarelypers Zp— comed b ety L fh
pe  efhion Moﬁm/wyxg Y. y buwrps .
The WUk Dipts ok T Doy Pl b/‘»w%/q( ~
AL A o Wmah’mw,m oYy el v

* Pacee Poandy
O /lf’mZﬂ e
JU

/’1\12 /m;/,&
/\4 C{W

Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or m@j {q 227 B85 9 Heather St. Vancouver BC V6P 3T1. For
more information, please visit our Website: https.//www.hollandcreekhillside.ca.
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions or comments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or m@%tqﬁg%f—éij@g Heather St. Vancouver BC V6P 3T1. For
more information, please visit our website: https.//www.hollandcreekhillside.ca.
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On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions or comments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or mpigbtoZ®of-Z¥HO9 Heather St. Vancouver BC VBP 3T1. For
more information, please visit our website: https.//www.hollandcreekhillside.ca.
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any
guestions or comments you might have:
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions or comments you might have:
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On behalf of District we would like to thank you for attending our Open House. Please provide us with any
guestions or comments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to
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more information, please visit our Website: https.//www hollandcreekhillside.ca.
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions or comments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or m@iggétng)q)f-mg Heather St. Vancouver BC V6P 3T1. For
more information, please visit our Website: https.//www.hollandcreekhillside.ca.
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On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions or comments you might have:

GRENT PRESevVTATION
L &7 WYy AVSAKS
e (/L oo Av @:“E MULT (- M/ &Y

KJMA\/(,HMS@ Lola, fpé CA

Weeo  Ahe  \mp/py %@V@" K%D
UL SIZE

RS

v

Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or m@@@etq 89 B399 Heather St. Vancouver BC V6P 3T1. For
more information, please visit our Website: https.//www.hollandcreekhillside.ca.
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any
guestions or comments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or mﬁigg:étqg:@%f—zﬁjg)g Heather St. Vancouver BC V6P 3T1. For
more information, please visit our Website: https.//www hollandcreekhillside.ca.
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QUESTIONS & COMMENTS DEVELOPMENTS

On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions or comments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to

comments@hollandcreekhillside.ca or mp' t@gpgrz%%og Heather St. Vancouver BC V6P 3T1. For
more information, please visit our website: https.//www.hollandcreekhillside.ca.
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On behalf of District we would like to thank you for attending our Open House. Please provide us with any
questions oyﬁments you might have:
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Your comments can be dropped into the comment box at the end of the presentation, emailed to
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From: Info DPG

To: Jessica Tempesta

Subject: FW: Rezoning Amendment for Holland Creek
Date: Wednesday, June 28, 2023 2:06:53 PM
Attachments: image001.png

HI Jessica,

See below.

CORAL DONE

OFFICE + ADMINISTRATIVE MANAGER

236-990-1576

districtgroup.ca

DISIRICT

This email, including any attachments, is for the sole use

of the intended recipient and may contain confidential
information. If you are not the intended recipient, please
notify us immediately and destroy this email and any copies.
Thank you

From: Brian Saunders <briansaunders.wri@gmail.com>
Sent: Tuesday, June 27, 2023 1:19 PM

To: Info DPG <info@districtgroup.ca>

Cc: Town of Ladysmith <info@ladysmith.ca>

Subject: Rezoning Amendment for HollanQ
| am writing regarding the proposed Re@a d Amendment Application of Lands located within

the Holland Creek Area.

In general we are in favour & d density. However, | am very concerned about the increased
in

traffic that will result C d density. Specifically, increased traffic on Ray Knight Drive will
be a significant issue a ctively a one lane road due to the high number of vehicles that park
on the road. We see mafly vehicles parked on the street as there are suites in a high proportion of
the homes. The issue with parking and traffic will be even more significant when the remaining
empty lots have homes built on them.

In addition, when the south and north ends of Colonia are connected and the road is available for
through traffic this will put a huge amount of traffic onto Rollie Rose. Measures will need to be put
in place to reduce the speed of vehicles on this road. It is already a dangerous road for children. It
will only become more dangerous with increased traffic. The intersection of Dogwood and Rollie
Rose will likely need to be redesigned in order to make it safe as well.

When developing these areas it will be important that access is primarily off of Colonia Drive.

Colonia can then be designed to accommodate this traffic. There should be as little traffic as
possible on Ray Knight Drive.
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Brian and Jane Saunders

&
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Received June 27, 2023

| am writing regarding the proposed Rezoning and Amendment Application of Lands located within the
Holland Creek Area.

In general we are in favour of increased density. However, | am very concerned about the increased
traffic that will result from increased density. Specifically, increased traffic on Ray Knight Drive will be a
significant issue as it is effectively a one lane road due to the high number of vehicles that park on the
road. We see many vehicles parked on the street as there are suites in a high proportion of the

homes. The issue with parking and traffic will be even more significant when the remaining empty lots
have homes built on them.

In addition, when the south and north ends of Colonia are connected and thé road is available for
through traffic this will put a huge amount of traffic onto Rollie Rose. Measures will need to be put in
place to reduce the speed of vehicles on this road. It is already a dangero children. It will
only become more dangerous with increased traffic. The intersectiw od and Rollie Rose will

likely need to be redesigned in order to make it safe as well.

When developing these areas it will be important that access is pimarily off of Colonia Drive. Colonia
can then be designed to accommodate this traffic. There s @" d_b&as little traffic as possible on Ray
Knight Drive.

Brian and Jane Saunders Q

00
’{.\’
v

Page 188 of 236



Received July 6, 2023

We attended the Public Open House for the new plan for development of the Holland
Creek area by the new owners of the land, District Development Corp.

The meeting was poorly attended by the residents of the area as many did not receive
notice, as we did, in the mail.

We feel further information needs to come forth before any decisions can be made.

« The existing plan has an entrance/exit on to Colonia Dr. as well as Ray Knight,
making two ways to enter and exit the area. This plan was, 70 Homes, some with
secondary suites and 72 multi family units. So including afsuite as a unit there
could be a total of 212 units.

o New District plan has no other entrance/exit other than Ray*Knight making Ray
Knight an arterial route, which it is not designed units are planned for
this area.

o “Holland Creek Area - Character Preferen(@oposed a Neighbourhood
arterial road as:

- 30.5’ / 9.3m for Parking on one sidé¢ ofithe ‘Street, but also included a separate
bike/walk path.

- 39.4’ / 12m for allocated Par th sides of the street.

- 21.7’ /1 6.6m for 2 cars travglifig

« Ray Knight has allocat g on both sides of the street but is only 33’
/10.5m wide.
m f

- This leaves onl&&

4.7/ 1.4 mshorto

the acceptab for travel. This makes for a very dangerous and scary
situation. We have young children and pets. If a dump truck travels up the
passing vehicle must pull into someone’s drive way to make room. This

will not be acceptable considering how much construction traffic will be using
this deficient arterial road. Ray Knight is a Neighbourhood road not an arterial one!

or cars to pass each other on the street. This is

** As a point, the town has allocated 1 vehicle per dwelling unit. This is an outdated
account of reality. The norm for a dwelling now is a minimum of 2 vehicles. Therefore a
home with suite should have spots for a minimum of 4 vehicles. Sorry, parking in
tandem does not work. How many people actually have room in their garage for 1
vehicle let alone 2. You can only fit a full size pickup in a garage if there in nothing else
there!! Therefore, 350 units times 2 cars is 700 more vehicles traveling up and down
Ray knight Dr. on any given day.**
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When | asked how many parking spaces would be provided in the new option, the reply
was 1.2 spots per unit. | replied that was way too few. How many couples have one
vehicle and travel to work together on the same schedule? She replied that all units
would have designated Electric Bicycle charging stations.

- Great! Where is the dedicated Bike lane down Ray Knight.

- How many people are going to ride their E-Bike to Nanaimo or Duncan for the
high paying job

to pay the rent.

Fair option: The original Plan that the people who have already purchased in this area
were to believe would be the norm. With another entrance from Colonia Dr.

70 homes with suites. Most suites will be rentals, but some like here on Ray Knight
allow for family to stay together. Parents sell their homes and purchase with their
children. Win, Win situation to care for the elderly as well as profiding an opportunity
for Children to purchase their home instead of renting.

Wonderful atmosphere of community.

Mixed with 72 units of Multi-family which can be duplexes; quads, small
apartment. Some rentals and some purchased. Alsogiv ung families a chance to
purchase something when they cannot afford a sin ily'home yet.

This mix allows for a vibrant community of ho care about where they live
and the people around them.

Poor option: What District is wanti @ne for. Only one way in and out of the
complex of 350 Rental suites in 6 @w . Bachelor to only 2 bedrooms. This is not
ildren, sharing a bedroom, that need

allowing for families with mor:

accommodation.

This creates a very tran$i on depending on job and family situations.
f

No interaction with e residential community around them.
Again, Ray Knight de enough for safe 2 way travel of this number of
vehicles and there 1§'not a bike path.

Thank you for your time and consideration on this matter.

April and Steve Marrington
128 Ray Knight Dr., Ladysmith
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Received July 6, 2023

Jake, recently we (and our neighbours) were contacted by District Developments Corp.
regarding a Rezoning Amendment for lands located within the Holland Creek Area. The
proposal details are in the attached. The information that is not contained within the
attachment is the planned access or the increased density details. In summary what was
learned at the open is as follows:

e The densityis proposed to increase to 350 units
e Alltraffic would be via Ray Knight Drive
e There will be emergency access to Colonia Drive.

Below is the email | wrote to the developer and copied info . In summary, we
are deeply concerned about making Ray Knight Drive a through r not designed to
handle this traffic as it is effectively a one lane road when are parked on

the street. Access to these new subdivisions should be vi ia Drive with Ray Knight
Drive being an alternate route for emergency access.

We would like to know if Ray Knight is already ap r@/ the town to be the main access
to these new developments. Also, what are thelnext steps in the development approval
process? If the zoning remains unchanged igth ah opportunity to ensure the access is

via Colonia Drive? Q
Thanks very much O
Brian and Jane Saunders @

112 Ray Knight Drive \\
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ATTN: Resident or Owner

RE: PUBLIC OPEN HOUSE FOR THE LOCAL AREA PLAN & REZONING
AMENDMENT APPLICATION OF UNDEVELOPED LANDS LOCATED

District Developments Corp. is pleased to invite you to our Public Open House for a Local
Area Plan and Rezoning Amendment for undeveloped lands located within the Holland
CAreeAk area (Legal Description: Lot A, Block 192, Plan EPP63594, District Lot 103, Oyster
District, Except Plan EPP67741, EPP75579, EPP80490, EPP98460, EPP98461 &
EPP117682, PID: 030-139-520) as outlined in the map below:

The application is to complete a Local Area Plan amendment and rezoning of
undeveloped lands in the Holland Creek area. The application proposes to amend the
single-family use to multi-family use and park land/open space. The developer and our
team will be present to discuss the plans, features and amenities, and address any
concerns you may have. Details for the event are as follows:

The Public Open House will be held on:

Date: Wednesday, June 28", 2023
Time: 5:00PM - 7:00PM
Location: Eagles Building — Main Hall - 921 1% Avenue, Ladysmith, BC
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Your input is valuable, and we encourage you to attend the Public Open House to 4
express your thoughts and engage in constructive discussions. If you have any questions ‘ & | I1
A

leading up to the Public Open House or if you are unable to attend but w_ould like more
information, please feel free to contact us at 604-322-5762 or info@districtgroup.ca.

We look forward to seeing you at the Public Open House and working together to shape I“
a vibrant future for our neighborhood.
(-‘ I‘

Sincerely,

DISTRICT DEVELOPMENTS CORP.

e ' dnoaB oL sy

|1t d9A Df 1AnoduRA

100§ 1Yot 6088108 THLE TZE P9 |

Jessica Tempesta
‘Director of Development
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Received July 7, 2023

To Whom this May Concern,

My husband and I live at 123 Ray Knight Drive and are already not pleased about the amount of
cars currently parking along both sides of this street making it extremely narrow. It is difficult
for us to get in and out of our driveway at times. When a big truck is passing by it takes up the
entire centre of the road making it dangerous if travelling in opposite direction. The original
developer lacked foresight into this problem as there was never enough parking provided in
driveways and or in parking cutouts along the street to support the suites approved in this area.

We bought here in good faith and were told there would be an exit and gntrance onto Colonia
Drive as well as Ray Knight. Now we are being told that RayKnig ill be the only exit
and entrance for the entire development above us. This proposal makeSiRayKnight Drive an
arterial route. It is far too narrow to become the main thoroughfafe. There€ are many pets,
children, as well as seniors living along RayKnight Drive an ose. Why is this plan even
being considered when it clearly will put its residents at ri%days ago, | was unable to
was stuck perpendicular across
cclrred to me, while | waited a good
to get up the hill it would be
TRhis is already a scary and dangerous
ith vehicles.

drive up Rollie Rose towards my house, as a large flat
the road. The traffic was backed up in both directio
twenty minutes, that if an ambulance or fire truc
impossible. Again, this puts residents at extre
situation in a development already too con

We were unaware of the Public Open% meeting for the new plan for the development of the
have also informed us that more housing units are

Holland Creek area. People who
being proposed without prop& cture (parking), bike lanes and green spaces.

N

Please know we are ncerned about the new development plan. Another meeting is
necessary with all curréfit residents clearly informed of a date, time and location.

Thank you for your attention to the above.
Gloria and Jim Gustfson
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Received July 7, 2023

Hello,

My name is Jeremy Clegg, and my wife and | are residents on Ray Knight Drive. Regrettably, we did not
receive any advance notice about the Public Open House organized by the District Development
Corporation on June 28, and thus were unable to participate. We heard about this event from our
neighbours only after it had taken place. | don’t understand why we wouldn’t have received notification
about the Public Meeting as we would have been keen to attend.

My family and | moved into our home just last year, having been greatly attracted to the Holland Creek
Local Area Plan's emphasis on single-family homes. We spent considerable time studying this plan
before making our purchase, convinced by its vision of a tight-knit and tranqllil community.

We are, therefore, deeply concerned about the proposed amendments w suggest an increase in the
number of multi-family homes within our community. Our worry is pasticularlypheightened considering
that Ray Knight Drive has been earmarked as the main access poin M\y of these proposed
residences.

As it stands, both Rollie Rose and Ray Knight Drive are con@ ngested with parked vehicles,
making two-way traffic a challenge. The introduction o ily homes and the subsequent increase
in traffic, not to mention the construction phase, s nta@pable without significant infrastructure
improvement. It appears to us that the completio
to accommodate increased density, shouldé d necessary.

on our neighbourhood's character apéth e of our property. We chose to settle in the Holland
Creek area because we liked its visign ever, we are distressed that this vision, to which we have

Furthermore, we are apprehensive abou@ ntial adverse effects this transformation might have

committed, seems to be dissol b it has even had an opportunity to flourish.
In the interest of main communication, | kindly request that the Department share more
information regarding t proposed changes and the expected impact they may have on our

community. We would greatly appreciate being included in any further discussions or meetings
concerning these amendments.

Thank you for your time and consideration of our concerns.
Yours sincerely,

Jeremy and Tiffany Clegg
103 Ray Knight Drive
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Received July 6, 2023

Hello Jake,

| recently attended a public meeting by a developer showing plans for the Holland Creek
area and | have some concerns about the infrastructure that may or may not support this
proposed development - specifically parking and road access.

I have lived on Ray Knight Dr for over a year now and have seen a startling creep in

parking issues as houses were built and occupied. A significant percentage of them have
secondary suites - which | think is great in itself - | do support densification and increased
occupancy per area. That said, most of the lots have space for 1 or vehicles to park (most
people don't use their garages for cars!), and a few owners have.cakved out space for 3.
Most of the households have 3 to 5 vehicles, so there is a large a street parking on
both sides, not including visitor parking, deliveries, service icles;etc. Technicallyit's a
2-lane street but it often functions like a 1-lane street, an &ludes the stretch of
Colonia east of Ray Knight too.

According to the developer, the proposed 300+ ho@te development north of Ray
Knight would use that street as primary acces emergency access link &
pedestrian path onto Colonia to the east. | was also fold they were estimating 1-2 parking

spots per residence.
| think this plan is problematic on b Q Ray Knight cannot safely support that

volume of traffic, and it would b iser to access it primarily off the to-be-built
section of Colonia. As wel %—family dwellings with suites (anywhere) should be
required to have a mini -lot parking spaces, with wide enough driveways to
make that work.

Thanks for your attention to this during these early stages when potential future issues can
be addressed before they are built!

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

STAFF REPORT TO COUNCIL

Report Prepared By: Ryan Bouma, Director of Infrastructure Services

Reviewed By: Allison McCarrick, CAO

Meeting Date: May 7, 2024

File No: 5600-12

Re: Stocking Lake Supply Main Preliminary Design Consultant Award
RECOMMENDATION:

That Council authorize staff to sole source the Stocking Lake Supply Main preliminary design work
to Koers & Associates Engineering Ltd.

EXECUTIVE SUMMARY:

The 2024 capital budget includes $150,000 for a preliminary design of the Stocking Lake supply
main. Koers & Associates Engineering Ltd. (Koers) has provided a proposal that is within budget
and meets the project requirements. Staff are recommending this work be sole sourced to Koers
based on their past service, familiarity with the Town’s water system, and involvement in related
Stocking Lake projects.

PREVIOUS COUNCIL DIRECTION:
N/A

INTRODUCTION/BACKGROUND:
Excluding dams, the Stocking Lake Supply main is the Town’s highest priority water project based
on the pipe’s age, failure history, and failure risk. This project is estimated to cost $6 million and
would be completed in two phases. The project involves replacement of 300mm asbestos cement
(AC) watermain and balancing pond.
Preliminary design work will identify the following:

= Required right-of-way width and land ownership;

=  Whether a pressure reducing station is required;

= Number and length of phases;

= Pipe size, alignment, and materials;

= (Class B estimates for future budgeting;

= |dentification of hazards and obstacles (geotechnical, environmental, etc.); and

= Potential for turbine energy recovery.
The 2024 capital plan includes $150,000 for a preliminary design. Through a non-competitive
process staff requested and received a proposal from Koers. The proposal estimates a total
consulting fee of $139,915, including subconsultants.
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In accordance with the Town’s Purchasing Policy, which states “all sole source purchases over
$75,000 require approval of the Council, following a staff report to Council from the originating
department”, staff are requesting Council approve the sole source award to Koers for the
following reasons:

1. Koers has completed studies and consulting work on the Stocking Lake supply system and
general water supply system for over 20 years, including reports for the conceptual water
supply system;

2. Koers has most recently been involved in the:

a. Stocking Lake Dam conceptual design

b. Stocking Lake Dam emergency repairs of 2019
c. Stocking Lake monitoring meter

d. Stocking Supply Main repairs

e. Thetis Drive supply main owner representation
f.  Water filtration plant;

3. Koers constructed and runs the Town’s water model;

4. Past experience with Koers has been positive; and

5. The proposal provided is in line with staff expectations.

ALTERNATIVES:

Council can choose to:

1.

Require staff to obtain multiple proposals through a Request for Proposal process.

FINANCIAL IMPLICATIONS:

This project is included in the 2024 budget with the funds to come from the water utility and the
water capital reserve. The requirement for a competitive process may be waived, if negotiating
with a single supplier would offer better value.

LEGAL IMPLICATIONS:

N/A

CITIZEN/PUBLIC RELATIONS IMPLICATIONS:

N/A

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:

N/A

ALIGNMENT WITH STRATEGIC PRIORITIES:

Core Infrastructure [] Economy
1 Official Community Plan Implementation [ Leadership
1 Waterfront Area Plan 1 Not Applicable

I approve the report and recommendations.
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Allison McCarrick, Chief Administrative Officer
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TOWN OF LADYSMITH Celebrate our Present. Embrace our Future. Honour our Past.

STAFF REPORT TO COUNCIL

Report Prepared By: Ryan Bouma, Director of Infrastructure Services
Reviewed By: Allison McCarrick, CAO

Meeting Date: May 7, 2024

File No:

Re: Reassignment of Approved Capital funds
RECOMMENDATION:

That Council:

1) Cancel the following capital projects and transfer the budgeted funds to the pavement
operations budget:
e Single Area Traffic Study for $49,000;
e Radar Speed Signs for $35,000; and
e Bollards on 1%t Avenue for $30,000.
2) Amend the 2024-2028 Financial Plan accordingly.

EXECUTIVE SUMMARY:

Following the March 12, 2024, Committee of the Whole pavement priorities report, staff sensed
Council would prefer more paving projects be completed. Upon review, staff have identified
three projects in the capital plan that are considered low priority and may be cancelled. The
funding could be reassigned for additional pavement work this summer.

PREVIOUS COUNCIL DIRECTION:

Resolution Resolution Details
CW 2024- [That the Committee receive the staff report dated March 12, 2024 from the
019 Director of Infrastructure Services, regarding 2024 paving priorities.

Motion Carried

INTRODUCTION/BACKGROUND:
Following a review of capital projects, three projects were identified that could be cancelled:
1. Single Area Traffic Study ($49,000) — Council approved a transportation study and
informational report for an area of Town with high collision rates, speeds, and trips.
2. Radar Speed Signs ($35,000) — Speed data collected in Ladysmith is generally below the
50km/hr. speed limit and the efficacy of a radar speed sign decreases over time.
3. Bollards 1°t Avenue ($30,000) — Collisions on 1%t Avenue have decreased, the sidewalks
are busy and bollards are difficult to install in some areas.
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Collectively these three projects offer an approximate doubling of the existing pavement budget
(5110,000 to $224,000). The Streets Supervisor recently obtained quotes from the Town’s
pavement contractor as follows:

= Davis Road at Battie Drive - $22,400

= Davis Road at Hall Road - $24,500

» Dogwood Drive at Stephenson Street - $59,000

= Buller Street (3™ to 4t") - $68,500
Note that the prices are dependent on the thickness of pavement, area, and preparation
requirements. The prices have been provided only to show the potential estimated costs.

STAFF SELECTED TOP 10 PRIORITIES

Rank ‘ Street Comment
1 Buller Street - 4th to 3rd Avenue Deferred until watermain replacement
Dogwood Drive - Stephenson Street Selected
Davis Road - Hall Road and ~100m west Selected
Davis Road - North Battie Drive Selected

6th Avenue - Roberts Street to Malone Road

Should consider road improvements

o |01 [ [W N

6th Avenue - Malone Road to Gatacre Street

Should consider road improvements

7 Symonds Street - 2nd to 4th Avenue

Waiting for Stormwater Master Plan
recommendations

4th Avenue - Christie Road and ~100m
8 northwest

2025/2026

9 4th Avenue - Walkem Road to Christie Road

2025/2026

10 Symonds Street - 6th to 5th Avenue

Waiting for Stormwater Master Plan
recommendations

Staff have not obtained quotes for all potential pavement work on this list. The three locations
selected in the March 12t report will be completed with the existing budget. If Council were to
pass the recommendation, staff would consider the following options:

1. Extending the area of Dogwood Drive to be completed. This is a busy collector with poor
pavement conditions. Underground utilities are a reasonable age and condition. (Table
Rank 2)

2. Paving Buller Street without replacing the watermain. Buller Street is in very poor
condition and nearing complete road failure. The watermain needs to be replaced, and
future replacement would require a pavement cut. However, the $68,500 quote is
relatively low considering the need. (Table Rank 1)

3. 4t Avenue between Walkem Avenue to past Christie Road is a proactive selection. A
guote has not yet been obtained. (Table Rank 8 and 9)

4. Portions of Symonds Street may be an acceptable candidate. The Stormwater Master Plan
is advancing, and staff may be able to identify areas of poor pavement condition that
won’t be affected by storm upgrades. A quote has not yet been obtained. (Table Rank 10)
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If Council approves the recommendation, staff will work with the Town’s pavement contractor
to finalize the costs, selections and schedule.
ALTERNATIVES:
Council can choose to:
1. Cancel less of the capital projects for a smaller increase to the pavement budget.
2. Not approve the recommendation.

FINANCIAL IMPLICATIONS:

The three projects are fully funded within the 2024 Budget; the Single Area traffic study was
funded in a prior year, the Radar Speed Signs are funded from reserves and the Bollards are
funded from current year taxation.

LEGAL IMPLICATIONS:
N/A

CITIZEN/PUBLIC RELATIONS IMPLICATIONS:
Pavement conditions are a common complaint received by Infrastructure Services. Community
feedback indicates that pavement renewal is a high priority for residents.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:
N/A

ALIGNMENT WITH STRATEGIC PRIORITIES:
Core Infrastructure [ ] Economy

L] Official Community Plan Implementation ] Leadership
1 Waterfront Area Plan 1 Not Applicable

I approve the report and recommendations.

Allison McCarrick, Chief Administrative Officer
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TOWN OF LADYSMITH Celebrate our Present. Embrace our Future. Honour our Past.

STAFF REPORT TO COUNCIL

Report Prepared By: Ryan Bouma, Director of Infrastructure Services
Reviewed By: Sue Bouma, Corporate Officer

Meeting Date: May 7, 2024

File No:

Re: Mosaic Emergency Road Use Agreement Amendment
RECOMMENDATION:

That Council authorize the Corporate Officer to sign a Road Use Agreement Amendment with
Mosaic Forest Management Corp. for the purposes of emergency access from 4™ Avenue via the
Ladysmith Main logging road.

EXECUTIVE SUMMARY:

A 2018 Road Use Agreement (RUA) with Mosaic Forest Management Corp. (Mosaic) has expired
and may be renewed via amendment. The RUA was first implemented when the 4™ Avenue
culvert was proceeding to construction and the Churchill property had not yet been purchased.

PREVIOUS COUNCIL DIRECTION:
N/A

INTRODUCTION/BACKGROUND:

Emergency planning is important for Ladysmith given the layout of the Town across multiple
water courses, forest interface, earthquake region, and challenging topography. The north end
of Town is currently isolated with 4" Avenue being the only available road in and out of the area.
Churchill and Ladysmith Main are alternative routes, although not formalized roads.

In 2018, during the planning of the 4™ Avenue culvert replacement, a RUA was sought from
Mosaic to direct traffic through Ladysmith Main to the Diamond. The RUA was never used, as the
Churchill property supported the project, but the backup provision provided additional security
in the event Churchill could not be used. A copy of the RUA and the amendment have been
attached for Council’s consideration. Staff are recommending that the agreement be renewed to
continue the emergency provision.

ALTERNATIVES:
Council can choose to:
1. Not renew the Road Use Agreement.
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FINANCIAL IMPLICATIONS:
N/A

LEGAL IMPLICATIONS:
The RUA includes legal requirements of both parties, including insurance supplied by the Town.

CITIZEN/PUBLIC RELATIONS IMPLICATIONS:
The public is generally unaware of the RUA until it is necessary.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:
Infrastructure Services has been working with Corporate Services and Mosaic to prepare the
agreement.

ALIGNMENT WITH STRATEGIC PRIORITIES:

[ Core Infrastructure [0 Economy
[ Official Community Plan Implementation [ Leadership
[J Waterfront Area Plan Not Applicable

I approve the report and recommendations.
Allison McCarrick, Chief Administrative Officer
ATTACHMENT:

A. Mosaic Road Use Agreement
B. Road Use Agreement Amendment
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ATTACHMENT A

ROAD USE AGREEMENT

THIS AGREEMENT (the "Agreement”) is dated as of October 17, 2018.

BETWEEN.:

AND:

WHEREAS:

TIMBERWEST FOREST COMPANY, a partnership of TimberWest Forest Corp., a Federal
company, and TimberWest Holdings Ltd., a British Columbia company, having an office at 201-
648 Terminal Ave, Nanaimo, British Columbia, VIR 5E2

Email: propertyaccess@timberwest.com

("TimberWest")

Town of Ladysmith, having a place of business at Main Office
410 Esplanade, P.0. Box 220, Ladysmith, British Columbia, V9G 1A2

Email: ggoodall@ladysmith.ca

(the “Licensee”)

A. TimberWest is the beneficial owner or has the right to use various roads as shown outlined in green on
the map attached hereto as Schedule A (collectively, the "Road”); and

B. The Licensee wishes to use the Road, as shown outlined in green on the map attached hereto as Schedule
A, and TimberWest has agreed to permit such use on the terms and conditions set forth in this Agreement.

NOW THEREFORE in consideration of the covenants and agreements set forth herein and for other good and
valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the parties covenant and
agree as follows:

1. Definitions. Any term in the body of this Agreement or any Schedule hereto which is capitalized but not
defined will have the meaning ascribed to such term in this Agreement.

2. Grant of Licence. TimberWest hereby grants to the Licensee a non-exclusive and temporary license during
the term of this Agreement for the Licensee and its employees, contractors, agents, licensees and invitees to
use the Road upon the conditions contained herein for the purpose of:

@

(b)

146833/259818

providing a secondary means of access for movement of public traffic, to be used only in the
event that and for so long as the primary access route (being via Fourth Avenue at Rocky Creek)
is made unusable as a result of:

) road construction; or
(i) natural or man-made emergency events;
clearing the Road and keeping it clear of anything which, in the reasonable opinion of the Licensee

constitutes or may constitute an obstruction of danger to or interfere with the use of the Road;
and

MT DOCS 18447271v3
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(o) doing all other acts and things necessary or incidental to the rights granted in this section 2 as
determined by the Licensee, acting reasonably.

3. Term. The term of this Agreement will commence on November 1, 2018 and will expire October 31, 2023
(the "Term”), unless extended in writing by mutual agreement or unless otherwise terminated in accordance
with its terms.

4. Installation of Gate. The Licensee acknowledges that at the Licensee's request, TimberWest has installed
a gate on the Road in the area shown in blue on the map attached hereto as Schedule A (the “"Gate”). The
Licensee acknowledges that the Gate has been installed with a dual lock system and that both the Licensee
and TimberWest have been provided with an access key. The Licensee will ensure that the Gate is immediately
re-locked when the Road is not in use to prohibit unauthorized entry. The Licensee will bear the sole cost of
the Gate installation and the dual lock system in the amount of $5,727.50.

5. Contacts. All amounts payable to TimberWest under this Agreement will be paid without any set-off,
abatement or deduction whatsoever to TimberWest's Office located at 201-648 Terminal Ave, Nanaimo, British
Columbia, VIR 5E2.

6. Insurance. The Licensee will take out and keep in full force and effect at all times during the Term:

(a) automobile liability insurance covering bodily injury (including passenger hazard) and property damage
arising from the operation of owned and non owned vehicles on the Road, with inclusive limits of not less
than $2,000,000.00 for any one accident and, with respect to insurance on non owned vehicles, coverage
for liability assumed under this Agreement;

(b) comprehensive general liability insurance with respect to the Road and adjacent lands in which the limit
of liability will not be less than $3,000,000.00 per person and 3,000,000.00 per occurrence in respect of
injury or death to one or more persons and in which property damage or loss liability occurring in
connection with any exercise of the rights of the Licensee under this Agreement by the Licensee, its
successors or any of their respective partners, directors, officers, employees, contractors, agents,
licensees, invitees or any other persons for whom the Licensee is responsible at law or who is on the
Road or adjacent lands as a result of the Licensee’s use or occupancy of the Road, will not be less than
$3,000,000.00, and

(c) fire fighting expenses liability insurance in which the limit of liability will be not less than $1,000,000.00.

Such insurance will be with such insurers and on such terms and conditions (including deductibles) as are
acceptable to TimberWest, acting reasonably. The Licensee will ensure that such insurance includes
TimberWest and TimberWest's Representatives as additional insureds and contains a cross-liability and
severability of interest endorsement so that such insurance will protect TimberWest, the Licensee and the
other insureds as if each were alone insured under such insurance. The Licensee will obtain a waiver of the
insurer’s right of subrogation against TimberWest and TimberWest’s Representatives. The Licensee will pay
all premiums for such insurance and will provide a copy of the certificates evidencing such insurance to
TimberWest on request, such certificates to state the name of the insurer and the insureds, the amount of
insurance carried, the coverages provided, the expiration date of the policy and the date to which premiums
have been paid and will contain an endorsement requiring the insurer to give at least 30 days prior written
notice to TimberWest before making any material change to or canceling the policy. The Licensee will deliver
a replacement certificate to TimberWest within 30 days of the expiration date of the then current certificate.

7. Schedules. The following Schedules form part of this Agreement:
Schedule A — The Road and Gate

Schedule B — General Terms and Conditions
Schedule C — Special Terms and Conditions
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Schedule D — TimberWest Safe Road Use Procedures

The provisions in the foregoing Schedules are incorporated into and form part of this Agreement as fully as if
they were set forth in the main body of this Agreement.

8. Counterparts. This Agreement may be executed in any number of counterparts, each of which will be
deemed to be an original and all of which, taken together, will be deemed to constitute one and the same
instrument.

9. Execution by Electronic Transmission. Delivery of an executed copy of this Agreement by any party by
electronic transmission will be as effective as personal delivery of an originally executed copy of this
Agreement by such party.

IN WITNESS WHEREOF the parties have duly executed this Agreement by their duly authorized signatories
as of the date first above written.

TIMBERWEST FOREST COMPANY Town of Ladysmith

by its Managing Partner, TIMBERWEST
FOREST CORP.

Signed: Wednesday, April 24, 2019

Authorized Signatory Authorized Signatory
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SCHEDULE A
THE ROAD AND GATE
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SCHEDULE B

GENERAL TERMS AND CONDITIONS

SAFETY MATTERS

1.

General. The Licensee acknowledges it is critically important to TimberWest that the Road is used in a
safe and professional manner at all times, and that the failure by the Licensee, any of the Licensee’s

employees, contractors, agents, licensees or invitees, or anyone else for whom the Licensee is responsible

in law or who is on the Road as a result of the Licensee’s use or occupancy of the Road, to so use the

Road will be grounds for immediate termination of this Agreement by TimberWest pursuant to subsection

2(b) of this Schedule B. Without limiting the generality of the foregoing, the Licensee makes the following

specific covenants regarding safe use of the Road:

(a)

(b)

(c)

(d)
(e)

)

Applicable Laws. The Licensee will comply with all laws, by-laws, and regulations, whether
federal, provincial or otherwise, pertaining to the Road insofar as they apply to the Licensee's
rights under this Agreement (collectively, the “"Applicable Laws") including, without limitation,
all Applicable Laws relating to the health and safety of the Licensee’s employees, contractors,
agents, licensees and invitees using or occupying the Road.

TimberWest's Rules. The Licensee will comply with all rules and directives of TimberWest
including, without limitation, "TimberWest Safe Road Use Procedures”, a current copy of which
is attached hereto as Schedule D (as such document may be amended during the Term on notice
to the Licensee), together with any other rules concerning the Road, timber holdings of
TimberWest, fire protection, safety, and the environment.

Driving Standards. The Licensee will observe safe driving standards at all times while using the
Road.

Road Obstructions. The Licensee will not obstruct the Road or any part thereof.

Compliance with Agreement by Other Permitted Users. The Licensee will ensure its employees,
contractors, agents, licensees and invitees comply with all the Licensee’s covenants under this
Agreement including, without limitation, all foregoing covenants regarding safety, but excluding
any covenants regarding the payment of money to TimberWest, while any such party is using
the Road.

Risk Assessment. Prior to entering and using the Road, the Licensee will tour the Road for the
purpose of conducting a risk assessment to identify any potential hazards to the Licensee’s use
thereof such as, without limitation, utility and bridge crossings on the Road.

Prime Contractor.

(a)

(b)

(©

Multiple-Employer Workplace. The Licensee acknowledges and agrees that from time to time the
Road is a “multiple-employer workplace” as defined in the Workers Compensation Act (British
Columbia) (the “WCA").

Licensee to Co-Operate with Prime Contractor. The Licensee agrees that it will co-operate fully
with any “prime contractor” (as defined in the WCA) appointed in respect of the Road, or any
portion thereof, in connection with the discharge by such party of its duties and obligations as
prime contractor under the WCA.

Designation of Licensee as Prime Contractor. The Licensee agrees that if at any time during the
Term TimberWest notifies the Licensee that the Licensee is required to become the “prime
contractor”(as defined in the WCA) of the Road, or any portion thereof, the Licensee will forthwith

Page 209 of 236



sigh and return to TimberWest an acknowledgement (the "Acknowledgement”) confirming that
as and from the date of the Acknowledgement the Licensee:

M directly or indirectly controls and directs the majority of the employees on the Road, or
relevant portion thereof, and therefore is in the best position to ensure the health and
safety of persons on the Road, or relevant portion thereof;

(i) is the "“prime contractor” (as defined in the WCA) of the Road, or relevant portion thereof,
and assumes and is wholly responsible for all duties of a prime contractor under the WCA
and applicable regulations;

(iii) will ensure that the activities of employers, workers and other persons on the Road, or
relevant portion thereof, relating to occupational health and safety are coordinated;

(iv) will take all necessary steps to ensure that all persons on the Road, or relevant portion
thereof, are made aware of all health or safety hazards to which they are likely to be
exposed on the Road, or relevant portion thereof;

(v) will take all necessary steps to ensure any person to whom it delegates responsibilities
for occupational health and safety on the Road, or relevant portion thereof, satisfactorily
performs such responsibilities; and

(vi)  will forthwith advise TimberWest in writing if the Licensee is unable to perform any of
the foregoing responsibilities, and in such event TimberWest will be entitled to take any
action it deems necessary to ensure the health and safety of persons on the Road, or
relevant portion thereof, including terminating this Agreement without notice or damages
of any kind to the Licensee, and to recover from the Licensee any costs incurred in
assuming such responsibilities.

The parties acknowledge and agree that the Acknowledgement, once delivered, and this Agreement will
together constitute an “agreement”, as described in subsection (a) of the definition of “prime contractor”
in subsection 118(1) of the WCA. Notwithstanding the foregoing, TimberWest acknowledges and agrees
that in the event it notifies the Licensee that the Licensee is required to become the “prime contractor”
as contemplated herein, the Licensee may on written notice to TimberWest elect to require one of the
Licensee's contractors to be the “prime contractor”, provided such contractor forthwith signs and returns
an Acknowledgement to TimberWest in a revised form to be prepared by TimberWest, and further
provided the Licensee ensures its contractor complies with all duties and obligations set forth in the
Acknowledgement.

AMOUNTS PAYABLE BY LICENSEE

2

TAXES

Amounts Payable. The Licensee will pay to TimberWest at its address set in section 5 of the Agreement,
or at such other place designated by TimberWest from time to time, without any prior demand and
without any abatement, deduction or set-off whatsoever, and within ten (10) business days after written
demand, any additional amounts (the “Additional Amounts”) owed to TimberWest under this
Agreement.

Goods & Services Tax. The Licensee will pay to TimberWest goods and services tax or any other tax
imposed on TimberWest with respect to any Additional Amounts (whether characterized as a goods and
services tax or otherwise), such payment to be made to TimberWest at the same time as the amounts to
which such tax applies are payable to TimberWest under this Agreement.

Taxes Payable by Licensee. The Licensee will pay to TimberWest an amount equal to any taxes of any
nature imposed on TimberWest as a result of the Licensee’s exercise of its rights and obligations under
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this Agreement including, but without limiting the generality of the foregoing, any taxes assessed as a
result of any improvements made by or on behalf of the Licensee to the Road or TimberWest’s lands.

IMPROVEMENTS

6.

Improvements. The Licensee will not construct or establish, on lands or timber holdings of TimberWest,
any campsite or other improvements without the prior written consent of TimberWest.

LICENSEE’S COVENANTS AND ACKNOWLEDGEMENTS

7.

Licensee’s Covenants. In addition to the safety covenants and acknowledgements made by the
Licensee in section 1 of this Schedule B the Licensee makes the following additional covenants and
acknowledgements:

(a) Notice of Fire. The Licensee will immediately notify TimberWest and the nearest BC Wildfire
Service office of the Ministry of Forests, Lands, Natural Resource Operations and Rural
Development by telephone upon discovery of any fire on the Road or in the vicinity of the Road.

(b) No Fires. The Licensee will not ignite or permit to burn any open fire or any fire hazard on or
near the Road or the adjacent lands or timber holdings of TimberWest at any time and the
Licensee will take every reasonable precaution to prevent the escape of fire on or to any of
TimberWest'’s lands and timber holdings and to extinguish all fires promptly regardless of cause
or origination.

(c) Public Highway. During the Term, the Licensee will not do anything that will result in the Road
being classified as a public highway or a forest service road.

(d) Vehicles and Equipment. The Licensee will not haul or move machinery on any part of the Road
without first notifying TimberWest.

(e) Signs. The Licensee will erect and maintain at its cost any signs that TimberWest considers
necessary in conjunction with the Licensee’s use of the Road.

(j) No Interference. The Licensee will ensure that the exercise of its rights under this Agreement
does not cause interference to the activities of TimberWest or TimberWest’s contractors on the
Road.

Licensee’s Acknowledgements. The Licensee acknowledges to TimberWest and agrees that:

(@) Road Hazards. TimberWest has not made, and will not make, any representation or warranty as
to the condition or topography of the Road, that it has satisfied itself with respect to such matters
as it considers necessary related to the Licensee’s intended use of the Road and that the Licensee
accepts the Road for such use on an “as is, where is” basis;

(b) Non-exclusive Use. TimberWest and its contractors may use the Road in priority to the Licensee,
and TimberWest may grant to third parties the right to use the Road;

(c) Vehicle Risk. The vehicles and equipment of the Licensee and of its employees, contractors,
agents, licensees and invitees, and the personnel operating such vehicles and equipment, are at
the risk of and are the responsibility of the Licensee, and not of TimberWest;

(d) TimberWest Construction on Road. There is reserved to TimberWest the right, exercisable at all
times hereafter and from time to time, without the consent of the Licensee, to construct, erect,
install, bury, excavate for, place, inspect, maintain, operate, protect, repair, remove, replace,
renew, add to, enlarge, alter, improve, operate and use, and to grant to others the right to do
so, on, over, under, within, above and through the Road, works for utilities, services and for any

Page 211 of 236



purposes associated with the business of TimberWest or other persons using TimberWest's lands,
provided that the exercise of such rights reserved to TimberWest and the existence and use of
such works will not block completely or interfere unreasonably with the use by the Licensee of
the Road; and

(e) Stopping Traffic. TimberWest may and the Licensee at TimberWest's request will regulate or stop
any traffic or restrict any activities on the Road for such periods as, in TimberWest's sole opinion,
are required by weather conditions, fire hazard, the operations of TimberWest or other conditions.

HAZARDOUS SUBSTANCES

9.

10.

11.

12.

13.

Hazardous Substances Definitions.

(a) “Hazardous Substances” means any contaminant, pollutant, dangerous or potentially
dangerous or noxious or toxic substance, hazardous waste, special waste, flammable or explosive
or radioactive material, urea formaldehyde foam insulation, asbestos, PCBs and substances or
any other materials declared or defined to be hazardous, toxic, contaminants or pollutants, or
which at any time are prohibited, controlled or regulated for the protection, management,
conservation or restoration of public health or the environment, under or pursuant to any
Applicable Laws.

(b) “Release” includes release, spill, leak, pump, pour, flow, deposit, emit, empty, discharge,
escape, leach, dispose, dump and includes all matters included in the words “introduce waste
into the environment” in the Environmental Management Act (British Columbia), the word
“deposit” in the Fisheries Act (Canada) or the word “release” in the Canadian Environmental
Protection Act, 1999 (Canada).

Hazardous Substances. The Licensee will not bring or allow anyone else to bring Hazardous Substances
onto the Road or adjacent lands except in strict compliance with all Applicable Laws and environmental
permits. The Licensee will not allow the Release of any Hazardous Substances into the environment or
into culverts, drains or sewers.

Removal of Hazardous Substances. The Licensee will remove all Hazardous Substances brought onto
or created on or about the Road or adjacent lands as a result of the use of such Road by the Licensee on
or before the expiry or earlier termination of the Term. Notwithstanding the degree of affixation of such
Hazardous Substance or the goods containing such Hazardous Substance, such Hazardous Substance will
be the sole property of the Licensee.

Notice to TimberWest. The Licensee will advise TimberWest forthwith of any Release of any Hazardous
Substances on or from the Road or adjacent lands and will provide TimberWest with all information,
notices, reports and other documents it has or receives regarding such Release and the remediation steps
being undertaken by the Licensee with respect to the Release or as may reasonably be required by
TimberWest of the Licensee. The Licensee will also forthwith provide TimberWest with any oral or written
notice it receives from a governmental authority under or in respect of an Applicable Law regarding or in
respect of the Road or adjacent lands or from any other third party in respect of any claim, demand,
action or other proceeding regarding an environmental matter pertaining to the Road or adjacent lands
or the Licensee's use or occupancy thereof.

Records. TimberWest, at any time, on five days prior written notice to the Licensee, may inspect, or
have the Road or adjacent lands, or any records reasonably considered to be relevant for the purpose of
identifying the existence, nature and extent of any Hazardous Substance on the Road or adjacent lands
and the Licensee’s handling of such Hazardous Substance, inspected by a duly qualified independent
environmental auditor, and the Licensee agrees to cooperate with the auditor in its performance of each
such inspection. In exercising such right of inspection, neither TimberWest nor its auditor will
unreasonably interfere with the Licensee’s use and occupation of the Road. If the auditor, acting
reasonably, determines following any such inspection that further testing or investigation is required in
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14,

15.

16.

order to monitor the Licensee’s compliance with any Applicable Laws relating to the handling of any
Hazardous Substance, TimberWest may, at its option, require the Licensee, at the Licensee’s expense, to
arrange for such testing or investigation or may make such arrangements itself, in which case
TimberWest's reasonable costs of any such testing or investigation will be paid by the Licensee to
TimberWest within 30 days after receipt of any invoice on account thereof.

Clean-up Plans. If any Hazardous Substance is Released on the Road or adjacent lands by the Licensee
or its directors, officers, employees, contractors, agents, licensees, invitees or any other person for whom
the Licensee is responsible in law or who is on the Road or adjacent lands as a result of the Licensee’s
use or occupancy of the Road, the Licensee will, at its own risk and expense:

(a) prepare all necessary studies, plans and proposals to clean up such Hazardous Substances and
submit them to TimberWest for approval;

(b) provide all bonds and other security required by any governmental body or by TimberWest;

(o) carry out the work required to clean up such Hazardous Substances in such manner as is approved
by TimberWest;

(d) keep TimberWest fully informed regarding the contamination and remediation thereof;

(e) provide to TimberWest full information with respect to the proposed plans and comply with
TimberWest’s reasonable requirements with respect to such plans; and

(f) obtain a certificate of compliance under the Environmental Management Act (British Columbia)
in respect of such remediation.

Clean up by TimberWest. Notwithstanding section 14 of this Schedule B, upon written notice to the
Licensee, TimberWest may itself undertake remediation of any contamination at the reasonable cost and
expense of the Licensee which cost will be paid by the Licensee within thirty (30) days after receipt of an
invoice on account of such cost.

Hazardous Substances Indemnity. The Licensee will indemnify, and save harmless TimberWest, its
partners and its and their respective directors, officers, employees, contractors, agents, licensees, invitees
and the successors and assigns of TimberWest, from and against all loss, expense (including investigation
and remediation expenses), claims, demands, actions, suits or other proceedings, judgements, damages,
penalties, fines, costs, liabilities, reduction in the market value of any adjacent lands, damages for loss
or restriction in use of the Road or any adjacent lands, sums paid in settlement of claims, legal fees (on
a solicitor and own client basis), consultants’ fees and experts’ fees which arise during or after the Term
in connection with the presence or suspected presence of any Hazardous Substance or any other
contamination in, upon, above, under or about the Road or adjacent lands or has been or is in the future
Released from the Road or adjacent lands, caused by, contributed to or aggravated by the Licensee, or
its directors, officers, employees, contractors, agents, licensees, invitees or any other person for whom
the Licensee is responsible in law or who is on or about the Road or adjacent lands as a result of the
Licensee’s use or occupancy of the Road. For greater certainty, this indemnity applies to expenses incurred
by TimberWest to investigate and remediate contamination even if not required to do so by a
governmental authority or by law.
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RISK AND LIMITATOIN OF LIABILITY

17.

Risk and Limitation of Liability. The Licensee agrees that it will use the Road at its own risk, and that
TimberWest will not be liable for, and the Licensee hereby waives, any claim, action, damage, liability,
cost or expense which the Licensee may suffer, incur or be put to in connection with any occurrence on
the Road or the adjacent lands or with the use and occupation of the Road by the Licensee or TimberWest.
TimberWest will not be liable to the Licensee in connection with this Agreement, whether based on
contract, tort (including negligence and strict liability), under warning or otherwise, for any special,
indirect, incidental or consequential loss or damage whatsoever including, without limitation, loss of use
of equipment or facilities and loss of profits or revenues. The waiver set forth above will be in addition
to, and not in limitation or derogation of, any other waiver or release contained in this Agreement with
respect to any loss of, or damage to, property of the Licensee. As the above waiver may preclude the
assignment of such claim, by subrogation or otherwise, to an insurance company (or any other person),
the Licensee agrees immediately to give any insurance company which has issued policies in respect of
such insurance, written notice of the terms of such waiver, and to have such insurance policies properly
endorsed, if necessary, to prevent the invalidation of the insurance coverage by reason of such waiver.

INDEMNITY

18.

19.

Indemnity. The Licensee hereby indemnifies TimberWest, its directors, officers, employees, contractors,
agents, licensees, invitees and the successors and assigns of TimberWest and saves them harmless from
and against any and all claims, actions, damages, liabilities and expenses (including, without limitation,
all legal fees on a solicitor and own client basis, experts’ fees and disbursements) in connection with
(a) loss of life, personal injury and/or damage to property arising from or out of any occurrence in or
upon the Road or the adjacent lands in any way related to the exercise by the Licensee of its rights under
this Agreement, (b) any breach by the Licensee of any of the terms of this Agreement, and (c) any claim,
action, damage, liability, cost or expense suffered or incurred by any of the Licensee’s partners, directors,
officers, employees, contractors, agents, licensees, invitees or any other person for whom the Licensee
is responsible in law or who is on the Road or adjacent lands as a result of the Licensee’s use or occupancy
of the Road.

Labour Disruptions. TimberWest will not be liable to the Licensee for, or be required to indemnify the
Licensee against or save it harmless from any claims, damages, costs, expenses, actions, or suits caused
by, arising out of, attributable to, or in connection with any labour disruption involving TimberWest's
employees or its contractors.

TERMINATION

20.

21.

10

Termination. Notwithstanding the Term stipulated for this Agreement:

(a) either party may terminate this Agreement by giving at least sixty (60) days’ written notice of
termination to the other party; and

(b) TimberWest may terminate this Agreement at any time in a written notice to the Licensee if the
Licensee fails to perform an obligation it is required to perform under this Agreement.

Equipment Removal. On the expiry or earlier termination of the Term, the Licensee will promptly
remove all its machinery, supplies or other property from the Road, and will cause the machinery, supplies
or other property of its contractors to be removed from the Road, making good any damage caused by
such removal, and subject to any rights TimberWest may have under any other agreement with the
Licensee or by virtue of any security held by TimberWest for moneys owed by the Licensee to TimberWest.
Any such property not removed by the Licensee by the end of thirty (30) days may be removed and
stored at a place of TimberWest's choice at the Licensee’s sole risk and expense. All expenses incurred
by TimberWest for the removal and storage of such property will become a debt due and payable to
TimberWest and will constitute a lien against the Licensee’s property which TimberWest may exercise by
selling the property at any time without notice to the Licensee.
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22,

Survival of Obligations. Upon the expiry or earlier termination of the Term, all claims, causes of action
or other outstanding obligations remaining or being unfulfilled as at the date of expiry or earlier
termination and all of the provisions of this Agreement relating to the obligation of either of the parties
to perform actions or to account to or to indemnify the other and pay to the other any moneys owing as
at the date of expiry or earlier termination in connection with this Agreement will survive such expiry or
earlier termination.

ARBITRATION

23.

Arbitration. Any matter which, pursuant to the terms of this Agreement, is to be referred to arbitration
must be submitted to and settled by arbitration in accordance with the provisions of this section 23.
Arbitration proceedings are to be commenced by the party desiring arbitration giving notice to the other
party specifying the matter to be arbitrated and requesting an arbitration thereof. Such arbitration will
be carried out as follows:

(d) The Rules of Procedure (the "“"Rules”) for Domestic Arbitrations of the British Columbia
International Commercial Arbitration Centre (the “Centre™) will apply to the arbitration, except
as otherwise provided in this section 23.

(e) The arbitrator will be a single arbitrator agreed upon by the parties, or, failing agreement within
10 days after the giving of the notice requiring arbitration, an arbitrator appointed by the Centre.

(f) The arbitrator will make his determination on the basis of written submissions and affidavits
submitted by the parties, without any hearing, unless the arbitrator determines that a hearing is
necessary.

(9) The parties acknowledge and agree that they have provided for certain matters to be resolved
by arbitration so as to promote an efficient, expeditious and inexpensive resolution. The parties
will co-operate with the arbitrator and agree to act at all times so as to facilitate, and not frustrate
nor delay, such efficient, expeditious and inexpensive resolution. The arbitrator is authorized and
directed to make orders, on his initiative or upon application of either party to a disputed matter,
to ensure that the arbitration proceeds in an efficient, expeditious and inexpensive manner, and
in particular, to enforce strictly the time limits provided for in the Rules or set by order of the
arbitrator, unless the arbitrator considers it inappropriate to do so. The parties acknowledge and
agree that it is their intention that arbitration hearings will commence as soon as possible. The
arbitrator is directed to make all reasonable efforts to make his award within thirty (30) days
following appointment.

(h) The award of the arbitrator will be rendered in writing and will contain a recital of the facts upon
which the award is made and the reasons for the award.

) The award of the arbitrator with respect to a disputed matter will be final and binding upon the
parties to the arbitration, subject to section 30 of the Arbitration Act (British Columbia).

MISCELLANEOUS

24,

25.

11

Expropriation. If during the Term the Road, or any part thereof, is acquired or condemned by
expropriation for any public or quasi-public use, then TimberWest and the Licensee may separately claim,
receive and retain awards of compensation for the loss of their respective interests, but neither
TimberWest nor the Licensee will have any claim against the other in respect of such loss or the unexpired
Term.

Late Payments. If the Licensee does not pay to TimberWest any amount which the Licensee is required
to pay to TimberWest under this Agreement on the due date under this Agreement, such amount will
thereafter bear interest at a rate equal to the Prime Rate plus 2% per annum, calculated and compounded
monthly on the first day of each month until paid. "Prime Rate” means the rate of interest, expressed
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26.

27.

28.

29.

30.

31.

32.

33.

34.

35.

12

as a percentage per annum, declared from time to time by the main branch in Vancouver, British Columbia
of the Royal Bank of Canada as its prime rate, the intention being that the rate of interest prescribed
hereunder will fluctuate as and when such declared prime rate fluctuates.

Time. Time is of the essence in this Agreement.

Waiver. Nothing contained in this Agreement will be construed as a waiver by TimberWest of any rights
which TimberWest has or which may accrue to TimberWest at law, in equity or by statute, nor will
TimberWest's failure to insist upon the Licensee’s performance of any of the Licensee’s obligations under
the terms of this Agreement be deemed to be a waiver of TimberWest's right to do so at any time.

Entire Agreement. This Agreement sets forth all of the covenants, promises, conditions, agreements
and understandings between TimberWest and the Licensee with respect to the use of the Road. No
subsequent amendment of this Agreement will be binding upon TimberWest or the Licensee unless
reduced to writing and signed by them.

Governing Law / Exclusive Jurisdiction. This Agreement will be construed and governed in
accordance with the laws of the Province of British Columbia, which will be deemed to be the proper law
hereof, and the courts of British Columbia will have the exclusive jurisdiction to determine all claims and
disputes arising out of or in any way connected with this Agreement.

No Registration of Agreement. The Licensee acknowledges and agrees that this Agreement does not
contain a grant in favour of the Licensee of any interest in the Road or any part of the adjacent lands
upon which the Road is situate and, accordingly, the Licensee agrees that it will not be entitled to register
this Agreement in any public registry.

Notices. Save and except for subsection 7(a) of the Agreement, all notices will be written and deemed
duly given if delivered by hand or mailed by registered mail, postage prepaid, addressed to the party
concerned at the address first set forth in Agreement, or at such other address as may from time to time
be communicated by notice. Any notice is deemed given and received, if delivered by hand, on the day
delivered, and if mailed, when it should have been received in the ordinary course of post. If there is an
actual or generally anticipated disruption in postal service caused by strike, lockout, or other labour
disturbance, any notice given must be delivered personally.

Employee, Contractors. The Licensee will cause all Timber Haulers to:

(a) comply with the terms and conditions of this Agreement (save and except the obligation to pay
any amount to TimberWest) as if such person had signed this Agreement as licensee; and

(b) not be in possession of, or impaired by, alcohol or drugs while on the Road.

Successors. This Agreement will enure to the benefit of and be binding on the parties and their
respective heirs, executors, administrators, successors and permitted assigns.

Assignment. The Licensee will not assign its rights under this Agreement without the prior written
consent of TimberWest. Any assignment or transfer by the Licensee of this Agreement or of any interest
herein or of any moneys due or to become due by reason of the terms of the Agreement without the
written consent of TimberWest will be void. For the purposes of this Agreement, an assignment includes
a change in the management, a change in control of the Licensee, or the amalgamation of the Licensee
with another entity.

No Asset in Bankruptcy. This Agreement will not be deemed to be an asset in bankruptcy of the
Licensee.
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SCHEDULE C

SPECIAL TERMS AND CONDITIONS

TIMBERWEST MAINTENANCE

ADDITIONAL LICENSEE COVENANT AND ACKNOWLEDGEMENTS

1. Road Maintenance and Repair. The Licensee will not carry out any maintenance or repair of the Road
without the prior written consent of TimberWest. Notwithstanding the foregoing, the Licensee will be
responsible for repairing any damage it causes to the Road forthwith to the sole satisfaction of
TimberWest.

2. No TimberWest Maintenance. TimberWest is under no obligation whatsoever to maintain or repair
the Road or to keep the Road clear of snow, ice, windfall or other hazards except as set forth herein.

TIMBERWEST COVENANTS

3, TimberWest’s Covenants. TimberWest make the following covenants:

(@)  Maintenance Work. TimberWest will carry out all Maintenance Work required on the Road. For
the purpose of this Schedule C, "Maintenance Work"” means any work which is required on a
regular basis in connection with the ordinary upkeep of the Road or any structures located thereon
and is integral to the use of the Road as contemplated herein. TimberWest hereby confirms that
the costs associated with any Maintenance work are included in the Licence Fee.

(b)  Repair Work. TimberWest may from time to time and at any time during the Term elect to carry
out Repair Work on the Road. For the purpose of this Schedule C, “"Repair Work” means any
work which is required from time to time in order to effect structural repairs, upgrades or
replacements to the Road or any structures located thereon, is integral to the use of the Road as
contemplated herein and which is expected to last for several years, including, without limitation,
the erection, rebuilding and repairing of bridges and major culverts, the rebuilding of any portion
of the Road which is necessitated by major washouts and any major resurfacing of any portion
of the Road. The costs associated with any Repair Work will be paid by the parties in accordance
with section 4 of this Schedule C.

ADDITIONAL AMOUNTS PAYABLE

4,

Repair Fee. If TimberWest carried out any Repair Work as contemplated in section 3(b) of this Schedule
C, it will notify the Licensee and the Licensee will promptly pay to TimberWest a fee (the "Repair Fee")
in respect of such repair work in an amount to be calculated on a pro-rata basis as between TimberWest
and the Licensee based on the cost of such repair work and the parties’ respective use of the Road, all
as determined by TimberWest acting reasonably. The Licensee will pay to TimberWest at is address set
out in section 5 of the Agreement the Repair Fee within ten (10) business days after written demand.

Goods & Services Tax. The Licensee will pay to TimberWest goods and services tax or any other tax
imposed on TimberWest with respect to the Repair Fee (whether characterized as a goods and services
tax or otherwise), such payment to be made to TimberWest at the same time as the amounts to which
such tax applies are payable to TimberWest under this Agreement.

PARAMOUNTCY

6.

13

If and to the extent any term or condition of this Schedule C conflicts with a term or condition in any
other part of this Agreement, the term or condition in this Schedule C will prevail.
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SCHEDULE D

“TimberWest Safe Road Use Procedures”

The following procedures apply to all TimberWest resource roads. All users must be familiar with
these procedures to ensure safe traveling conditions for all authorized industrial and recreational
road users. In the event these procedures conflict with the user’s own policies the TimberWest safe
road use procedures will take priority. If a Prime Contractor has been designated to a specific road,
they may have additional procedures that supplement TimberWest's, which will be specified during
prework discussions (where applicable).

All vehicles:

14

All road users (industrial, authorized recreational) must be fully licensed with correct endorsements,
adequately insured for the vehicles intended use and follow all applicable driving legislation.

Follow the posted speed limits (Maximum 60 km/hr or less if not posted) with headlights/taillights on at all
times.

Observe and obey all posted signage.
All traffic must drive on the right-hand side of the road.

Drive by the road conditions and visibility (sight lines, dust or weather related visibility). Roads are radio
assisted not radio controlled. Drive accordingly and expect the unexpected.

Deactivated roads may or may not be posted. It is suggested that you obtain information regarding road
deactivation status from TimberWest before you begin your trip.

Maintain safe distances when following other vehicles and use extra caution when driving in dusty conditions.
Also use extreme caution when overtaking slower vehicles.

Always give industrial traffic the right-of-way. (Pull over and stop).

When passing logging trucks, low beds, graders, etc. make sure the operator is aware of your intentions and
signals you verbally or visually before proceeding to pass; then pass only when road conditions are favourable.

Watch out for “sweepers” which are very long logs hauled on logging trucks. They can hang over the back of
the trailer up to 6 meters and on a tight corner could sweep a vehicle off the road.

Do not block the road or stop on the running surface for any reason — logging trucks require a lot of room for
safe travel and to safely stop. Do not impede their access at any time. It is essential that logging trucks be
able to use the roads without delays. If you must stop, find a turnout or wide spot and park well off the road.
Be aware that off highway trucks with wide bunks have very little opportunity to move off the center of the
road grade, except on wide mainlines. Ensure you find a turnout that enables the logging truck adequate
clearance for safe passage.

Report vandalism or other suspicious activities to a TimberWest representative.

Report all hazards immediately to Prime Contractor or TimberWest representative.
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Industrial:

15

All vehicles and drivers must comply with applicable rules and regulations (WorkSafeBC, Department of
Transportation, MFLNRO statutes and legislation, National Safety Code, and Motor Vehicle Act, etc) that will
ensure proper driving, loading, securing, inspection and maintenance.

Down/Loaded vehicles have the right-of-way

TimberWest typically maintains the bridge infrastructure to support L165 tons. For active crossings that
support less than L165, TimberWest identifies the load rating with posted signage stating the load rating in
the field (i.e. L100, L75, 5 tonnes/pickup, etc). In the event users have concerns, contact TimberWest
representative for assistance.

Note: Notify TimberWest Contract Manager or designated TimberWest representative prior to walking (point

loadling) across structures with equipment 75 tonnes or greater so TimberWest can ensure structure can
safely support the weight.
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ATTACHMENT B
TW 43-2020 / 8545

ROAD USE AGREEMENT - AMENDMENT

THIS AGREEMENT ("Amending Agreement”) dated for reference, November 1, 2023.

BETWEEN:
TIMBERWEST FOREST COMPANY, a partnership of TimberWest Forest Corp., a Federal
company, and TimberWest Holdings Ltd., a British Columbia company, having an office at 201-
648 Terminal Avenue, Nanaimo, British Columbia, VIR 5E2
Email: legalservices@mosaicforests.com
(the "Company”)
AND:
TOWN OF LADYSMITH, having a place of business at Main Office
410 Esplanade, P.O. Box 220, Ladysmith, British Columbia, V9G 1A2
Email: RBouma@ladysmith.ca
(the “Licensee”)
WHEREAS:

A. Pursuant to a Road Use agreement dated October 17, 2018 (the “Agreement”) the Company agreed to grant
the Licensee use of the Licensed Area, as described therein and no other;

B. The parties have agreed to amend the Agreement as set out herein.
NOW THEREFORE in consideration of the amount of $10.00 now paid by each party to the other and other

good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged by each of the
parties, the parties agree as follows:

1. Amendment. The parties agree that the Agreement is hereby amended as follows:
a. section 3 is amended by deleting “"October 31, 2023” in the last line thereof and replacing it with the
phrase “October 31, 2028".

2. Ratification of Road Use Agreement. The parties hereby ratify and affirm the Agreement and their respective
rights and obligations thereunder and confirm that the Agreement remains in full force and effect in
accordance with its terms, unaltered other than with respect to the amendment set out in section 1 above.

3. Execution by Fax or Electronic Means. This Amending Agreement may be executed by the parties and
transmitted by fax or other electronic means and if so executed and transmitted this Amending Agreement
will be for all purposes as effective as if the parties had delivered an executed original of the Amending
Agreement.

SIGNATURE PAGE TO FOLLOW

Road Use Agreement - Amendment Confidential Information Page 1 of 2
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TW 43-2020 / 8545

TIMBERWEST FOREST COMPANY TOWN OF LADYSMITH

by its managing partner, TIMBERWEST FOREST
CORP., collectively, as principal, by its duly
authorized agent, MOSAIC FOREST

MANAGEMENT CORPORATION

Authorized Signatory Authorized Signatory

John Shearing, Acting - VP, Operations Sue Bouma, Corporate Officer
Road Use Agreement - Amendment Confidential Information

Page 2 of 2
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TOWN OF LADYSMITH Celebrate our Present. Embrace our Future. Honour our Past.

STAFF REPORT TO COUNCIL

Report Prepared By: Ryan Bouma, Director of Infrastructure Services
Reviewed By: Allison McCarrick, CAO

Meeting Date: May 7, 2024

File No: 1220-01

Re: Canoe Procurement Group Membership
RECOMMENDATION:

That Council:

1. Authorize staff to maintain membership with Canoe Procurement Group; and
2. Direct staff to consider and use Canoe for all applicable purchases.

EXECUTIVE SUMMARY:

Council previously authorized staff to use Canoe Procurement Group to purchase a new parks
tractor and street sweeper. The cooperative purchasing process allowed for cost savings, and
efficient procurement. Staff request to continue using Canoe for future purchases that align with
the budget and capital plan.

PREVIOUS COUNCIL DIRECTION:

Resolution [MeetingDate ResolutionDetails
CS 2023- 2023-08-01|That Council direct staff to:
199

3. Utilize Canoe Procurement Group to source the purchase of the
Parks Tractor and the Streets Sweeper.

INTRODUCTION/BACKGROUND:

Canoe is a cooperative purchasing program that competitively procures pricing from various
vendors for the benefit of municipalities. They use the power of a large municipal membership
to attract bids and then pass that pricing on to their membership. Members are under no
obligation to use the service, make minimum purchases, or pay any fees.

Staff have now made two purchases, a tractor and street sweeper, using the Canoe membership
initiated last year. These purchases have saved approximately $42,000 over our normal
procurement procedures. In addition to cost savings, the process has been more efficient.

250.245.6400 / info@ladysmith.ca / www.ladysmith.ca
410 Esplanade PO Box 220, Ladysmith, BC V9G 1A2 (ow—;jd\al\
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The Town’s purchasing policy states that “wherever possible, the Town will participate in
cooperative purchasing to afford the taxpayers the benefits of both large volume purchases of
common municipal requirements and the administrative efficiency in cooperative acquisition
ventures”. Allowing staff to make purchases through Canoe is in general compliance with the
purchasing policy and would not invalidate the rest of the policy. Staff would continue to use
competitive procurement where appropriate and continue to follow the purchase cost
thresholds as detailed in Appendix A of the purchasing policy (shown below).

Appendix A
$5.000 - $10.000 - $75.000-
Acquisition: 0-4.999 9,999 74999 250,000 $250,000+
DH CM & DOF/
Authority Approved Staff Manager DH DH + CM & DOF Council
Documents Informal Formal Formal RFP, RFQ, RFT RFP, RFQ, RFT
Competitive Competitive Competitive Competitive
Process Discretionary Bidding Bidding Bidding Bidding
Commitment Direct Coding &
Documentation Signature PO PO PO PO

RFP = Request for Proposal
RFQ = Request for Quotation
RFT = Request for Tender
PO = Purchase Order

DH = Department Head
DOF = Director of Financial
Services (CFQO)

CM = City Manager

Staff are planning to use Canoe for purchasing a new V-plow and zero turn lawn mower in 2024.
The program would mostly support equipment purchases, although it may be used for other
Town department needs, including facilities, protective services, and IT.

ALTERNATIVES:

Council can choose to require staff to continue using conventional tenders for equipment and
other services instead of those offered by Canoe.

FINANCIAL IMPLICATIONS:
Staff experience indicates Canoe saves the Town money by organizing large volume purchases

that other municipalities may also need. Staff are not obligated to use Canoe and continuing the
membership is free of charge.

LEGAL IMPLICATIONS:
N/A
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CITIZEN/PUBLIC RELATIONS IMPLICATIONS:
N/A

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:
The Director of Finance was consulted regarding the alignment with the Town’s purchasing

policy.

ALIGNMENT WITH STRATEGIC PRIORITIES:

[ Core Infrastructure [J Economy
1 Official Community Plan Implementation [ Leadership
L1 Waterfront Area Plan Not Applicable

I approve the report and recommendations.

Allison McCarrick, Chief Administrative Officer
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TOWN OF LADYSMITH
BYLAW NO. 2175

Property tax rates for the year 2024

The Council of the Town of Ladysmith in open meeting assembled enacts as follows:
1. Definitions

In this Bylaw, the following words, terms or phrases shall have the respective meaning
assigned to them:

“City Hall” means the Town of Ladysmith City Hall located at 410
Esplanade, Ladysmith, BC with a mailing address of Box
220, Ladysmith, BC V9G1A2.

“Collector” means the person duly appointed as such from time to time
by Council, and their designate.

“Alternative Municipal means the scheme for the payment of taxes established
Tax Collection Scheme” under sections 3, 4, and 5.2 of this Bylaw.
2. Tax Rates

The following rates are hereby imposed and levied for the year 2024:

2.1 For lawful general purposes of the Town of Ladysmith on the value of land and
improvements taxable for general municipal purposes, the tax rates shown in column
‘A’ of Schedule “A”, attached to and forming part of this Bylaw;

2.2 For lawful general purposes of the Town of Ladysmith on the value of land and
improvements taxable for Library purposes, the tax rates shown in column ‘B’ of
Schedule “A”, attached to and forming part of this Bylaw;

2.3 For purposes of the Cowichan Valley Regional District on the value of land and
improvements taxable for Regional District purposes, the tax rates shown in column ‘C’
of Schedule “A”, attached to and forming part of this Bylaw; and

2.5 For purposes of the Cowichan Valley Regional Hospital District on the value of land and
improvements taxable for Regional Hospital District purposes, the tax rates shown in
column ‘D’ of Schedule “A”, attached to and forming part of this Bylaw.
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“Tax Rates Bylaw 2024, No. 2175"

Page 2

3.

Alternative Municipal Tax Collection Scheme

3.1

3.2

3.3

3.4

Unless section 3.3 applies, the rates and taxes imposed under this Bylaw are due and
shall be paid on or before the 2" day of July, 2024.

An owner may elect to pay the rates and taxes imposed under this Bylaw in accordance
with the Alternative Municipal Tax Collection Scheme by providing written notice of
that election to the Collector at their office at City Hall, Ladysmith, BC on or before the
14" day of June, 2024.

An owner may elect to pay the rates and taxes imposed under this Bylaw in accordance
with the General Tax Collection scheme established in the Community Charter, by
providing written notice of that election to the Collector at their office at City Hall,
Ladysmith, BC on or before the 14%" day of June, 2024.

If an owner does not make an election under Section 3.2 or 3.3, the Alternative
Municipal Tax Collection Scheme applies to the rate and taxes payable by that owner.

Penalties — Alternative Municipal Tax Collection Scheme

4.1

4.2

Upon the 3™ day of July, 2024, or as soon thereafter as is practicable, the Collector shall
add to the unpaid balance of the current year’s taxes two (2) percent of the amount
unpaid as of the 2" day of July, 2024.

Upon the 12t day of September, 2024, or as soon thereafter as is practicable, the
Collector shall add to the unpaid balance of the current year’s taxes an additional
eight (8) percent of the amount unpaid as of the 11t day of September, 2024.

Supplementary Tax Rolls

51

5.2

Upon receipt of a Supplementary Tax Roll from BC Assessment, the Collector shall levy
taxes in accordance with the rates specified in Schedule “A” of the Bylaw according to
the taxable values as shown on the Supplementary Tax Rolls.

For each Supplementary Tax Roll, where the Alternative Municipal Tax Collection
Scheme applies, the Collector shall add penalties to the unpaid amounts as follows:

a) Where Supplementary Tax Notices are sent before the 1% day of June, 2024,
penalties shall be added as set out in Section 4 of this Bylaw;

b) Where Supplementary Tax Notices are sent between the 1%t day of June, 2024
and before the 9™ day of August, 2024, ten (10) percent shall be added on any
amount unpaid as of the 11" day of September, 2024;

b) Where Supplementary Tax Notices are sent on or after the 9™ day of August,
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“Tax Rates Bylaw 2024, No. 2175"
Page 3

2024, ten (10) percent shall be added on any amount unpaid after thirty (30)
days.
Citation

6. This bylaw may be cited for all purposes as “Property Tax Rates Bylaw 2024, No. 2175”.

READ A FIRST TIME on the 16™ day of April, 2024

READ A SECOND TIME on the 16 day of April, 2024

READ A THIRD TIME on the 16 day of April, 2024

ADOPTED on the day of , 2024

Mayor (A. Stone)

Corporate Officer (S. Bouma)
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Tax Rates (Dollars of Tax per $1,000 Net Taxable Value)

SCHEDULE “A”
“Tax Rates Bylaw 2024, No.2175”

A B c )

Cowichan Cowichan

Valley

PROPERTY CLASS Municipal Library RZa.'Liyal Regional

Digsltrict Hospital

District
1|Residential 2.6831 0.1522 1.1216 0.3653
2 |Utilities 22.7598 1.2911 3.9256 1.2786
3|Supportive Housing 2.6831 0.1522 1.1216 0.3653
4 |Major Industry 81.6856 4.6336 3.8134 1.2419
5|Light Industry 9.7094 0.5508 3.8134 1.2419
6|Business/Other 9.1040 0.5164 2.7479 0.8950
7 |Managed Forest 41.3703| 2.3468| 3.3648 1.0959
8|Rec Non Profit 2.6831 0.1522 1.1216 0.3653
9|Farm 40.6304 2.3048 1.1216 0.3653
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TOWN OF LADYSMITH
BYLAW NO. 2176

Sewer parcel tax bylaw for the year 2024

The Council of the Town of Ladysmith in open meeting assembled enacts as follows:

Definitions

1.

Levy

In this Bylaw, the following words or terms shall have the respective meaning assigned to
them:

"Parcel" Means any lot, block or other area of land in which real property
is held, or into which it is subdivided, as identified in the 2024
Revised Assessment Roll and all amendments thereto.

"Group of Parcels" Means where a building or improvement is constructed over more
than one parcel of land, those parcels, if contiguous, may be dealt
with by the Assessor as one parcel and be assessed accordingly.

A parcel tax shall be levied annually against each parcel or group of parcels of land within
the Town of Ladysmith which is capable of being connected to the sewer system of the
Town, or which is deemed to abut on the said sewer system.

The annual sewer parcel tax shall be in the amount of Three Hundred Sixty Dollars ($360.00)
per parcel or group of parcels.

The sewer parcel tax imposed by this Bylaw on each parcel of land shall be shown by the
Collector on the real property tax roll, and the payment of the parcel tax shall be made in
the same manner, on or before the same dates, as other real property taxes.

The sewer parcel tax shall have the same rights and remedies as other real property taxes.
Every parcel tax assessment roll and every revision thereof shall be considered and dealt

with by a Parcel Tax Roll Review Panel appointed pursuant to the provisions of the
Community Charter.
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"Sewer Parcel Tax Bylaw 2024, No. 2176”
Page 2

Repeal
7. "Sewer Parcel Tax Bylaw 2023, No. 2143" is hereby repealed.
Citation

8. This bylaw may be cited as "Sewer Parcel Tax Bylaw 2024, No. 2176”.

READ A FIRST TIME on the 16™ day of April, 2024

READ A SECOND TIME on the 16 day of April, 2024

READ A THIRD TIME on the 16 day of April, 2024

ADOPTED on the day of , 2024

Mayor (A. Stone)

Corporate Officer (S. Bouma)
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TOWN OF LADYSMITH
BYLAW NO. 2177

Water parcel tax bylaw for the year 2024

The Council of the Town of Ladysmith in open meeting assembled enacts as follows:

Definitions

1.

Levy

In this Bylaw, the following words or terms shall have the respective meaning assigned to
them:

"Parcel" means any lot, block or other area of land in which real property
is held, or into which it is subdivided, as identified in the 2024
Revised Assessment Roll and all amendments thereto.

"Group of Parcels" means where a building or improvement is constructed over more
than one parcel of land, those parcels, if contiguous, may be dealt
with by the Assessor as one parcel and be assessed accordingly.

A parcel tax shall be levied annually against each parcel or group of parcels of land within
the Town of Ladysmith which is capable of being connected to the water system of the Town,
or which is deemed to abut on the said water system.

The annual water parcel tax shall be in the amount of Four Hundred and Fifty-Nine Dollars
(5459.00) per parcel or group of parcels.

The water parcel tax imposed by this Bylaw on each parcel of land shall be shown by the
Collector on the real property tax roll, and the payment of the parcel tax shall be made in
the same manner, on or before the same dates, as other real property taxes.

The water parcel tax shall have the same rights and remedies as other real property taxes.
Every parcel tax assessment roll and every revision thereof shall be considered and dealt

with by a Parcel Tax Roll Review Panel appointed pursuant to the provisions of the
Community Charter.
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“Water Parcel Tax Bylaw 2024, No. 2177”
Page 2

Repeal
7. "Water Parcel Tax Bylaw 2023, No. 2144" is hereby repealed.
Citation

8. This bylaw may be cited as "Water Parcel Tax Bylaw 2024, No. 2177”.

READ A FIRST TIME on the 16™ day of April, 2024

READ A SECOND TIME on the 16™ day of April, 2024

READ A THIRD TIME on the 16 day of April, 2024

ADOPTED on the day of , 2024

Mayor (A. Stone)

Corporate Officer (S. Bouma)
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TOWN OF LADYSMITH Celebrate our Present. Embrace our Future. Honour our Past.

BYLAW STATUS SHEET
May 7, 2024

Bylaw # | Description Status

2131 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, First and second readings, December 20, 2022.
Amendment Bylaw (No. 54) 2022, No. 2131” (10940 Public Hearing and third reading December 19,
Westdowne Rd.) Changes zoning from Rural Residential 2023. MOTI approval received January 15, 2024.
(RU-1) to Manufactured Home Park (MHP-1). Awaiting covenant.

2133 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, First and second readings, January 10, 2023.
Amendment Bylaw (No. 56) 2023, No. 2133”. Allows Public Hearing required. MOTI approval
convenience store at 1132-1142 Rocky Creek Rd. required. Waiting on applicant to submit

Development Permit per Council Resolution

2161 “Official Community Plan Bylaw 2022, No. 2200, | First and second readings, November 21, 2023.
Amendment Bylaw 2023, No. 2161”. To expand the mobile | Second reading rescinded, second reading as
home park at 10940 Westdowne Road. amended, December 5, 2023. Public Hearing and

third reading December 19, 2023. Awaiting
covenant.

2166 “Town of Ladysmith City Hall Loan Authorization Bylaw First, second and third readings, January 23,
2024, No. 2166". To enable the Town to borrow up to 2024. Inspector of Municipalities approval
$13.5 million dollars over a term of 30 years to fund the received February 26, 2024. Approval of the
construction of a new City Hall. electors required through an Alternative

Approval Process.

2175 “Property Tax Rates Bylaw 2024, No. 2175” (to set the First, second and third readings, April 16, 2024.
property tax rates for 2024 in accordance with the 2024 to
2028 Financial Plan).

2176 "Sewer Parcel Tax Bylaw 2024, No. 2176"” (to establish a First, second and third readings, April 16, 2024.
sewer parcel tax rate for property parcels in the Town of
Ladysmith).

2177 "Water Parcel Tax Bylaw 2024, No. 2177” (to establish a First, second and third readings, April 16, 2024.
water parcel tax rate for property parcels in the Town of
Ladysmith).
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y P.O. Box 598
33 Roberts Street
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www.ladysmithcofc.com

April 23, 2024

Re: Sponsorship Opportunities: Ladysmith Chamber Memorial Golf Classic | June
14, 2024

Dear Mayor Stone and Ladysmith Councilors,

| am writing on behalf of the Ladysmith Chamber of Commerce, in reference to our up-
coming Ladysmith Chamber Memorial Golf Classic Tournament. The Annual Golf Clas-
sic, which is the marquee fundraising event for the Chamber, is one of the most unique
marketing opportunities that the Chamber offers. The Tournament is held each June and
brings together close to 100 business and government leaders to golf, network, win priz-
es, bid on fabulous auction items and of course to have loads of fun.

We would like to invite you to participate and/or consider becoming a Sponsor of the La-
dysmith Chamber’s Annual Memorial Golf Classic. In the past the Town of Ladysmith has
generously sponsored a hole for our tournament, along with putting in a team of 4, and
we are inviting you to do the same for our upcoming tournament.

We are happy to recognize the Ladysmith & District Credit Union as this year’s Title
Sponsor. This year the Memorial will be honoring Gordon Reid. Gordon Reid's legacy is
one of remarkable community service and dedication. His extensive volunteer work,
spanning organizations like LRCA, Ladysmith Show & Shine, Ladysmith Days, Ladysmith
Festival of Lights, and Citizens on Patrol, showcases a deep commitment to making a
positive impact on Ladysmith and beyond.

Sponsorship choices literally cover the golf course and businesses can adopt the level
which best suits their needs. A Sponsor Package is attached and available on our web-
site www.ladysmithcofc.com detailing the benefits of each level of sponsorship. This in-
cludes, Tournament Sponsors, Hole Sponsors, Cart Sponsors, Live & Silent Auction Do-
nations.

Please join us on June 14", 2024 at Cottonwood Golf Course for the Ladysmith Cham-
ber's Annual Memorial Golf Classic and make sure your business is well represented.

Warm Regards,

Roberta Bowman

Executive Director

Ladysmith Chamber of Commerce
roberta@ladysmithcofc.com
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Ladysmith Chamber Memorial Golf Classic

SPONSORSHIP PACKAGES

TITLE SPONSOR - $3,500

Exclusivity: Only one title sponsor for event and similar businesses will be ex-
cluded from being a Tournament Sponsor as defined below.

Naming rights: Dominant brand/logo presence at registration and reception, on
all tournament advertising including website, social media, poster and print me-
dia advertising.

Opportunity to address guests during reception.

One Hole Sponsorship with opportunity to set up a kiosk at your hole to pro-
mote your business.

4 Golfers including dinner.

Signage on 2 golf carts.

Recognition in the golf program and awards ceremony.

Post-event recognition - thank you in the newspaper, newsletter, website etc.
First right of refusal for the following year.

Opportunity to provide primary promotional material for event participants
(swag)

Tournament Sponsor - $1,000
Exclusivity: similar businesses excluded from being a Tournament Sponsor.
Brand/logo recognition in the golf program, awards ceremony and tournament
advertising (secondary priority/emphasis to Title Sponsor).

One Hole Sponsorship with opportunity to set up a kiosk at your hole to pro-
mote your business.
2 Golfers including dinner.

Post-event recognition - thank you in the newspaper, newsletter, website etc.
Recognition in the golf program and awards ceremony.

Hole Sponsor - $250

Brand/logo recognition on one hole on golf course with opportunity to set up a
kiosk at your hole to promote your business.
Recognition in the golf program and awards ceremony.

Post-event recognition — thank you in the newspaper, newsletter, website etc.

Cart Sponsor - $75 Prize Sponsor

Cart Fleet Sponsor =5 for $300 e Donate a product or service for use as
Brand/logo recognition on golf carts) door prize and/or auction item.
Recognition in the golf tournament ¢ Includes recognition in the golf tour-
program. nament program and during auc-

Post-event recognition — thank you in tion/prize announcements.
the newspaper, newsletter, website e Post-event recognition — thank you in

etc.

the newspaper, newsletter, web etc.
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Rocky Creek Ventures Inc
2965 Norman Rd Nanaimo BC VI9X 1K5

To: Ladysmith Town Council
From: Rocky Creek Ventures Inc.
Date: 2024-04-23

Subject: Proposed street and subdivision names for approval

To whom it may concern,

We are nearing final subdivision completion at 1301 Rocky Creek Road, a community
that will overlook the Ladysmith Marina. We would like to propose the following
names for approval by Ladysmith Town Council:

For the new street name, we propose Marina View Dr. This road will be overlooking
the Ladysmith Marina, and will run parallel to the existing street called Harbour View
Rd. We think that Marina View Dr will be both descriptive and distinct for residents
to use.

For the subdivision itself, we propose Rocky Creek Estates. This will work well as the
community is directly off Rocky Creek Rd, and will well suit the oceanfront
development.

We hope you will consider these names for approval. Thank you.
Regards,

Frank Crucil,

Director
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