
 
A PUBLIC HEARING AND REGULAR MEETING

OF THE TOWN OF LADYSMITH COUNCIL
AGENDA
5:30 P.M.

 
Tuesday, May 21, 2024

Ladysmith Seniors Centre
630 2nd Avenue
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1. CALL TO ORDER

Call to Order 5:30 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.

2. 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:

(k) negotiations and related discussions respecting the proposed
provision of a municipal service.

•

3. OPEN MEETING AND ACKNOWLEDGEMENT (6:00 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/UCH3qHAExLiW8YrSuJk5R3uA/featured.

4. AGENDA APPROVAL

Recommendation
That Council approve the agenda for this Public Hearing and Regular Meeting of
Council for May 21, 2024.

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


5. PUBLIC HEARING

 “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No.
2170” and  “Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment
Bylaw 2024, No. 2171”

Subject Property:  Lot A, Holland Creek

(Lot A Block 192 District Lot 103 Oyster District Plan EPP63594 Except Plan
EPP67741, EPP75579, EPP80490, EPP98460 and EPP98461)

PID:  030-139-520

5.1 Outline of Public Hearing Process - Mayor Stone

5.2 Introduction of Bylaws and Statutory Requirements - Director of
Development Services

5.3 Submissions

5.4 Call for Submissions to Council (Three Times) - Mayor Stone

5.5 Declaration that the Public Hearing for Bylaw Nos. 2170 and 2171 is
Closed - Mayor Stone

6. BYLAWS - OFFICIAL COMMUNITY PLAN AND ZONING (SUBJECTS OF THE
PUBLIC HEARING)

6.1  “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw
2024, No. 2170”

6

Recommendation
That Council give third reading to “Official Community Plan Bylaw 2003,
No. 1488, Amendment Bylaw 2024, No. 2170”.

6.2  “Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw
2024, No. 2171”

10

Recommendation
That Council give third reading to “Town of Ladysmith Zoning Bylaw
2014, No. 1860, Amendment Bylaw 2024, No. 2171”.

7. RISE AND REPORT- Items from Closed Session
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8. MINUTES

8.1 Minutes of the Regular Meeting of Council held May 7, 2024 16

Recommendation
That Council approve the minutes of the Regular Meeting of Council held
May 7, 2024.

8.2 Minutes of the Special Meeting of Council held May 14, 2024 25

Recommendation
That Council approve the minutes of the Special Meeting of Council held
May 14, 2024.

9. PROCLAMATIONS

9.1 National AccessAbility Week - May 26 - June 1, 2024 27

Mayor Stone has proclaimed May 26 - June 1, 2024 as " National
AccessAbility Week" in the Town of Ladysmith.

10. DEVELOPMENT APPLICATIONS

10.1 Development Variance Permit 3090-24-02 and Development Permit
3060-22-14 – 670 Farrell Road

28

Recommendation
That Council:

Issue Development Variance Permit 3090-24-02 to vary section
10.11.5 (a) of “Town of Ladysmith Zoning Bylaw 2014, No.
1860” to increase the maximum height of five proposed
buildings from 10.0m to 16.8m at 670 Farrell Road (Lot 12,
District Lot 41, Oyster District, Plan EPP119981; PID: 032-050-
844 as follows:

1.

Building 4 to a maximum height of 11.0 metres;•

Building 6 to a maximum height of 12.4 metres;•

Building 7 to a maximum height of 11.5 metres;•

Building 8 to a maximum height of 15.7 metres; and•

Building 9 to a maximum height of 16.8 metres.•

Issue Development Permit 3060-22-14 to allow construction of
a 54-unit townhouse and multi-family development at 670
Farrell Road.

2.
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11. COMMITTEE  MINUTES

11.1 Community Planning Advisory Committee - May 1, 2024 150

Recommendation
That Council receive the minutes of the Community Planning Advisory
Committee meeting held May 1, 2024.

11.2 Committee of the Whole - May 14, 2024 152

Recommendation
That Council:

Give first, second and third readings to “Town of Ladysmith
Animal Control Bylaw 2024, 2167”; and

1.

Direct staff to bring forward consequential amendments to the
“Town of Ladysmith Zoning Bylaw 2014, No. 1860”.

2.

Recommendation
That Council direct staff to:

Amend “Town of Ladysmith Community Centre Facilities Fees
and Charges Bylaw 2021, No. 2086,” as presented in
Attachment A of the May 14, 2024, staff report;

1.

Present the proposed FJCC admission changes to the
Cowichan North Recreation Commission and Cowichan Valley
Regional District for their respective endorsement;

2.

Upon the Commission’s and Board’s endorsement, bring the
amended “Community Centre Facilities Fees and Charges
Bylaw 2021, No. 2086” to Town of Ladysmith Council for
consideration; and

3.

Amend the “Fees and Charges Department: Parks, Recreation
and Culture Policy” definition of family from four to six children.

4.

12. BYLAWS

12.1 Bylaw Status Sheet 158
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13. NEW BUSINESS

13.1 National Indigenous Peoples Day - Friday, June 21, 2024 159

Recommendation
“That Council considers donating XXX to the Stz’uminus First Nation in
support of their Indigenous People’s Day 2024 event, with the funds to
come from the Council public relations budget.”

14. 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.

•

15. ADJOURNMENT
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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. 1488, 
Amendment Bylaw 2024, No. 2170”. 

 
 
READ A FIRST TIME on the 7th day of May, 2024 
READ A SECOND TIME on the 7th day of May, 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 _________, 2024 
 
 

  
Mayor (A. Stone) 

 
  

Corporate Officer (S. Bouma) 
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Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw 2024, No. 2170 
Page 2 

 

 
Schedule A 
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Schedule B 
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Schedule C  
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 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;   

 

2. 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;  

 

3. 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 

ii) Coffee Shop, Office and Personal Service Establishment are permitted Accessory Uses to 

Community Care Facility and Assisted Living Residence”;  

 

4. 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 C in 

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 

 

5. Figure 10.11.1 is deleted and replaced with the following:  
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“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 7th day of May, 2024 
READ A SECOND TIME on the 7th day of May, 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  ______________day of ___________________ , 2024 
 
 

  
Mayor (A. Stone) 

 
  

Corporate Officer (S. Bouma) 
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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) Multiple Unit Dwelling 

b) Single Unit Dwelling 

c) Townhouse Dwelling 

d) Two Unit Dwelling 

 

2. Accessory Uses 

a) Artist Studio 

b) Bakery 

c) Coach House subject to Part 6, Section 6.5  

d) Coffee Shop 

e) Community Care Facility 

f) Convenience Store 

g) Cottage Industry 

h) Home Based Business, subject to Part 6, Section 6.8. 

i) Office 

j) Personal Service Establishment 

k) Retail Sales 

l) Secondary Suite subject to Part 6, Section 6.4. 

 

3. Sizing and Dimension of Parcels 

a) No Parcel for a Single Unit Dwelling Use shall be created which has a Parcel Area less than 

372 square metres in area. 

b) 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. 

c) 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) 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. 

b) 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. 

c) 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 4 
 

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. 

e) No Principal Buildings or Structures shall be located closer to the Parcel Line than the 

minimum setback shown in the Table below: 
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Parcel Line Minimum Setback 

Front Parcel Line 6.0 metres 

Interior Side of Parcel (Single-unit dwelling  
or Two-unit dwelling) 

2.0 Metres 

Exterior Side of Parcel (Single-unit dwelling or 
Two-unit dwelling) 

2.5 metres 

Exterior/Interior Side of Parcel (multiple-unit 
dwelling) 

4.5 metres 

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 
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Town of Ladysmith Regular Council Meeting Minutes: May 7, 2024  

 

MINUTES OF A REGULAR MEETING OF COUNCIL 

 

Tuesday, May 7, 2024 

6:31 P.M. 

Ladysmith Seniors Centre 

630 2nd Avenue 

 

Council Members Present: 

Mayor Aaron Stone 

Councillor Ray Gourlay 

Councillor Amanda Jacobson 

Councillor Tricia McKay 

Councillor Duck Paterson 

Councillor Marsh Stevens 

Councillor Jeff Virtanen 

   

Staff Present: 

Allison McCarrick 

Erin Anderson 

Chris Barfoot 

Jake Belobaba 

Ryan Bouma 

Sue Bouma 

Andrea Hainrich 

_____________________________________________________________________ 

1. CALL TO ORDER 

Mayor Stone called this Meeting of Council to order at 6:31 p.m., in order to retire 

immediately into Closed Session. 

 

2. CLOSED SESSION 

CS 2024-081 

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. 

Motion Carried 
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Town of Ladysmith Regular Council Meeting Minutes: May 7, 2024  

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

Mayor Stone called this Regular Meeting of Council to order at 7:10 p.m., 

recognizing with gratitude that it was taking place on the unceded territory of the 

Stz'uminus First Nation.  

Councillor Gourlay congratulated 14-year-old Ladysmith Orcas Swim Club 

member, Colton Gonzales, for qualifying to compete in the upcoming Olympic 

Trials in Toronto. 

 

4. AGENDA APPROVAL 

CS 2024-082 

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

2024. 

Motion Carried 

 

5. RISE AND REPORT- Items from Closed Session 

Council rose from Closed Session at 6:57 p.m. without report. 

 

6. MINUTES 

6.1 Minutes of the Regular Meeting of Council held April 16, 2024 

CS 2024-083 

That Council approve the minutes of the Regular Meeting of Council held 

April 16, 2024. 

Motion Carried 

 

7. DELEGATIONS 

7.1 Nikki Toxopeus and Joanne Sales - Broombusters and Friends of 

Holland Creek Trail 

Nikki Toxopeus of Broombusters and Friends of Holland Creek, and 

Joanne Sales of Broombusters discussed the ecological pressures in the 

Holland Creek area and requested continued support for their volunteers. 

They also asked Council to consider adopting a bylaw that would help 

control the spread of invasive species and advised that developing a 

Memorandum of Understanding with FortisBC and BC Hydro could help 

keep rights-of-way free of broom. They responded to Council’s questions. 
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Mayor Stone thanked the group for their work and expressed Council’s 

desire to find the best balance for all involved. 

 

7.2 Ladysmith Secondary School Improv Team - Presentation to Council 

Ladysmith Secondary School teacher, Bill Taylor, and students Caidence 

Burns and Isabel Barclay, members of the Ladysmith Secondary School 

Improv Team, thanked Council for the grant-in-aid which allowed them to 

take part in the Canadian Improv finals in Ottawa where they placed 6th 

overall. 

Mayor Stone and Council thanked the team for their presentation and 

wished them continued success. 

 

8. PROCLAMATIONS 

8.1 National Public Works Week 

Mayor Stone has proclaimed May 19-25, 2024 as "National Public Works 

Week" in the Town of Ladysmith. 

 

9. RECESS 

CS 2024-084 

By unanimous consent Council recessed at 7:58 p.m. with the intention to 

reconvene in five minutes. 

Motion Carried 

 

Council reconvened at 8:03 p.m. 

 

10. BYLAWS - OFFICAL COMMUNITY PLAN & ZONING 

10.1 OCP and Zoning Amendment Lot A Holland Creek 

CS 2024-085 

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 
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“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; 

  

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, 
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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. A requirement for a minimum of 10% of dwelling units to meet 

the BC Building Code, Building Access Handbook; 

f. 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; 

h. 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; 

  

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 
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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. 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. a pedestrian 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. 

Motion Carried 

 

11. REPORTS 

11.1 Stocking Lake Supply Main Preliminary Design Consultant Award 

CS 2024-086 

That Council authorize staff to sole source the Stocking Lake Supply Main 

preliminary design work to Koers & Associates Engineering Ltd. 

Motion Carried 
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11.2 Reassignment of Approved Capital funds 

CS 2024-087 

That Council: 

1. Cancel the following capital projects and transfer the budgeted 

funds to the pavement operations budget:  

o Single Area Traffic Study for $49,000; 

o Radar Speed Signs for $35,000; and 

o Bollards on 1st Avenue for $30,000. 

2. Amend the 2024-2028 Financial Plan accordingly. 

 

CS 2024-088 

AMENDMENT 

That Council amend item 1 of resolution CS 2024-087 to replace “cancel 

the following capital projects” with “refer the following capital projects to a 

future year’s budget”. 

Amendment Carried 

 

Resolution CS 2024-087, as amended, reads: 

That Council: 

1. Refer the following capital projects to a future year’s budget and 

transfer the budgeted funds to the pavement operations budget: 

o Single Area Traffic Study for $49,000; 

o Radar Speed Signs for $35,000; and 

o Bollards on 1st Avenue for $30,000. 

2. Amend the 2024-2028 Financial Plan accordingly. 

Main Motion, as Amended, Carried 

 

11.3 Mosaic Emergency Road Use Agreement Amendment 

CS 2024-089 

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 4th Avenue via the Ladysmith Main logging road. 

Motion Carried 
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11.4 Canoe Procurement Group Membership 

CS 2024-090 

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. 

Motion Carried 

 

12. BYLAWS 

12.1 Bylaws for Adoption 

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

CS 2024-091 

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

Motion Carried 

 

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

CS 2024-092 

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

Motion Carried 

 

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

CS 2024-093 

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

Motion Carried 

 

12.2 Bylaw Status Sheet 

 

13. CORRESPONDENCE 

13.1 14th Annual Chamber of Commerce Charity Golf Tournament 

CS 2024-094 

That Council allocate $250.00 to sponsor a hole at the 14th Annual 

Chamber of Commerce Charity Golf Tournament on June 14, 2024 as 

requested in the correspondence received April 23, 2024. 

Motion Carried 
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13.2 Rocky Creek Ventures Inc. Subdivision and Street Naming Request 

CS 2024-095 

That Council approve 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." 

 

CS 2024-096 

AMENDMENT 

That Council amend resolution CS 2024-095 to remove approval of the 

subdivision name. 

Amendment Carried 

 

Resolution CS 2024-095, as amended, reads: 

That Council approve the request by Rocky Creek Ventures Inc., in their 

correspondence dated April 23, 2024, to name the 1301 Rocky Creek 

Road subdivision street "Marina View Drive." 

Main Motion, as Amended, Carried 

 

14. QUESTION PERIOD 

A resident asked about the public hearing process in item 10.1 and requested 

clarification about the traffic study in item 11.1.  

 

15. ADJOURNMENT 

CS 2024-097 

That Council adjourn this Regular Meeting of Council at 9:06 p.m. 

Motion Carried 

 

        CERTIFIED CORRECT 

   

Mayor (A. Stone)  Corporate Officer (S. Bouma) 
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MINUTES OF A SPECIAL MEETING OF COUNCIL 

 

Tuesday, May 14, 2024 

5:30 P.M. 

Ladysmith Seniors Centre 

630 2nd Avenue 

 

Council Members Present: 

Mayor Stone 

Councillor Gourlay 

Councillor Jacobson 

Councillor McKay 

Councillor Paterson 

Councillor Stevens 

Councillor Virtanen 

   

Staff Present: 

Allison McCarrick 

Erin Anderson 

Chris Barfoot 

Jake Belobaba 

Ryan Bouma 

Chris Geiger 

Michele Gill 

Sue Bouma 

Andrea Hainrich 

_____________________________________________________________________ 

1. CALL TO ORDER AND ACKNOWLEDGEMENT 

Mayor Stone called this Special Meeting of Council to order at 5:30 p.m. and 

acknowledged with gratitude that it was being held on the unceded territory of the 

Stz'uminus First Nation. 

 

2. AGENDA APPROVAL 

CS 2024 -098 

That Council approve the agenda for this Special Meeting of Council for May 14, 

2024. 

Motion Carried 
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3. REPORTS 

3.1 Infrastructure Extension Request: Small Scale Multi-Unit Housing 

Bylaw Amendments 

CS 2024 -099 

That Council direct staff to submit an application to the Minister of Housing 

seeking an extension until December 31, 2030, to implement the Province’s 

Small Scale Multi-Unit Housing requirements pursuant to section 786 of the 

Local Government Act, for the areas described in the May 14, 2024, report 

to Council. 

Motion Carried 

 

3.2 Alternative Approval Process Confirmation – City Hall 

CS 2024 -100 

That Council: 

1. Confirm its direction to staff to carry out an Alternative Approval 

Process to obtain elector approval to build a new City Hall including 

Institutional/Commercial space below a housing development on 

Town-owned lands at 1st Avenue and Buller Street; 

2. Establish the deadline for receiving elector responses as 4:00 p.m. 

on June 25, 2024 (33 days); 

3. Establish that the elector response form will be the single elector 

response form; 

4. Approve the total number of electors of the Town of Ladysmith to 

which the approval process applies is 741; and 

5. Direct staff to report the results of the Alternative Approval Process 

to Council. 

Motion Carried 

OPPOSED: Councillor Stevens 

 

4. ADJOURNMENT 

CS 2024 -101 

That this Special Meeting of Council be adjourned at 6:08 p.m. 

Motion Carried 

        CERTIFIED CORRECT 

   

Mayor (A. Stone)  Corporate Officer (S. Bouma) 
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TOWN OF LADYSMITH 

 

PROCLAMATION 
 
 
 

 
WHEREAS: National AccessAbility Week is a week for Canadians to promote 

inclusion and accessibility in our communities and workplaces, to 
celebrate our progress and to be inspired to further break down 
accessibility barriers; and 

 
WHEREAS: Individuals with disabilities are impacted daily by barriers to 

information, facilities, employment, transportation and communication 
supports, therefore negatively challenging an individual’s ability to fully 
participate in community life; and 

 
WHEREAS: Accessibility and inclusion are essential for ensuring that all community 

members have equity in opportunities and the ability to fully participate 
in community life. 

 
THEREFORE, I, Aaron Stone, Mayor of the Town of Ladysmith, do hereby proclaim 

May 26 – June 1, 2024 as “National AccessAbility Week” in the Town of 
Ladysmith, British Columbia.  

 
 
 
 

 
___________________________________ 

Mayor A. Stone 
May 16, 2024 
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STAFF REPORT TO COUNCIL 
 

Report Prepared By:  Andrew Wilson, Planner 
Reviewed By: Jake Belobaba, RPP, MCIP, Director of Development Services 
Meeting Date: May 21, 2024  
File No:  3090-24-02 and 3060-22-14 
RE: Development Variance Permit 3090-24-02 and Development 

Permit 3060-22-14 – 670 Farrell Road 
 

RECOMMENDATION: 
That Council:  

1. Issue Development Variance Permit 3090-24-02 to vary section 10.11.5 (a) of “Town of 
Ladysmith Zoning Bylaw 2014, No. 1860” to increase the maximum height of five 
proposed buildings from 10.0m to 16.8m at 670 Farrell Road (Lot 12, District Lot 41, 
Oyster District, Plan EPP119981; PID: 032-050-844 as follows:  

 Building 4 to a maximum height of 11.0 metres; 

 Building 6 to a maximum height of 12.4 metres; 

 Building 7 to a maximum height of 11.5 metres; 

 Building 8 to a maximum height of 15.7 metres; and 

 Building 9 to a maximum height of 16.8 metres. 
 

2. Issue Development Permit 3060-22-14 to allow construction of a 54-unit townhouse and 
multi-family development at 670 Farrell Road. 

 

EXECUTIVE SUMMARY: 
The purpose of this report is to introduce a proposal to construct 54 residential units at 670 
Farrell Road consisting of three four-unit townhouse dwellings, four three-unit townhouse 
dwellings, and two four-storey, fifteen-unit apartment buildings for Council consideration. The 
proposed development requires a development variance permit and development permit. 
 
The applicant is requesting a variance to increase the height of three of the townhouse 
buildings from 10 metres to 12.4 metres and two multi-unit buildings from 10.0 metres to 16.8 
metres.   
 
Staff recommend approval of DVP 3090-24-02 (Attachment B) based on analysis of the impacts.  
Staff recommend approval of DP 3060-22-14 (Attachment C) based on consistency with the 
Multi-Unit Residential - Development Permit Area 4 and Hazard Lands - Development Permit 
Area 7 guidelines.   
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PREVIOUS COUNCIL DIRECTION: 
N/A 
 
INTRODUCTION/BACKGROUND: 
 

Subject property 
The subject property is a 14,568.7 square metre (1.46 ha.) parcel located at 670 Farrell Road.  
The property is currently designated Multi-Family Residential under the “Official Community 
Plan Bylaw 2022, No. 2200” (OCP), zoned R-3-A under the “Town of Ladysmith Zoning Bylaw 
2014, No. 1860” and falls within the Multi-Unit Residential (DPA 4) and Hazard Lands (DPA 7) 
development permit areas. The property is an undeveloped greenfield site with second growth 
forest and rocky outcrops. The land slopes approximately 23m upward from Farell Road south 
to Stringer Way.  Adjacent land uses include: the Trans-Canada Highway on the north side, an 
undeveloped forested property designated as Urban Reserve on the east side, a multi-family 
development on the west side, and a new suburban development on the south side which was 
recently subdivided from the subject property. 
 
Three townhouse buildings are accessed from the eastern end of Farrell Road.  Four townhouse 
buildings and two multi-unit apartment buildings are accessed from Stringer Way to the south. 
As part of the conditions for subdivision, the applicant(s) constructed an emergency access 
connecting Stringer Way with Farrell Road.   
    
A map of the subject property is provided in Attachment A, conceptual renderings are provided 
in Attachment D, and Site Sections are provided in Attachment E. 
 
PROPOSAL: 
The applicant proposes to construct a total of 54 residential units - three four-unit townhouse 
dwellings, four three-unit townhouse dwellings, and two four-storey fifteen-unit apartment 
buildings. Details of the site plan and building design are provided in Attachments B and D. The 
application includes height variances to five of the nine principal buildings These variances are 
summarized below. 
 
A summary of the proposed variance is provided in Table 1, below.  
 

Table 1: Summary of proposed variance 

Zoning 
Regulation 

Permitted 
Height 

Building 
No.  

No. of 
Units 

No. of Storeys Propose
d Height 

Variance 
Required 

Proposed 
Variance 

Principal 
building 
height of R-
3-A Zone 

Maximum 
10.0m 

Building 
1 

4 3 storeys + 
rooftop patio 
access 

9.38m No n/a 

Building 
2 

4 3 storeys + 
rooftop patio 
access 

9.71m No n/a 
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Building 
3 

4 3 storeys + 
rooftop patio 
access 

9.74m No n/a 

Building 
4 

3 3 storeys + 
rooftop patio 
access 

10.56m Yes 11.0m 

Building 
5 

3 3 storeys + 
rooftop patio 
access 

9.75m No n/a 

Building 
6 

3 3 storeys + 
rooftop patio 
access 

12.01m Yes 12.4m 

Building 
7 

4 3 storeys + 
rooftop patio 
access 

11.11m Yes 11.5m 

Building 
8 

15 4 storeys + 
under-ground 
parking 

15.17m Yes 15.7m 

Building 
9 

15 4 storeys + 
under-ground 
parking 

16.29m Yes 16.8m 

 
If approved, DVP 24-02 will vary the maximum height for a principal building from 10m to 
16.8m for the subject property and as specified on the Permit as follows:  

 Building 4 to a maximum height of 11.0 metres; 

 Building 6 to a maximum height of 12.4 metres; 

 Building 7 to a maximum height of 11.5 metres; 

 Building 8 to a maximum height of 15.7 metres; and 

 Building 9 to a maximum height of 16.8 metres. 
The proposed development complies with all other regulations of the R-3-A zone.  
 
In accordance with the OCP, a DP is required prior to construction as the property is also 
located within Development Permit Area 4 (DPA 4) – Multi-Unit Residential and DPA 7 – Hazard 
Lands. 
 
A letter of rationale from the applicant is provided as Attachment F. 
 
ANALYSIS: 
For the reasons outlined below, staff recommend the proposal be approved.  
 
Official Community Plan 
The subject property is located in the Multi-Family land use designation in the OCP. Multi-
family areas provide for greater diversity and density of multi-family residential types and 
tenures.  Taller buildings of up to six storeys are supported by this designation. The proposed 
multi-family development is consistent with the OCP designation. The property is also located 
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within DPA 4 – Multi-Unit Residential and DPA 7 – Hazard Lands under the OCP, which 
therefore requires a DP. 
 
The following OCP policies are relevant to the proposal: 
Policy 2.3 Land Use Designation Policies: 

u. The built form of this designation should be buildings up to six storeys, with upper 
storeys stepped back. 
v. Minimum FSR should be 1.0. Maximum FSR should be 2.2. 

 
Policy 2.4 General Land Use Policies: 

a. Avoid urban spawl, which is the low-density, predominantly single-use expansion of 
urban areas that are disconnected from core growth areas and are typically on 
greenfield sites.  
u. Encourage underground parking for major developments. 

 
Zoning Bylaw 
The subject property is zoned R-3-A in the Zoning Bylaw. The R-3-A zone permits a maximum 
building height of 10.0m. Five of the proposed buildings range from 10.56m (Building 4) to 
16.29m (Building 9) tall, therefore a variance is required. The proposal meets all other Zoning 
Bylaw regulations.  
 
Variance Proposal 
The applicant is requesting to vary the height of three townhouse buildings from 10.0m to 
12.4m and the two multi-unit buildings from 10.0m to 16.8m.  The increase in height is to 
accommodate the site topography, minimize site impact, and increase overall density of the 
project.  
 
Townhouse buildings 4, 6, and 7 are located in the mid-slope development phases 3 and 4. This 
area has steeper slope conditions than all other areas on the parcel. Townhouses are designed 
with three storeys including a half lower storey for the garages. The proposed rooftop patio 
staircase access accounts for 2.7m of the additional height for each townhouse building. Four of 
seven townhouse buildings comply with the maximum height regulations and do not require a 
variance.  The proposed location of these buildings does not impact views of other units. 
 
The proposed variances for apartment buildings 8 and 9 are to facilitate a fourth storey for 
increased units and underground parking for each building.  The proposed elevation of the two 
buildings is approximately 13.3m above grade at the cul-de-sac at the end of Stringer Way.   
 
Staff recommend that the variance be approved since the height increase aligns with OCP 
policies, including encouraging buildings of up to six stories, and will facilitate the following:   

 provides less site impact given the challenging topography and geology;  

 allows for more residential units in the multi-family buildings and in the overall 
proposal;  

 accommodates underground parking in both apartment Buildings 8 and 9; and  
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 provides more private outdoor amenity space for the townhouse buildings including 
vertical and rooftop gardening potential. 

 
Based on the analysis, staff do not expect negative impacts from the proposed variance, and 
therefore, recommend approval of DVP 24-02.  
 
Development Permit Guidelines 
The proposal is subject to the requirements of DPA 4 – Multi-Unit Residential and DPA 7 – 
Hazard Lands. The purpose of DPA 4 is to achieve a high level of design for multi-unit 
development, to enhance the Town’s neighbourhood, and to ensure that development is 
complementary to the existing character of Ladysmith. 
 
The purpose of DPA 7 is to prevent land slippage and sloughing, safeguard private property 
from potential damage, minimize disruption to slope stability, and prohibit development from 
occurring in areas where slope instability hazards exist. 
 
Attachment G provides a detailed review of the proposal in the context of the DPA 4 and DPA 7 
guidelines.  Highlights of the proposal include:  

 Design featuring neo-traditional contemporary elements;  

 Wood-look light grey hardiplank siding and red brick veneer on the apartment buildings; 

 Three townhome design schemes for the exterior finishes providing a variation of 
colours of board and batten hardie panel, longboard wood-look aluminum siding, 
cultured stone cladding around the garage doors, and Douglas fir timber accents; 

 Underground parking for the apartment units; 

 Shared amenity spaces, including play equipment, fitness equipment, and resting 
viewpoint areas; 

 A pedestrian connection through the development connecting buildings with the 
surrounding street network; 

 Landscape plan, prepared by a landscape architect, featuring native and drought 
tolerant plants and high-efficiency irrigation;  

 Bike storage and outdoor bicycle parking;  

 6 EV charging stations;  

 A Geotechnical Assessment stating the development is considered safe as proposed, 
provided recommendations are followed; and 

 Recommendations for safe construction and development best practices as described in 
the Geotechnical Assessment report and Erosion and Sediment Control Plan, attached 
to the development permit as Schedules H and J.  
   

Staff recommend that the DP be issued since the proposal is generally consistent with the DPA 
4 and DPA 7 guidelines.  The permit contains a requirement for security to ensure that 
landscaping requirements are followed. 
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ALTERNATIVES: 
Council can choose to: 

1. Not issue DVP 3090-24-02 and refer DP 3060-22-14 back to staff.  
2. Not issue DP 3060-22-14 and specify the reasons for refusal citing specific development 

permit guidelines.  
3. Defer consideration of the application and refer the proposal to a subsequent meeting 

of Council. 
4. Amend the conditions of the proposed permits and approve the issuance of the permits 

as amended.  
5. Refer the application back to staff for further review, as specified by Council.  

 
FINANCIAL IMPLICATIONS: 
N/A  

 
LEGAL IMPLICATIONS: 
Standard requirements for Council consideration and referrals under provincial legislation have 
been accounted for in staff’s review and processing of the application and in the 
recommendations of this report.   
 
The Local Government Act allows Council to vary Zoning Bylaw regulations (excluding 
regulations for use, density and rental tenure) through issuance of a DVP. Development 
Variance Permits are discretionary decisions of Council, and Council has no obligation to 
approve the proposed variance. If the proposed variance is denied, the proposed Development 
Permit must either be approved as amended (see Alternative 4) or denied. If only the 
Development Permit is refused, reasons must be given based on the DPA 4 or DPA 7 Guidelines 
as the issuance of a DP is not a completely discretionary decision of Council.  
 
CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 
Mail notification for the proposed development variance permit pursuant to section 499 of the 
Local Government Act, was carried out on May 10, 2024. The notice was mailed and delivered 
to property owners/residents within 60m of the subject property. No written submissions were 
received prior to the time of writing.  
 
INTERGOVERNMENTAL REFERRALS: 
N/A 
 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:  
The application was circulated amongst Town departments for review. Their comments are 
summarized below:  
 

Table 2: Department Comments 

Referred  
(Yes/No) 

Department Comments 
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Yes Infrastructure Services The applicant amended design plans and 
provided additional information in response 
to all Engineering concerns.   

Yes Building Inspection Buildings were sited to comply with all BC 
Building Code and Town requirements.  
Additional changes can be addressed during 
the Building Permit stage. 

No Parks Recreation and Culture N/A 

No Financial Services N/A 

No Legislative Services/Corporate Services N/A 

Yes Fire/Protective Services Concerns of fire access turning lanes, 
slopes, and fire access distances were all 
reviewed. Site plans were amended to meet 
Town requirements.    

  

COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW: 
Under CPAC Terms of Reference a CPAC review of this application is not required. 
 
 
ALIGNMENT WITH STRATEGIC PRIORITIES: 

☐ Core Infrastructure   ☐ Economy  

☐ Official Community Plan Implementation ☐ Leadership 

☐ Waterfront Area Plan     ☒ Not Applicable 
 
 
 
I approve the report and recommendation(s). 
 
Allison McCarrick, Chief Administrative Officer 
 
 
ATTACHMENTS: 

A. Subject Property Map 
B. Draft DVP 3090-24-02 
C. Draft DP 3060-22-14 
D. Conceptual Renderings 
E. Site Sections 
F. Applicant Letter of Rationale 
G. Review of DPA Guidelines 
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ATTACHMENT A  
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      TOWN OF LADYSMITH 
                                    DEVELOPMENT PERMIT 

  (Section 489 Local Government Act) 
 
 

          FILE NO:  3060-22-14  
  

                        DATE:  May 21, 2024 
______________________________________________________________________________ 

 
Name of Owner(s) of Land (Permittee): Arkell Apartments Ltd., Inc. No. BC1453834 
  
Applicant: Adam Kelln, Robyn Kelln, Gustavo Da Roza (G3 Architecture Inc.) 
   
Subject Property (Civic Address): 670 Farrell Road 
  
 
1. This Development Permit is subject to compliance with all of the bylaws of the 

Town of Ladysmith applicable thereto, except as specifically varied by this 
Permit. 

 
2. This Permit applies to and only to those lands within the Town of Ladysmith 

described below, and any and all buildings structures and other development 
thereon: 
 

 Lot 12 District Lot 41 Oyster District Plan EPP119981  
PID: 032-050-844                               
(670 Farrell Road) 
 
(referred to as the “Land) 

 
3. This Permit has the effect of authorizing the issuance of a building permit for 

the construction of a residential development consisting of two four-storey 
multiple-unit dwelling buildings, three four-unit townhouse buildings, four three-
unit townhouse buildings, the alteration of land, and construction of accessory 
buildings and structures on the Land in accordance with the plans and 
specifications attached to this Permit, and subject to the conditions, 
requirements and standards imposed and agreed to in this Permit.   

 
4. This Permit does not have the effect of varying the use or density of the Land 

specified in Zoning Bylaw 2014, No. 1860. 
 
5. The Permittee, as a condition of the issuance of this Permit, agrees to: 

 

ATTACHMENT C
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(a) Develop the Land in accordance with: 
SSchedule A – Site Plan 
Schedule B – Phasing Plan 
Schedule C – Building Elevations and Materials 
Schedule D – Landscape Plan 
Schedule E – Landscape Tree Plan 
Schedule F – Stormwater Management Plan 
Schedule G – Waste Management Plan 
Schedule H – Geotechnical Assessment 
Schedule JJ – Erosion and Sediment Control Plan  
Schedule K – Bird Nesting Report 

 
(b) Provide high efficiency/water saving irrigation to landscaped areas. 

 
(c) Screen all visible rooftop and exterior mechanical and electrical 

equipment. 
 

(d) Follow all recommendations in SSchedule H – Geotechnical Assessment 
including the following:  
 

i. The Geotechnical Engineer will inspect site preparations, 
subgrade conditions and cutslopes prior to placing fill or concrete. 

ii. Earthworks preparations should be evaluated by the 
Geotechnical Engineer prior to installation of formwork. 

iii. Stormwater management will be in accordance with the 
recommendations provided in SSchedule F – Stormwater 
Management Plan. 

iv. The Geotechnical Engineer will review the building plan and 
survey for each building prior to construction. 

v. The Geotechnical Engineer will review any retaining wall 
construction. 

vi. Drainage requirements for any wall construction shall be 
reviewed by the Geotechnical Engineer prior to construction. 

vii. Follow best management practices to prevent erosion and 
sedimentation during construction.  

 
(e) Schedule JJ – Erosion and Sediment Control Plan, and SSchedule K – Bird 

Nesting Report including the following: 
 

PRIOR TO CONSTRUCTION AND CLEARING 
i. Erosion and Sediment Control (ESC) measures will be implemented to 

prevent the mobilization of sediment to the surrounding environment, 
including the following: 

a. Limit the area of disturbance to the immediate area of 
construction.   
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b. Delineate the project site boundary with snow fencing or 
flagging if necessary. 

c. Maintain natural drainage patterns and current drainage 
structures. 

d. Install sediment fencing at the perimeter of the work area and 
around stockpiles under the direction and inspection of the 
Qualified Environmental Professional (QEP). 

ii. Catch basin inlet protection measures will be installed. 
iii. Clearing or grubbing is prohibited during the peak bird nesting season 

between May 1 – July 15. 
iv. Breeding bird nest surveys will be conducted by the QEP if clearing or 

grubbing is planned to occur during the breeding bird nesting window 
between March 15 – May 1 and between July 15 to August 15. 

 
DDURING CONSTRUCTION 

i. Runoff in the work site must be controlled and managed on site. 
ii. Prevent the tracking of sediment by construction vehicles by 

maintaining all site access locations. 
iii. Ensure that erosion and sediment control materials are available on-

site. 
iv. Install silt fencing at the perimeter of the disturbed work areas and up-

gradient slope areas. 
v. Apply straw, if necessary, to erodible surfaces. 
vi. Temporary material stockpiles are to be compacted and/or protected 

from rain and wind with Polyethylene sheeting or tarps. 
vii. Remove, maintain, repair, and/or replace erosion and sediment 

control structures when deemed inefficient, exhausted, or no longer 
necessary. 

viii. Disturbed soils left for more than 30 days will be mulched or seeded. 
ix. Clearing and grubbing should be scheduled during dry weather. 
x. During periods of significant rain, the site may be shut down to prevent 

erosion and the mobilization of sediment. 
xi. All works will be monitored by the QEP during land clearing and 

construction. 
xii. Hazardous materials, dangerous goods, controlled products, and 

wastes generated during the project shall be stored, used, transported, 
and disposed of according to applicable laws and regulations. 

xiii. Follow best practices for dust control measures.  
xiv. Ensure best management practices are followed to prevent spill or 

release of other hazardous materials to the surrounding environment.. 
 
POST CONSTRUCTION & LONG-TERM PROTECTION 

i. Earthworks and stabilization plans must be prepared and implemented 
as follow up activities upon completion of operations. 

ii. Exposed soils should be seeded or covered with other erosion control 
measures during non-germination periods. 
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6. The Permittee agrees that the sequence and timing of the construction 

described in this permit shall take place as follows: 
 

(a) Construction of the development may proceed in five phases as shown 
on SSchedule A – Site Plan and SSchedule B –Phasing Plan consisting of:  

i. Phase 1: Building 1 and Building 2  
ii. Phase 2: Building 3 
iii. Phase 3: Building 4 and Building 5 
iv. Phase 4: Building 6 and Building 7 
v. Phase 5: Building 8 and Building 9 

 
(b) Phase 6 landscape works as shown on SSchedule D - Landscape Plan 

must be complete prior to approval of Phase 5 development as shown 
on SSchedule B – Phasing Plan. Phase 6 landscape works will be deemed 
complete by submitting to the Town of Ladysmith a report from a 
landscape architect confirming that Phase 6 landscaping conditions 
have been met.   
 

(c) In the event that occupancy of a preceding phase occurs prior to the 
start of construction of the next phase, the Land shall be maintained in 
a safe condition with the undeveloped areas of the property to be 
seeded with ground cover or surrounded by opaque fencing.  

 
7. This Permit is issued on the condition that the Permittee has provided to the 

Town of Ladysmith security in the form of security in accordance with s.502 of 
the Local Government Act to guarantee the performance of the conditions in 
section 5 and 6 of this Permit respecting landscaping. The security shall be for 
a period of two years, shall be automatically extended, and shall be payable at 
the building permit stage for each phase in the following installments: 

(a) $110,670 (Phase 1) 
(b) $32,638 (Phase 2) 
(c) $88,936 (Phase 3) 
(d) $152,505 (Phase 4) 
(e) $324,280 (Phase 5) 

 
8. Should the Permittee fail to satisfy the conditions referred to in section 5 and 6 

of this Permit, the Town of Ladysmith may undertake and complete the works 
required to satisfy the landscaping condition(s) at the cost of the Permittee, and 
may apply the security in payment of the cost of the work, with any excess to be 
returned to the Permittee.  
 

9. Requests for the release of the security shall be accompanied by a report from 
a landscape architect confirming that the landscaping conditions in section 6 
of this permit have been met.  The security may be released in five parts in 
accordance with the phases identified in section 6 and 7 of this permit.  
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10. Notwithstanding section 7, 8 and 9 of this Permit, should any landscape works 

of a preceding phase be damaged, the Town of Ladysmith may withhold the 
security of a subsequent phase until the conditions in section 5 and 6 of this 
Permit respecting landscaping are met.  

 
11. Should there be no default as herein provided, or where a Permit lapses, the 

Town of Ladysmith shall return any security provided to the Permittee. 
  
12. For certainty, any retaining walls or vegetation clearing outside of the 

immediate development area are subject to an additional Development Permit 
 

13. If the Permittee does not substantially start any construction permitted by this 
Permit within  two years of the date of this Permit as established by the 
authorizing resolution date, this Permit shall lapse. 

 
14. The plans and specifications attached to this Permit are an integral part of this 

Permit. 
 

15. Notice of this Permit shall be filed in the Land Title Office at Victoria under s.503 
of the Local Government Act, and upon such filing, the terms of this Permit or 
any amendment hereto shall be binding upon all persons who acquire an 
interest in the land affected by this Permit. 

 
16. Nothing in this Permit relieves the Permittee from any requirements of any 

federal, provincial, or Town regulations or from any instruments registered on 
the title including statutory rights-of-ways, covenants and similar restrictions.  
In the even of a conflict between this Permit and another regulation or 
instrument, the rules of the instrument or regulation shall prevail.  

 
17. Despite issuance of this permit, construction may not start without a Building 

Permit or other necessary permits. 
 
AUTHORIZED BY RESOLUTION NO. ___________ PASSED BY THE COUNCIL OF THE 
TOWN OF LADYSMITH ON THE ____ DAY OF  __________, 202__. 
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DISCLAIMER 
1. Lewkowich Engineering Associates Ltd. (LEA) acknowledges that this report, from this point forward 

referred to as “the Report,” may be used by the Town of Ladysmith (ToL) as a precondition to the issuance 

of a subdivision permit and that this Report and any conditions contained in the Report may be included in 

a restrictive covenant under Section 56 of the Community Charter and registered against the title of the 

Property at the discretion of the ToL.   

2. This report has been prepared in accordance with standard geotechnical engineering practice solely for 

and at the expense of Core Group Civil Consultants.  We have not acted for or as an agent of the ToL in the 

preparation of this report.   

3. The conclusions and recommendations submitted in this report are based upon information from relevant 

publications, a visual site-assessment of the property, anticipated and observed subsurface soil conditions, 

current construction techniques, and generally accepted engineering practices.  No other warrantee, 

expressed or implied, is made.  If unanticipated conditions become known during construction or other 

information pertinent to the development becomes available, the recommendations may be altered or 

modified in writing by the undersigned. 

4. This Report was authored, to the best of our knowledge at the time of issuance, with considerations for 

local requirements specific to the Authority Having Jurisdiction (AHJ and MOTI) and their standards for the 

preparation of such reports, the 2018 British Columbia Building Code (BCBC), and current engineering 

standards.  Updates to municipal bylaws, policies, or requirements of the AHJ, or updates to the BCBC 

and/or professional practice guidelines may impact the validity of this Report.   

5. This report has been prepared by Mr. Chris Hudec, M.A.Sc., P.Eng.  and by Mr. John Hessels, AScT.  Messrs. 

Hudec and Hessels are both adequately experienced and are also members in good standing with their 

respective professional associations; and Engineers and Geoscientists of British Columbia (EGBC) Applied 

Science Technologists and Technicians of British Columbia (ASTT). 
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1.0 INTRODUCTION 

1.1 General 
a. As requested, LEA has carried out a Geotechnical Assessment of the above referenced property.  This 

report provides a summary of our findings and recommendations. 

1.2 Background 
a. We understand that the proposed development consists of the construction of seven (7) townhouse 

buildings, and two (2) multi-family buildings.   

b. The property is within the jurisdictional limits of the ToL.  As per the ToL Official Community Plan, the 

property is located within two Development Permit Areas, DPA 4 Multi-Unit Residential and DPA 7 Hazard 

Lands.  DPA 4 is primarily Form and Character with a sustainability component and does not pertain to this 

report.  DPA 7 relates to steep slopes and slope stability, which this report addresses. 

c. The legal address for 670 Farrell Road is: LOT 12, DISTRICT LOT 41, OYSTER DISTRICT, PLAN EPP119981. 

1.3 Assessment Methodology 
a. This assessment included a desktop review of relevant background information, including available 

development plans, registered covenants on title, aerial photographs, and published geology, topography 

and floodplain mapping (if any).  Please refer to the list of references at the end of this report. 

b. A site reconnaissance was conducted on September 14, 2023, to visually assess current site conditions.   

c. This assessment was prepared with consideration of the referenced EGBC Guidelines for Legislated 

Landslide Assessments for Proposed Residential Development in British Columbia.   

2.0 SITE CONDITIONS 

2.1 Physical Setting 
a. The subject property is located within the ToL near its eastern extents.  The property is immediately 

bordered to the north by Farrell Road, then the Trans Canada Highway, to the west by single and multi 

family residential properties, to the south by a new residential subdivision yet to be built out, and to the 

east by undeveloped and rural residential property.  The property is currently accessed from the eastern 

end of Farrell Road and the new road in the subdivision to the south named Stringer Way.  In the future, 

three townhome buildings will be accessed from Farrell Road, with the remainder of the buildings 
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accessed via Stringer Way.  Refer to Figure 1 below (Google Maps). 

 
Figure 1: Property Location 

2.2 Terrain and Features 
a. The property lies at the base of the foothills of the Nanaimo Lakes Highlands which rise to the west.  The 

terrain generally rises from the northeast to the southwest, with elevations increasing from approximately 

65m to 90m geodetic from Farrell Road to the cul-de-sac at the end of Stringer Way, for a total vertical 

relief of 25m.  The terrain within the property can be generally described as gently rolling to hilly (i.e. 

average slope angles vary between 10 to 26 degrees from horizontal). 

b. No significant slopes were observed during our site visit, other than newly created bedrock slopes along 

the new Emergency Access Road which approach vertical.  The steepest observed natural slopes approach 

a 2H:1V angle.  Refer to Figures 2.2.a and 2.2.b below. 
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Figure 2.2.a: Bedrock slope 

 
Figure 2.2.b: Natural slope 
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c. At the time of our field review, the property did not contain any buildings or structures.  The Emergency 

Access Road was constructed as part of the new subdivision to the south.  The area fronting Farrell Road 

has been manipulated to create a 2H:1V or shallower slope above a newly constructed sidewalk.  Refer to 

Figure 2.2.c below. 

 
Figure 2.2.c: Slope above sidewalk along Farrell Road 

d. The Property is vegetated with second and third growth forest.  Some areas were cleared and manipulated 

within 10m of Farrell Road, the Emergency Access Road, and Stringer Way.  The manipulation was to re-

grade soil into stable slopes for road support.  Refer to Figure 2.2.d below. 

 
Figure 2.2.d: Slope for road support 
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2.3 Watercourses 
a. No watercourses were observed within the subject property. 

2.4 Regional Geology 
a. Based on surficial geology mapping1, the property is located within a composite soil structure, consisting of 

the more prominent Squally formation (a colluvium deposit of rapidly-draining, gravelly loamy sand), and 

the less prominent Shawnigan formation (a moraine deposit of well-draining, gravelly sandy loam). 

b. Bedrock geology for the area2 is classified as granodioritic intrusive rock of the Island Plutonic Suite from 

the early to mid Jurassic period. 

c. There are no known active fault lines that cross the subject property. 

2.5 Soil Conditions 
a. A subsurface investigation was not included as part of this Geotechnical Hazard Assessment.  Visual 

inspection of the site allowed for observations of minor soil exposures within the subject property.   

b. Observed soil conditions were consistent with the reported surficial geology mapping, and predominately 

consisted of silty sands and gravels overlying granitic bedrock at shallow depths.  We expect thickness of 

soil cover would generally be in the range of 0 to 5m, however thicker localized soil deposits may be 

encountered.  Bedrock outcrops and exposures were observed throughout the property. 

c. Fill materials were observed in some areas near Farrell Road, the Emergency Access Road, and Stringer 

Way, presumably placed as part of the cut and fill operations for the road construction. 

2.6 Groundwater 
a. There was no evidence of ponding water, nor abnormal groundwater conditions observed during our 

visual reconnaissance of the property.    

b. Groundwater levels can be expected to fluctuate seasonally with cycles of precipitation.  Groundwater 

conditions at other times and locations can differ from those observed at the time of our assessment.   

3.0 DISCUSSIONS AND RECOMMENDATIONS 

3.1 Covenant Review 
a. As part of our assessment, we have reviewed the legal title of the subject property, specifically relative to 

any restrictive covenants that may impact the conclusions or recommendations made in this report. 

b. At the time of this report there are six (6) covenants for the parent parcel, which includes the subject 
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Property.  Of the six covenants, only one has geotechnical relevance.  Covenant CB840905 contains the 

geotechnical assessment of the parent parcel.  This report is more specific to Lot 12. 

3.2 Steep Slopes 
a. In general, the Property contains gentle to moderately steep slopes which can safely accommodate 

townhouse and multi-family residential buildings under geotechnical review.  No building shall be 

constructed on a bedrock slope that is steeper than 1 Horizontal to 1 Vertical (1H:1V, or 45 degrees), or a 

soil slope that is steeper than 2H:1V (27 degrees).  Where applicable, a safe setback to the crest and toe of 

bedrock slopes steeper than 1H:1V, and soil slopes steeper than 2H:1V, shall be established at the time of 

development/building permit application.   

b. Based on the development plans (attached) site preparation will include cut and fill operations to facilitate 

level building and parking areas.  Some areas will utilize retaining walls to accommodate grade changes.  

Most of the retaining walls will be incorporated into the rear walls of proposed buildings.  However, some 

retaining walls will support parking areas or driveways within the development. 

c. As previously described, no slopes steeper than 2H:1V were observed on the property (except the rock cut 

along the new Emergency Access Road), though there may be localized steeper areas.  Design details can 

be provided upon request for areas that may include steeper slopes and associated walls. 

3.3 Seismic Criteria 
a. No liquefiable or compressible soils were encountered during our field review, nor are any expected to be 

encountered during construction. 

b. Based on the 2018 British Columbia Building Code, Division B, Part 4, Table 4.1.8.4.A, “Site Classification for 

Seismic Site Response,” the soil and bedrock strata observed during our field review would be classified as 

“Site Class C” (very dense soil and soft rock). 

3.4 Roadways and Utilities 
a. There is near surface bedrock present in areas of the proposed development.  Where bedrock is near the 

ground surface, it is possible that roadways and utility service trench lines will require blasting to provide 

sufficient depth and spacing between service lines.  Supplemental investigation to determine depth to 

bedrock may be required for planning purposes. 

3.5 Lateral Earth Pressures 
a. Any future retaining wall construction within the Property shall be reviewed by the Geotechnical and/or 

Structural Engineer(s).   
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development), with the probability of a geotechnical failure resulting in property damage of less than:   

i. 2% in 50 years for geotechnical hazards due to seismic events, including slope stability; and, 

ii. 10% in 50 years for all other geotechnical hazards. 

b. Based on our field review of the subject property and the referenced project documentation, there are 

safe building sites available on the subject property for all proposed townhomes and multi-family 

buildings.  The property will likely require manipulation of the soils and/or bedrock and possible retaining 

walls and/or rock cuts to accommodate a civil works, driveways, parking lots, and buildable areas for the 

various buildings. 

c. We recommend that prior to the construction for each proposed building, the proposed building plan and 

survey for each building be reviewed by a Geotechnical Engineer.   

5.0 ACKNOWLEDGEMENTS 
a. Lewkowich Engineering Associates Ltd. acknowledges that this report may be requested by the Building 

Inspector (or equivalent) of the ToL as a precondition to the issuance of a building permit.  It is 

acknowledged that the Approving Officers and Building Officials may rely on this report when making a 

decision on application for development of the land.  We acknowledge that this report has been prepared 

solely for, and at the expense of Core Grope Civil Consultants.  We have not acted for or as an agent of the 

ToL in the preparation of this report. 

6.0 LIMITATIONS 
a. The conclusions and recommendations submitted in this report are based upon the information available 

at the time of this assessment.  The recommendations given are based on the anticipated subsurface soil 

conditions, current construction techniques, and generally accepted engineering practices.  No other 

warrantee, expressed or implied, is made.  If unanticipated conditions become known during construction 

or other information pertinent to the development become available, the recommendations may be 

altered or modified in writing by the undersigned.   
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7.0 CLOSURE 
a. Lewkowich Engineering Associates Ltd. appreciates the opportunity to be of service on this project.  If you 

have any comments, or additional requirements at this time, please contact us at your convenience. 

 
Respectfully Submitted, 
Lewkowich Engineering Associates Ltd. 

 
John Hessels, AScT       Chris Hudec, M.A.Sc., P.Eng. 
Managing Partner       Senior Project Engineer 
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8.0 ATTACHMENTS 
1. EGBC Appendix D , Landslide Assessment Assurance Statement. 

2. 2015 National Building Code Seismic Hazard Calculation. 

3. G3 Architecture Inc., “Residential Development, 670 Farrell Road, Ladysmith BC”,  dated September 11, 

2023, Drawing Numbers DP110 and DP150. 

9.0 REFERENCES 
1. BC Ministry of Environment, Soils of South Vancouver Island British Columbia, Soil Survey Report No. 

44, Sheet 1, dated 1986. 

2. iMapBC interactive web-map, accessed March 2020. 

3. BC Ministry of Environment, Geomorphology of Vancouver Island: Mass Wasting Potential, Report No. 

RR 01, December 2005. 

4. BC Ministry of Forests, Lands, Natural Resource Operations and Rural Development, Flood Hazard Area 

Land Use Management Guidelines, Amended January 1, 2018. 

5. Engineers and Geoscientists of British Columbia, Professional Practice Guidelines – Legislated Flood 

Assessments in a Changing Climate in BC, Version 2.1, dated August 28, 2018. 

6. Engineers and Geoscientists of British Columbia, Guidelines for Legislated Landslide Assessments for 

Proposed Residential Developments in BC, dated May 2010. 

7. Town of Ladysmith map titled “Official Community Plan, Map 1, Land Use,” dated September 18, 2018.   

8. Town of Ladysmith map titled “Official Community Plan, Map 2, Development Permit Areas,” dated 

September 18, 2018.  
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Lewkowich Engineering Associates Ltd. 
geotechnical • environmental, health & safety • materials testing 

 
1900 Boxwood Road, Nanaimo, BC, V9S 5Y2 | Telephone: (250) 756-0355 | Fax: (250) 756-3831 

Web: www.lewkowich.com | Email: geotech@lewkowich.com|Permit to Practice Number: 1001802 
1 

GEOTECHNICAL MEMO 
Arkell Apartments File:  E2668.03 
Unit 3 – 9745 Willow Street Date:  February 15, 2024 
Chemainus, BC 
V0R 1K0 
ATTENTION:  Mr. Adam Kelln   
SUBJECT: DP 22-14 APPLICATION REVIEW RESPONSE  
 
LOCATION: LOT 12, 670 FARRELL ROAD, LADYSMITH, BC 
 

1. As requested, Lewkowich Engineering Associates Ltd. (LEA) has reviewed the project drawings and 

February 8th, 2024 email from the ToL planner Andrew Wilson. This memo responds to the request for 

additional information relating to the DPA 7 Hazard lands guidelines. The replies are detailed below: 

a. “Location/siting of buildings and building design and their impact on slope stability and drainage based 

on review of the revised site plan”.  

The revised site plan includes several minor changes to the location of Civil works none of which 

change the conclusions and recommendations of our Geotechnical Report E2668.01r3. 

b. “Driveway accesses, pedestrian walkways/footpaths, and staircases”  

We have reviewed the project drawings for the above items and conclude that these items will require 

minor manipulation of bedrock or very dense soils which will not affect the stability of the slope. 

c. “Landscaping and vegetation removal and any recommendations for the proposed land clearing 

schedule – additional comments if a phased approach is used for land clearing”. 

We do not anticipate any slope stability issues relating to land clearing, however the impermeable 

stratum underlying the site will create surface flows that follow the dips in the topography and 

ultimately exit to the lower reaches of the site (along Farrell Road). It would be prudent to have an 

Erosion and Sediment Control Plan (ESCP) in place prior to any clearing of trees and or removal of 

topsoil. A phased approach to the removal of topsoil’s (stumps, low lying vegetation) will lessen the 

reliance and scope of the ESCP. 

d. “Review and comment on the Civil Plans for Stormwater Management and make any further 

recommendations” 

 The stormwater management plan will include detention systems that meet the project criteria as 

noted on the plans. We anticipate these facilities to include collected roof and hardscape areas be 
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directed to detention facilities such as bioswales and oversized detention pipe galleries or other 

communal methodologies outside of the building footprint areas. The development area provides 

adequate areas for these facilities to be installed without detriment to the development or areas 

adjacent to the development. Specifics of this infrastructure should be completed as part of the 

detailed design process and reviewed prior to construction. 

e. “General comments for minor alterations to the development such as installation of small accessory 

buildings, fences, etc. in case these need to be added in the future (a subsequent DP Amendment 

would not be required if this is addressed in the Geotech Report for this DP).” 

Minor alterations of the slope to accommodate small accessory buildings, fences, kiosks etc will not 

have a significant effect to the slope stability as long as they are founded on undisturbed dense soil,  

rock or compacted structural fill.  

2. Lewkowich Engineering Associates Ltd. appreciates the opportunity to be of service on this project.  If you 

have any comments, or if we can be of further assistance, please contact us at your convenience. 

Respectfully Yours, 
Lewkowich Engineering Associates Ltd. 
 

 
John Hessels, AScT       Chris Hudec, M.A.Sc., P.Eng. 
Senior Technologist       Senior Project Engineer 
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No building or structure shall be 
constructed in areas subject to bank 
instability and site development to 
avoid areas subject to unstable slopes. 

• The location is feasible for construction and the 
geotechnical report states the gentle to moderately steep 
slopes can safely accommodate townhouse and multi-
family residential buildings.  

Provide for disposal of surface run-off 
and storm water. 

•  A stormwater management plan has been prepared by 
civil engineer and evaluated by the geotechnical engineer. 
The stormwater management plan will include detention 
systems that meet the project criteria.  

Avoid disturbance to the steep slope. • The location of buildings minimizes the disturbance of 
natural features on the site. 

Retaining walls to be terraced or 
stepped to     avoid expansive wall 
surfaces. 

• The geotechnical report states landscape walls do not 
pose slope stability risk to the buildings because they are 
small enough that deep seated slope stability failures do 
not occur due to the wall.   
• A 3.23m retaining wall supporting an access lane is 
proposed along the northwest side of the property north 
of buildings four and five. A 2m step is proposed which 
meets the zoning and development permit guidelines.   
• Retaining wall construction shall be reviewed by the 
Geotechnical or Structural Engineer and is a condition of 
DP 22-14. 

Existing vegetation should be 
maintained to control erosion and 
protect banks. Cleared areas should be 
replanted to control erosion and 
protect banks. Security can be taken 
for landscaping. 

• As a condition of DP 22-14, best management practices 
to prevent erosion and sedimentation are to be followed 
during construction including revegetating exposed soil 
slopes where existing vegetation has been removed. 
• A landscape bond will be collected in five installments 
at the beginning each phase of the proposed five-phase 
development.    

Access improvements (stairways, paths) 
not to disturb slope or natural slope 
drainage. 

• Additional geotechnical comments stated that 
driveway accesses, pedestrian walkways/footpaths, and 
staircases will require minor manipulation of bedrock or 
very dense sols which will not affect the stability of the 
slope.  

Development permit may specify 
sequence and timing to reduce impacts 
to the environment and surrounding 
properties. 

• The proposed development is to be constructed in 5 
phases as described in DP 22-14.  
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MINUTES 
Community Planning Advisory Committee 

Wednesday, May 1, 2024 at 7:00 p.m. 
City Hall Council Chambers, 410 Espanade 

 

 

 

 

 

PRESENT: Chair – Jason Robertson; Members - Keona Wiley, Tonya Soules, Julika Pape, John 
Scott; Alt. Council Liaison - Amanda Jacobson; Director of Development Services – 
Jake Belobaba; Planner – Julia Tippett; Recorder – Cassandra Taylor 

 
ABSENT:  Members - Jennifer Aker, Anthony Price; Council Liaison - Marsh Stevens 
 
GUESTS: Applicant – Brody Phillips (file no. 3060-24-01) 
  

 
Chair Jason Robertson called the meeting to order at 7:06pm. 
 
Jason Robertson acknowledged with gratitude that Ladysmith is located on the unceded 
territories of the Stz’uminus First Nation. 
 
1. ELECTION OF CHAIR 
Jason Robertson declared that he will be stepping down as Chair. The Committee has deferred 
the election of a new Chair to the next meeting. 

 
2. AGENDA APPROVAL 
It was moved, seconded, and carried that the Agenda of May 1, 2024, Community Planning 
Advisory Committee meeting be approved.  
 
3. ADOPTION OF MINUTES 
It was moved, seconded, and carried that the Minutes of April 3, 2024, Community Planning 
Advisory Committee meeting be approved. 
 
4. NEW BUSINES 

None 
 

5. COUNCIL REFERRALS 
a. Development Permit Application 3060-24-01 – 11 & 17 Warren Street 

Applicant Brody Phillips introduced himself as the agent acting on behalf of the 
developer. Brody was available for questions during discussion. Brody noted that the 
developer is inclined to create affordable housing within the Town of Ladysmith. 
 
Planner Julia Tippett provided an overview of the Development Permit application at 
11 & 17 Warren Street for the purpose of obtaining feedback from CPAC on the 
application as it pertains to the DPA 2.  
 
During discussion, Committee members raised questions regarding the exterior 
design of the proposal, snow storage and drainage, retention and planting of shade 
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trees, parking, and waste management. The applicant is prepared to take these 
questions back to the designer for further discussion. 
 
Committee members felt that overall, the application aligns well with the look and 
feel of downtown and were particularly pleased with the articulation of the roof line. 
The Committee has no major concerns with the proposal. 
 
It was moved, seconded, and carried that the Community Planning Advisory 
Committee recommends that Council approve Development Permit application 
3060-24-01 for 11 & 17 Warren Street as presented subject to the following 
comments: 

 That Council consider the following pertaining to the DPA 2 – Downtown 
guidelines: 

o The form and character on the north-east lane side on the property; 
o Storm water management; 
o Retention of shade trees; 
o Snow storage; and 
o Onsite homeowner/tenant storage to help maintain the form and 

character of the downtown area. 
 

6. MONTHLY BRIEFING 

 3360-22-07 - District Proposal (Lot A Holland Creek) – going to council on May 7 
for introduction. 

 Director of Development Services Jake Belobaba provided a brief update on the 
Provincial Small Scale Multi-Unit Housing legislation. Staff have been working 
towards the June 30 deadline. 
 

7. NEXT MEETING – TBD  
 

8. ADJOURNMENT 
It was moved, seconded, and carried that the meeting be adjourned at 8:06 PM. 
 
        

  
__________________________________ 

                                Chair (Jason Robertson) 
 

RECEIVED: 
 
______________________________________ _     
       Corporate Officer (S. Bouma) 
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Committee of the Whole Recommendations to Council May 21, 2024 

At its May 14, 2024 meeting, the Committee of the Whole recommended: 
 

1. That Council: 

a) Give first, second and third readings to “Town of Ladysmith Animal Control Bylaw 

2024, 2167”; and 

b) Direct staff to bring forward consequential amendments to the “Town of Ladysmith 

Zoning Bylaw 2014, No. 1860”. 

 

2. That Council direct staff to: 

a) Amend “Town of Ladysmith Community Centre Facilities Fees and Charges Bylaw 

2021, No. 2086,” as presented in Attachment A of the May 14, 2024, staff report;  

b) Present the proposed FJCC admission changes to the Cowichan North Recreation 

Commission and Cowichan Valley Regional District for their respective endorsement;  

c) Upon the Commission’s and Board’s endorsement, bring the amended “Community 

Centre Facilities Fees and Charges Bylaw 2021, No. 2086” to Town of Ladysmith Council 

for consideration; and 

d) Amend the “Fees and Charges Department: Parks, Recreation and Culture Policy” 

definition of family from four to six children. 
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COMMITTEE OF THE WHOLE MEETING 

MINUTES 

 

Tuesday, May 14, 2024 

6:13 P.M. 

Ladysmith Seniors Centre 

630 2nd Avenue 

 

Council Members Present: 

Councillor Tricia McKay, Chair  

Mayor Aaron Stone 

Councillor Ray Gourlay 

Councillor Amanda Jacobson 

 

Councillor Duck Paterson 

Councillor Marsh Stevens 

Councillor Jeff Virtanen 

   

Staff Present: 

Allison McCarrick 

Erin Anderson 

Chris Barfoot 

Jake Belobaba 

Ryan Bouma 

Chris Geiger 

Michele Gill 

Maggie Robinson 

Sue Bouma 

Andrea Hainrich 

_____________________________________________________________________ 

1. CALL TO ORDER AND ACKNOWLEDGEMENT  

Councillor McKay, Chair, called this Committee of the Whole meeting to order at 

6:13 p.m., and acknowledged with gratitude that it was being held on the 

unceded territory of the Stz'uminus First Nation. 

 

2. AGENDA APPROVAL 

CW 2024-025 

That the agenda for this May 14, 2024 Committee of the Whole meeting be 

approved. 

Motion Carried 
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3. MINUTES 

3.1 Minutes of the Committee of the Whole Meeting held March 12, 2024 

CW 2024-026 

That the minutes of the Committee of the Whole Meeting held March 12, 

2024 be approved. 

Motion Carried 

 

4. PRESENTATION 

4.1 Geographic Information System (GIS) DEMONSTRATION 

Engineering staff, Michele Gill and Maggie Robinson, presented the new 

GIS mapping system, and demonstrated the functions of the internal and 

external tools to Council. They also discussed next steps, such as 

including street lighting, asbestos piping, garbage and plow routes, and 

active building permits in town. 

Chair McKay thanked staff for their presentation and for bringing this 

technology forward. 

 

5. DISCUSSSION 

5.1 Ladysmith Detachment Annual Policing Priorities for 2024 to 2025 

Council discussed policing priorities for 2024-2025. Their list included the 

need for increased visibility in key areas of speeding, (school zones, 

playgrounds, parks, and main corridor roads), increased visibility around 

the overnight shelter, and greater consistency and longevity in leadership 

for the detachment.  

The RCMP will return to a future Committee of the Whole or Council 

meeting to speak on these items and add insight to areas of concern from 

the RCMP point of view. 

 

6. REPORTS 

6.1 Building Inspector's Report to April 30, 2024 

CW 2024-027 

That the Committee receive the Building Inspector’s Report for the months 

January to April 2024. 

Motion Carried 
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6.2 Ladysmith Fire/Rescue Reports for March and April 2024 

CW 2024-028 

That the Committee receive the Ladysmith Fire/Rescue Reports for the 

months March and April 2024. 

Motion Carried 

 

6.3 Coastal Animal Control Services Reports for January to March 2024 

CW 2024-029 

That the Committee receive the Coastal Animal Control Services Reports 

for the months January to March 2024. 

Motion Carried 

 

6.4 2024 Q1 (Jan-Mar) Financial Update 

CW 2024-030 

That the Committee receive the staff report dated May 14, 2024, regarding 

the 2024 Q1 (Jan to March) Financial Update from the Director of Financial 

Services. 

Motion Carried 

 

6.5 2023-2026 Strategic Priorities Update 

CW 2024-031 

That the Committee receive the 2023-2026 Strategic Priorities Update 

dated May 14, 2024. 

Motion Carried 

 

6.6 Proposed Animal Control Bylaw to allow Backyard Poultry and Goats 

for Vegetation Management 

CW 2024-032 

That the Committee recommend that Council: 

1. Give first, second and third readings to “Town of Ladysmith Animal 

Control Bylaw 2024, 2167”. 

2. Direct staff to bring forward consequential amendments to the 

“Town of Ladysmith Zoning Bylaw 2014, No. 1860”. 
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CW 2024-033 

AMENDMENT 

That the Committee recommend that Bylaw 2167 be separated into two 

bylaws, with one addressing backyard poultry and the other addressing 

vegetation management. 

Amendment Defeated 

OPPOSED: Mayor Stone, Councillors Paterson, Stevens, and McKay. 

 

CW 2024-032 

The question was called on the main motion as presented. 

Motion Carried 

OPPOSED: Councillors Virtanen and Paterson 

 

6.7 PRC Fees and Charges Proposed Changes and Amendments 

CW 2024-034 

That the Committee recommend that Council direct staff to:   

1. Amend “Town of Ladysmith Community Centre Facilities Fees and 

Charges Bylaw 2021, No. 2086,” as presented in Attachment A of 

the May 14, 2024, staff report;  

2. Present the proposed FJCC admission changes to the Cowichan 

North Recreation Commission and Cowichan Valley Regional 

District for their respective endorsement;  

3. Upon the Commission’s and Board’s endorsement, bring the 

amended “Community Centre Facilities Fees and Charges Bylaw 

2021, No. 2086” to Town of Ladysmith Council for consideration; 

and 

4. Amend the “Fees and Charges Department: Parks, Recreation and 

Culture Policy” definition of family from four to six children. 

Motion Carried 

 

7. COUNCIL SUBMISSIONS 

7.1 Council Meeting Venue Change 

Council discussed the possibility of holding a Council meeting or Committee of 

the Whole meeting at Ladysmith Secondary School, to encourage civic 

engagement with youth in the Town. Councillor Paterson will meet with the 

principal and follow up with Council. 
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8. ADJOURNMENT 

 

CW 2024-035 

That this Committee of the Whole Meeting be adjourned at 7:27 p.m. 

Motion Carried 

 

        CERTIFIED CORRECT 

   

Chair (Councillor T. McKay)  Corporate Officer (S. Bouma) 
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BYLAW STATUS SHEET 
May 21, 2024 

 
Bylaw # Description Status 

2131 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw (No. 54) 2022, No. 2131” (10940 
Westdowne Rd.). Changes zoning from Rural Residential 
(RU-1) to Manufactured Home Park (MHP-1). 
 

First and second readings, December 20, 2022. 
Public Hearing and third reading December 19, 
2023. MOTI approval received January 15, 2024. 
Awaiting covenant. 

2133 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw (No. 56) 2023, No. 2133”. Allows 
convenience store at 1132-1142 Rocky Creek Rd. 

First and second readings, January 10, 2023. 
Public Hearing required. MOTI approval 
required. Waiting on applicant to submit 
Development Permit per Council Resolution 
 

2161 “Official Community Plan Bylaw 2022, No. 2200, 
Amendment Bylaw 2023, No. 2161”. To expand the mobile 
home park at 10940 Westdowne Road. 
 

First and second readings, November 21, 2023. 
Second reading rescinded, second reading as 
amended, December 5, 2023. Public Hearing and 
third reading December 19, 2023. Awaiting 
covenant. 
  

2166 “Town of Ladysmith City Hall Loan Authorization Bylaw 
2024, No. 2166”. To enable the Town to borrow up to 
$13.5 million dollars over a term of 30 years to fund the 
construction of a new City Hall. 
 

First, second and third readings, January 23, 
2024. Inspector of Municipalities approval 
received February 26, 2024. Approval of the 
electors required through an Alternative 
Approval Process. 
 

2170 “Official Community Plan Bylaw 2003, No. 1488, 
Amendment Bylaw 2024, No. 2170”. (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). 

First and second readings, May 7, 2024.  
Public Hearing scheduled May 21, 2024. 

2171 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw 2024, No. 2171”. (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). 

First and second readings, May 7, 2024. 
Public Hearing scheduled May 21, 2024. Moti 
approval required. 
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12611A Trans Canada Highway  ∙  Ladysmith,  BC  V9G 1M5  ∙  Ph. 250.245.7155  ∙  Fax. 250.245.3012 

P a g e  | 1 Itst uw’hw-nuts’ul-wum -- We are working as one 
 

STZ’UMINUS FIRST NATION 
 

AGENDA FOR NATIONAL INDIGNEOUS PEOPLE’S DAY  
FRIDAY, JUNE 21, 2023 

10 AM-3 PM 
 

Transfer Beach Park & Amphitheatre – Ladysmith, BC 
 

Location: Amphitheatre 
10:00 am       Welcome & Opening Remarks – Chief John Elliott & Mayor Aaron Stone 
 

MC Event – Ray Harris & Chief John Elliott 
 

10:10 am       Hul’q’umi’num’ Opening Prayer - by Beverly ‘Buffi’ David 
 

10:15 am       Stz’uminus Anthem – by Buffi David & Stz’uminus Community 
 

10:20 am       Giving Back to the Communities – Kwumut Lelum Foundation 

 

10:30 am       Special Guest Speaker(s) 
    

11:00 am      Tzinqwa Song/Dance Group, Friendship Dance – Andrew Peters – Quw’utsun * 
 

11:40 am       Music Entertainment for the Youth 
 
Location: Main Field  
12:00 pm     Prayer for Food by Elder Buffi David  
                            - BBQ by SFN Leadership & Town Council 
                - Lunch served at the Hut by SFN Administration Staff 
                            - Elders served by SFN Health staff 
 

  1:00 pm      Music Entertainment, Bouncy Castles, Interactive Games, Wellness Tent, Kids Activities,  
                       Stz’uminus Artist Vendor Tables, Information Booths. 
 

  3:00 pm       Closing Remarks 
 

  3:30 pm       Clean-up 
 
 

ARTS – CULTURE – ENTERTAINMENT 
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