
 

 

A REGULAR MEETING OF THE 
COUNCIL OF THE TOWN OF LADYSMITH  
TO BE HELD IN COUNCIL CHAMBERS AT 

LADYSMITH CITY HALL ON  
MONDAY, NOVEMBER 19, 2018 

 
Call to Order and Closed Meeting  

5:00 p.m.  
Regular Open Meeting  

7:00 p.m. 
 

CALL TO ORDER (5:00 P.M.) 
 
1. CLOSED SESSION 

In accordance with section 90 of the Community Charter, this section of the meeting 
will be held In Camera to consider matters related to the following: 
• 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  - section 90 (1) (e); 

• the receipt of advice that is subject to solicitor-client privilege, including 
communications necessary for that purpose – section 90 (1) (i) 

• Memorandum of Understanding - sections 90 (1) (i), (j), (k); 90 (2) (b) 
 
REGULAR MEETING (7:00 P.M.) 
 
2. AGENDA APPROVAL 
 
3. RISE AND REPORT – Items from Closed Session 
 
4. MINUTES 
 

4.1. Minutes of the Regular Meeting of Council held October 15, 2018 ........................ 1 - 10 
 

4.2. Minutes of the Inaugural Meeting of Council held November 5, 2018 ................ 11 - 19 
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5. HEARING: PROPERTY MAINTENANCE MATTER  441 Parkhill Terrace 

 
5.1. Report – R. MacNair, Bylaw Compliance Officer ....................................................... 20 - 28 

 
5.2. Hearing 

 
Staff Recommendation: 
That Council: 
1. Hear the representation from the Owner and/or Occupier of 441 Parkhill 

Terrace. 
2. Consider directing staff to issue a Notice to the Owner of the property, 

situated at 441 Parkhill Terrace, Ladysmith, BC (legally described as Lot 
27, District Lot 52, Oyster District, Plan 11855) to clean up the unsightly 
accumulation on the property and remove the unlicensed vehicles, refuse, 
discarded material, rotting wood and piles of dead vegetation within 
fourteen (14) days of receipt of the Notice to do so, pursuant to the 
provisions of the “Ladysmith Property Maintenance Bylaw 2018, No. 
1970.” 

3. Authorize the work to be carried out by the Town or its contractors, if the 
Owner is in default of such removal being undertaken within fourteen (14) 
days of receipt of Notice to do so, and the expense charged to the Owner 
of the property. If unpaid on December 31st in the year in which the work 
is done, the expenses shall be added to and form part of the taxes payable 
on that real property as taxes in arrears. 

 
6. DELEGATIONS 

 
6.1. Staff Sergeant Ken Brissard, Detachment Commander, Ladysmith RCMP 

Request for Increase of One Municipally Funded Regular Member ..................... 29 - 33 
 
Recommendation from the Protective Services Committee 
 
That the Committee recommend that Council: 
1. Increase the Town of Ladysmith’s Royal Canadian Mounted Police 

Detachment from 7 to 8 members, and begin implementing this increase 
in 2019 to be fully funded in 2020; and 

2. Explore funding from the Regional District of Nanaimo and Areas G and H 
of the Cowichan Valley Regional District for this expense. 

 

7. PROCLAMATIONS 
 

7.1. Louis Riel Day ................................................................................................................................ 34 
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Mayor Stone proclaimed November 16, 2018 as Louis Riel Day in the Town of 
Ladysmith, recognizing the enormous contribution Louis Riel made to the 
development of this country and commemorating the 133rd anniversary of his 
death. 

 
8. DEVELOPMENT APPLICATIONS 
 

8.1. Zoning Bylaw Amendment Application (C. Ronald) - 10910 Westdowne 
Road 
Subject Property: Lot B, District Lot 72, Oyster District, Plan EPP20506  ......... 35 - 40 

 
Staff Recommendation: 
That Council: 
1. Consider the application (3360-18-11) to amend the Zoning Bylaw for the 

property legally described as Lot B, District Lot 72, Oyster District, Plan 
EPP20506 (10910 Westdowne Road) to: 
a) add ‘storage yard’ as a site specific principal permitted use; 
b) add a definition of ‘contractor tool crib’; and 
c) amend the definition of ‘storage yard’ to include RVs, boats, and 

contractor tool cribs. 
2. Direct staff to commence the preparation of the Zoning Bylaw amending 

bylaw for application 3360-18-11 (10910 Westdowne Road). 
3. Direct that prior to presenting the Zoning Bylaw amending bylaw to 

Council for consideration, the owners of 10910 Westdowne Road shall 
complete the following: 
• Obtain a building permit for the retaining wall; 
• Obtain a demolition permit for the dwelling; 
• Connect the property to the Town of Ladysmith water system as 

required by DVP 11-01 and Covenant CA2774644; and 
• Submit the riparian landscape bond of $1200 (DP 18-06).  

 
8.2. Development Permit Renewal (Front Forty Ventures) - 1201 & 1251 

Christie Road 
Subject Properties: Lots 7 & 8, District Lot 147, Oyster District, Plan 85271 ........... 41 - 54 
 
Staff Recommendation: 
That Council:  
1. Issue Development Permit (DP) 3060-18-15 to renew DP 3060-16-03 for 

Lots 7 & 8, District Lot 147, Oyster District, Plan 85271 (1201 & 1251 
Christie Rd) to permit a 66 townhouse development, subject to the 
applicant submitting a bond in the amount of 100% of the onsite 
landscaping.  

2. Authorize the Mayor and Corporate Officer to sign the Development 
Permit.  
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8.3. Temporary Use Permit (C. Wood) – 631 1st Avenue (Ladysmith Resources 
Centre Association) 
Subject Property: Parcel B (being a consolidation of Lots 9 and 10, see 
CA5603565), District Lot 56, Oyster District, Plan 703 ........................................... 55 - 63 

 
Staff Recommendation: 
That Council:  
1. Direct staff to proceed with statutory notice for Temporary Use Permit 

(TUP) application 3340-18-02 from the Ladysmith Resource Centre 
Association for 631 1st Avenue (to replace TUP 3340-16-01); and 

2. Require the applicant to host a neighbourhood information meeting 
regarding TUP application 3340-18-02 and provide a report regarding the 
public input received at the meeting. 

 
9. BYLAWS – OFFICIAL COMMUNITY PLAN AND ZONING 
 

9.1. OCP & Zoning Bylaw Amendment Application (D. Poiron) – 314 Buller 
Street 
Subject Property:  Lot A (DD B92367) of Block 76, District Lot 56, Oyster 
District, Plan 703A ............................................................................................................ 64 - 117 
 
Staff Recommendation: 
That Council:  
1. Receive the report from the Ladysmith Resources Centre Association 

(LRCA) Neighbourhood Information Meeting for the 314 Buller Street 
development proposal. 

2. Proceed with first and second reading of Bylaw 1982, cited as “Official 
Community Plan Bylaw 2003, No. 1488, Amendment Bylaw (No. 55) 
2018, No. 1982”. 

3. Proceed with first and second reading of Bylaw 1983, cited as “Town of 
Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw (No. 21) 
2018, No. 1983”. 

4. Proceed with first, second and third reading of “Housing Agreement 
Bylaw 2018, No. 1984” and support in principle the terms and conditions 
of the Housing Agreement. 

5. Refer Bylaws 1982 and 1983 to public hearing. 
 
10. REPORTS 

 
10.1. Long Term Borrowing – Water Filtration Plant ..................................................... 118 - 120 

 
Staff Recommendation: 
That Council approve borrowing from the Municipal Finance Authority of 
British Columbia, as part of the 2019 Spring Borrowing Session, six million 



Council Agenda – Monday, November 19, 2018 
 

dollars ($6,000,000) as authorized through Town of Ladysmith Water 
Filtration Plan Loan Authorization Bylaw 2016, No. 1920 and that the 
Cowichan Valley Regional District be requested to consent to our borrowing 
over a twenty-five (25) year term and include the borrowing in a Security 
Issuing Bylaw. 

 
10.2. Machine Shop and Site .................................................................................................. 121 - 194 

 
Staff Recommendation: 
That Council:   
1. Receive the Machine Shop Pre-Design Report drafted by Hotson 

Architecture; 
2. Receive the Machine Shop Structural Report drafted by Herold 

Engineering; 
3. Direct Staff to commence the next phases of the Machine Shop 

Restoration Project relating to design and construction, focusing on 
identified structural and code improvements;  

4. Direct Staff to contract with  Hotson Architecture to continue as project 
lead for the Machine Shop Restoration Project, specific to implementation 
phases (design, securing contractor and construction) at a cost up to 
$250,000 and waive the Purchasing Policy accordingly; 

5. Continue to include the Machine Shop Users Advisory Group and tenants 
in project updates. 
 

10.3. Investing in Canada Program Fund Options ........................................................... 195 - 201 
 
Staff Recommendation: 
That, having considered the applicability of both the Lot 108/Forrest Field 
Expansion and the Waterfront Arts and Heritage Hub initiatives, Council 
direct staff to proceed with an infrastructure funding application to 
implement the Arts and Heritage Hub Concept Plan under the Investing in 
Canada Program. 

 
10.4. 2019 Council Meeting Schedule ................................................................................. 202 - 204 

 
Staff Recommendation: 
That Council: 
1. Confirm the following schedule of regular Council meetings and Municipal 

Services Committee meetings for 2019 and direct staff to advertise the 
schedule in accordance with Section 127 of the Community Charter: 

Council Meetings 
January 7 April 1  July 15 November 4  
January 21 April 15  August 19  November 18 
February 4 May 6 September 16  December 2 
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March 4 June 3 October 8**  December 16 
March 18 June 17 October 21  

**Tuesday, to accommodate Tour de Rock in Ladysmith 
 

Municipal Services Committee Meetings 
January 14 April 8 July 8 December 9 
February 11 May 13  August 12  
March 11 June10 September 9  

 
10.5. Parking Lot Request from Ladysmith Maritime Society ..................................... 205 - 210 

 
Staff Recommendation: 
That Council consider whether it wishes to: 
1. Refer the request from the Ladysmith Maritime Society regarding 

provision of a marina parking lot to staff for investigation and to report 
back to Council 

2. Refer the request from the Ladysmith Maritime Society regarding 
provision of a marina parking lot to DL 2016 Holdings Corporation for 
investigation and to report back to Council; OR 

3. Respond that it is not able to consider the request from the Ladysmith 
Maritime Society regarding provision of a marina parking lot at this time, 
pending the outcome of planning and implementation for upcoming 
phases of the Waterfront Area Plan.  

 
10.6. Quarterly Financial Plan Update ................................................................................ 211 - 223 

 
Staff Recommendation: 
That Council: 
1. Direct staff to install a hygiene facility at the Bio-solids composting site in 

the amount of $50,000 with funds to come from cost savings in the sewer 
department, and amend the financial plan accordingly. 

2. Receive the financial report for the period ending September 2018 for 
information purposes. 

 
10.7. Council Remuneration Policy ...................................................................................... 224 - 230 

 
Staff Recommendation: 
That Council: 
1. Adopt the draft Council Remuneration Policy 
2. Under the Bylaws section of this agenda, give first, second and third 

readings to Council Remuneration Bylaw 2018, No. 1986. 
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11. BYLAWS 
 

11.1. Council Remuneration Bylaw 2018, No. 1986 .................................................................. 231 
 
The purpose of Bylaw 1986 is to establish rates of remuneration for Council 
members. 
  
Staff Recommendation: 
That Council give first, second and third readings to “Council Remuneration 
Bylaw 2018, No. 1986”. 

 
12. CORRESPONDENCE 
 

12.1. Minister Fraser – Waterfront Area Remediation .................................................. 232 - 233 
 
Staff Recommendation: 
That Council receive the correspondence from the Minister of Indigenous 
Relations and Reconciliation regarding the Waterfront Area Plan, and 
request Mayor Stone to pursue the matter with the minister in concert with 
Chief John Elliott. 

 
12.2. Island Health – Notice of Proposed Changes to Terms and Conditions of 

Operating Permit ............................................................................................................ 234 - 236 
 
Staff Recommendation: 
That Council receive for information the correspondence from Island Health, 
dated October 30, 2018, regarding the extension of the completion date of 
the construction schedule for the Water Filtration plant. 
 

12.3. Ladysmith and District Arts Council – Recommendation for Town of 
Ladysmith First Poet Laureate .................................................................................... 237 - 239 
 
Staff Recommendation: 
That Council refer to the Parks, Recreation and Culture Advisory Committee 
the recommendation by the Ladysmith and District Arts Council in their 
correspondence dated October 18, 2018, to appoint John Edwards as the 
first poet laureate for the Town of Ladysmith. 

 
12.4. Ladysmith and District Historical Society - Request for Letter of Support for 

Funding Application (Canada Cultural Spaces) ................................................................. 240 
 
Staff Recommendation: 
That Council provide a letter of support for the Ladysmith and District 
Historical Society application for funding through the Canada Cultural Spaces 
Program. 
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12.5. Cynthia Damphousse – Request to Reconsider the Decision about the Road 
between Churchill and McKinley .......................................................................................... 241 

 
Staff Recommendation: 
That Council receive the correspondence from Cindy Damphousse regarding 
the McKinley/Churchill secondary access road, and advise that the road will 
be opened as an alternative access route when required by conditions on 4th 
Avenue in the vicinity of the Rocky Creek crossing. 
 

12.6. Amy Melmock, Manager, Economic Development Division, Cowichan 
Valley Regional District 
Request for Support for the Ladysmith Investment Attraction Strategy ................. 242 
 
Staff Recommendation: 
That Council consider whether it wishes to contribute $10,000 to the 
Investment Attraction Initiative as requested by the Cowichan Valley 
Regional District in their correspondence dated November 15, 2018, in order 
to profile the advantages of living, working and investing in Ladysmith. 
 

13. NEW BUSINESS 
 
13.1. Councillor Johnson requests Council’s consideration of the following motion 

at the December 3, 2018 Council meeting: 
 

That Council: 
1. Direct staff to review present plans for the installation of some 160 

bollards along 1st Avenue in the downtown core 
2. Direct staff to report back by the end of February 2019 with three options 

for consideration, including complete costing, timeframe for installation 
and a safety factor that will protect downtown shoppers and buildings; 
and 

3. Authorize the expenditure of up to $3,000 for this review.  
 
14. UNFINISHED BUSINESS 
 
QUESTION PERIOD 

• A maximum of 15 minutes is allotted for questions. 
• Persons wishing to address Council during “Question Period” must be Town of 

Ladysmith residents, non-resident property owners, or operators of a business.  
• Individuals must state their name and address for identification purposes. 
• Questions put forth must be on topics which are not normally dealt with by 

Town staff as a matter of routine. 
• Questions must be brief and to the point. 
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• Questions shall be addressed through the Chair and answers given likewise.  
Debates with or by individual Council members or staff members are not 
allowed. 

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

  
ADJOURNMENT 
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ALIGNMENT WITH STRATEGIC PRIORITIES: 

□ Employment& Tax Diversity

□Watershed Protection & Water Management

□ Communications & Engagement

SUMMARY: 

□ Natural & Built Infrastructure

□ Partnerships

� Not Applicable

Council is being requested to issue an order for the clean-up of the property located at 

441 Parkhill Terrace pursuant to the Property Maintenance Bylaw. The owner and 

occupier have been notified of the hearing scheduled for tonight's Council meeting. 

Report prepared by: 

Robin MacNair, Bylaw Compliance Officer 

Director Approval: 

Felicity Adams, Director of Development Services 

ATTACHMENTS: 

Letter to Owner dated August 29, 2018 

Notice of Hearing dated October 18, 2018 

November 13. 2018 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 

Ladysmith Property Maintenance Bylaw 2018, No.1970 
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INTERDEPARTMENTAL INVOLVEMENT /IMPLICATIONS: 

The Development Permit renewal application was referred to the Infrastructure Services 

Department for review. Engineering requirements will be triggered at the Building Permit 

stage. 

ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT: 

!Z!Complete Community Land Use 

□Green Buildings

□ Innovative Infrastructure

□Healthy Community

□ Not Applicable

ALIGNMENT WITH STRATEGIC PRIORITIES: 

IZ!Employment & Tax Diversity 

□Watershed Protection & Water Management

□Communications & Engagement

SUMMARY: 

□ Low Impact Transportation

□ Multi-Use Landscapes

□ Local Food Systems

□ Local, Diverse Economy

□ Natural & Built Infrastructure

□ Partnerships

□ Not Applicable

Development Permit 3060-16-03 for the proposed townhouse development expired in 

November 2018 and the applicant has applied for renewal. No changes to the terms and 

conditions of the Permit are proposed. It is recommended to issue Development Permit 3060-

18-15 to renew permission for a 66 unit townhouse development at 1201 and 1251 Christie 

Road. 

Report prepared by: Julie Thompson 

Report Author: Julie Thompson, Planner 

Director Approval: 

"i . / :__,_;..c=-Mc:;:::2---� ce-----.

Felicity Adams, Director of Development Services 

ATTACHMENTS: 

DP 3060-18-15 

October 31, 2018 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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SUMMARY: 

A TUP application has been received for a temporary homeless shelter to be located at 
631 First Avenue. The shelter is proposed to be open with no restrictions with regards to 

weather, such that it is open to the homeless on any night from November 1 to March 31. 
It is recommended to proceed with statutory notification and community consultation. 

Report prepared by: 

//��UCUA._ 
t/ 
Lisa Brinkman, Senior Planner 

Director Approval: 

Felicity Adams, Director of Development Services 

ATTACHMENTS: 

DRAFT TUP 3340-18-02 
Letter from T. Seward (October 29, 2018) 

November 13, 2018 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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ALIGNMENT WITH STRATEGIC PRIORITIES: 

� Employment & Tax Diversity 
□Watershed Protection & Water Management
□Communications & Engagement

SUMMARY: 

□ Natural & Built Infrastructure
□ Partnerships
□ Not Applicable

It is recommended to proceed with first and second reading of Bylaw 1982 and 1983; and with the 
first three reading of Bylaw 1984. Also, it is recommended to refer Bylaw 1982 and 1983 to public 
hearing. 

Report prepared by: 

r f3nutbuat,'\_
V 

Lisa Brinkman, Senior Planner 

Director Approval: 

Felicity Adams, Director of Development Services 

ATTACHMENTS: 

LRCA Neighbourhood Information Report- 314 Buller Street 
Bylaw 1982-OCP Bylaw Amendment 
Bylaw 1983 -Zoning Bylaw Amendment 
Bylaw 1984 -Housing Agreement Bylaw 

November 14, 2018 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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I concur with the recommendation. 

Guillermo Ferrero, City Manager 

ATTACHMENTS: 

Staff Report 
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STAFF REPORT TO COUNCIL 
 

From:    Clayton Postings, Director Parks, Recreation and Culture  
   Kim Fowler, Project Manager, Waterfront Area Plan 
Meeting Date: November 13, 2018 
File No:    
RE:     Machine Shop Restoration Project – Update 
 
 
RECOMMENDATION(S) 
That Council:   
 

1. Receive the Machine Shop Pre-Design Report drafted by Hotson Architecture; 
 

2. Receive the Machine Shop Structural Report drafted by Herold Engineering; 
 

3. Direct Staff to commence the next phases of the Machine Shop Restoration Project 
relating to design and construction, focusing on identified structural and code 
improvements;  
 

4. Direct Staff to contract with  Hotson Architecture to continue project lead for 
Machine Shop Restoration Project, specific to implementation phases (design, 
securing contractor and construction) at a cost up to $250,000 and that the 
Purchasing Policy be waived accordingly; 
 

5. That the Machine Shop Users Advisory Group and tenants continue to be included 
in project updates. 

 
PURPOSE 
The purpose of this report is to provide Council with an update for the Machine Shop 
Restoration Project and obtain direction from Council regarding the remaining phases 
(design and construction).   
 
PREVIOUS COUNCIL DIRECTION/RESOLUTIONS 
CS 2018-087 (March 19, 2018) 
That Council direct staff to:  1. Contract with Hotson Architecture to undertake the Machine 
Shop Restoration Project pre-design phase, including working with staff and the main tenants 
to define the building program and preparing an implementation strategy to outline the scope 
of work at a cost of $25,000 plus expenses (net of taxes), and that the Purchasing Policy be 
waived accordingly; 2. Invite the Machine Shop Users Advisory Group, with the  
addition of John Marston, to participate in the development of the building program with staff 
and the consulting team; 3. Include the Machine Shop Restoration Project within 
the scope of the Project Manager, Waterfront Implementation to represent the 
Town and liaise with the project team and stakeholder representatives during the 
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Machine Shop Restoration Project; and 4. Amend the Town of Ladysmith 2018-2022 
Financial Plan to include the Machine Shop Restoration Project grant in the amount of 
$1,752,553.00; 5. Invite the Industrial Heritage Preservation Society to join the Machine 
Shop Users Advisory Group.  
 
INTRODUCTION/BACKGROUND 
The Town received $1,752,553.00 or 100% of actual eligible costs for the restoration of 
the Machine Shop project.  This funding is through the Federal Government’s 2017 
Strategic Priorities Fund.  Following the announcement, the Town obtained the services of 
Hotson Architecture to undertake the Machine Shop Restoration Project pre-design 
phase, which included working with staff and the Machine Shop User Advisory Group 
(MSUAG), which is comprised of representatives from Ladysmith Arts Council, Ladysmith 
Maritime Society, Ladysmith and Area Historical Society, Industrial Heritage Preservation 
Society, local artist and tenant John Marston and Mayor Stone.   
 
Norm Hotson visited the site in May 2018 and held a meeting with the MSUAG to discuss 
options relating to the restoration project.  
 
In July 2018 Norm Hotson presented to MSUAG the attached Pre-Design Report for 
review and feedback.   After much discussion, it was concluded that MSUAG supports the 
technical building upgrade requirements as presented in the report, and the space usage 
concept is a good starting point but requires additional review.  MSUAG requests that 
Council continue to allow the MSUAG to be involved in the design phase as it relates to 
the arts, cultural and heritage hub space usage. The space usage review phase will occur 
during the Arts and Culture HUB space usage project, which will commence November 
23rd.   
 
Following the meetings and review of the report, it was determined that further structural 
investigation was required prior to finalizing the report and determining next steps.  
Herold Engineering was retained to complete the assessment and completed the report in 
October 2018.  The report provided further detail relating to specific structural and 
seismic requirements that have been determined to be critical.   
 
It has been recommended by both the engineer and architectural consultants that the 
Town focus the restoration efforts on specific structural and code requirements.  This is 
recommended to be completed prior to any change of use or improvements to the 
building.  The information provided includes the possibility that certain areas within the 
building are currently not suitable to continue with the existing use, such as having 
assembly occupancy on the second floor for the art gallery, when the existing floor is not 
rated for assembly use.  The intent will be by the consultant to determine how to resolve 
this within the existing budget, if this is not resolvable, Staff will advise Council and 
present various options.   
 
The direction of focusing on structural and code requirements continues to align with the 
grant funding requirements and criteria.  Hotson Architecture if awarded the contract 
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would continue to lead the team of sub-consultants for the project, including the engineer, 
code consultant, cost consultant, and possibly some minimal use of mechanical and 
electrical consultants.  The $250,000 estimate provided by Hotson Architecture includes 
the costs associated with all of the required sub- consultants for this project.  
 
SCOPE OF WORK 
As noted in previous reporting, this project was not included in the 2018 work plan when 
the award of the grant occurred.  Based on past Council resolutions Staff from the Parks, 
Recreation and Culture department are working in conjunction with the Waterfront Area 
Project Manager to manage this project. It continues to be Staff’s recommendation that 
the Town continues to engage the services of Hotson Architecture as Project Lead to 
ensure the project continues to meet the defined deadlines.   
 
ALTERNATIVES 
Council may choose to direct Staff not proceed with further work on this project.  
 
FINANCIAL IMPLICATIONS 
Currently, the project is included in the 2018-2022 Financial Plan.  The cost for the pre-
design phase was $25,000 plus expenses (net of taxes). This fee included architectural, 
structural, mechanical, electrical, code and costing services and is a grant eligible expense.  
Additional $10,000 was allocated for structural and seismic review.  
 
Moving into the design and construction phase, with the project focus being structural 
and code improvements the remaining grant funding of approximately $1,725,000 would 
be allocated for this.  This funding would cover costs associated with design, construction 
and project management.    The estimates at this point indicate the construction being 
approximately $1.3 to $1.5 million, with consulting services being the remaining amount 
of the budget. 
 
LEGAL IMPLICATIONS 
There are no legal implications identified at this time. 
 
CITIZEN/PUBLIC RELATIONS IMPLICATIONS 
The primary tenants (Arts Council, Ladysmith Maritime Society and Ladysmith Historical 
Society) will continue to be informed in order to help communicate to their membership 
and the community regarding the scope and phasing of the project as it relates to the arts, 
culture and heritage hub. 
 
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
It is expected that this project will require Staff resources from all departments 
throughout the process.  Due to the fact the project is not part of the existing work plan, a 
project manager is recommended to ensure other existing projects are not impacted.  
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RESOURCE IMPLICATIONS 
This is a major project and will require significant amount of Staff resources to manage 
over the next twelve to fourteen months.  If other projects are impacted by this Staff will 
provide a report to Council. 

ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT: 
☐Complete Community Land Use ☐ Low Impact Transportation
☒Green Buildings ☐ Multi-Use Landscapes
☐Innovative Infrastructure ☐ Local Food Systems
☐Healthy Community ☒ Local, Diverse Economy
☐ Not Applicable

ALIGNMENT WITH STRATEGIC PRIORITIES: 
☒Employment & Tax Diversity ☐ Natural & Built Infrastructure
☐Watershed Protection & Water Management ☐ Partnerships
☐Communications & Engagement ☐ Not Applicable

SUMMARY 
The Town is fortunate to have received a significant grant for the restoration of the 
Machine Shop building.  Recommendations are provided for Council to consider with 
respect to the next steps, in particular moving forward quickly with the next phases of the 
project. This Phase would be to award the design and project management work to 
Hotson Architectural to complete the Machine Shop restoration project.  

November 14, 2018 
Clayton Postings,   Date Signed 
Director Parks, Recreation and Culture 

November 14, 2018 
Kim Fowler,    Date Signed 
Project Manager, Waterfront Area Plan 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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HOTSON  Architecture Inc.
215 - 35 West 5th Avenue

Vancouver, BC  V5Y 1H4
604 558 6956

www.hotson.ca

The Comox Logging and Railway Co.
1943 Shops Building

Pre-Design Report

610 Oyster Bay Drive
Ladysmith BC

Prepared for the Town of Ladysmith
June 6, 2018
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The Comox Logging and Railway Co.
1943 Shops Building

Pre-Design Report

Prepared for the Town of Ladysmith
June 6, 2018

By:
HOTSON Architecture Inc.

With the assistance of:

Herold Engineering Limited
Rocky Point Engineering Ltd.
RB Engineering Ltd.
BTY Group
GHL Consultants Ltd.
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Railcar relics and view of the “West” elevation of the Machine Shop

View of the front (“North” elevation) of the Machine Shop
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1.0 VISION AND INTENT

The Comox Logging and Railway Co. Shop Building, currently referred to as the Machine 
Shop, forms a strategic piece in the vision for the Ladysmith waterfront, as outlined 
in the 2017 Waterfront Plan prepared by DIALOG.  The building forms the anchor for 
one of the precincts in the plan defined as the “Arts and Heritage Hub”.  The Hub is 
intended to contain a variety of industrial, arts and community users such that a lively, 
cultural precinct is created at the front door to the waterfront.  The site is intended to be 
interesting, educational and fun for all who use or visit the place.

The Machine Shop is in need of considerable upgrades to give it a long, purposeful 
life.  At present, the building is largely occupied but does have empty, underutilized 
and inefficient space that could be repurposed.  The Machine Shop has the potential to 
become a focus in the community, serving as a destination for both local residents and 
visitors to Ladysmith.  To achieve this vision, key tenants should be added to the roster to 
heighten the creative energy and magnetism of the place in order to attract people to the 
site, and to entertain them while they are there.

The intent of this document is to provide potential conceptual ideas for the adaptive 
reuse of the Comox Logging and Railway Co. Shop, expanding upon the 2014 
property condition assessment report prepared by Omicron Architecture Engineering 
Construction Ltd.

Further, this report has two objectives:

1.   To make recommendations for a tenant mix and layout that will achieve this vision; 
and,

2.   To outline the process for the phased implementation of improvements to the 
building 

Hotson Architecture did not perform any on-site testing or other detailed investigations 
into the existing condition of the building.

Interior of carving space with heritage windows Harbour Heritage Centre Entry
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Artist studioWood carving space

Ladysmith Martime Society exhibition space Ladysmith Arts Council gallery space
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2.0 BUILDING PROGRAM

The roster of tenants currently occupying the building includes the following 
organizations and individuals: 

•   Ladysmith Maritime Society
•   Ladysmith Arts Council
•   John Martson, Stz’uminus First Nation artist
•   Independent artists (2)

The consultant met with representatives of these groups on April 5th, 2018 to discuss 
the current needs and interests of users, and to brainstorm future opportunities within 
the building.  Support was expressed for the addition of tenants to the building that 
will provide a commercial component to the mix.  This is an important strategy for two 
reasons.  First, by including some commercial space in the project, people will be more 
likely to find the site attractive, particularly if food is offered.  Second, these tenants can 
pay rents that will subsidize those who are less able to do so.  The goal should be to have 
all tenants contributing to the basic costs of operating the facility.

One of the strongest retail categories for drawing people to a location is food and 
beverage.  It is therefore recommended that a use such as a brewpub, or similar food 
service, be included in the project.  As well, it is suggested that more space be made 
available to small, independent artists.  People love watching things being made.  Artists 
on site will create a draw, allowing people to watch them at work, and giving the artists 
the opportunity to sell their wares on premise.  The Town of Ladysmith will, in turn, 
share in the proceeds from both artists and commercial tenants through rent, operating 
cost charges, or a percentage of gross sales, or some combination of these subject to 
the tenant type. 

In the longer term, it may be desirable to create a new location for the Stz’uminus art 
and carving function, and to develop better functioning space for this use, which will free 
up space in the Machine Shop.  Ultimately, the best location for this use may be as part of 
the Stz’uminus Cultural Centre planned on the waterfront.

Finally, there are the buildings northwest of the Machine Shop that can ultimately add 
to the creation of the Arts and Heritage Hub.  In particular, the railway restoration and 
artifact displays and the boat building and restoration functions currently on site should 
be developed as key attractions.  When funding becomes available, the historic buildings 
can be renovated for these activities that will be of real interest to the public.  And, over 
time, there is the potential to add other buildings with related activities to build a strong 
“sense of place” for the precinct.
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Main Floor - Proposed Floor Plan

Second Floor - Proposed Floor Plan

Sketch of New Studio Doors Example Existing Studio Door
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3.0  DESIGN CONCEPT

In response to the above program recommendations, plans have been developed for 
both levels of the Machine Shop.  Three new “ingredients” are shown in the plans 
representing key strategies to add life to the project:

1.   The south half of the backshop area, with its high-volume space, is ideally suited to 
a brewpub, or similar destination food service, with the potential to include mezzanine 
space. Additional seating could be accommodated in summer on a sunny patio on the 
southeast side of the building. 

2.   In the northwest half of the backshop, in addition to a relocated carving space, 
the idea of a “community meeting place” is shown that can serve as rental space for 
receptions, town meetings, displays and gallery functions.

3.   At street level, the LMS Marine Heritage Centre is retained but all other space 
is repurposed for small, independent artist studios that will animate this important 
frontage.

In order to add these new and interesting uses in the building, the LMS office on the 
second floor is moved to grade and the Arts Council is relocated from the ground floor 
to an expanded, second floor space.   This change has the added value of resolving the 
exiting from the second floor where a single tenant only requires two open stairs leading 
to ground floor exit doors.  

On the ground floor, the carving space is reduced in size and relocated to the north end 
of the building to create room for the potential brewpub and the community meeting 
place.  Another potential tenant in the long term would be the Ladysmith Museum, which 
could occupy space on the ground floor next to the Harbour Heritage Centre. 

One of the deficiencies in the building is the lack of washrooms for both staff and the 
public.  Currently, the Washroom Building north of the Machine Shop contains both male 
and female facilities.  The piping and fixtures will need to be upgraded if this facility is to 
be retained. Alternatively, and the recommendation of this consultant, is the construction 
of new washrooms within the Machine Shop, accessible to both staff and the public. They 
are shown in the backshop, centrally located in the plan, where they can be shared with 
the food service use.  This solution will result in the closure of the Washroom Building 
which can then be converted into another studio space.
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Existing adjacent building

Existing adjacent building

Existing adjacent building
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4.0 BUILDING UPGRADES

The changes to the uses in the building go hand in hand with a number of building 
upgrades.  In general, the Building Assessment Report prepared by Omicron dated April 
02, 2014 outlines the work that needs to be carried out in the building to extend its useful 
life for many years to come.  The necessary upgrades can be carried out in packages.  
Some tasks must be completed immediately, to realize the building concepts outlined 
herein; others can wait for available funding.

The following items summarize the architectural changes that are recommended 
to realize the vision for the project.  Those items marked with an asterisk (*) are 
recommended for immediate consideration.

1.   DEMISING AND INTERIOR FINISHES

•   installation of full height demising walls to define tenant spaces *
•   construction of new male and female washrooms to serve all tenancies in the building 
*
•   replacement of wood floors in the ground floor studios with concrete and add concrete 
topping to existing slabs where they are rough or require levelling *
•   insulation, vapour barrier and gypsum wall board finish to the backshop space *
•   addition of Type X gypsum wall board on walls and ground floor ceilings between 
heavy timber floor framing    where required to meet fire separations 
between occupancies *
•   painting of all interior columns, beams, walls and ceilings white *

2.   EXITING

•   reconstruction of the wood stair in the existing LMS space to exit the second floor to 
grade *
•   reconstruction of the central stair to better serve the Arts Council space and to exit 
the second floor to grade *
•   addition of an exit corridor and exit door to serve the new community meeting space *

3.   OTHER LIFE SAFETY

•   adjustment to sprinkler system to suit new demising *
•   exit signage and emergency lighting adjustments *
•   fire alarm synchronized with sprinkler zoning *
•   smoke detection upgrades *
 
4.   ACCESSIBILITY

•   construction of one universally accessible washroom on the ground floor *
•   installation of a new handrail to the exterior ramp *
•   design and construction of a highway overpass, bridge, elevator and stair to connect 
the Arts and Heritage Hub to downtown Ladysmith
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5.   BUILDING ENVELOPE

•   replacement of the large swing doors in the backshop to improve thermal 
performance *
•   retrofit, or replacement where necessary, all windows to improve thermal 
performance
•   replacement of metal wall cladding on all exterior walls
•   replacement of all street side man doors with eight feet high wood and glass French 
doors
•   plywood diaphragm, insulation and standing seam metal roofing (alternate: SBS 2-ply 
torch-on membrane) 

6.   STRUCTURAL

•   removal of the mezzanine in the north half of the backshop *
•   replacement of any rotting or undersized structural members as work takes place to 
floor and roof assemblies *
•   installation of a concrete foundation between footings under the street side exterior 
wall *

7.   MECHANICAL

•   replacement of water distribution piping *
•   replacement of domestic hot water tanks *
•   addition of new washrooms on the ground floor *
•   installation of new HVAC system to suit tenant types and demising *
•   any other items as defined in the engineering report in section 5.

8.   ELECTRICAL

•   upgrade of panel boards as required *
•   provision of new general lighting to all tenant spaces *
•   additional smoke detectors at stairs *
•   adjustments to the fire alarm system to sync with the sprinkler system *
•   any other items as defined in the engineering report in section 5.

9.   ADJACENT BUILDINGS

•   begin a process of renewal of all other buildings on site, primarily for rail restoration / 
display and boat building / restoration
•   investigation into the availability of other historic buildings that might be brought to 
the site
•   addition of a new structure to accommodate carving and First Nation arts
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10.   STREETSCAPE/LANDSCAPE

•   removal of the unit paving sidewalk finish on the street side of the building, as part of 
the foundation wall work, and replacement with a trowel finish and sawcut concrete slab 
•   preparation of a long-term landscape strategy for the reconstruction of the fronting 
street, parking areas and other exterior spaces of the Arts and Heritage Hub.

11.   SEISMIC UPGRADES

•   addition of new programs in the backshop area would likely require a change of use 
from the existing F2 Industrial Occupancy to A2 Assembly Occupancy.
•   refer to section 6.0 Seismic Upgrades

Existing Condition of Double Height SpaceExisting Condition of Double Height Space
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Existing soffit on North-East facade

Existing entry door on North-East Facade

Existing South-East Facade

Existing entry door on South-East Facade
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5.0 TECHNICAL REPORTS

The engineering team assisting in the preparation of this pre-design report has prepared 
letters with recommendations for improvements to the building.  The building upgrades 
outlined in each discipline are in support of the changes proposed in the design plans 
included in this report.  The engineering letters are attached in the appendix and include:
 
•   Structural engineering: Herold Engineering Ltd.
•   Mechanical engineering: Rocky Point Engineering Ltd.
•   Electrical engineering: RB Engineering Ltd.
•   Code Consulting:  GHL Consultants Ltd.

Existing South-West facade

6.0 SEISMIC UPGRADES

The new program additions in the back shop area will likely require a change of use 
from F2 Industrial to A2 Assembly, and this would require the building to be upgraded 
seismically to likely meet 60% of the current BC Building Code requirements. The new 
program additions to the backshop area could include a restaurant or brewpub, and 
community meeting rooms. The rest of the building is currently considered A2 Assembly 
occupancy and would not require a change of use. The details of the seismic upgrades 
are beyond the scope of this report, but it has been discussed with the code consultant, 
whose findings can be found in the attached appendix. The cost consultant report does 
not allow for include a seismic upgrade of the building.

7.0 ESTIMATED COST OF IMPROVEMENTS

An order of magnitude cost estimate for the upgrades most immediately required to the 
building has been prepared by the cost consulting firm, BTY Group.  The cost estimate 
dovetails with the building upgrades identified in sections 4.0 and 5.0 above resulting in 
a total cost of $4,189,900, including contingencies. The full cost estimate can be found in 
the attached appendix.
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Existing Electrical Room

Wood carving space
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8.0 IMPLEMENTATION PROCESS

The next steps in the implementation of this project are outlined in this section of the 
report.  There are three stages of work that are required to complete the construction of 
the first phase of this project.

1.   Design;
2.   Securing a contractor; and,
3.   Construction

Each of these phases is elaborated upon to provide information to Town Council for their 
decision-making process.

1.   DESIGN

The findings of this report are preliminary only, as part of a pre-design process.  The 
next step in the implementation of the project is to carry out detailed design.  This work 
will involve retaining a design team, under the direction of the architect as Coordinating 
Professional for the project, and comprised of the following disciplines:

•   architect / coordinating professional
•   structural engineer
•   mechanical engineer
•   electrical engineer
•   code consultant
•   envelope consultant

Other disciplines will be required for future phases, such as civil engineering and 
landscape architecture, to complete the streetscape and landscape design.

The stages of work to be completed by these firms for the first phase, include:

•   Schematic design
•   Working drawings and specifications
•   Tendering, or negotiation, of a contract with a contractor or a construction manager
•   Services during construction to occupancy

The work will also include acquiring the necessary permits for design and construction 
through the Town of Ladysmith as the authority-having -jurisdiction.

2.   SECURING A CONTRACTOR

A project of this type can be delivered in various forms of construction contract:

METHOD 1.   Undertake conventional tendering of the work, in either an open bid 
process or to an invited list of contractors; selection of the lowest bid; and, entering into 
a CCDC 2, Stipulated Price Contract monitored by Town staff and the architect during 
construction.
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METHOD 2.   Hiring of a construction management firm, specializing in project delivery, 
to act as the owner’s representative to supervise the consultant team; tender bid 
packages for the work components; supervise construction activities; and, manage the 
financial aspects of the project.

METHOD 3.   Retaining a construction management company where general contractors 
are invited to submit proposals for the work; entering into a cost plus contract using 
either CCDC 3, Cost Plus Contract or CCDC 5A, Construction Management Contract for 
Services monitored by Town staff and the architect during construction.

Experience has suggested that method 3 above is particularly well-suited to renovation 
projects where there are uncertainties in scope and where the unexpected is inevitable 
as work proceeds.  Construction management affords the opportunity to fix the 
contractors fee, allows approximately 80% of the work to still be tendered, with the 
remaining 20% to be carried out by the contractor’s own forces.  A variant in option 3 
is that at a point in time where the final scope is well defined, and precisely costed, the 
management contract can be rolled over into a CCDC 2 Stipulated Price Contract. 

To select a construction management company, a short list is established of skilled and 
reputable general contractors capable of completing the work; a Request for Proposals 
issued; and proposals received that include their fixed fee, personnel, general conditions, 
and other details about their approach to the construction process.  The owner then 
selects the preferred company based on the criteria set out in the tender.

3.   CONSTRUCTION

Construction typically proceeds in a construction management process on a cost plus 
basis as identified in method 3 above.  Where sub-trade work is tendered it can be 
completed as a fixed price.  The advantage to this form of contract is that the unexpected 
surprises that turn up on site can be priced, added to the scope of work and, where 
feasible, other items of work can be reduced in scope to offset the cost of the extra.  The 
result is a more collaborative team approach where the owner, architect and contractor 
work together to achieve the end goals of the project. This approach is particularly well-
suited to a renovation/restoration project where unknowns inevitably occur. 

In future, as additional funding becomes available, the remaining items identified in this 
report can be implemented to complete the vision for the Arts and Heritage Hub.

141



15

9.0 APPENDIX

 Conceptual Floor Plans 2 Pages
 Structural Report  4 Pages
 Mechanical Report  6 Pages
 Electrical Report  3 Pages
 Code Consultant Report 4 Pages
 Cost Estimate   21 Pages
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INTRODUCTION 
 
Rocky Point Engineering Ltd. has been engaged to review the condition of the 
Mechanical Systems at the Comox Logging and Railway Co. Machine Shop Building 
located at 610 Oyster Bay Drive in Ladysmith, BC and provide recommendations to 
support the proposed design concept upgrades as referenced in a pre-design report 
prepared by HOTSON Architecture Inc., with consideration of the recent property 
condition assessment report prepared by Omicron in April of 2014. 
 
Aaron Mullaley from Rocky Point Engineering attended a site review on Friday, April 13th, 
2018 at 10:15am with representatives from the Town of Ladysmith, along with the 
architectural, structural and electrical consultant team members. No mechanical drawings 
were available for review. 
 
EXISTING MECHANICAL SYSTEMS 
 
The site investigation included a non-invasive review of the existing mechanical system 
conditions with focus on the following: 
 

o Plumbing (Domestic, Storm, Sanitary and Gas) 
o Fire Suppression 
o Heating 
o Ventilation 

There is no air conditioning included with the existing mechanical systems. 
 
Details of each mechanical system are included below: 
 
Plumbing Systems (existing) 
 
The plumbing systems were generally in poor condition with most of the components at or 
beyond their expected useful life. The main comments for plumbing system components 
reviewed are: 
 

• Domestic water entry with 50mm water service is in the southeast area of the 
building in the current woodshop. Any new distribution of domestic water piping 
should come from this area. All redundant piping to be removed. 

• Domestic water heaters located in a stand-alone washroom building are in fair 
condition. They appear to have been installed in 2005 and expected to be usable 
for two more years. 

• Plumbing fixtures were in poor condition and due for replacement. Any new 
washroom layout would require new plumbing fixtures. 
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• Storm rainwater leaders from gutters were leaking in a couple of sections. 

Maintenance will need to be completed on the gutter system with repair of piping 
connections. 

• Sanitary piping systems would be new for all renovated washroom areas. Existing 
to be abandoned in place where inaccessible, with redundant piping removed 
where possible. It is expected that the sanitary mains will be connected to 
municipal services at the north end of the building. 

• Natural gas meters are located on southeast corner of the building. It is expected 
that new gas piping would be run from this location. Relocation of the gas meters 
to the south or east corners of the building may be required depending on the final 
tenant layout. 

 
With any building renovation we would recommend upgrade of the associated plumbing 
systems. Refer to recommendation below. 
 
Fire Suppression Systems (existing) 
 
The fire suppression sprinkler systems were in fair condition. They were recently 
upgraded in 2007 and would only require modification as part of a building renovation.  
  

• The main fire service line enters the building on the northeast side of the building.  
• It is expected that the sprinkler room would remain as is, but with any tenant 

improvements revisions to the fire suppression head layout would be required. 
 
Heating Systems (existing) 
 
The heating systems were generally in poor condition with most of the components at or 
beyond their expected useful life. The main comments for heating system components 
reviewed are: 
 

• The natural gas fired unit heaters in the shop areas are were not functional at the 
time of our review.  

• Some areas included electric baseboard heaters which were also in poor condition 
and due for replacement. 

 
The existing heating system would be fully replaced as referenced in building mechanical 
heating, ventilation and air conditioning (HVAC) system recommendation below. 
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Ventilation Systems (existing) 
 
The ventilation systems were in poor condition and due for replacement next year. The 
main comments for ventilation system components reviewed are: 
 

• The atmospheric natural gas-fire furnaces served the two-level northeast side of 
the building. They do not include air conditioning and are not zoned for adequate 
temperature control in multiple tenant spaces.  

• Washroom exhaust fans were functional but appeared to be past their expected 
useful life.  

• The woodshop area included a non-functional dust collection system. It would not 
comply with current Worksafe and NFPA 664 code requirements for woodshop 
ventilation systems. 

The existing ventilation system would be fully replaced as referenced in building 
mechanical heating, ventilation and air conditioning (HVAC) system recommendation 
below. 
 
PROPOSED MECHANICAL SYSTEMS 
 
Based on the concept plans for the future renovation, we recommend the following 
mechanical system improvements to support this work: 
 
Plumbing Systems (proposed) 
 
Provide new conventional plumbing systems to suit the renovated layout with 
consideration of: 
 

• Grease interceptor for commercial kitchen grease drainage system 
• Addition of backflow prevention separately for the kitchen and brew pub plumbing 

systems 
• Tankless natural gas-fired condensing water heater for general purpose domestic 

water heating with recirculation piping system for improved hot water supply. 
• Separate high efficiency gas-fired water heater for kitchen and brew plumbing 

systems 
• Low flow plumbing fixtures will be used to conserve water supply. 
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Fire Suppression Systems (proposed) 
 
Provide new fire suppression sprinkler head layout to suit new tenant spaces in 
accordance with NFPA 13 (2013) Standard for the Installation of Sprinkler Systems. 
 

• New sprinkler heads are required when the location is modified as reuse of 
existing heads is not allowed with the latest version of the NFPA 13 Code.  

  
HVAC - Heating, Ventilation and Air Conditioning (proposed) 
 
Provide new HVAC system throughout building to provide improved temperature control, 
with increased ventilation to meet current ventilation (ASHRAE 62.1) and energy code 
(ASHRAE 90.1 and Step Code) requirements, along with meeting Worksafe regulations. 
 

• Our recommendation would be to include dedicated outdoor air ventilation through 
an ERV (Energy Recovery Ventilator) to provide fresh air to each separate space 
and a commercial type VRF (Variable Refrigerant Flow) modular air conditioning 
and heating system to all spaces with the exception of the meeting rooms, brew 
pub, kitchen and wood carving rooms, which could have stand-alone HVAC. 

o Two commercial ERV’s may be provided to serve: 

▪ Ground floor studio units and heritage center (800 CFM), drawing 
exhaust from the ground level washrooms 

▪ Second floor Arts Council/Gallery and offices (800 cfm), with direct 
relief air to outside. 

▪ ERV system to be Venmar, Renewaire or Aldes type 
o Commercial VRF system may be provided to serve: 

▪ Ground floor studio units with heritage center and second floor Arts 
Council/ Gallery with offices 

▪ Expected combined size of 20 tons, with the following components: 
• Exterior 20 condensing unit (two 10 ton twinned condensing 

units) 
• Ground floor studio units each with 1.5 ton ductless ceiling 

cassette or wall mounted fan coil. (six in total) 
• Ground  Floor Heritage Center with a 2 – 3 ton ducted fan coil 

unit 
• Second Floor Arts Council/Gallery with two 3 – 4 ton ducted 

fan coil units 
• Second Floor Office area with 1.5 to 2 ton ducted fan coil unit 

▪ VRF system to be Mitsubishi, Daikin, Trane or Fujitsu type 
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• The two meeting rooms are expected to have intermitted use and could be 

provided with a light commercial 4 ton mini-split system with outside 4 ton 
condensing unit and 2 to 3 ton ducted fan coil units. 

o Mini split System to be Daikin, Trane or Fujitsu type. 
• Kitchen ventilation will require a grease exhaust system (Greenheck or equivalent) 

from a kitchen exhaust hood in compliance with NFPA 96. A natural gas-fired 
make-up air unit (Engineered Air or equivalent) will supply tempered outdoor air 
ventilation.  

o Ventilation airflow rates to be based on size of hood required. Expected 
range between 2,400 to 3,000 cfm. 

• The Brew Pub is expected to have an air conditioning load between a 6 ton and 
7.5 ton. A separate packaged heat pump with economizer would be best suited for 
this case, due to the occupant load varying significantly throughout the day. Daikin, 
Trane or Lennox models. 

o Brew Pub mezzanine area to be provided with general exhaust air 
ventilation and gas-fired unit heater for space heat. 

• The Wood Carving space is expected to require a Dust Collection system in 
compliance with Worksafe regulation and NFPA 664 (Standard for the Prevention 
of Fires and Explosions in Woodworking Facilities).  

o We would recommend a non-recirculating baghouse dust collector (Murphy, 
Torit or equivalent) with UL listed backflow device, explosion vent panels 
with flame diversion.  

▪ Size to be confirmed based on the type and number of connected 
devices. Expected range of 1,500 to 3,000 cfm. 

o A natural gas-fired make-up air unit (Engineered Air or equivalent)  would 
be provided to provide tempered fresh air when the dust collection system 
is operational.  

o General ventilation would be by room exhaust fan and heating through a 
gas-fired unit heater. 
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DISCLAIMER OF LIABILITY 
 
The material in this report reflects our professional opinion based on information 
available to us, through a site tour with visual observations of the mechanical 
systems/equipment, and building operators comments.  Any use which a third party 
makes of this report or reliance on decisions made based on it, are the responsibilities 
of such third parties.  Rocky Point Engineering Ltd. accepts no responsibility for 
damages, if any suffered by any third party as a result of decisions made or actions 
based on this report. 
 
A visual review has been carried out by Rocky Point Engineering Ltd. on readily 
accessible mechanical systems and equipment.  No physical testing of 
systems/equipment capacities have been undertaken to ascertain the capacities to 
meet plumbing requirements or compliance with current code requirements.   
 
Yours very truly, 
 
 

Rocky Point Engineering Ltd. 
 

 

 
Aaron Mullaley,  

Eng.L., AScT, PTech, LEED®AP 
Principal, Senior Project Manager 
e. aaron.mullaley@rpeng.ca 
c. 250.739.0692 
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#4-1850 Northfield Rd   Nanaimo, BC V9S 3B3   www.rbengineering.ca   Tel 250-756-4444 

 
April 18, 2018 
 
 
Norman Hotson 
Hotson Architecture 
215 – 35 West 5th Avenue 
Vancouver, BC  V5Y 1H4 
 
 
Dear Norman, 
 
Re: Comox Logging and Railway Co. Machine Shop Building, Ladysmith, BC 
 
RB Engineering Ltd has been retained to review the electrical infrastructure at the above 
referenced building and site and make recommendations on upgrades to support 
potential revisions to the interior partitioning and usage as outlined in Hotson 
Architecture’s Pre‐Design Report. A recent building assessment report prepared by 
Omicron in March 2014 has also been reviewed for further description of the existing 
electrical installations.  
 
I attended the site at 10:15 am on April 13, 2018 along with representatives from the 
owner as well as the architectural, mechanical and structural design team members and 
undertook a visual assessment of the building’s electrical services and devices. As 
described in the Omicron report, the condition of this infrastructure varies from 
relatively new and fully functioning to original equipment that has reached the end of its 
useful life. In addition to upgrades required due to older equipment in poor condition, 
much of the existing infrastructure would need to be reconfigured and/or replaced to 
suit the proposed revisions to the building.  
 
The following is a list of high level recommendations to support the design concept 
described in the Pre‐Design Report: 
 

1. The existing 600 amp, 600 volt 3‐phase main service currently serves the main 
Machine Shop building and the smaller auxiliary buildings on site in addition to a 
separately metered feed to the marina to the northeast. The adequacy of the 
service’s overall capacity will be determined pending a detailed review of the 
proposed new layouts and prospective tenancies. Recent demand information 
derived from the marina’s BC Hydro bills would ideally be used to determine the 
remaining capacity on the service.  
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2. While a separate utility meter has been provided for the marina sub‐feed, the 
distribution and metering for the remainder of the service should be upgraded to 
consist of a separately metered feeder for each proposed tenant as well as a 
“landlord” meter for all other loads (e.g., common service rooms, exterior lights, 
etc).  All new feeders would be sized to accommodate the loads of the proposed 
tenants, with additional transformer(s) provided as required to provide 120/208 
volt power to suit prospective tenant needs.  
 

3. The extent to which existing distribution can be reused will be determined once 
the proposed reconfiguration of the space has been finalized. Depending on the 
age and condition of the infrastructure at hand, some of this equipment may 
prove to be adequate for areas which are to remain largely unchanged. Where 
appropriate, consideration should be given to organizing and consolidating the 
distribution layout to eliminate any obsolete or superfluous infrastructure that 
may no longer be needed subsequent to the proposed layout adjustments (e.g., 
480 volt distribution). Any existing infrastructure that ultimately remains should, 
at a minimum, be upgraded to rectify the Canadian Electrical Code deficiencies 
identified in the Omicron report (e.g., missing disconnecting means, clearance 
issues, etc). 
 

4. In general, new electrical devices (receptacles, branch circuit wiring, etc) would 
be installed throughout the renovated areas to suit the revised layouts. 
 

5. New LED lighting would be installed throughout the facility to replace the 
existing fluorescent fixtures and to suit the revised layouts. Automatic lighting 
controls consisting of occupancy or motion sensors would be provided as per 
ASHRAE requirements. Consideration should also be given to replacing the 
exterior lighting with LED fixtures to realize energy savings and enhance 
performance. 
 

6. BC Building Code life safety system layouts (i.e., fire alarm, emergency lighting 
and exit signage) would be upgraded with new devices to suit the new layouts 
throughout the building.  
 
‐ The existing conventional fire alarm panel is an older model that is at 

capacity for zones. In addition to providing new devices to support the 
revised layout noted above and rectifying deficiencies noted in the Omicron 
report (e.g., smoke detectors at the top of exit stairs, interconnection with 
sprinkler system, etc), an upgrade to a new addressable fire alarm panel 
might be considered to bring the system up to current industry standard 
functionality. 
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‐ Existing emergency lighting would be replaced with new LED emergency 

lighting units throughout the building to suit the revised layouts. 
 
‐ Existing exit signs would be replaced with new LED green pictogram “running 

man” exit signs throughout the building to suit the revised layouts. 
 

7. The sole communication service currently consists of an overhead copper 
telephone service terminating in a demarcation panel located in an office area 
adjacent to the electrical room. Depending on prospective tenants consideration 
should be given to upgrading the communication services to include CATV 
and/or fibre services to suit tenant needs. New communication conduits from 
the demarcation point to each proposed tenant space would be provided 
through which tel and/or CATV services could be coordinated by each tenant. 
 

8. The existing intrusion system would be upgraded as desired to suit the owner’s 
needs based on the revised layouts. 
 

This concludes our observations and high level recommendations for the electrical 
infrastructure at this building with respect to the proposed architectural upgrades.  
Please give me a call if you have any questions. 
 
 
Regards, 
 
Arlen Brown, CTech 
Project Manager 
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OUTLINE APPROACH TO BUILDING CODE COMPLIANCE 
 

Project Ladysmith Machine Shop GHL File 6904.00 

Address 610 Oyster Bay Drive, Ladysmith, BC Date June 1, 2018 
___________________________________________________________________________________________________________________________________________________________________________________________ 

 
PURPOSE 
 
This report provides a summary of the proposed approach to Building Code compliance with respect to 
Division A, Part 1 and Division B, Part 3 of the BC Building Code 2012 as part of the feasibility study.  
We have not reviewed the building other than as specifically described in this letter, we have relied on 
information provided by Hotson Architecture Inc, and we have not visited the site. 
 

OUTLINE REVIEW 
 
Project Description 
 
 

We understand the project consists of a study to determine the feasibility of alterations to an existing 
building currently occupied by a mix of arts type occupancies; gallery, artists studios and community 
offices.  The building is two storeys in height, 1360m2 in area, and is sprinklered.  The proposed 
occupancy will remain a mix of community offices and meeting spaces, galleries and arts studios and 
there is a desire to use some of the first storey space for a restaurant or pub type occupancy.    
 
This report describes the Building Code’s approach to its application to existing buildings and provides 
our interpretation of occupancy classifications.   A more detailed report may be necessary at the Building 
Code stage to create a detailed approach to Building Code compliance regarding a specific approach. 
 
Applicable Building Code 
 
The applicable Building Code is the BC Building Code 2012 and all references are to this edition. 
 
Application of the Building Code to Existing Buildings 
 
There are no specific requirements, under either the Building or Fire Code, to bring existing buildings into 
compliance with the current Building Code, unless changes are proposed that would otherwise increase 
risk. Division A, Sentence 1.1.1.2.(1) requires that “…where a building is altered, renovated, 
rehabilitated or repaired, the level of life safety and building performance shall not be decreased below a 
level that already exists.”  The Building Code makes allowances for existing buildings and enables their 
useful life to be extended through repairs.   
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New construction is required to comply with the Building Code and existing conditions require a practical 
approach.  Appendix A-1.1.1.1.(1) describes application of the Building Code to existing buildings and 
states that consideration of the level of safety required, similar to the method for alternative solutions, is 
necessary. Successful application is a matter of balancing cost with the importance of the requirement to 
the overall Building Code objectives.  The User’s Guides published with the National Building Code are 
referenced as sources for further information.  The User’s Guide commentary on application of Part 3 to 
existing building states that: 
 

“… an appropriate level of performance is considered to be achieved if the level of safety 
is adequate to ensure the safety of occupants should they be exposed to a hazardous 
situation.  Under these circumstances, some requirements affecting property protection 
and items that do not directly affect occupants may not meet the standard intended by the 
current Building Code.” 
 

The User’s Guide describes the key elements for consideration as follows:  
 
 general day-to-day safety of occupants (design of stairs, guards, handrails etc.), 
 knowledge of fire (fire detection and alert), 
 the ability to move to a safe place (number of exits, travel distance, fire separations), 
 control of fire by building elements (fire separations, closures, firestopping), and 
 protection of property (fire compartmentation, sprinklers and spatial separation). 

 
Other than protection of property, all of the elements relate to evacuation of the building in an emergency.   
 
Occupancy Classification 
 
We understand the existing building is classified both Group F, Division 2 or medium hazard industrial, 
and Group A, Division 2 or assembly major occupancy based on past building permit information 
provided by Hotson Architecture Inc.   
 
The construction requirements in the Building Code are applied to the overall building based on the most 
onerous occupancy on a storey by storey basis.   
 
Determining occupancy classification is the first step in designing in new construction however, as the 
approach to Building Code compliance at existing buildings is based more on first principles of fire 
protection and occupant safety, the occupancy classification is not as critical.  The following summarizes 
the construction requirements in Subsection 3.2.2 for the two major occupancies based on a sprinklered 
building: 
 
 A2 F2 
Building Area 1360m² 1360m² 

Building Height 2 storeys 2 storeys 
Construction Article 3.2.2.26 3.2.2.77 
Sprinklered  Yes Yes 
Floor Fire Resistance Rating ¾h ¾h 
Roof Fire Resistance Rating  None None 
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1 

1.0 Introduction 

1.1 Instructions Received  

This report has been prepared by BTY Group (“BTY”) at the request of Hotson Architecture (the “Client”).  

Hotson Architecture has appointed BTY to provide a Conceptual Design estimate developed for the project at 

610 Oyster Bay Drive, Ladysmith, B.C. (the “Project”). The Project delivery is yet to be determined, therefore, 

BTY strongly recommends that estimates are prepared at each of the key design milestones.  

Information related to the Project for the purposes of this report was received by BTY on April 20, 2018. Please 

refer to Section 13.0 for a list of information received in producing this report. 

1.2 Report Reliance 

This report has been prepared in accordance with the scope of our Fee Proposal, dated April 20, 2018, which 

was prepared in response to the terms of that appointment. This report is for the sole and confidential use and 

reliance of the Client. BTY Group, its Directors, staff or agents do not make any representation or warranty as 

to the factual accuracy of the information provided to us on behalf of the Client or other third‐party 

consultants or agents. BTY Group will not be liable for the result of any information not received which, if 

produced, could have materially changed the opinions or conclusions stated in this report. This report shall not 

be reproduced or distributed to any party without the express permission of BTY Group. 

Any advice, opinions, or recommendations within this document should be read and relied upon only in the 

context of the report as a whole.  The contents do not provide legal, insurance or tax advice or opinion. 

Opinions in this report do not an advocate for any party and if called upon to give oral or written testimony it 

will be given on the same assumption. 

1.3 Contacts 

Should you have any queries regarding the content of this report, please do not hesitate to contact either of 

the following: 

Ping Pang  Eldon Lau

Director  Partner

Tel: 604‐734‐3126 
Email: pingpang@bty.com 

Tel: 604‐734‐3126
Email: eldonlau@bty.com
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2 

2.0 Executive Summary 

2.1 Report Purpose 

The purpose of this report is to provide a realistic estimate of the Project cost based on the information 

available at the time of writing.  

The opinion expressed in this report has been prepared without the benefit of detailed architectural, 

mechanical, electrical or structure drawings and should, therefore, be considered a Conceptual Design (Class 

D) estimate. Based on the documents reviewed, our estimate should be correct within a range of 

approximately +/‐ 25%. 

In order to provide an accurate cost estimate for the Project, BTY Group strongly recommends that a 

professional Quantity Surveying organization, such as BTY Group, be retained to provide a detailed analysis of 

any design information produced on behalf of the Client during the remaining stages of design. 

2.2 Project Background and Description 

The proposed development consists of building upgrades and retrofit for new functional program.  

The following are the three main concepts: 

1) Renovation to the backshop area into Brewpub; 

2) Renovation to the north half of the backshop into “community meeting place”; 

3) Retain LMS Marine Heritage at street level and repurpose other space into small, independent artist 

studios. 

The anticipated works comprise of following items: 

1) Interior retrofit; 

2) Structural reconfiguration for new exit;  

3) Mechanical associated retrofit work; 

4) Electrical associated retrofit work.  
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3 

Executive Summary (Cont’d) 

2.3 Project Overview 

Construction Budget Status Details

Budget TBD

Current Estimate $4,189,900 

Current Cost / m² $211 /ft²

GFA 19,858 ft²

Duration TBD

Escalation 0.00%

Design Contingency 15.00%

Construction Contingency 10.00%

Project Specifics

 

3.0 Development Cost Summary 

The current estimated cost of the project may be summarized as follows: 

Item Estimated Costs ($)

A Land Cost (Excluded) 0 

B Construction 3,312,200 

C Contingencies 877,700 

D Professional Fees 0 

E Municipal & Connection Fees 0 

F Management & Overhead 0 

G Project Contingency 0 

H Furnishing, Fittings & Equipment 0 

I Financing Costs 0 

J Goods & Services Tax 0 

Total Project Cost (April 2018 Dollars) $4,189,900 

K Escalation (0%) 0 

Escalated Project Cost (April 2018 Dollars) $4,189,900  

Please note that, where zero dollar values are stated, BTY has excluded these costs and the values should be carried in a separate budget (if 
applicable). 
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4 

4.0 Basis & Assumptions 

The construction estimate is based on the following list of assumptions: 

1. No work required to the foundation; 

2. Allowance of $20,000 for reconstruction of the central stair; 

3. Allowance of $15,000 included for addition of new enclosed exit stair; 

4. No allowance for fit out to tenant space and BrewPub; 

5. No requirement for out of hours work; 

6. Floor to ceiling heights 3.6m; 

7. Assumptions have been made in regard to the interior partitions, doors and fittings. Please refer to 
Appendix II for details.  

Please note that BTY is not qualified to act as design consultant. The assumptions in our estimate should be 

reviewed and corrected by the design team. 
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5 

5.0 Exclusions 

The construction estimate includes all direct and indirect construction costs derived from the drawings and 

other information provided by the Consultants, with the exception of the following:   

1. Professional fees and disbursements 

2. Planning, administrative and financing costs 

3. Legal fees and agreement costs / conditions 

4. Building permits and development cost charges 

5. Temporary facilities for user groups during construction 

6. Removal of hazardous materials from existing site and building 

7. Loose furnishings and equipment 

8. Unforeseen ground conditions and associated extras 

9. Environmental remediation outside building footprint 

10. Upgrade of existing infrastructure including main sanitary, storm, water/fire main and electrical services 

11. Phasing of the works and accelerated schedule 
12. Decanting & moving 

13. Costs associated with “LEED” certification 
14. Project commissioning 

15. Erratic market conditions, such as lack of bidders, proprietary specifications 

16. Cost escalation past May 2018. 
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6 

6.0 Construction Cost Summary 

The estimated construction cost of the project may be summarized as follows: 

   

Estimated Cost Cost/GFA

$ $/ft²

457,700  23.05  14%

1,466,600  73.85  44%

441,900  22.25  13%

344,000  17.32  10%

50,000  2.52  2%

552,000  27.80  17%

$3,312,200  $166.79 /ft² 100%

496,800  25.02 

380,900  19.18 

$4,189,900  $210.99 /ft²

0  0 

$4,189,900  $210.99 /ft²

19,858 ft²

$167 /ft²

$211 /ft²

$211 /ft²Escalated Construction Cost /ft²

Gross  Floor Area (ft²)

Net Construction Cost /ft²

Total  Construction Cost /ft²

Description %

Net Construction Cost

Total Construction Cost

Structural

Architectural

Mechanical

Electrical

General  Requirements  & Fees

Escalated Construction Cost

Design Contingency (15%)

Site Work

Escalation Allowance (0%)

Construction Contingency (10%)
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7 

7.0 Areas 

The gross floor area of the project, measured in accordance with the guidelines established by the Canadian 

Institute of Quantity Surveyors, is: 

Location Area Total

Ground Floor 13,251 ft² 13,251 ft²

Second Floor 6,607 ft² 6,607 ft²

Total Gross Floor Area 19,858 ft² 19,858 ft²  

8.0 Taxes 

The estimate includes the Provincial Sales Tax (P.S.T.) where applicable.  

The estimate excludes the Goods & Services Tax (G.S.T.). 

9.0 Project Schedule & Escalation 

No cost escalation allowance has been included in the estimate.  BTY strongly recommends that the client 

establish a separate budget to cover the escalation cost from the date of this estimate to the mid‐point of 

construction for the project.  

Our current projected escalation rates are shown below. 

2018 2019 2020

5% ‐ 6% 3% ‐ 4% 3% ‐ 4%

Current BTY

Group Forecast
 

10.0 Pricing 

The estimate has been priced at current rates taking into account the size, location and nature of the project. 

The unit rates utilized are considered competitive for a project of this type, bid under a stipulated lump‐sum 

form of tender in an open market, with a minimum of five (5) bids, supported by the requisite number of sub‐

contractors.  

The estimate allows for labour, material, equipment and other input costs at current rates and levels of 

productivity. It does not take into account extraordinary market conditions, where bidders may be few and 

may include in their tenders disproportionate contingencies and profit margins. 
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11.0 Risk Mitigation 

BTY Group recommends that the Owner, Project Manager and Design Team carefully review this document, 

including exclusions, inclusions and assumptions, contingencies, escalation and mark‐ups. If the project is over 

budget, or if there are unresolved budgeting issues, alternative systems/schemes should be evaluated before 

proceeding into the next design phase. 

Requests for modifications of any apparent errors or omissions to this document must be made to BTY Group 

within ten (10) days of receipt of this estimate. Otherwise, it will be understood that the contents have been 

concurred with and accepted. 

It is recommended that BTY Group design and propose a cost management framework for implementation. 

This framework would require that a series of further estimates be undertaken at key design stage milestones 

and a final update estimate be produced which is representative of the completed tender documents, project 

delivery model and schedule. The final updated estimate will address changes and additions to the documents, 

as well as addenda issued during the bidding process. BTY Group is unable to reconcile bid results to any 

estimate not produced from bid documents including all addenda. 

12.0 Contingencies 

12.1 Design Contingency 

A design contingency of Fifteen Percent (15%) has been included in the estimate to cover modifications to the 

program, drawings and specifications during the design. 

12.2 Construction Contingency 

An allowance of Ten Percent (10%) has been included in the estimate for changes occurring during the 

construction period of the project. This amount may be expended due to site conditions or if there are 

modifications to the drawings and specifications. 
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13.0 Documents Reviewed 

The list below confirms the information that we have reviewed in order to prepare our opinion contained 

within this report: 

Description Revised Date

Existing Building Architectural Drawings (4 sheets) December 14, 1987

Proposed Building Architectural Drawings (2 sheets)

Pre‐Design Report (6 pages) April, 2018

Structure Report (4 pages) April, 2018

Mechanical Report April, 2018

Electrical Report April, 2018

Drawings & Specifications

Report
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The Comox Logging and Railway Co., Ladysmith, BC
Order of Magnitude Cost Estimate #1

Construction Cost Summary

Estimated Cost Unit Cost

Description $ $/ft²

A.  Structural 457,700 23.05

B. Architectural 1,466,600 73.86

C.  Mechanical 441,900 22.25

D. Electrical 344,000 17.32

E. Site Development 50,000 2.52

G1. General Requirements 414,000 20.85

G2. Fees 138,000 6.95

SUB‐TOTAL CONSTRUCTION COST $3,312,200 $166.80

H. Contingencies

H1. Design Contingency (15%) 496,800 25.02

H2. Construction Contingency (10%) 380,900 19.18

J. Goods & Services Tax 0 0.00

TOTAL CONSTRUCTION COST $4,189,900 $211.00

Escalation Contingency 0 0.00

ESCALATED CONSTRUCTION COST $4,189,900 $211.00

Gross Floor Area 19,858 ft²

Unit Cost $211 /ft²

May 08, 2018

1
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The Comox Logging and Railway Co., Ladysmith, BC
Order of Magnitude Cost Estimate #1

Description Quantity Unit Rate Amount

A.  Structural

Replacing existing wood floor at grade with concrete slab on 

grade / adding topping to existing concrete slabs

12,589 ft² 13.50 169,900

Allowance for upgrading rotting / undersized structural 

members to floor / walls and roof assemblies

19,858 ft² 7.50 148,900

Addition of new, enclosed exit stair towards the south end of 

the building

1 sum 15,000.00 15,000

Reconstruction of the central stair 1 sum 20,000.00 20,000

Removal of the mezz. in the north half of the backshop 4,901 ft² 5.50 27,000

New mezz. floor c/w access stair to Brewpub 1,957 ft² 29.00 56,700

Allowance for concrete foundation between footings under the 

street side exterior wall

202 ft 100.00 20,200

$457,700

May 08, 2018

Total Structural

_____________________________________________________________________________________________________
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The Comox Logging and Railway Co., Ladysmith, BC
Order of Magnitude Cost Estimate #1

Description Quantity Unit Rate Amount

May 08, 2018

B. Architectural

Replacement of the large swing doors in the backshop  4 ea. 12,000.00 48,000

Retrofit/replacement of all windows  2,282 ft² 75.00 171,200

Replacement of metal wall cladding on north, south and west 

walls

6,370 ft² 55.00 350,400

Replacement of all man doors with eight feet high wood and 

glass doors

6 ea. 4,500.00 27,000

New exit doors 4 ea. 2,500.00 10,000

Replace existing roofing with SBS 2‐ply membrane roofing 

including new insulation and plywood diaphragm

13,251 ft² 26.00 344,500

New drywall furring to exterior walls 11,532 ft² 3.50 40,400

New interior partitions  15,095 ft² 13.00 196,200

New Type X drywall to ground floor ceiling 12,589 ft² 3.00 37,800

Allowance for new interior doors 20 lvs 1,800.00 36,000

Allowance for new floor finishes to corridor, lobby, meeting 

rooms

2,517 ft² 8.50 21,400

New floor tiles to washrooms 573 ft² 15.00 8,600

Concrete sealer to the rest of tenant spaces 14,781 ft² 1.00 14,800

Painting to all interior columns, beams, walls and ceiling ‐ white 19,858 ft² 3.00 59,600

Allowance for wall tiles to washrooms 1,649 ft² 12.00 19,800

Allowance for misc. metals 19,858 ft² 0.50 9,900

Allowance for washroom vanities, mirrors, toilet partitions / 

washroom accessories

1 sum 26,000.00 26,000

Allowance for misc. wood trims / rough carpentry / finish 

carpentry

1 sum 20,000.00 20,000

Allowance for interior signage / window coverings / entrance 

mats / mech. Louvers

1 sum 25,000.00 25,000

$1,466,600Total Architectural
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The Comox Logging and Railway Co., Ladysmith, BC
Order of Magnitude Cost Estimate #1

Description Quantity Unit Rate Amount

May 08, 2018

C.  Mechanical

Allowance for new conventional plumbing systems 19,858 ft² 5.50 109,200
Grease interceptor

Backflow prevention  for the kitchen and brew pub plumbing

Tankless natural gas‐fired condensing water heater for 

general purpose domestic water heating with recirculation 

piping system for improved hot water supply.

High efficiency gas‐fired water heater for kitchen and brew 

plumbing systems

Low flow plumbing fixtures will be used to conserve water 

supply

Provide new fire suppression sprinkler head layout to suit new 

tenant spaces including draining and recommissioning

19,858 ft² 1.50 29,800

Allowance for New HVAC system as per mechanical engineer's 

report

19,858 ft² 15.00 297,900

Energy recovery ventilator 

Commercial VRF system

Split system to two meeting rooms

Kitchen ventilation 

HVAC to The Brew Pub

General ventilation and gas fired make‐up air to The Wood 

Carving space

Allowance for bag‐in dust collection system 1 sum 5,000.00 5,000

$441,900Total Mechanical
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The Comox Logging and Railway Co., Ladysmith, BC
Order of Magnitude Cost Estimate #1

Description Quantity Unit Rate Amount

May 08, 2018

D. Electrical

Allowance to upgrade panel boards as required 1 sum 50,000.00 50,000

Allowance for lighting 19,858 ft² 6.50 129,100

New LED lighting to all spaces

New receptacles, branch circuit wiring 

Automatic lighting controls

Allowance for power receptacles and wiring 19,858 ft² 4.00 79,400

Allowance for fire alarm system upgrade 19,858 ft² 3.00 59,600

Allowance for communication to include CATV and/ or fiber 

services and communication conduits to tenant spaces

19,858 ft² 0.80 15,900

Allowance to upgrade intrusion system 1 sum 10,000.00 10,000

$344,000Total Electrical
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BTY GROUP A1‐4180



The Comox Logging and Railway Co., Ladysmith, BC
Order of Magnitude Cost Estimate #1

Description Quantity Unit Rate Amount

May 08, 2018

E. Site Development

Allowance for street scape / landscape including reconstruction 

of the fronting street, parking areas and exterior spaces of the 

Arts and Heritage Hub

1 sum 50,000.00 50,000

Changes / upgrade to adjacent buildings  excluded

$50,000Total Site Development

_____________________________________________________________________________________________________
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3701 Shenton Road 

 Nanaimo, BC   V9T 2H1 

 Ph:  250-751-8558   Fax: 250-751-8559 

0037-078 
 

 
 
PREAMBLE 

 
This report is to be considered a preliminary study of the structural aspects of this building with 
emphasis on the lateral load resisting systems. The next steps for this structure would include a 
working-design level report covering a more descriptive and detailed structural upgrade of the 
building. This future report would necessarily be developed in concert with any proposed architectural 
plans and layout. At that time, structural retrofit alternatives, especially toward lateral load (seismic) 
upgrades and maintaining historical attributes, would be put forward together with comprehensive and 
more accurate cost estimates. Consideration toward construction phasing and related impact to 
stakeholder and/or user requirements are important to developing a final design. 
 
Please consider the following as ball-park figures 
only and it is highly recommended that a cost 
consultant verify these figures. With the above in 
mind, we feel a seismic retrofit of this nature could 
cost in the realm of $100 per square foot for a 60% 
of current code upgrade, meaning that dollars in the 
$1.3 million range could be expected. There are 
some variables such as deterioration levels that 
could make a significant impact on costing either 
plus or minus for this stage of design development. 
However, perhaps some of the structural costs could 
be justified in consideration that the roof 
replacement is needed anyway. Roof replacement 
alone could cost in the order of $15 per square foot, 
or in the order of 15% of the retrofit costs. 
 
This preliminary analysis was carried out by assuming Seismic Site Classification “E” and other 
related geotechnical parameters for the Town of Ladysmith. The Site Classifications between “C”, “D” 
and “E” have a significant impact on the seismic forces, so it is important to have a Geotechnical 
report completed to confirm these values. Please see the Recommendations at the end of this report. 

 
1. BACKGROUND 

 
The existing two storey 24,000ft² wood frame building is approximately 200 ft. long x 66 ft. wide 
and for the purposes of this report the front of the building (2 storey side) is the east elevation. 
This historical building was constructed in 1943 as a Railway Shop building, accessed by rail 
tracks through the end wall openings, and today is used for a variety of commercial spaces 
including Museum, Art Galleries and Carving Shop.  
 
The building is divided into a two storey space on the east measuring approximately 25ft x 200ft 
and a single storey high volume space on the west measuring approximately 41ft x 200ft. 
Building construction is of wood frame incorporating solid plank decking on the roof and floors.  
 
The roof of the high volume space on the west is plank decking spanning to solid heavy timber 
purlins spanning north/south to clear span heavy timber beams spanning east/west.  

STRUCTURAL ENGINEERING PRE-DESIGN REPORT   

GRAVITY & SEISMIC 
The Comox Logging & Railway Co.  

1943 Shops Building /610 Oyster Bay Drive  
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The roof of the two storey space on the east is plank decking spanning to heavy timber purlins 
spanning north /south to clear span heavy timber beams spanning east/west. The floor of the 
two storey space is plank decking on clear span timber floor beams spanning east/west. 
 
The roof and floor beams are supported by heavy nominal size 12” x 12” timber columns on the 
east and west elevations and along the interior demising wall between the single and two storey 
spaces. These columns are founded on concrete spread footings. The bay spacing of heavy 
timber bay elements is approximately 10 ft. o/c in the north /south direction.  
 
It is assumed that exterior walls along the east and west and the interior demising wall are infill-
walls and are non-load bearing. It is assumed that the building walls are founded on concrete 
strip footings. 
 
The main floor of the west single storey area is concrete slab-on-grade and the main floor of the 
two storey east section is a combination of concrete slab-on-grade construction and wood floor. 
It is our understanding that the concrete slab in the east area is a replacement to the original 
wood floor on timber sleepers as a result of deterioration of the wood floor due to rot. 
 
The lateral load resisting system in the north/south direction is a series of timber V-bracing on 
the east and west exterior walls and the interior demising wall between the single storey and 
two storey spaces.   
 
The lateral load resisting system in the east/west direction is via pairs of 3”x12” diagonal timber 
braces aligning with the exterior timber columns on the west elevation and connected at ground 
level to creosote treated 9” to 10” diameter driven timber piles. These piles are driven into the 
old railway embankment that supports the railway roadbed. 
 
It is noted that we have reviewed the report prepared by Omicron dated April 2, 2014 entitled 
“610 Oyster Bay Drive Property Condition Assessment” in our assessment of the structure. 
 

2. SITE REVIEWS  
 
Our site reviews on April 13, 2018 and September 27, 2018 included visual reviews only of 
interior and exterior areas that were accessible and that there was no testing for timber 
deterioration in any of the timber elements or concrete testing of column footings or concrete 
slab-on grade.  
 
The building design, detailing and construction is typical of heavy industrial buildings in the early 
1900’s incorporating plank floor and roof sheeting, and heavy timber purlins, beams and 
columns with timber column corbels supporting beams and heavy timber V-bracing. 
 
It is noted that some areas of the original wood floor on the two storey and single storey area 
have been replaced with concrete slab-on-grade construction and some areas in the two storey 
sections on the east are showing deterioration and settlement of the wood plank floor which is 
supported by wood sleepers on dirt. Also there is some severe timber rot in the diagonal braces 
on the west elevation where they connect to the treated piles. 
 
While it was beyond our scope of work to compete a thorough inspection of the timber elements 
for deterioration it is likely that there are areas in the roof, walls and floor where localized rot has 
taken place.  
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It is observed that water ingress has been an ongoing problem over the years as evidenced by 
staining of roof beam, purlins and decking elements. In addition some of the roof beam 
elements are twisted and all the long span 12” x 18” beams (spanning 41 ft. are sagging at least 
3” to 5” under dead load only. 
 

3. STRUCTURAL ANALYSIS (PRELIMINARY) 
 
3.1. Gravity Loads Upper Interior Floor Purlins (25 ft. span) 
 

The upper floor of the two storey area is constructed of nominal 4 x12 @ 24”o/c purlins (or 
floor beams) assumed to be equivalent to Douglas fir #1 grade. A design check on these 
beams indicate that they would be sufficient to support on office type live load of 2.4 kPa 
(50psf) but would be 100% overstressed for a floor live load of 4.8 kPa (100 psf) which 
would be required for Assembly occupancy use in accordance with the BC Building Code. 
However, deflection of this floor under a live load of 50 PSF does exceed the 
recommendations for directly applied gypsum board ceilings. 

 
3.2. Roof Beams Supporting Gravity Loads (41 ft. span) 
 

The long span roof beams are nominal 
12” x 18” and are assumed to be 
equivalent to Douglas fir #1 for analysis 
purposes. However, these beams are 
water stained and twisted and so 
structural properties may not necessarily 
be equivalent to D-Fir #1. A preliminary 
analysis indicates that the west side long 
span roof beams do not have adequate 
strength to support current Code 
requirements for snow loads. This is also 
evidenced by the noticeable sagging of 
the beams under dead load only. 

 
3.3. Columns (24 ft. high) 
 

3.3.1. West Wall Columns:  
 

West Wall Columns are assumed to be nominal 12” x 12” and equivalent to Douglas-fir #1 
grade. The weaknesses identified in the preliminary analysis are two-fold;  

 
1. The connections to the roof beams are likely not adequate for wind or seismic forces. 
2. The braces on the west side are connected at approximately 2/3 height and these 

braces may impart substantial forces into these columns from seismic ground motions. 
This is a concern due to the connection of the brace to piles located on a steep 
embankment. See Recommendations below. 

 
3.3.2. Centre Wall and East Wall Columns:  

 
As for the west walls, these nominal 12” x 12”   columns are assumed to be equivalent to 
Douglas-fir #1 grade.  

 
Photo B
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They are knee braced to the underside of the roof beams above for lateral support in the 
long direction of the building. This bracing system will not be adequate for Code level 
ground motions.  
 
The centre and east columns are supported partially against buckling by the second floor 
beams so the gravity loads can likely be adequately resisted with some upgrading once the 
connections are verified. 

 
3.4. Lateral Load Resisting Systems 
 

3.4.1. East-West (short direction):  
 

As noted previously, the lateral load 
resisting system consists of external braces 
from the west columns, to piles located in 
the adjacent railway embankment. This 
system is not adequate for current Code 
level seismic forces. Also these braces, as 
previously noted, may impart substantial 
forces into the columns. Essentially, the 
lateral load system is inadequate and does 
not meet seismic requirements. Analysis 
indicates that a new lateral load resisting 
system is required that is designed in 
concert with future development plans.  
See Recommendations. 

 
3.4.2. North-South (long direction):  

 
The interior centre demising wall between 
the single storey and two storey in the 
north/south direction is currently by heavy 
timber V-bracing (knee bracing). There are 
essentially 3 lines of knee bracing at each 
of the column lines in the long direction at 
the underside roof level. A preliminary 
analysis indicates that these braces will 
need to be upgraded or replaced with either 
steel cross bracing or shear walls. A visual 
review of the knee bracing on the west side 
indicates that connections are not adequate 
and seismic drift will likely be excessive. 
Again, these braces will need to be 
upgraded or replaced with steel cross 
bracing. See Recommendations. 
 
3.4.3. Diaphragms:  

 
The roofing was identified in the Omicron Report as “critical” so roofing and diaphragm 
upgrades are required.  

 
Photo D 

 
Photo C 
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This work is also required for seismic and lateral load resistance upgrading. The second 
floor diaphragm will likely need to be upgraded as described in Recommendations. These 
upgrades are required because plank decking in itself does not provide adequate 
diaphragms for lateral loads to be transferred to braced bay or shear wall elements. 

  
4. STRUCTURAL UPGRADING (CHANGE OF USE) 

 
Most Municipalities require structural upgrading on existing buildings when there is a “change of 
use and occupancy” as defined in the Code. If the high volume single storey space changes 
from F-2 Occupancy (Industrial) to A-2 Occupancy (Assembly) then the building would need to 
be upgraded seismically to at least 60% of current Code requirements.  
 
The second floor is currently rated for 50 PSF floor live load but an assembly occupancy will 
require and upgrade to 100 PSF. See commentaries and recommendations below for further 
details. 
 

5. RECOMMENDATIONS  
 

5.1. Roof Beams (gravity loads):  
 

Beams on the west side (long span) are not adequate for snow loads and are noticeably 
sagging.  With respect to deflection, old wood long span beams sag due to wood creep 
over time, but it is recommended to measure the sag now and perhaps with a snow load. 
However, the grade of the beams is somewhat difficult to confirm due to the age, 
weathering, deterioration and shrinkage.  One way to confirm the strength and deflection 
would be to load test the roof by adding some localized load to emulate snow. There are 
several alternatives here but it is necessary to strengthen the roof and attenuate further 
sag.  

 
5.1.1. Option 1: Replace roof beams and deck with new: this may not be desirable   

  from a historical point of view and also from a cost point of view. 
5.1.2. Option 2:  Remove roofing and inspect decking for deterioration. Repair deck  

  as necessary and apply new plywood diaphragm. Install new roof   
  beams in-between existing roof beams. This may require upgrade   
  of edge beams between columns. 

5.1.3. Option 3:  Reinforce existing beams, perhaps with underslung steel rods.   
  The roof diaphragm will require upgrading as in Option 2 above. 

 
5.2. Second Floor Beams (gravity loads):  

 
The Herold Engineering Report of April 23, 2018 identified that the second floor can only 
support a 50 PSF load but only if the beams are Doug-Fir #1 grade and in good condition. 
Even with #1 grade confirmed, the deflections are at L/327 for 50 PSF which may be 
acceptable for office use but not good for an assembly load.  
The existing system of beams and purlins will require upgrading if it is desired to change 
the occupancy to support assembly loads of 100 PSF. This can be done by installing 
beams in-between the existing. 
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5.3. Lateral East-West:  
 

Remove the exterior braces and construct a new lateral load system. There are several 
alternatives: 

 
5.3.1. Option 1:  Steel Brace Frames. 

 
5.3.2. Option 2:  Concrete, reinforced masonry or perhaps wood shear walls.  

 
The choice above between steel braced frames or shear walls may depend on the 
architectural layout and cost. Foundations for the above will be necessary but geotechnical 
requirements will need to be considered and may have a significant impact on the design 
choice. A preliminary review of the Hotson Architectural layout indicates that there are 
several locations for brace frames or shear walls. However, it would be necessary to line up 
some of the upper and lower walls. It may impact the layout somewhat but some 
coordination is warranted. It is likely that a detailed analysis of the exterior end walls for 
out-of-plane forces such as wind, will result in a requirement for some new columns and 
wind girts. However, these columns could be incorporated into the requirement for new 
brace frames or shear walls.  
 
New foundations will be required in either brace frame or shear wall locations interior and 
exterior.  
 
A question of whether there is a requirement to maintain the railway tracks through the end 
walls will need to be addressed. 

 
5.4. Lateral North-South:  

 
There are several options for upgrading the north south lateral system. A preliminary review 
of the knee brace system for the east and centre walls indicates that the knee braces could 
be upgraded, including connections that meet at least 60% of the current Code level forces. 
However, a detailed analysis is required to verify seismic drift and diaphragm force transfer. 
The east face has numerous windows, but the owners and/or Architect may accept having 
some braces appearing through the windows. The second floor level does not have 
adequate bracing, so added bracing of wood or steel or shear walls of either concrete, 
masonry or plywood will be required. 
 
For the west side, preliminary analysis indicates that alternatives for seismic upgrade are 
required and will likely include constructing new brace frames or shear Walls.  

 
5.5. Lateral Roof and Floor Diaphragms:  

 
Preliminary analysis indicates that there is need for some substantial upgrading, including 
replacement of the roof diaphragm and repair and/or upgrading of the roof beams.  
The Omicron Report lists the roof condition as “critical” so it is recommended to include a 
complete diaphragm upgrade and connections to new lateral load resisting frames.  
 
The roof diaphragm will need to transfer the forces into the brace or shear wall elements so 
connections are an important consideration. If the existing decking is not deteriorated 
beyond repair, plywood sheathing could be added on top.  
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24 July 2018 
 
Town of Ladysmith 
410 Esplanade 
P.O. Box 220 
Ladysmith BC 
V9G 1A2 
 
Attention:  Clayton Postings 
 
RE: MACHINE SHOP – SCOPE AND CONSTRUCTION BUDGET 
 
Dear Clayton, 
 
In our Pre-Design Report dated 06 June 2018 the project construction cost was estimated at $4,189,900, 
including contingencies for design and construction.  This cost was based on a detailed breakdown of 
scope items to undertake sufficient upgrades to the building to provide it with a long and useful life.  A 
seismic upgrade of the building was not included in this estimate. 
 
Currently, there is funding available of approximately 1.8 million dollars.  As such, we have undertaken a 
review of the costing to remove several “big ticket” items that might be phased in over time, assuming 
that additional funding could be made available to the project in the future. We have also separated out 
items that might rightfully fall under the responsibility of tenants as part of their own space 
improvements.  The following tables list the items that could be completed now; the items that might be 
undertaken as tenant improvements, rather than as part of the base building; and, items that might be 
deferred to a later time. 
 
1.0 REDUCED SCOPE FOR PHASE 1 CONSTRUCTION 
 
1.1   Structural 
• Replace wood floor    169,900 
• Upgrade wood members   148,900 
• New stairwell     15,000 
• Remove mezzanine in Backshop  27,000 
• Concrete footings at street face  20,200 
Sub-total     $381,000 
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1.2   Architectural 
• Replace backshop doors   48,000 
• Retrofit/replace all windows   171,200   
• Replace streetside man doors   27,000 
• New exit doors    10,000 
• Drywall to exterior walls   40,400 
• Interior partitions    196,200 
• Drywall to ground floor ceiling   37,800 
• Interior doors     36,000 
• Floor finishes     21,400 
• Washroom floor tile    8,600 
• Washroom wall tile    19,800 
• Miscellaneous metals    9,900 
• Washroom trims    26,000    
• Carpentry     20,000 
• ADD NEW ITEMS:  
-close wall openings / patch metal cladding 5,000  
-exterior painting    18,500 
Sub-total     $695,800 
 
1.3   Mechanical 
• Plumbing     109,200 
• Sprinkler layout upgrade   29,800 
• DELETE: items specific to Brewpub tenant (40,000) 
Sub-total     $99,000 
 
1.4   Electrical 
• Panel board upgrade    50,000 
• lighting     129,100 
• Receptacles and wiring   79,400 
• Fire alarm upgrade    59,600 
Sub-total     $318,100 
       
TOTAL PHASE 1 CONSTRUCTION SCOPE  $1,493,900 
 
 
2.0 TRANSFER TO TENANT IMPROVEMENTS (TI’s) 
 
Structural 
• Central stair     20,000 
• Brewpub mezzanine and stair   56,700 
Sub-total     $76,700 
 
Architectural 
• Concrete floor sealer    14,800 
• Interior painting tenant spaces  59,600 
• Tenant signage, window coverings  25,000  
Sub-total     $99,400 
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Mechanical 
• Dust collector to carving shop   5,000 
• ADD: to Brewpub tenant: 
-grease interceptor 
-backflow preventer 
-water heater 
-brewery plumbing    40,000 
Sub-total     $45,000 
 
Electrical 
• Communication runs to tenants  10,000 
Sub-total     $10,000 
 
TOTAL SCOPE TRANSFERRED TO TI’s  $231,100     
 
 
3.0 FUTURE CONSTRUCTION PHASE(S) 
 
Structural 
• Seismic upgrade, if required by the A-H-J  TBD 
(this item to be further reviewed as part of the design services for Phase 1 Construction) 
  
Architectural 
• Wall cladding replacement   350,400 
• New roof insulation and membrane  344,500 
Sub-total     $694,900 
 
Mechanical 
• New HVAC     297,900 
Sub-total     $297,900 
 
TOTAL FUTURE CONSTRUCTION SCOPE  $992,800  
 
The above figures do not include the Goods and Services Tax.  Nor do they include project soft costs, 
such as consultant fees, insurance, permits, legal costs, advertising, et al. 
 
In summary, a hard construction cost of approximately $1.5 million, and consulting fees of 
approximately $300,000, will result in a total that will match the Town’s current funding for the Phase 1 
project.  We trust that this costing summary will be of assistance with the evaluation of the project. 
 
Respectfully submitted. 
 
HOTSON Architecture Inc. 

 
Norm Hotson  Architect AIBC, FRAIC, RCA, HonPIBC 

193



 
ATTACHMENT(S) 
Machine Shop Pre-Design Report – Hotson (2018) 
Machine Shop – alternate plan (exterior stairs) – Hotson (2018) 
Pre-Design review Letter from Architect, N. Hotson (2018) 
Structural Pre-design report – Herold (2018) 
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STAFF REPORT TO COUNCIL 
 

From:  Kim Fowler, Project Manager, Waterfront Area Plan Implementation 
 Clayton Postings, Director, Parks, Recreation & Culture 
Meeting Date: November 19, 2018 
File No:  1855-20 19P 
RE: INVESTING IN CANADA PROGRAM FUND OPTIONS 
 
 
RECOMMENDATION: 
That, having considered the applicability of both the Lot 108/Forrest Field Expansion and 
the Waterfront Arts and Heritage Hub initiatives, Council direct staff to proceed with an 
infrastructure funding application to implement the Arts and Heritage Hub Concept Plan 
under the Investing in Canada Program. 
 
PURPOSE: 
To request a decision of Council on available options for funding under the new Investing 
in Canada funding programs.  
 
PREVIOUS COUNCIL DIRECTION 
 

Resolution MeetingDate ResolutionDetails 

CS 2018-
344 

2018-09-17 That Council receive for information the Arts and Heritage Hub 
Concept Planning report. 

CS 2018-
045 

2018-02-13 That Council authorize an application to the Island Coastal 
Economic Trust for up to $400,000 to support the development 
of an Arts and Heritage Hub in the vicinity of the Machine Shop 
on the Ladysmith Waterfront. 

CS 2018-
186 

2018-06-04 That Council: 
 
1. Accept the Strategic Priorities Grant (Federal Gas Tax Fund) 
for the Machine Shop Arts, Heritage and Cultural Centre 
Restoration Project. 
 
2. Authorize the Mayor and Corporate Officer to execute the 
funding agreement. 

CS 2018-
087 

2018-03-19 That Council direct staff to: 
1. Contract with Hotson Architecture to undertake the 
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Resolution MeetingDate ResolutionDetails 

Machine Shop Restoration Project pre-design phase, including 
working with staff and the main tenants to define the building 
program and preparing an implementation strategy to outline 
the scope of work at a cost of $25,000 plus expenses (net of 
taxes), and that the Purchasing Policy be waived accordingly;  
2. Invite the Machine Shop Users Advisory Group, with the 
addition of John Marston, to participate in the development of 
the building program with staff and the consulting team;  
3. Include the Machine Shop Restoration Project within the 
scope of the Project Manager, Waterfront Implementation to 
represent the Town and liaise with the project team and 
stakeholder representatives during the Machine Shop 
Restoration Project; and 
4. Amend the Town of Ladysmith 2018-2022 Financial Plan to 
include the Machine Shop Restoration Project grant in the 
amount of $1,752,553.00. 
 
5. Invite the Industrial Heritage Preservation Society to join the 
Machine Shop Users Advisory Group. 
Motion carried. 
 
OPPOSED: Councillors Fradin, Friesenhan and Henderson 
 

Council received a briefing on September 17, 2018 advising that staff would proceed with 
work in the Arts and Heritage Hub for both the Machine Shop upgrading and the sub-area 
planning to provide full opportunity to apply for new infrastructure funding grants. 
 

Resolution MeetingDate ResolutionDetails 

CS 2018-
235 

2018-06-25 That Council provide a letter of support for the Lot 108 
(Forrest Field) Expansion Initiative’s grant application and 
direct staff to provide costing information. 

CS 2018-
236 

2018-06-25 That Council refer to the Parks, Recreation and Culture 
Advisory Committee the Lot 108 (Forrest Field) Expansion 
Initiative and related correspondence for information and 
discussion. 

CS 2018-
171 

2018-05-14 That Council: 
1. Receive the letter from the Forrest Field Upgrade Initiative 
Committee regarding the proposed improvements at the 
Forrest Field Sports Complex; and 
2. Appoint Councillor Arnett , to represent the Town of 
Ladysmith on the committee, with Councillor Hutchins as 
alternate. 
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INTRODUCTION/BACKGROUND: 
On September 12, 2018, the Canadian and British Columbian governments committed up 
to $134 million towards an initial intake of the Community, Culture, and Recreation (CCR) 
Program that supports cost sharing of infrastructure projects in communities across the 
province. Eligible projects will support public infrastructure, defined as a tangible capital 
asset primarily for public use and benefit that will improve “access to and/or increased 
quality of cultural, recreational and/or community infrastructure for Canadians, including 
Indigenous peoples and vulnerable populations”. Funding is available for up to 73.33% of 
the eligible project costs (40% Government of Canada, 33.33% Province of British 
Columbia). Municipalities may submit one application. 
 
Also on September 12, 2018, the Canadian and British Columbian governments 
committed up to $95 million towards an initial intake of the Rural and Northern 
Communities (RNC) Program. Eligible projects will support public infrastructure, defined 
as a tangible capital asset primarily for public use and benefit, including “improved access 
to and/or increased quality of cultural, recreational and/or community infrastructure for 
Canadians, including Indigenous peoples and vulnerable populations”. Funding is available 
up to 90% of eligible project costs (50% Government of Canada, 40% Province of British 
Columbia). Municipalities may submit one application. 
 
Given borrowing limits and human resource capacity, the Town has capacity to submit 
one application to one of the funds. Two eligible projects are recommended for 
consideration by Council:  implementing the Arts and Heritage Hub concept plan; and the 
playing fields at Lot 108. Each of the projects are briefly described below.  
 
The Arts and Heritage Hub 
The Arts and Heritage Hub is a key component of the Waterfront Area Plan.  Two 
property condition assessments (Omicron 2014, WSP 2018) and a predesign and 
structural report (Hotson Architecture and Herold Engineering) have been undertaken. 
Earlier in 2018, the Town received a grant of $1.8 million to support upgrade to the 
Machine Shop building.  The studies indicate that most, if not all, of the funding grant will 
have to be spent on structural upgrades, such as replacing the roof and seismic 
stabilization requirements.  

 
 
At the Machine Shop Advisory Committee meeting held 
July 23rd where the initial Hotson report was presented, 
it became apparent that there is an interest in the Arts 
and Heritage Hub being planned concurrently (i.e. 
inside the building and outside uses) consistent with the 
Waterfront Area Plan. Hotson Architecture was asked 
to provide a proposal for a concept design for the 
overall Arts and Heritage Hub, which would include the 
Machine Shop. The concept design will undertake the 
work in two phases -- a visioning workshop and then 
concept development. The concept plan will enable the 
Town to make an application for infrastructure funding 
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under the Investing in Canada Infrastructure Program announced on September 12th at 
UBCM with an application deadline of January 23, 2019. 
 
The visioning workshop is being held on November 23rd, facilitated by architect Norm 
Hotson, with representatives from the Arts Council, Historical Society, Maritime Society 
and the two resident artists, all of whom are tenants in the Machine Shop and immediate 
surroundings. The workshop will develop ideas for the uses, outdoor activities and design 
ideas for the Hub District in a conceptual design, including: building types, floor areas, use 
allocations, pedestrian and traffic circulation, parking, loading and emergency access, 
open space network, street design, materials, plantings, lighting and furnishing. This will 
build on the conceptual direction provided in the Waterfront Area Plan. A basic outline of 
the Hub District is shown on the previous page. This District is referenced as Area #9 in 
the Waterfront Area Plan. 
 
Mr. Hotson will then prepare a draft conceptual design for review by the visioning 
workshop participants, Town of Ladysmith Council and the general public in late 
November or early December. Based on feedback and direction, he will then provide a 
final conceptual design in early January. This will enable the Town of Ladysmith to meet a 
January 23rd deadline for newly announced infrastructure funding from the Federal 
Government. The timeline is tight but if funding is obtained, it will enable further work to 
be done on the conceptual design. 
 
Lot 108 Playing Fields  
Lot 108 was acquired for future development of playing fields within the community.  
Continued growth in participation numbers for both soccer and football has 
demonstrated that the demand for these facilities is increasing rapidly.   
 
In June 2016, the Town completed the Parks, Recreation and Culture (PRC) Master Plan 
wherein the community described the need for improved playing fields, as existing fields 
were not usable for a large portion of the winter, due to limited light and poor drainage.  
Through discussions, the community clearly preferred the fields to be located at Lot 108; 
however, a short term solution such as improving the existing fields at Ladysmith 
Secondary would be adequate. Staff has been working with the School District to 
accomplish this and recent discussions have shown an interest by the School District to 
explore further.  If this short term solution is possible, this would allow further time to 
seek additional funding for new playing fields at Lot 108.   
 
Currently, the Town does not have updated information on expanding Lot 108 facilities, 
as existing concept drawings are outdated, and cost estimates are almost 10 years old. If 
this project was selected to proceed within this grant application, updated site drawings 
and cost estimates would be required at a cost estimate of approximately $25,000.  
 
Also, Council may in the future want to direct staff to complete a more detailed sports 
field review, as the baseball and softball organizations also are experiencing participation 
growth and their field usage should be considered as well.  Such a review would look at 
anticipated costs of upgrades/maintenance to existing fields (Holland Creek, Aggie, High 
Street) in addition to consideration of Lot 108.  By considering all fields within the Town 
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including the School District fields, the Town can better plan how to approach future 
development of sport fields.  
 
The following drawing shows the 2010 Lot 108 concept plan, which requires acquisition of 
land currently not owned by the Town.  

 
Staff Recommendation  
While both projects qualify for the program funding, staff recommend proceed with a 
funding application for the Arts and Heritage Hub project under the Investing in Canada 
program. Which of the two funds is appropriate will be determined at a later date. The 
reasons for this recommendation are: 
 
1. Implementation of the Waterfront Area Plan adopted in 2018. The Arts and Heritage 

Hub is one of the key areas of the new plan.  
2. Following the infrastructure funding to upgrade the Machine Shop, space allocation 

and use for the whole Hub area is needed which is being addressed through the 
concept plan. Additional infrastructure funding will be required to implement the 
concept plan. 

3. The Arts and Heritage Hub is the first priority in the Ladysmith Economic 
Development Strategy released in September. 
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4. Given the work progress noted above, the Arts and Heritage Hub project is much 
further advanced than work on playing fields on Lot 108. 

5. The Arts and Heritage Hub project may also leverage additional grant funds, such as 
Rural Dividend and Island Coastal Economic Trust. 

6. While the 2016 Parks, Recreation and Culture Master Plan outlines the future 
completion of Lot 108, the primary purpose was to increase sport field availability and 
usage.  Subsequent work has determined this may be possible with a partnership with 
the School District.  

 
Staff will continue to monitor and advise Council of any new funding opportunities for 
Lot 108.  
 
ALTERNATIVES: 
Council may direct staff to pursue funding of the Lot 108 playing fields project or provide 
other direction as determined. 
 
FINANCIAL & LEGAL IMPLICATIONS; 
New funding grants were announced in September at the UBCM Convention and 
provided a short timeline to January 23, 2019 for submission. The financial funding 
options will be brought to Council at a later date.  
 
ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT: 
☒Complete Community Land Use   ☐ Low Impact Transportation 
☐Green Buildings     ☒ Multi-Use Landscapes 
☐Innovative Infrastructure    ☐ Local Food Systems 
☒Healthy Community    ☒ Local, Diverse Economy 
☐ Not Applicable 
 
ALIGNMENT WITH STRATEGIC PRIORITIES: 
☒Employment & Tax Diversity    ☒ Natural & Built Infrastructure 
☒Watershed Protection & Water Management  ☒ Partnerships 
☒Communications & Engagement    ☐ Not Applicable 
 
SUMMARY: 
Staff have been proceeding with work in the Arts and Heritage Hub for both the Machine 
Shop upgrading and the sub-area concept planning to provide full opportunity to apply for 
new infrastructure funding grants in January 2019. The playing fields on Lot 108 also 
meet the funding criteria but this project is far less advanced and the funding deadline is 
very short. 

 
 
 

          November 13, 2018  
Kim Fowler, MCIP, RPP 
Project Manager, Waterfront Area Plan Implementation 
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Clayton Postings 
Director, Parks, Recreation and Culture 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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STAFF REPORT TO COUNCIL 
 

From:    Joanna Winter, Manager of Legislative Services  
Meeting Date: November 19, 2018  
File No:   0550-01 
RE:    2019 COUNCIL MEETING SCHEDULE 
 
 
RECOMMENDATION: 
 
That Council 
1. Confirm the following schedule of regular Council meetings and Municipal Services 

Committee meetings for 2019 and direct staff to advertise the schedule in accordance 
with Section 127 of the Community Charter: 
 
Council Meetings 

January 7 April 1  July 15 November 4  
January 21 April 15  August 19  November 18 
February 4 May 6 September 16  December 2 
March 4 June 3 October 8**  December 16 
March 18 June 17 October 21  

 
**Tuesday, to accommodate Tour de Rock in Ladysmith 
 
Municipal Services Committee Meetings 

January 14 April 8 July 8 December 9 
February 11 May 13  August 12  
March 11 June10 September 9  

 
 
PURPOSE: 
The purpose of this staff report is to establish the Council meeting schedule for 2019 and 
to seek Council direction to publish the schedule in accordance with the Community 
Charter. 
 
INTRODUCTION/BACKGROUND: 
As stipulated in the Town’s Procedure Bylaw No. 1666, regular Council meetings are held 
on the first and third Monday of each month, unless the meeting falls on a Statutory 
Holiday. 
 
The Community Charter requires a local government to notify the public of the schedule 
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of regular Council meetings annually before December 31 for the coming year. The notice 
will be published in the November 29th and December 6th editions of The Chronicle 
newspaper, and posted on notice boards as well as on the Town’s website and social 
media. The notice will also include reference to Municipal Services Committee 
(Committee of the Whole) meetings.  Meetings may be cancelled or re-scheduled 
throughout the year as required provided that sufficient notice of the change in schedule 
is issued.  
 
SCOPE OF WORK: 
Staff will prepare and place the required public notices. 
 
ALTERNATIVES: 
Council can choose to: 

1. Approve the schedule as outlined OR 
2. Consider amending the meeting schedule.  Council should be aware that changing 

meetings to a different time or day of the week or will require an amendment to the 
Council Procedure Bylaw, which includes a public notice period before the 
amendment is adopted.  It is therefore recommended that, should Council wish to 
consider changing the meeting schedule, the proposed schedule be adopted and 
advertised first, and alternatives be considered in 2019. 

 
FINANCIAL IMPLICATIONS; 
N/A 
 
LEGAL IMPLICATIONS; 
Staff will ensure that notice provisions as laid out in the Community Charter are followed. 
 
CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 
Council is required by legislation to provide notice of the year’s coming Council meetings.  
This is an opportunity to encourage citizens to attend meetings and watch their council at 
work for the community. 
 
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS: 
N/A 
 
RESOURCE IMPLICATIONS: 
No additional resources are required. 
 
ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT: 
N/A 
 
ALIGNMENT WITH STRATEGIC PRIORITIES: 
N/A 
 
SUMMARY: 
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Staff also request Council’s approval of the 2018 Council Meeting schedule to be 
advertised before December 31 as required by the Community Charter. 

Joanna Winter, Manager of Legislative Services 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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STAFF REPORT TO COUNCIL 

 
From: Kim Fowler, Project Manager, Waterfront Area Plan Implementation 
Meeting Date: November 19, 2018 
File No:  0230-20 LMS / DL2016 Holdings Corporation 
RE: PARKING LOT REQUEST FROM LADYSMITH MARITIME SOCIETY 
 
 
RECOMMENDATION: 
That Council consider whether it wishes to: 

1. Refer the request from the Ladysmith Maritime Society regarding provision of a 
marina parking lot to staff for investigation and to report back to Council 

2. Refer the request from the Ladysmith Maritime Society regarding provision of a 
marina parking lot to DL 2016 Holdings Corporation for investigation and to report 
back to Council; OR 

3. Respond that it is not able to consider the request from the Ladysmith Maritime 
Society regarding provision of a marina parking lot at this time, pending the 
outcome of planning and implementation for upcoming phases of the Waterfront 
Area Plan.  

 
PURPOSE: 
To respond to the parking lot request from the Ladysmith Maritime Society (LMS).  
 
PREVIOUS COUNCIL DIRECTION 
This is a new request. 
 
INTRODUCTION/BACKGROUND: 
Staff met with LMS Board members on October 4, 2018 to provide an update on Arts and 
Heritage Hub sub-area planning. At the meeting, LMS advised a sub-committee had been 
created to find additional parking for marina users and inquired about creating a parking 
lot in the Waterfront Area Plan for marina parking. Staff advised that the Town did not 
have any available funds for this request and LMS advised they did not have any available 
funds either. As agreed, however, at the October 4th meeting, the Project Manager for 
Waterfront Area Plan Implementation met on site with two LMS members on October 
12th to review potential locations for a parking lot. The Project Manager then advised LMS 
members to make a request to Council in writing. A letter from LMS regarding creation of 
a secure parking lot was received on October 31, 2018 and is attached to this report.   
 
Funding options include establishing a capital budget request for 2019, advising LMS to 
make the funding request to the DL2016 Holdings Corporation (DL2016), or to refuse the 
request.  
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The License Agreement (Agreement) between DL 2016 Holdings Corporation (DL 2016) 
and the Ladysmith Maritime Society (LMS), dated July 1, 2009, contains a clause regarding 
annual license fees to be paid by LMS to DL 2016 on or before July 1st. Specifically, Section 
4 of the Agreement states: 
 

The Licensee shall pay to the Licensor in advance an annual license fee (the 
“License Fee” as follows: 
 
1. 3.5% of Potential Gross Income of the marina operation, as defined in the Head 

Lease, to the Province. 
2. 5% of gross income from moorage, based on the actual from year-end annual 

audited financial statement of the Licensee’s most recent fiscal year, which will 
be remitted to the Licensor to be used only for the Town of Ladysmith 
waterfront improvements of a capital or operating nature, after consultation 
with the Licensee. 

 
In 2012, Council Resolution #CE 2012-107 redirected the license fee revenues for 2012-
2014, as follows: 
 

It was moved, seconded and carried that DL 2016 Holdings Corporation license fee 
revenues for the years of 2012, 2013 and 2014 be directed to be used for the 
purposes of: 
• The recovery of specific costs of the Ladysmith Maritime Society 
• Reduction of the Ladysmith Maritime Society project debt and payment of 

ongoing accounting and legal fees of DL 2016 Holdings Corporation 
 
As a note, the liveaboard fees cited in section 5 of the agreement were waived via Council 
resolution #CE 2012-106 effective July 1, 2012.  
 
ALTERNATIVES: 
Council may provide other direction as determined. 
 
FINANCIAL & LEGAL IMPLICATIONS; 
The Town does not have available funding to construct and operate a secure parking 
facility. As LMS operates the marina under DL2016 Holdings Corporation, a loan by 
DL2016 could be considered for construction and operation of a parking lot. This would 
have to be considered by the directors of DL2016 and may follow a similar process to the 
recent construction and mortgaging of the Visitor Reception facility in the marina. 
 
ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT: 
☐Complete Community Land Use   ☐ Low Impact Transportation 
☐Green Buildings     ☐ Multi-Use Landscapes 
☐Innovative Infrastructure    ☐ Local Food Systems 
☐Healthy Community    ☒ Local, Diverse Economy 
☐ Not Applicable 
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ALIGNMENT WITH STRATEGIC PRIORITIES: 
☐Employment & Tax Diversity ☒ Natural & Built Infrastructure
☐Watershed Protection & Water Management ☒ Partnerships
☐Communications & Engagement ☐ Not Applicable

SUMMARY: 
LMS has requested a secure parking lot be constructed in the Waterfront Area Plan for 
use by the marina. Funding options include establishing a capital budget request for 2019, 
advising LMS to make the funding request to DL2016 H or to refuse the request.  

November 13, 2018 
Kim Fowler, MCIP, RPP 
Project Manager, Waterfront Area Plan Implementation 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 

ATTACHMENTS: 
1. Letter dated October 31, 2018 from Ladysmith Maritime Society to Town of

Ladysmith.
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Water Meter Handheld Reader - 10,000 10,000 0% 

Water Meter Replacements 12,334 50,000 37,666 25% fc� 

ALTERNATIVES: 

Not applicable. 

FINANCIAL IMPLICATIONS: 

Keeping Council informed of the financial state of the organization. 

LEGAL IMPLICATIONS: 

This is a snapshot of the Town's finances for a point in time. Payments and deposits 

continue to be received which will change the financial figures. These statements are not 

audited. 

CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 

The public is encouraged to review the report and provide comments. 

INTERDEPARTMENTAL INVOLVEMENT /IMPLICATIONS: 

There is coordination among the various departments to ensure all information is coded 

properly and received in a timely manner by the Finance Department. 

RESOURCE IMPLICATIONS: 

The majority of this work is done by the Finance Department. 

ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT: 

Not applicable. 

ALIGNMENT WITH STRATEGIC PRIORITIES: 

This is within the Town strategy of "Wise Financial Management". 

SUMMARY: 

It is recommended that Council receive this report. 

November 14. 2018 

Report Author: Erin Anderson, Director of Financial Services Date 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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Erin Anderson, Director of Financial Services 

ATTACHMENT($) 

Bylaw 1986 

Draft Council Remuneration Policy 

November 13, 2018 

I concur with the recommendation. 

Guillermo Ferrero, City Manager 
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November 15, 2018 

Mayor Aaron Stone & Council 
Town of Ladysmith via email: gferrero@ladysmith.ca 
410 Esplanade 
LADYSMITH BC  V9G 1A2 

Dear Mayor & Council: 

RE: LADYSMITH INVESTMENT ATTRACTION STRATEGY  

I am writing today to request your support for an Investment Attraction Initiative that we are developing on 
behalf of the Project Steering Committee members involved in the recently completed Ladysmith Economic 
Development Strategy.  The strategy strongly recommended the development of an investment attraction 
program for Ladysmith.   

This initiative will profile the competitive advantages of living, working and investing in Ladysmith.  Our 
partners in this initiative include the Ladysmith Chamber of Commerce, Ladysmith Downtown Business 
Association, Town of Ladysmith, Community Futures Central Island, Stz'uminus First Nation and the 
Nanaimo Airport.  It is our hope that each of the project partners will make a contribution to the project. 

At this time, we are requesting a contribution of $10,000 from the Town of Ladysmith, subject to confirmation 
of funding from other partners, to support this initiative.  This contribution represents one-sixth of the 
anticipated $60,000 project budget. Your contribution will help to leverage our application for support to 
Island Coastal Economic Trust for 50% of the overall project budget.  

Thank you for your generous consideration of our request.  We look forward to working in partnership with 
the Town of Ladysmith on this exciting initiative.   

Sincerely, 

Amy Melmock, Manager 
Economic Development Division 

AM:jm 
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