AGENDA

Community Planning Advisory Committee
Wednesday, Oct 6,2021 at 7:00 p.m.
Council Chambers, City Hall

LADYSMITH

Mandate: The mandate of the committee is to provide feedback to applicants and advice to
Council on land use applications, policies, regulations and initiatives referred either directly by
Council or through the Development Approval Procedures Bylaw.

1. CALL TO ORDER AND ACKNOWLEDGEMENT (7:00pm)
The Town of Ladysmith acknowledges with gratitude that this meeting takes place
on the traditional, unceded territory of the Stz’uminus First Nation.

Members of the public may attend meetings in person in accordance with COVID-
19 safety protocols. Masks are mandatory. Since space in the Council Chamber is
limited, public attendance will be on a first-come, first-served basis as space
permits.

2. AGENDA APPROVAL (7:00pm)

3. ADOPTION OF SEPT. 1,2021 MINUTES* (7:05pm)

4. NEW BUSINESS

a. Review of updated CPAC Terms of Reference* (7:05pm)
Christina

5. COUNCIL REFERRALS (7:10pm)
a. Zoning Bylaw Amendment application 3360-21-10 and Development Permit
application 3060-21-16 - 431 15t Avenue* (20 minutes)

b. Official Community Plan & Zoning Bylaw Amendment application 3360-20-10
- 1301 & 1391 Rocky Creek Road* (30 minutes)

6. MONTHLY BRIEFING (8:00pm)
File Updates

7. NEXT MEETING - TBD

8. ADJOURNMENT (8:05pm)

*Attachments



MINUTES

Community Planning Advisory Committee
Wednesday, September 1,2021 at 7:00 p.m.
viaZoom

LADYSMITH

PRESENT: Acting Chair - Steve Frankel; Members - Brian Childs, Abbas Farahbakhsh, Tamara
Hutchinson, Jason Robertson; Council Liaison - Tricia McKay; Senior Planner &
Recorder - Christina Hovey; Planner - Julie Thompson

ABSENT: Chair - Jason Harrison; Member - Jennifer Sibbald

GUESTS: Applicant - Toby Seward (3360-21-03)

The meeting was called to order at 7:05pm, acknowledging with gratitude that Ladysmith is
located on the traditional unceded territories of the Stz’'uminus People.

1. ACTING CHAIR
Steve Frankel was selected as the acting chair by unanimous consent.

2. AGENDA APPROVAL
It was moved, seconded and carried that the Agenda of September 1, 2021 be approved.

3. ADOPTION OF MINUTES
It was moved, seconded and carried that the Minutes of August 4, 2021 be approved.

4. NEW BUSINESS
None.

5. COUNCIL REFERRALS
a. Facade Development Permit application 3060-21-14 - 516 15t Avenue
Julie Thompson briefly introduced the file, the applicant was not in attendance. Tiles
were damaged on the front of the building and need to be replaced. The paint on the
trim of the building, cream, black, and burgundy to match the tile and existing
awning. One CPAC member remembers that the building was updated in the 1980s
which included the changes to the roofline.

It was moved, seconded and carried that CPAC recommend that DP 3060-21-14 (516 1t Avenue)
be approved as presented.

b. Zoning Bylaw Amendment application 3360-21-03 - Lot B Russell Road
Julie Thompson briefly introduced the file. Subdivision of the property will yield 2
additional lots (10 rather than 8) with a change in the zone from R-1 to R-1-B which
allows for a smaller parcel size. Toby Seward then spoke on behalf of the applicant
and was available for questions. He said that the applicant would be required to build
a 2/3 road which would include 7.5m of paving, a sidewalk and a cul-de-sac large
enough to allow a fire truck or garbage truck to turn around.




CPAC had a general discussion about subdivision in South Ladysmith and a desire to
see more tree retention, greenspace, walking and cycling connections, and high
quality housing and/or affordable housing.

CPAC would prefer to have more detail on landscaping plans for this type of
development, although this is generally not provided at the time of a zoning
amendment. There was also discussion about whether the houses would feel
cramped on the parcels and whether there would be adequate parking for all the
houses and suites.

It was moved, seconded and carried that CPAC recommends that Council approve rezoning
application 3360-21-03 (Lot B - Russell Road) on the condition of provision of a tree preservation
covenant, and provision of adequate landscaping and greenspace.

6. MONTHLY BRIEFING

File Updates:
e DP 3060-21-13 (32 High Street, Temperance Hotel) was approved.

7. NEXT MEETING - TBD

8. ADJOURNMENT
It was moved, seconded and carried that the meeting be adjourned at 8:35pm.

Acting Chair (S. Frankel)

RECEIVED:

Corporate Officer (D. Smith)



COMMUNITY PLANNING ADVISORY COMMITTEE
Type
Council Committee ] Task Force

Mandate
The Community Planning Advisory Committee is a Select Committee of Council pursuant
to section 142 of the Community Charter.

The mandate of the committee is to provide feedback to applicants and advice to Council
on land use applications, policies, regulations and initiatives referred either directly by
Council or through the Development Approval Procedures Bylaw.

The Community Planning Advisory Committee (the Committee) will provide:
(a) Feedback to applicants and recommendations to Council on the following types of

development applications, using the principles set out in Schedule A:

>  Amendments to the Official Community Plan (OCP) where a change in land
use designation is proposed.

»  Amendments to the Zoning Bylaw where change in zone, land use and/or
density is proposed.

»  Issuance of a Development Permit where new construction is proposed in
accordance with the guidelines for the Downtown (DPA 2).

»  Development or redevelopment of land, buildings or structures that are on
the Community Heritage Register.

(b) Advice to Council or participate on a project advisory committee or task force on
behalf of the Committee for Town-initiated land use initiatives, policies or plans,
such as new OCP policies, a major review of the OCP, a new area plan, or
significant amendments to the Zoning Bylaw.

Authority
This is an advisory committee. The Committee will review matters as outlined within the
Committee Mandate, and make recommendations to Council.

Membership and Terms
The Committee will be comprised of the following:

» Seven citizen members

» One Council liaison to facilitate ongoing communication between Council and
the Committee on matters referred by Council (This is an ex-officio or non-
voting role)

> One alternate Council liaison (This is an ex-officioor non-voting role)



Each member appointed by Council shall serve a two year term. A member appointed by
Council shall serve a maximum of six consecutive years.

Membership Requirements/Qualifications
Members of the Committee will represent the diversity of the community.

The seven citizen members of the Committee will represent a broad range of skills and/or
experience in economic and social development, housing, design, and the environment, in
areas such as:

e Development economics

e Ladysmith’s social issues, including housing

e Preservation and restoration of heritage buildings

e Architecture, urban design or landscape architecture
e Environmental protection and climate change.

Staff Support
The Committee will be supported by one Development Services Department staff liaison

(This is an ex-officioor non-voting role.)

Reporting

Committee recommendations related to development applications will be conveyed to
Council through the established development review process, and generally contained in
staff reports to Council. Committee minutes will be provided to Council on a regular
basis.

Meeting Management
(a) Chairperson

e The Chairperson will be elected annually by the members.

e Thefirst Chairperson will be elected at the first meeting of the Committee, and
annually thereafter at the first meeting following July 1st.

e If the Chairpersonis unable to attend a meeting, the members present will select
an acting Chairperson for that meeting.

e An ex-officio member many not serve as Chairperson of the Committee.

(b) Meeting Times and Procedures

The Committee will meet once per month, if there are referrals to consider.

The meeting location will be published in the meeting agenda.

The Council Procedure Bylaw of the Town applies to meetings of the Committee.
Meetings of the Committee will be open meetings pursuant to section 93 of the
Community Charter.



(c) Agendas and Minutes

e Staffin the Development Services Department, in consultation with the
Chairperson, will prepare the meeting agenda and distribute it to the members
of the Committee one week prior to the meeting date.

e Recording of meeting minutes will be assigned by the Director of Development
Services. Draft minutes will be reviewed by the Chairperson.

e Draft minutes will be distributed with the meeting agenda package.

e Recommendations from the Committee will be included in the Staff Report to
Council on the referred matter.

e Minutes of the Committee meetings will be posted on the Town of Ladysmith
website and included in Council agenda packages.

Alignment with Council Strategic Priorities

Employment & Tax Diversity [ Natural & Built Infrastructure
[JWatershed Protection & Water Management [ Partnerships
XICommunications & Engagement [] Not Applicable

Amended: September 21,2021



Schedule A
1. Application Review Process Principles

(a) OCP or Zoning Bylaw Application Review
— Staff will provide a report outlining the general proposal which will be
included in the meeting agenda package.
— The Community Planning Advisory Committee will:
= Refer to the Official Community Plan and Council’s strategic
priorities in the review of the proposal
= Hear from the applicant and its consulting team through a brief
presentation to summarize the proposal.
= Consider each proposal on its own merits.
= Provideits advice to Council in the form of a motion

(b) Development Permit Application Review
— Staff will provide a report outlining the general proposal which will be included
in the meeting agenda package.

— The Community Planning Advisory Committee will:

= Use the design guidelines contained within the Official Community Plan
in the review of development permit proposals.

= Hear from the applicant’s design team through a brief presentation to
summarize their design criteria and proposal.

= Consider each proposal as an expression of the evolution of the
streetscape of the Downtown and aim for the highest standard of
excellence in the built environment.

= Consider each proposal on its own merits.

* Provideits advice to Council in the form of a motion or statement of
review.



CPAC REFERRAL REPORT

Report Prepared By: Julie Thompson, Planner

Meeting Date: October 6,2021

File No: DP 3060-21-16 & ZBL 3360-21-10

Re: Facade Development Permit Application & Rezoning

Application - 431 1st Avenue

EXECUTIVE SUMMARY:

A facade Development Permit (DP)
application and rezoning application
have been received for the building at
431 1%t Avenue to facilitate the
construction of a fourth residential
dwelling unit in the attic space of the
building. The Community Planning
Advisory Committee (CPAC) is being
asked to provide comments on the
proposed facade DP and rezoning
application per the Committee’s Terms
of Reference.

PROPOSAL:

The building located at 431 15t Avenue
is a two-storey commercial building
currently containing a restaurant
(Plantitude) and retail store (White
Space Living) on the first storey. Three
dwelling units are located in the second
storey of the building. The applicant is proposing to add a fourth dwelling unit in the attic
space above the second storey, adding dormers into the roof on each of the four building
elevations, and two balconies on the rear elevation, requiring a facade DP application. A
rezoning is required as the proposed floor space ratio (FSR) is larger than the maximum FSR
permitted in the Zoning Bylaw.

Figure 1 - Subject property.



Proposed Rezoning: -

The subject property is
zoned Downtown
Commercial (C-2) in

The property was rezoned

Zoning Bylaw No. 1860. R TR S | N/

T
L]
(1 |
I

il

on a site specific basis in 7
2018 to allow four

residential dwelling units = L - )
and to change the minimum
size of a one-bedroom

dwelling unit. However,

FSR regulations were not
amended at the time. The
maximum permitted FSR in 1
the C-2 zone is 1.0. 1 The | _

proposed FSR is I [

approximately 1.64. Staff

propose amending the C-2

zone on a site specific basis  Figure 2 - Front elevation with proposed dormers.
to allow an FSR of 1.7 for the

subject property, to accommodate the proposed fourth dwelling unit.

It is noted that the existing building is sited 2.65m from the rear parcel line and does not
meet the required 3m rear setback. The proposed face of the rear dormer is in line with the
face of the building. The new dormer is required to meet the current setbacks in the Zoning
Bylaw. To accommodate this, the applicant can make a minor change to the design by
moving the dormer back by 0.35m, or the setback can be amended as part of the rezoning
application.

Proposed Facade DP:
The applicant is proposing to add a dormer to each of the four sides of the building, add two

balconies at the rear, and replace the roof shingles. The proposed materials and colours are
will match those of the existing building: the dormers will have white horizontal
“hardiplank” exterior cladding with black trim and the new roof shingles will be black. The
building’s cladding materials currently consist of black horizontal siding, white stucco and
black trim. See Figure 2 for proposed front elevation. See Figure 3 for existing building. See
attachment for all elevations.

1FSR is equal to the gross floor area of a building divided by the parcel area.




Figure 3 - Existing building at 431 1st Ave. Photo taken September 28, 2021.

The subject property is located in Development Permit Area 2 - Downtown (DPA 2) and
Development Permit Area 4 - Multi-Unit Residential, therefore a DP must be issued prior
to the proposed facade improvements. The objective of DPA 2 is to strengthen the historic
downtown as the Town'’s primary commercial area. New development in the downtown
(including facade improvements) should make a positive contribution to revitalization of
the area and to the greater whole of the Ladysmith experience. Where buildings will be
altered, the guidelines support restoring historic/character defining elements. Relevant
DPA 4 guidelines apply where the building consists of mixed residential and commercial
uses.

According to the Community Heritage Register, the building’s character defining elements
are:
e The building’s location within a large grouping of heritage buildings on the main
commercial street.
e The building’s simple form, hipped roof and two-storey height.
e The building’s continuous commercial use for over a century.

Table 1 summarizes the relevant DPA 2 and DPA 4 guidelines and staff observations:



Table 1 - Summary of DPA guidelines and staff observations.

Guideline(s)

Staff Observations

Building Design

The design of the proposed improvements complements the
design of the existing building.

Roof Form: sloped roofs should
provide roofline modulation to
provide visual interest. Dormers
supported.

The proposed dormers add roofline modulation. They do not alter
the overall hipped-roof form, which will remain intact.

Windows: should be
architecturally compatible with the
building’s style and materials.

Proposed windows are compatible with the existing windows on
the second storey of the building.

Preservation, rehabilitation &
restoration of heritage buildings

While dormers are proposed to be added to the hipped-roof, the
overall hipped-roof form will remain intact. The building’s other
character defining elements will also remain intact. The proposed
dormers are visually compatible with the historic design of the
existing building.

Livability (DPA 4 guidelines)

Visual privacy is maintained as the windows are high and away
from the street.

Private, outdoor balconies are provided off the rear of the building.
The proposed stair within the building is not universally accessible
but is consistent with the other 3 units, which are also accessed
with stairs.

ATTACHMENT(S):

e Applicant submission

e Community Heritage Register Excerpt
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LADYSMITH HOTEL
431 FIRST AVENUE

Added to Register in 2018

Description of Historic Place

The Ladysmith Hotel Building is a modest, two-
storey commercial building on the east side of
the main commercial street in Ladysmith,
British Columbia. The historic place is confined
to the building footprint.

Heritage Value

The Ladysmith Hotel Building’s primary

significance is as part of a large grouping of

mainly intact historic buildings in Ladysmith's

commercial core. Situated in the middle of
Ladysmith’s main commercial thoroughfare, the building forms part of a, long, almost continuous row of similarly
proportioned historic buildings that collectively create a cohesive streetscape.

Built around 1900, the Ladysmith Hotel Building is a good example of Ladysmith’s earliest commercial
architecture. Just over a decade later, these types of simple, wooden buildings were replaced by more substantial,
often brick buildings, which marked the end of the pioneer building era. The building was moved across the street
around 1910 and, since that time, has been substantially renovated. Its original features, including a full-width
verandah, were removed or obscured. The building's simple massing, hipped roof and modest ornamentation,
however, remain intact and the building speaks directly to Ladysmith’s earliest vernacular architecture.

The Ladysmith Hotel Building is valued for its association with pioneer entrepreneurs Christopher and Annie
Stevens. The Stevens’ built and operated this hotel and the Traveller’s Hotel and held considerable property in the
commercial core. The building immediately to the north, now a drugstore, was originally a commercial property
known as the Stephens Block.

Associated with Ladysmith's earliest development, the Ladysmith Hotel Building has been in continuous
commercial use for over a century and is a significant contributor to the heritage character of the area.
Character-Defining Elements

The character-defining elements of Ladysmith Hotel Building include:

the building’s location within a large grouping of heritage buildings on the main commercial street
the building’s simple form, hipped roof and two-storey height
the building’s continuous commercial use for over a century

Town of Ladysmith | Community Heritage Register | Page 33



REFERRAL REPORT

Report Prepared By: Christina Hovey, RPP, MCIP, Senior Planner

Meeting Date: June 6, 2018

File No: 3360-20-10

Re: Official Community Plan and Zoning Bylaw Amendment

Application for 1301 and 1391 Rocky Creek Road.

EXECUTIVE SUMMARY:

The Town has received an application for an official community plan and zoning bylaw
amendment at 1301 and 1391 Rocky Creek Road at the northern boundary of the Town. The
conceptual plan for the 4.7ha site is for a mix of single family dwellings, townhouses, multi-family
buildings, and some commercial.

This file has been referred to CPAC for comments in accordance with CPAC’s Terms of Reference.
The CPAC Terms of Reference provides the following guidance for reviewing OCP and Zoning
Bylaw Applications:
e Refer to the Official Community Plan and Council’s strategic priorities in the review of the
proposal;
e Hear from the applicant and its consulting team through a brief presentation;
e Consider each proposal on its own merits.

INTRODUCTION/BACKGROUND:

Property Context:

The subject property is 4.69 ha in size and located in the northeastern boundary of the Town.
The property is between Rocky Creek Road and Ladysmith Harbour. The property is vacant, the
majority of the property was formerly used as a campground/mobile home park and the northern
part of the property is a rural residential property (also vacant).

The property is located between an industrial area and a rural residential area as follows:
e North: rural residential properties located within “Electoral Area H” of the Cowichan
Valley Regional District (CVRD)
e Southeast and in Ladysmith Harbour: Ladysmith Marina
e South: Western Forest Products log sort
e West: light industrial area



Figure 1: Aerial Photo of 1301 & 1391 Rocky Creek Road

Existing OCP & Zoning

The property is currently designated Single Family Residential in the Official Community Plan
(Bylaw No. 1488). The foreshore and adjacent water (Ladysmith Marina) is within DPA 1 —
Maritime.

The property currently has two zones. The area closest to the northern boundary of the Town is
in the Rural Residential zone (RU-1) and the rest of the property is in the Single Dwelling
Residential — Small Lot B Zone (R-1-B). The following table describes what would be permitted
under the existing zoning:

Zone Maximum Density | Area Maximum number of
Permitted (approx.) Residential Parcels (approx.)

Rural Residential Zone (RU-1) | 0.4ha 1.2ha 3 parcels

Single Dwelling Residential - | 372m? 3.5ha 70 parcels?

Small Lot B Zone (R-1-B)

Total -- 4.7ha 73 parcels

1 Excludes 25% of land allocated for interior roads and other public uses. This percentage is an estimate.



Figure 2: Zoning Map

Proposed Development:

The applicant is requesting site specific zoning to accommodate the concept plan (Attachment A)
for the property — note that this is conceptual only. The proposed plan shows a mix of
townhomes, single family homes, multi-family buildings and mixed use commercial/residential

buildings as follows:

Land use/Building Type Area Number of Residential Commercial Space
(approx.) | Units (approx.) (approx.)

Single Family 1.6ha 20-24 Parcels N/A

Townhomes 1.3ha 20-24 units 450m?

Multi-family Buildings & Mixed 1.8ha 234-242 units (7 buildings, | 1,200m?

Use Commercial/ Residential up to six storeys)

Buildings

Total 4.7ha 282 (60 units per hectare) | 1650m?

The overall density proposed is based on the Medium Density Residential (R-3) zone which allows
for a density of up to 60 units per hectare. However the proposal is different from what is
permitted in the R-3 zone. The R-3 zone does not permit single family dwellings and only allows
a maximum height of 12.0m whereas the applicant is requesting a maximum height of 18.0-

20.0m.

The proposal would require an amendment to the Official Community Plan and the Zoning Bylaw.



Property OCP & Zoning History:

The subject property was brought into the Town boundary in 2002. The southern part of the
property was previously used as a mobile home park/campground. According to the applicant,
the mobile home park/campground was closed in 2011.

The property was zoned MP-1 Mobile Home Park in Zoning Bylaw No. 1160 which was repealed
and replaced in 2014 with the current zoning bylaw (Bylaw No. 1860). A background report for
the 2014 zoning review provided the following rationale for the change to the zoning on the
property:

“The previous MP-1 Mobile Home Park Zone has been renamed R-1-B Single Dwelling
Residential — Small Lot B in reflection of the small lot single unit dwellings that currently
exist within those areas (Note: Existing mobile home parks would be zoned MHP-1 Mobile
Home Park).”

The subject property was subdivided in 2019, and then sold to the current owners. Through the
subdivision application, several covenants were placed on the property. The 2019 covenants
include the following:
e Requirement to provide public access to Ladysmith Harbour;
e Requirement to provide pedestrian pathway along the waterfront;
e Restriction on the use of the property as a campground or mobile home park; and
e Confirmation of the right of the neighbouring mill to operate including the right to
“interfere with the use and enjoyment” of the subject property due to noise, vibration,
light, dust, odours etc.

Natural Environment:
The applicant submitted a “biophysical assessment” of the property prepared by a biologist
(Attachment C). No watercourses were identified within the subject property

The report notes that the portion of the property that was formerly a mobile home park is mostly
cleared, but some mature trees exist along the edges of the property. The northern part of the
property is mostly treed. There are steep slopes adjacent to the water, treed with mainly bigleaf
maple trees. The marine area includes seagrass. Though highly impacted by surrounding and past
development the remnant habitats on the property and in the adjacent water can provide habitat
for some species.

The recommendations of the report were mostly related to construction standards with a few
relating to site layout, including:
e Consider aligning the waterfront trail to...minimize vegetation removal and retain mature
trees if possible.
e Any future development should be designed to minimize vegetation removal and retain
mature trees if possible.



e Limit foot traffic and riparian disturbance through the vegetated foreshore area by
installing a raised staircase from the waterfront trail alignment to the downslope beach.

Other Information:
The applicant has proposed an approach to tree preservation on the property which is outlined
in Attachment D — Tree Preservation.

The applicant has provided other technical information in support of this proposal including a
transportation impact assessment, geotechnical assessment and conceptual site servicing report.

Since the property is located on the waterfront, the site has archaeological potential and
archaeological investigations will be required prior to any development. Under the Heritage
Conservation Act all archaeological sites, whether or not they have been recorded, are protected.

DISCUSSION:

Official Community Plan (Bylaw No. 1488):

Section 3.1 Growth Management and section 3.8 Management of Development of the Official
Community Plan (OCP) include some of the OCP policies that are relevant to this proposal.

In 2018 the Official Community Plan was updated to recognize five key growth areas — Holland
Creek, North Ladysmith, South Ladysmith, the Waterfront and Downtown infill (see Figure 3.1 of
the OCP). It was estimated that based on the existing designations, these areas have the capacity
to accommodate 6,165 additional residents. For reference, the population of Ladysmith grew by
1,950 in the fifteen year period from 2001 to 2016. The subject property is located within the
area identified as “North Ladysmith”.

The Official Community Plan (OCP) provides the following guidance regarding appropriate
locations for the multi-family residential designation (see Section 3.8.1 of the OCP):

“Generally, residential uses in the Multi-Family Residential Designation are located
adjacent to major (collector) roads and near or with access to local commercial services,
schools, recreation centres and/or parks... Designation of new locations for Multi-Family
Residential development will, in addition to the above criteria, be assessed based on
appropriate “fit” with the neighbourhood in terms of scale, traffic and parking, and
servicing issues.”

Ongoing Official Community Plan Review:

In 2021, the Town of Ladysmith launched a comprehensive review of the Town’s Official
Community Plan. The revised plan will update the community’s vision for land use and will include
updated population projections, priorities for growth, and will identify the location, amount,
type, and density of residential growth required to meet the anticipated housing needs over a
period of at least 5 years. Updating an Official Community Plan typically takes at least 18 months.




Land Use Compatibility:

One challenge with this property is creating a development that is compatible with the existing
surrounding uses. This is not an area that is currently identified for major growth or transition to
a different land use, therefore the development for this property must “stand alone” and make
sense in the context of the neighbouring industrial, light industrial, rural residential, and marina
uses.

Community Amenity Contribution:
The applicant has offered to review potential neighbourhood projects to be considered for the
amenity contribution.

The Town’s community amenity contribution policy requests $1,000 per new residential unit of
density in this case that would be approximately $209,000.

ATTACHMENTS:
A. Conceptual Plan
B. Letter from Applicant
C. Environmental Report
D. Tree Preservation Strategy
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Attachment B

2020-December-02

Julie Thompson

A/Senior Planner, Development Services Department
Town of Ladysmith

132C Roberts Street, Ladysmith, BC

VoG 1A2

Dear Julie

Re: Application to Amend the OCP and Rezone Property at 1301 and 1391 Rocky Creek
Road, Ladysmith

Further to our pre-application meetings regarding the proposed OCP amendment and rezoning
of the above noted property, | am writing on behalf of the property owners, Rocky Creek
Ventures inc, to summarize the application.

Further to our discussions and a review of the Town of Ladysmith application forms and
checklists, we have prepared an application package that includes the following;

-Application form, checklist and fees

-Summary letter

-OCP Amendment (Attachment A)

-Rezoning Amendment and Rationale (Attachment B)
-Neighbourhood Consultation Process (Attachment C)
-Map of the current zoning

-Site Plan from Brian Kapuscinski, BJK Architecture and Will Melville, Delinea Design
-Property Survey, Turner Surveying

-Preliminary Servicing Plan, Cascara Engineering
-Traffic Impact Assessment, Watt Engineering
-Environmental Assessment, Aquaparian Environmental
-Geotechnical Assessment, Lewkowich Engineering
-Site profile form

-Title Search

-Charges on Title

-BC Company Search

Property Description

The property is located at 1301 and 1391 Rocky Creek Road, east of the Island Highway, at the
northern property boundary of the Town of Ladysmith and is approximately 2.0 km from the
town centre. The legal description is Lot A, Plan EPP87265, District Lot 81, Land District 43 &
DLS 86 & 98. PID 030-801-460. The property is 4.7 ha (11.59 acres).

The property was previously part of a larger property fronting on the Ladysmith Marina. The
property was subdivided off the larger property in 2019 and sold to Rocky Creek Ventures Inc in
July 2019. The property to the east and south is the Ladysmith Marina, to the south is the
Western Forest Products mill, to the west is Rocky Creek Road which includes a number of light

Seward toby.seward@shaw.ca
Developments 250-713-6595
Inc. 1820 Argyle Avenue, Nanaimo, B.C., V9S 3K7
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industry businesses across the road from the subject property and to the north are residential
properties in the Cowichan Valley Regional District. Previously the Ladysmith Marina and the
subject property were accessed from Gladden Road. A new road was constructed earlier in
2020, approximately 400m south of Gladden Road, which now serves the Ladysmith Marina
and the Western Forest Products mill. Gladden Road will eventually be closed and it is
proposed that two new access roads will be constructed into the subject property.

Current and Proposed OCP and Zoning
Official Community Plan (OCP)

Current — Single Family Residential
Proposed - Multi-Family Residential

Zoning

Current — Split Zoned, Single Dwelling Residential, Small Lot B (R-1-B) on the south side
Rural Residential (RU-1) on the north side

Proposed — Medium Density Residential (R-3) with site specific amendments or a
Comprehensive Development (CD) zone

Further description of the proposed OCP amendment and zoning is included in Attachments A
and B of the application package.

Community Amenity Contribution

The Town of Ladysmith Community Amenity Contribution (CAC) policy outlines the provision for
a CAC where a rezoning is considered. The policy encourages rezoning applicants to consider
providing CAC's towards infrastructure and amenities as a way of ensuring that the proposed
development makes a positive contribution to the neighbourhood and community at large.

The applicant wishes to review possible neighbourhood enhancement projects with planning
staff, to determine which projects could be considered for allocation of CAC'’s.

Charges on Title

The property title includes a number of easements, statutory right of ways (SRW) and
covenants that are registered on title, many that were registered when the property was
subdivided in May, 2019. Key charges that are applicable to the redevelopment of this property
include:

-SRW CA7488209: 1.5m Walkway required along waterfront portion of the property
-Covenant CA7488211; Requirement to provide a water system for the development
-Covenant CA7488213: Requirement to provide frontage works

-SRW CA7488213: Allows for noise and smell from the WFP mill

Issues noted on title including the 1.5m waterfront walkway, providing services to the site and
frontage works have been incorporated in the planning and design of the site. Included in the
future site and building designs will be features that partially shield the mill from the property,
along with notification to future residents of the existing mill uses.



Please advise if additional information is required to support this OCP and rezoning application.
Yours fruly,

Toby Sewa:g

Seward Developments Inc

ec Rocky Creek Ventures Inc
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Proposed OCP Amendment
1301 and 1391 Rocky Creek Road, Ladysmith
The Official Community Plan (OCP) designation for the property is single-family dwelling.

The proposal is to amend the OCP to designate the property as multi-family residential, which is
the primary proposed used, together with consideration for a small amount of commercial space
on the ground floor of the building facing Rocky Creek Road and the ground floor of one of the
buildings located adjacent to the Ladysmith marina.

The Ladysmith OCP was originally adopted in June 2003 and there has been a number of
amendments since that time.

The key sections in the Introduction to the OCP, Community Plan Organization (Section 1.1)
that are applicable to this property are;

-1.8.3 Land-use
-1.8.4 Transportation
-1.8.5 Servicing
-1.10 Housing

Guiding principles in the OCP, Section 2.0 that are applicable to this property include:

-Promote environmental stewardship

-Manage growth in an orderly way

-Promote high-quality waterfront development

-Develop visually enhanced and vibrant neighbourhoods
-Promote an integrated approach to planning and development

Section 3.0 of the OCP addresses community management areas, including land use planning.

Included in the section is growth management, which notes that Ladysmith has five areas where
future population growth can be accommodated, including the waterfront (where this property is
located) with a potential population of 2500 people.

Sections 3.1.3 and 3.1.4 outlines growth management objectives and policies. These objectives
and policies outline the importance of pedestrian scale neighbourhoods, future growth areas,
encouraging development at the waterfront for mixed residential, commercial and recreation
uses, and management of stormwater, water, waste water and transportation in any future
development.

Section 3.2 outlines land-use planning and community design objectives. This section of the
OCP continues to emphasize Ladysmith's five growth areas (including the waterfront). Further in
section 3.2.3, land-use planning and community design policies that are applicable to this
development are as follows;



-The town defines intensive residential development to include all forms of residential
development

-Reference is again made to the encouraging residential development in five areas over the
next 5 to 20 years, which includes the waterfront.

-The town will encourage neighbourhoods that contain a variety of living accommodation,
including residential units for a variety of ages, and for an aging population

-Design guidelines will be implemented for development of waterfront properties
-Secondary suites, including carriage houses and ground oriented cottage suites will be
permitted.

The proposed amendment to the OCP from single family residential to multi-family residential
meets with the policies and objectives noted above. The uses, densities, servicing and land use
planning proposed for the site, as outlined in the attached application package, provides
rationale for the proposed OCP amendment.
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Proposed Rezoning Amendment
1301 and 1391 Rocky Creek Road, Ladysmith

The propenty is currently split zoned, including Single Dwelling Residential, Small Lot B, (R-1-B)
on the south side of the property and Rural Residential (R-3) on the north side. The proposed
zoning for the property is Medium Density Residential (R-3) with site specific amendments or a
Comprehensive Development (CD) zone, that may better address the commercial uses
proposed for the site.

The Medium Density Residential (R-3) zone allows 60 units per ha, which is consistent with a
proposed site development. The maximum height the R-3 zone is 12.0 m, which may be
exceeded if buildings up to six stories, (18 to 20m) are pursued for the site. Following is a
summary of the zoning bylaw regulations that would apply to the Medium Density Residential
(R-3) zone:

-Principal Uses: Multi-Unit Dwellings and Townhouse Dwelling (Single Family Dwelling would
have to be added as a site specific amendment)

-No parcel shall be created which has an area less than 2,023 sq.m (Lot size would have to be
amended to allow for single family lots)

-Floor Space Ratio shall not exceed 2.0 (Proposed use would comply)
-Maximum number of dwelling units is 60 units per ha (Proposed units comply)
-Parcel coverage shall not exceed 50% (Proposed coverage would comply)

-Height of Building is a maximum 12.0m (If six storey buildings were pursued, height would have
to be amended to 18-20m)

-Parking requires one space per one bedroom unit and two spaces for two or more bedrooms.
Proposed parking would be a combination of underground (for multi-family units) and surface
parking. Further review would be needed to determine parking requirements.

If R-3 zoning was pursued, site-specific amendments noted above would be requested. The
proposal to amend the zoning bylaw to a site specific zoning or CD zone would allow for
building forms as shown on the site plan, included in the application package. Proposed building
forms for the site are as follows:

1.) 20 to 24 townhouses in two-story building forms, located near the waterfront. The
townhouses would be clustered in 4 to 7 unit buildings. One of the units closest to the Ladysmith
Marina may be designed for commercial space on the lower floor to provide services for the
property residents or the marina.

2.) 20 to 24 single-family dwellings lots, located in the centre of the property. A lane through the
centre of the lots, may accommodate carriage houses in the back of each property.



3.) Seven multi family buildings with 24 to 30 units per building. Buildings would be 4-6 stories,
with underground parking. Two of the buildings fronting Rocky Creek Road could be designed
with commercial space on the lower floor.

In conjunction with the rezoning, Brian Kapuscinski, BJK Architecture and Will Melville, Delinea
Design have been retained to prepare design services for the project. Mr. Kapuscinski and Mr.

Melville will pursue a design that takes into account DPA residential guidelines for building form
and character.

Rationale for the Proposed Rezoning

The property is sloped from Rocky Creek Road to the waterfront, allowing for waterfront views
to be maintained from most of the site. The combination of single family lots, townhouses and
muiti-family buildings is being pursued to provide a variety of housing options and building
forms.

Though the property is at the northern boundary of the Town of Ladysmith, it is still within
walking distance to the downtown and close proximity to amenities and services. The
development will be complimentary to the waterfront development that the town has initiated, in
that it is planned to be phased over the next 5-10 years, provide various housing choices for
people who wish to rent or purchase units and provide housing options for people who wish to
live next to the Ladysmith Marina.

The proposed development is consistent with the policies and objectives in the OCP and
rezoning from single family dwelling zoning to allow for multi-family units, along with providing
- access to the waterfront, will be a positive addition to the community.



Attachment C

Neighbourhood Consultation Process
1301 & 1391 Rocky Creek Road, Ladysmith

Following submission of the application for an OCP amendment and rezoning, the owners plan
to initiate a neighbourhood consultation process to seek input from neighbourhood businesses
and area residents regarding the proposed amendments.

Given the health and safety concerns regarding COVID 19, various approaches will be used to
seek feedback from the neighbourhood regarding the proposed development. For any public
meetings masks, hand sanitizer and associated safety precautions will be provided.

The proposed consuitation will include the following steps:

1.) Neighbourhood Information Meetings (NIM) — A Neighbourhood Information meeting will be
scheduled in January or February, to seek input on the proposed changes. The meeting will be
held in a large venue, to allow for social distancing and associated safety precautions. Display

boards will be set up to show the proposed development, plus information packages, feedback
forms and sign in sheets will be available.

Participants will be encouraged to fill out feedback forms regarding the proposed OCP
amendment and rezoning, plus the proposed development. Feedback received will be collected,
summarized and forwarded to the town planning staff.

The NIM will be advertised through on-site signage, hand delivery/mail outs and newspaper
advertisement.

2.) Written Correspondence - For people who do not wish to or cannot attend the NiM,
information packages and feedback forms will be made available to area businesses and
residents, asking them to email or mail responses back to the owner's representative. This
feedback will also be forwarded to town planning staff.

3.) Follow Up Meetings - Depending on the feedback received, additional information meetings
or mailouts will be scheduled to further explain the amendments requested.

The goal is to complete public consultation and provide feedback to the city by the end of
February, 2021.
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BC Species and Ecosystems Explorer Search Results

Biogeoclimatic Status Provincial Land Use
Scientific Name English Name Units Provincial BC List Global COSEWIC SARA FRPA Objectives
Accipiter gentilis Northern CDF S2 (2010) Red G5T2 T (2013) 1-T Y
laingi Goshawk, laingi CWH (2016) (2003)
subspecies
Ardea herodias  Great Blue CDF S2S3B,S4N  Blue G5T4 SC (2008) 1-SC Y
fannini Heron, fannini CWH (2018) (2016) (2010)
subspecies
Balsamorhiza deltoid CDFmm S2(2019) Red G5(1988) E (2009) 1-E
deltoidea balsamroot CWHxm (2003)
Brachyramphus  Marbled Murrelet CDF S3B,S3N  Blue G3(2016) T (2012) 1-T Y
marmoratus CWH (2015) (2003)
MH
Carychium Western Thorn  CDF S3(2015) Blue G3G4
occidentale CWH (2002)
Claytonia Washington CDFmm S2 (2017) Red G2G4
washingtoniana  springbeauty CWHdm (2001)
CWHzxm
IDFww
Coenonympha Common CDF S1(2013) Red  G5T3T4
tullia insulana Ringlet, insulana CWH (1998)
subspecies
Contopus cooperi Olive-sided BWBS S3S4B Blue G4 (2016) SC(2018) 1-T
Flycatcher CDF (2015) (2010)
CWH
ESSF
ICH

IDF



Corynorhinus
townsendii

Erynnis
propertius

Eumetopias
jubatus

Falco peregrinus
pealel

Fratercula
cirrhata

Glaucidium
gnoma swarthi

Haliotis
kamtschatkana

Townsend's Big-
eared Bat

Propertius
Duskywing

Steller Sea Lion

Peregrine Falcon,
pealei subspecies

Tufted Puffin

Northern Pygmy-
owl, swarthi
subspecies

Northern
Abalone

MH
MS
PP
SBPS
SBS
SWB

BG
CDF
CWH
ICH
IDF
PP

CDF
CMA
CWH
MH

CDF
CWH
MH

CDF
CWH

CDF
CWH

CDF
CWH
MH

CDF
CWH

S3S4 (2015)

S2 (2013)

S3B,S4N
(2013)

$354 (2019)
S2S3B,S4N

(2015)
S3S4 (2018)

S2 (2002)

Blue

Red

Blue

Blue

Blue

Blue

Red

G4 (2016)

G5 (2009)

G3 (2016) SC (2013) 1-SC
(2005)

G4T3  SC(2017) 1-SC
(2016) (2003)

G5 (2016)

G4G5T3Q
(2019)

G3G4 E (2009) 1-E
(2010)



Hemphillia
glandulosa

Hirundo rustica

Megascops
kennicortii
kennicorttii

Mustela erminea
anguinae

Nearctula sp. 1

Patagioenas
fasciata

Warty Jumping-
slug

Barn Swallow

Western Screech-
Owl, kennicottii
subspecies

Ermine,
anguinae
subspecies

Threaded Vertigo

Band-tailed
Pigeon

CDF
CwH

BAFA
BG
BWBS
CDF
CWH
ESSF
ICH
IDF
IMA
MH
MS
PP
SBPS
SBS
SWB

CDF
CWH
MH

CDF
CWH
MH

CDF
CWH

CDF
CwH
ICH
IDF
MS
SBS

S27(2015) Red

S3S4B Blue
(2015)

S2S3 (2017) Blue

S3(2010)  Blue

S3(2015)  Blue

$3S4 (2015) Blue

G3G4  SC(2013) 1-SC

(2005) (2005)
G5 (2016) T (2011) 1-T
(2017)

G4G5T4 T (2012)  1-T
(2016)

G5T3
(2016)

G3G5  SC(2010) 1-SC

(2006) (2012)
G4 (2016) SC (2008) 1-SC
(2011)



Phalacrocorax
auritus

Phalacrocorax
penicillatus

Pristiloma
johnsoni

Progne subis

Prophysaon
coeruleum

Ptychoramphus
aleuticus

Sericocarpus
rigidus
Sympetrum
vicinum

Tyto alba

Double-crested
Cormorant

Brandt's
Cormorant

Broadwhorl
Tightcoil

Purple Martin

Blue-grey
Taildropper

Cassin's Auklet
white-top aster
Autumn

Meadowhawk
Barn Owl

BWBS
CDF
CWH
ICH
IDF
PP
SBPS
SBS

CDF
CMA
CWH
MH

CDF
CWH
MH

BWBS
CDF
CWH
ICH

CDF
CWH

CDF
CWH

CDFmm
CWHzxm

CDF
CWH

BG
BWBS

S3S4 (2015) Blue

S1B,S4N  Red
(2015)
S3(2015) Blue
S3B (2015) Blue
S2S3 (2015) Blue
S2B,S3N  Red
(2018)
S3(2019) Blue
S3S54 (2015) Blue
S27(2015) Red

G5 (2016)

G5 (2016)

G3 (2013)

G5 (2016)

G3G4
(2010)
G4 (2016)
G3 (2007)

G5 (2015)

G5 (2016)

NAR
(1978)

T (2016)

SC (2014)

SC (2009)

T (2010)

1-E
(2007)
1-SC
(2019)
1-SC
(2003)

1-T
(2018)









Attachment D

Christina Hovey

From: Toby Seward <toby.seward@shaw.ca>

Sent: September 27, 2021 12:02 PM

To: Christina Hovey

Subject: 1301/1391 Rock Creek Road, Ladysmith CPAC Meeting, 2021-October-06, Tree
Management

Attachments: Scan2021-09-26_202524.pdf

Christina Hovey, Planner, Town of Ladysmith
1301/1391 Rocky Creek Road, CPAC Meeting, 2021-October-06

Re: Tree Management Plan for OCP and Rezoning Application

Further to recent discussions regarding a tree management plan and retention of trees for this property, following is a summary
of a tree management strategy for consideration by Ladysmith Committees and Council for the proposed OCP and rezoning of
these properties.

Attachments

1.) Survey plan showing proposed tree retention/buffer areas

2.) Concept site plan, showing townhouses at the waterfront, single-family dwellings in the middle of the site and multi family
dwellings at the upper portion of the site, which will include some buildings fronting Rocky Creek Road

3.) Aerial photograph of the site, showing existing trees and roads

Tree Retention/Buffers

North - Trees along this property line are planned to be retained as a buffer between the development and property owners to
the north

East - Trees at the waterfront are planned to be retained, subject to review of the location of a public walkway that is required
by the town as part of the development

South - Trees along this property line are planned to be retained as a buffer

West - Trees along Rocky Creek Road are planned to be retained, subject to road access and location of buildings fronting the
road

Impacts on Tree Retention

1.) Location of access roads from Rocky Creek Road and the internal road system
2.) Installation of servicing infrastructure

3.) Proposed building footprints

4.) Safety, wind and tree health

5.) Other impacts to be identified by consultants and town staff

Consultants

The owners have retained Sarah Bonar of Aquaparian Environmental (who carried out the initial environmental assessment for
the site) and Peter Brinson, an arborist with VI Tree Service, to jointly work on a tree management plan for the property. The
consultants initial site visit is scheduled for 2021- September-28 and will include a review of the trees on site, potential buffer
widths, tree species, diameter, height, health, safety issues and other related issues that will be included in a tree management
plan.
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Development Process

1.) Consideration of OCP and Rezoning Application - Ladysmith Council, committees and staff will review the land use
amendments proposed for the property, as well as receive input from internal and external agencies and the public. This review
will be based the initial site plan prepared for the property, along with consultants reports for survey, civil engineering,
geotechnical engineering, environmental assessment, traffic impact assessment and archeology assessment. A tree management
plan will be completed at subdivision and development permit stages, as plans for the property are developed in more detail.

2.) Subdivision - Providing the OCP and rezoning application is approved, the consultants will prepare a subdivision plan, that
will allow the project to be built out in various phases. As part of this subdivision process, roads and servicing infrastructure
will be designed and installed, taking into consideration the impact these installations will have on the trees on site.

3.) Development Permit - Once the subdivision plan has been approved, development permit applications will be submitted for
the project, including form and character design of the townhouses and multi family developments. As part of the development
permit process, the architect and consultants will finalize infrastructure design, building designs and footprints, which will
include tree retention and buffers proposed in the tree management plan.

4.) Building Permits - Permits will be taken out to allow construction to take place in various phases.

Tree Management Plan

Establishing and implementing a tree management plan will be an ongoing process throughout the development of the property
and will need to be reviewed as infrastructure and building plans for the property are further established. The owners and their
consultants plan to work with Ladysmith staff to identify processes and scheduling, to ensure the tree management plan is
followed at the various development stages noted above.

Regards
Toby Seward
Seward Developments Inc
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