
AGENDA 
Community Planning Advisory Committee 

Wednesday, September 6, 2023 at 7:00 p.m. 
City Hall Council Chambers, 410 Esplanade 

 

 

 

 

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. 
 

1.1 INFORMATION ON HOW TO ATTEND THE MEETING 
Residents are welcome to attend in person at City Hall Chambers at 410 Esplanade. 
 

2. WELCOME, INTRODUCTION & ORIENTATION FOR NEW MEMBERS (7:05pm) 
 

3. ELECTION OF CHAIR (7:15pm) 
 

4. AGENDA APPROVAL (7:20pm)  
 

5. ADOPTION OF June 7, 2023 MINUTES* (7:25pm) 
 

6. NEW BUSINESS 
None. 
 

7. COUNCIL REFERRALS (7:30pm)  
 
a. Zoning Bylaw Amendment Application 3360-23-01 – 19 Gatacre Street* 

(30 minutes) 
 

b. Official Community Plan & Zoning Bylaw Amendment Application 3360-23-02 – 
10750 South Watts Road* 
(30 minutes) 

 
8. MONTHLY BRIEFING (8:30 pm) 
 File Updates (10 minutes) 
   
9. NEXT MEETING – TBD  
 
10. ADJOURNMENT (8:45 pm) 
 
 
*Attachments 



MINUTES 
Community Planning Advisory Committee 

Wednesday, May 3, 2023 at 7:00 p.m. 
City Hall Council Chambers, 410 Espanade 

 

 

 

 

 

PRESENT: Chair - Jason Harrison; Members – Steve Frankel, Tamara Hutchinson, Jason 
Robertson; Council Liaison – Marsh Stevens; Director of Development 
Services – Jake Belobaba; Planner/Recorder – Andrew Wilson 

 
ABSENT:  Members – Brian Childs, Abbas Farahbakhsh, Jennifer Sibbald  
  
GUESTS:  
  
 
Jason Harrison called the meeting to order at 7:05 PM, acknowledging with gratitude 
that Ladysmith is located on the traditional unceded territories of the Stz’uminus First 
Nation.  
 
1. AGENDA APPROVAL 
It was moved, seconded, and carried that the Agenda of May 3, 2023, Community 
Planning Advisory Committee meeting be approved. 
 
2. ADOPTION OF MINUTES 
It was moved, seconded, and carried that the Minutes of March 15, 2023, Community 
Planning Advisory Committee meeting be approved. 
 
3. NEW BUSINESS 

None. 
 

4. COUNCIL REFERRALS 
a. Zoning Bylaw Amendment 3360-22-09 – 624 John Wilson Place 

Planner Andrew Wilson provided an overview of the proposal for a secondary 
suite in a newly constructed two-storey single family dwelling in the Holland 
Creek area. Committee members asked staff about the rationale behind only 
allowing secondary suites on certain sized parcels. Staff explained that 
minimum lot sizes are largely arbitrary, and that there is a historical 
assumption that more dwellings require larger size lots.  
 
Committee members questioned if there is enough room for parking on the 
parcel and if it will impact on-street parking. Staff commented that there is a 
clause in the Business Regulations and Licensing (Rental Units) Bylaw, (Bylaw 
No. 2093) that tenants shall not be required to park on the street where on-
site parking is available, and contravention of this bylaw can result in a fine. 
Committee members made comments that the number of available parking 
spots on the property is adequate, and the tandem parking configuration 
seems suitable.  
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Committee members made comments about the potential for more rezoning 
and variance applications to permit secondary suites in this subdivision. 
Committee members discussed the need for Council to have a broader 
discussion about secondary suite requirements in all zones.  

 
 

It was moved, seconded, and carried that the Community Planning Advisory Committee 
recommends that Council approve Zoning Bylaw Amendment 3360-22-09 (624 John 
Wilson Place) as presented, and that Council investigate current prerequisites for 
secondary suites, specifically for minimum lot size and minimum frontage.  
 
5. MONTHLY BRIEFING 

The following files, that the Committee previously reviewed, have been to Council 
since the last meeting:  
 

• 11 & 17 Warren Street (3360-21-12) 
• 1141 Cloke Road (3360-22-05) 
• Official Community Plan Bylaw 2022, No. 2200 

 
6. NEXT MEETING – TBD  

 
7. ADJOURNMENT 
It was moved, seconded, and carried that the meeting be adjourned at 7:47 PM. 
 
 
             

       
 __________________________________ 

                                Chair (J. Harrison) 
 

RECEIVED: 
 
______________________________________      
Corporate Officer (M. O’Halloran) 



 

 

CPAC REFERRAL REPORT 
 
Report Prepared By: Andrew Wilson, Planner 
Meeting Date:  September 6, 2023 
File No:  ZBL 3360-23-01 
RE:  Zoning Bylaw Amendment Application for a Funeral Home 

use at 19 Gatacre Street 
 
 
EXECUTIVE SUMMARY: 
The Town has received an application to amend the zoning bylaw for the purpose of 
operating a funeral consulting business including temporary storage of human remains 
(Funeral Home) at 19 Gatacre Street. The Community Planning Advisory Committee 
(CPAC) is being asked to provide feedback regarding the application in accordance with the 
CPAC Terms of Reference.  
 
BACKGROUND/PROPOSAL 
The subject property (see Figure 1) is 
located at 19 Gatacre Street within the 
commercial Downtown Core area, 
which consists of a mix of commercial 
and residential uses.   
 
The subject property contains a two-
storey single-family dwelling that is 
currently being used as a residence on 
the upper storey (89 m²) and a funeral 
consulting service (office use) on the 
lower storey (74 m²). 
 
The applicant previously operated the 
business, which included temporary 
cold-storage of human remains, on a 
neighbouring property at 17 Gatacre 
Street. However, the zoning bylaw 
regulations were modified in 2016 
such that “Funeral Homes” or “Funeral 
Parlours” (including preparation/storage of human remains) are no longer permitted in the 
downtown, except on one property (112 French Street). As such, current zoning on the 
subject property (19 Gatacre Street) does not allow the applicant to operate the cold-
storage portion of the business (the consulting portion of the business is permitted as an 

Figure 1: Subject property map. 



 

 
 

office use), and he has therefore applied for a zoning bylaw amendment to allow 
preparation/storage of human remains.  
  
The proposed operation will include the existing funeral consulting services and cold 
storage to hold the deceased temporarily until deposition arrangements have been made. 
Cremation is not proposed for this application and is not a permitted use elsewhere in the 
downtown; however, cremated remains maybe held on site temporarily. Funerals or 
memorials are not hosted on the subject property and are not proposed as part of this 
application. 
 
The applicant has provided a cover letter to support the rezoning application (Attached). 
 
DISCUSSION 
Official Community Plan (OCP) Bylaw 2022, No. 2200: 
The subject property is within the Downtown Heart land use designation in the new OCP. 
Downtown Heart is considered a Priority Growth Area and is the heart of cultural, culinary, 
economic, and public life. It provides for a range of commercial uses including retail, office, 
and services, as well as civic and cultural services. The Downtown Heart is also part of a 
neighbourhood in which people increasingly live in homes above commercial uses in multi-
family buildings, as well as in residential multi-family buildings. 
 
The following OCP policies are relevant to the proposal: 
 
Policy 2.4 General Land Use Policies: 

c. Support mixed-use development in areas that are served well by transit, good 
pedestrian infrastructure, and trails. Prioritize this development type in the 
Priority Growth Areas. 

d. Strongly encourage all commercial uses to have residential uses above the ground 
floor.  Encourage the densification of existing areas with this development form, 
along with provision of amenities and infrastructure. 

 
The development is supported by the Downtown Heart designation and is consistent with 
the OCP policies noted above.  An OCP amendment is not required. 
 
Development Permit Area: 
The subject property is within “Development Permit Area 2 – Downtown” (DPA 2) in the 
OCP. DPA 2 guides the form and character for developments in the Downtown and a 
Development Permit (DP) is required for building alteration and construction of new 
buildings. The applicant is not proposing any alterations to the existing building at this time, 
nor any new construction. 
 



 

 
 

Zoning Bylaw: 
The subject property is zoned 
Downtown Commercial (C-2) in Zoning 
Bylaw 2014, No. 1860 (see Figure 2).  The C-
2 zone is intended to accommodate a broad 
range of commercial and community uses in 
the historic Downtown. The proposed use is 
considered a “Funeral Home” use under the 
zoning bylaw, which is defined in the Zoning 
Bylaw as “premises used for preparing 
human remains for burial or other end of life 
processes, and conducting funeral services, 
but excludes facilities for cremation or 
aquamation.” This use is not a permitted in 
the C-2 zone except as a site-specific 
regulation at 112 French Street.  
 
Parking: 
The zoning bylaw requires a minimum of 

one parking space per eight seats for a 

Funeral Home and one space per 

residential dwelling.  The property 

currently has two parking spaces on site in 

a carport accessed via the rear laneway.  

 

However, a Zoning Bylaw amendment 

(Bylaw No. 2140) was adopted on July 4, 

2023, which removed the requirement for 

on-site commercial parking spaces within 

the Downtown.  

 

PROPOSED BYLAW AMENDMENT: 

To facilitate the addition of the proposed use, a site-specific amendment to the C-2 zone is 

proposed that will allow Funeral Home as principal use on the subject property. The Funeral 

Home definition in the zoning bylaw includes hosting funeral/memorial services; however, 

since the applicant is not intending to host funerals, it is proposed that funeral/memorial 

hosting services be prohibited. This will also eliminate any traffic/parking congestion issues 

that could arise from holding funerals on the property, considering the limited on-site 

parking. The two existing parking spaces are considered adequate to meet the needs of the 

current and proposed uses and will meet the minimum parking requirements in the Zoning 

Bylaw, provided Bylaw No. 2140 is adopted by Council. 

 

Figure 2: Zoning map. 

Figure 3: Site photo of 19 Gatacre Street. 



 

 
 

As it is a site-specific amendment, the proposed Zoning Bylaw amendment will only be 

applicable to 19 Gatacre Street.  

 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS: 

The application will be forwarded to Engineering, the Fire Chief, and Building Inspection as 

part of the application process. 

 
NEXT STEPS: 
Following the referral period, the application will proceed to Council for consideration of 
first and second readings. 
 
ATTACHMENTS: 

A. Applicant cover letter 
 

 



Sep 01-2022 

Jake Belobaba 

Director of Development Services 

Re: Rationale Letter 

Evergreen Cremation Centre has been in operation, located at 17 Gatacre Street, since November 2015 
operating as a Funeral Provider – but not a funeral home.  We have purchased 19 Gatacre Street and 
wish to continue to provide our services to the growing population of Ladysmith. 

On site we; prepare documents necessary to create death certificates and facilitate the burial or 
cremation of the deceased; occasionally meet with executors and family members who have had a 
death, although most arrangements are made in the families homes; hold the deceased until the 
arrangements for final disposition are made; and hold cremated remains until returned to the estate. 

I consider Evergreen Cremation Centre a “Funeral Provider” for a few main reasons, Licensing through 
Consumer Protection of BC states we are a funeral provider.   The fact we do not hold funeral/ 
memorials at any of our locations, and never have. We do not perform embalming, if an embalming is 
required the service is contracted out, - we have no embalming room or equipment. There is no chapel 
in our buildings, but if a person is wanting a ceremony, we help arrange much like an Event Planner sits 
in an office and help design celebrations, but the celebrations are not held at the Event Planners office, 
but again I designed the company to help those who are looking for a “simple cremation”, but the 
cremation itself is, and always have been, off site as well.  

During the years in business we have not caused or been effected by any parking issues as we do not 
have group gatherings.  Typical meetings in our office (when in the office) is on average 30 minutes and 
involving 1-2 people who arrive in one car.  The building is used as an office space to meet with families 
and storage/ holding facilities, providing a service to the people of Ladysmith and areas surrounding 
and I believe because of the fact we do not hold funerals we hold true to the Community Plan. 

Kind regards 

Kevin Owens  
Director of Evergreen Cremation Centre 

Attachment A



 

 

CPAC REFERRAL REPORT 
 

Report Prepared By:  Julie Thompson RPP, MCIP, Senior Planner  
Meeting Date: September 6, 2023  
File No:  3360-23-02  
RE: Zoning Bylaw & OCP Amendment Application – 10750 South 

Watts Road 
 

Click or tap here to enter text. 

INTRODUCTION/BAKGROUND 
The Town has received an application to amend the Zoning Bylaw and Official Community 
Plan (OCP) to allow for a warehouse and office industrial development at 10750 South 
Watts Road. The subject property is located in the Industrial (I-2) zone, and the applicant 
would like to increase the permitted density, from a floor space ratio of 0.3 to 0.7, to 
facilitate construction of the proposed development.  
 
The subject property is not serviced by a community sanitary sewer system, which is 
unavailable to the area. However, community water via the CVRD’s Saltair system may be 
available as a main is located along the South Watts Road property frontage. The applicant 
is proposing to connect to the Saltair system and provide an on-site sewage disposal system 
in lieu of a community system.  
 
The development is proposed to consist of:  

• A large warehouse building containing three individual units. 
• Each unit is proposed to contain a warehouse, storage, and offices.  
• Each unit is proposed to have two levels. 
• Unit sizes range from 1460m²-1494.4m² in size. 
• The building is proposed to be stepped with the topography of the land. 

 
The applicant has provided conceptual drawings and a rationale letter which are attached 
to this report. 
 
Subject property 
The subject property is approximately 9,288.3m² in size and is currently designated 
Industrial under the OCP, zoned Industrial (I-2) under the Zoning Bylaw and falls within the 
Industrial development permit area (DPA 5). The property is also in the Industrial land use 
designation within the South Ladysmith Local Area Plan, which forms part of the OCP. The 
property is currently undeveloped and historically contained a dwelling. Adjacent land uses 
include:  



• North: Industrial zoned land and institutional zoned land (Peerless Road Recycling 
Centre). 

• East: Trans-Canada Highway and Cowichan Valley Regional District (CVRD) lands 
opposite the highway. 

• South: Mostly forested Agricultural Land Reserve (ALR) lands containing a private 
residence.  

• West: South Watts Road, industrial lands, and forested ALR lands. 
 
A transit-stop is located near the subject property at Westdowne & Thicke Roads, with 
service between Ladysmith and Chemainus. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Subject Property Aerial Photo (2019) 

Figure 2: Zoning & ALR Map 



DISCUSSION: 
Official Community Plan 
The subject property is located within the Industrial designation in “Official Community 
Plan Bylaw 2022, No. 2200”. The Industrial designation provides a range of industrial and 
light industrial uses, and limited commercial uses to support industrial parks. The proposed 
development is supported by the Industrial designation and meets, or has the potential to 
meet, additional OCP policies which are summarized with staff comments in Appendix A. 
Policies that the development meets or has the potential to meet include those related to 
growth, general land-use, transportation, local economy, municipal infrastructure, social 
infrastructure, and green buildings, including reducing greenhouse gas (GHG) emissions. 
Guaranteeing that some of these policies are met may require registration of a covenant on 
title as a condition of rezoning. For example, the covenant could require that renewable 
energy sources are used to heat and cool the development, impose a BC Energy Step Code 
requirement, require transit-stop improvements, etc. See Appendix A for staff comments 
on these policies. 
 
South Ladysmith Area Plan 
The South Ladysmith (SL) Area Plan is part of the OCP (Schedule D of the OCP) and contains 
policies that are applicable to the proposed development. However, it is noted that the SL 
Area Plan was part of the previous OCP (adopted in 2003) and was not updated as part of 
the development of the new OCP. Some policies are outdated. 
 
The SL Area Plan designates the subject property Industrial. Industrial policies support a 
range of industrial uses including land-extensive heavy industry associated with the forest 
sector, primary processing, manufacturing, warehousing, wholesaling and storage, product 
assembly and service, transportation, and distribution uses. The Industrial designation 
supports a FSR maximum of 0.4 and a maximum building height of three storeys.  
 
Industrial and Servicing policies in the SL Area Plan require that new development on 
parcels less than 2.0ha be serviced by community water and community sewer systems, 
while interim on-site servicing is permitted on parcels 2.0ha or larger. The south Ladysmith 
area does not have access to community sewer and a limited number of parcels have access 
to the CVRD’s Saltair community water system. The SL Area Plan recognizes that there is 
inadequate community servicing to the area and policy objectives call for the completion of 
upgrades to the community sewer system to extend it to south Ladysmith. In the 20 years 
since the SL Area Plan was adopted, this work has not been completed. There is a 
Development Cost Charges (DCC) project that the Town has begun collecting money 
towards for the extension, however, completion of the project is not expected in the 
immediate future. 
 
The proposed development is approximately 0.9ha in size, and the SL Area Plan policies 
therefore do not support on-site servicing. Likewise, the proposed FSR of 0.7 exceeds the 
maximum FSR of 0.4 supported by the SL Area Plan. Broadly speaking, the OCP is generally 
supportive of the proposed development. However, outdated FSR and minimum parcel size 



requirements in the SL Area Plan are strictly worded and as such, an OCP amendment will 
be required to allow the proposed development. 
 
Development Permit Area 
The subject property is located within Development Permit Area 5 – Industrial (DPA 5) in 
accordance with the OCP. The purpose of the DPA 5 guidelines is to establish objectives 
and guidelines for: 

• the general character of the development, including the siting, form and exterior 
design and buildings and other structures, landscaping, and specific features in the 
development, machinery, equipment and systems external to buildings and other 
structures; and 

• to promote energy conservation, water conservation, and the reduction of 
greenhouse gas emissions. 

 
Issuance of a development permit (DP) is required prior to construction on the subject 
property. The development will be required to be generally consistent with DPA 5 
guidelines. It is noted that the current plans have not been reviewed against the DPA 5 
guidelines at this time as the plans are conceptual and do not depict the final design. Should 
the rezoning be approved, CPAC will not have an opportunity to review the DP application 
for this development since reviewing industrial DPs is not in CPAC’s Terms of Reference.  
 
The subject property is also located in Development Permit Area 6 – Riparian (DPA 6) as a 
drainage ditch runs along the Trans-Canada Highway property frontage, within 30m of the 
property. DPA 6 is established to protect 
streams (as defined by the Provincial 
Riparian Areas Protection Regulation 
(RAPR)) and their riparian areas. The 
riparian area was previously assessed as 
part of a previous development proposal for 
a cannabis facility that was not constructed 
(see Figure X). Prior to any land alteration, 
construction, or vegetation 
disturbance/removal, a new assessment will 
be required to ensure that the riparian area 
will not be negatively affected by the 
proposed development during and post-
construction. 
 
Community Contribution Policy: 
Community Contributions (CCs) are often 
negotiated as a part of discretionary 
decisions of Council, such as rezoning 
applications, and are intended to ensure a 
proposed development will not have an 

Figure 1: Drainage ditch and riparian area. 



undue economic, social, environmental or infrastructural burden on the community, and/or 
ensure the benefits of the project outweigh the impacts on the community. The CC Policy 
provides examples and guidance for the provision of CCs, such as public realm 
improvements, heritage conservation, contribution of land for parks and/or civic uses, 
provision of special needs or affordable housing, improvements to parks, etc. Cash is also 
an acceptable CC. Since the applicant is proposing a higher density than is otherwise 
permitted, a CC is recommended. The applicant has not proposed a CC at this time, 
however, suggestions to the applicant have been provided based on the CC policy and other 
OCP policies, including improvements to a nearby transit stop at Westdowne and Thicke 
Roads. Any CC offered will be reviewed to ensure that it is viable and meets the CC policy. 
 
Zoning Bylaw 
The subject property is zoned Industrial (I-2) in “Zoning Bylaw 2014, No. 1860”. The 
purpose of the I-2 zone is to accommodate larger, heavy industrial operations and 
employment centres in an Industrial Park or working waterfront setting. The I-2 zone 
permits all uses that are in the Light Industrial (I-1) zone, as well as heavier industrial uses 
such as motor vehicle salvage and wrecking, storage yard, shipping yard, log handling, 
recycling plant, concrete batch plant, etc. Permitted accessory uses include office, food 
truck, retails sales, caretaker dwelling, and sani-dump station. The maximum floor space 
ratio (FSR) in the I-2 zone is 0.3 and the maximum parcel coverage is 75%. The applicant is 
proposing to construct an industrial development with a proposed FSR of approximately 
0.47. However, the applicant is requesting a FSR of 0.7, which matches the FSR maximum 
in the I-1 zone, to enable the addition of a full second level in the building in the future. The 
zoning bylaw amendment proposes to allow a FSR of 0.7 on a site-specific basis. The 
proposed warehouse and office uses comply with permitted uses in the I-2 zone.  
 
The I-2 zone allows a maximum principle building height of 15m but provides greater 
setbacks for buildings exceeding 12m in height, and smaller setbacks for buildings 12m or 
less. The zoning bylaw amendment proposes to include a site-specific amendment to the 
setbacks to allow portions of buildings greater than 12m to meet the increased setbacks, 
instead of the entire building. This will allow for greater flexibility in building siting and 
design.  
 
A summary of the current and proposed land-use regulations for the proposed 
development are provided in Table 1, below. 



Table 1: Proposed Land-Use Regulations 

 
 
 

 Current/Required Regulations Proposed Regulations 

Official 
Community Plan 
Designation 

Industrial No change 

Development 
Permit Area 

Industrial No change 

Zoning Industrial (I-2) I-2 with site specific regulations (see 
below) 

Floor Space 
Ratio (FSR) 

0.3 0.7 *site specific 

Parcel Coverage 75% 75 

Height   15m 15m 

Principle 
building 
setbacks 

Buildings with a height greater 
than 12m 
Front: 10 m 
Sides: 10m 
Rear: 10m 
 
Buildings with a height 12m or 
less 
Front: 6m 
Sides: 3m  
Rear: 3m 

Portions of buildings with a height 
greater than 12m *site specific 
Front: 10 m 
Sides: 10m 
Rear: 10m 
 
Buildings with a height 12m or less 
 
Front: 6m 
Sides: 3m  
Rear: 3m 

Landscaping and 
Screening 

Minimum 1.5m wide landscape 
buffer required along the south 
property line. Shade trees 
required in hard-surface parking 
areas. 

No change 

Parking Vehicle:  
1 per 200m² gross floor area 
(GFA) for warehouses. 1 per 30m² 
GFA for offices. Equivalent to 
approximately 39 stalls. 
 
Bicycle: 
1 long-term bike parking per 10 
employees. 
4 (10% of required off-street 
vehicle parking) 

Vehicle:  
No change.  
 
Bicycle: 
No change. 

Loading 2 spaces No change  



Servicing 
The subject property is not serviced by a community sanitary sewer system as the Town’s 
system does not extend into south Ladysmith. However, community water may be available 
via the CVRD’s Saltair system; the water main runs the property frontage on South Watts 
Road. Both the Zoning Bylaw and the Town’s Subdivision & Development Servicing Bylaw 
would require connection to community water and community sewer for the proposed 
development. The applicant plans to connect to the Saltair water system, provided the 
CVRD permits the connection. In the absence of community sewer, the applicant is 
proposing an on-site septic system capable of supporting the proposed uses. In support of 
the proposed servicing, the applicant has provided the following documents (see attached): 

• A report for water connection from MSR Solutions Inc. 
• A plan and report for an on-site septic system from MSR Solutions Inc. 

 
A variance to the Zoning Bylaw and Subdivision & Development Servicing Bylaw will be 
required to allow an interim on-site septic system while a community system is unavailable. 
This may be done through the Development Variance Permit (DVP) process, in tandem with 
the DP application process (provided the rezoning is approved by Council). The DVP may 
contain conditions such as a requirement to connect to a community sewer system within 
two years of it becoming available. Registration of a covenant may also be recommended. 
 
Agricultural Land Reserve 
The property is directly adjacent to a large property to the south that is located within the 
ALR (see Figure 2). OCP policy states that “development on lands adjacent to the ALR 
should incorporate urban-side setbacks and buffering as described in Part 3 of the Ministry 
of Ag. And Food Guide to Edge Planning”. The Food Guide to Edge Planning recommends a 
15m building setback and an 8m wide vegetative buffer on the subject property along the 
south property boundary adjacent the ALR. The proposed siting of the building would meet 
the 15m setback, however, the 8m wide buffer would cut into the proposed loading areas 
and driving surfaces. The application will be referred to the Agricultural Land Commission 
(ALC) for further comment. It is noted that additional setback and buffer requirements can 
be added to the proposed zoning bylaw amendment on a site-specific basis. 
  
COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW: 
This application is being referred to CPAC for comment in accordance with the 
Committee’s Terms of Reference and the Town’s Development Procedures Bylaw. CPAC’s 
Terms of Reference provides the following principles for reviewing OCP and Zoning Bylaw 
Amendment applications: 

• Refer to the OCP 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. 
• Provide its advice to Council in the form of a motion. 

 



ATTACHMENT(S): 
 

• Appendix A: OCP Policy Review 
• Applicant submission: 

o Conceptual designs 
o Rationale letter 
o Water report 
o On-site septic system drawings 
o On-site septic system report 
 

  



Appendix A: OCP Policy Review 
 

Policy/Policy Category Comments 
1.1 Growth Policies   
j. Preserve existing industrial lands for employment, as 
industrial land use is in relatively short supply in the 
region, and consistent with the Cowichan Industrial 
Land Use Strategy (2019). 

The land has remained undeveloped as an industrial land 
use. The proposed development presents an 
opportunity to establish additional industrial activities 
within Ladysmith’s south end. 

2.4 General Land Use Policies  
X. prioritize infill and avoid greenfield development to 
reduce pressures on natural areas. 

Development on the subject property would constitute 
infill development as the applicant is proposing to 
develop an existing parcel within an existing industrial 
area. 

Aa. New development should incorporate the use of 

green infrastructure for rainwater management – 

including groundwater infiltration, rainwater 

detention, and rain gardens – in all land uses. 

“Green” design features can be secured at time of 
rezoning (e.g. through covenant or zoning), be required 
by existing Town bylaws, and be required through 
Development Permit Area (DPA) guidelines. 

Ad. Development on lands adjacent to the ALR should 

incorporate urban-side setbacks and buffering as 

described in Part 3 of the Ministry of Ag. And Food 

Guide to Edge Planning.  

 

The subject property is adjacent to ALR lands to the 
south. The Food Guide to Edge Planning recommends a 
15m building setback from the ALR, and an 8m wide 
vegetation buffer. The application will be referred to the 
Agricultural Land Commission (ALC) for comment. 

Ak. Existing industrial lands, including marine 

industrial areas, should be protected for employment 

uses. 

 

Industrial development on the subject property would 
protect and preserve it as an industrial site. 

Reconciliation  

1.4 Place significant weight on input received by 

Stz’uminus First Nation regarding development 

proposals. 

 

An OCP amendment is required, therefore, the 
application will be referred to the Stz’uminus First 
Nation for comment. 

Transportation  

2.38 identify strategic investments in bus stops to 

improve accessibility, amenity provision and overall 

user experience. This included maintaining a priority 

list of desired transit shelter/stop upgrades that can 

be used to inform participation in BC Transit’s cost-

shared stop improvement program as well as to 

leverage any available transit infrastructure funding 

from other levels of government.  

The subject property is near a transit stop at 
Westdowne and Thicke Roads. The application will be 
referred to BC Transit for comment on the applicability 
of transit stop improvements (e.g. a shelter) at this stop.  



 

2.39 In lower density areas such as South and North 

Ladysmith, support other transit service delivery 

models such as Digital On-Demand Transit, as well as 

continued coverage and service capacity for people 

with a disability through handyDART. 

 

The application will be referred to BC Transit for 
comment on the applicability of handyDART service to 
the site.  

Municipal Infrastructure  

5.3 Where technically and operationally feasible, and 

aligned with the vision and goals of this OCP, support 

variances to development and servicing specifications 

to permit green infrastructure, public amenities, 

and/or active transportation. 

The proposed development requires a variance or 
amendment to the Zoning Bylaw & Development and 
Subdivision Servicing Bylaw to allow operation of the 
development with on-site servicing in the absence of 
community servicing. The applicant has an opportunity 
to meet this policy if the on-site servicing is “green”. 
Green servicing could be secured as a condition of 
rezoning through registration of a covenant. 

5.12 New development and rainwater infrastructure 

should be designed to manage flows to pre-

development rates and factoring in future climate 

change projections. This includes preventing 

frequently occurring small rainfall events from 

becoming surface run-off and ensuring the 

maintenance of minimum base flows, and in some 

instances augmented base flows, in water bodies. 

 

Current Town Engineering standards do not require 
pre-development rates for rainwater management. 
Rainwater management improvements that go beyond 
what bylaws currently require, such as pre-development 
rates, can be secured as a condition of rezoning through 
registration of a covenant.  

5.14 support the integration of rainwater detention, 

infiltration, and conveyance systems with community 

or natural amenity space where possible. New 

development must implement their own sustainable 

rainwater management infrastructure. 

 

See point above. 

5.15 mimic natural ecosystem processes in rainwater 

system design and construction as much as possible. 

This includes minimizing runoff, maximizing 

infiltration, preserving and protecting the water 

absorbing capabilities of soil, vegetation and trees 

particularly along riparian corridors, and minimizing 

impervious surfaces on both private and public lands. 

 

See point above. 



5.16 encourage rainwater capture and discharge to 

ground where appropriate on public and private 

properties, while reducing impact to downslope 

properties.  

See point above. 

5.17 stormwater quality should meet applicable 

standards from the BC stormwater planning 

guidebook at the time it is discharged into receiving 

waterbodies. 

 

See point above. 

Social Infrastructure  

6.24 Provide engagement opportunities for all major 

projects unless public input cannot influence 

outcomes.  

 

It is expected that if this application proceeds, a public 
hearing will be held in accordance with the 
requirements under the Local Government Act. 

Local Economy  

7.5 Support the retention of – and multi-modal access 

to – employment lands in other commercial and 

industrial areas including the waterfront, midtown 

and south Ladysmith.  

 

The subject property is located in south Ladysmith. 
Development of the lands as an industrial facility would 
help support its retention as industrial lands. 

7.9 support green economic development activities, 

which range from local agriculture and food 

processing, to green businesses and green jobs 

supporting building retrofits, heat pump installations, 

and other means to move Ladysmith’s buildings and 

infrastructure to net zero emissions. 

 

The proposed uses in the development include 
warehouses and offices. There is potential to meet this 
policy if the proposed uses support green economic 
development activities.  

7.12 consider development proposals’ impacts on and 

resilience to climate change during the approvals 

process. 

 

Consideration is given to climate change impacts based 
on additional policies noted in this table. CPAC may 
provide additional considerations. 

7.13 existing industrial lands – both in terms of lands 

that are designated for industrial land uses and lands 

that are currently being used for industrial land uses – 

should be protected. 

 

The applicant is proposing to keep the land within the 
Industrial designation and Industrial zoning. The 
proposed development is for industrial uses. 



Green Buildings  

8.4 All new buildings subject to rezoning should 

achieve net zero emissions as a condition of rezoning. 

This means that 100% of new buildings’ space and 

water heating and cooling needs are net by zero 

emissions systems starting immediately 

Conditions respecting emissions, such as requiring 
renewable energy sources, and green building design 
can be secured as a condition of rezoning through 
registration of a covenant. 
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SITE PLAN AND
ZONING INFO

SITE INFO:
CIVIL ADDRESS: 10750 SOUTH WATTS ROAD, LADYSMITH, BC
LEGAL DESCRIPTION: LOT 20, DISTRICT LOT 72, PLAN 8793, OYSTER DISTRICT
ZONING - CURRENT: I-2 INDUSTRIAL
ZONING - PROPOSED: TBD AFTER REZOING

SITE AREA: 9,288.3m² 

PROPOSED BUILDING AREA: 3,860m² ( 41.6% SITE COVERAGE)
ALLOW. SITE COVERAGE I-2: 75%
ALLOW. SITE COVERAGE I-1: 75%

PROPOSED BUILDING AREA: 3,860m²
PROPOSED GROSS AREA:

OFFICE: 597.9m²
UPPER STORAGE: 597.9m²
WAREHOUSE:  3,170.1m²

TOTAL GFA: 4,365.1m²
PROPOSED FAR: 4,365.1 / 9,288.3 = 0.47

ALLOW. FLOOR AREA RATIO (FAR):
EXISTING ZONING I-2: 0.3
PROPOSED: 0.7 - 0.47 AS PRESENTED

LOADING AND PARKING

LOADING AND PARKING

LOADING AND PARKING

PRELIMINARY BUILDING HEIGHT: 15.0m ( MAX. 15.0m AS PER ZONING )

REQUIRED PARKING: WAREHOUSE & STORAGE : 1 / 200m² 
TOTAL WAREHOUSE AREA: 3,170.1m² / 200 = 18.84

OFFICE: 1 / 30m²
TOTAL OFFICE AREA: 597.9m² / 30 = 19.93
18.84 + 19.93 = 38.77 = 39 STALLS

PRELIMINARY PARKING: 41 STALLS,INCLUDING 3 HC @ FRONT ENTRANCES
3 LOADING ZONES PER UNIT - 9 TOTAL

REQUIRED SETBACKS: 6.0m FRONT (SOUTH WATTS)
3.0m ALL OTHER
10.0m FOR ALL BUILDING SECTIONS OVER 12.0m

LANDSCAPE BUFFERS: SOUTH WATTS ( WEST ) - 6.0m TO ALIGN WITH BUILDING
HIGHWAY 1 ( EAST ) - 3.0m PLUS RETAINING WALL SCREENING
SOUTH - FACING A-RR - 1.5m MIN. REQUIRED
NORTH - AJOINING I-2 - NOT REQUIRED
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November 29, 2022 

Colony Construction Corporation 
19099 25 Ave Unit 204 
Surrey, BC 
V3Z 3V2 

Attention: Hamed Ghaznavizadeh 

Re: 10750 South Watts Rd Water System 

 

Dear Mr. Ghaznavizadeh, 

Upon review of potential water servicing options at 10750 South Watts Rd in Ladysmith, MSR Solutions (MSRS) 
has the following comments. 

There is an existing 6” (150 mm) watermain with a fire hydrant on South Watts Rd operated by the Cowichan 
Valley Regional District as part of the Saltair Water System as shown in Figure 1. The CVRD has indicated that the 
development can connect to the watermain at an approximate cost of $50,000, subject to changes as design 
proceeds. As the water meter costs upwards of $10,000 and single family dwellings are $7,000, the estimated 
connection and installation fees are reasonable. 

 

Figure 1: Existing Watermain on South Watts Rd 

The water supply from the CVRD can accommodate daily usage and will be metered and billed by the CVRD. If 
additional storage is required for the sprinkler system, requirements will be sized by a fire protection engineer as 
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per NFPA 13 – Standard for the Installation of Sprinkler Systems and MSRS will coordinate the design into the civil 
works. 

The CVRD will hot tap into the watermain on South Watts Rd and provide both a 50 mm metered connection and 
a 150 mm fire flow line. The fire flow main will have a normally closed valve installed at the property line. 

A Class “D” cost estimate is outlined below. 

Item Cost Comments 

Municipal Water Connection $50,000 6” main, metered to property line 

Water Distribution to Warehouse $10,000 Watermain from meter to building. 

Fire Protection Tanks $15,000 If required 

Contingency (35%) $26,000  

Total $101,000  

 

The proposed development can on 10750 South Watts Rd can be serviced by connecting to the Saltair Water 
System’s watermain located on South Watts Rd. It is proposed to install both a 50 mm metered service and 
additional fire flow main. Class D costs for the water servicing is $101,000. 

 

 

Regards, 

MSR Solutions Inc. 

 

Jeff Brett, E.I.T. 
Project Engineer 
 



     MSR File No. 22-730 
10750 South Watts Rd Water System MSR SOLUTIONS INC.    

 
 

 

M:\MSR Projects\22-730 692 Ross Power Ladysmith Development\05-Reports Calculations\Water Servicing Letter.docx 

 MSR Solutions Inc. #125 - 662 Goldstream Avenue, Victoria, B.C. V9B 0N8 
T: 250.479.5164 | F: 888.277.2816 

W: www.msrsolutions.ca 
Permit to Practice #1001876 

3 

 

 



N

M
:\M

SR
 P

ro
je

ct
s\

22
-7

30
 6

92
 R

os
s 

Po
w

er
 L

ad
ys

m
ith

 D
ev

el
op

m
en

t\0
3-

D
ra

w
in

gs
\C

on
ce

pt
ua

l a
nd

 P
re

lim
in

ar
y 

D
es

ig
n\

C
04

 D
IS

PO
SA

L 
D

ET
AI

LS
 C

U
R

R
EN

T.
dw

g,
 2

02
2-

10
-2

0 
3:

50
:0

2 
PM

, A
ud

ra
, A

N
SI

 fu
ll 

bl
ee

d 
B 

(1
7.

00
 x

 1
1.

00
 In

ch
es

)

AutoCAD SHX Text
0

AutoCAD SHX Text
1:20

AutoCAD SHX Text
0.4

AutoCAD SHX Text
1.2m

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
1.

AutoCAD SHX Text
A.M.

AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
M.S.

AutoCAD SHX Text
1

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
BY

AutoCAD SHX Text
REVISIONS

AutoCAD SHX Text
ENG

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
BY

AutoCAD SHX Text
ISSUED

AutoCAD SHX Text
ENG

AutoCAD SHX Text
PRELIMINARY - FOR DISCUSSION PURPOSES ONLY

AutoCAD SHX Text
OCTOBER 2022

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
APPROVED BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
DESIGN BY:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DESCRIPTION:

AutoCAD SHX Text
PROJECT:

AutoCAD SHX Text
HORZ. SCALE:

AutoCAD SHX Text
VERT. SCALE:

AutoCAD SHX Text
MSR SOLUTIONS INC.

AutoCAD SHX Text
INNOVATIVE ENGINEERING SERVICES 125 - 662 GOLDSTREAM AVENUE, LANGFORD B.C. V9B 0N8 OFFICE: (250) 479 - 5164 FAX: 888.277.2816 info@msrsolutions.ca www.msrsolutions.ca

AutoCAD SHX Text
PROJ No.:

AutoCAD SHX Text
DRAWING No.:

AutoCAD SHX Text
SHEET       OF  

AutoCAD SHX Text
VERSION No.:

AutoCAD SHX Text
PERMIT TO PRACTICE #1001876

AutoCAD SHX Text
692 ROSS POWER LADYSMITH DEVELOPMENT

AutoCAD SHX Text
TREATMENT DISPOSAL PLAN, SECTIONS AND DETAILS

AutoCAD SHX Text
AS SHOWN

AutoCAD SHX Text
-

AutoCAD SHX Text
4

AutoCAD SHX Text
-

AutoCAD SHX Text
C04

AutoCAD SHX Text
22-730

AutoCAD SHX Text
1

AutoCAD SHX Text
A.M.

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
J.B.

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
J.B

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
M.S.

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
SUBSURFACE WETLAND PLAN

AutoCAD SHX Text
1:50

AutoCAD SHX Text
WOVEN GEOTEXTILE FABRIC

AutoCAD SHX Text
ATLANTIC ECO-BLOX (TYP.)

AutoCAD SHX Text
FIRESTONE EPDM LINER

AutoCAD SHX Text
LINER EDGE BEHIND FOLD

AutoCAD SHX Text
TAPE HOLDING FOLD

AutoCAD SHX Text
FOLD LINE

AutoCAD SHX Text
GEOTEXTILE LINER OUTSIDE FIRESTONE EPDM LINER

AutoCAD SHX Text
LEAVE 5cm GAP ABOVE FIRESTONE EPDM LINER

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
LINER CORNER FOLD DIAGRAM

AutoCAD SHX Text
1:20

AutoCAD SHX Text
WOVEN GEOTEXTILE FABRIC

AutoCAD SHX Text
FIRESTONE EPDM LINER

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
EXISTING GRADE

AutoCAD SHX Text
WETLAND PLANTS

AutoCAD SHX Text
1

AutoCAD SHX Text
-

AutoCAD SHX Text
2

AutoCAD SHX Text
-

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
1:50

AutoCAD SHX Text
1

AutoCAD SHX Text
-

AutoCAD SHX Text
SUBSURFACE WETLAND DETAIL 1

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
1:50

AutoCAD SHX Text
2

AutoCAD SHX Text
-

AutoCAD SHX Text
SUBSURFACE WETLAND DETAIL 2

AutoCAD SHX Text
100mm SCH40 PVC FROM SEPTIC TANK

AutoCAD SHX Text
ATLANTIC ECO-BLOX (TYP.) (TOTAL=102)

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
TRAFFIC BOLLARD (TYP.)

AutoCAD SHX Text
ATLANTIC PV1700 PUMP VAULT

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
ATLANTIC ECO-BLOX (TYP.) (TOTAL=102)

AutoCAD SHX Text
ATLANTIC PV1700 PUMP VAULT

AutoCAD SHX Text
100mm INLET

AutoCAD SHX Text
75mm   HOLES IN   HOLES IN PUMP VAULT AT BLOX CONNECTION (TYP.)

AutoCAD SHX Text
WOVEN  GEOTEXTILE FABRIC

AutoCAD SHX Text
FIRESTONE EPDM LINER

AutoCAD SHX Text
PEAT MOSS

AutoCAD SHX Text
WETLAND PLANTS

AutoCAD SHX Text
EXISTING  GRADE

AutoCAD SHX Text
ATLANTIC ECO-BLOX (TYP.) (TOTAL=102)

AutoCAD SHX Text
WAREHOUSE  BLDG BY OTHERS

AutoCAD SHX Text
WAREHOUSE BLDG  FOUNDATION BY OTHERS. 

AutoCAD SHX Text
WOVEN GEOTEXTILE  FABRIC

AutoCAD SHX Text
OBSERVATION PORT

AutoCAD SHX Text
TRAFFIC BOLLARD (TYP.) 114mm x 1308mm (4.5" x 52")

AutoCAD SHX Text
50mm ASPHALT HMAC

AutoCAD SHX Text
SLOPE 2%

AutoCAD SHX Text
 

AutoCAD SHX Text
150mm GRANULAR BASE  (19mm TYPE 1 FILL)

AutoCAD SHX Text
300mm GRANULAR SUB-BASE 75mm CLEAR CRUSH

AutoCAD SHX Text
0

AutoCAD SHX Text
1:50

AutoCAD SHX Text
1

AutoCAD SHX Text
3m



M
:\M

SR
 P

ro
je

ct
s\

22
-7

30
 6

92
 R

os
s 

Po
w

er
 L

ad
ys

m
ith

 D
ev

el
op

m
en

t\0
3-

D
ra

w
in

gs
\C

on
ce

pt
ua

l a
nd

 P
re

lim
in

ar
y 

D
es

ig
n\

C
03

 T
R

EA
TM

EN
T 

PL
AN

.d
w

g,
 2

02
2-

10
-2

0 
3:

50
:5

4 
PM

, A
ud

ra
, A

N
SI

 fu
ll 

bl
ee

d 
B 

(1
7.

00
 x

 1
1.

00
 In

ch
es

)

AutoCAD SHX Text
0

AutoCAD SHX Text
1:25

AutoCAD SHX Text
0.5

AutoCAD SHX Text
1.5m

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
TREATMENT PLAN

AutoCAD SHX Text
1:25

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
1.

AutoCAD SHX Text
A.M.

AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
M.S.

AutoCAD SHX Text
1

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
BY

AutoCAD SHX Text
REVISIONS

AutoCAD SHX Text
ENG

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
BY

AutoCAD SHX Text
ISSUED

AutoCAD SHX Text
ENG

AutoCAD SHX Text
PRELIMINARY - FOR DISCUSSION PURPOSES ONLY

AutoCAD SHX Text
OCTOBER 2022

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
APPROVED BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
DESIGN BY:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DESCRIPTION:

AutoCAD SHX Text
PROJECT:

AutoCAD SHX Text
HORZ. SCALE:

AutoCAD SHX Text
VERT. SCALE:

AutoCAD SHX Text
MSR SOLUTIONS INC.

AutoCAD SHX Text
INNOVATIVE ENGINEERING SERVICES 125 - 662 GOLDSTREAM AVENUE, LANGFORD B.C. V9B 0N8 OFFICE: (250) 479 - 5164 FAX: 888.277.2816 info@msrsolutions.ca www.msrsolutions.ca

AutoCAD SHX Text
PROJ No.:

AutoCAD SHX Text
DRAWING No.:

AutoCAD SHX Text
SHEET       OF  

AutoCAD SHX Text
VERSION No.:

AutoCAD SHX Text
PERMIT TO PRACTICE #1001876

AutoCAD SHX Text
692 ROSS POWER LADYSMITH DEVELOPMENT

AutoCAD SHX Text
TREATMENT PLAN

AutoCAD SHX Text
1:25

AutoCAD SHX Text
1:25

AutoCAD SHX Text
3

AutoCAD SHX Text
-

AutoCAD SHX Text
C03

AutoCAD SHX Text
22-730

AutoCAD SHX Text
1

AutoCAD SHX Text
A.M.

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
J.B.

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
J.B.

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
M.S.

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
POLYLOK PL122 EFFLUENT FILTER

AutoCAD SHX Text
EDI MAXAIR STAINLESS STEEL 610mm COARSE AIR DIFFUSER

AutoCAD SHX Text
GALCON PRECAST 1350 IMP. GAL TANK

AutoCAD SHX Text
BLUE DIAMOND 120 ENVIRO-ET AIR PUMP C/W WATERTIGHT VALVE BOX

AutoCAD SHX Text
100mm  PVC AT 2% SLOPE

AutoCAD SHX Text
CANWEST TANKS FRP 4860 FIBREGLASS TANK BOLTED TO BASE WITH ANTI FLOATATION FLANGE

AutoCAD SHX Text
GALCON PRECAST 3560 IMP. GAL TANK

AutoCAD SHX Text
1/4" (20 mm ) SCH. 40 PVC AIR LINE

AutoCAD SHX Text
RETURN TO 350 IMP. GAL TANK WITH MINIMUM SLOPE OF 2%

AutoCAD SHX Text
10mm  OVERFLOWHOLES SPACED +/- 0.07m APART 

AutoCAD SHX Text
8" (200mm) VENTED SCREW ON LID OR APPROVED EQUAL

AutoCAD SHX Text
FROM WAREHOUSE

AutoCAD SHX Text
TO WETLAND

AutoCAD SHX Text
TO WETLAND



M
:\M

SR
 P

ro
je

ct
s\

22
-7

30
 6

92
 R

os
s 

Po
w

er
 L

ad
ys

m
ith

 D
ev

el
op

m
en

t\0
3-

D
ra

w
in

gs
\C

on
ce

pt
ua

l a
nd

 P
re

lim
in

ar
y 

D
es

ig
n\

C
02

 T
R

EA
TM

EN
T 

PR
O

FI
LE

.d
w

g,
 2

02
2-

10
-2

0 
3:

49
:3

6 
PM

, A
ud

ra
, A

N
SI

 fu
ll 

bl
ee

d 
B 

(1
7.

00
 x

 1
1.

00
 In

ch
es

)

AutoCAD SHX Text
0

AutoCAD SHX Text
1:25

AutoCAD SHX Text
0.5

AutoCAD SHX Text
1.5m

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
TREATMENT PROFILE

AutoCAD SHX Text
1:25

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
1.

AutoCAD SHX Text
A.M.

AutoCAD SHX Text
PRELIMINARY

AutoCAD SHX Text
M.S.

AutoCAD SHX Text
1

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
BY

AutoCAD SHX Text
REVISIONS

AutoCAD SHX Text
ENG

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
BY

AutoCAD SHX Text
ISSUED

AutoCAD SHX Text
ENG

AutoCAD SHX Text
PRELIMINARY - FOR DISCUSSION PURPOSES ONLY

AutoCAD SHX Text
OCTOBER 2022

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
APPROVED BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
DESIGN BY:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
DESCRIPTION:

AutoCAD SHX Text
PROJECT:

AutoCAD SHX Text
HORZ. SCALE:

AutoCAD SHX Text
VERT. SCALE:

AutoCAD SHX Text
MSR SOLUTIONS INC.

AutoCAD SHX Text
INNOVATIVE ENGINEERING SERVICES 125 - 662 GOLDSTREAM AVENUE, LANGFORD B.C. V9B 0N8 OFFICE: (250) 479 - 5164 FAX: 888.277.2816 info@msrsolutions.ca www.msrsolutions.ca

AutoCAD SHX Text
PROJ No.:

AutoCAD SHX Text
DRAWING No.:

AutoCAD SHX Text
SHEET       OF  

AutoCAD SHX Text
VERSION No.:

AutoCAD SHX Text
PERMIT TO PRACTICE #1001876

AutoCAD SHX Text
692 ROSS POWER LADYSMITH DEVELOPMENT

AutoCAD SHX Text
TREATMENT PROFILE

AutoCAD SHX Text
1:25

AutoCAD SHX Text
1:25

AutoCAD SHX Text
2

AutoCAD SHX Text
-

AutoCAD SHX Text
C02

AutoCAD SHX Text
22-730

AutoCAD SHX Text
1

AutoCAD SHX Text
A.M.

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
J.B.

AutoCAD SHX Text
2022.10.13.

AutoCAD SHX Text
J.B.

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
M.S.

AutoCAD SHX Text
2022.10.20.

AutoCAD SHX Text
POLYLOK PL122 EFFLUENT FILTER

AutoCAD SHX Text
EDI MAXAIR STAINLESS STEEL 610mm COARSE AIR DIFFUSER

AutoCAD SHX Text
GALCON PRECAST 1350 IMP. GAL TANK

AutoCAD SHX Text
SLUDGE RETURN

AutoCAD SHX Text
100mm  FERNCO COUPLER

AutoCAD SHX Text
BLUE DIAMOND 120 ENVIRO-ET AIR PUMP C/W WATERTIGHT VALVE BOX

AutoCAD SHX Text
100mm  PVC AT 2% SLOPE

AutoCAD SHX Text
CANWEST TANKS FRP 4860 FIBREGLASS TANK BOLTED TO BASE WITH ANTI FLOATATION FLANGE

AutoCAD SHX Text
GALCON PRECAST 3560 IMP. GAL TANK

AutoCAD SHX Text
1/4" (25mm ) SCH. 40 PVC BALL VALVE

AutoCAD SHX Text
1/4" (20 mm ) SCH. 40 PVC AIR LINE

AutoCAD SHX Text
AIRLIFT PUMP. 

AutoCAD SHX Text
DUPLEX EFFLUENT PUMPS TO DISPOSAL FIELD. FLOATS, BRACKETS, HANGERS AND WIRING NOT SHOWN FOR CLARITY.

AutoCAD SHX Text
INLET ON BOTTOM OF TANK C/W PERFORATIONS <11 mm 

AutoCAD SHX Text
RETURN TO 350 IMP. GAL TANK

AutoCAD SHX Text
SJE RHOMBUS CONTROL PANEL

AutoCAD SHX Text
1m3 OF OASE HEL-X 12 BIOMEDIUM

AutoCAD SHX Text
610mm H20 RATED ACCESS LIDS

AutoCAD SHX Text
TO ENGINEERED WETLAND

AutoCAD SHX Text
100mm GRAVITY SEWER FROM WAREHOUSE

AutoCAD SHX Text
100mm GRAVITY SEWER FROM WAREHOUSE








	i. 2023.09.06 CPAC Agenda.pdf
	i. 2023.09.06 CPAC Agenda pkg.pdf
	i. 2023.09.06 CPAC Agenda pkg_not complete.pdf
	i. 2023.09.06 CPAC Agenda.pdf
	i. 2023.09.06 CPAC Agenda pkg_not complete.pdf
	b. 2023.05.03 DRAFT CPAC Minutes.pdf
	2023.09.06 CPAC report with attachments ZBL 23-01.pdf
	2023.09.06 CPAC report ZBL 23-01.pdf
	Attachment A rationale ltr zbl appl 3360-23-01 19 Gatacre St.pdf



	2023.09.06 CPAC Report with attchments ZBL 23-02.pdf
	2023.08.30 CPAC Report.pdf
	CPAC attachments.pdf
	2022.06.22 site survey ZBL 23-02 10750 South Watts Rd
	Sheets and Views
	C-Size


	2023.03.02 drawings ZBL 23-02 10750 South Watts Rd
	Sheets: A1.1 - SITE PLAN AND ZONING INFO
	Sheets: A1.2 - STREET VIEWS
	Sheets: A1.3 - STREET VIEWS
	Sheets: A1.4 - SITE SECTIONS

	2023.02.22 rational ltr fr HEROLD ENGINEERING ZBL 23-02 10750 South Watts Rd
	2022.11.29 site review MSR SOLUTIONS water servicing ZBL 23-02 10750 South Watts
	2022.10.20 disposal details 3360-23-02 10750 S Watts Rd
	Sheets and Views
	ANSI B (279x432)


	2022.10.20 treatment plan 3360-23-02 10750 S Watts Rd
	Sheets and Views
	ANSI B (279x432)


	2022.10.20 treatment profile 3360-23-02 10750 S Watts Rd
	Sheets and Views
	ANSI B (279x432)


	2023.08.24 10750 South Watts Rd-Sewage System report






