
AGENDA 
Community Planning Advisory Committee 

Wednesday, April 3, 2024 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 
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. AGENDA APPROVAL (7:05pm)  

 
3. ADOPTION OF February 7, 2024 MINUTES* (7:05pm) 

 
4. NEW BUSINESS (7:05pm) 

None. 
 

5. COUNCIL REFERRALS (7:05pm) 
  
a. Zoning Bylaw Amendment Application 3360-18-11 – 10910 Westdowne Road*  

(30 minutes) 
 

6. MONTHLY BRIEFING (7:35pm) 
 File Updates (10 minutes) 
   
7. NEXT MEETING – TBD  
 
8. ADJOURNMENT (7:45 pm) 
 
 
*Attachments 





MINUTES 
Community Planning Advisory Committee 

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

 

 

 

 

 

PRESENT: Chair – Jason Robertson; Members - John Scott, Tonya Soules, Keona Wiley, 
Julika Pape, Anthony Price; Alt. Council Liaison – Amanda Jacobson; Senior 
Planner - Julie Thompson; Recorder – Cassandra Taylor 

 
ABSENT:  Members – Jennifer Aker; Council Liaison – Marsh Stevens 
  
  
 
Jason Robertson called the meeting to order at 7:02pm, acknowledging with gratitude 
that Ladysmith is located on the unceded territories of the Stz’uminus First Nation. 
 
1. AGENDA APPROVAL 
It was moved, seconded, and carried that the Agenda of February 7, 2024, Community 
Planning Advisory Committee meeting be approved. CPAC welcomed new member, 
Anthony Price. 
 
2. ADOPTION OF MINUTES 
It was moved, seconded, and carried that the Minutes of November 1, 2023, Community 
Planning Advisory Committee meeting be approved. 
 
3. NEW BUSINES 

a. Update on the Provincial Housing Legislation Changes 
Senior Planner Julie Thompson provided an information handout to Committee 
members outlining the new Provincial Small Scale Multi-Unit Housing (SSMUH) 
legislation. The handout will also be posted on the Town’s website as an information 
bulletin to the public. Committee members were advised that the new legislation is 
posted on the Province’s website for viewing. 
 
Committee members were given the opportunity to ask questions to which J. 
Thompson provided answers to.  
 

b. Terms of Reference Review 
Senior Planner J. Thompson provided an overview of the CPAC Terms of Reference, 
outlining items such as the CPAC mandate and the Committee’s scope of work. This 
included what types of applications the Committee will be reviewing, meeting 
management, the roles of each Committee member, and Committee meeting dates 
and notices. Ms. Thompson provided a CPAC member cheat sheet which outlined 
the roles and responsibilities of each committee member, applicants and staff.  
 
Committee members asked questions regarding clarification of their roles on the 
Committee, which J. Thompson clarified. 
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c. Mock Council Referral – Zoning Bylaw and OCP Amendment Application 3060-

22-05 – Coach House at 1141 Cloke Road 
Senior Planner J. Thompson provided an annotated agenda to assist with the mock 
referral.  

 
Mock Referral 
Senior Planner J. Thompson provided a brief overview of the mock proposal for the  
Rezoning and OCP Amendment application at 1141 Cloke Road to allow a coach 
house on the subject property and bring the property into Development Permit Area 
10 – Coach House Intensive Residential 
 
Ms. Thompson, acting as the applicants, provided a brief presentation to the 
Committee outlining their rationale for the proposed coach house.  
 
Committee members had questions for the applicant and staff, including who the 
tenants might be, why a bigger footprint is being proposed, and clarification on how 
the upper storey would be separated from the lower storey.  
 
Committee members discussed the application and provided the following mock 
resolutions: 

 
It was moved, seconded and carried that the Community Planning Advisory 
Committee recommends that Council approve Zoning Bylaw and OCP Amendment 
application 3060-22-05 (1141 Cloke Road) as presented. 
 
It was moved, seconded and carried that CPAC recommends that Council direct 
staff to amend the R-1 Zone to allow Coach Houses. 
 
End of Mock Referral 

 
 

4. COUNCIL REFERRALS 
None 

 
5. MONTHLY BRIEFING 

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

• 3360-23-01 (19 Gatacre St.) – adopted by Council on December 19, 
2023. 

 
Senior Planner J. Thompson provided an update on a previous CPAC and Council 
recommendation to investigate allowing secondary suites in the R-1-HCA zone.   
Ms. Thompson explained that the new legislation changes for SSMUH requires that 
suites are to be permitted in all single-family residential zones, including R-1-HCA. 

 
6. NEXT MEETING – TBD  
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7. ADJOURNMENT 
It was moved, seconded, and carried that the meeting be adjourned at 8:58 PM. 
 
 
 
 
        

  
__________________________________ 

                                   Chair (J. Robertson) 
 

RECEIVED: 
 
______________________________________ _     
       Corporate Officer (S. Bouma) 





 

 

CPAC REFERRAL REPORT 
 

Report Prepared By:  Julie Thompson RPP, MCIP, Senior Planner 
Date: April 3, 2024  
File No:  3360-18-11 
RE: Zoning Bylaw Amendment – 10910 Westdowne Road 
 

 

INTRODUCTION/BACKGROUND: 
The Town has received a zoning bylaw amendment application to allow an outdoor 
commercial storage yard on the subject property. The applicant is proposing to provide 
commercial outdoor storage to customers for RVs, boats, and trade contractor tool cribs. 
The proposed use is not permitted in the current Light Industrial (I-1) zone. CPAC is being 
asked to provide comment on the rezoning application in accordance with the Terms of 
Reference. 
 
Subject property 
The subject property is a 1.05ha parcel located at 10910 Westdowne Road. The property 
is currently designated Industrial under “Official Community Plan Bylaw 2022, No. 2200”, 
zoned Light Industrial (I-1) under “Town of Ladysmith Zoning Bylaw 2014, No. 1860” and 
falls within Development Permit Area 5 – Industrial (DPA 5) and Development Permit Area 
6 – Riparian (DPA 6). Adjacent land uses include:  

• North: Industrial (I-1) zoned land. 
• East: Westdowne Road and TransCanada Highway. Lands opposite the highway are 

in the CVRD.  
• South: Indoor and outdoor commercial storage facility (CVRD land).  
• West: Riparian and vacant (treed) Industrial Crown land. 

 
A transit stop is located to the south in front of the Town and Country Mobile Home Park 
on Westdowne Road with service between Nanaimo and Duncan.  
 
A riparian area bisects the property. The front of the property currently contains outdoor 
storage of RVs, boats, and other vehicles, a small electrical building, a graveled area for the 
outdoor storage, a perimeter fence, and retaining wall. The rear of the property is vacant 
and vegetated (see figure 1). 
 



 
 

Background: 
The rezoning application was submitted by the owners in 2018 and the file was first 
reviewed by Council on November 19, 2018, at which time direction was given to resolve 
several items before bringing the zoning bylaw amendment back to Council for 
consideration of first and second readings. CPAC had not been formed in 2018 when the 
application was received and thus was not referred the application at the time. However, 
this application does fall within CPAC’s Terms of Reference now and is being referred to 
CPAC for comment. 
 
The applicant has completed the conditions of Council and the file has resumed.  
 
Table 1, below, summarizes Council’s direction from the November 19, 2018, meeting and 
provides staff comments. 
 

Council Direction Item Completed?/Staff comments 
Obtain a building permit for the retaining wall 
that was built on the property 

Complete. The applicant rebuilt the retaining 
wall such that it is stepped and does not require 
a building permit and meets zoning bylaw 
regulations. 

Obtain a demolition permit for the dwelling Complete. The dwelling was removed. 

Figure 1: Subject property aerial photo. 



Connect the property to the Town of 
Ladysmith water system as required by DVP 
11-01 and Covenant CA2774644 

The water main was built along the property 
frontage such that connection is possible in the 
future. However, connection is not possible 
until on-going water quality issues are 
resolved. The Town has securities from the 
applicant to ensure connection and this 
requirement is considered resolved. See 
‘Servicing’, below, for more details. 

Submit the riparian landscape bond of $1200 
(DP 18-06) 

Complete. 

 
Council also provided the following direction to staff: 

• Add ‘storage yard’ as a site-specific principal permitted use; 
• Add a definition of ‘contractor tool crib’;  
• Amend the definition of ‘storage yard’ to include RVs, boats and contractor tool 

cribs; and  
• Direct staff to investigate the number of shipping containers permitted on industrial 

zoned properties in other municipalities for the purpose of storage, and report back 
to Council. 

 
The November 19, 2018 staff report to Council, Council meeting minutes, and a proposed 
landscape plan are attached for reference. 
 
PROPOSAL  
The applicant is requesting an amendment to the zoning bylaw to permit an outdoor 
commercial storage yard use for the commercial storage of RVs, boats, and contractor tool 
cribs. The proposal requires an amendment to the I-1 zone on the property. No storage 
buildings are proposed at this time, as the use will only be operated outdoors on the land. 
Density regulations, such as floor space ratio and parcel coverage, and other building 
regulations, such as setbacks and building height, are not proposed to change as these 
regulations are only relevant to buildings. A site-specific zoning amendment is proposed to 
allow the use on the subject property within the existing I-1 zone. A breakdown of the 
features of the proposed development is provided in Table 1.  
 
The applicant has also requested the allowance of shipping containers to be stored on the 
property as these are commonly used as contractor tool cribs (see attached previous staff 
report with background information). Current regulations in the Zoning Bylaw restrict the 
number of shipping containers per property in industrial zones, thus, per Council’s 
direction, staff is investigating the number of shipping containers permitted on industrial 
zoned properties in other municipalities for storage purposes. 
 
 



Table 1: Application Summary 
 

 
The development currently consists of: 

• A large gravel area where RVS, boats, and vehicles are stored. 
• A stepped retaining wall near the middle of the property. 
• Fencing around the perimeter of the use on the property. 

 
DISCUSSION: 
Official Community Plan: 
 
The subject property is located in the Industrial designation in the OCP. The Industrial 
designation applies to industrial park areas and the industrial waterfront area and is 
intended to accommodate industrial development and employment centres. It provides for 
a range of industrial and light industrial uses, and limited commercial uses to support 
industrial parks. The proposed use is consistent with the Industrial designation. Table 2, 
below, summarizes other relevant OCP policies and provides some analysis of the proposal 
against these policies. 
 

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. 
 

 Current/Required  Proposed 

Official 
Community 
Plan 
Designation 

Industrial No change. 

Development 
Permit Area 

DPA 5 – Industrial 

DPA 6 – Riparian  

No change. 

Zoning I-1 I-1 with site specific use 
permitting ‘storage yard’ on the 
property.  

Amend the definition of ‘storage 
yard’ in the definitions section of 
the zoning bylaw. 

Add a definition for ‘contractor 
tool crib’ in the definitions 
section of the zoning bylaw. 



Policy/Policy Category Comments 
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. 

Y. New development should protect and enhance 
natural assets including tree stands, natural features, 
habitat areas, the Salish Sea and shoreline, streams, 
and wetlands. 

The subject property contains a riparian area. A DP was 
issued in 2018 which identified the creek and adjacent 
streamside protection and enhancement area (SPEA) 
and identified restoration of the SPEA. SPEA restoration 
was completed and a report from the applicant’s 
Qualified Environmental Professional (QEP) was 
submitted in July 2023, confirming this. The creek and 
SPEA will maintain protection through the Riparian 
Development Permit Area (DPA 6), the Provincial 
Riparian Areas Protection Regulation (RAPR), and the 
SPEA restoration. 

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. 

The site on which the use is located has a surface 
material of crushed gravel, which is permeable. Paving 
the storage area can be prohibited through mechanisms 
including Development Permit and covenant. 
 

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. 

Transportation  

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. 

HandyDART service is likely not necessary for this 
development due to its nature as an outdoor storage 
facility.  

2.40 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 on 
Westdowne Road. The development is not expected to 
increase transit use at the stop on Westdowne due to its 
nature as a storage facility, but the application will be 
referred to BC Transit for comment. 

Local Economy  

7.12 Consider development proposals’ impacts on and 

resilience to climate change during the approvals 

process. 

Transportation is the number one contributor of 
greenhouse gas (GHG) emissions in Ladysmith, and the 
proposed development is in south Ladysmith, which is 
not a transit-oriented area, resulting in few 



Policy/Policy Category Comments 
opportunities for active and alternative modes of 
transportation to the development. However, the use is 
for storage of vehicles such as boats and RVs and is not 
expected to generate regular traffic to the property 
except for dropping off or picking up these vehicles 
seasonally. Having an outdoor storage facility such as 
this for boats and RVs will allow Ladysmith residents the 
opportunity to store their recreational vehicles closer to 
home, which will reduce the distance that they might 
otherwise travel to store their vehicles at facilities 
elsewhere. 

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 proposal will keep the land within the Industrial 
designation and Industrial zoning. The proposed 
development is for industrial uses. 

 
Development Permit Areas: 
The subject property is partially located DPA 6 – Riparian. A wetland reach of a tributary of 
Stocking Creek is located on the property (see figure 2). Stocking Creek is a fish-bearing 
watercourse. 
 
Riparian DP 18-06 was issued in 2018 to allow for vegetation clearing, grading, placement 
of gravel, and restoration of the riparian area on the property. During the DP process, the 
proposed development was assessed by a Qualified Environmental Professional (QEP) who 
determined that the proposed development is not expected to impact the riparian area and 
wetland. The QEP recommended restoration of the Streamside Protection and 
Enhancement Area (SPEA) along the wetland and SPEA fencing, which was completed. 

Figure 2: SPEA & DPA 6 location. 



Should additional site works be proposed within the DPA 6 area on the property, a new 
riparian DP will be required. 
 
The subject property is located within DPA 5 – Industrial. The applicants applied for an 
industrial DP for landscaping, a retaining wall, and fencing to screen the proposed use. The 
DP is currently in process and will proceed to Council for consideration should the rezoning 
application be approved. The proposed landscape plan is attached for reference. 
 
Zoning Bylaw: 
The subject property is zoned I-1. The I-1 zone does not permit the proposed commercial 
outdoor storage yard use. ‘Storage yard’ is listed as a permitted use in the I-2 zone but its 
definition does not include the storage of RVs, boats, and contractor tool cribs. The 
following amendments to the zoning bylaw are proposed to facilitate the proposed use: 

• Storage yard be added as a site specific principal use to the I-1 zone for the subject 
property. 

• The storage yard definition be amended to include storage of RVs, boats, and 
contractor tool cribs.  

• Add a definition of ‘contractor tool crib’ to the zoning bylaw. 
 
Smaller shipping containers (sea cans) are often used as the storage space for contractor 
tools (e.g. used as contractor tool cribs), and the applicants would also like to store any size 
shipping container on the property for general storage use. However, the Zoning Bylaw 
restricts the number of shipping containers permitted on industrial lands to three. As such, 
Council has directed staff to investigate the number of shipping containers permitted on 
industrial zoned properties in other municipalities for storage purposes and staff are 
currently investigating this. 
 
Servicing: 
A development variance permit (DVP 11-01) was approved by Council in 2011-2012 to 
vary the Subdivision Control Bylaw to allow a two-lot subdivision in which the two new lots 
(10920 & 10910 Westdowne Road) were not required to be connected to Town water and 
sewer at time of subdivision. The DVP states:  

1. That when an owner of the land applies for a building permit they must design and 
construct an approved connection to the Town water system; and  

2. An owner of the land must connect to the Town’s sanitary sewer system within two 
years of it being available. An approved septic system would be permitted for a new 
building on the land until that time. 

 
The two-lot subdivision was approved and covenant CA2774644 was registered on the 
title of both new parcels. The covenant states that the owner of the land shall not build or 
construct a building on the land until the owner has first at their sole cost designed and 
installed a connection to the Town of Ladysmith water system and any necessary extension 
of a water main to allow such a connection. The covenant also states that the two lots must 



connect to the Town of Ladysmith sanitary sewer system within two years of it becoming 
available to the land. 
 
The water main was extended along the property frontage to allow for future connection. 
However, the property cannot connect to the main until on-going water quality issues are 
resolved. Since the main was constructed and securities received to ensure connection, this 
covenant requirement is considered complete. 
 
Due to the nature of the proposed use (e.g., outdoor storage yard, no employees on-site, no 
building facilities1), sewer and water services are not warranted for the use at this time. 
However, in order to permit the proposed outdoor storage facility, an additional DVP 
application is required to vary the Zoning Bylaw requirement which states that all uses 
permitted under zoning must be connected to a community water and community sewer 
system. Should the applicants wish to construct buildings in the future, as part of a 
permitted use on the property, a DVP will be required to address any on-site servicing that 
may be required for the buildings or use.  
 
NEXT STEPS: 
Following CPAC’s review, the application and proposed bylaw amendment will proceed 
back to Council for consideration of first and second reading. 

 
ATTACHMENT(S): 
 

• Staff Report to Council, November 19, 2018 
• Council meeting minutes, November 19, 2018 
• Draft landscape plan 

 
1 There is one small (less than 10m²) electrical utility shed on the property for BC Hydro infrastructure. 
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