
 

 

STAFF REPORT TO COUNCIL 
 

Report Prepared By:  Jake Belobaba, Director of Development Services  
 Ryan Bouma, Consulting Engineer  
Reviewed By: Allison McCarrick, CAO 
Meeting Date: December 17, 2024  
File No:  3360-23-08 
RE: Roundabout Condition 1130 Rocky Creek Road 
 

RECOMMENDATION: 
That Council:  

1. Consider the request to amend Covenant CB215820 registered on the title of 1130 Rocky 
Creek Road and direct staff to:  

a. proceed with scheduling and notification of a public hearing pursuant to section 
464(1) of the Local Government Act; and 

b. Formally refer the proposal to the Ministry of Transportation and Infrastructure;  
 

2. Require that, as a condition of approval of the request to amend Covenant CB215820 the 
following conditions to be secured through a covenant also be amended to:  

a. prohibit access from Ludlow Road and limit egress from the site to a single, right 
out only egress, until the roundabout is constructed;  

b. require the construction of a temporary median in Ludlow Road; 
c. require cash in lieu of frontage improvements along Ludlow Road and Rocky Creek 

Road at time of building permit issuance;  
d. require the provision of a temporary gravel pathway along the frontage of the 

property as shown in proposed development permit 3060-24-20; 
e. require the provision of no left turn signs in the Ludlow Road right of way to prevent 

left hand turns exiting 1010 Ludlow Road; and  
f. require no U-Turn signs to be installed at the Ludlow Road/Rocky Creek Road 

Intersection; 
 

3. Issue Development Variance Permit 3090-24-08; and  
 

4. Issue Development Permit 3060-24-20.  
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EXECUTIVE SUMMARY: 
The purpose of this report is to introduce a request from the developer of 1130 Rocky Creek Road 
to:  

1. reissue a development permit and development variance permit for a commercial 
development; and  

2. remove a condition of approval for a previous rezoning and OCP amendment proposal 
to construct a roundabout. Removing this condition requires amending Covenant 
CB215820 (Attachment B), a public hearing, and MOTI approval.  

 
PREVIOUS COUNCIL DIRECTION: 
Resolution Meeting Date Resolution Details 

CS 2022-226 2022-09-20 That Council: 
1. Issue Development Variance Permit 3090-22-03 to vary section 5.19.c) of 

“Town of Ladysmith Zoning Bylaw 2014, No. 1860” to allow for two retaining 
walls, each up to 4.0 m in height, at 1130 Rocky Creek Road; and 

2.  Issue Development Permit 3060-20-19 to allow for construction of a 
commercial plaza at 1130 Rocky Creek Road, subject to the applicant 
providing a landscape bond in the amount of $104,750.75. 

CS 2022-225 2022-09-20 That Council adopt “Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment 
Bylaw (No. 37) 2021, No. 2069”. 

CS 2022-224 2022-09-20 That Council adopt “Official Community Plan Bylaw 2003, No. 1488, Amendment 
Bylaw (No. 65) 2021, No. 2068”. 

CS 2021-285 2021-09-07 That Council adopt “Road Closure and Dedication Removal Bylaw 2021, No. 2067”. 

CS 2021-189 2021-06-15 That Council: 
1. Proceed with third reading of "Road Closure and Dedication Removal Bylaw 

2021, No. 2067”; and 
2. Direct staff to refer Bylaw No. 2067 to the Ministry of Transportation and 

Infrastructure pursuant to section 41(3) of the Community Charter. 

CS 2021-191 2021-06-15 That, subject to any additional matters raised at the Public Hearing, Council: 
1. Proceed with third reading of “Town of Ladysmith Zoning Bylaw 2014, No. 

1860, Amendment Bylaw (No. 37) 2021, No. 2069”; and 
2. Direct staff to refer Bylaw No. 2069 to the Ministry of Transportation and 

Infrastructure pursuant to section 52 of the Transportation Act. 

CS 2021-190 2021-06-15 That, subject to any additional matters raised at the Public Hearing, Council 
proceed with third reading of “Official Community Plan Bylaw 2003, No. 1488, 
Amendment Bylaw (No. 65) 2021, No. 2068”. 

CS 2021-182 2021-06-01 That Council: 
1. Give first and second readings to “Road Closure and Dedication Removal 

Bylaw 2021, No. 2067”; 
 

2. Direct staff to deliver notice to the Ministry of Transportation and 
Infrastructure, Island Corridor Foundation, BC Hydro, Fortis BC, Shaw 
Communications and Telus, of Council’s intention to adopt Bylaw No. 2067, in 
accordance with section 40(4) of the Community Charter; 
 

3. Give first and second readings to “Official Community Plan Bylaw 2003, No. 
1488, Amendment Bylaw (No. 65) 2021, No. 2068”; 
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Resolution Meeting Date Resolution Details 

4. Consider Bylaw No. 2068 in conjunction with the Town’s Financial Plan, the 
Town’s Liquid Waste Management Plan, and the Cowichan Valley Regional 
District Solid Waste Master Plan in accordance with section 477(3) of the 
Local Government Act; 
 

5.  Give first and second readings to “Town of Ladysmith Zoning Bylaw 2014, No. 
1860, Amendment Bylaw (No. 37) 2021, No. 2069” 
 

6.  Direct staff to proceed with scheduling and notification for a Public Hearing 
for Bylaw Nos. 2067, 2068 and 2069 in accordance with section 40(3) 
Community Charter and section 464 of the Local Government Act; 
 

7. Subject to adoption of Bylaw No. 2067, authorize the sale of the lands that 
are the subject of that bylaw to the developer for appraised market value; 
and, 
 

8. Require that the developer, at their cost, complete the following prior to 
adoption of Bylaw Nos. 2068 and 2069: 

 
a. Consolidate the subject property, legally described as Lot A, Districts 24 

and 38, Oyster District, Plan VIP71248 (1130 Rocky Creek Road) with the 
area shown as “road to be closed” in Reference Plan EPP110196, shown 
in Schedule 1 of Bylaw No. 2067; 

b. Dedicate to the Town for road, the area shown as “road” on Reference 
Plan EPP110197, included in the May 18, 2021 staff report to Council as 
Attachment D; 

c. Pursuant to Section 507 of the Local Government Act, enter into an 
agreement with the Town to provide a median on Ludlow Road and a 
roundabout at the intersection of Rocky Creek Road and Ludlow Road to 
be built in accordance with the standards established by the Town, with 
the Town contributing $1 million to the project in accordance with 
“Town of Ladysmith Development Cost Charges Bylaw 2019, No. 2008”; 

d. Update Covenant FB234682, registered to the title of the subject 
property, legally described as Lot A, Districts 24 and 38, Oyster District, 
Plan VIP71248 (1130 Rocky Creek Road) as follows: 
i. Replace Sections 2.a) (Green Building Standards and Practices) and 

b) (Landscaping) with a requirement that the rain water 
management be designed in accordance with “Stormwater 
Planning: A Guidebook for British Columbia”, requiring that the 
development be designed to accommodate “HandyDART” buses 
and that the development include a minimum of two “quick 
charge” electric vehicle charging stations; 

ii. Amend Section 2.c) to require landscaping, including a local 
historical artifact or a public art installation, in the centre of the 
Ludlow/Rocky Creek Road roundabout; 

iii. Delete Section 3; and 
iv. Add a new section requiring that the development and adjacent 

boulevards be provided with an outdoor electrical supply and 
outlets which can be used by the Town for special events; and 

e. Register an easement or statutory right-of-way in favour of BC 
Hydro on the subject property. 
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Resolution Meeting Date Resolution Details 

CS 2020-201 2020-07-07 That Council direct that application 3360-20-02 (1130 Rocky Creek Road) proceed 
for further consideration, and, 
 
a. Having considered s. 475 of the Local Government Act (consultation during OCP 
development) direct staff to refer application 3360-20-02 to: 
 

 Stz’uminus First Nation 

 School District 68 (Nanaimo Ladysmith) 

 The Community Planning Advisory Committee 

 The BC Ministry of Transportation and Infrastructure, BC Transit, and BC 
Hydro;  

 The Ladysmith Chamber of Commerce, and the Ladysmith Downtown 
Business Association; and 

 
b. Direct staff to work with the applicant regarding a potential sale of surplus road 
right-of-way along Rocky Creek Road and Ludlow Road adjacent to 1130 Rocky 
Creek Road. 

CS 2020-202 2020-07-07 That Council direct staff to discuss the following list with the applicant prior to 
further consideration of application 3360-20-02: 
 

 clarity regarding the roundabout and provisions within the development 
to ensure that it can be accommodated 

 the possible provision of electric vehicle chargers, particularly fast 
chargers (not level two) 

 a request for clarity regarding signage design prior to the application 
proceeding 

 ensurance that the trees and buildings in the development have power to 
accommodate the Town’s annual Light Up and other events 

 a review of the existing covenant regarding the 49th Parallel sign 

  provision for future hydrogen filling if a gas station is included in the plan 

  plans to tie in Ladysmith’s heritage by installing an artifact 

 the possibility of a public art installation in keeping with the Town's Public 
Art Strategy 

 the possibility of installing a lit community reader board 

 the Town's request for a simultaneous submission of the Zoning 
Amendment application with the Development Permit to ensure control 
of form and character 

 the Town's request for more than average tree coverage and landscaping 
standards  

 the Town's request to incorporate design elements that are of "Gateway 
to Community" calibre 

  the possible provision of a transit stop within the development or on the 
road in front of the development 

 
INTRODUCTION/BACKGROUND: 
Subject property 
 
The subject property is approximately 8,740m2 (94,063 square feet) in size and located at 1130 
Rocky Creek Road. The property is currently designated ‘Mid-Town’ under the OCP, zoned 
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Shopping Centre Commercial (C-5) under the Zoning Bylaw and falls within the DPA 3 Commercial 
development permit area.  The property is currently undeveloped. Adjacent land uses include: 
the Western Forest Products site to the north, the Island Highway to the south, a combination of 
undeveloped land and commercial uses to the east (Home Hardware and Ladysmith 
Motorsports) and undeveloped land to the west.  
  
A map of the subject property is provided in Attachment A. 
 
Previous Development Applications the Roundabout and Related Requirements 
 
The applicant applied for OCP and zoning amendments in April of 2020 and the application was 
given third reading on June 15, 2021, subject to conditions including a covenant requiring 
construction of a roundabout at the 
Ludlow Road and Rocky Creek Road 
Intersection. The roundabout was 
recommended by the Town’s 
engineering department because the 
proposed accesses/egresses increased 
the potential for unsafe turning 
movements and U-turns on Ludlow 
Road and Rocky Creek Road. This is 
described in greater detail in the June 
1, 2021 report to Council and shown in 
figure 1.  
 
The proposal also included a “land 
swap” whereby unneeded road 
allowance was traded for a portion of 
the subject property needed for the 
roundabout, as shown in figure 2. 
Under section 25(1)(a) of the 
Community Charter the Town is 
prohibited from selling land at less than market value to a private developer. Subsequently, an 
appraiser hired by the Town determined that the value of the unneeded road exceeded the value 
of the land to be taken from the subject property, and to lawfully execute the land swap the 
developer had to pay $170,000 to account for the difference in values.    
 

Figure 1: Illustration from June 1, 2021 Council Report 
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The first drafts of agreements were provided to the developer on November 19, 2021. However, 
to finalize them, a final design of the roundabout was needed, meaning executable agreements 

were not sent to the developer until March 1, 2022.  A 
further three months passed while the Town waited 
for feedback on the agreements and survey plans1, 
and the final agreements were sent to the developer 
for execution on June 29, 2022. However, the 
covenant was not registered (i.e. executed by the 
applicant and charge holders) until September 13, 
2022. Subsequently, final approval of the OCP 
amendment and rezoning application did not occur 
until September 20, 2022. More information on the 
OCP and zoning amendment applications can be found 
in the July 7, 2020 and June 1, 2021 reports to Council.  
 
The applicant applied for a development permit for 
the property in July of 2020 and a development permit 
and development variance permit were approved by 
Council on September 20, 2022, concurrently with the 
approval of the above-noted Zoning Bylaw and OCP 
amendments. The development permit authorizes the 
construction of three large commercial buildings, and 
the development variance permit varies retaining wall 

heights. More information on the proposed developments can be found in the September 20, 
2022 report to Council. Under section 501(1) of the Local Government Act, land must be 
“developed strictly in accordance with the land use permit or permits issued”. Under section 
504(1) of the Local Government Act, a land use permit expires within two years if construction is 
not substantially started. Subsequently, the above-noted permits expired on September 20, 
2024.  
 
Among other things, Covenant CB215820 requires the developer to construct the Ludlow/Rocky 
Creek Road Roundabout prior to developing the site. The roundabout is a DCC project, entitling 
the developer to reimbursement of $1,050,985, $990,000 of which is to come from the DCC Road 
Reserve. Under the Town’s DCC program, which was adopted in 2019, the roundabout project is 
estimated to cost $1,000,000. Covenant CB215820 requires the full cost of the roundabout to be 
covered by the developer, regardless of the final cost of the project. However, the 
reimbursement is capped at $1,050,985, due to the Town’s DCC program and provincial rules on 
the use of DCC funds (see ‘Financial Implications’). 
 
Additionally, the roundabout project is eligible for latecomer charges under section 508 of the 
Local Government Act. Latecomer charges are mandatory charges, in the form of a tax or fee, 

                                                      
1 During this period, the Town’s lawyer made two revisions to the agreements. Cumulatively, making the 
requested changes and returning the documents to the applicant took only 2 business days.  

Figure 2: Land Swap 
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whereby benefiting landowners (i.e. landowners that directly connect to or use the 
infrastructure) contribute to the non-reimbursable cost of infrastructure that a developer has 
been required to build. The taxes or fees are collected by the local government and paid back to 
the developer. Latecomers can only be collected for a period of 15 years, commencing from the 
date the infrastructure is complete. In the case of a fee—which is the latecomer method used for 
the proposed development—fees are typically charged when benefiting properties are 
developed or redeveloped and owner approval is not required to impose the fee. As the pace of 
development in a given area is unpredictable, the amount that will be recovered from a 
latecomer fee will range from 0-100% of the developer’s costs. Taxes to collect latecomers are 
more certain and can be designed to recover 100% of the developer’s costs. However, these taxes 
must be collected as a local service tax which is subject to an approval process (petition or 
counterpetition) by the property owners who will be subject to the tax.  For this reason, taxes to 
collect latecomers are rarely used.    
  
Following receipt of the development applications for 1130 Rocky Creek Road, the Town paid for 
a preliminary design and cost estimate for the roundabout. A Class C estimate obtained in 
November 2020 (excluding contingency) based on the preliminary design was $1,234,000. A Class 
A estimate based on the detailed design and obtained in February of 2022 (which also excludes 
contingency) was $1,776,213. At the time, the Town and developer expected that cost savings 
could be achieved by combining on-site and off-site works and coordinating the roundabout 
construction with the sewer line upgrade in Rocky Creek Road. Additionally, the application had 
already received third reading, and amending the requirement would have required a public 
hearing and Council reconsideration as described below.  
 
The developer obtained quotes from contractors in July of 2023, which have been provided to 
the Town. The range of the quotes ranged from roughly $2,200,000 to $2,900,000. Staff have not 
had these estimates independently verified, nor asked for updated estimates since receiving 
them.   
 
In September of 2023 the developer contacted staff and requested relief from the requirements 
of Covenant CB215820 by way of removing the roundabout condition, additional funding from 
the Town, or reallocating funds from other sources. Options proposed by the developer included:  
 

 Collecting funds as “frontage works” from nearby properties to contribute to the 
roundabout2 

 Reallocating property taxes from the subject property to the roundabout3  

                                                      
2 Under section 506.03 of the Local Government Act frontage improvements cannot be required from a landowner 
unless the landowner is developing and can only be required for works that do not front an owners property. Thus, 
having nearby property owners contribute to the roundabout requires them to develop and pay a latecomer fee or 
a tax program as described above.  
3 Under the Community Charter, taxes rates are set based on the value of the assessment roll and the Town’s 
annual budget. Generally speaking, this scenario would increase the Town’s budget, requiring either higher taxes 
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 Reallocating the $170,000 paid by the developer for the “land swap” noted above to the 
cost of the roundabout4 

 Allocating future DCC’s payable for the proposed development to the costs of the 
roundabout5 

 
None of the options proposed were legally or financially viable for the Town (see footnotes and 
‘Financial Implications’) and the developer was advised accordingly. Staff also advised that 
material changes to the covenant required approval of Council, MOTI approval and a public 
hearing akin to a “reopening” of the previous OCP and zoning amendment applications (see ‘Legal 
Implications’). Staff also advised that the roundabout requirement was based on engineering 
analyses and staff were therefore unwilling to support a proposal to remove the roundabout 
condition unless it was accompanied by an engineering report outlining how the Town’s concerns 
about traffic flow and safety resulting from the proposed development could be addressed 
without the roundabout. The applicant was advised of this at a meeting on September 26, 2023 
and by email on September 28, 2023.  The applicant submitted an application to change the 
covenant on November 27, 2023. Engineering staff emailed final detailed parameters for the 
requested traffic study on January 4, 2024.   

                                                      
levied on all properties or cutting other expenses. In any event, Council approval during annual budget preparation 
would be required.    
4 Allocating these (or any other) additional funds to the project would require changes to the material terms of the 
covenant, which in turn requires Council/MOTI approval and a public hearing.  
5 Under section 565(2) of the Local Government Act, the development would automatically be eligible for a credit 
for DCC’s payable for roads (approximate max of $102,855.05). DCC’s payable for water, sewer etc. (approximately 
$46,231.02) cannot be allocated to the roundabout.   
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On March 12, 2024 staff received a draft report from the developer’s engineer (Attachment E). 
The report recommended, among other things, that the Town “work with” Home Hardware to 
modify Home Hardware’s access on Ludlow Road to inbound traffic only, designate a route 
through the Home Hardware site for exiting, and investigate drive isle widening and/or parking 
restrictions on the Home Hardware site. Staff advised on April 3, 2024 that staff would not 
support the solutions proposed in the report. The main reason for this was that, aside from 
expropriation, the Town had no way of securing the proposed arrangements over the Home 
Hardware site. The applicant was given the option to proceed to Council without staff support or 
to independently negotiate with the owners of the Home Hardware site to secure the 
recommendations in the draft report.  
 
A draft of the report in Attachment F was received on July 19, 2024. Staff responded on August 
9, 2024 indicating general support for the report recommendations conditional on: 

1. report changes to address parameters in the Town Engineer’s January 4, 2024 email that 
had not been addressed in the report;  

2. receipt of a final version of the report sealed by the engineer; and 
3. the conditions recommended in this staff report. 

 
The developer was advised that the changes to the proposed Ludlow access would trigger 
amendments to the development permit and development variance permit under section 501(2) 
of the Local Government Act and the developer confirmed they would submit these applications.  
The developer was also advised on September 23, 2024 that the development permit and 
development variance permit had expired which, at that point, was inconsequential because the 
procedures for reissuing and amending land use permits are identical.   
 
The final version of the report in Attachment F was received on October 15, 2024 and the 
development permit and development variance permit applications were received on October 
29, 2024  
 
Attachment G provides a timeline of the major milestones noted above; summarizing the 
application and approval process relative to the increases in the estimated costs of the 
roundabout over time.   
 
PROPOSAL: 
Removal of the Roundabout Condition 
 
The developer is requesting that Covenant CB215820 be amended to remove the requirement 
for the roundabout and a new development variance permit and development permit. The 
developer’s position on the matter is provided in Attachment H. Based on the findings of the 
traffic engineer’s report and design changes, staff are recommending that approval of the 
requested covenant changes be subject to the following conditions:  
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 Right out only access onto Ludlow: This was proposed by the developer’s engineer as a 
solution to traffic safety concerns that arise from multiple access and egress points on 
Ludlow Road which is sloped with multiple lanes (and thus lane change movements) and 
a nearby signalized highway intersection. This would be in the form of a temporary barrier 
in the right turning lane off of Ludlow Road, that could be removed once the roundabout 
is built. Staff are recommending that this be a new requirement of the covenant.   

 

 Temporary median and signage: These conditions are recommended by staff to protect 
against U-turns and illegal or unsafe left-hand turns exiting the Home Hardware site. Such 
turns become riskier with the new egress onto Ludlow from the subject property. The 
median would be reconfigured and made permanent once the roundabout is complete 
and final approach grades are established. Staff are recommending that these conditions 
be a new requirement of the covenant.  

 

 Cash in lieu of frontage improvements: Under section 2.04 of the Subdivision and 
Development Bylaw, all developers with projects exceeding $50,000 in value are required 
to construct frontage improvements—usually curb, gutter, sidewalk, boulevard 
improvements, etc.—to the centerline of all roads fronting their property. Under the 
requirements of the covenant, these improvements would have been installed 
concurrently with construction of the roundabout. The developer’s engineer has 
indicated that these improvements cannot be installed prior to roundabout construction 
as final grades and road alignments must first be established. To ensure frontage 
improvements, staff are recommending that cash in lieu be required at the building 
permit stage. The cash can be collected and used later to cover the cost of frontage 
improvements when the roundabout is constructed. This condition can be secured 
through a covenant condition or other method recommended by the Town’s lawyer.  
 

 The revised development plans show a gravel path installed in place of a sidewalk until 
the roundabout is built. Staff are recommending that the installation of this path be a 
condition of removing the roundabout requirements, as temporary pedestrian and 
cycling routes will be needed until the roundabout is built.  

   
Issuance of the Development Permit and Development Variance Permit 
 
Aside from the temporary right-out-only exit to Ludlow Road, the proposed development permit 
and development variance permit are virtually identical to the original permits approved by 
Council. Notable exceptions include: 
  

1. Bike parking requirements: The Town amended its bike parking standards to align with 
the OCP prior to the expiry of the original permits. The new standards will apply to 
the proposed development. However, because bike parking for commercial use is 
generally based on the number of employees, and tenants have not yet been 
determined, the permit has been drafted to allow bike parking to be calculated at the 
tenant improvement stage. Further, the original proposal included bike parking 
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spaces that align with the new standards and only a few modifications are likely 
required to bring the bike parking into compliance with the new zoning requirements 
(e.g. installation of e-bike charging and possibly showers). The developer was advised 
of the changes and has decided not to seek a variance for them. 
 

2. Temporary Path: The original development permit required that  a temporary path 
through the site be put in place between phases.  This requirement has been replaced 
with the frontage path noted above.  

 
3. Landscaping Bond: The estimate in the original permit is over two years old, so the 

bond amount has been increased by $4,231.93 based on a 2%/year  inflation rate to 
ensure the bond is sufficient to cover landscaping costs.    

 
ANALYSIS: 
Removal of Roundabout Condition and New Covenant Conditions 
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During the initial review of the development proposal, engineering staff considered and 
recommended requiring the roundabout for this development based on several findings, 
including a transportation engineering report by Binnie for the waterfront development. The 
report recommended the roundabout based on the businesses in the area, traffic volumes, and 
traffic patterns of the proposed waterfront development. The findings of the report were applied 
to the proposed development because of anticipated increase in traffic volume, the increased 
potential for illegal or unsafe turns noted earlier in this report, frontage works and services 
requirements, the roundabout’s inclusion in the DCC program, and relatively high reimbursement 
rate from existing DCC funds. 
 
Following the developer’s request to remove the roundabout condition and receipt of the reports 
in Attachment F, Infrastructure Services re-evaluated the requirement and the practicality of 
constructing the roundabout at a later date. In general, although the roundabout will still need 
to be constructed by the Town at a later time, the recommendations in Attachment F are 
acceptable to staff from an engineering perspective. If Council agrees to eliminate the 
roundabout condition from the covenant, staff recommend retaining the roundabout in the 
Town’s DCC program, with construction to occur concurrently with proposed developments in 
the Waterfront Area Plan. 
 
As noted above, future grade changes resulting from the roundabout construction make it 
unfeasible to install frontage improvements the developer would otherwise have to install, as 
any frontage improvements would need to be removed to prepare the grade for the roundabout 
installation. The recommended cash payment equal to the value of the frontage improvements 
can be used to secure the frontage improvements concurrently with construction of the 
roundabout. 
 
Issuance of the Development Permit and Development Variance Permit 
 
Aside from the new bike parking requirements, and modified pedestrian path requirements, 
which will likely have little effect on the proposed development permit, the permits provide the 
same authorizations and variances as the previous permits. Staff recommend issuing the permits 
as drafted, for the reasons outlined in the September 20, 2022 report to Council. However, if 
Council wishes to consider alternatives that may result in design changes to the proposed 
development, Council should defer final consideration of the permits as noted below.  
 
ALTERNATIVES: 
Council can choose to: 

1. Deny the request to remove the roundabout condition.  
2. Defer consideration of the request and refer the proposal to a subsequent meeting of 

Council. 
3. Refer the application back to staff for further review, as specified by Council.  
4. Refer the application back to the Community Planning Advisory Committee for additional 

comment. 
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5. Direct that funding be allocated for the Town to cover a greater percentage of the 
roundabout cost, with the funding source specified by Council.  

6. Direct that staff initiate the process for a local service tax to recover all or some of the 
cost of constructing the roundabout.   

7. Require additional covenant stipulations as a condition of removing the roundabout 
condition as specified by Council.  

8. Require a third-party review of the developer’s traffic engineering report at the cost of 
the developer. 

9. Any combination of alternatives 2-8. 
 
FINANCIAL IMPLICATIONS: 
If Council approves removing the roundabout condition, funding for building the roundabout will 
revert to the DCC program, which is likely inadequate to cover the cost of roundabout 
construction. Currently, no other funds apart from the $990,000 are designated to cover the cost 
of the roundabout construction.  
 
The contribution from the DCC road reserve for the roundabout is capped at $990,000 and the 
Town would need to amend its DCC program (an extensive process requiring consultation and 
provincial approval) to increase this amount. Developments that make application within 1 year 
of the new DCC rates being adopted pay the old (reduced) DCC rates. 
 
Staff note that Council has budgeted funds to commence a review of the Town’s DCC program in 
2025 and the cost of constructing the roundabout (as well as all the other DCC projects) are 
expected to be evaluated as part of this project. If the DCC contribution for the roundabout 
project increases as a result of the DCC review, more DCC funds can be allocated to the project, 
though there may not be enough funds in the respective DCC categories to fund cost increases.   
 
The $170,000 from the sale of the unneeded road allowance land was placed into the Real 
Property Reserve. Council could direct that funds (if available) from the real property reserve be 
used to fund the roundabout 
 
The only other available Town sources of funding to pay for the roundabout is amending the 
financial plan to cancel another project or increase taxation, either in the form of increased 
general taxation or local service taxes (see Alternatives 5 and 6). Alternatively, the developer 
could be required to pay a fixed, one-time contribution towards the cost of the roundabout 
(Alternative 7). In this case, the developer’s contribution would be capped, and the Town would 
be responsible for any cost overruns.   
 
LEGAL IMPLICATIONS: 
The roundabout condition was a condition of approval of OCP and Zoning Amendments; 
applications that required a public hearing. The Town’s lawyer has advised that a significant 
amendment to Covenant CB215820 (i.e. removing the roundabout condition), triggers the need 
for a public hearing as it could be viewed by a court as altering the substance of the original 
bylaws subject to a public hearing requirement. The lawyer has advised that the appropriate 
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course of action is to hold a public hearing prior to removing the roundabout condition. This is 
the commonly applied approach for major changes to conditions of zoning and OCP 
amendments.  
 
Staff note that the roundabout condition was a requirement of an OCP and zoning amendment 
proposal, both discretionary decisions of Council. Subsequently, Council is under no obligation to 
grant the request. If Council denies the request to amend the Covenant (Alternative 1) zoning 
rights will not be taken away and the status quo will remain in place (i.e. developer can build, but 
must also build the roundabout). Similarly, Council can impose additional conditions (Alternative 
7) which would give the developer a choice between the original conditions and new conditions 
imposed by Council.    
 
As zoning has already been approved and would be unaffected should Council deny the request 
to remove the roundabout condition, the development permit and development variance permit 
can be approved immediately; hence the atypical recommendation to approve these permits 
prior to the public hearing.  However, if Council wishes to leave the door open to consider 
conditions that may affect the issuance of these permits (such as design changes) deferring 
approval of these permits is recommended.  
 
The Town’s lawyer has also advised that due to section 52 of the Transportation Act, the proposal 
to remove the roundabout condition must also be sent to the Ministry of Transportation and 
Infrastructure for formal comment.  
 
CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 
Consultation requirements for zoning and OCP amendments were met when the original 
applications were considered. As noted under ‘Legal Implications’, the only requirement for 
additional public consultation is another public hearing.     
 
INTERGOVERNMENTAL REFERRALS: 
The proposal was referred to appropriate government agencies when it was originally considered 
by Council. Aside from the referral to MOTI noted under ‘Legal Implications’ no further 
intergovernmental referrals are required.  
 
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:  
The proposal was referred to appropriate departments when it was originally considered by 
Council. Engineering, Finance and Planning have worked jointly on the review of the request to 
remove the roundabout condition. The revised designs were referred to the Fire Department to 
determine if the changes to the proposed access/egress on Ludlow Road would compromise 
emergency access and the Fire Department determined the proposed access/egress was 
acceptable. No additional departmental referrals were deemed necessary.  
  
COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW: 
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The proposal was referred to CPAC when it was originally considered by Council. Under CPAC 
Terms of Reference a CPAC review of the request to remove the roundabout condition is not 
required. However, Council has the option of referring the request to CPAC (Alternative 4). 
 
ALIGNMENT WITH STRATEGIC PRIORITIES: 

☐ Core Infrastructure    ☐ Economy 

☐ Official Community Plan Implementation   ☐ Leadership 

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

 
ATTACHMENTS: 
 

A. Subject Property Map 
B. Covenant CB215820  
C. Development Variance Permit 3090-24-08 
D. Development Permit 3060-24-20 
E. Draft Addendum to Traffic Study 
F. Final Traffic Study 
G. Application/Cost Estimation Timeline 
H. Developer’s letter 
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                            TOWN OF LADYSMITH 

              DEVELOPMENT VARIANCE PERMIT                            
(Section 498 Local Government Act) 

 

FILE NO: 3090-24-08 

 

                                                                               DATE: December 17, 2024 

______________________________________________________________________________ 

 

Name of Owner(s) of Land (Permittee):  

OYSTER HARBOUR DEVELOPMENT CORP INC.NO. BC1242155 

3790 ST. PAULS AVENUE NORTH, VANCOUVER, BC 

V7N 1T3 

   

Subject Property (Civic Address): 1130 Rocky Creek Road  

 
 

 

1. This Development Variance Permit is issued subject to compliance with all of the 

bylaws of the Town of Ladysmith applicable thereto, except as specifically varied 

or supplemented by this Permit. 

 

2. This Development Variance Permit applies to and only to those lands within the 

Town of Ladysmith described below and any and all buildings, structures and 

other development thereon: 

  

 LOT 1 DISTRICT LOTS 24 AND 38 OYSTER DISTRICT PLAN EPP110197 

PID: 031-792-022  

(1130 Rocky Creek Road) 

  

3. Section 5.19.c) “Retaining Walls Regulations” of the “Town of Ladysmith Zoning 

Bylaw 2014, No. 1860”, as amended, is varied for the subject property by 

increasing the maximum Height for engineered retaining walls from 3.0 metres 

to 4.0 metres as shown in Schedule A to allow the construction of two over-height 

retaining walls. 

4. Pursuant to section 502(2) of the Local Government Act the Land described 

herein shall be developed strictly in accordance with terms, conditions and 

provisions of this Permit and any plans and specifications attached to this Permit 

which shall form a part thereof. 

 

5. The following plans and specifications are attached:  

 

a) Schedule A – Retaining Wall Plans  
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6. Pursuant to section 504(1) of the Local Government Act, if the Permittee does

not substantially start any construction permitted by this Permit within two

years of the date of this Permit as established by the authorizing resolution date,

this Permit shall lapse.

7. For the purposes of section 6, “substantially start”:

a. means works undertaken in compliance with this permit and the bylaws

of the Town for which a valid building permit has been issued; and

b. does not include clearing, grubbing or excavation work.

8. Notice of this Permit shall be filed in the Land Title Office at Victoria under

section 503 of the Local Government Act, and upon such filing, the terms of

this Permit or any amendment hereto shall be binding upon all persons who

acquire an interest in the land affected by this Permit.

9. THIS PERMIT IS NOT A BUILDING PERMIT.  No occupancy permit shall be issued

until all items of this Development Variance Permit have been complied with to

the satisfaction of the Town.

AUTHORIZED BY RESOLUTION NO. ___________ PASSED BY THE COUNCIL OF THE 

TOWN OF LADYSMITH ON THE ____ DAY OF  __________2024. 
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SCHEDULE A - Retaining Wall Plans 
DVP 3090-24-08 
1130 Rocky Creek Road
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     TOWN OF LADYSMITH 
                DEVELOPMENT PERMIT 

   (Section 489 Local Government Act) 
 
 

  FILE NO:  3060-24-20  
  

              DATE:  December 17, 2024 
______________________________________________________________________________ 

 
Name of Owner(s) of Land (Permittee): OYSTER HARBOUR DEVELOPMENT CORP., 
INC.NO. BC1242155 
 
Applicant:  OYSTER HARBOUR DEVELOPMENT CORP., INC.NO. BC1242155 
 
Subject Property (Civic Address): 1130 Rocky Creek Road   
 
1. This Development Permit is subject to compliance with all of the bylaws of the 

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

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

described below, and any and all buildings, structures and other development 
thereon: 
 
LOT 1 DISTRICT LOTS 24 AND 38 OYSTER DISTRICT PLAN EPP110197 
 
PID: 031-792-022 
  
(referred to as the “Land”) 

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

the construction of buildings and structures on the Land and related land 
alteration, in accordance with the plans and specifications attached to this 
Permit, subject to all applicable laws except as varied by this Permit and the 
conditions, requirements and standards imposed and agreed to in this Permit.  

 
4. With respect to the Land: 

 
(a) Town of Ladysmith Zoning Bylaw 2014, No. 1860 is hereby varied, in 

accordance with section 490(1) of the Local Government Act, as follows: 
i. Section 11.5.4(c) is varied to reduce the minimum setbacks to 

the following: 
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Parcel Line Minimum Setback 
Front Parcel Line 3.0 Meters 
Interior Side Parcel Line 3.0 Meters 
Exterior Parcel Side Line 3.0 Meters 
Rear Parcel Line 3.0 Meters 

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

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

 
(a) Develop the land in accordance with the Plans in Schedule A 

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

 
(c) Construct solid waste enclosures to fully screen solid waste storage bins 

from view, including from overhead views 
 

(d) Notwithstanding the plans in Schedule A, provide bike parking in 
accordance with section 8.3 of Zoning Bylaw 2014, No. 1860 as follows: 

i. provide 7 short-term bicycle parking spaces, 2 of which must be 
within 1.5 meters of a 110v electrical outlet for electric bike 
charging;   

ii. provide 1 long-term bike parking space per employee, this may 
be determined for each commercial unit as tenant improvements 
occur; and  

iii. provide 1 shower and 0.5 lockers per required long-term bike 
parking space under (ii).    

 
7. The Permittee agrees that the sequence and timing of the construction 

described in this Permit shall take place as follows: 
(a) The development may proceed in two phases as shown in the phasing 

plan in Schedule A. 
 
(b) The community bulletin board shown in Schedule A must be installed in 

Phase 1 in a temporary location and may be relocated once Phase 2 is 
complete. 

 
(c) A temporary gravel pedestrian pathway on the frontage of the property 

along Rocky Creek Road and Ludlow Road and connecting existing 
sidewalks, as shown in Schedule A, shall be provided in Phase 1. This 
will be converted to, or replaced by, sidewalk by the Town upon 
completion of the Ludlow Road/Rocky Creek Road Roundabout. 
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(d) Prior to occupancy of Phase 1, opaque fencing, such as construction 
fencing with fabric scrim, must be installed and maintained around the 
Phase 2 area. 

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

Town of Ladysmith security in the form of one or more irrevocable Letters of 
Credit to guarantee the performance of the conditions in this Permit respecting 
landscaping and/or to correct any unsafe condition which may result from a 
contravention of this Permit.  All Letters of Credit shall be for a period of two 
years, shall be automatically extended, and shall be payable at each phase 
upon issuance of a building permit or alteration of land, whichever occurs first. 
The amount of the letter of credit(s) shall be as follows:  

(a) Phase 1: $84,147.29 
(b) Phase 2: $24,835.39  

 
9. Should the Permittee fail to satisfy the conditions of this Permit, the Town of 

Ladysmith may undertake and complete the works required to satisfy the 
landscaping condition(s) or carry out any work required to correct any unsafe 
condition, at the cost of the Permittee, and may apply the security in payment 
of the cost of the works, with any excess to be returned to the Permittee. 
Requests for the release of the security shall be accompanied by a report from 
a landscape architect confirming that the landscaping conditions in this permit 
have been met.   

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

Town of Ladysmith shall return any security provided to the Permittee. 
 
11. Pursuant to section 504(1) of the Local Government Act, if the Permittee does 

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

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

Permit. 

13. Pursuant to section 502(2) of the Local Government Act the Land described 
herein shall be developed strictly in accordance with terms, conditions and 
provisions of this Permit and any plans and specifications attached to this Permit 
which shall form a part thereof. 
 

14. Notice of this Permit shall be filed in the Land Title Office at Victoria under 
section 503 of the Local Government Act, and upon such filing, the terms of 
this Permit or any amendment hereto shall be binding upon all persons who 
acquire an interest in the land affected by this Permit. 
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15. This Permit prevails over the provisions of the zoning bylaw in the event of a 
conflict. 

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

Permit or other necessary permits. 
 
AUTHORIZED BY RESOLUTION NO. ___________ PASSED BY THE COUNCIL OF THE 
TOWN OF LADYSMITH  ON THE ____ DAY OF  __________, 202__. 
 

Page 357 of 846



STOP

STOP

LAND.

LO
AD

IN
G

SI
DE

W
AL

K

LAND.

LAND.

PROPOSED PATHWAY

6.0M[19'-8"]FIRE TRUCK[ROUTE

40 SEATS

SIDEWALK

LAND.

PATIO
295 SF

SIDEWALK

SI
DE

W
AL

K

SIDEWALK

E & N RAILWAY

LU
DL

O
W

 R
O

AD

ROCKY CREEK ROAD

ISLAND HIGHWAY

ALL TURNS
SITE ACCESS

OVERALL TOTAL
PARKING

STALLS = 80 STALLS
+ 10 IN D/T QUEUE

JUNCTIONBOX

SID
EW

ALK

SIDEWALK

GRAVEL

LAND.
O

FF
 H

O
UR

S
LO

AD
IN

G

LA
ND

.

PR
O

PO
SE

D 
LA

ND
SC

AP
E

PR
O

PO
SE

D 
CI

TY
 S

ID
EW

AL
K

LAND.

LAND.

LAND.

A
[RETAIL]

10,359 SF +
108 SF M&E
10,467 SF

F.F.E. 26.85M SI
DE

W
AL

KGRAVEL

LOADING

LAND.

LAND.

R25.0M

 [R
82']

HandyDART

REQ'D

RAMP

SC

Ha
nd

yD
AR

T
SI

DE
W

AL
K

LAND.

LAND.

PR
O

PO
SED

 LAN
D

SC
APE

PR
O

PO
SED

 PATH
W

AY

6.0M[19'-8"]FIRE TRUCK[ROUTE

STOP

STOP

STOP

STOP

STOP

C
[RETAIL]

7,485 SF +
101 SF M&E

7,586 SF SID
EW

ALK

B
[RESTAURANT]

2,250 SF
F.F.E. 27.25m

SI
DE

W
AL

K

LAND.

SC SC SC SC SC

1.
5M

 [4
'-1

1"
]

LA
ND

SE
TB

AC
K

3.
0M

 [9
'-1

0"
]

BL
DG

SE
TB

AC
K

1.5M [4'-11"]LANDSETBACK

3.0M [9'-10"]BLDGSETBACK

1.5M

[4'-11"]

BLDG

SETBACK

3.0M

[9'-10"]

BLDG

SETBACK

1.5M
 [4'-11"]
LAND

SETBACK

3.0M
 [9'-10"]
BLDG

SETBACK

3.0M
[9'-10"]
BLD

G
& LAN

D
SETBAC

K

SC

M&E

M&E

C2
F.F.E. 26.25 M

C1
F.F.E. 26.45 M

LA
ND

.

LAND.

LAND.

9'
-1

0"

121'-0"

5'-0"

12'-0"

8'
-9

"

19'-0"

24'-0"

26'-0"

44'-6"

26'-0"

44'-6"

26'-0"

26'-0"

19'-0"

7'-6"

19'-0"

26'-0"

19'-0"

5'-0"

5'-0"

19'-0"

26'-0"

54'-4"

18'-2"

28
'-0

"

7'
-2

"

8'-0"

44'-8"

119'-6" CLEAR INSIDE

85
'-0

" C
LE

AR
 IN

SI
DE

9'
-1

0"

9'
-1

0"

140'-0"

16'-1"

34'-8"

33'-5"

12'-10"

11'-0"

44
'-0

"

30'-0"

9'-
10

"

10'-7"

19'-0"

60'-11"

77'-0"

5'
-0

"

7'-0"

1'
-6

"
C&

G

LAND.

37'-6"

29
'-2

"

5'
-0

"
3'

-9
"

12
'-0

"
1'

-6
"

6'
-1

1"

42'-0"

12
'-0

"

10
"

5'
-0

"

50
'-0

"

12'-0"

1'-6"C&G

11'-11"

21'-0"

6'-0"

26'-0"

6'
-0

"
13

'-1
0"

2'
-0

"

76
'-9

"

29
'-2

"

LAND.

SI
D

EW
AL

K

RAMP

SC

STOP

4'-11"
28'-0"

19'-0"

R12.0M

 [R39'-4"]

R12.0M

 [R
39'-4"]

R12.0M

 [R39'-4"]

R12.0M

 [R39'-4"]

R12.0M

 [R
39'-5"]

REDI-ROCK RETAINING WALL,
SEE ENGINEER'S DRAWINGS

3'
-5

"
17

'-1
"

FREESTANDING SIGN #1
ROCKY CREEK ROAD

ALL TURNS SIGNALIZED
INTERSECTION

FREESTANDING SIGN #2
LUDLOW ROAD & TCH

REDI-ROCK RETAINING WALL
BELOW SIDEWALK, SEE
ENGINEER'S  DWGS

EXISTING POWER
 POLE

EXISTING
POWER POLE

EXISTING
POWER POLE

EXISTING
POWER POLE

ELECTRIC CAR
CHARGING STATION

SECURITY FENCE & GATE

SECURITY
GATE

EXISTING TREES, TYP.

EXISTING POWER POLE

EXISTING TREES, TYP.

CONCRETE
PAD

GARBAGE
ENCLOSURE

STAIRS &
GUARDRAIL

HandyDART
SHELTER
W/ BENCH

12" STEP

STAIRS &
GUARDRAIL

BIKE LOCKER

BIKE RACK

BIKE RACK

BIKE RACK

BIKE RACK

ORDER MENU BOARD

DIGITAL ORDER SCREEN WITH
SPEAKER WITH BOLLARD

ILLUMINATED
DIRECTIONAL SIGN

ILLUMINATED
DIRECTIONAL SIGN

WITH BOLLARD

D/T WAYFINDING GRAPHIC EXIT
ARROW PAVEMENT MARKING

STAMPED CONCRETE PAD WITH
VEHICLE LOOP DETECTOR

D/T WAYFINDING GRAPHIC ENTRANCE
ARROW PAVEMENT MARKING

HEIGHT
RESTRICTION BAR

FIRE
HYDRANT

BENCH

COMMUNITY
BULLETIN BOARD

BENCH x2

LAMP STANDARD, SEE ELEC. DWGS

LAMP STANDARD,
SEE ELEC. DWGS

LAMP STANDARD,
SEE ELEC. DWGS

LAMP STANDARD,
SEE ELEC. DWGS

LAMP STANDARD,
SEE ELEC. DWGS

LAMP STANDARD, SEE
ELEC. DWGS

SHOTCRETE RETAINING WALL,
SEE ENGINEER'S DRAWINGS
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SEE ELEC. DWGS

3'-6" HIGH GUARD RAIL

REDI-ROCK RETAINING WALL,
SEE ENGINEER'S  DRAWINGS
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SEE ENGINEER'S DRAWINGS
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CHANNELIZING CURB
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ON OPENING DAY, AND
TO BE CONVERTED TO
RIGHT-IN/RIGHT OUT
ON COMPLETION OF
ROUNDABOUT

FUTURE RIGHT-IN
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PHASE LINE

R-
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L

R-019-1
PROPOSED
NO U-TURN
SIGN (X2)

PROPOSED
NO LEFT TURN
SIGN (X1)

EXISTING
HOME HARDWARE

RE-PAINT YELLOW
CROSSHATCHED MEDIAN

ON LUDLOW ROAD

RIGHT-OUT ONLY
SITE EXIT

TEMPORARY 1.8M
WIDE GRAVEL
PATH (TYP.)

SCALE:

1
A-1.1 1" = 20'-0"

SITE PLAN

RETAIL OR OFFICE  (1 PER 323 SF (30 SM) GFA) = 18,053 SF /323 SF = 55.89 STALLS
RESTAURANT OR COFFEE SHOP  (1 PER 5 SEATS) = 40 SEATS /5 = 8 STALLS
TOTAL PARKING REQUIRED (ROUND NEAREST) = 63.89 STALLS

COMMERCIAL LOADING: 2 PER 5,393SF (501 SM) TO 26,910 SF (2500 SM) = 2

BICYCLE, CLASS A (LOCKERS): 1 PER 10 EMPLOYEES; 0.6m W. x 1.8m L.

BICYCLE, CLASS B (RACKS): 10% OF REQUIRED PARKING SPACES = 64 x 10% = 6.4

PARKING REQUIREMENTS & CALCULATIONS:

REGULAR CAR STALL 2.6m (8'-6") x 5.8m (19'-0")
HANDICAP CAR STALL (MIN. 5% OF REQ'D) 3.7m (12'-2") x 5.8m (19'-0")
SMALL CAR STALL (MAX 25% OF REQ'D) 2.5m (8'-3") x 4.9m (16'-1")
LOADING SPACE 3.0m (9'-10") x 9.0m (29'-6")
MANOEUVERING AISLE 7.3m (24'-0")
*ADD 0.6m (2'-0") TO ANY PARKING STALL ADJACENT TO A FENCE, WALL, STRUCTURE

PARKING SIZES:

GROSS FLOOR AREAS:

TOTAL PARKING REQUIRED: 64 STALLS
TOTAL PARKING PROVIDED: 80 STALLS + 9 IN D/T QUEUE
PARKING RATIO (NOT INCL. D/T QUEUE): 3.9 / 1,000 SF & 4.2 / 100 SM
PARKING RATIO (INCL. D/T QUEUE): 4.4 / 1,000 SF & 4.7 / 100 SM
PARKING PROV'D BREAKDOWN: REGULAR STALLS = 66 (82.5%)

HANDICAPPED STALLS = 4 (5%)
SMALL CARS = 8 (10%)
ELECTRIC VEHICLE = 2 (2.5%)

LEGAL DESCRIPTION: LOT A, DISTRICT LOTS 24 AND 38,
OYSTER DISTRICT, PLAN VIP71248

CIVIC ADDRESS: 1130 ROCKY CREEK ROAD, LADYSMITH, BC
EXISTING ZONING: CD1 (TOURIST SERVICE)

EXIST. LOT AREA (DL 38 & DL 24): 87,177 SF (8,099 SM)
PROPOSED LOT AREA: 94,021 SF (8,735 SF)

BUILDING AREA (G.F.A.): 20,303 SF (1,886 SM)
LOT COVERAGE: 20,303 SF / 94,021 SF x 100 = 21.6%
FLOOR AREA RATIO: (MAX. 0.6) 0.216

PROPOSED BUILDING AREAS:
BUILDING A [RETAIL]: 10,467 SF (972 SM)
BUILDING B [RESTAURANT]: 2,250 SF (209 SM)
BUILDING C [RETAIL]: 7,586 SF (705 SM)
TOTAL GROSS FLOOR AREA: 20,303 SF (1,886 SM)

G E N E R A L   N O T E : 

SCALE:

3
A-1.1 NTS

SITE INFORMATION:

PARKING REQUIREMENTS:

&

CO
MM

ER
CIA

L D
EV

ELO
PM

EN
T

11
30

 RO
CK

Y C
RE

EK
 RO

AD
, L

AD
YS

MI
TH

, B
C

FOR
 OY

STE
R H

ARB
OUR

 DEV
ELO

PME
NT C

ORP
.

4874

Schedule A: DP 3060-24-20

Page 358 of 846



1.5M
[4'-11"]

1.5M
[4'-11"]

4.
0M

[1
3'

-1
"]

3.0M
[9'-10"]

CANOPY ABOVE

2.
0M

[6
'-7

"]
2.

0M
[6

'-7
"]

2.1M
[7']

1.
1M

[3
'-8

"]

1.12M (3'-8") RAMP
1.52M (5'-0") LIFT

BENCH (SEE
LANDSCAPE DWGS)

ID SIGN

CURB FACE

0.45M
[1'-6"]

0.9M
[2'-10"]

1.2M
 [3'-11"]

0.
2M  [6
"]

ADVERTISEMENT SIGN

2.1M
[6'-11"]

0.6M
[2']

0.2M
[7"]

1.3M
[4'-4"]

0.
5M

[1
'-9

"]
0.

2M [7
"]

4.
0M

[1
3'

-1
"]

0.
2M [7
"]

0.
5M

[1
'-9

"]

POST

POST

5.
4M

[1
7'

-1
0"

]

1.
5M [5
']

6" CONC. BOLLARD

2.1M
[7']

H
an

dy
D

AR
T

SI
D

EW
AL

K

RAMP / LIFT
AREA

WHEELCHAIR
CLEARANCE
AREA 3.0M
(9'-10") X

2.0M (6'-7")

2.
3M

[7
'-7

"]

3.
3M

[1
0'

-8
"]

2.
3M

[7
'-7

"]

2.
4M

[7
'-1

0"
]

5.4M
[17'-10"]

0.5M
[1'-9"]

0.2M
[7"] 4.0M

[13'-2"]

0.2M
[7"] 0.5M

[1'-9"]

2.
8M

[9
'-2

"]
1.

2M [4
']

ADVERTISEMENT
SIGN

POST

CANOPY

6" CONC.
BOLLARD,
SEE PLAN

2.
8M

[9
'-4

"]
0.

4M
[1

'-4
"]

BENCH (SEE
LANDSCAPE DWGS)

ADVERTISEMENT
SIGN

1.
2M [4
']

6" CONC.
BOLLARD,
SEE PLAN

BENCH (SEE
LANDSCAPE DWGS)

STANDING SEAM ROOF

EL. 3.7M (12'-3")
T/O SIGN

EL. 0.0M (0'-0")
T/O GRADE
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FREESTANDING SIGN #2 - LUDLOW ROAD & TCH:

PROPOSED COPY AREA (PER SIDE) =
2.1m X 3.5m (7'-0" X 11'-4") =7.35 SM (79.33 SF)

PERMITTED COPY AREA (PER SIDE) =
7.4 SM (79.65 SF)

FREESTANDING SIGN #1 - ROCKY CREEK ROAD:

PROPOSED COPY AREA (PER SIDE) =
1.1m X 1.7m (3'-6" X 5'-8") = 1.87 SM (19.83 SF)

PERMITTED COPY AREA (PER SIDE) =
7.4 SM (79.65 SF)

1.1M
[3'-6"]

0.
9M [3
']

2 
EQ

.

1.5M
[5']

0.3M
[10"]

0.2M
 [9"]

0.
4M

[1
'-2

"]
0.

4M
[1

'-2
"]

2.0M
[6'-8"]

0.
5M

[1
'-6

"]

0.
5M

[1
'-6

"]

7.
5M

[2
4'

-6
"]

5.
8M [1
9'

]

2.1M
[7']

1.
8M [6
']

2 
EQ

.

1.
6M

 [5
'-4

"]
4 

EQ
.

1.
7M

[5
'-6

"]

3.0M
[10']

0.5M
[1'-8"]

0.5M
 [1'-6"]

0.5M
 [1'-6"] 0.

7M
[2

'-4
"]

0.
7M

[2
'-4

"]

4.1M
[13'-4"]

0.
9M [3
']

0.
9M [3
']

4.
9M

[1
6'

]
1.

7M
[5

'-6
"]

2.
4M [8
']

0.
8M

[2
'-9

"]
0.

8M
 [2

'-8
"]

4 
EQ

.

0.5M
[1'-8"]

0.
3M

[1
0"

]
0.

6M
[1

'-1
1"

]

0.
5M

[1
'-8

"]
1.

2M
[3

'-1
0"

]

STANDING SEAM
ROOF

1.1M X 0.5M
(3'-6" X 1'-6") SIGNAGE AREA

1.1M X 0.2M
(3'-6" X 8") SIGNAGE AREA

0.3M (12") ROUND STAINED WOOD
POST

SMOOTH FINISH CONCRETE BASE

2.1M X 0.9M
(7'-0" X 3'-0") SIGNAGE AREA

2.1M X 0.4M
(7'-0" X 1'-4") SIGNAGE AREA

0.3M (12") ROUND STAINED WOOD
POST

SMOOTH FINISH CONCRETE BASE

3.
5M

[1
1'

-4
"]

1.
7M

[5
'-8

"]

T/O SIGN
EL. 7.5M (24'-6")

EL. 5.8M (19'-0")

T/O BASE
EL. 0.9M (3'-0")

T/O GRADE
EL. 0.0M (0'-0")

0.
9M [3
']

0.
4M

[1
'-4

"]

0.
5M

[1
'-6

"]
0.

2M [8
"]

1.
1M

[3
'-6

"]

TOP RAIL

MID RAIL

ANCHORING ELEMENT

POST

0.
9M [3
']

TOP RAIL

POST

INTERMEDIATE
VERTICAL MEMBER

1.
1M

[3
'-6

"]

TOP RAIL

POST

INTERMEDIATE
VERTICAL MEMBER

   SITE   
 DETAILS

CO
MM

ER
CIA

L D
EV

ELO
PM

EN
T

11
30

 RO
CK

Y C
RE

EK
 RO

AD
, L

AD
YS

MI
TH

, B
C

FOR
 OY

STE
R H

ARB
OUR

 DEV
ELO

PME
NT C

ORP
.

4874

SCALE:

1
A-1.3

HandyDART BUS SHELTER - PLAN
1/2" = 1'-0"

SCALE:

2
A-1.3

HandyDART BUS SHELTER - FRONT ELEVATION
1/2" = 1'-0" SCALE:

3
A-1.3

HandyDART BUS SHELTER - SIDE ELEVATION
1/2" = 1'-0"

SCALE:

4
A-1.3

PICKET GUARDRAIL AT PATIO (BLACK)
3/4" = 1'-0" SCALE:

5
A-1.3

PICKET GUARDRAIL AT RETAINING WALL (BLACK)
3/4" = 1'-0"

SCALE:

6
A-1.2

ROCKY CREEK ROAD 
1/4"=1'-0" SCALE:

7
A-1.2

LUDLOW ROAD & TCH
1/4"=1'-0"

FREESTANDING SIGN #1 FREESTANDING SIGN #2

SCALE:

8
A-1.3

GUARDRAIL AT RETAINING WALL (BLACK)
3/4" = 1'-0"

3
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RETAINING WALL
ELEVATIONS

SCALE:

1
A-1.4

KEY PLAN
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E & N RAILWAY
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DL

O
W

 R
O

AD

ROCKY CREEK ROAD

ISLAND HIGHWAY

A

C

B

SCALE:

A
A-1.4

REDI-ROCK RETAINING WALL - ELEVATION A
1/8" = 1'-0"

SCALE:

B
A-1.4

SHOTCRETE RETAINING WALL - ELEVATION B
1/8" = 1'-0"

SCALE:

C
A-1.4

REDI-ROCK RETAINING WALL - ELEVATION C
1/8" = 1'-0" SCALE:

D
A-1.4

SHOTCRETE RETAINING WALL - EXPANDED ELEVATION D
1/8" = 1'-0"

SCALE:

E
A-1.4

REDI-ROCK RETAINING WALL - ELEVATION E
1/8" = 1'-0" SCALE:

F
A-1.4

REDI-ROCK RETAINING WALL - ELEVATION F
1/8" = 1'-0"
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[7']

3.0M
[9'-10"]

3.1M
[10'-1"]

0.6M
[1'-11"]
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STREETSCAPE
& SITE SECTION

SCALE:

1
- NTS

SCALE:

2
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EL. 0'-0"
T/O MAIN FLOOR

9C 8C 4B 2D 5B 12 11 5B 9C 2D 10B11 6B

9C2D5B121110B 5B9C7B 10B2D 2D2D

6C 9C 2D 10B

13

10B 14E 10B 10B2D 2D 13 11 11

2D 12 11 5B 2D10B 2D 13 6C9C2D 14E 9C 7B

EL. 17'-6"
T/O ROOF DECK

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

EL. 0'-0"
T/O MAIN FLOOR

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

EL. 0'-0"
T/O MAIN FLOOR

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

EL. 0'-0"
T/O MAIN FLOOR

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

9C 9C

11 1111 10B 10B 10B10B 10B

6B3B

14E

EL. 17'-6"
T/O ROOF DECK

EL. 17'-6"
T/O ROOF DECK

EL. 17'-6"
T/O ROOF DECK

8C 4B6B 3B 6B134B 4B10B10B 2D2D 2D10B4B 3B

2D

EIFS1

VERTICAL METAL SIDING2

BREAKSHAPE3

ANODIZED ALUMINUM STOREFRONT
GLAZING / WINDOWS / DOORS4

SPANDREL GLASS5

DECORATIVE METAL BRACING, PAINTED6

METAL FLASHING CASCADIA7

STANDING SEAM METAL CANOPY8

METAL ROOF STANDING SEAM9

METAL TRIM10

LIGHT FIXTURE, SEE ELECTRICAL11

SIGNAGE, BY TENANT
(INDIVIDUALLY LIT CHANNEL LETTERS)12

SMOOTH FINISH NATURAL CONCRETE UPSTAND13

METAL DOOR14

PAINT FINISH15

EXTERIOR MATERIALS

NOT USEDA

BLACKB

CHARCOALC

CASCADIA SURF, WHITED

REGENT GREYE

BM 2125-30 GRAY SHOWERF

NOT USEDG

EXTERIOR COLOURS

SCALE:

1
A-A-3.1

NORTH ELEVATION
1/8" = 1'-0"

2021-12-17
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ELEVATIONS

AV

CDC

AS NOTED A-A-3.1
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SCALE:

2
A-A-3.1

WEST ELEVATION
1/8" = 1'-0"

SCALE:

3
A-A-3.1

SOUTH ELEVATION
1/8" = 1'-0" SCALE:

4
A-A-3.1

EAST ELEVATION
1/8" = 1'-0"
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ANODIZED ALUMINUM STOREFRONT (OR SPANDEREL )
COLOUR: BLACK

SIGNAGE

CONCRETE UPSTAND
SMOOTH NATURAL FINISH

STANDING SEAM METAL ROOFPRE-FIN. METAL FLASHING, BLACK

DECORATIVE METAL BRACING POWDER COAT FINISH
COLOUR: BLACK

DOOR COLOUR TO MATCH REGENT GREY

STANDING SEAM METAL ROOF
(TO MATCH EXISTING BUILDING)

SIGNAGE

PRE-FIN. METAL FLASHING, BLACK

SPANDREL GLASS

STANDING SEAM METAL CANOPY

SPANDREL GLASS

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

PRE-FIN. METAL FLASHING, BLACK

PREFINISHED METAL TRIMS
COLOUR: BLACK

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

SIGNAGE SPANDREL GLASS

SCALE:

1
A-A-3.2 1/8" = 1'-0"

BLDG A
MATERIALS & FINISHES
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SCALE:

2
A-A-3.2 1/8" = 1'-0"
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SCALE:

4
A-A-3.3 1/8" = 1'-0"

BLDG A
RENDERINGS
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4874

SCALE:

3
A-A-3.3 1/8" = 1'-0"

SCALE:

2
A-A-3.3 1/8" = 1'-0"SCALE:

1
A-A-3.3 1/8" = 1'-0"
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EL. 0'-0"
T/O MAIN FLOOR

EL. 17'-6"
T/O ROOF DECK

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

EL. 0'-0"
T/O MAIN FLOOR

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

EL. 0'-0"
T/O MAIN FLOOR

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 0'-0"
T/O MAIN FLOOR

EL. 10'-0"
T/O STOREFRONT

EL. 21'-9"
T/O PARAPET

EL. 30'-4"
T/O ROOF

EL. 17'-6"
T/O ROOF DECK

EL. 17'-6"
T/O ROOF DECK

EL. 17'-6"
T/O ROOF DECK

FREEFORM CONNECTED
CHANNEL LETTERS

FREEFORM
CUTOUT LOGO

INDIVIDUAL
CHANNEL LETTERS

CRU-A SIGN-1 (STORE ENTRANCE)
SIGN AREA = 130 SF (12 sm)

FASCIA SIGNAGE CALCULATION
BYLAW 1176: MAX. PERMISSIBLE SIGN AREA
= 0.1 SM FOR EVERY 0.30 M OF THE OCCUPANT'S BUSINESS FRONTAGE

 WEST AND EAST BUSINESS FRONTAGE = 26.37 M
PERMITTED MAX. SIGN AREA = 0.1 (26.37 / 0.3) = 8.8 SM (95 SF)

 SOUTH AND NORTH BUSINESS FRONTAGE = 36.88 M
PERMITTED MAX. SIGN AREA = 0.1 (36.88 / 0.3) = 12.3 SM (132.4 SF)

PROPOSED SIGN AREA

NORTH ELEVATION (STORE ENTRANCE)
CRU-A SIGN-1 = 12 SM (130 SF)

SOUTH ELEVATION
CRU-A SIGN-2 = 12 SM (130 SF)

SOUTH ELEVATION
CRU-A SIGN-3 = 7.1 SM (77 SF)

CRU-A SIGN-2
SIGN AREA = 130 SF (12 sm)

NOTE: BACKGROUND MUST BE OPAQUE.
BACKLIT SIGNS SHALL NOT BE PERMITTED.

CRU-A SIGN-3
SIGN AREA = 77 SF (7.1 SM)

121'-0"
 [36.88M]

BUSINESS FRONTAGE

121'-0"
 [36.88M]

BUSINESS FRONTAGE

86'-6"
[26.37M]

BUSINESS FRONTAGE

86'-6"
[26.37M]

BUSINESS FRONTAGE
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BLDG A
SIGNAGE

SCALE:

1
A-A-3.4 1/8" = 1'-0" SCALE:

2
A-A-3.4 1/8" = 1'-0"

SCALE:

3
A-A-3.4 1/8" = 1'-0" SCALE:

4
A-A-3.4 1/8" = 1'-0"

SCALE:

4
A-A-3.4 1/8" = 1'-0"
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EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 10'-0"

T/O STOREFRNT

EL. 0'-0"

T/O MAIN FLOOR

9C 10B 11 11 2D 7B 1F 6C

7B1F6C 8C 4B 13

1312 139C 10B11 2D 1F8C 10B

9C10B 1113 2D

6C

10B 10B 9C2D2D9C 9C 1111 9C 9C 9C2D

9C10B 9C11 9C

4B 6C

1416

12

12

1112

2D 10B 10B2D

EIFS1

VERTICAL METAL SIDING2

BREAKSHAPE3

ANODIZED ALUMINUM STOREFRONT GLAZING /
WINDOWS / DOORS4

SPANDREL GLASS5

DECORATIVE METAL BRACING, PAINTED6

METAL FLASHING CASCADIA7

STANDING SEAM METAL CANOPY8

METAL ROOF STANDING SEAM9

METAL TRIM10

LIGHT FIXTURE, SEE ELECTRICAL11

SIGNAGE, BY TENANT
(INDIVIDUALLY LIT CHANNEL LETTERS)12

SMOOTH FINISH NATURAL CONCRETE UPSTAND13

METAL DOOR14

PAINT FINISH15

EXTERIOR MATERIALS

NOT USEDA

BLACKB

CHARCOALC

CASCADIA SURF, WHITED

REGENT GREYE

BM 2125-30 GRAY SHOWERF

NOT USEDG

EXTERIOR COLOURS

READY ACCESS SECURITY WINDOW 600 SERIES
FLUSH MOUNT DRIVE THRU WINDOW (INSULATED)16
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L D
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SCALE:

1
A-B-3.1

WEST ELEVATION
3/16" = 1'-0"

2021-07-21

BLDG B
ELEVATIONS

BI

AP/CDC

AS NOTED A-B-3.1

SCALE:

3
A-B-3.1

NORTH ELEVATION
3/16" = 1'-0"

SCALE:

2
A-B-3.1

SOUTH ELEVATION
3/16" = 1'-0"

SCALE:

4
A-B-3.1

EAST ELEVATION
3/16" = 1'-0"
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SIGNAGE

STANDING SEAM METAL ROOF
COLOUR: CHARCOAL

PRE-FIN. METAL FLASHING, BLACK METAL FLASHING CASCADIA
COLOUR: BLACK

GOOSE NECK SCONCE
COLOUR: BLACK

ANODIZED ALUMINUM STOREFRONT
COLOUR: BLACK

CONCRETE UPSTAND
SMOOTH NATURAL FINISHEIFS BM 2125-30 GRAY SHOWER

SIGNAGE

PRE-FIN. METAL FLASHING, BLACK

GOOSE NECK SCONCE
COLOUR: BLACK

STANDING SEAM METAL CANOPY
COLOUR: CHARCOAL

STANDING SEAM METAL ROOF
COLOUR: CHARCOAL

EIFS BM 2125-30 GRAY SHOWERCONCRETE UPSTAND
SMOOTH NATURAL FINISH

STANDING SEAM METAL CANOPY
COLOUR: CHARCOAL

DECORATIVE METAL BRACING POWDER COAT FINISH
COLOUR: BLACK

DECORATIVE METAL BRACING POWDER COAT FINISH
COLOUR: BLACK

METAL GUARDRAIL PATIO ENCLOSURE
(BLACK)

DOOR COLOUR TO MATCH REGENT GREY

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

SIGNAGE

SCALE:

2
A-B-3.2 1/8" = 1'-0"

BLDG B
MATERIALS & FINISHES
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SCALE:

1
A-B-3.2 1/8" = 1'-0"
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SCALE:

4
A-B-3.3 1/8" = 1'-0"

BLDG B
RENDERINGS
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SCALE:

3
A-B-3.3 1/8" = 1'-0"

SCALE:

2
A-B-3.3 1/8" = 1'-0"SCALE:

1
A-B-3.3 1/8" = 1'-0"
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EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 23'-11"

T/O ROOF 

EL. 16'-0"

T/O ROOF DECK

EL. 18'-0"

T/O PARAPET

EL. 10'-0"

T/O STOREFRNT

EL. 0'-0"

T/O MAIN FLOOR

FREEFORM CONNECTED
CHANNEL LETTERS

FREEFORM
CUTOUT LOGO

INDIVIDUAL
CHANNEL LETTERS

FASCIA SIGNAGE CALCULATION
BYLAW 1176: MAX. PERMISSIBLE SIGN AREA
= 0.1 SM FOR EVERY 0.30 M OF THE OCCUPANT'S BUSINESS FRONTAGE

 WEST AND EAST BUSINESS FRONTAGE = 16.78 M
PERMITTED MAX. SIGN AREA = 0.1 (16.78 / 0.3) = 5.6 SM (60.3 SF)

 SOUTH AND NORTH BUSINESS FRONTAGE = 13.61 M
PERMITTED MAX. SIGN AREA = 0.1 (13.61 / 0.3) = 4.5 SM (48.4 SF)

PROPOSED SIGN AREA

WEST ELEVATION (STORE ENTRANCE)
CRU-A SIGNS-1/2 = 2.5 SM (27 SF)

SOUTH ELEVATION
CRU-A SIGN-3/4 = 2.5 SM (27 SF)

NORTH ELEVATION
CRU-A SIGN-5 = 1.9 SM (20 SF)

EAST ELEVATION
CRU-A SIGN-6/7 = 2.5 SM (27 SF)

NOTE: BACKGROUND MUST BE OPAQUE.
BACKLIT SIGNS SHALL NOT BE PERMITTED.

CRU-B SIGNS - 1 / 2
SIGN AREA = 27 SF (2.5 SM)

CRU-B SIGN-5
SIGN AREA = 20 SF (1.9 SM)

1'-
9"

[0.
53

M]

3'-11 3/4"
[1.21M]

1'-
9"

[0.
53

M]

3'-11 3/4"
[1.21M]

Ø5'-0"

[Ø1.52M]

1'-
9"

[0.
53

M]

3'-11 3/4"
[1.21M]

55'-0 1/2"
[16.78M]

BUSINESS FRONTAGE

44'-8"
[13.61M]

BUSINESS FRONTAGE

55'-0 1/2"
[16.78M]

BUSINESS FRONTAGE

44'-8"
[13.61M]

BUSINESS FRONTAGE

CRU-B SIGN - 3 / 4
SIGN AREA = 27 SF (2.5 SM)

CRU-B SIGN - 6 / 7
SIGN AREA = 27 SF (2.5 SM)

Ø5'-0"

[Ø1.52M]

Ø5'-0"

[Ø1.52M]

Ø5'-0"

[Ø1.52M]
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BLDG B
SIGNAGE
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EL. 0'-8"

T/O MAIN FLOOR

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 27'-4"

T/O ROOF

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 0'-8"

T/O MAIN FLOOR

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 27'-4"

T/O ROOF 

EL. 10'-0"

T/O GLAZING

EL. 0'-0"

T/O MAIN FLOOR

6B 9C 11 2D 8C 1F5B 2D 11 6B10B13
EL. 34'-0"

T/O PARAPET

EL. 34'-0"

T/O PARAPET
EL. 33'-0"

T/O PARAPET

EL. 34'-0"

T/O PARAPET

6B 11 9C 7B 2D 8C 11 5B 4B 1F 13 10B 119C 2D 6B 6B 1F 11 12 2D 4B 118C 5B 12 4B10B 2D 13 11 10B 11 12 4B 8C 5B 11 12 4B2D 10B 2D 11 5B11 12 4B 2D 10B 11 12 4B13 2D8C 11 6B

6B 1F 11 2D 11 124B 8C 1112 4B10B 13 10B 11 12 4B 8C5B 11 12 4B14E 2D 11 5B11 12 4B 11 12 4B 10B 11 6B13 10B5B

10B

8C 2D4B 2D

EIFS1

VERTICAL METAL SIDING2

BREAKSHAPE3

ANODIZED ALUMINUM STOREFRONT GLAZING /
WINDOWS / DOORS4

SPANDREL GLASS5

DECORATIVE METAL BRACING, PAINTED6

METAL FLASHING CASCADIA7

STANDING SEAM METAL CANOPY8

METAL ROOF STANDING SEAM9

METAL TRIM10

LIGHT FIXTURE, SEE ELECTRICAL11

SIGNAGE, BY TENANT
(INDIVIDUALLY LIT CHANNEL LETTERS)12

SMOOTH FINISH NATURAL CONCRETE UPSTAND13

METAL DOOR14

PAINT FINISH15

EXTERIOR MATERIALS

NOT USEDA

BLACKB

CHARCOALC

CASCADIA SURF, WHITED

REGENT GREYE

BM 2125-30 GRAY SHOWERF

NOT USEDG

EXTERIOR COLOURS

READY ACCESS SECURITY WINDOW 600 SERIES
FLUSH MOUNT DRIVE THRU WINDOW (INSULATED)16
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BLDG C
ELEVATIONS

SCALE:

1
A-C-3.1 1/8" = 1'-0"

SCALE:

4
A-C-3.1 1/8" = 1'-0"SCALE:

2
A-C-3.1 1/8" = 1'-0"

SCALE:

3
A-C-3.1 1/8" = 1'-0"
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STANDING SEAM METAL ROOF
COLOUR: CHARCOALPRE-FIN. METAL FLASHING, BLACK

ANODIZED ALUMINUM STOREFRONT
COLOUR: BLACK

PRE-FIN. METALTRIM, BLACKMETAL FLASHING CASCADIA
COLOUR: BLACK

STANDING SEAM METAL ROOF
COLOUR: CHARCOAL

STANDING SEAM METAL CANOPY
COLOUR: CHARCOAL

ANODIZED ALUMINUM STOREFRONT
COLOUR: BLACK

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

PREFINISHED METAL TRIMS
COLOUR: BLACK

STANDING SEAM METAL CANOPY
COLOUR: CHARCOAL

DECORATIVE METAL BRACING POWDER COAT FINISH
COLOUR: BLACK

SPANDREL GLASS

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

VERTICAL METAL SIDING CASCADIA
COLOUR: SURF WHITE

CONCRETE UPSTAND
SMOOTH NATURAL FINISHDOOR COLOUR TO MATCH REGENT GREYEIFS BM 2125-30 GRAY SHOWER

SCALE:

2
A-C-3.2 N.T.S

BLDG C
MATERIALS & FINISHES

CO
MM

ER
CIA

L D
EV

ELO
PM

EN
T

11
30

 RO
CK

Y C
RE

EK
 RO

AD
, L

AD
YS

MI
TH

, B
C

FOR
 OY

STE
R H

ARB
OUR

 DEV
ELO

PME
NT C

ORP
.

4874

SCALE:

1
A-C-3.2 N.T.S
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SCALE:

4
A-C-3.3 N.T.S

BLDG C
RENDERINGS
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SCALE:

3
A-C-3.3 N.T.S

SCALE:

2
A-C-3.3 N.T.SSCALE:

1
A-C-3.3 N.T.S
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EL. 0'-8"

T/O MAIN FLOOR

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 27'-4"

T/O ROOF

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 0'-8"

T/O MAIN FLOOR

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 0'-0"

T/O MAIN FLOOR

EL. 18'-4"

T/O ROOF DECK

EL. 21'-5"

T/O PARAPET

EL. 27'-4"

T/O ROOF 

EL. 10'-0"

T/O GLAZING

EL. 0'-0"

T/O MAIN FLOOR

EL. 34'-0"

T/O PARAPET

EL. 34'-0"

T/O PARAPET
EL. 33'-0"

T/O PARAPET

EL. 34'-0"

T/O PARAPET

FREEFORM CONNECTED
CHANNEL LETTERS

FREEFORM
CUTOUT LOGO
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SOUTH & NORTH BUSINESS FRONTAGE = 43.89 M (OVERALL)
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WATT VICTORIA 
302 - 740 Hillside Ave 
Victoria, BC  V8T 1Z4 

250-388-9877 

MEMORANDUM 
Date: March 11, 2024 
To: Ashley Garib, Oyster Harbour Development Corp 
Cc: Ryan Bouma, Town of Ladysmith 

Nadine King, WATT Consulting Group 
Kristen Machina, WATT Consulting Group 
Patrick Ryan, Herold Engineering 

From: Noah Reeder, EIT, WATT Consulting Group 
Our File No: 3686.B01 
Subject: Addendum to 1130 Rocky Creek Road Transportation Impact 

Assessment Update  

1.0 INTRODUCTION 

WATT Consulting Group (WATT) has prepared a Transportation Impact Assessment 
(TIA) Update to Oyster Harbour Development Corp, dated February 22, 2024, for the 
proposed commercial development at 1130 Rocky Creek Road in Ladysmith, BC. A 
comment regarding the TIA Update was received from the Town of Ladysmith (“the 
Town”) stating: 

“Our biggest concern is what should happen at the Ludlow/Rocky 
intersection, which remains unresolved . . . The report recommends and the 
MOTI requires a median to prevent left turns; however, this will direct traffic 
to the Ludlow/Rocky intersection. Are drivers to do a U-turn? . . . Should this 

be prevented?” 

As in the TIA Update, this memo will consider Highway 1, Rocky Creek Road, and the 
leg of Ludlow Road parallel to them to run north/south and the roads intersecting them 
to run east/west. DRAFT
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WATT CONSULTING GROUP 
Page 2 of 7 

MEMORANDUM 
Date: 2024-03-11 
To: Ashley Garib, Oyster Harbour Development Corp 
Subject: Addendum to 1130 Rocky Creek Road Transportation 
Impact Assessment Update  

2.0 WATT RECOMMENDATIONS 

Regarding the Ludlow Road site access as shown on the site plan submitted to WATT, 
section 2.0 of the TIA Update states: 

“Right-in/right-out access control is proposed to be enforced by a concrete 
median assuming the Ludlow Road / Rocky Creek Road intersection is 

converted to a roundabout.” 

The TIA Update went on to recommend in section 5.0: 

“Add a splitter island to the Ludlow Road site access to enforce the right-
in/right-out movements in the absence of a concrete median barrier, prior to 

the construction of the roundabout at Ludlow Road / Rocky Creek Road.” 

The TIA Update did not recommend a concrete median along Ludlow Road; rather, it 
recommended that left turns into and out of the Home Hardware upper lot access 
continue to be permitted. 95th percentile queues for westbound left turn traffic at 
Highway 1 / 1st Avenue-Ludlow Road are as follows: 

• Existing AM: 25 m
• Existing PM: 25 m
• Opening Day (2026) Background AM: 25 m
• Opening Day (2026) Background PM: 30 m
• Opening Day (2026) Post-Development AM: 35 m
• Opening Day (2026) Post-Development PM: 35 m
• 2036 Background AM: 30 m
• 2036 Background PM: 35 m
• 2036 Post-Development AM: 35 m
• 2036 Post-Development PM: 40 m

These queue lengths do not reach the Home Hardware upper lot access, which is 
approximately 50 m from the stop bar before the railroad crossing. The queues for thru 
and right turn traffic are shorter than the left turn queues in each scenario. 
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WATT CONSULTING GROUP 
Page 3 of 7 

MEMORANDUM 
Date: 2024-03-11 
To: Ashley Garib, Oyster Harbour Development Corp 
Subject: Addendum to 1130 Rocky Creek Road Transportation 
Impact Assessment Update  

The TIA Update also did not recommend a roundabout at Ludlow Road / Rocky Creek 
Road. All movements at the Ludlow Road / Rocky Creek Road intersection, as well as 
the site accesses, operate at LOS A in the 2026 and 2036 horizon years. 

3.0 ALTERNATIVES IF MEDIAN IS REQUIRED 

If the Town of Ladysmith or the BC Ministry of Transportation and Infrastructure (MoTI) 
ultimately require a median along Ludlow Road between the existing railroad and Rocky 
Creek Road, alternatives to a roundabout are available to mitigate the possibility of 
unsafe U-turns at Ludlow Road / Rocky Creek Road. 

3.1 U-Turn Area 

A U-turn area could be provided along the northbound side of Ludlow Road or Rocky 
Creek Road for vehicles exiting the Home Hardware upper lot to turn around. This 
would consist of a roughly semicircular paved area sized appropriately for a vehicle to 
make a safe U-turn. The size of the U-turn area would depend on the design vehicle 
required to be accommodated; it is unknown at this time if the area would need to 
accommodate delivery trucks or larger lumber trucks attempting to exit the Home 
Hardware, or if those vehicles are able to exit directly onto the north-south portion of 
Ludlow Road. There is a steep downgrade adjacent to the northbound side of Ludlow 
Road and Rocky Creek Road. Additional right-of-way and significant re-grading would 
likely be required for a U-turn area in this location.  

The U-turn area should be well-signed and placed as closely as possible to the 
intersection to encourage its use. Eastbound traffic should be banned from making U-
turns in the intersection and directed to the U-turn area with signage as shown in 
Figure 1. The opportunity for geometric improvements at this intersection to discourage 
U-turn movements without compromising logging truck movements are limited.

Delivery vehicles exiting the upper lot which are too large for the U-turn area would 
need to proceed to Highway 1 via the Transfer Beach Boulevard or Malamos Road 
accesses, a driving distance of 1.7 km or 2.0 km from the upper lot access respectively. DRAFT
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WATT CONSULTING GROUP 
Page 4 of 7 

MEMORANDUM 
Date: 2024-03-11 
To: Ashley Garib, Oyster Harbour Development Corp 
Subject: Addendum to 1130 Rocky Creek Road Transportation 
Impact Assessment Update  

Figure 1: No U-Turn and U-Turn Route signs (R-019 and R-019-3) 

3.2 Home Hardware Access via Oyster Bay Drive 

In this scenario, shown in Figure 2, the existing access to the Home Hardware upper lot 
is restricted to inbound traffic only and a new inbound/outbound access is added from 
Oyster Bay Drive. Outbound motorists may then turn left or right onto Ludlow Road 
from Oyster Bay Drive. This access would serve as the exit route for delivery vehicles 
and should be designed accordingly. Inbound motorists who currently turn left into the 
existing upper lot access may instead enter via Oyster Bay Drive. The location of this 
access is currently obstructed by a guy pole supporting an existing hydro pole. Although 
the hydro pole itself would not obstruct the access, the guy pole would require 
adjustment.   
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WATT CONSULTING GROUP 
Page 5 of 7 

MEMORANDUM 
Date: 2024-03-11 
To: Ashley Garib, Oyster Harbour Development Corp 
Subject: Addendum to 1130 Rocky Creek Road Transportation 
Impact Assessment Update  

Alternatively, Home Hardware may seek a covenant guaranteeing access through the 
1030 Oyster Bay Drive parking lot. The lots are currently connected and separated by a 
gate. Both options would require adjustments to the current lumber yard security 
fencing and/or gates to permit vehicle through travel to Oyster Bay Drive. 

This scenario requires changes to private property not included in the proposed 
development, and the changes are not necessary to support efficient traffic operations. 
Rather, the changes would be made to comply with a MoTI and/or Town requirement. 
For this reason, MoTI and/or the Town should assist with their implementation. 

3.3 Existing Home Hardware Upper/Lower Lot Connection 

A connector driveway currently exists between the upper and lower Home Hardware 
parking lots. The proposed median, if constructed, would only pass the upper lot access 
and would not affect left turns from the lower lot access onto Ludlow Road. Designating 
the connector driveway as the exit from the upper lot, as shown in Figure 2, would 
allow the inbound only restriction at the existing upper lot access without the need for a 
new access.  

Minor improvements may be needed to accommodate increased vehicle traffic and 
exiting delivery vehicles. Two-way operations are not necessarily required on the 
connector driveway, however it may be desirable to provide a convenient entrance for 
drivers who currently turn left into the existing upper lot access. The driveway’s current 
width (approximately 5-6 m at its narrowest point) may be suitable for two-way 
operations, for which a width of at least 5.5 m should be provided. In this case, driveway 
traffic entering the upper lot may need to be stopped while delivery vehicles are exiting. 

As with the Oyster Bay Drive access scenario, adjustments to the current lumber yard 
security fencing and/or gates would be required to permit vehicle traffic to travel along 
this route. Also, changes to private property not included in the proposed development 
are required, so MoTI and/or the Town should assist with their implementation. DRAFT
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WATT CONSULTING GROUP 
Page 7 of 7 

MEMORANDUM 
Date: 2024-03-11 
To: Ashley Garib, Oyster Harbour Development Corp 
Subject: Addendum to 1130 Rocky Creek Road Transportation 
Impact Assessment Update  

3.4 Recommendations 

If the Town or MoTI ultimately require a concrete median, WATT recommends that the 
Town work with Home Hardware to: 

• Restrict the existing upper lot access to inbound traffic only with appropriate
channelization, and

• Designate the existing connector driveway between the upper and lower lot as
the exit route for all vehicles from the upper lot, including delivery vehicles

o Investigate whether widening and/or parking restrictions are necessary,
particularly if two-way operations are desired.

While a U-turn area and a ban on U-turns in the intersection would reduce the number 
of unsafe U-turns, it is unlikely to achieve 100% compliance as drivers would have to 
first drive through the intersection to reach the U-turn area. Also, construction of the U-
turn area would likely require right-of-way expansion and extensive re-grading.  The 
inbound only restriction and channelization on the existing Home Hardware upper lot 
access would physically discourage eastbound approaches to Rocky Creek Road / 
Ludlow Road by exiting drivers. Use of the existing upper/lower lot connector driveway 
will likely be more cost-effective than a new Oyster Bay Drive access and does not 
require access to 1030 Oyster Bay Drive. 

As this recommendation calls for changes to private property not included in the 
proposed development, and is made strictly to comply with a MoTI and/or Town 
requirement, MoTI and/or the Town should assist with its implementation. 

Sincerely,  
WATT Consulting Group 

Noah Reeder,   EIT 
Transportation Engineer-in-Training 

D 778-309-1843  
E nreeder@wattconsultinggroup.com 
#WEAREWATT 
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01-Apr-19 DCC Bylaw adopted: Cost Estimate $1mil

15-Apr-20 ZBL/OCP application received

26-Nov-20 Class C estimate: $1,357,488

15-Jun-21 3rd Reading 

19-Nov-21 First drafts of agreements sent

02-Feb-22 Class A estimate: $1,776,213
01-Mar-22 Executable agreements provided to Developer

29-Jun-22
Final Agreements sent to developer for
execution

13-Sep-22 Agreements registered
20-Sep-22 Zoning approved & permits issued

25-Jul-23s to build roundabout: $2,200,000-$2,900,000 

26-Sep-23 Developer/staff discuss options for relief
28-Sep-23 procedures for removing roundabout condition

27-Nov-23
Application to remove covenant condition
received

04-Jan-24 arameters for traffic study sent by engineering

12-Mar-24 Draft traffic report received
03-Apr-24 Feedback on draft traffic report sent

19-Jul-24 2nd draft of traffic report received
09-Aug-24 o traffic report, instructions to amend DP/DVP

20-Sep-24 DP&DVP expire
23-Sep-24 Developer advised of DVP/DP expiry

15-Oct-24 Final version of traffic report received
29-Oct-24 New DP/DVP applications received

17-Dec-24
Council consideration to remove roundabout
condition

2024

Project/Roundabout Cost Estimation Timeline: 1130 Rocky Creek Road 

2019

2020

2021

2022

2023
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Rationale Letter for 1130 Rocky Creek Road, Rezoning Application 

Oyster Harbour Development Corp. is applying to rezone 1130 Rocky Creek Road.  We are proposing to 

amend the Covenant registered on title of our property to remove Clause 3, 4 and 5 pertaining to 

construction of a roundabout at the intersection of Ludlow Road and Rocky Creek Road.    

It’s important to understand the history of how the roundabout became a requirement of our project as 

a part of the rationale to request this amendment/rezoning application.   

History and Timeline 

• We began working on the project in 2017 and engaged with the Town of Ladysmith (the “Town”)

in April 2018 to begin preliminary discussions about the development.  We did two years of due

diligence engaging regularly with various Town Staff and had proposed many site plans etc. prior

to purchasing the property. We subsequently submitted our application in April 2020.

• From 2018 – 2020 the roundabout was discussed on many occasions as something that the Town

would potentially build at some point in the future.  There were many scenarios the Town was

contemplating but none included us building it.

• In February 2021, to accommodate the potential future roundabout, the Town required some

land from the corner of our site.  We proposed a “land swap” for the surplus lands on Ludlow Rd

which resulted in us purchasing additional land from the Town at a cost of $170,000.  This

surplus property was no value to any other buyer, so it would remain a surplus if we didn’t

purchase it. This netted the Town $170,000.

• April 2021 we were notified that the roundabout would be a requirement for our project.  At

that time, the estimated cost of the roundabout was $1,350,000 and the Town would contribute

$1,050,000.  Our cost would be $300,000. A Latecomers was highly promoted as a way to

recover the Developer portion.

• By then we had already been working on the project for 3 years.  This included purchasing the

property, doing the “land swap” to accommodate the future roundabout for the Town, engaging

numerous stakeholders, securing two national tenants who had also spent 3 years of time and

money working with us and we had a substantial amount of money invested in the project.

• We did not have the opportunity in 3 years to factor how the economics of building the

roundabout would impact our project costs and timing.  But given we had submitted our

application a year prior, we didn’t want to risk delaying any potential approvals, so we agreed to

build the roundabout. At this point we were so far invested in project and felt that we had no

choice.

• Prior to April 2021, we had no reason to believe the roundabout would have ever been a

requirement for our development as we had already been in discussions with the Town for 3

years with no mention of it being our responsibility or requirement.  All the

Traffic/Transportation Reports and MOTI Letters made no reference of the roundabout being

necessary for our project.

Cost 

• In 2018, the cost to build the roundabout was estimated at approximately $1,000,000.
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• In April 2021 the estimated cost to build it was $1,350,000.  The Town committed to contributing 

$1,050,000 to the cost which made our contribution $300,000.   

• In October 2022 the estimated cost to construct the roundabout was $1,950,000.  We had to put 

the project on hold because the cost of the roundabout was too expensive.   

• As of September 2023, the average cost to build the roundabout confirmed through a tender 

process of 5 qualified local civil contractors is $2.6 million.  

• The onerous cost of the roundabout is too much for any one developer to take on, making this 

project completely unattainable. 

• If we were to lose the project and be forced to sell the property, the next developer would not 

be able to build the roundabout either and the property will continue to sit vacant.  We will lose 

a substantial amount of money at no fault of our own.   

• The Town has not procured more funding for the roundabout to date.  

 

Reports 

• Numerous traffic and transportation reports have been conducted and none of them indicated 

that a roundabout is a requirement for this project to operate safely and efficiently.    

• Transportation Review was prepared for the Town in September 2018.  The report concluded 

that the only recommendations for 1130 Rocky Creek Road referred to the driveway access of 

the project.  “Two driveway accesses are recommended for the 1130 Rocky Creek Road 

development. The first driveway location is suggested to be directly across from the existing 

Home Hardware access with a RIRO restriction. The second driveway is suggested on Rocky 

Creek Road to be at least 85 m from the center of the access width.”  These access 

recommendations have been designed and accommodated.   

• This report also refers to the projection that by 2023, there would be approximately 300 

residential units constructed, or under construction, at the waterfront area.  This is obviously not 

the case and given the latest setbacks, it may be some time for any new significant development 

to occur.  

• Traffic Operations Review was prepared for MOTI and completed in September 2019.  The report 

makes no mention of the roundabout being a requirement at all. 

• Traffic Impact Assessment was prepared for Oyster Harbour Development Corp and completed 

in April 2021.  It states, “The proposed development does not trigger the need for any mitigation 

measures based on the 2030 post development analysis.” The report also states that “At Ludlow 

Road/Rocky Creek Road all movements operate at a LOS A in the long term with the existing stop 

control or as a roundabout.”  

• MOTI Referral Response Letter dated October 2020 does not require a roundabout for the 

project.   

• In October 2023 we had a meeting with Brendan Stevenson, the Traffic Engineer and one of the 

Authors for the Transportation Review and Nadine King, the Traffic Engineer and Author of the 

Traffic Impact Assessment.  Both confirmed again that the roundabout is not required for our 

project to function at a high level of service.   

• Subsequent to that meeting, in November 2023, Nadine King re-confirmed with the MOTI 

Development Services Officer (Vancouver Island District – SA02) by email that the roundabout is 

not a requirement for our project. 
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• Three separate traffic studies and MOTI all confirm that this project causes no traffic or safety 

issues without the roundabout. 

Conclusion 

• The roundabout is not required for our development to operate safely and efficiently; a fact that 

has been clearly stated in 3 separate Traffic Reports and by MOTI  

• The roundabout was unfairly added as a requirement to our project when the reports clearly 

state otherwise.  It was also added very late in the process and long after we had completed our 

due diligence and made our application.  

• The cost to construct the roundabout has increased from $1,350,000 to $2,624,000 since we the 

time it made to be our responsibility in order to maintain Staff support for our project. 

• The construction cost of the roundabout is too expensive to proceed with our project. 

• If we can’t proceed with our project because of the roundabout cost, the Town will lose both the 

project and all it’s economic benefits. 

• The property is currently unsellable because no other Buyer would be able to afford the 

construction of the roundabout and any potential future project would be nonviable due to the 

roundabout clauses in the Covenant.  
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