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OF THE TOWN OF LADYSMITH COUNCIL
AGENDA
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Tuesday, December 17, 2024

Ladysmith Seniors Centre
630 2nd Avenue
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1. OPEN MEETING AND ACKNOWLEDGEMENT

The Town of Ladysmith acknowledges with gratitude that this meeting takes
place on the unceded territory of the Stz'uminus First Nation.

Members of the public may attend meetings in person at the Ladysmith Seniors
Centre or view the livestream on YouTube:
https://www.youtube.com/channel/UCH3qHAExLiW8YrSuJk5R3uA/featured.

2. AGENDA APPROVAL

Recommendation
That Council approve the agenda for this Regular Meeting of Council for
December 17, 2024.

3. RISE AND REPORT- Items from Closed Session

4. MINUTES

4.1 Minutes of the Regular Meeting of Council held December 3, 2024 8

Recommendation
That Council approve the minutes of the Regular Meeting of Council held
December 3, 2024.

4.2 Minutes of the Special Meeting of Council held December 11, 2024 14

Recommendation
That Council approve the minutes of the Special Meeting of Council held
December 11, 2024.

https://www.youtube.com/channel/UCH3qHAExLiW8YrSuJk5R3uA/featured


5. DEVELOPMENT APPLICATIONS

5.1 Roundabout Condition 1130 Rocky Creek Road 17

Recommendation
That Council:

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

1.

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

a.

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

b.

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:

2.

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

a.

require the construction of a temporary median in Ludlow
Road;

b.

require cash in lieu of frontage improvements along Ludlow
Road and Rocky Creek Road at time of building permit
issuance;

c.

require the provision of a temporary gravel pathway along
the frontage of the property as shown in proposed
development permit 3060-24-20;

d.

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

e.

require no U-Turn signs to be installed at the Ludlow
Road/Rocky Creek Road Intersection;

f.

Issue Development Variance Permit 3090-24-08; and3.

Issue Development Permit 3060-24-20.4.
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5.2 Development Variance Permit and Development Permit – 128 Rollie
Rose Drive

441

Recommendation
That Council:

Issue Development Variance Permit 3090-24-06 to vary the
following provisions of “Town of Ladysmith Zoning Bylaw 2014,
No. 1860” for a proposed multi-unit residential development at
128 Rollie Rose Drive (Lot 12, District Lot 103, Oyster District,
Plan EPP75579; PID: 030-477-620):

1.

Section 7.2.2. (c) to reduce the minimum landscape buffer
from 1.5 metres to 0.5 metres; and

a.

Section 10.12.5. (d) to reduce the minimum front parcel line
setback from 6.0 metres to 2.7 metres;

b.

Issue Development Permit Number 3060-21-10 to allow
construction of a three-unit townhouse building and two duplex
buildings at 128 Rollie Rose Drive; and

2.

Require as a condition of the issuance of Development Permit
3060-21-10 that the applicant provide landscape security in the
amount of $23,382.00, as stated in the Development Permit
(3060-21-10).

3.

6. BYLAWS- OFFICIAL COMMUNITY PLAN AND ZONING

6.1 Housing Needs Report and Consequential OCP Amendments 765

Recommendation
That Council:

Pursuant to sections 585.31 and 790(2) the Local Government
Act, receive the December 17, 2024 report to Council as the
Town’s Interim Housing Needs Report;

1.

Direct staff to publish the Interim Housing Needs Report to the
Town’s webpage pursuant to section 790(5) of the Local
Government Act;

2.

Having considered s. 475 of the Local Government Act, and in
particular the matters set out in subsections (2)(a) and (b),
resolve that:

3.

the Stz’uminus First Nation, is the only entity that is
appropriate to consult in connection with “Official
Community Plan Bylaw 2003, No. 1488, Amendment Bylaw.
2023, No. 2190”;

a.

consultation should be early but need not be ongoing;b.

the consultation process described in the December 17,c.
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2024 staff report to Council is sufficient in respect to the
proposed Official Community Plan amendment; and

staff be directed to refer “Official Community Plan Bylaw
2003, No. 1488, Amendment Bylaw. 2023, No.2190 ” to the
Stz’uminus First Nation as set out in recommendation 3 for
consultation in the manner described in the December 17,
2024 report to Council;

d.

Give first and second readings to “Official Community Plan
Bylaw 2003, No. 1488, Amendment Bylaw. 2023, No. 2190”;

4.

Consider “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw. 2023, No. 2190” in conjunction with the
Town’s Financial Plan, the Town’s Liquid Waste Management
Plan, and the Cowichan Valley Regional District Solid Waste
Management Plan, pursuant to section 477(3) of the Local
Government Act;

5.

Consider “Official Community Plan Bylaw 2003, No. 1488,
Amendment Bylaw. 2023, No. 2190” in conjunction with the
Town’s Interim Housing Needs Report and the housing
information on which the report is based, pursuant to section
473.1(2) of the Local Government Act;

6.

Direct staff to refer “Official Community Plan Bylaw 2003, No.
1488, Amendment Bylaw. 2023, No. 2190” to School District 68
pursuant to section 476 of the Local Government Act; and

7.

Pursuant to section 481.7(2) of the Local Government Act,
review the Interim Housing Needs Report and “Town of
Ladysmith Zoning Bylaw 2014, No. 1860” and resolve that
further zoning amendments to meet the 20-year total number of
required housing units are not necessary; and

8.

Direct staff to proceed with scheduling and notification of a
public hearing for “Official Community Plan Bylaw 2003, No.
1488, Amendment Bylaw. 2023, No. 2190” pursuant to section
464(1) of the Local Government Act.

9.

6.2 Proposed Animal Control Bylaw and Consequential Zoning Bylaw
Amendments

785

Recommendation
That Council:

Give first, second, and third readings to “Town of Ladysmith
Animal Control Bylaw 2024, No. 2167”;

1.

Give first and second readings to “Town of Ladysmith Zoning
Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2169”;

2.

Direct staff to proceed with scheduling and notification of a
public hearing for “Town of Ladysmith Zoning Bylaw 2014, No.
1860 Amendment Bylaw 2024, No. 2169” pursuant to section

3.
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464(1) of the Local Government Act; and

Direct staff to forward “Zoning Bylaw 2014, No. 1860,
Amendment Bylaw 2024, No. 2169 to the Ministry of
Transportation and Infrastructure, after third reading of the
bylaw, pursuant to section 52 of the Transportation Act.

4.

7. COMMITTEE  MINUTES

7.1 Accessibility Advisory Committee - October 30, 2024 and November 27,
2024

813

Recommendation
That Council receive the minutes of the Accessibility Advisory Committee
meetings held October 30 and November 27, 2024.

8. BYLAWS

8.1 Bylaws for Adoption

8.1.1 "Sanitary Sewer Rate Bylaw 1999, No. 1299, Amendment
Bylaw 2024, No. 2198"

817

Recommendation
That Council adopt "Sanitary Sewer Rate Bylaw 1999, No.
1299, Amendment Bylaw 2024, No. 2198".

8.1.2 “Waterworks Regulations Bylaw 1999, No. 1298, Amendment
Bylaw 2024, No. 2199"

819

Recommendation
That Council adopt “Waterworks Regulations Bylaw 1999, No.
1298, Amendment Bylaw 2024, No. 2199".

8.1.3 “Garbage, Recycling and Organics Collection Bylaw 2005, No.
1588, Amendment Bylaw 2024 No. 2201”

822

Recommendation
That Council adopt “Garbage, Recycling and Organics
Collection Bylaw 2005, No. 1588, Amendment Bylaw 2024 No.
2201”.

8.1.4 “2025 Revenue Anticipation Borrowing Bylaw 2024, No. 2202” 832

Recommendation
That Council adopt “2025 Revenue Anticipation Borrowing
Bylaw 2024, No. 2202”.
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8.1.5 “Town of Ladysmith Downtown Development Cost Charges
Reduction Repeal Bylaw, 2024, No. 2203”

834

Recommendation
That Council adopt “Town of Ladysmith Downtown
Development Cost Charges Reduction Repeal Bylaw, 2024, No.
2203”.

8.1.6 “Town of Ladysmith Fire Services Bylaw 2023, No. 2147,
Amendment Bylaw 2024, No. 2204”

835

Recommendation
That Council adopt “Town of Ladysmith Fire Services Bylaw
2023, No. 2147, Amendment Bylaw 2024, No. 2204”.

8.2 Bylaw Status Sheet 837

9. CORRESPONDENCE

9.1 Request to Reinstate Development Cost Charge Bylaw No. 1781 for
Ongoing Development Project

839

10. NEW BUSINESS

10.1 Notice of Motion 840

Councillor Stevens provided the following notice of motion to Council via
email on December 11, 2024, to be considered by Council at tonight's
meeting:

"That the Spokesperson section of the Town of Ladysmith
Communications and Social Media Policy 04-1470 be changed to read
'The  Mayor, or a designate, as appointed annually by Council, is the
official  media spokesperson' and that Acting Mayor McKay  is hereby
appointed."

Recommendation
That the Spokesperson section of the Town of Ladysmith
Communications and Social Media Policy 04-1470 be changed to read
"The  Mayor, or a designate, as appointed annually by Council, is the
official  media spokesperson" and that Acting Mayor McKay  is hereby
appointed."
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11. QUESTION PERIOD

A maximum of 15 minutes is allotted for questions.•

Persons wishing to address Council during "Question Period" must be
Town of Ladysmith residents, non-resident property owners, or
operators of a business.

•

Individuals must state their name and address for identification
purposes.

•

Questions put forth must be related to items on the agenda.•

Questions must be brief and to the point.•

Questions shall be addressed through the Chair and answers given
likewise. Debates with or by individual Council members or staff
members are not allowed.

•

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

•

12. PRESENTATION

Former Mayor Robert Hutchins will be awarded Freedom of the Town, as per
Civic Recognition Program Policy 01-0290-A, in honour of his many
accomplishments as Mayor of Ladysmith from 1993-2014.

13. ADJOURNMENT
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MINUTES OF A REGULAR MEETING OF COUNCIL 

 
Tuesday, December 3, 2024 

5:30 P.M. 
Ladysmith Seniors Centre 

630 2nd Avenue 
 
Council Members Present: 
Acting Mayor Tricia McKay 
Councillor Ray Gourlay 
Councillor Amanda Jacobson 

Councillor Duck Paterson 
Councillor Marsh Stevens (joined the 
meeting at 7:48 p.m.) 

   
Council Members Absent: 
Councillor Jeff Virtanen  
   
Staff Present: 
Allison McCarrick 
Erin Anderson 
Chris Barfoot 
Jake Belobaba 
Tim Tanton 

Chris Geiger 
Sue Bouma 
Trish McConnell 
Nick Pescod 
Hayley Young 

_____________________________________________________________________ 

1. CALL TO ORDER 

Call to Order 5:30 p.m. in Open Session, in order to retire immediately into 
Closed Session. 

 
2. CLOSED SESSION 

CS 2024-282 
That, in accordance with section 90(1) of the Community Charter, Council retire 
into closed session in order to consider items related to the following: 

• (c)  labour relations or other employee relations; 
• (g)  litigation or potential litigation affecting the municipality; 
• (i)  the receipt of advice that is subject to solicitor-client privilege, including 

communications necessary for that purpose; and 
• k)  negotiations and related discussions respecting the proposed provision 

of a municipal service that are at their preliminary stages and that, in the 
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view of the council, could reasonably be expected to harm the interests of 
the municipality if they were held in public. 

Motion Carried 
 

3. OPEN MEETING AND ACKNOWLEDGEMENT (7:00 P.M.) 

Acting Mayor McKay called this Regular Meeting of Council to order at 7:00 p.m., 
recognizing with gratitude that it was taking place on the unceded territory of the 
Stz'uminus First Nation.  

 
4. AGENDA APPROVAL 

CS 2024-283 
That Council approve the agenda as amended to replace “Waterworks 
Regulations Bylaw 1999, No. 1298, Amendment Bylaw 2024, No. 2199” in Item 
10.1.2 with an updated version containing measurement corrections in Schedule 
A, Item 6 (A) and (B). 
Motion Carried 
 

5. RISE AND REPORT- Items from Closed Session 

Council rose from Closed Session at 6:31 p.m. without report.  
 

The following item from the Closed Meeting of Council held October 15, 2024 
was reported: 

 
CE 2024-078 
That Council appoint Mayor McKay or her deputy to the Ladysmith Detachment 
Commander hiring committee. 
Motion Carried. 

 
6. MINUTES 

6.1 Minutes of the Regular Meeting of Council held November 19, 2024 

CS 2024-284 
That Council approve the minutes of the Regular Meeting of Council held 
November 19, 2024. 
Motion Carried 
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7. DELEGATIONS 

7.1 Carmen Barclay, Executive Director, Ladysmith Resources Centre 
Association 

Ms. Barclay provided a summary of the 2023-2024 annual report, 
including program highlights and milestones. She expressed gratitude for 
the partnership with the Town and thanked the LRCA team, donors, 
partnerships, volunteers and board of directors for their support and hard 
work in enriching the community.  

 
Council thanked Ms. Barclay for her presentation and asked questions on 
the status of youth and housing support services. 

 
8. 2025-2029 FINANCIAL PLAN DISCUSSIONS - INTRODUCTION OF GENERAL 

CAPITAL PROJECTS 

8.1 Public Input and Questions 

A member of the public asked a question regarding budget allocation for 
replacement or expansion of long-term town assets including buildings.  

 
8.2 2025 Budget Deliberations – General Capital and General Operations 

Update 

CS 2024-285 
That Council direct staff to: 

1. Include the projects presented in the report dated December 3, 
2024, from the Director of Financial Services for inclusion in the 
2025 – 2029 Financial Plan; and 

2. Confirm the general budget municipal tax levy at $8,713,484 or 
3.75% budget increase. 

Motion Carried 
 

9. REPORTS 

9.1 Communications and Social Media Policy 04-1470-A 

CS 2024-286 
That Council: 

1.  Rescind Communication Policy 04-1470-A; and  
2. Adopt Communications and Social Media Policy No. 04-1470-A.  

Motion Carried 
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9.2 2025 Utility Due Dates 

CS 2024-287 
That Council approve the following utility billing due dates: 

• February 27, 2025 for the period October to December, 2024; 
• May 29, 2025 for the period January to March, 2025; 
• August 28, 2025 for the period April to June, 2025; and 
• November 27, 2025 for the period July to September, 2025.  

Motion Carried 
 

9.3 2025 Community Banner Program Theme Selection 

CS 2024-288 
That Council approve the 2025 theme “Coastal Living, Growing Our 
Future Together” for the Community Public Banner Program. 
Motion Carried 
 

10. BYLAWS 

10.1 Bylaws for Introduction 

10.1.1 "Sanitary Sewer Rate Bylaw 1999, No. 1299, Amendment Bylaw 
2024, No. 2198" 

CS 2024-289 
That Council give first, second and third readings to "Sanitary 
Sewer Rate Bylaw 1999, No. 1299, Amendment Bylaw 2024, No. 
2198". 
Motion Carried 
 

10.1.2 “Waterworks Regulations Bylaw 1999, No. 1298, Amendment 
Bylaw 2024, No. 2199" 

CS 2024-290 
That Council give first, second and third readings to “Waterworks 
Regulations Bylaw 1999, No. 1298, Amendment Bylaw 2024, No. 
2199". 
Motion Carried 
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10.1.3 “Garbage, Recycling and Organics Collection Bylaw 2005, No. 
1588, Amendment Bylaw 2024 No. 2201” 

CS 2024-291 
That Council give first, second and third readings to “Garbage, 
Recycling and Organics Collection Bylaw 2005, No. 1588, 
Amendment Bylaw 2024 No. 2201”. 
Motion Carried 
 

10.1.4 “2025 Revenue Anticipation Borrowing Bylaw 2024, No. 2202” 

CS 2024-292 
That Council give first, second and third readings to “2025 Revenue 
Anticipation Borrowing Bylaw 2024, No. 2202”. 
Motion Carried 
 

10.1.5 “Town of Ladysmith Downtown Development Cost Charges 
Reduction Repeal Bylaw, 2024, No. 2203” 

CS 2024-293 
That Council give first, second and third readings to “Town of 
Ladysmith Downtown Development Cost Charges Reduction 
Repeal Bylaw, 2024, No. 2203”. 
Motion Carried 
OPPOSED: Councillor Paterson. 

 
10.1.6 “Town of Ladysmith Fire Services Bylaw 2023, No. 2147, 

Amendment Bylaw 2024, No. 2204” 

CS 2024-294 
That Council give first, second and third readings to “Town of 
Ladysmith Fire Services Bylaw 2023, No. 2147, Amendment Bylaw 
2024, No. 2204”. 
Motion Carried 
 

10.2 Bylaws for Adoption 

10.2.1 “Special Event Bylaw 2024, No. 2196” 

CS 2024-295 
That Council adopt “Special Event Bylaw 2024, No. 2196”. 
Motion Carried 
 

10.3 Bylaw Status Sheet 
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11. QUESTION PERIOD 

A member of the public asked about the storage of personal data on foreign 
servers, what local print media sources are being used for Town communications, 
and whether discounts are available for garbage tags purchased in bulk.  
 
Another member of the public inquired about the communications team's budget 
and staff size. 

 
Marsh Stevens joined the meeting at 7:48 p.m. 
 
12. ADJOURNMENT 

CS 2024-296 
That this Regular Meeting of Council be adjourned at 7:50 p.m. 
Motion Carried 
 

 
        CERTIFIED CORRECT 
 

   
Acting Mayor (T. McKay)  Corporate Officer (S. Bouma) 
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MINUTES OF A SPECIAL MEETING OF COUNCIL 

 
Wednesday, December 11, 2024 

11:31 A.M. 
This meeting was held electronically 

 
Council Members Present: 
Acting Mayor Tricia McKay 
Councillor Ray Gourlay 
Councillor Amanda Jacobson 

Councillor Duck Paterson 
Councillor Marsh Stevens 
Councillor Jeff Virtanen (joined the meeting at 
11:33 a.m.) 

   
Staff Present: 
Allison McCarrick 
Jake Belobaba 
Sue Bouma 

Nick Pescod 
Sydney Ianson 

Guests: 
Bailey Dill, Alternate Director, Ladysmith Harbour Economic Development Corp. 
 

Donna Smith, Consultant 

 

_____________________________________________________________________ 

1. CALL TO ORDER AND ACKNOWLEDGEMENT 

Acting Mayor McKay called this Special Meeting of Council to order at 11:31 
a.m., recognizing with gratitude that it was taking place on the unceded territory 
of the Stz'uminus First Nation. 

 
2. AGENDA APPROVAL 

CS 2024-297 
That Council approve the agenda for this Special Meeting of Council for 
December 11, 2024. 
Motion Carried 
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3. REPORTS 

3.1 Ladysmith Harbour Economic Development Corporation 2024 Update 

CS 2024-298 
That Council receive for information the report dated December 11, 2024 
from the Manager of Corporate Services regarding the 2024 activities and 
business of the Ladysmith Harbour Economic Development Corporation. 
Motion Carried 
 
3.1.1 Public Input and Questions 

No questions were submitted by the public. 
 

3.2 Appointment of Chief Election Officer and Deputy Chief Election 
Officers – 2025 By-Election 

CS 2024-299 
That Council appoint the following individuals as officers for the Town of 
Ladysmith 2025 By-Election: 

 Donna Smith, Consultant, as Chief Election Officer; 
 Sue Bouma, Manager of Corporate Services, as Deputy Chief 

Election Officer; 
 Sydney Ianson, Corporate Services Administrative Assistant, as 

Deputy Chief Election Officer; and 
 Hayley Young, Corporate Services Administrative Coordinator, as 

Deputy Chief Election Officer. 
Motion Carried 

 
Ms. Smith, Chief Election Officer, declared Saturday, March 1, 2025 as the 
day of the By-election and noted that. Advance Voting opportunities will be 
held Wednesday, February 19, and Wednesday, February 26, 2025. 

She also advised that any Council members intending to run for Mayor 
must resign from their current Council seats within the next 14 days. 

Ms. Smith announced that nomination packages will be available starting 
Monday, December 16, 2024, and completed packages will be accepted 
from January 7 to January 24, 2025. 
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4. ADJOURNMENT 

CS 2024-300 
That this Special Meeting of Council be adjourned at 11:42 a.m. 
Motion Carried 
 

 
 

   

Acting Mayor (T. McKay)  Corporate Officer (S. Bouma) 

   

 

Page 16 of 846



 

 

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 

Page 21 of 846



 

 

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: 
 

Page 354 of 846



 

  Page 2 
of 4 

  
                                                       

 

                                         

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__. 
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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

3'-6" HIGH GUARD RAIL

REDI-ROCK RETAINING WALL,
SEE ENGINEER'S  DRAWINGS

3'-6" HIGH GUARD RAIL

3'-6" HIGH GUARD RAIL

3'-6" HIGH
GUARD RAIL

3'-6" H. PICKET
GUARD RAIL

3'-6" HIGH
GUARD RAIL

SHOTCRETE RETAINING WALL,
SEE ENGINEER'S DRAWINGS

CONCRETE
PAD

GARBAGE
ENCLOSURE

7'-6"

STAMPED
CONCRETE PAD

WITH VEHICLE
LOOP DETECTOR

28
'-0

"

6'
-0

"

4'-0"SMALLLETDOWN
1'-0"

4'-0"SMALLLETDOWN
1'-0"

SW
AL

E,
 S

EE
LA

ND
 D

W
G

S

SW
AL

E,
 S

EE
LA

ND
 D

W
G

S

CONCRETE
WHEELSTOPS
AT SWALE (TYP.)

CONCRETE
WHEELSTOPS
AT SWALE (TYP.)

CONCRETE
WHEELSTOPS

AT SWALE (TYP.) CONCRETE
WHEELSTOPS

AT SWALE (TYP.)

PMT, SEE ELEC.
DWGS

NEW 1.8M WIDE CONCRETE
LETDOWN BEHIND EX.
CONCRETE CURB AND
GUTTER

NEW 1.8M WIDE
CONCRETE LETDOWN
BEHIND EX. CONCRETE
CURB AND GUTTER

ADD BOLT-DOWN
DELINEATORS WITH
RETROREFLECTIVE

COATING AT THE TOP

CHANNELIZING CURB
FOR RIGHT-OUT ONLY
ON OPENING DAY, AND
TO BE CONVERTED TO
RIGHT-IN/RIGHT OUT
ON COMPLETION OF
ROUNDABOUT

FUTURE RIGHT-IN
SITE ACCESS

PHASE LINE

R-
01

5-
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:
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ADVERTISEMENT
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POST

CANOPY

6" CONC.
BOLLARD,
SEE PLAN

2.
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[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

3.
7M

[1
2'

-3
"]

EL. 0.5M (1'-6")
T/O BASE

EL. 2.9M (9'-6")
 

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)
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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
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POST
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T/O SIGN
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INTERMEDIATE
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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

3
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OUTLINE OF
BUILDING 'A' BEYOND

OUTLINE OF
BUILDING 'A' BEYOND

TOP TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)

42" HIGH METAL
GUARDRAIL, PAINTED FIN.

REDI-ROCK RETAINING WALL
(SEE ENGINEER'S DWG.)

REDI-ROCK RETAINING WALL
(SEE ENGINEER'S DWG.)

REDI-ROCK RETAINING WALL
(SEE ENGINEER'S DWG.)

REDI-ROCK RETAINING WALL
(SEE ENGINEER'S DWG.)

29
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LOWER TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)
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(SEE ENGINEER'S DWG.)

LOWER TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)
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M

TOP TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)

LOWER TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)

TOP TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)

LOWER TIER SHOTCRETE RETAINING WALL
(SEE ENGINEER'S DWG.)

42" HIGH METAL
GUARDRAIL, PAINTED
FIN.

42" HIGH METAL
GUARDRAIL, PAINTED
FIN.

42" HIGH METAL
PICKET GUARDRAIL,
PAINTED FIN.

42" HIGH METAL
GUARDRAIL, PAINTED FIN.

42" HIGH METAL
GUARDRAIL, PAINTED
FIN.
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RETAINING WALL
ELEVATIONS

SCALE:

1
A-1.4

KEY PLAN
NTS

E & N RAILWAY

LU
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"

4
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EL. 0'-0"
T/O MAIN FLOOR

9C 8C 4B 2D 5B 12 11 5B 9C 2D 10B11 6B
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EL. 17'-6"
T/O ROOF DECK
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T/O ROOF
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T/O PARAPET
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T/O ROOF DECK

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

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

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

4
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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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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
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SCALE:

4
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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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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"

Schedule A: DP 3060-24-20
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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"
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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"
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RENDERINGS
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3
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2
A-B-3.3 1/8" = 1'-0"SCALE:
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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]

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

BLDG B
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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
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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

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

SOUTH & NORTH BUSINESS FRONTAGE = 43.89 M (OVERALL)
PERMITTED MAX. SIGN AREA = 0.1 (43.89 / 0.3) = 14.63 SM (157.5 SF)

SOUTH & NORTH BUSINESS FRONTAGE = 7.11 M (FOR 6 EQUAL CRU'S)
PERMITTED MAX. SIGN AREA = 0.1 (7.11 / 0.3) = 2.37 SM (25.5 SF)

WEST & EAST BUSINESS FRONTAGE = 16.21 M
PERMITTED MAX. SIGN AREA = 0.1 (16.21 / 0.3) = 5.40 SM (58.1 SF)

PROPOSED SIGN AREA

SOUTH ELEVATION (STORE ENTRANCE) = 13.2 SM (144 SF) OVERALL
SIGN-1 = 2.2 SM (24 SF)
SIGN-2 = 2.2 SM (24 SF)
SIGN-3 = 2.2 SM (24 SF)
SIGN-4 = 2.2 SM (24 SF)
SIGN-5 = 2.2 SM (24 SF)
SIGN-6 = 2.2 SM (24 SF)

NORTH ELEVATION (STORE ENTRANCE) = 13.2 SM (144 SF) OVERALL
SIGN-7 = 2.2 SM (24 SF)
SIGN-8 = 2.2 SM (24 SF)
SIGN-9 = 2.2 SM (24 SF)
SIGN-10 = 2.2 SM (24 SF)
SIGN-11 = 2.2 SM (24 SF)
SIGN-12 = 2.2 SM (24 SF)

EAST ELEVATION
SIGN-13 = 2.2 SM (24 SF)

WEST ELEVATION
SIGN-14 = 2.2 SM (24 SF)

144'-0"
 [43.89M]

BUSINESS FRONTAGE

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

2'-
0"

 [0
.61

M]

SIGN-1
SIGN AREA = 24 SF (2.2 SM)

12'-0"
[3.66M]

SIGN-7
SIGN AREA = 24 SF (2.2 SM)

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

2'-
0"

 [0
.61

M]

12'-0"
[3.66M]

SIGN-2
SIGN AREA = 24 SF (2.2 SM)

SIGN-3
SIGN AREA = 24 SF (2.2 SM)

SIGN-4
SIGN AREA = 24 SF (2.2 SM)

SIGN-5
SIGN AREA = 24 SF (2.2 SM)

SIGN-6
SIGN AREA = 24 SF (2.2 SM)

SIGN-8
SIGN AREA = 24 SF (2.2 SM)

SIGN-9
SIGN AREA = 24 SF (2.2 SM)

SIGN-10
SIGN AREA = 24 SF (2.2 SM)

SIGN-11
SIGN AREA = 24 SF (2.2 SM)

SIGN-12
SIGN AREA = 24 SF (2.2 SM)

144'-0"
 [43.89M]

BUSINESS FRONTAGE

53'-2 1/4"
 [16.21M]

53'-2 1/4"
 [16.21M]

SIGN-14
SIGN AREA = 18 SF (1.7 SM)

2'-
0"

 [0
.61

M]

9'-0"
[2.74M]

SIGN-13
SIGN AREA = 18 SF (1.7 SM)

2'-
0"

 [0
.61

M]
9'-0"

[2.74M]

BLDG C
SIGNAGE
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SCALE:

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

SCALE:

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

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

SCALE:

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

SCALE:

4
A-C-3.4 N.T.S.

Schedule A: DP 3060-24-20
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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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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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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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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.   

DRAFT
Atta

ch
men

t E

Page 377 of 846



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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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.

Atta
ch

men
t H

Page 438 of 846



• 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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STAFF REPORT TO COUNCIL 
 

Report Prepared By:  Vidhi Kyada, Planning Technician 
Reviewed By: Jake Belobaba RPP, MCIP, Director of Development 
Services 
Meeting Date: December 17, 2024  
File No:  DVP 3090-24-06 and DP 3060-21-10 
RE: Development Variance Permit and Development Permit – 

128 Rollie Rose Drive 
 
RECOMMENDATION: 
That Council:  

1. Issue Development Variance Permit 3090-24-06 to vary the following provisions of 
“Town of Ladysmith Zoning Bylaw 2014, No. 1860” for a proposed multi-unit 
residential development at 128 Rollie Rose Drive (Lot 12, District Lot 103, Oyster 
District, Plan EPP75579; PID: 030-477-620): 

a. Section 7.2.2. (c) to reduce the minimum landscape buffer from 1.5 metres to 
0.5 metres; and 

b. Section 10.12.5. (d) to reduce the minimum front parcel line setback from 6.0 
metres to 2.7 metres; 

2. Issue Development Permit Number 3060-21-10 to allow construction of a three-
unit townhouse building and two duplex buildings at 128 Rollie Rose Drive; and 

3. Require as a condition of the issuance of Development Permit 3060-21-10 that the 
applicant provide landscape security in the amount of $23,382.00, as stated in the 
Development Permit (3060-21-10). 

 
EXECUTIVE SUMMARY: 
The purpose of this report is to introduce a proposal to construct 7 residential units at 128 
Rollie Rose Drive consisting of a two-storey, three-unit townhome building and two, three-
storey duplex buildings. The proposed development requires a development variance 
permit and a development permit.  

The applicant is requesting a variance to reduce the front parcel line setback from 6.0 
metres to 2.7 metres and the landscape buffer from 1.5 metres to 0.5 metres.  

Staff recommend approval of DVP 3090-24-06 (Attachment B) based on the impact 
analysis, and approval of DP 3060-21-10 (Attachment C) based on consistency with the 
Multi-Unit Residential ESA - Development Permit Area 8 and Riparian - Development 
Permit Area 6 guidelines. 

PREVIOUS COUNCIL DIRECTION: 
N/A 
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INTRODUCTION/BACKGROUND: 

Subject property 
The subject property is a 1,903 square metre parcel located at 128 Rollie Rose Drive. 
The property is currently designated Neighbourhood Residential under the “Official 
Community Plan Bylaw 2022, No. 2200” (OCP) and falls within the Riparian (DPA 6) and 
Multi-Unit Residential ESA (DPA 8) development permit areas. The parcel is zoned Low 
Density Residential (R-3-A) in the “Town of Ladysmith Zoning Bylaw 2014, No. 1860”. 
The property is currently undeveloped and was previously cleared of most mature trees 
and vegetation outside of the Streamside Protection and Enhancement Area (SPEA). The 
riparian area within the SPEA contains mature, mixed vegetation. The cleared portion of 
the lot has been naturally revegetated with low-lying shrubs, immature trees, and some 
invasive plant species. 

Surrounding land-uses include: 
• Northwest: Single-detached housing and a Multi-Unit Residential development. 
• Northeast: Single-detached housing zoned R-1-A. 
• Southeast: Parkland with mature and mixed forest cover. 
• Southwest: Holland Creek Phase 6 subdivision vacant land zoned for Low Density 

Residential (R-3-A). 

The subject property is located approximately a 6-minute walking distance to the transit 
stop at Dogwood and Arbutus, a 6-minute walk to Holland Creek Park, a 4-minute drive 
to the Ladysmith Primary School and Ladysmith Secondary School, and a 16- to 19-
minute walk to Coronation Mall. 

A map of the subject property is provided in Attachment A.  

Background 
The subject property is a part of the Phase 1 subdivision at Holland Creek that was 
approved in April 2018. Site preparation activities were conducted between 2017 and 
2020 by the previous owner of the property, which included vegetation clearing without 
an approved riparian development permit. These activities occurred within the Riparian 
Assessment Area (RAA) of Tributary 1. A Condition and Impact Assessment (CIA) report 
was required to address the historical site alteration, which included further measures to 
protect, maintain, and enhance the SPEA. The CIA report is attached to the RAPR and 
forms part of the DP 21-10. 

PROPOSAL:  
The applicant proposes to construct a total of 7 residential units: one three-unit townhouse 
building and two duplex buildings. The site plan and building design plans show details 
of the proposal and are attached as Schedules to DP 21-10. The application includes 
Front Parcel Line Setback variance and Landscape Buffer variance. These variances are 
summarized below. 
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Table 1: Summary of proposed variance 

Zoning Regulation Permitted Proposed Variance Variance 
Type 

Front Parcel Line Setback 6.0 m 2.7 m 3.3 m (55%) Minor1 

Landscape Buffer 1.5 m 0.5 m 1.0 m 
(66.66%) Minor2 

The proposed development complies with all other regulations of the R-3-A zone. 

In accordance with “Official Community Plan Bylaw 2022, No. 2200” (OCP), a DP is 
required prior to construction as the property is also located within Development Permit 
Area 6 – Riparian (DPA 6) and Development Permit Area 8 – Multi-Unit Residential ESA 
(DPA 8). 

A letter of rationale from the applicant is provided as Attachment D. 

ANALYSIS: 
For the reasons outlined below, staff recommend the proposal be approved.  

Official Community Plan 
The subject property is located in the Neighbourhood Residential land use designation in 
the OCP. The Neighbourhood Residential designation is intended to provide residential 
areas with diverse housing types, tenures and densities. 

The proposal is consistent with the OCP Designation. The property is also located within 
Development Permit Area 6 – Riparian (DPA 6) and Development Permit Area 8 – Multi-
Unit Residential ESA (DPA 8) under the OCP. Therefore, a DP is required. 

The following OCP policies are relevant to the proposal: 
 Policy 2.3 Land Use Designation Policies: 

q. The built form of this designation should be single-detached dwellings, 
duplexes, triplexes, fourplexes, townhouses, limited multi-family housing up to 
three storeys, and limited mixed use buildings of up to four storeys with upper 
storeys stepped back. 

s. Multi-family housing is supported on lots that are within a ten minute walk of all 
of the following: a park, a transit stop, and either a school or commercial area. 

t. Maximum FSR should be 1.3 for residential uses excluding single-detached 
dwellings. 

 Policy 2.4 General Land Use Policies: 
j.  Support the provision of a range of housing types, tenures, densities – as well 

as affordable and attainable housing opportunities – to meet the diverse needs 
of individuals and families of varying needs and levels of incomes, in all 
neighbourhoods. 

                                                      
1 Minor variance means a reduction of any setback regulation of the zoning bylaw, to a maximum reduction of 75%. 
2 Minor variance a variance to a landscaping or screening requirement in a bylaw under section 527(1)(a) or 527(1)(b) 
of the Local Government Act where an equivalent area or type of landscaping is provided on the same site. 
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m. Give priority to multi-family housing near parks, schools and other public 
facilities, shops and services, and transit. 

Zoning Bylaw 
The subject property is zoned R-3-A in the Zoning Bylaw. However, due to a mapping 
error on the Zoning Bylaw Map in the “Town of Ladysmith Zoning Bylaw 2014, No. 1860” 
the parcel is split-zoned into Low Density Residential (R-3-A) and Single Dwelling 
Residential – Small Lot A (R-1-A). 

The R-3-A zone requires a minimum front parcel line setback of 6.0 metres and a 
landscape Buffer of 1.5 metres. The proposed development has a 2.7m front setback and 
0.5m landscape buffer, therefore a variance is required. The proposal meets all other 
Zoning Bylaw regulations. 

Variance Proposal 
The applicant is requesting a minor variance to vary the front parcel line setback from 6.0 
metres to 2.7 metres and landscape buffer from 1.5 metres to 0.5 metres. The reduction 
in the setback and landscape buffer is to accommodate the existing site grading, 
geometry constraints and to maximize the utility of the property. No negative impacts are 
anticipated on the adjacent properties. 

The reduction in the front parcel line setback allows for additional separation distance 
from the environmentally sensitive area and places construction further from the SPEA 
boundary. Utilizing the existing driveway letdown location for site access allows for 
stepping of the retaining walls on the west frontage of the parcel, reducing the individual 
wall height and providing additional areas for plantings, and improving the overall 
aesthetics of the site. 

The existing positioning and grading of the driveway does not allow for the required 1.50-
metre width for a landscaped buffer. The offsite letdown was completed previously as part 
of the subdivision works, and the steep driveway grading and spatial constraints for the 
buildings does not allow for additional landscape buffer width along the northeastern 
property line. The applicant is proposing to supplement the reduced landscaped buffer 
with five (5) additional Maple trees along the southern portion of the site. 

Based on the analysis, staff do not expect negative impacts from the proposed variance, 
and, therefore, recommend approval of DVP 24-06. 

The issuance of a “Minor Variance” is delegated to the Director of Development Services 
under “Ladysmith Officers and Delegation of Authority Bylaw 2016, No.1905 Amendment 
Bylaw No. 2180.” However, since there is also a Development Permit for DPA-8 required 
for this proposal, both permits are being presented to Council so they can be considered 
simultaneously. 

Development Permit Guidelines 
The issuance of DPs in DPA 6 is delegated to the Director of Development Services. 
Since DPA 8 is applicable to this property, the development proposal is being presented 
to Council for consideration conjunctively as one package.  
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DPA 6 – Riparian:  
The purpose of DPA 6 is to protect the natural environment, ecosystems and biological 
diversity of fish bearing and non-fish bearing riparian areas. On October 2nd, 2024, the 
Town received notice that the RAPR report was approved by the Province. The conditions 
in the DP are based on the recommendations in the RAPR report and its attachments. 

Table 2 summarizes the analysis of the applicant’s proposal against the DPA 6 guidelines. 
 

Table 2: Summary of DPA6 guidelines and staff comments. 
DPA 6 Guidelines Staff Comments 

QEP shall prepare a riparian 
assessment report and should be 
submitted to the Province. 

 A RAPR report drafted by a Qualified Environmental 
Professional (QEP) with the revised drawings was 
submitted to the province and subsequently approved and 
forwarded to the Town on October 2, 2024. Condition and 
Impact Assessment received May 2, 2023. 

No development activities within 
SPEA. 

 Areas designated as the SPEA will be flagged with high 
visibility flagging tape, permanent fencing and drip zone 
buffers. 

 No stormwater infrastructure is permitted to be sited in the 
SPEA unless associated with an approval to discharge to 
Tributary 1 under the Water and Sustainability Act (WSA). 

Long term protection of SPEA.  The QEP proposed permanent fencing and signage along 
the boundary of the SPEA.  

Strict compliance with mitigating 
measures recommended by report. 

 SPEA protection measures recommended by the RAPR 
and CIA are included as conditions of the DP. 

Exceed minimum standards where 
possible. 

 Provincial RAPR standards have been met, according to 
the Provincial Review. 

DPA 8 – Multi-Unit Residential ESA:  
The purpose of DPA 8 is to protect the natural environment and biodiversity, achieve high 
level of design and livability for future residents that is consistent with the Ladysmith vision 
and to promote energy and water conservation as well as the reduction of greenhouse 
gas emissions. 

Table 3 summarizes the analysis of the applicant’s proposal against the DPA 8 guidelines. 

Table 3: Summary of DPA8 guidelines and staff comments. 
DPA 8 Guidelines Staff Comments 
Form, Character and Exterior Design 

Building Design in the aesthetic of the 
neo-traditional, Pacific Northwest or 
eco-responsive themes. 

 The proposal uses some neo-traditional elements such as 
multiple gable roofs and raised porches along the Rollie 
Rose Drive.  

 The proposed building utilizes professional knowledge of 
hillside design, natural area conservation and multi-family 
building design. 

Scale/neighbourhood identity 

 The proposed buildings are of a human scale and the 
architectural theme and massing are consistent throughout 
the building’s design. 

 The reduction in front parcel line setback enhances the 
street edge and follows eyes-on-the-street principles.  

Response to site topography  The buildings and retaining walls are stepped with the site’s 
topography. 
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Façade   Building facades are articulated through the use of varying 
colours, finishes, projections and rooflines. 

Exterior materials 
 Exterior cladding consists of high quality, cement board 

horizontal plank, cement board lap siding, fibre cement 
(“Hardie-board”) shingle and asphalt roofing shingles. 

Private outdoor space 

 Building A contains private deck for all the units. 
 Building B and C contains private patios for all the units. 
 All the decks and patios are screened from each other with 

shrubs like Salal and Red-flowering Currant. 
Underground/underbuilding parking 
areas  A two-car garage is proposed for each unit.  

Parking garage entries 
 The entries are oriented towards the inner side of the 

property, avoiding the garage entrance on the main street 
(Rollie Rose Drive).  

Building Siting and Conservation 

Building & Window placement 

 The proposed development is close to the forested SPEA. 
 All units will have views of the forested SPEA on the south 

side as well as the north side. 
 Windows are large and plentiful, maximizing views to the 

outside and allowing for natural ventilation. 

Building orientation 
 Building B is south facing; however, presence of the nearby 

SPEA, which contains tall trees, and proposed landscaping 
on the south and west side may provide some shading. 

Site Design and Circulation  

Orientation towards street & semi-
public space 

 Building A is oriented towards the street and the other two 
buildings are oriented onto the common open space or 
internal road. 

 The reduction in front parcel line setback enhances the 
street edge and follows the principles of “eyes on the street”. 

 Semi-public space between the building and the street is 
provided with the landscaped front yard and the existing 
Town boulevard. 

Outdoor common space  An outdoor common space for residents is provided and may 
include a shelter with picnic tables. 

Surface parking 

 Two surface parking spots for visitors are provided at the 
rear of the property, one near building B and the other near 
building C. 

 The proposal includes landscaping surrounding each of the 
parking spots. 

Pedestrian circulation & linkages 

 A pedestrian pathway linking Rollie Rose Drive to the interior 
of the site is proposed. 

 Pedestrian pathways in front of the building and connecting 
to the parking areas are visually separated from the 
driveway through use of different paving materials. 

Bicycle Parking 

 Two short-term outdoor and 7 indoor long-term bicycle 
parking spots will be provided. 

 Outdoor bicycle parking is provided on the rear of the 
property near building B. 

Natural Environment and Sensitive Ecosystems 

Land clearing 

 The subject property was previously altered, and vegetation 
was cleared inside the RAA of Tributary 1; however, the 
SPEA component of the RAA remained intact as confirmed 
during the detailed 2021 RAPR field assessment and 
November 1st, 2022, CIA Site inspection. 
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 The Condition and Impact Assessment was received on May 
2, 2023, addressing the historical vegetation clearing as well 
as identifying mitigation measures if warranted. 

Protection of SPEA 

 A 10 metre SPEA setback located on the edge of the site will 
be protected in accordance with DP 21-10 and the Provincial 
Riparian Areas Protection Regulation. 

 No development activities are permitted within the SPEA. 
Riparian Assessment Area  See Table 2. 

Identify SPEA during construction 

 QERP to delineate the riparian buffer with snow fencing. 
 Flag out rooting zones (length = 6 x tree dbh) and clearly 

delineate rooting zones around perimeter trees along the 
SPEA/riparian setback. 

Construction environmental 
management plan 

 A construction environmental management plan forms a part 
of DP 21-10. 

Sediment and erosion control plan  A sediment and erosion control plan is included in the RAPR 
report, which forms a part of DP 21-10. 

Fire smart (landscaping)  Proposed plantings are listed within the FireSmart BC plant 
chart. 

Tree preservation plan 

 The applicant has submitted a Windthrow and Hazard Tree 
Assessment prepared by a Registered Professional Forester 
and a certified Arborist, which is attached to the RAPR report 
and DP 21-10. 

 The assessment identifies protection measures for SPEA 
trees with root zones that fall within the construction area, as 
well as including recommendations such as retaining trees 
that require removal as coarse woody debris within the 
SPEA, and treatment of hazard trees. 

Landscaping, Energy & Water Conservation, and Greenhouse Gas Emissions Reductions 

Landscape Plan 
 A landscape plan for the site has been prepared by a 

Landscape Architect and is included as a schedule in DP 21-
10. 

6.0 m landscape buffer along hydro 
corridor  Not applicable. 

Native and drought tolerant plants  New landscaping plantings consist of native and drought 
tolerant species. 

Rainwater collection 

 The applicant is proposing 2,800 GAL tank (concrete 
precast, specifically built for rainwater collection) which 
translates to +/-12,000 liters of rainwater storage that can be 
effectively reused for irrigation and  is a condition of DP 21-
10. 

Refuse, recycling and organics areas  Waste collection areas are located within each unit. 

Exterior lighting  Exterior lighting will be downcast, following “dark sky” 
principles and  is a condition of DP 21-10. 

Retaining walls 
 Stepped retaining walls are proposed to be cast-in-place 

concrete. 
 Vegetation will be incorporated into the retaining wall design. 

Monetary security 
 DP 21-10 requires a bond of $23,382 to ensure landscaping 

is carried out in accordance with the landscape plan and 
RAPR report recommendations. 

Landscaping standards  The proposed landscaping conforms to the BC Landscape 
Standard. 

Passive Design Strategies  Windows are proposed on all the four sides for cross 
ventilation. 
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 Roof overhangs are proposed for all the windows to provide 
shade. 

 Landscaping with trees on the South and West side of the 
property for passive cooling. 

Monitoring 

Conditions included in DP 
 DP 21-10 requires a post-construction monitoring report 

prior to issuance of an occupancy permit to ensure that 
SPEA protection measures are followed. 

Monitoring by a QEP during site 
clearing and construction 

 The RAPR assessment (Schedule D in DP 21-10) requires 
the QEP to undertake regular monitoring during 
construction. 

Release of landscaping security 
to be accompanied by a report 

 A report from the Landscape Architect is required prior to 
release of the required landscape security. 

ALTERNATIVES: 
Council can choose to: 

1. Not issue DVP 3090-24-06 and refer DP 3060-21-10 back to staff. 
2. Not issue DP 3060-21-10 and specify the reasons for refusal citing specific 

development permit guidelines. 
3. Defer consideration of the application and refer the proposal to a subsequent 

meeting of Council. 
4. Amend the conditions of the proposed permits and approve the issuance of the 

permits as amended. 
5. Refer the application back to staff for further review, as specified by Council.  

FINANCIAL IMPLICATIONS: 
N/A  

LEGAL IMPLICATIONS: 
Standard requirements for Council consideration and referrals under provincial legislation 
have been accounted for in staff’s review and processing of the application and in the 
recommendations of this report.   

The Local Government Act allows Council to vary Zoning Bylaw regulations (excluding 
regulations for use, density and rental tenure) through issuance of a DVP. Development 
Variance Permits are discretionary decisions of Council, and Council has no obligation to 
approve the proposed variance. If the proposed variance is denied, the proposed 
Development Permit must either be approved as amended (see Alternative 4) or denied. 
If only the Development Permit is refused, reasons must be given based on the DPA 6 
and DPA 8 Guidelines as the issuance of a DP is not a completely discretionary decision 
of Council.  

CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 
Mail notification for the proposed development variance permit pursuant to section 499 of 
the Local Government Act, was carried out on December 6, 2024. The notice was mailed 
and delivered to property owners/residents within 60m of the subject property. No written 
submissions were received prior to the time of writing.  

Page 448 of 846



INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:  
The application was circulated amongst Town departments for review. Their comments 
are summarized below:  

Table 4: Department Comments 
Referred  
(Yes/No) Department Comments 

Yes Infrastructure Services 

Provide updated detailed design drawings at the 
building permit stage to ensure post construction 
flows meet pre-construction flows for a 10-year 
event. All work shall comply with the Construction 
Environmental Management Plan at time of 
construction. 

Yes Building Inspection Separate building permits will be required for 
Buildings A, B and C, and retaining walls. 

No Parks Recreation and 
Culture 

N/A 

No Financial Services N/A 

No 
Legislative 
Services/Corporate 
Services 

N/A 

Yes Fire/Protective Services No concerns. 

COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW: 
Under CPAC Terms of Reference a CPAC review of this application is not required. 

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. Draft DVP 3090-24-06 
C. Draft DP 3060-21-10 
D. Applicant Letter of Rationale 
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     TOWNN OFF LADYSMITH
DEVELOPMENTT PERMIT

(Section 489 Local Government Act)

 
             FILEE NO::  3060-21-10

  
                    DATE:: Decemberr 17,, 2024

_______________________________________________________________________________ 

Namee off Owner(s)) off Landd (Permittee):: 14472277 BCC LTD.,, INC.NO.. BC1447227 

Applicant:: Chriss Sharpee (Sharpee Sitess Inc.)) 

Subjectt Propertyy (Civicc Address):: 1288 Rolliee Rosee Drivee 
________________________________________________________________________ 

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: 

Lott 12,, Districtt Lott 103,, Oysterr District,, Plann EPP755799 
PID:: 030-477-6200 
(1288 Rolliee Rosee Drive)) 
(referred to as the “Land”) 

3. This Permit has the effect of authorizing the issuance of a building permit for 
the construction of a residential development consisting of one two-storey 3-
unit townhouse building and two 3-storey duplex buildings, the alteration of 
land and vegetation, and construction of accessory buildings and structures on 
the Land, located within Development Permit Area 6 – Riparian and 
Development Permit Area 8 – Multi-Unit Residential ESA as designated within 
the Official Community Plan under section 488 of the Local Government Act, in 
accordance with the plans and specifications attached to this Permit, and 
subject to the conditions, requirements, and standards imposed and agreed to 
in this Permit and all applicable laws. 

4. This Permit does not have the effect of: 

$77$CHE0E17 � C
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(a) Authorizing the alteration of any other Riparian Assessment Areas on the 
Land, except the Riparian Assessment Areas shown in SSchedulee DD –
Ripariann Areass Protectionn Regulationn Assessmentt Report; or

(b) Varying the use or density of the Land specified in Town of Ladysmith 
Zoning Bylaw 2014, No. 1860.

5. The Permittee, as a condition of the issuance of this Permit, agrees to:

(a) Develop the land in accordance with:
Schedulee AA –– Sitee Plann 
Schedulee BB –– Landscapee Plann 
Schedulee CC –– Buildingg Elevationss 
Schedulee DD –– Ripariann Areass Protectionn Regulationn Assessmentt Reportt 
Schedulee EE –– Stromm Waterr Managementt Plann 
Schedulee FF –– Treee Preservationn Plann 
Schedulee GG –– Constructionn Environmentall Managementt Plann 
Schedulee HH –– Erosionn andd Sedimentt Controll Plann 

(b) All exterior lighting on the site should be directed down and away from 
adjacent residential areas and park areas. Pedestrian corridors shall 
be lit with pedestrian scaled lighting.

(c) Install 2,800 GAL (+/- 12,000 liters) rainwater collection tank to store 
rainwater that can effectively reused for irrigation.

(d) Protect the 10m Streamside Protection and Enhancement Area (SPEA)
by adhering to all the measures and recommendations in SSchedulee DD –
Ripariann Areass Protectionn Regulationn Assessmentt Report and its 
appendices, including the following:

PRIORR TOO CONSTRUCTIONN ANDD CLEARING:: 
i. Flag out tree rooting zones (length = 6 times tree dbh) and clearly 

delineate rooting zones around perimeter trees along the SPEA
for additional protection.

ii. Install permanent fencing along SPEA buffers to ensure trees are 
maintained and implement a 7.5m drip zone beyond the marked 
SPEA to protect tree rooting zone. Permanent fencing shall also 
be established along the drip zone buffers to ensure the trees 
are maintained.

iii. A certified arborist/danger tree assessor shall be retained to 
conduct a visual survey to identify any hazardous trees within and 
along the perimeter of the SPEA that may have resulted from 
conditions (natural and/or manmade) occurring after inspections 
took place in July 2024. Should any trees be designated as 
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hazardous, appropriate mitigation must be done to abate the 
hazard.

iv. Where forest cover has been inadvertently (or previously) 
reduced along edges of the forest stand, under-plant ecologically 
suitable, native herbs and shrubs (e.g., snowberry, Pacific 
dogwood, baldhip rose, salal, sword fern). The number of 
plantings shall be calculated pending a post-clearing survey 
(RPF).

v. Clearing and grubbing shall take place outside the bird nesting 
season, or a bird nesting survey will be required prior to the 
clearing and grubbing. If an active nest or protected inactive nest 
is encountered by the Environmental Monitor or Contractor on or 
near the Site, bird and bird nest survey protection and protocols 
will be followed as per Section 4.2 of SSchedulee GG –– Constructionn 
Environmentall Managementt Plan.

vi. Install snow fencing along the extent of the Riparian Assessment 
Area boundary.

vii. Flag and mark the SPEA and install signage along the SPEA
indicating that the public shall stay out of and respect the 
sensitive riparian habitat.

viii. Catch basins protection measures shall be installed and 
maintained  where applicable on the site to precent the transport 
of sediment to the stormwater system and to the nearby aquatic 
environment.

ix. Install, maintain and monitor erosion and sediment control 
measures as laid out in SSchedulee HH –– Erosionn andd Sedimentt 
Controll Plan, including the following:

a. Areas of no disturbance and/or vegetation to be retained 
shall be fenced off and/or flagged for protection. These 
measures shall remain in place throughout the 
construction period.

b. If possible, clearing and grubbing shall be completed in 
stages to limit the disturbance and possible erosion to the 
site.

c. Site grading and drainage control installations shall direct 
surface run-off to on-site sediment control pond(s) for 
dispersal and infiltration.
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d. If site grading is completed during the wet season 
(October to April), the graded areas shall be revegetated 
and/or surface erosion measures shall be installed within 
one week of grading completion.

e. Silt fencing shall be installed as indicated on SSchedulee HH 
–– Erosionn andd Sedimentt Controll Plan to direct turbid
waters to sediment control facilities.

DURINGG CONSTRUCTION:: 
i. The SPEA areas shall not be encroached, altered, or impacted by

construction, clearings, people, domestic animals or vehicles in 
any way.

ii. Removal of any danger trees in the SPEA will require the services 
of a professional danger tree assessor. Work identified as being 
harmful to the SPEA, such as excavation, clearing, erection of 
permanent structures must be done in a way to protect the SPEA 
trees from harm.

iii. Hand digging is required when roots greater than 50mm in 
diameter are encountered.

iv. Identified Danger Trees shall be treated outside the bird nesting 
window for the region (no felling March 15- August 15).

v. Any hazard trees identified to be felled that have trunks > 40 
cm dbh should be placed in forested buffer area as coarse 
woody debris.

vi. Tree protection barriers must be built to ensure trees are not 
damaged during construction. Barriers are required around any 
protected/retained trees that could be impacted by 
development.

vii. Treatment to prevent windthrow shall follow standard strategies 
to minimize disturbance to rooting layers during clearing and 
construction, including not creating windthrow, protecting trees 
in the SPEA (especially along the SPEA boundary), and retaining 
wildlife trees in the SPEA.

viii. Construct a permanent fence along the SPEA boundary, which 
does not contain a gate, gap or other opening that would allow 
direct access from the property to the SPEA. 

ix. Drainage and runoff in the work site shall be managed and 
detained, filtered, or infiltrated ensure that runoff patterns and 
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water quality are not altered and such that it is clean when it 
leaves the lot and enters a SPEA.

x. Prevent the tracking of sediment by construction vehicles by
maintaining all site entrance locations.

xi. Install silt fencing at the perimeter of the disturbed work areas 
and upgradient slope areas. Ensure the bottom of the silt fence 
is buried, and stormwater should not flow around the silt fence.

xii. Install a temporary gravel access pad to reduce offsite 
sedimentation. Install the pad prior to use of heavy equipment 
or site grading operations and maintain the pad throughout 
construction operations. The gravel pad shall be no less than 
the full width of point of ingress or egress and, in any case, shall 
be no less than 6.0 metres wide with a minimum length of 20.0 
metres. The gravel pad shall have a minimum thickness of 
200mm of coarse granular material, 40 to 75mm of shot rock 
or fractured drain rock underlain with geotectile fabric is 
required. The access pad may be removed during preparations
for paving.

xiii. Use a vacuum street sweeper after work stoppage each day to 
clean sediment off the street caused by construction on an as-
needed basis. Do not use street washing as it carries sediment 
into the storm drainage system.

xiv. Stockpiles of silty soils shall always be covered with a tarp or 
plastic sheeting when the stockpiles will not be used within 2-3 
days, or when rain is expected.

xv. All works shall be monitored by the QEP during land clearing 
and construction.

xvi. A planting plan for the site with planting locations must be 
completed by a QEP at the time of development.

xvii. For additional erosion control, apply a thin (25 – 50mm) layer of 
organic/biodegradable material to disturbed areas. The 
material shall be spread uniformly and be free of weeds and 
coarse matter, air dried, and applied with a mulch blower, chip 
handler, or by hand then “tracked-in” using an excavator or 
suitable heavy equipment.

xviii. The contractor shall routinely inspect and maintain all erosion 
and sediment control system components on-site. At a 
minimum, the contractor shall inspect all Best Management 
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Practices weekly and provide a report to the consultant for 
review.

xix. During and/or following each significant storm event, the 
contractor shall observe the sediment pond(s) and/or the 
downstream storm drains to confirm that turbid waters from the 
construction are not entering the stormwater drainage system. 
The contractor shall record inspection dates and any significant 
observations and actions taken, and then inform the consultant 
and Town of Ladysmith.

xx. Qualified Environmental Professionals shall visit the site to 
assist the contractor with the implementation of the Erosion 
and Sediment Control Plan (ESCP) during storm events, and to 
provide independent ESCP review and documentation. 
Modifications to the ESCP, if necessary, shall be provided in a 
written memo format.

PPOSTT CONSTRUCTIONN ANDD LONDD TERMM PROTECTION:: 
i. Promptly re-vegetate any areas of soil disturbed during clearing 

and construction with approved landscaping materials and/or 
native plant species to prevent encroachment from invasive 
plant species.

ii. Incorporate FireSmart landscaping by using certified native and 
drought tolerance plantings in accordance with SSchedulee BB –
Landscapee Plan.

iii. Prior to building permit occupancy, the QEP shall submit to the 
Town a post-construction monitoring report which confirms that 
the requirements and measures to protect the SPEA were 
completed and that the SPEA was adequately protected.

iv. Property owners shall be advised about SPEA locations on bills 
of sale with copies of the RAPR report.

v. Avoid damaging retained trees by not loading rock fill on roots, 
not typing ropes or wires around the tree stems, and not 
hammering nails into trees.

6. This Permit is issued on the condition that the Permittee has provided to the 
Town of Ladysmith security in accordance with section 502 of the Local 
Government Act to guarantee the performance of the conditions in section 5 
of this Permit respecting landscaping. The security shall be for a period of two 
years, shall be automatically extended, and shall be payable upon application 
of a Building Permit or prior to alteration of land; whichever occurs first. The 
amount of security shall be $$23,382.00.
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7. Should the Permittee fail to satisfy the conditions referred to in section 5 and 
6 of this Permit, the Town of Ladysmith may undertake and complete the 
works required to satisfy the condition(s) or carry out any construction 
required to correct the unsafe condition(s), at the cost of the Permittee, and 
may apply the security in payment of the cost of the work, with any excess to 
be returned to the Permittee.

8. Requests for the release of the security shall be accompanied by a report 
from a landscape architect or QEP as applicable confirming that the 
landscaping conditions in section 5 of this permit have been met.

9. 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.

10.The Permittee agrees that the sequence and timing of the construction 
described in this Permit shall take place as follows, subject to section 12 of 
this Permit.

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.For the purposes of section 11, construction is considered to be substantially 
started where: 

(a) a valid building permit has been issued for the development;

(b) a foundation has been constructed ; and

(c) all works that have occurred on site are in compliance with this permit 
and the bylaws of the Town.

13.For certainty, any retaining walls or vegetation clearing outside of the
immediate development area are subject to an additional Development
Permit.

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

15.This Permit prevails over the provisions of the Bylaw in the event of conflict.

16.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.
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17.Pursuant to section 503 of the Local Government Act, notice of this Permit shall 
be filed in the Land Title Office. Upon such filing, the terms of this Permit (33060-
21-10) or any amendment hereto shall be binding upon all persons who acquire 
an interest in the land affected by this Permit.

18.Despite issuance of this permit, construction may not start without a Building 
Permit or other necessary permits.

AUTHORIZEDD BYY RESOLUTIONN NO.. ____________ PASSEDD BYY THEE COUNCILL OFF THEE 
TOWNN OFF LADYSMITHH ONN THEE 17th DAYY OFF DECEMBERR 2024.
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ROLLIE ROSE
DRIVE
DUPLEXES &
TRIPLEX

A-201
BLOCK A - ELEVATIONS

Printed: 4/5/2024

ISSUED:

Drawings and Specifications as instruments of
service are and shall remain the property of
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0 2' 4' 8'SCALE: 1/4"   =    1'-0"2 RIGHT ELEVATION

0 2' 4' 8'SCALE: 1/4"   =    1'-0"1 FRONT ELEVATION

CEMENT BOARD LAP SIDING
PAINTED1

HARDIESHINGLE
PAINTED

2

3

CEMENT BOARD PANEL C/W
1X3 CFS BATTENS - PAINTED

4

EXTERIOR CLADDING LEGEND

ADDITIONAL EXTERIOR FINISHINGS

GUTTERS   5" CONTINUOUS ALUMINUM (PREFINISHED)
  C/W 4"X3" ALUMINUM DOWNSPOUT (PREFINISHED)
SOFFIT   VENTED ALUMINUM (PREFINISHED)
FASCIA   2X12 COMB FACED SPF (PAINTED)
WINDOW TRIM  2X4 COMB FACED SPF TOP/SIDES C/W 2X4 SLOPED
  SILL & 2X4 SUBSILL (PAINTED)
DOOR TRIM  2X4 COMB FACED SPF (PAINTED)
CORNER TRIM  1X4 COMB FACED SPF (PAINTED)

NOTE:
WINDOW OPERATION SHALL BE AS PER OWNERS DIRECTION AND
CONFORM TO BCBC EGRESS REQUIREMENTS. CONTRACTOR TO VERIFY
ALL R.O. PRIOR TO ORDERING WDW'S
FLASH OVER ALL MATERIAL TRANSITIONS, DOOR AND WINDOW HEADERS
ALL COLOURS AS PER OWNER 
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0 2' 4' 8'SCALE: 1/4"   =    1'-0"3 REAR ELEVATION

0 2' 4' 8'SCALE: 1/4"   =    1'-0"4 LEFT ELEVATION
0 2' 4' 8'SCALE: 1/4"   =    1'-0"- CROSS SECTION 01

CEMENT BOARD LAP SIDING
PAINTED1

HARDIESHINGLE
PAINTED

2

3

CEMENT BOARD PANEL C/W
1X3 CFS BATTENS - PAINTED

4

EXTERIOR CLADDING LEGEND

ADDITIONAL EXTERIOR FINISHINGS

GUTTERS   5" CONTINUOUS ALUMINUM (PREFINISHED)
  C/W 4"X3" ALUMINUM DOWNSPOUT (PREFINISHED)
SOFFIT   VENTED ALUMINUM (PREFINISHED)
FASCIA   2X12 COMB FACED SPF (PAINTED)
WINDOW TRIM  2X4 COMB FACED SPF TOP/SIDES C/W 2X4 SLOPED
  SILL & 2X4 SUBSILL (PAINTED)
DOOR TRIM  2X4 COMB FACED SPF (PAINTED)
CORNER TRIM  1X4 COMB FACED SPF (PAINTED)

NOTE:
WINDOW OPERATION SHALL BE AS PER OWNERS DIRECTION AND
CONFORM TO BCBC EGRESS REQUIREMENTS. CONTRACTOR TO VERIFY
ALL R.O. PRIOR TO ORDERING WDW'S
FLASH OVER ALL MATERIAL TRANSITIONS, DOOR AND WINDOW HEADERS
ALL COLOURS AS PER OWNER 
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BLOCK B - ELEVATIONS
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0 2' 4' 8'SCALE: 1/4"   =    1'-0"2 RIGHT ELEVATION
0 2' 4' 8'SCALE: 1/4"   =    1'-0"1 FRONT ELEVATION

0 2' 4' 8'SCALE: 1/4"   =    1'-0"3 REAR ELEVATION

0 2' 4' 8'SCALE: 1/4"   =    1'-0"4 LEFT ELEVATION

CEMENT BOARD LAP SIDING
PAINTED1

HARDIESHINGLE
PAINTED

2

3

CEMENT BOARD PANEL C/W
1X3 CFS BATTENS - PAINTED

4

EXTERIOR CLADDING LEGEND
ADDITIONAL EXTERIOR FINISHINGS

GUTTERS   5" CONTINUOUS ALUMINUM (PREFINISHED)
  C/W 4"X3" ALUMINUM DOWNSPOUT (PREFINISHED)
SOFFIT   VENTED ALUMINUM (PREFINISHED)
FASCIA   2X12 COMB FACED SPF (PAINTED)
WINDOW TRIM  2X4 COMB FACED SPF TOP/SIDES C/W 2X4 SLOPED
  SILL & 2X4 SUBSILL (PAINTED)
DOOR TRIM  2X4 COMB FACED SPF (PAINTED)
CORNER TRIM  1X4 COMB FACED SPF (PAINTED)

NOTE:
WINDOW OPERATION SHALL BE AS PER OWNERS DIRECTION AND
CONFORM TO BCBC EGRESS REQUIREMENTS. CONTRACTOR TO VERIFY
ALL R.O. PRIOR TO ORDERING WDW'S
FLASH OVER ALL MATERIAL TRANSITIONS, DOOR AND WINDOW HEADERS
ALL COLOURS AS PER OWNER 
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BLOCK C - ELEVATIONS
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0 2' 4' 8'SCALE: 1/4"   =    1'-0"2 RIGHT ELEVATION
0 2' 4' 8'SCALE: 1/4"   =    1'-0"1 FRONT ELEVATION

0 2' 4' 8'SCALE: 1/4"   =    1'-0"3 REAR ELEVATION

0 2' 4' 8'SCALE: 1/4"   =    1'-0"4 LEFT ELEVATION

CEMENT BOARD LAP SIDING
PAINTED1

HARDIESHINGLE
PAINTED

2

3

CEMENT BOARD PANEL C/W
1X3 CFS BATTENS - PAINTED

4

EXTERIOR CLADDING LEGEND
ADDITIONAL EXTERIOR FINISHINGS

GUTTERS   5" CONTINUOUS ALUMINUM (PREFINISHED)
  C/W 4"X3" ALUMINUM DOWNSPOUT (PREFINISHED)
SOFFIT   VENTED ALUMINUM (PREFINISHED)
FASCIA   2X12 COMB FACED SPF (PAINTED)
WINDOW TRIM  2X4 COMB FACED SPF TOP/SIDES C/W 2X4 SLOPED
  SILL & 2X4 SUBSILL (PAINTED)
DOOR TRIM  2X4 COMB FACED SPF (PAINTED)
CORNER TRIM  1X4 COMB FACED SPF (PAINTED)

NOTE:
WINDOW OPERATION SHALL BE AS PER OWNERS DIRECTION AND
CONFORM TO BCBC EGRESS REQUIREMENTS. CONTRACTOR TO VERIFY
ALL R.O. PRIOR TO ORDERING WDW'S
FLASH OVER ALL MATERIAL TRANSITIONS, DOOR AND WINDOW HEADERS
ALL COLOURS AS PER OWNER 
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Margaret Symon, RPF PCP 

Strathcona Forestry Consulting 

PO Box 387 Stn. Mn.  

Duncan BC V9L 3X5 

strathcona.fc@shaw.ca 

250 715-6983 (c/text) 

 

27 July 2024 

 
To:  Julia Tippett, Planner   E: jtippett@ladysmith.ca 

Development Services Department 
Town of Ladysmith, BC 

 
cc:  Brett Carrothers          E: hollywoodtreeco@gmail.com 

Chris Sharpe                E:  Chris.Sharpe@shaw.ca  
 
Re:            128 Rollie Rose: Tree Preservation Plan 

Background:  At the request of Mr. Chris Sharpe, property owner, 128 Rollie Rose Road, and in 

accordance with the Town of Ladysmith DPA 8 (ESA Multi-Unit Residential Development Permit Area) 

Guidelines, this report provides a Tree Preservation Plan for the forested riparian buffer on the southern 

rim of the subject property, which is proposed for multi-family residential development. The Tree 

Preservation Plan was prepared by Brett Carrothers, ISA Certified Arborist PN-9165A, Holly Wood Tree 

Co. in liaison with Margaret Symon, RPF, Strathcona Forestry Consulting.  

 

Site Visit and Description:  Accompanied by Chris Sharpe, field inspections were conducted July 18 and 

19, 2024 to review site conditions. The subject property straddles a tributary of Holland Creek. In 2021, 

Terra West Environmental Inc. conducted the RAPR (Riparian Areas Protection Regulation) assessment 

to determine the Streamside Protection Enhancement Area (SPEA). Signage along the edge of the SPEA 

denotes the boundary between the cleared away of the lot and the SPEA, which contains mature, mixed 

forest cover. Outside of the SPEA, since 2021, the owner has regularly implemented brushing activities 

to control the infestation of invasive weed species (e.g., Scotch broom [Cytisus scoparius], Himalayan 

blackberry [Rubus armeniacus]) at the cleared portion of the lot. Brushing treatments have effectively 

reduced the vigour and spread of invasive species at the property. Inspection of the SPEA perimeter in 

July 2024 did not identify specific trees hazardous to the proposed development. Ongoing monitoring of 

the tree cover is recommended, however, as conditions can change due to various conditions (e.g. 

windstorms).   
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Recommendations:  In conformance with the DPA 8 Guidelines, the following measures are 

recommended to maintain the integrity of the riparian buffer at the subject property: 

 

1) Prior to construction activities, QERP* to delineate the riparian buffer with snow fencing. 

Additionally, flag out rooting zones (length = 6 x tree dbh) and clearly delineate rooting zones 

around perimeter trees along the SPEA/riparian setback. 

2) Retain trees within the SPEA (unless identified as a danger/windthrow hazard) 
3) Prior to commencement of land clearing and construction, a certified danger tree assessor must 

be retained to conduct an ocular survey to identify any hazardous trees within and along the 

perimeter of the SPEA that may have resulted from conditions (natural and/or manmade) 

occurring after inspections took place in July 2024. Should any trees be designated as hazardous, 

appropriate mitigation must be done to abate the hazard. 

4) A qualified monitor (QERP) must oversee tree retention and protection activities within the 
subject area during of the project. 

5) Identified Danger Trees should be treated outside the bird nesting window for the region 

(no felling March 15- August 15). 

6) Any hazard trees identified to be felled that have trunks > 40 cm dbh should be placed in 

forested buffer area as CWD (coarse woody debris). Any coarse woody debris (CWD) 

added to reserve zone will constitute no more than 1 m of CWD per lineal m of setback 

boundary. Inputs of coarse woody debris to the forest floor along the perimeter of the 

setback area will improve soil function, structure and productivity, and will increase 

opportunities for small animal species, such as salamanders and voles. 

7) At pre-work, ensure workers are aware no disturbance within flagged riparian area and rooting 

zones is not permitted. Ensure workers sign off their acknowledgement. 

8) Minimize disturbance to roots of trees within and on the edge of forested buffer. Minimize 

ground disturbance within the drip line (a distance equivalent to 6 x dbh) from boles of trees 

of perimeter trees. 

Tree protection barriers must be built to ensure trees are not damaged during construction. 

Barriers are required around any protected/retained trees that could be impacted by 

development. Materials: Install plastic mesh screening and stakes around retained trees; 

install a minimum distance of six (6) times the tree diameter. 

9) Post-construction, permanent fencing (e.g., split cedar rail) is recommended to 

demarcate forested buffers post-construction. 

10) Promptly re-vegetate any areas of soil disturbed by land clearing and construction with 

approved landscaping materials and/or native plant species. Re-vegetate areas of exposed 

soil with ecologically suitable native tree and shrub species of a size that will quickly re-

establish cover when construction activities are deemed complete in order to minimize 

encroachment of invasive weed species (e.g. broom, Himalayan blackberry, English ivy, 

daphne). 

11) Where forest cover has been inadvertently (or previously) reduced along edges of the forest 

stand, under-plant ecologically suitable, native herbs and shrubs (e.g., snowberry, Pacific 
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dogwood, baldhip rose, salal, sword fern. Numbers of plantings will need to be calculated 

pending a post-clearing survey (RPF). Suggested plantings could include: 

 

Plantings Size Spacing Total Number* 
* assess after land clearing 

Salal 
(Gaultheria shallon) 

2 or 5 gal. pots 1x1 m TBD 

Red huckleberry 
(Vaccinium parviflorum) 

2 or 5 gal. pots 1x1 m TBD 

Sword fern 
(Polystichum munitum) 

2 or 5 gal. pots 1.5 x 1.5 m TBD 

Dogwood 
(Cornus nutallii) 

5 gal. pots 2 x 2 m TBD 

12) At pre-work, ensure workers are aware no disturbance within flagged riparian area and rooting 

zones is permitted. 

13) Management of soil: 

Minimize clearing and the amount of exposed soil.  

• Identify and protect areas where existing vegetation, such as trees, will not be disturbed by 

construction activity.  

• Protect stream and woodland buffer from any disturbance or construction activity by 

fencing or otherwise clearly marking these areas. 

Sequence construction activities so that the soil is not exposed for long periods of time.  

• Schedule or limit grading to small areas.  

• Install key sediment control practices before site grading begins.  

• Schedule site stabilization activities, such as landscaping, to be completed immediately 

after the land has been graded to its final contour. 

Inspect and maintain silt fences after each storm.  

• Make sure the bottom of the silt fence is buried.  

• Securely attach the material to the stakes.  

• Don’t place silt fences in the middle of a waterway or use them as a check dam.  

• Stormwater should not flow around the silt fence. 

14) Discourage future residents from damaging retained trees by not loading rock fill on roots, 

not tying ropes or wires around tree stems, and not hammering nails into trees. 

 

*=Qualified Environmental Registered Professional 

 

Prepared by: 

   Brett Carothers , ISA Certified Arborist PN-9165A 

& Margaret Symon RPF PCP WMS WDA 
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1.0 INTRODUCTION 

1.1 PURPOSE 

Sharp Sites Inc. (the ‘Owner’ and ‘Contractor’) has commissioned TerraWest Environmental 

Inc. (TerraWest) to develop this Construction Environmental Management Plan (CEMP) 

with an embedded Erosion and Sediment Control Plan (ESCP) for the proposed multi-family 

development (the ‘Project’) at 128 Rollie Rose Drive, in Ladysmith, BC (the ‘Site’).  

 

The primary objectives of this CEMP are as follows: 

• Serve as a reference for the Owner and Contractor with respect to relevant best 

management practices (BMPs), guidelines, and procedures with the interest of 

protecting the environment;  

• Ensure the protection of wildlife and habitat features on and near the Site; 

• Provide a plan for the implementation and monitoring of erosion and sediment 

control measures at the Site; and 

• Provide guidance with regards to spill response, handling of hazardous materials, 

waste disposal, storage and laydown area management, vegetation and invasive 

species management, archeological and streamside protection and 

enhancement area management (SPEA) management.   

 

This CEMP adheres to and is consistent with, the requirements in the following:  

• The Riparian Areas Protection Regulation: Assessment Report, TerraWest 

Environmental Inc., March 2023; and 

• Official Community Plan Bylaw No. 2200, Town of Ladysmith, 20221. 

 

1.2 DESCRIPTIONS OF PROJECT WORKS 

The Project construction works will involve but are not limited to the following activities 

required for the outlined development in the Project documents: 

• Addition of storm sewer, sanitary sewer, watermain, electrical, concrete curb, 

gutter, sidewalk, stairs, asphalt roadway, landscaping and soil disposal, include the 

following activities: 

o Site preparation; 

o Clearing and grubbing; 

o Tench excavation, bedding and backfill; 

o Common excavation; 

o Concrete and asphalt works; 

o Surface works restoration, landscaping; and 

o Tree and riparian protection. 

 

 
1 Town of Ladysmith (2022). Official Community Plan. Available at: https://www.ladysmith.ca/business-development/development-resources/ocp 
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1.3 SITE LOCATION 

The Site is located at 128 Rollie Rose Drive, Ladysmith, BC. The Site location and project 

work area is outlined below in Figure 1, and on Figure 5.  

 

 

Figure 1. Project work area located at 128 Rollie Rose Drive, Ladysmith, BC. (Source: iMap 

BC).  

 

1.4 POTENTIAL PROJECT ENVIRONMENTAL EFFECTS 

This CEMP aims to identify and provide mitigation measures for potential risks to valued 

environmental components in and around the Site. Associated potential environmental 

risks from Project activities include but are not limited to the following:  

 

• Increased erosion and destabilization of soil; 

• Introduction of sediments, alkaline or contaminated water to surrounding aquatic 

habitat/storm sewer systems; 

• Disturbance to wildlife and vegetation; and 

• Accidental releases of fuel/oil or other deleterious substances. 

 

  

Page 596 of 846



 Construction Environmental Management Plan 

Sharp Sites Inc. 

128 Rollie Rose Drive, Ladysmith, BC 

TerraWest Project: CSHC24-02 

Version 1 

 

Page 3 of 35 

 

 
E n v i r o n m e n t a l  M a n a g e m e n t  a n d  C o n s u l t i n g  

The mitigation measures for the listed Project environmental risks are included within this 

CEMP.  

 

2.0 ROLES AND RESPONSIBILITES 

2.1 THE OWNER 

The Owner and their responsibilities for the Project are summarized below: 

• Implement and monitor the measures and requirements found in this CEMP to 

ensure the protection of the environment during Project construction and in the 

post-construction period; 

• Comply with all regulatory authorizations, permits, Acts and bylaws associated with 

the Project; 

• Ensure the Project meets its goal of conserving and protecting the surrounding 

environment; 

• Ensure that the CEMP is made available to all Project personnel as a paper copy 

or electronically as required; 

• Ensure all Project personnel are aware of the mitigation measures and best 

management practices outlined in this CEMP; 

• Communicate environmental concerns to the Town of Ladysmith; 

• Retain the services of a Qualified Environmental Professional (QEP) as 

Environmental Monitor (EM) for the duration of the Project; 

• Coordinated with the EM monitoring Site visits, and when required emergency Site 

visits; and 

• Environmental incident prevention and response in conjunction with the EM as 

outline below in Section 2.2. 

 

2.2 ENVIRONMENTAL MONITOR 

The Owner (henceforth referred to as the Contractor), has retained the services of 

TerraWest who will act as the QEP and EM for the duration of the Project. The QEP may 

appoint suitably experienced designates as required, under their supervision, for the 

execution of their responsibilities. 

 

The EM’s responsibilities as per this CEMP are summarized as follows: 

• Ensure the Project meets its goal of conserving and protecting the surrounding 

environment. 

• Reporting on the Contractor’s conformance and compliance with regards to 

measures in the CEMP. 

• Conducting water quality monitoring as needed as a means of evaluating the 

effectiveness of erosion and sediment control measures as required (Section 6.3). 

• Attending construction meetings, as necessary, that relate to the protection of the 

environment and erosion and sediment control. 
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• Ensure all Project personnel are aware of the mitigation measures and best 

management practices outlined in this CEMP. The EM will conduct an 

environmental orientation and training session for the Contractor prior to the start 

of construction. If new subcontractors or Project personnel begin work on the Site, 

the Contractor and EM will ensure they are informed of all relevant environmental 

requirements. All Project personnel will be required to acknowledge and sign off 

on the orientation. 

• Ensure that the CEMP is made available to all Project personnel as a paper copy 

or electronically as required.  

• Monitoring as necessary of the Site and works to ensure the Project is meeting the 

requirements of the CEMP, environmental legislation, and applicable regulations.  

• Submitting monitoring reports after Site inspections. The monitoring report will 

include the following: 

o Reporting period 

o Project name/geographic location 

o Prime contractor firm name/contact 

o Environmental monitor name/contact 

o Summary of construction activities during the reporting period 

o Summary of environmental issues encountered during the reporting period 

o Summary of mitigation measures implemented during the reporting period 

o Summary of planned corrective measures to address site deficiencies that 

arose during the reporting period 

o Summary of any incident reports during the reporting period 

o Representative site photographs taken during the reporting period 

• Conducting additional monitoring visits during and/or following periods of 

inclement weather, see Section 5.8.2. 

• The EM has the authority to temporarily stop or slow construction activities. The EM 

will issue an order to stop work if it is determined that construction activities 

immediately pose a risk to surrounding environmental resources or are not in 

compliance with regulations. In the event of an order to stop work the EM will 

immediately notify the Town of Ladysmith. 

• Conducting additional Site visits as applicable during and following incidents that 

occur on Site. 

• Complete and submit an Environmental Incident Report (EIR) to the Town of 

Ladysmith, and the Contractor within 24 to 48 hrs following an instance of non-

compliance to the CEMP that poses significant risk to the surrounding environment, 

a reportable spill as outlined in Section 11.0 or other environmental incidents as 

identified by the Town of Ladysmith, EM or Contractor. The EIR template is included 

in Appendix C and a generic Spill Response Plan is included as Appendix D.  

• The QEP will be prepared to respond to any requests for support with respect to 

environmental concerns and/or requests from the Town of Ladysmith in matters as 

they relate to the protection of the environment. 
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3.0 REFERENCE LEGISLATION, GUIDELINES, AND STANDARDS 

The following documents, legislation, guidelines, and standards were used in the review 

and development of this CEMP and will be respected and adhered to by the Contractor. 

 

Federal: 

• Federal Species at Risk Act (SARA)2  

o SARA Schedule 1 protects and provides for wildlife species that are listed as 

extirpated, endangered, or threatened.  The intention is to promote the 

recovery of species that have been impacted as a result of human 

activities.  

o Section 32 and 33 of the Act states that a person is prohibited to kill, harm, 

harass, capture, or take in any way extirpated, endangered or threatened 

species and that no person shall damage or destroy their residence. 

o Section 34 of the Act outlines if Section 32 and 33 do or do not apply to 

certain species in provinces and if deemed applicable Section 36 outlines 

the prohibitions. 

• Canada Fisheries Act3 

o The Fisheries Act sets out to protect fish and fish habitat. The Act states that 

“No person shall carry on any work, undertaking or activity that results in the 

harmful alteration, disruption or destruction of fish habitat.” 

o The Act also prohibits, under Section 36(3), the deposit of deleterious 

substances “No person shall deposit or permit the deposit of a deleterious 

substance of any type in water frequented by fish or in any place under 

any conditions where the deleterious substance or any other deleterious 

substance that results from the deposit of the deleterious substance may 

enter any such water.” 

• Federal Migratory Birds Convention Act4 

o The destruction of eggs and active nests of migratory birds is prohibited. 

• Measures to Protect Fish and Fish Habitat5 

• National Guide to Erosion and Sediment Control on Roadway Projects, 2005 

TACATC6 

• Canadian Council of Ministers of the Environment Guidelines for the Protection of 

Aquatic Life7 

• Canadian Environmental Protection Act8  

 
2 Government of Canada. 2002. Species at Risk Act [S.C. 2002 c. 29]. Available at: https://laws.justice.gc.ca/eng/acts/S-15.3/page-1.html. 

[Accessed: July 2024]. 
3 Government of Canada. 1985. Fisheries Act [R.S.C., 1985, c. F-14]. Available at: https://laws-lois.justice.gc.ca/eng/acts/f-14/page-1.htmll. 

[Accessed: July 2024]. 
4 Government of Canada. 1994. Migratory Birds Convention Act [S.C., 1994, c. 22]. Available at: https://laws-lois.justice.gc.ca/eng/acts/m-

7.01/page-1.html. [Accessed: July 2024]. 
5 Measures to Protect Fish and Fish Habitat. Available at: https://www.dfo-mpo.gc.ca/pnw-ppe/measures-mesures-eng.html. [Accessed: March 

2024]. 
6 Transportation Association of Canada. 2005. National Guide to Erosion and Sediment Control on Roadways Projects. https://www.tac-

atc.ca/en/publications/ptg-erosion. 
7 Canadian Council of Ministers of the Environment. Guidelines for the Protection of Aquatic Life. Available at: https://ccme.ca/en/resources/water-

aquatic-life. [Accessed: April 2024]. 
8 Government of Canada. 1999. Canadian Environmental Protection Act [S.C., 1999, c. 33]. Available at: https://laws-lois.justice.gc.ca/eng/acts/c-

15.31/page-1.html. [Accessed: July 2024]. 
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• Canadian Environmental Assessment Act9 

• Federal Transportation of Dangerous Goods Act10 

 

Provincial: 

• BC Water Sustainability Act11 

o The BC Water Sustainability Act sets out to protect fish, fish habitat and 

water quality in the province of BC. Section 11 of the Act states that 

changes in or around a stream require submission of a notification or 

application. 

o The BC Water Sustainability Regulation12. 

• BC Wildlife Act13 

o As per Section 34 of the Act it is an offence for a person to possess, take, 

injure, molest or destroy a bird or its egg; the nest of an eagle spp., 

peregrine falcon (Falco peregrinus), gyrfalcon (Falco rusticolus), osprey 

(Pandian haliaetus), heron (Ardeidae spp.) or burrowing owl (Athene 

cunicalaria); or the nest of a bird when the nest is occupied by a bird or its 

egg. 

• BC Weed Control Act14 

o The BC Weed Control Act designates a list of invasive plants as ‘noxious 

weeds’ at the regional and provincial level. Private property owners and 

government agencies are mandated by law to control these species that 

occur on their property or jurisdiction. 

• BC Procedures for Mitigating Impacts on Environmental Values (Environmental 

Mitigation Procedures) Version 1.0, 2014 (Ministry of Environment) 

• BC Develop with Care 2014 Environmental Guidelines for Urban and Rural Land 

Development in British Columbia 

• BC Environmental Best Management Practices for Urban and Rural Land 

Development in British Columbia (Ministry of Water, Land and Air Protection 2004) 

• A Compendium of Working Water Quality Guidelines for BC (Ministry of 

Environment) 

• BC Working and Approved Water Quality Guidelines (Ministry of Environment and 

Climate Change Strategy) 

• Joint Professional Practice Guidelines Erosion and Sediment Control15 

 
9 Government of Canada. 2012. Canadian Environmental Assessment Act [S.C., 2012, c. 19, s. 52]. Available at: https://laws-

lois.justice.gc.ca/eng/acts/c-15.21/. [Accessed: July 2024]. 
10 Government of Canada. 1992. Transportation of Dangerous Goods Act [S.C., 1992, c. 34]. Available at: https://laws-lois.justice.gc.ca/eng/acts/t-

19.01/page-1.html. [Accessed: July 2024]. 
11 Province of British Columbia. 2014. Water Sustainability Act [SBC 2014] Chapter 15. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/14015. [Accessed: July 2024]. 
12 Province of British Columbia. 2016. Water Sustainability Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/36_2016. [Accessed: July 2024]. 
13 Province of British Columbia. 1996. Wildlife Act [RSBC 1996] Chapter 488. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/96488_01. [Accessed: July 2024]. 
14 Province of British Columbia. 1996. Weed Control Act. [RSBC 1996] Chapter 487. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/00_96487_01. [Accessed: July 2024]. 
15 Engineers and Geoscientists British Columbia, The College of Applied Biologists, and The BC Institute of Agrologists. Version 1, February 5, 2024. Joint 

Professional Practice Guidelines Erosion and Sediment Control. Available at: https://cab-bc.org/wp-content/uploads/PP-

Guidelines%E2%80%94Erosion-and-Sediment-Control.pdf 
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• A Field Guide to Fuel Handling, Transportation and Storage (Ministry of Water, Land 

and Air Protection and Ministry of Forests) 

• BC Environmental Management Act16 

o BC Contaminated Sites Regulation17 

o BC Hazardous Waste Regulation18 

• BC Environmental Assessment Act19 

• BC Ground Water Protection Regulation20 

• BC Spill Reporting Regulation21 

• BC Transportation of Dangerous Goods Act22 

• BC Heritage Conservation Act23 

• BC Wildfire Act24 

o BC Wildfire Regulation25 

• BC Workers Compensation Act26 

o Occupational Health and Safety Regulation27 

 

Municipal: 

• Town of Ladysmith (2023). Official Community Plan Bylaw 2022, No. 2200. 

 

4.0 HABITAT PROTECTION AND ECOSYSTEM MANAGEMENT 

The following sections outline measures for the protection of habitat on and near the Site.  

 

4.1 AQUATIC AND RIPARIAN ECOSYSTEMS 

The following sections outline measures for the protection of aquatic habitat near the 

Site.  

4.1.1 Background 

The Site is located adjacent to 40 meters of riparian habitat, including Tributary 1 (T1) and 

is part of DPA 6 – Riparian and 8 - Multi-Unit Residential Environmentally Sensitive Area28. 

 
16 Province of British Columbia. 2003. Environmental Management Act. [SBC 2003] Chapter 53. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/03053_01. [Accessed: July 2024]. 
17 Province of British Columbia. 1996. Contaminated Sites Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/375_96_00_multi. [Accessed: July 2024]. 
18 Province of British Columbia. 1988. Hazardous Waste Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/63_88_00. [Accessed: July 2024]. 
19 Province of British Columbia. 2018. Environmental Assessment Act. [SBC 2018] Chapter 51 Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/18051. [Accessed: July 2024]. 
20 Province of British Columbia. 2016. Groundwater Protection Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/39_2016. [Accessed: July 2024]. 
21 Province of British Columbia. 2017. Spill Reporting Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/187_2017. [Accessed: July 2024]. 
22 Province of British Columbia. 1996. Transport of Dangerous Goods Act. [RSBC 1996] Chapter 458 Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/00_96458_01. [Accessed: July 2024]. 
23 Province of British Columbia. 1996. Heritage Conservation Act. [RSBC 1996] Chapter 187 Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/96187_01. [Accessed: July 2024]. 
24 Province of British Columbia. 2004. Wildfire Act. [SBC 2004] Chapter 31 Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/04031_01. [Accessed: July 2024]. 
25 Province of British Columbia. 2005. Wildfire Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/11_38_2005. [Accessed: July 2024]. 
26 Province of British Columbia. 2019. Workers Compensation Act. [RSBC 2019] Chapter 1 Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/19001_00. [Accessed: July 2024]. 
27 Province of British Columbia. 1997. Occupational Health and Safety Regulation. Available at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/296_97_00. [Accessed: July 2024]. 
28 Town of Ladysmith (2023). Official Community Plan. Available at: https://www.ladysmith.ca/docs/default-source/bylaws-2021/official-community-
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The Riparian Areas Protection Regulation (RAPR) Assessment Report and appended 

documents 29 provide a detailed assessment of the Site’s aquatic and riparian habitat 

values. Key findings of the reports are as follows: 

 

• The proposed development is located near a non-fish bearing tributary (Tributary 1 

and/or T1) which eventually discharges to Holland Creek (fish-bearing) 

approximately, 390 m north of Site.  

• Holland Creek has perennial flow and anadromous fish access from its’ lower 

reaches to water falls upstream which act as a fish barrier.  

• Holland Creek supports a diverse mix of anadromous and resident fish species 

including cutthroat and rainbow trout along with chum and coho salmon30.  

• During a previous study of Holland Creek Watershed, Coastal Cutthroat Trout and 

Red Legged Frogs, two BC blue listed species were observed around the lower fish 

bearing drainages (off-Site)31. 

• While Tributary 1 is non-fish bearing, it provides important water supplies to Holland 

Creek32.   

• The streamside protection and enhancement area (SPEA) width was determined 

to be 10 m from the northwest bank. 

• A Condition and Impact Assessment was completed by TerraWest in 2023 as part 

of the RAPR which addressed previous Site preparation activities including 

vegetation clearing inside the riparian assessment area (RAA) of T1; however, it was 

noted that the SPEA within the RAA remained intact as confirmed during the 

detailed RAPR field assessment and CIA Site inspection. 

• The proposed development is within the Coastal Douglas-Fir Biogeoclimatic zone 

(CDFmm) and grand fir/dull Oregon-grape ecological community (BC Red Listed) 

33. 

4.1.2 General Measures for the Protection of Aquatic and Riparian Habitat 

The following are general measures for the protection of the aquatic and riparian habitat 

near the Project:  

 

• The Contractor will adhere to the Erosion and Sediment Control (ESC) Measures 

outlined in Section 5.0 for protection of the aquatic environment to limit the 

amount of sediment-laden surface water and other deleterious substances from 

entering stormwater systems adjacent to sensitive aquatic ecosystems. 

• Primary ESC measures for works near aquatic habitat include but is not limited to: 

catch basin protection measures (Section 5.4) see Figure 2, reduction of dirt 

tracking from vehicles, sweeping of work areas, retaining vegetation buffers.  

 
plan-2023_dpa.pdf?sfvrsn=217df7db_2. Accessed July 2024. 
29 TerraWest Environmental Inc. (2023). Riparian Areas Protection Regulation: Assessment Report.  
30HabitatWizard. https://www2.gov.bc.ca/gov/content/environment/plants-animals-ecosystems/ecosystems/habitatwizard. Accessed July 

2024. 
31 D.R. Clough Consulting. 2014. Holland Creek Watershed, Ladysmith B.C. Environmental Assessment. 
32 D.R. Clough Consulting. 2014. Holland Creek Watershed, Ladysmith B.C. Environmental Assessment. 
33 British Columbia (2024). Habitat Wizard. Available at:  https://maps.gov.bc.ca/ess/hm/habwiz/ 
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• The EM will conduct water quality sampling at their discretion to assess impacts to 

aquatic habitat. Details of the sampling program are included in the Water Quality 

Monitoring Program outlined in Section 6.3. 

• The EM will be present during clearing and grubbing activities adjacent to 

stormwater systems, as well as culvert installations if present, to monitor water 

quality during activities if wetted. 

• Do not work in weather conditions that are likely to contribute sediment 

production and cause increased turbidity in aquatic habitat.  

• Spoil materials must be placed in a location which prevents sediment or debris 

from entering aquatic habitat and stormwater systems. 

• The Contractor will adhere to the measures to protect outlined in the 2023 RAPR 

Assessment Report to protect and maintain the SPEA. 

 

4.1 PROTECTION OF AMPHIBIANS 

Red Legged Frogs have previously been observed near the lower drainages of Holland 

Creek. While Holland Creek is located off-Site, T1 could provide habitat for amphibians. 

The following are measures for the protection of amphibians:  

 

• The EM will conduct amphibian sweeps prior to any clearing or other construction 

activities in and around the Site prior to construction.  

• Isolation fencing along suitable habitat areas and construction boundaries on Site 

may be used, such as sediment fencing or fine wire mesh, to separate construction 

areas and protect amphibians, reducing or negating the need for salvage 

activities. 

• If salvage activities are required the EM will obtain the necessary permits from the 

provincial government to conduct salvages prior to work in the identified area. 

• The requirements of the General Wildlife Permit/scientific collection permit will 

apply to all salvage activities.  

• If amphibian salvage activities are required, they will be completed in the spring, 

summer and fall to avoid the winter hibernation period.  

 

4.1.1 Amphibian Salvage Plan 

The following are measures for the protection of amphibians if salvage is required:  

 

• Where amphibians are encountered, they will be captured using fine-meshed dip 

nets or by gloved hand.  

o The EM will avoid using chemicals on their hands (e.g. sunscreen or insect 

repellent), as they can cause harm to amphibians, and will wear nitrile 

gloves whenever possible.  
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o When possible, the EM will rinse their hands in surface water from a nearby 

source prior to handling amphibians. 

o The EM will minimize the handling of amphibians to the extent possible.  

• Upon capture, amphibians will be placed in a bucket for relocation. 

o The bucket will contain moss or leaf litter from the surrounding environment 

and be kept dark and well ventilated while awaiting relocation. 

o The containment period will be minimized and captured individuals will be 

relocated and released in as short a period as practical.  

o Tadpoles will be kept separate from adult to avoid predation during 

containment.  

• Captured individuals will be relocated a safe distance from the Site and placed 

into a similar or higher value habitat.  

o Relocation areas will be connected to the capture site. 

o The EM will avoid selecting release sites on the other side of potential 

barriers (e.g. roads). 

o No amphibians are to be transported outside of the Project area. 

• If amphibian egg strings or masses are encountered, construction activities will be 

halted in the area until the egg strings or masses have hatched. Once hatched 

tadpoles will be carefully removed and relocated outside the construction 

disturbance area. As a last resort based on Project disturbance, egg string or 

masses themselves may be carefully removed and relocated, however this has the 

potential to damage or reduce the viability of the eggs and is not recommended. 

The tadpoles or eggs will be moved to an area of similar habitat and water quality 

(pH and temperature).  

 

4.2 PROTECTION OF BIRDS  

The following are general measures for the protection of birds on the Site: 

 

• If clearing is proposed within the migratory bird nesting window of March 15 to 

August 15, bird nest surveys will be conducted by the contracted EM in the 

proposed clearing area. The surveys will follow the protocol as described in Section 

4.2.1 below and the MOTI Breeding Bird Survey Protocol included as Appendix A.  

• Mature tree clearing is not anticipated during the Project works, however if clearing 

or construction activities are planned in areas of mature forest the following apply:  

o The Bald Eagle breeding period is from January to late August34, while the 

Pacific Great Blue Heron breeding period is from January 15th to September 

15th 35 , 36 . The EM will conduct pre-clearing/pre-construction eagle and 

 
34 Blood, D.A., and G.G. Anweiler (1994). Status of The Bald Eagle in British Columbia. Wildlife Branch Ministry of Environment, Lands & Parks, Victoria, 

B.C. Wildlife Working Report No. WR-62 
35 Ministry of Forests, Lands, Natural Resource Operations and Rural Development. 2014. Develop with Care. Avaliable at 

https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/best-management-practices/develop-with-care/fact-sheet-11-

herons.pdf 
36 Vennesland, R.G. 2000. The effects of disturbance from humans and predators on the breeding decisions and productivity of the Great Blue Heron 
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heron surveys during this period. Any identified active nests will be 

protected according to the best management practices outlined in the BC 

Ministry of Environment’s Guidelines for Raptor Conservation During Urban 

and Rural Land Development in British Columbia37  

o The BC Wildlife Act under Section 34 protects any active nest occupied by 

an indigenous bird species as well as active or inactive nests of a Bald 

Eagle, Peregrine Falcon, Gyrfalcon, Osprey, Great Blue Heron or Burrowing 

Owl. Accordingly, in areas of mature forest, the EM will conduct stick-nest 

surveys prior to any clearing. In the event that a nest is found, the EM will 

develop and implement a site-specific nest management plan. Prior to the 

plan being implemented it will be submitted to the Town of Ladysmith and 

for review and approval. 

• Outside of the bird nesting window of March 15th to August 15th the contracted EM 

will conduct cavity nest and stick nest surveys where required in areas of mature 

forest prior to clearing to satisfy the requirements to protect Pileated Woodpecker 

nesting cavities, Bald Eagles, Peregrine Falcons, Gyrfalcons, Osprey, and Great 

Blue Heron nests year-round.  

 

4.2.1 Bird Nest Survey Protocol 

The contracted EM will conduct bird nest surveys and management planning, as needed, 

according to the MOTI Breeding Bird Nest Survey Protocol included as Appendix A. The 

following are protocols the EM will follow when conducting bird nest surveys on the Site:  

 

• Bird nest surveys will be conducted within the first 3-4 hours after sunrise.  

• Surveys should not be undertaken during period of inclement weather or heavy 

wind in order to maximize the surveyor ability to detect nesting birds.  

• Survey duration will be a minimum of 1 hour, with longer surveys according to 

habitat complexity. 

• Surveys will be conducted within the clearing and grubbing limits, and up to 30 

meters beyond these limits where feasible.  

• If an active nest is identified in a proposed clearing area, a no-clearing buffer will 

be established by the EM with an appropriate set-back distance marked out with 

flagging tape in a radial buffer.  

o The buffer distance will be based on bird species, location of nest etc. 

Table 1. below includes recommended minimum buffer distances. 

• Clearing may only proceed after the EM has determined the nesting and fledging 

is complete and/or the nest is no longer active.  

 

 
in south-coastal British Columbia. M.Sc. thesis. Simon Fraser Univ., Burnaby, B.C. 
37 BC Ministry of Environment (2014) Guidelines for Raptor Conservation during Urban and Rural Land Development in British Columbia. Available 

from: 

http://www.env.qov.bc.ca/wld/documents/bmp/raptor conservation guidelines 2013.pdf 
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Table 1. Recommended minimum bird nest buffer size according to species of identified 

nesting bird. Buffer size will be determined by the EM and may be greater than the 

minimum buffer size is deemed necessary. 

Bird species or Category Recommended Minimum Buffer Size 

Songbirds 30 m radius 

Ground Nesters, Cavity Nesters (raptors 

and woodpeckers/sapsuckers), Waterfowl 

and Shorebirds 

30 m radius 

Pileated Woodpecker 50 m radius 

Raptors (stick nesters/non-cavity nesters) 100 m radius 

Bald Eagle, Golden Eagle, Osprey, 

Peregrine Falcon, Northern Goshawk, 

Trumpeter Swan, Sandhill Crane 

200 m radius 

Great Blue Heron 300 m radius 

 

4.3  PROTECTION FOR TREES 

Precautions should be taken to prevent damage to any trees or tree roots systems which 

are within or adjacent to the work area. The following are general measures for the 

protection of trees on the Site: 

 

• Flagging/marking of trees for cutting vs protection should be clearly identified and 

communicated to all parties; 

• The Contractor and all workers will review the Windthrow & Hazard Tree Assessment 

prepared by Strathcona Forestry Consulting prior to clearing/construction. In 

addition, an ocular survey should be conducted prior to the start of works to identify 

any additional Danger Trees not originally identified in the Windthrow & Hazard Tree 

Assessment38. 

• All efforts will be made to protect mature trees from unnecessary cutting; 

• Prepare traffic routes in such a way to minimize damage to tree roots and 

vegetation; 

• Tree root drip zone protection areas and setbacks must be determined and 

marked out prior to Project activities by a QEP; 

o If the default drip zone of 7.5 m from the SPEA as discussed below in Section 

4.3.1 is determined not necessary upon further study by a QEP and a new 

distance is proposed, the latter measurement shall apply. 

• Delineate tree drip lines for trees that are to be retained and identify those lines by 

marker tape or other means and avoid or limit works in these zones;  

 
38 Strathcona Forestry Consulting. 2021. 128 Rollie Rose Drive, Ladysmith, BC, Windthrow & Hazard Tree Assessment. 

Page 606 of 846



 Construction Environmental Management Plan 

Sharp Sites Inc. 

128 Rollie Rose Drive, Ladysmith, BC 

TerraWest Project: CSHC24-02 

Version 1 

 

Page 13 of 35 

 

 
E n v i r o n m e n t a l  M a n a g e m e n t  a n d  C o n s u l t i n g  

• Trees and tree roots are to be protected to prevent disturbance or damage; 

physical protection measures such as blankets may be necessary for high impact 

or hot work activities such as blasting, torching, or placement of rip rap; 

• Hand digging is required when roots greater than 50mm in diameter are 

encountered; and 

• A planting plan for the Site with planting locations must be completed at the time 

of development by a QEP. 

 

4.3.1 Protection for Trees within the SPEA 

As discussed in Section 4.0 of this report, a RAPR Assessment was conducted in 2023 by 

TerraWest which outlines measures to protect and maintain trees within the SPEA: 

 

• The trees within the SPEA must not be disturbed; 

• Activities that must not take place near SPEA trees includes moving equipment, 

parking or storing construction equipment, significant changes to ground level and 

release of pollutants;  

• A drip zone beyond the marked SPEA is to be implemented to protect trees and 

their roots from harm; a default 7.5 m drip zone will be adhered to, unless the 

calculated drip zone based off tree height is greater than 7.5 m, of which the latter 

measurement shall apply; 

• Implementation of mitigative actions will be overseen by a QEP (e.g., hazard tree 

treatment and remediation of the SPEA) as discussed in the windthrow and hazard 

tree assessment with recommended guidelines in conjunction with the provincial 

RAR Revegetation Guidelines will yield a net environmental improvement; and 

• As per the Windthrow & Hazard Tree Assessment prepared by Strathcona Forestry 

Consulting, native ground cover such as salal, ferns, mosses, must be retained in 

the SPEA and only local trees treated from inside and outside the SPEA may be 

added as coarse woody debris (CWD) 39;  

 

5.0 EROSION AND SEDIMENT CONTROL MEASURES 

A key Project objective is to reduce erosion and the mobilization of sediment due to 

Project-related activities and minimize the transport of sediment to the surrounding 

environment. This section will outline erosion and sediment control measures as well as 

BMPs. Specific erosion and sediment control structure installation procedures can be found 

in the BMP documents included as Appendix B40. Proposed erosion and sediment control 

components for the Site are outlined in Figure 2.  

 

 
39 Strathcona Forestry Consulting. 2021. 128 Rollie Rose Drive, Ladysmith, BC, Windthrow & Hazard Tree Assessment. 
40 Transportation Association of Canada, National Guide to Erosion and Sediment Control of Roadway Projects (2005) 
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5.1 GENERAL EROSION & SEDIMENT CONTROL MEASURES   

The Contractor will implement ESC measures listed below and in the 2021 Geotechnical 

Assessment as well as the 2022 Erosion and Sediment Control Plan prepared by Lewkowich 

Engineering Associates Ltd. (LEA) to prevent the mobilization of sediment to the 

surrounding environment41,42.  

To minimize erosion and sediment transport, the following measures shall be implemented: 

• Placement locations of erosion and sediment control structures will be 

determined by the EM in conjunction with the Contractor prior to the onset of 

Project works; 

• Contractor and all staff must review the report prior to the start of Project works. 

• The Contractor will limit the area of disturbance to the immediate area of 

construction. ESC measures will be in place prior to any clearing and grubbing or 

other soil disturbance activities; 

• Maintain all Project site access locations with a focus on preventing the tracking of 

sediment by construction and pedestrian vehicles, see Appendix B, BMP11; 

• Natural drainage patterns and current drainage structures should be maintained 

to the largest extent possible. Storm water catch basin inlets should be protected 

with catch basin weirs (donuts), catch basin socks, filter cloth inserts, or other 

stormwater catch basin protection inserts prior to the onset of Project works;  

• Where natural drainage patterns and current drainage infrastructure are required 

to change, the following should take place: 

o Do not discharge surface or trench water containing suspended materials 

into the surrounding stormwater drainage systems unless conditions are met 

in Section 6.0; 

o Provide temporary drainage and pumping of surface and trench water as 

required to keep excavations and other Site areas free from water. If the 

pumping of surface water is required, the Contractor will use the following 

to minimize environmental impacts for sedimentation: 

▪ Surface water will be pumped to nearby areas of vegetation where 

approved and regularly monitored by the EM to allow for the 

infiltration of water into the ground; 

▪ Surface water will be pumped through a filter bag to reduce the 

velocity of the water and allow for filtration of suspended materials 

prior to discharging to the surrounding stormwater drainage system; 

▪ Surface water may be pumped into a settling basin to manage and 

reduce turbidity prior to discharge; or 

▪ A vac truck may be used to manage surface water where 

necessary for relocation to appropriate areas on Site for discharge 

or settling. 

 
41 Lewkowich Engineering Associates Ltd. 2021. Geotechnical Assessment. 
42 Lewkowich Engineering Associates Ltd. 2022. Erosion and Sediment Control Plan, 128 Rollie Rose Drive, 

Ladysmith, BC. 
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o Protect all catch basins, silt traps, and lawn basin inlet castings that have 

the potential to receive runoff from the work area by using and continually 

maintaining filter cloth inserts or other stormwater catch basin protection 

inserts; and 

o Manage the runoff of turbid water or other deleterious substances in 

accordance with Federal and Provincial requirements.  

• Minimize surface water runoff on the Project site. Potential sources include 

excavation, trenching, stockpiling activities, and precipitation events. Receptors 

are the stormwater systems along the Site boundaries and within the work area. 

Application of other materials and structures may be required at the discretion of 

the Contractor; 

• Ensure that erosion and sediment control materials are available to be installed on-

Site as required. The Contractor will maintain a supply of the following materials 

and make them readily available: 

• Sediment fencing 

• Geotextile fabric including 

non- woven filter fabric 

• Pumps and hoses  

• Catch basin inserts, donuts, 

and sediment logs 

• Straw bales (free of 

invasive plants) 

• Polyethylene sheeting 

• Sand bags 

• Filter bag system 

 

• Install sediment fencing, as necessary, at the perimeter of the disturbed work areas 

and up-gradient ditch areas, at or close to right angles, in a manner to prevent the 

mobilization of sediment to surrounding environmentally sensitive areas. Sediment 

fencing may be necessary in areas where excavation or stockpiling occurs in close 

proximity to watercourses. Sediment fencing installation is detailed in the BMP23 

document included in Appendix B;  

• Take a phased approach so as to limit the area of exposed erodible soils to a small 

footprint at any given time and retain previous vegetated cover to the greatest 

extent possible;  

• Stockpile stripped and/or imported topsoil away from active Project work areas, in 

a manner to prevent potential surface water from transporting fine sediments into 

the storm water drainage system or to the surrounding environment; 

• Temporarily apply straw or mulch, if necessary, to erodible surfaces, and/or to 

compacted material stockpiles, to prevent the mobilization of sediment to the 

receiving environment. Polyethylene sheeting or tarps can also be used to protect 

erodible surfaces and temporary material stockpiles;  

• Replanting on slopes less than 2H:1V shall include growing medium placed atop 

scarified or roughened underlying material as well as slope breaks, see Appendix 

B, BMP1 through 6; 

• Remove, maintain, repair, and/or replace erosion and sediment control structures 

when deemed inefficient, exhausted, or no longer necessary. Take care to ensure 

that no accumulated sediment enters into the stormwater drainage system during 
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the maintenance, replacement, or removal of any established erosion and 

sediment control structures; and 

• During periods of significant rain, the site may be shut down to prevent erosion and 

the mobilization of sediment, as well as immediate efforts to contain runoff and 

erosion. 

 

5.2 STOCKPILE MANAGEMENT  

The following are measures and information regarding the management of stockpiled 

material on Site and soil movement off-Site as needed: 

 

• Stockpile materials will be properly drained, spread and trimmed to a stable slope 

not exceeding 2 to 1; 

• Topsoil from the Site will be stockpiled in areas free of invasive plants. If topsoil is to 

be stored for more than one month, the piles should be covered or seeded to 

prevent erosion and invasive plant establishment; 

• Soil stockpiles will be compacted and/or protected from rain and wind with poly 

sheeting or tarps; 

• Stockpiles will be placed in areas that reduce the risk of overland stormwater runoff 

encountering the stored material. Stockpiles will be placed on areas that are not 

steeply sloped; 

• Stockpiles must not be placed within 30 m of any drainage feature, watercourse 

or waterbody;  

• Roads must be kept clean of any soil, sweeping will occur when soil tracking is 

identified by the EM or Contractor; 

• The Contractor will regularly monitor any stockpiling area to assess drainage, 

monitor the effectiveness of erosion and sediment measures;  

• If deemed necessary by the EM, sediment fencing, or sediment logs will be 

installed at the perimeter of stockpiles; and 

• The EM will monitor laydown and disposal areas when established to assess 

drainage, monitor the effectiveness of erosion and sediment measures and to 

conduct water sampling.  

 

5.3 SEDIMENT FENCING 

The following section contains information and measures for the use of sediment fencing 

as a perimeter control on the Site.  

 

• Under the direction of the EM, sediment fencing will be installed at the perimeter 

of the work area to prevent surface runoff from discharging off Site and/or to direct 

surface water to drainage/perimeter ditches or structures; 

• Sediment fencing will be installed around stockpiles as needed. The EM and the 

Contractor will assess the stockpiling location and type of material to determine if 
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sediment fencing is required. If it is determined that sediment fencing is required for 

a stockpile location, it will be installed prior to periods of precipitation; 

• Sediment fencing installation is detailed in the BMP23 document included in 

Appendix B. The EM and Contractor will inspect all installed fencing to ensure 

proper installation; 

• The EM and Contractor will inspect and maintain sediment fencing on Site from 

initial installation and throughout the duration of the Project: 

o Ensure that it is intact and that there are no gaps where the fence meets 

the ground or tears along the length of the fence; 

o Inspect sediment fencing immediately after each rainfall, and maintain the 

integrity of the silt fencing if required; 

o Reassess the location of installed sediment fencing as site conditions and 

general site topography changes to ensure adequate effectiveness; 

o Remove sediment deposits when sediment has accumulated to ~1/3 the 

height of the sediment fencing; and 

o Sediment fencing should be removed within 30 days of the final site 

stabilization, or upon approval from the Project Engineer. 

• Sediment fencing minimum requirements (values are “Minimum Average Roll 

Values”): 

o Grab Tensile    500 N 

o Mullen Burst    1900 kPa 

o Elongation at Break   25% maximum 

o Opening    600 µm maximum 

o U.V. Rating @ 500 hrs   90% retained 

o Efficiency     >75% minimum 

o Construction    Woven (tape) 

o Texture     Smooth, shiny 

o Posts     4 x 4 cm treated, 1.0 m in length 

o Post Spacing (centres)  2 metre maximum 

o Permittivity    10 L/c/m2  

 

5.4 CATCH BASIN PROTECTION 

Catch basins near the Site that receive run off from the Project Area should be protected 

to prevent the transport of sediment to the stormwater system and to the nearby aquatic 

environment. The following measures will be taken to protect catch basins.  

 

• The Contractor will install and maintain protection measures at catch basins where 

applicable on the Site. Methods include catch basin inserts, catch basin donuts, 

sediment logs, and sandbag barriers. The catch basin inserts can be preferable 

because they minimize flooding/pooling of water around the inlet. Figure 3 below 

shows examples of a catch basin insert, donut and sediment log and Appendix B 
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includes the BMP25 document outlining the installation of inlet protection 

measures.  

 

 
Figure 3. Catch basin inlet protection examples. From left to right: catch basin insert, donut 

and sediment log. 

 

5.5 CHECK DAMS 

The following are requirements regarding the installation and maintenance of check dams 

if applicable:  

 

• Check dams will be installed in the following locations: 

o Where it observed that surface water flow velocity is causing erosion to a 

ditch or swale bottom; 

o Where it is determined a check dam will allow for settling of sediment within 

a ditch or swale; and 

o As directed by the EM.  

• The maximum spacing of the dams should be so that the toe of the upstream dam 

is at the same elevation as the top of the downstream dam; 

• Check dams should be constructed out of rock or gravel, sandbags filled with 

unerodable material or by using a straw wattle or equivalent ESC product. All rock 

or gravel used for check dams will be free of fines. Check dam installation is 

detailed in the BMP20 document included as Appendix B; and 

• The rock must be placed purposefully to achieve complete coverage of the ditch 

or swale and to ensure that the center of the dam is lower than the edges. The 

rock used must be large enough to stay in place given the expected flow through 

the channel. 

• Periodic maintenance of check dams, such as removal of accumulated sediment, 

will be completed as necessary as determined by the EM. 

 

5.6 SEDIMENT-LADEN WATER TREATMENT 

The following measures if applicable will be employed to treat sediment-laden water if 

generated on Site:   

 

• The EM will assess Site areas for potential locations to discharge sediment-laden 

water for bio-infiltration. If a low-lying vegetated area is identified, the EM will notify 
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the Contractor that sediment-laden water can be discharged to the area. The 

outlet of the hose and discharge location will include water energy dissipation 

measures, to reduce the potential for erosion in the discharge area. If used, the EM 

will monitor the area during discharge to ensure all water infiltrates to ground, 

erosion is not occurring, and no sediment-laden surface water leaves the work 

area. The Contractor will not pump water off-Site without prior landowner 

permission.   

• Sediment-laden water may also be moved into a settling basins/ponds or into on 

Site storage tanks to manage and reduce turbidity to an acceptable level, as 

described in Section 6.0, prior to discharge; 

• A vac truck may be used to manage surface water where necessary for relocation 

to appropriate areas on Site for settling or discharge; 

• A flocculant injection tube and dewatering bag can be used to treat sediment-

laden water for discharge off-Site. The water will be pumped through a flocculant 

injection tube and into the dewatering bag and then directed or pumped to the 

discharge location. Please see Figure 4 below for a diagram of treatment system. 

The EM will monitor and sample the discharge from the dewatering bag to ensure 

it meets applicable water quality standards. The MSDS for the flocculant used in 

the system will be available for distribution and made available on Site. 

 

 
     Figure 4. Flocculant injection system and dewatering bag. 

 

5.7 CLEARING AND GRUBBING  

As clearing and grubbing directly impacts sediment and erosion controls and their 

placement the following measures will be followed for these activities: 
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• The Contractor will ensure that vegetative boundaries will be flagged and 

established. All flagged work area boundaries will be maintained throughout the 

duration of the Project; 

• The Contractor must flag and mark the SPEA with signage along the lot boundaries 

asking that the public stay out of and respect the sensitive riparian habitat.  

• Clearing and grubbing should occur outside the bird nesting season, or the EM will 

need to complete a bird nesting survey. If an active nest or protected inactive 

nest is encountered by the EM or Contractor on or near the Site, bird and bird nest 

survey protection and protocols will be followed as per Section 4.2. 

 

The following Best Management Practices will help limit the impact of any excavation 

operations deemed necessary for this Project: 

• Prepare traffic routes in such a way to minimize damage to tree roots and 

vegetation; 

• Clearing and grubbing should be scheduled during dry weather; 

• If excavation operations are necessary on hillsides or slopes, schedule the 

operations into a timing window of minimal precipitation to avoid or minimize 

erosion, sedimentation, and slope failures; and 

• Avoid and or limit excavations in environmentally sensitive areas. 

 

5.8 MAINTENANCE & MONITORING OF EROSION AND SEDIMENT CONTROL MEASURES 

5.8.1 Contractor Responsibilities 

The following outline the Contractor’s erosion and sediment control responsibilities:  

 

• The erosion and sediment control measures and practices outlined in this section 

are to be implemented by the Contractor prior to the commencement of 

construction activities. 

• The Contractor is responsible for the installation of erosion and sediment control 

measures and for their maintenance for the duration of the Project. Throughout the 

Project duration, the Contractor will inspect the Project site to ensure that the 

controls are installed correctly, are functioning, and identify the need for erosion 

sediment control amendments and/or additional measures.  

• The Contractor shall regularly maintain erosion and sediment control measures, 

such that they function as designed. Immediate action shall be taken by the 

Contractor to correct any deficiency observed in the operation of erosion and 

sediment control measures. In the event that a deficiency of any sediment or 

drainage control measures is directly or indirectly creating an adverse 

environmental impact, the Contractor shall initiate the necessary action to correct 

the problem as soon as possible after observing or being informed of the situation. 
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5.8.2 Environmental Monitor Responsibilities 

The EM is responsible for the monitoring and reporting for all Project related activities that 

concern the protection of the environment. This includes the monitoring of the erosion and 

sediment control measures included in this plan.  

 

The EM is responsible for the following activities related to the erosion and sediment control 

measures: 

• Assessing sediment and erosion control measures on-Site for the duration of the 

Project for correct placement/installation, functionality, maintenance, and if 

amendments or additional measures are needed.  

• Communicating erosion and sediment control concerns to the Contractor. 

• Reporting on the Contractor’s conformance and compliance with regards to 

erosion and sediment control measures. 

• Conducting monitoring visits during and/or following periods of inclement 

weather/significant rain event (SRE). For the purpose of the Project, a SRE will be 

considered >24mm of precipitation in a 24-hour period. To measure precipitation, 

a rain gauge will be established on the Site to measure rainfall or data will be 

retrieved from a weather station representative of the Site location such as the 

Nanaimo Airport station of the Government of Canada43. 

• Conducting water quality monitoring as means of evaluating the effectiveness of 

erosion and sediment control measures as required, see Section 6.3. 

 

6.0 SURFACE AND GROUNDWATER WATER MANAGEMENT  

Sediment-laden surface water and other deleterious substances generated during 

construction must be prevented from entering sensitive aquatic environments. All 

stormwater systems, surface water bodies, and surrounding ditches will be protected from 

water impacted by construction activities. 

 

During periods of heavy precipitation, there is the potential for the accumulation of water 

in the Project excavations. The Contractor and the EM will regularly check the forecast for 

heavy rainfall and schedule work accordingly to reduce the need for dewatering of 

excavations. Groundwater may seep into excavations depending on their depth and the 

water table in the area.  

 

Previous reporting from LEA indicated the potential for a seasonal perched water table 

given the dense fine-grained glacial till subgrade encountered during investigation44. 

 

The EM will work to evaluate the effectiveness of on-Site water management and will 

maintain and/or improve water management measures as needed.  

 
43 Government of Canada (2024). Nanaimo, BC. Available at: https://weather.gc.ca/city/pages/bc-20_metric_e.html 
44 Lewkowich Engineering Associates Ltd. 2021. Geotechnical Assessment. 
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6.1 WATER QUALITY PROTECTION 

To ensure the protection of surface water quality the following measures will be 

implemented. 

• Erosion and sediment control and site drainage measures will reduce the risk of 

sediment-laden water from entering sensitive aquatic environments. 

• Drainage structures will be regularly inspected, maintained, and periodically 

cleaned to ensure they are free draining. 

• Prior to discharge of water generated and collected on the Site, sampling and 

characterization must occur and meet applicable federal, provincial, regional 

district and municipal standards and guidelines. 

• If determined suitable by the EM, sediment laden water may be discharged to low-

lying vegetated areas to promote bio-infiltration with the permission of the QEP as 

per Section 5.6. 

• Surface water will be prevented from entering active work zones and excavations 

by diverting flows on paved surfaces. Swales, sandbags, ditching, pumps, hoses, 

sumps are options which may be used to protect active work zones and divert 

surface water around. 

• Cover excavation trenches with steel plating or appropriate alternatives to reduce 

surface water from accumulating, or stop work in heavy precipitation when water 

management will be difficult. 

• Keep excavations to a minimum size in order to reduce the likelihood of 

groundwater seepage and potential for surface water to accumulate. 

• If rainwater or groundwater accumulates to a level that inhibits work, the 

Contractor will discuss the situation with the EM. The EM will perform water quality 

monitoring as per Section 6.3. 

• Construction activities will be stopped in areas of erodible soils during heavy 

precipitation if increased turbidity of discharge water cannot be mitigated. 

 

6.2 CONCRETE WORKS AND SURFACE WATER 

Cast-in-place concrete works are anticipated during Project works. The following measures 

should be taken to ensure uncured concrete and deleterious water does not contact 

surface water: 

 

• All concrete should remain isolated from flowing water for a minimum of 72 hours 

to ensure water pH is not affected. During periods of rain, uncured concrete will 

be protected with poly sheeting or tarps to prevent alkaline run-off; 

• If surface water comes in contact with uncured concrete, it should be contained 

and prevented from entering the surrounding stormwater drainage structures 

and/or the surrounding environment; 

• Concrete works should be avoided during heavy rain events if possible; 
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• Concrete wash-water from concrete trucks should be contained, collected via a 

recapture system or vacuum truck, and disposed of at an approved off-Site facility 

or treatment center. For specific disposal requirements contact Concrete BC at 

604-626-4141; 

• Excess concrete is to be retuned to the batch plant for re-use or recycling; 

• Trucks, equipment, chutes, and tools are not permitted to be washed on Site and 

must be washed at the proper facilities at the batch plant; 

• Spill of concrete and/or wash water must be contained with berms or sandbags 

and cleaned up immediately via vacuum truck to prevent migration to drainage 

systems, sewers, and waterways; and 

• If concrete wash-water is suspected to have been generated and accidently 

released into the environment, the EM will sample surrounding surface water as 

per the Water Quality Monitoring Program outlined in the section below. 

 

6.3 WATER QUALITY MONITORING PROGRAM 

The EM will monitor activities related to erosion and sediment control measures and at their 

discretion perform in-situ water quality testing if required. 

The following measures will guide the EM in conducting a water quality monitoring 

program, if applicable: 

• In-situ monitoring of turbidity and pH will be the primary water quality indicators. 

• The EM will regularly review the construction schedule to determine in what 

segments upcoming construction activity will occur.  

• The EM will visit the upcoming active Site segments and establish water quality 

monitoring stations if applicable. 

• The EM will increase frequency of monitoring and water quality sampling during 

inclement weather. 

• If elevated turbidity levels are measured leaving Site during water quality 

monitoring activities, the EM has the authority to temporarily slow or stop the works 

causing the elevated levels. The Contractor and EM will work together to find a 

solution to complete the works while maintaining the appropriate water quality 

levels leaving Site. 

• Water quality station locations and sampling results will be provided by the EM in 

the environmental monitoring reports. 

 

6.3.1 Water Quality Parameters 

For the purposes of monitoring the potential impacts of construction activities on surface 

water quality, in-situ monitoring of turbidity and pH will be the primary indicators. 

 

The following table outlines the criteria that will be met prior to the discharge of surface or 

ground water to the surrounding environment.  
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Table 2. Water Quality Parameters. 

Parameter Criteria45,46 

Turbidity (NTU*) 

Change from background of 8 NTU at any one time for a duration of 24 h in all 

waters during clear flows 

 

Change from background of 2 NTU at any one time for a duration of 30 days 

in all waters during clear flows  

 

Change from background of 5 NTU at any time when background is 8–50 NTU 

during high flows or in turbid waters 

 

Change from background of 10% when background is > 50 NTU at any time 

during high flows or in turbid waters. 

pH 6.5 – 9.0 

*NTU = Nephelometric Turbidity Units 

 

7.0 INVASIVE PLANT MANAGEMENT 

This section of the CEMP details management practices to prevent the introduction and/or 

spread of invasive plant species.  

 

7.1 INVASIVE PLANT SPECIES 

Known noxious weeds and invasive species may be encountered during the project. The 

Province of BC requires the control of designated noxious and invasive species under the 

BC Weed Control Act. Due care should be taken to protect the Site and surrounding area 

from the introduction of invasive plants during Project activities. The latest version of BC’s 

Guide to A GUIDE TO NOXIOUS WEEDS AND OTHER SELECTED INVASIVE PLANTS OF BRITISH 

COLUMBIA, 11TH EDITION should be reviewed for on-Site identification. 

 

7.2 MITIGATION MEASURES FOR THE PREVENTION OF INVASIVE PLANT INTRODUCTION  

The potential for introduction and/or spreading of noxious weeds from proposed Project 

works is considered to be low. The following list includes work activities considered to have 

the potential invasive plant introduction or spreading: 

 
45 Canadian Council of Ministers of the Environment (CCME). Water Quality Guidelines for the Protection of Aquatic Life Freshwater, Marine. 

https://ccme.ca/en/chemical/219#_aql_marine_concentration. [Accessed: June 2024]. 
46Canadian Council of Ministers of the Environment (CCME). Water Quality Guidelines for the Protection of Aquatic Life Freshwater, Marine. 
https://ccme.ca/en/chemical/162#_aql_marine_concentration. [Accessed: June 2024]. 
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• Mobilization of machinery contaminated with plant material from previous work 

locations to the work area; 

• Import of contaminated organic or organic mix soils (if required); 

• Restorative seeding works with contaminated seed mix; 

 

The following measures will be implemented to reduce risk of introduction and spread of 

invasive plants: 

 

• The work area should be inspected for invasive plants prior to construction 

activities. 

• To minimize disturbance, native vegetation and trees should be retained and 

clearing of vegetation should be only conducted when required to complete 

works. 

• Remove invasive species immediately upon discovery. Chemical removal methods 

are not recommended. 

• Removal of invasive species should be conducted during the correct time of year. 

• Machinery utilized for invasive plant and associated soil removal will have points of 

contact cleaned at the site of removal before remobilization to other sites. 

• Ditches, shoulders, and other roadside areas may contain invasive plants. All 

stripping materials from roadside areas and any other material suspected to 

contain invasive plant material will be disposed of at approved on-Site disposal 

areas or off Site at approved landfills as outlined by the Coastal Invasive Species 

Committee47.  

• The EM will monitor the disposal areas on Site to ensure that stripping soil and 

invasive plant material are disposed of appropriately. Invasive plant material shall 

be removed from Site for proper disposal, unless other disposal methods are 

previously approved by the Town of Ladysmith.  

• Where required from disposal facility as outlined by the Coastal Invasive Species 

Committee 48 , removed invasive species for disposal off Site must be double 

bagged (3-4 mm poly), goose tied with zap straps, and labeled “Invasive Species”. 

• Off-Site disposal is the preferred method by the QEP, but where approved by the 

QEP and the Town of Ladysmith the Contractor may deep bury invasive plant 

species on Site.  

o Deep burying on Site must occur at least 1 m below grade, in an area that 

is unlikely to be disturbed, covered with backfill above grade (equivalent 

to the depth of organic plant material) to account for organic plant 

material breakdown over time. Records of the quantity of material, location 

map of the burial pits, and the depths must be recorded. Signs must be 

used to mark the burial location and keep heavy machinery from disturbing 

the area. Depending on the species buried and if with seed, disturbance 

of the area may not be advisable for an extended period of time, this can 

 
47 Coastal Invasive Species Committee (2024). Disposal Information. https://www.coastalisc.com/disposal-information/. [Accessed: July 2024]. 
48 Coastal Invasive Species Committee (2024). Disposal Information. https://www.coastalisc.com/disposal-information/. [Accessed: July 2024]. 
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be determined by the QEP when the invasive plant species to be buried 

are identified. 

o Positive effects for on Site burial on private land include49: 

▪ The minimization of the movement of plant material; 

▪ Keeping invasives isolated to their current location limits the 

potential for spreading plant and seed materials during transport; 

and 

▪ Easy, cost effective and quick. 

• The Contractor will clean all earthworks machinery prior to mobilization to site, 

including caked soils and vegetation fragments. 

• If disturbed, bare, or eroded soil surfaces are present, the Contractor will cover with   

a native seed mix as soon as possible to prevent the establishment of invasive 

weeds. 

• Seeds used on the Site will be free of noxious plants as defined under the BC Weed 

Control Act & Regulation and any other prohibited species in BC. 

 

8.0 CONSTRUCTION WASTE MANAGEMENT 

Hazardous materials, Dangerous Goods, Controlled Products, and wastes generated 

during the completion of the Project shall be stored, used, transported, and disposed of 

according to applicable laws and regulations, including the BC Hazardous Waste 

Regulation, Transportation of Dangerous Goods, and the Occupational Health and Safety 

Regulation. The proper handling and storage of hazardous materials will minimize 

accidental loss and allow for adequate spill containment and recovery should a spill occur 

during site works.   

 

8.1 HAZARDOUS MATERIALS INVENTORY 

The following hazardous materials are anticipated to be on-site during the project: 

 

• Flammable and/or combustible fuels (i.e. gasoline and diesel); and 

• Waste oils that might be generated during emergency equipment servicing. 

 

8.2 HYDROCARBON AND HAZARDOUS MATERIALS HANDLING PROCEDURES 

The following procedures should be adhered to for the duration of the project: 

 

• Fuel products will be transported and distributed via double walled “tidy-tanks”, 

equipped on contractor vehicles, or in jerry cans/tanks with suitable secondary 

containment; no additional fuel products from the contractor should be stored on-

site. 

 
49 Invasive Species Council of BC. 2021. Dispose with Care Invasive Plant Disposal in BC. Accessed at: https://bcinvasives.ca/wp-

content/uploads/2022/03/Dispose-with-Care-FS-1221_20211210.pdf. 
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• The Contractor will maintain records for all hazardous waste/materials including 

records on quantity, removal, stored, generated, manifests, and certification 

documents. 

• Contractor shall ensure that Project personnel are adequately trained in the 

handling and transportation of dangerous goods and controlled products and 

have the appropriate Personal Protective Equipment (PPE) to carry out such 

activities. 

• All machinery used on-Site should be in good working condition with spill kits either 

on board or easily accessible nearby.  

• A major spill kit shall be stored at the Site office for the duration of the Project, and 

will be maintained as appropriate. 

• Refuelling and equipment maintenance will occur on stable ground, preferably on 

impermeable surfaces and at least 30 m from water or from storm sewer inlets. 

• Absorbent pads or drip trays shall be used to catch leaks and drips from fuelling 

operations; fill nozzles shall remain inverted during transfer from storage tank to fill 

spout to minimize spillage; a spill kit will be accessible during fuelling operations. 

• Waste oils generated from emergency equipment maintenance shall be stored in 

sealable steel drums meeting Transportation and Dangerous Goods Act 

requirements, for immediate pick-up and disposal; disposal drums shall be 

adequately labelled as per WHMIS requirements. 

• Waste oils shall be disposed of by a qualified transporter. 

• Regular equipment maintenance shall not be conducted on-site. On-site 

maintenance shall only be conducted on an emergency or absolute requirement 

basis and if conducted on-site it shall be conducted on stable ground with a spill 

tray is below the repairs, and at a minimum of 30 m from water. 

• Vehicles and equipment shall be inspected daily to ensure they are free of leaks 

and in good working order. The inspections will be provided to the EM upon their 

request. 

• If equipment is found to be leaking, a spill tray will be placed underneath, and the 

equipment will be placed out of service until it is repaired. Contaminated ground 

material will be excavated the same day it is observed and disposed of properly. 

If contaminated material excavation is not possible until the following day, the leak 

will be delineated with spray paint. If there is potential for precipitation the 

contaminated material will be covered in polyethylene sheeting held in place by 

heavy materials such as large rocks until it is disposed of.  

• Material Safety Data Sheets (MSDS) shall be available on-site for all hazardous 

materials.  

 

8.3 RECYCLABLE WASTE 

Recyclable waste such as cardboard, wood, and approved plastic will be sorted out and 

stored in appropriate, clearly identified containers. The contractor will dispose of 

recyclable waste at an appropriate facility.  
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8.4 NON-RECYCLABLE WASTE 

Non-recyclable solid wastes generated during the Project including general refuse, 

replacement air filters, construction debris, and surplus oil requiring disposal off-site will be 

disposed of at appropriate facilities or landfills. Only facilities/landfills authorized to accept 

the specific products requiring disposal shall be used. A solid waste bin will also be stored 

on the Site and regularly maintained and emptied.  

 

8.5 ANIMAL ATTRACTANTS 

The contractor will place all animal attractant wastes such as food scraps in animal-proof 

containers and will ensure that these wastes are removed on a regular basis from the 

Project site.  

 

8.6 PORTABLE TOILETS 

If used for the Project, portable toilets will be maintained regularly and placed in a flat 

location away from any water. Effluent from toilets will be removed from the site and 

disposed of at an appropriate treatment facility on a regular basis. Portable toilets will be 

tied down or anchored, such that they cannot be blown or tipped over, under reasonable 

conditions. 

 

9.0 AIR QUALITY AND DUST CONTROL 

9.1 DUST CONTROL 

Construction works on the Project have the potential to produce dust and affect air 

quality. The following measures should be followed to ensure air quality is not adversely 

affected and to mitigate wind erosion during Project works: 

 

• Minimize stockpile handling during dry periods and cover stockpiles in advance of 

high winds; 

• Utilize water trucks to minimize the availability of fine erodible sediments during dry 

periods; 

• Unfinished road surfaces should be sprayed with water when dry conditions and 

high traffic is expected; 

• Implement sweeping procedures to keep erodible sediments from entering high 

traffic areas during dry periods. Sediment will be removed on the same day that 

track-out occurs. No flushing (applying water to remove the sediment) and no 

sweeping sediment into ditches will occur; 

• The EM will monitor the construction area for any dust issues and report any 

deficiencies to the Contractor; 

• Implement erosion and sediment controls outlined in Section 5.0; 
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• Establish a staging zone for trucks that are waiting to load/unload that is away from 

sensitive receptors to reduce and control emissions; and 

• Trucks sourced to haul excavated and stockpiled soils from the site will be 

equipped with moveable fabric bed covers that are to be utilized to keep the wind 

off loads.  

 

9.2 VEHICLE AND EQUIPMENT IDLING CONTROL PLAN 

The following idling time restriction are to be implemented to control air quality as a result 

of unnecessary equipment exhaust:  

 

• Utilize idle reduction technologies where appropriate and applicable; 

• Minimize idle times during period of inactivity and while stopped within a queue 

formed under the direction of a traffic control person or device as outlined below 

in Table 3; 

• Locate combustion engines away from sensitive receptors (e.g. fresh air intakes, air 

conditions, and windows); and, 

• Establish a staging zone for trucks waiting to load or unload material away from 

sensitive receptors listed above.  

 

Follow the idling time restrictions as set out in this CEMP. The restrictions are as follows: 

 

Table 3. Vehicle and equipment idle timing. 

 Vehicle Type Maximum Idling Time 

Motor vehicles and light diesel trucks 1 minute 

Heavy duty diesel vehicles 5 minutes 

Diesel vehicles involved in construction 

site passenger transportation  
10 minutes 

Construction equipment 
Exempt when actually employed at the Site 

for work intended 

 

• Idling for time exceeding those listed in the table above is permitted when:  

o Vehicles or equipment are affected by traffic or mechanical conditions; 

o Bringing up operating temperature; 

o The outdoor temperature is below 0º C or above 30º C; 

o It is necessary to operate auxiliary equipment (e.g. cranes, cement mixers, 

etc.); 

o A vehicle is unloading/loading a trailer; 

o Idling is required for vehicle repair or inspection; 

o Required for emergency response; and 
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o Defrosting or defogging windows. 

• The Contractor should utilize idle reduction technologies where appropriate and 

applicable. 

 

10.0 AMBIENT NOISE 

Construction works on the Project using equipment and machinery have the potential to 

produce noise and vibration which may affect nearby residents and wildlife. The following 

measures should be followed to help mitigate ambient noise and vibration during Project 

works: 

 

• The EM will monitor the construction area for any noise or vibration concerns during 

Sie visits, and report any concerns or deficiencies to the Contractor; 

• The Contractor will be notified and the EM will monitor and inspect when 

community and input driven noise complaints are reported;   

• All applicable noise by-laws or best management practices for the surrounding 

Town of Ladysmith community which dictate acceptable hours of construction 

work will be followed; 

• All equipment will be kept in good working order, if deficiencies are noted the Em 

will report to the Contractor so maintenance can be completed; 

• Mufflers shall be installed on all equipment where appropriate; and 

• Site generators and light plants are only to be used when electricity in not 

available. 

 

11.0 SPILL PREVENTION AND RESPONSE 

It is the contractor’s responsibility to minimize the potential of a hydrocarbon spill or release 

of other hazardous materials to the surrounding receiving environment. This section will 

outline best management practices for spill prevention and spill response. 

 

11.1 ANTICIPATED CAUSES OF SPILLS 

The following conditions/activities have the potential to lead to spills on the Project site: 

• Poor condition of fuel storage tanks; 

• Diesel/gasoline spillage from refuelling of machinery; 

• Hydrocarbon lubricant, hydraulic fluid, and/or glycol coolant spillage from onsite 

machinery maintenance; 

• Hydraulic line rupture from active machine works; 

• Coolant spillage from overheating; 

• Vehicle/machinery accidents, tipping, roll-over, and/or collision; and 

• Vehicle/machinery collisions with fuel/lubricant storage facilities, rupturing tanks, 

drums, pails, etc. 
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11.2 SPILL PREVENTION BEST MANAGEMENT PRACTICES 

The followings BMPs should be followed by Project personnel to reduce the risk of spills:  

 

• The Contractor should follow the hydrocarbon handling procedures outlined in 

Section 8.2 of this report; 

• All fuel storage tanks will be inspected and leaking tanks or tanks in poor condition 

will not be permitted for use; 

• The Contractor will conduct daily visual inspections on all equipment such as 

containment receptacles, pumps, hoses and staging gear. Identified problems 

corrected immediately; 

• All machinery and/or passenger vehicles mobilized to the Project work area will be 

in sound working condition and good repair; 

• Drip trays will be deployed under inactive machinery and equipment. Inactive will 

be defined as any stored machinery and equipment on Site not being used for 

project components for longer than one week; 

• No onsite fuel storage tanks and/or fuel, hydraulic fluid, hydrocarbon lubricant, and 

glycol coolant storage on-Site; 

• Portable fuel canisters and generators on-Site will be stored in portable 

containment berms while in use; 

• All large machinery, service trucks, fuel trucks, and any passenger vehicles fitted 

with portable fuel tanks (“tidy tanks”) will be fitted with a portable spill kit; 

• A portable spill kit must be kept in all heavy machinery; 

• Large, mobile spill kits (yellow garbage bin) containing booms (as well as other spill 

materials) must also be available onsite in all areas of active work with additional 

spill kits located in stockpile and laydown areas as well as storage and 

office/meeting areas; 

• Spill kits will be capable of dealing with 110% of the largest potential spill onsite; 

• Site spill kits will be routinely inspected to ensure depleted stocks are replenished; 

• If soil contamination from a spill occurs, the soil will be contained, protected from 

precipitation, removed from site as soon as possible and taken to an appropriate 

disposal facility; and 

• Site staff shall be informed of the location of the spill response kits and be trained 

in their use. 

 

11.3 SPILL RESPONSE AND REPORTING 

In the event of a spill the Contractor and Project personnel will immediately take the 

necessary steps to respond to and appropriately report on the event to the EM and the 

Town of Ladysmith, and appropriate agencies. 
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11.3.1 Spill Response Plan 

A Spill Response Plan is included as Appendix D of this report. In the event of a spill the Spill 

Response Plan will be followed.  

 

11.3.2 Spill Notification and Reporting 

The following measures will be taken to appropriately notify and report on a spill if one 

occurs: 

• The spill observer will contact the site superintendent or representative 

immediately. If the situation merits, Ladysmith Fire Hall is located approximately 2.2 

km away from the Site and would be the nearest first responder/emergency 

response assets in the area. 

• All spills of any quantity will be reported to the Town of Ladysmith and the EM. 

• A spill exceeding Emergency Management BC’s (EMBC) reportable quantities or a 

spill of any amount to an aquatic receiving environment will be immediately 

reported to the EMBC’s hotline (1-800-663-3456), and the EM. The incident will be 

reported in an Environmental Incident Report (Appendix E). Please see table below 

for reportable quantities.  

 

Table 4. Reportable spill quantities. 

REPORTABLE SPILL QUANTITIES 

Class 2.1 Flammable Gas 

(e.g. propane, acetylene, hydrogen) 

10 kg 

 

Class 2.2 Non-Flammable or Non-Toxic 

Gas (e.g. SF6, CO2, halon, refrigerants) 

10 kg 

Class 2.3 Toxic Gas 

(e.g. ammonia, chlorine) 

5 kg 

Class 3 Flammable Liquids 

(e.g. diesel, solvent, gasoline) 

100 L 

Class 8 Corrosive Liquids 

(e.g. acids, caustics, mercury) 

5 kg 

 

Pesticides and Herbicides  5 kg or L 

 

Oil and Waste Oil  100 L 

Leachable toxic waste (e.g. antifreeze) 25 kg 

PCBs  Any amount 

Asbestos  25 kg 

Other Substances  Contact EM 

☼ ALL SPILLS TO A WATERCOURSE ARE REPORTABLE TO PEP ☼ 
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12.0 ARCHEOLOGICAL MANAGEMENT 

The following mitigation and management measures shall be implemented on Site as a 

course of due diligence in case of a chance find. All archeological sites are protected 

under the Heritage Conservation Act (HCA)50. All measures included in MOTI Chance Find 

Management Guidelines (Appendix E) will be followed by all Project personnel. 

  

• All archaeological sites, regardless of condition, are protected by the HCA, HCA-

protected archaeological sites or objects cannot be disturbed or altered without 

a permit issued by the BC Archaeology Branch of Ministry of Forests (MoF). 

• If suspected or confirmed archaeological materials or human remains are 

encountered during the work, the Contractor must stop work in the immediate 

area of the find, vacate the immediate vicinity, and contact the Town of 

Ladysmith. 

o EM and the Town of Ladysmith will be immediately notified. 

o The Contractor will immediately flag off a 30m radius around the discovery 

site and prevent any work within this zone.  

• Ground disturbances for site access will be kept to minimal levels; and ground 

disturbance outside of the primary work areas shall be avoided. 

 

13.0 WILDFIRE MANAGEMENT 

The Contractor will comply with all measures for wildfire mitigation and management 

included with the provincial Wildfire Act and Regulations51: 

• In the Wildfire Regulation, high risk activities are defined as: 

o Mechanical brushing; 

o Disk trenching; 

o Preparation or use of explosives; 

o Using fire-or spark-producing tools, including cutting tools; 

o Using or preparing fireworks or pyrotechnics; 

o Grinding, including rail grinding; 

o Mechanical land clearing; 

o Clearing and maintaining rights of way, including grass mowing; and 

o Any of the following activities carried out in a cutblock excluding a road, 

landing, roadside work area or log sort area in the cutblock: 

▪ operating a power saw; 

▪ mechanical tree felling, woody debris piling or tree processing, 

including de-limbing; 

▪ welding; 

▪ portable wood chipping, milling, processing or manufacturing; 

 
50 British Columbia (2023). Heritage Conservation Act [RSBC 1996] Chapter 187. Assessable at: 

https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/96187_01 
51 Province of British Columbia 2023. Wildfire Legislation and Regulations. Available at: https://www2.gov.bc.ca/gov/content/safety/wildfire-

status/about-bcws/governance/legislation-regulations. [Accessed: July 2024]. 
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▪ skidding logs or log forwarding unless it is improbable that the 

skidding or forwarding will result in the equipment contacting rock; 

and 

▪ yarding logs using cable systems; 

• During Extreme or High Fire Danger Rating: 

o If High Risk Activities are undertaken after 1:00 PM during periods of High 

DGR, or anytime during Extreme DGR, the work areas and surrounding 

vegetation will be wetted prior to and after completion of the activities by 

the Contractor. High pressure fire pumps and associated equipment will be 

utilized to wet the work areas. A supply of 2,000 litres of water and a high 

pressure pump must be stored on site throughout the duration of the 

project. All vehicles and industrial equipment must be equipped with a 

shovel, Pulaski and a full and functional 18 litre backpack water pump or 

approved fire extinguisher. 

o No person shall light, fuel or make use of an open fire within the work zone. 

• It is the Contractors responsibility to ensure fire equipment and water delivery 

requirements are met, remain on Site and are functional at all times. 

 

14.0 PROJECT EMERGENCY CONTACT LIST 

The following list can be used in the event of an environmental emergency. Additional 

Project contacts will be updated within this CEMP as they change or become available. 

 

Project Role and 

Organization or 

Company 

Position Name 
Phone 

Number 
Email 

Owner/Contract

or’s QEP and 

Environmental 

Monitor 

TerraWest 

Environmental 

Inc. 

Project Manager/ 

Environmental 

Monitor  

Derek Nickel 

(R.P. Bio) 
250-216-4313 dnickel@terrawest.ca 

Environmental 

Monitor 

Stormy 

Kirkland 
778-268-0168 skirkland@terrawest.ca 

Owner/Contract

or 

Sharp Sites Inc.  

Owner and 

Project Manager 
Chris Sharpe 250-327-1617 chris.sharpe@shaw.ca 

Local 

Municipality 

Town of 

Ladysmith 

Director of 

Development 

Services 

Jake 

Belobaba 
250-245-6405 jbelobaba@ladysmith.ca 

Planner Julia Tippett 250-245-6410 jtippett@ladysmith.ca 
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TERRAWEST ENVIRONMENTAL INC.      TERRAWEST.CA       1-866-500-1553

FIGURE 2.  EROSION AND SEDIMENT CONTROLS AND 
    STORMWATER MANAGEMENT

LEGEND

STREAMSIDE PROTECTION AND ENHANCEMENT 
AREA (SPEA) - 10 m

THIS FIGURE IS SUBJECT TO THE SAME LIMITATIONS OUTLINED 
IN THE REPORT BODY.
THIS FIGURE IS FOR INTERPRETATION ONLY AND IS INTENDED 
TO BE VIEWED IN COLOUR ON 11"x17" SIZED PAPER.
THE BOUNDARIES AND SCALE DEPICTED ARE APPROXIMATE.
SOURCE: GOOGLE EARTH

OBSERVED STORM SEWER INLET

PROPOSED ESC MEASURES - SILT FENCING

TRIBUTARY 1 (T1)

APPROXIMATE SITE BOUNDARY

CLIENT:          SHARPE SITES INC.

LOCATION:   128 ROLLIE ROSE DRIVE, LADYSMITH, BC

PROJECT:      CSHC24-02

DATE:             JULY 2024      

CREATED BY: SK

PROPOSED SITE ACCESS/PAD

PROPOSED ESC MEASURES - FILTER SOCK

ROLLIE ROSE DRIVE
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FIGURE 5. SITE LOCATION AND
                 PROJECT WORK AREA

SITE BOUNDARY

LEGEND

THIS FIGURE IS SUBJECT TO THE SAME LIMITATIONS OUTLINED
IN THE REPORT BODY.
THIS FIGURE IS FOR INTERPRETATION ONLY AND IS INTENDED 
TO BE VIEWED IN COLOUR ON 8 1/2"X11" SIZED PAPER.
THE BOUNDARIES AND SCALE DEPICTED ARE APPROXIMATE.
SOURCE: GOOGLE EARTH 

CLIENT:          SHARPE SITES INC.

LOCATION:   128 ROLLIE ROSE DRIVE, LADYSMITH, BC

PROJECT:      CSHC24-02

DATE:             JULY 2024      

CREATED BY: SK
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1. Survey Requirements for Areas to be Cleared and Grubbed 

Both vegetated habitats and non-vegetated habitats (i.e. rock outcrops) have the potential to support nesting birds, although 
bird abundance is generally greater in heavily vegetated areas.  In addition, many man-made structures such as retention 
ponds, bridges, utility towers and larger culverts have the potential for nesting bird activity. 

2. Survey Timing 

Bird nest surveys should be conducted during the appropriate seasonal timing window.  In general this window occurs between 
March 15th and August 15th, however, the  may use the guidance of 
the General Nesting Periods of Migratory Birds in Canada (https://www.canada.ca/en/environment-climate-
change/services/avoiding-harm-migratory-birds/general-nesting-periods.) to refine the window. 

Bird nest surveys should be carried out within the first 3 to 4 hours after sunrise.  Surveys should not be undertaken during 
periods of inclement weather (e.g. heavy rain, fog or snow) or under windy conditions (i.e., >2 on the Beaufort scale1). 

*Note: Non-passerine species such as raptors or owls may have different seasonal nesting windows and are active at different 
times of the day.  If environmental assessments have identified the potential for non-passerine bird species then alternate survey 
timing may be required. 

3. Team Member Qualifications 

All nest surveys must be conducted by, or be completed under the direction of, an Appropriately Qualified Professional (AQP) 
who will be responsible for sign-off on all surveys.  All survey team members must have sufficient experience with bird 
identification and biology. 

4. Survey Effort 

Survey duration must be a minimum of 1 hr/ha and may be longer if searches are occurring in complex habitats.  The AQP will 
be responsible for determining the effort required within these parameters. 

Survey team members will walk transects through the area to be cleared to search for bird nests and nesting activity. Where 
appropriate, surveyors should also use additional survey techniques to increase the likelihood of finding nests such as 
behavioural cues and bird song identification. 

Surveys should be conducted both within the clearing and grubbing limits and, where feasible and appropriate, up to 30 meters 
beyond these limits. 

5. Determining Nest Activity 

Each nest observed during the survey must be mapped and designated as either active or inactive.  If the contents of the nest 
are easily observed from a distance, indicators such as new nesting material and/or eggs can be used to determine activity.  
Other means of determining nest activity can include observations of adult birds exhibiting nesting or territorial behaviour. 

Observed nests that are in good condition but do not appear to be occupied at the time of the survey, must still be considered 
 periods have been undertaken.  Observation periods must include 2 separate one hour 

duration survey efforts conducted on consecutive days.  To avoid unnecessary disturbance, a nest should be observed from a 
distance if it is considered active. 

6. Active Nest Buffers 

A No Work Zone buffer must be applied to any active nests identified.  AQP is responsible for developing and 
implementing a nest management plan including an appropriate buffer width, buffer marking, and mitigation measures for the 
duration of the nest occupancy.  Buffer zones may be determined based on factors such as surrounding vegetative cover, 
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topography, species sensitivity to disturbance, existing disturbance in the area, or proposed construction activities in the 
vicinity of the nest. 

7. Survey Cycles 

a. New Surveys 

Unless otherwise approved by the Ministry Representative, areas to be cleared must be surveyed a minimum of 3 times over a 
5 day period with no more than 1 survey in any given day.  Consecutive days are preferred.  Vegetation clearing must begin 
within 48 hours of the end of the survey cycle.  Clearing and grubbing can be undertaken for up to 10 days after the end of the 
survey cycle, if the AQP determines that ongoing construction activities will preclude additional nesting activity. 

b. Survey Extensions 

If vegetation clearing does not begin within 48 hours of the end of the survey cycle, or cannot be completed within the 10 day 
clearing window, then additional survey work will be required.  

i) If vegetation clearing is delayed for 2-5 days following the last survey, 1 replicate survey (1 nest survey in 1 
day) will be required within this 2-5 day period. 

ii) If vegetation clearing is delayed for 6-9 days following the last survey, 2 replicate surveys (2 nest surveys 
over 2 consecutive days) will be required within this 6-9 day period. 

If the above procedures are not implemented (i.e. the survey is not extended), a new survey cycle must be initiated before 
vegetation clearing can commence. 

c. Reassessment of Active Nests  

A minimum of 14 days after a nest is designated as active, the nest can be reassessed. 

Reassessment will consist of a minimum 1 hour nest observation period on 2 separate days, with the timing for these 
reassessments based on the likelihood of observing birds at the nest.  Potential disturbance of birds must be minimized during 
the observation period. 

If watches have been conducted and no bird presence and/or breeding activity is noted, nest status can change from active to 
inactive.  As a final verification of inactivity, the nest may be approached and inspected.  The ESA buffer can also be removed. 

If at any time the nest is found to be active, the AQP will determine the appropriate ESA buffer and the same procedure for an 
active nest will be followed. 

______________________________________________________________________________________________________ 

1. http://www.spc.noaa.gov/faq/tornado/beaufort.html 
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APPENDIX F - FACTSHEETS:  BEST 
MANAGEMENT PRACTICES FOR 
EROSION AND SEDIMENT CONTROL 

The following factsheets describe selected Best Management Practices (BMPs) for Erosion and Sediment Control.  
This does not represent an exhaustive list of available BMPs and users are encouraged to consider other BMPs 
that are endorsed by their local roadway authorities. 

Table F1 – Summary of Erosion Control and Sediment Control BMPs 

Erosion Control Erosion Control 

BMP Description 

Exposed 
Surface 

Protection 

 
Runoff 
Control 

Sediment 
Control BMP Description 

Exposed 
Surface 

Protection 

 
Runoff 
Control 

Sediment 
Control 

1 Topsoiling    16 Slope Drains    

2 Seeding    17 Groundwater Control    

3 Mulching    18 Synthetic Permeable 
Barrier 

   

4 Hydroseeding-
Hydromulching 

   19 Fibre Rolls and Wattles    

5 Sodding    20 Check Dam    

6 Planting Trees and 
Shrubs 

   21 Diversion Ditch    

7 Riparian Zone 
Preservation 

   22 Energy Dissipators    

8 Riprap Armouring    23 Silt Fence    

9 Gabions    24 Brush or Rock Berm    

10 Aggregate Cover    25 Drain Inlet Sediment 
Barrier 

   

11 Stabilized Worksite 
Entrance 

   26 Continuous Berm    

12 Rolled Erosion Control 
Products (RECP) 

   27 Earth Dyke Barrier    

13 Cellular Confinement 
System 

   28 Sediment Traps and 
Basins 

   

14 Chemical Stabilization    29 Storm Sewer Protection    

15 Slope 
Texturing/Grading 

   30 Pumped Silt Control 
Systems 

   

 

These BMP factsheets are adapted from those presented in the Alberta Transportation Design Guidelines for 
Erosion and Sediment Control for Highways (2003) and permission for their use is gratefully acknowledged. 
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Description and Purpose 
 
• The covering of exposed mineral soils with soils of high organic content to minimize 

raindrop erosion potential 
• Provides a medium for vegetation to grow 
 
Applications 
 
• Permanent measure 
• May be used to provide a bedding medium for seed germination and a cover to 

exposed soil that is not suitable to promote vegetation growth 
• May be used on slopes with a maximum gradient of 2H:1V 
• Normally topsoil is placed prior to seeding, mulching, hydroseeding-hydromulching, 

seeding and installing rolled erosion control products (RECP), or planting of 
trees/shrubs 

 
Advantages 
 
• Placing topsoil provides enriched organic medium for vegetation root structure to 

grow 
• Topsoil organic content provides nutrients to promote plant growth 
• Absorbs raindrop energy to reduce erosion 
 
Limitations 
 
• Not appropriate for slopes steeper than 2H:1V 
• Dry topsoil may be removed by blowing wind 
• Topsoil may not be readily available in some areas 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Prepare ground surface to final grade by removing large rocks or other deleterious 

materials 
• Apply topsoil with dozer or light track equipment to design thickness 
• Track walk upslope or downslope (do not overcompact topsoil by heavy equipment; 

only track walk one pass) to provide a contour of roughness of topsoil to further 
minimize erosion 
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Construction Considerations 
 
• Topsoil should be free of weeds which may inhibit re-vegetation of desirable plants  
• Subgrade should be roughened by track walking up/down the slope prior to 

topsoiling to promote adhering of topsoil to subgrade (surface roughening of 
subgrade is especially required if topsoiling is not scheduled immediately after 
completion of the grade) 

• Topsoil should be moistened regularly during periods of hot dry weather to minimize 
wind erosion 

• Hydroseeding-hydromulching topsoil will minimize wind erosion of topsoil 
• All available topsoil stripped for construction should be stockpiled and reused 
• Seeding should follow as soon as possible after the topsoil has been placed, to 

reduce the possibility of it being eroded away by water or wind 
 
Inspection and Maintenance 
 
• Inspect topsoiled areas at least once per month after initial application or after 

significant storm events (1:2 year storm and/or 40 mm rainfall in 24 hours) 
• Areas damaged by washout or rilling should be regraded and re-topsoiled 

immediately 
 
Similar Measures 
 
• Hydroseeding-hydromulching 
• Mulching 
• Rolled erosion control products (RECP) 
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Description and Purpose 
 
• The planting or placing seed into soils of cut slope or fill embankment slopes after a 

layer of organic topsoil is spread over the slope 
• Provides erosion protection through development of a shallow root structure from 

seed germination and plant growth 
 
Applications 
 
• Permanent or temporary measure 
• Temporary seeding with rapidly growing plants may be applied to stockpile or 

excavation areas which will be exposed for more than 30 days 
• Permanent seeding may be applied to exposed bare soil areas which have been 

graded to final contours  
• Permanent seeding may be applied to landscape corridors, slopes and channels by 

broadcasting, furrowing or spraying on with mulch tackifier 
• Provides habitat for wildlife after vegetation establishment 
• Can be enhanced with a protective layer of mulches or rolled erosion control 

products (RECP) to improve growth environment 
 
Advantages 
 
• Enhances terrestrial and aquatic habitat with vegetation growth re-establishment 
• Aesthetically pleasing with vegetation cover 
• Grows stronger with time as root structure develops 
• Generates vegetation to enhance infiltration of runoff and evapotranspiration  
• Seeding with a mixture of grasses and herbaceous legumes in disturbed areas is an 

inexpensive method of stabilizing soil, particularly if the area is flat or gently sloping 
• Cost of seeding disturbed areas is relatively low and its effectiveness on a long-term 

basis is relatively high 
 
Limitations 
 
• Grasses may require regular maintenance (mowing) along ditches  
• Uncut dry grass may present a fire hazard and site distance obstruction adverse to 

highway safety 
• Seeding of steep slopes may be difficult without using measures such as RECP’s or 

hydroseeding-hydromulching methods 
• Seasonal windows on planting (early spring or fall) may not coincide favourably with 

construction schedule 
• Areas that have been covered with seeded topsoil are susceptible to erosion until 

vegetation is established if RECP are not used. 
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– Use of topsoil and mulch can reduce rain drop erosion potential during 
germination and until vegetation is established 

– Additional erosion control measures, such as RECP, may be required for steep 
slopes and channels 

• Reseeding will be required in areas of limited plant growth 
• Time to establish root structure may be unacceptable for some high risk areas;  

sodding should be considered for these areas 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• The site to be seeded should be prepared prior to seeding 

– Surface should be graded to design grades and then topsoiled 
– Topsoil should be roughened, harrowed, or grooved 
– Seedbed should be 75 to 150 mm deep, with the top 75 mm consisting of topsoil 

free of large clods or stones 
• Seed should be applied immediately after seedbed preparation using broadcast 

seed spreaders, cyclone (broadcast) spreaders, or seed drills to ensure uniformity of 
application 

• Seedbed should be harrowed, raked, or chain-dragged to ensure proper seed-soil 
contact 

• If soil tests indicate that fertilization is necessary, an appropriate soil amendment 
should be selected and applied with care; fertilizer use should be carefully controlled 
as this may increase nutrient loading to receiving streams if runoff is not controlled 
properly  

 
Construction Considerations 
 
• Selection of proper vegetation seed mix depends on soil conditions, climate 

conditions, topography, land use, and site location  
– Selected seed mixes must be appropriate for site specific conditions 
– Some jurisdictions have developed recommended seed mixes for specific 

regions based on historic performance results  
– Qualified agronomists or agrologists should be consulted if a suitable seed mix is 

not identified 
• Seeding rate should be specified according to the type of grass being sown.  Natural 

grasses and high quality tame mixes may require lower rates of application 
• Fall rye or oats may be added as a companion crop to provide early growth and 

protection from soil erosion 
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• Planting of seeds by hydraulic seeding and mulching techniques should be 
considered for slopes steeper than 3H:1V, or where application of seed, mulch, and 
fertilizer in one continuous operation is desirable 

• Sod may be installed for faster results, however it is very costly but essential for high 
risk sensitive areas 

• If mulch is placed as a germination medium for seeds, the mulch layer may be 
further protected with a biodegradable matting to prevent mulch from being washed 
or blown away 

 
Inspection and Maintenance 
 
• Inspect seeded areas one year after initial seeding or after significant storm events 

to evaluate germination and seedling density results 
• Freshly seeded areas should be inspected frequently to ensure growth is 

progressing 
• Additional erosion control measures should be considered for areas damaged by 

runoff 
• Reseedings may be required within 1 to 5 year intervals after initial seeding 
• Small bare spots may need to be reseeded several times at subsequent years after 

initial application; larger areas may need to be completely retreated 
• Cutting or mowing grasses will encourage the establishment and spread of the grass 
• If a proper window for seeding is not available, then temporary seeding with fall rye 

or oats can take place; the area can be overseeded with a permanent mix when a 
proper seeding window is open 

 
Similar Measures 
 
• Hydraulic seeding and mulching 
• Sodding 
 
Design Considerations 
 
• Seeding rate should be specified based on the mix and type of grasses; native 

seeds should be applied on a pure live seed (PLS) basis 
• When using a seed drill or brillion seeder, grasses and legumes should not be 

planted deeper than 1 cm 
• Bacterial inoculants must be used when seeding with legumes 
• Seeding should occur during periods when germination can be successful and 

plants have sufficient time to become established before the end of the growing 
season 

• If seeding occurs after the 50% frost probability date for the site, a dormant seeding 
method should be used; the seed should be applied late in the season when there is 
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no chance of germination, and applied with a seed drill so cold temperatures do not 
damage the seed 

• Mulch is required when broadcast seeding or if seeding is carried out after the date 
specified in which fall seeding should not be carried out 

• For specific needs of local growth environment, specific design and advice from local 
seed supplier or professional agrologist may be required 

• Soil testing should be performed to determine an appropriate fertilizer, if any, and 
rate of application 
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Description and Purpose 
 
• Application of organic material or other normally biodegradable substances as a 

protection layer to the soil surface to: 
– minimize raindrop/runoff erosion and conserve a desirable soil moisture property 

for plant growth; and 
– promote seed germination and plant growth 

• Mulches conserve soil moisture, reduce runoff velocities and surface erosion, control 
weeds, help establish plant cover, and protect seeds from predators, raindrop 
impact, and wind/water erosion 

 
Applications 
 
• Can be used to provide temporary and permanent erosion control 
• Can be used as an organic cover or growth medium for seeds where topsoil is not 

readily available 
• May be used with or without seeding in areas that are rough graded or final graded 
• May be applied in conjunction with seeding to promote plant growth 
• May comprise organic mulches (such as straw, wood fibres, peat moss, wood chips, 

pine needles, compost) or chemical mulches (such as vinyl compounds, asphalt, 
rubber, or other water-mixed substances) 

• Chemical mulches may be used to bind other mulches in a hydroseeding-
hydromulching application 

 
Advantages 
 
• Relatively cheap method of promoting plant growth and slope protection 
 
Limitations 
 
• Application of mulch may be difficult on steep slopes 
• May require spray-on method to apply mulch with tackifier to provide adhesion to 

steep slopes 
 
Installation 
 
• Prepare soil surface by removing large rocks or other deleterious materials 
• Apply topsoil and seed, if required, subject to topsoil availability 
• Apply mulch as per supplier’s recommendations 
• Certain mulches may require additional anchoring to minimize loss of mulch due to 

wind or water erosion 
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Construction Considerations 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Install mulches as per manufacturer or supplier recommendations 
• Mulches may be crimped into the ground using a disk or tracking method to prevent 

movement by blowing wind or water  
• Organic Mulches 

– Straw 
– Refers to stalks or stems of small grain (primarily wheat) after drying and 

threshing 
– Straw should be free of weeds 
– Loose straw is very susceptible to movement by blowing wind and water 

runoff and should be anchored either with chemical tackifier or some form of 
netting 

– When properly secured to surface, straw is highly suitable for promoting good 
grass cover quickly, however, it may be a fire hazard in dry conditions 

– Raw Wood Fibre 
– Mixture of cellulose fibres a minimum of 4 mm in length extracted from wood 
– Wood fibres usually require a soil binder and should not be used as erosion 

control during periods of hot dry weather in the summer or for late fall seeding 
unless it is used in conjunction with another suitable mulch as it is prone to 
removal by blowing wind or water runoff 

– Wood fibre is primarily used in hydroseeding-hydromulching operations where 
it is applied as part of a slurry and when used in conjunction with a tackifier, it 
is well suited for tacking straw mulch on steep slopes 

– Peat Moss 
– Comprises partly decomposed mosses and organic matter under conditions 

of excessive moisture 
– Usually available in dried and compressed bundles 
– Should be free of coarse material 
– Useful soil conditioner to improve organic content of soil promoting plant 

growth  
– Highly susceptible to removal by blowing wind and water runoff if dry and 

spread on top of soil 
– Should be tested for pH prior to use; may require a soil amendment to 

prevent acidity from inhibiting vegetation growth 
– Wood Chips 

– By-products of timber processing comprised of small, thin pieces of wood  
– Decompose slowly 
– Suitable for placing around individual plants (shrubs and trees) and for areas 

that will not be closely mowed 
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– Highly resistant to removal by blowing wind and water runoff 
– Bark Chips (Shredded Bark) 

– By-products of timber processing comprised of small, thin pieces of tree bark 
– Suitable for areas that will not be closely mowed 
– Have good moisture retention properties and are resistant to removal by 

blowing wind and water runoff 
– Pine Needles 

– Comprise needles from coniferous trees (pine, spruce) 
– Needles should be air dried and free of coarse material 
– Decompose slowly 
– Suitable for use with plants that require acidic soils 
– Resistant to removal by blowing wind and water runoff 
– Pine needles may inhibit growth of other vegetation 

– Compost (Straw Manure) 
– Comprised of organic residues and straw that have undergone biological 

decomposition until stable 
– Should be well shredded, free from coarse material, and not wet 
– Has good moisture retention properties and is suitable as a soil conditioner 

promoting plant growth 
– Relatively resistant to removal by blowing wind and water runoff if not dried 

out completely 
• Chemical Mulches 

– Comprised of acrylic co-polymers, vinyl compounds, asphalt, rubber, or other 
substances mixed with water 

– Usually used in hydroseeding-hydromulching applications 
– Should be applied in accordance with supplier’s recommendations 

 
Inspection and Maintenance 
 
• Inspect mulched areas at least once per year or after significant storm events (1:2 

year storm and/or 40 mm rainfall in 24 hours) 
• Areas damaged by washout or rilling should be regraded if necessary and recovered 

with mulch immediately 
• Additional stormwater control measures should be considered for areas of severe 

rilling erosion damaged by runoff 
• Small bare spots may need to be reseeding and recovered with mulch 
 
Similar Measures 
 
• Topsoiling 
• Hydraulic seeding and mulching (hydroseeding, hydromulching) 
• Rolled erosion control products (RECP) 
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Description and Purpose 
 
• The spraying-on of a slurry to a slope or channel surface to provide a layer of seed 

and growth bedding medium 
• The slurry consists of seed, fertilizer, mulch, tackifiers, and water which are mixed 

together in a tank 
• Enables quick re-vegetation of very steep or rocky/gravelly slopes where re-

vegetation by any other method would be very difficult or unsafe; frequent re-
seeding and special mix design may be required 

• When sprayed on the soil, the slurry forms a continuous blanket with seeds and 
protects the soil from wind and water erosion and raindrop impact by aggregating (or 
adhering) them in place 

• The slurry conserves moisture, reduces soil moisture evaporation, and decreases 
soil surface crusting due to evaporation/drying of soil 

 
Applications 
 
• Can be used to provide temporary erosion control prior to establishment of 

permanent vegetation 
• Slurry is held in suspension through consistent agitation and is sprayed onto 

disturbed areas using high pressure pumps 
• Can be used for spray-on seeding covering large areas efficiently after placement of 

topsoil 
• May be used to provide soil stabilization for seeding disturbed soil areas  
• Can also be used with higher efficiency and large area coverage with advantages 

over conventional methods (broadcast seeders, drill seeders)  
• Can be used in areas where little topsoil is available 
 
Advantages 
 
• Relatively cheap and efficient spraying method of seeding and promoting plant 

growth as well as erosion protection 
• Allows spray-on re-vegetation of steep slopes where conventional re-vegetation 

methods are very difficult 
• Minimizes effort required to re-vegetate disturbed areas as hydroseeding-

hydromulching usually only requires one spray-on operation in comparison with 
planting and farrow method 

• Relatively efficient operation with high coverage rates 
• Provides dust control and protection from wind erosion 
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Limitations 
 
• Site must be accessible to hydroseeding-hydromulching equipment 

– Usually mounted on trucks 
– Maximum hose range of approximately 150 m 

• May require subsequent spraying to reseed bare spots or areas with low growth 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Prepare soil surface by removing large rocks or other deleterious materials 
• Apply topsoil if available 
• Spray on hydroseed-hydromulch as per supplier’s recommendations 
 
Construction Considerations 
 
• Seed 

– Selected seed mixes must be appropriate for site specific conditions 
– Some jurisdictions have developed recommended seed mixes for specific 

regions based on historic performance results  
– Qualified agronomists or agrologists should be consulted if a suitable seed mix is 

not identified 
 
• Hydraulic Mulches 

– Cellulose 
– Comprised of recycled paper from newspapers, magazines, or other paper 

sources 
– Rapid method for applying seed, fertilizer, mulch, and water in almost any 

disturbed areas 
– Usually installed without tackifier in slurry 
– Short fibre lengths and lack of tackifier limits erosion control effectiveness and 

does little to moderate moisture content and temperature within the soil 
– Residual inks within the recycled paper may leach into soil, which may 

present a problem in environmentally sensitive areas 
– Longevity significantly shorter than for wood fibre mulches or bonded fibre 

matrices (BFM) 
– Cheaper than wood fibre mulches and BFM 

– Wood Fibre 
– Comprised of whole wood chips  
– Industry standard, provides quick and uniform method and medium for re-

vegetating large areas quickly and economically 
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– Longer fibre lengths than for cellulose mulches 
– Longer lasting and has better wet-dry characteristics than cellulose mulches 
– Provides limited erosion control even when sprayed on with tackifiers 
– Provides limited moderation of soil moisture content and temperature when 

applied at higher rates 
– Cheaper, but less effective than, BFM  
– More expensive, and more effective than, cellulose mulches 

– Bonded Fibre Matrices (BFM) 
– Slurry comprised of either cellulose mulch, wood fibre mulch, or a 

combination of the two 
– Mulches are bound together using chemical bond, mechanical bond, or a 

combination of the two 
– All fibres and binding agents are premixed by the manufacturer, ensuring 

uniformity and consistency throughout the application 
– Well suited for sites with existing desirable vegetation and where worker 

safety and minimal ground disturbance are desired 
– Degree of protection is similar to that obtained from rolled erosion control 

products (RECP)  
– Quicker installation than for RECP 
– Chemically bonded BFM may require a ‘set-up’ or curing/drying period 

– Application must be limited to periods where there is no threat of rain 
during curing period 

– Mechanically bonded BFM have no curing time and are effective 
immediately after application 

– Application on dry soils is not recommended 
– More expensive, and more effective, than cellulose and wood fibre mulches 

• Tackifiers 
– May include vinyl compounds, asphalt, rubber, or other water-mixed substances 

 
Inspection and Maintenance 

• Inspect hydroseeded-hydromulched areas at least once per year after initial 
application or after significant storm events (1:2 year storm and/or 40 mm rainfall in 
24 hours) 

• dyes in the mulch can be used for control of the coverage of the mulch; also 
important in inspection 

• Areas damaged by runoff may need to be repaired and protected  
• Small bare spots may need to be reseeded 
 
Similar Measures 

• Seeding 
• Mulching 
• Rolled erosion control products (RECP) 
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Description and Purpose 
• Use of grass sod to cover and stabilize disturbed areas of bare soil 
• Rapidly establishes vegetative cover in environmentally sensitive areas where 

complete cover of the disturbed soil surface is essential and conventional or 
hydroseeding and mulching may not be effective  

• Acts as a vegetative buffer 
• Sod may be nursery or field sod composed of one or more species/cultivars of 

grasses and may contain associated plants such as legumes 
 
Applications 
• Permanent measure  
• Irrigation (watering) required after placement 
• May be used to protect soil surface from water and wind erosion where adequate 

topsoil and fertilizer can be provided 
• Best used for areas that have steep grades or require immediate protection, or at 

locations where aesthetic appearance is a priority 
 
Advantages 
• Immediate protection for sensitive area from water and wind erosion 
• Aesthetically pleasing 
• Sod can be maintained or left unmanaged 
 
Limitations 
• Expensive 
• Labour intensive to install 
• Sod may not be readily available in all areas  
• Field sod is not specifically produced for sale as turf and is generally not certified as 

to its composition or degree of weed infestation 
• Sod cannot be stored for long periods of time 
 
Construction 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Prepare smooth ground surface by removing large rocks or other deleterious 

materials 
• Apply approximately 0.1 to 0.15 m of topsoil and fertilizer (if required)  
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• Lay sod strips on prepared surface with long axis perpendicular to direction of slope 
(or in channels, perpendicular to anticipated direction of flow) 
– Butt-joint ends of adjacent sod strips tightly together 
– Roll or tamp each sod strip to ensure continuous contact between topsoil and 

underside of sod strip 
– Secure each strip of sod with an anchor embedded a minimum of 0.15 m into 

underlying soil 
– Anchors should be spaced a maximum distance of 0.6 m apart 

• Adjacent rows of sod strips should have staggered joints 
 
Construction Considerations 
• Sod must not be placed on frozen ground 
• During hot and dry periods, topsoil should be cool and wetted by irrigation prior to 

placing sod strips 
• Freshly installed sod should be irrigated (watered) to moisten the topsoil to minimum 

depth of 0.1 m 
– Irrigation aids in the development of root matrix within the topsoil 

• Successful installation requires the use of freshly cut, healthy sod; storage time of 
cut sod on-site prior to installation should be kept to as short a time period as 
possible 

• Installation on slopes may require staking to prevent sod movement 
 
Inspection and Maintenance 
• Inspect sodded areas at least once per week for the first two months after placement 

or after significant storm events (1:2 year storm and/or 40 mm rainfall in 24 hours) 
• Areas damaged by washout or rilling should be regraded and resodded immediately 
• Additional erosion control measures should be considered for rilled or gullied areas 
• Small bare spots may need to be resodded 
• Sodded areas should be maintained by periodically fertilizing, irrigating (watering), 

mowing, and weed control, depending on location and maintenance plan 
• Sod that is to be mowed periodically as part of its maintenance plan should not be 

mowed within one month of installation 
• Grass clipping from mowing operations should be left on the sod unless they 

accumulate to a depth greater than 1 cm  
 
Similar Measures 
• Mulching 
• Hydroseeding-hydromulching 
• Rolled erosion control products (RECP) 
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Description and Purpose 
 
• Consists of installing woody plantings (trees and shrubs) to develop a root matrix 

within the soil, increasing subsurface soil strength and stabilizing slopes with deeper 
root systems than grasses 

• Reduces erosion potential of slopes and channel banks 
 
Applications 
 
• Permanent measure 
• May be used on slopes stable enough to support vegetation; however, there is a low 

success rate for steep slopes and channel banks with gradients greater than 1H:1V 
• May be used on slopes and channel banks with adequate sunlight, moisture, and 

wind protection to support vegetation 
• May be used as bio-engineering stabilization of historical shallow slope instability 

soil movements on eroded slopes and gullies 
• May be used along channels to provide higher channel roughness to reduce flow 

velocity 
 
Advantages 
 
• Promotes development of organic mat 
• Dense leaves and large diameter plant stalks increase channel roughness and 

reduce flow velocities in channel thus decreasing erosion potential 
• Traps sediment laden runoff and stabilizes soil 
• Aesthetically pleasing once developed 
• Grows stronger with time as root structure develops 
• Usually has deeper root penetration than grass with greater depth of stabilization 
• Manual planting may be attempted on steep slopes that are sensitive to machinery 

disturbance or represent an area of high erosion potential 
 
Limitations 
 
• Can be labour intensive to install 
• Some level of uncertainty related to success of plant growth  
• Revegetated areas are susceptible to erosion until vegetation develops; trees and 

shrubs should be planted in conjunction with hydroseeding and/or mulching 
• Plants may be damaged by wildlife 
• Potential for low success rate 
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Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Live Staking 

– Used on cut or fill slopes or in ditches/channels  
– Comprised of willow or poplar stakes inserted into the ground; other indigenous 

plants may be acceptable 
– Individual dormant willow or poplar stakes should be cut to a minimum length of 

0.5 m using pruning shears 
– Cuts should be made at a 45° angle a minimum of 5 cm below a leaf bud 
– All side shoots should be trimmed to within 5 cm of the main stem 

– Install live stakes in a 1 m by 1 m grid  
– Make a pilot hole a minimum of 0.3 m in depth to insert live stake into 

– Use iron bar, broom handle or other tool to make pilot hole 
– Insert live stake into pilot hole and lightly tamp soil around live stake 
– A minimum of two leaf buds should remain above grade 

• Brush Layers 
– Used on cut or fill slopes or on channel/ditch walls susceptible to erosion 
– Comprised of layers of live branches placed on terraces on slopes 
– Excavate terraces perpendicular to direction of slope spaced approximately 1 m 

apart across entire width of slope to be protected 
– Slope terraces at an angle of 10° upwards from the back of the terrace 

towards the slope face 
– Place layers of branches on the terrace 

– Use individual dormant willow or poplar branches a minimum length of 1 m 
and a minimum diameter of 2.5 cm 

– Place brush layer approximately 0.075 to 0.2 m thick 
– Ensure a minimum length of 0.1 to 0.2 m of the branch is protruding from face 

of slope 
– Backfill and tamp soil over brush layer  

 
Construction Considerations 
 
• Successful installation requires the use of freshly cut branches or stakes 
• Storage time of cut branches/stakes on-site prior to installation should be kept to as 

short a time period as possible 
• Successful growth dependant on soil moisture and rainfall conditions 
• Consultation with agrologist, greenhouse growers, local expertise can be beneficial 

in selecting and procuring appropriate species for planting 
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Inspection and Maintenance 
 
• Inspect planted areas at least twice per year or after significant storm events (1:2 

year storm and/or 40 mm rainfall in 24 hours) 
• Areas damaged by washout or erosion rilling should be replanted immediately 
• Additional erosion control measures should be considered for severe rilling areas 

damaged by runoff 
• Watering is required for first one to two months after planting 
 
Similar Measures 
 
• Seeding 
• Mulching 
• Hydroseeding-hydromulching 
• Rolled erosion control products (RECP) 
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Description and Purpose 
 
• Protection of existing plants and trees adjacent to all natural water bodies (riparian 

zones) adjacent to construction areas  
• Existing vegetation acts as an effective vegetative buffer strip as a form of erosion 

and sediment control measure 
 
Applications 
 
• Permanent measure 
• Existing established vegetation acts as an effective erosion control buffer strip 

barrier to slow down flows and allow infiltration and sediment trapping to occur 
 
Advantages 
 
• Existing dense vegetation is more effective than any man-made structures or 

devices for sediment or erosion control, however, other forms of sediment and 
erosion control measures may be required on construction sites in addition to 
preserved riparian zones 

• Any denuding of vegetation along steep valley slopes with erodible soil will be 
detrimental and increase long-term sedimentation yield; it is important only to strip 
necessary areas along the footprint of construction.  Preservation of riparian zones 
is generally mandatory along river valley slopes and along the edges of waterbodies 

 
Limitations 
 
• Preservation of riparian zones may interfere with construction efficiency 
• Careful planning is required to work around preserved riparian zones 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• It is highly important to preserve an established vegetative buffer as freshly planted 

vegetation generally require substantial growth periods before they are as effective 
as established riparian zones 

• Wherever possible, as much existing vegetation as possible should be retained 
between construction areas and sensitive zones (wetlands, marshes, streams, 
floodplains, etc.) to entrap sediment and to minimize off site sediment transport  
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• Define and delineate riparian zones to be preserved in the Erosion and Sediment 
Control Plan prior to commencement of construction 

• Clearly mark riparian zones to be preserved in the field so all personnel involved 
with construction operations can identify areas to be preserved 

 
Construction Considerations 
 
• Riparian zones must be fenced off immediately to minimize trespassing and to 

ensure effectiveness of riparian zone is maintained 
• Do not allow equipment to enter areas not necessary to construction 
 
Inspection and Maintenance 
 
• Maintain fences protecting riparian zones from traffic 
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Description and Purpose 
 
• Large, loosely placed cobbles or boulders placed along channel banks or slopes to 

protect underlying soil from erosion due to flowing water 
• Can protect slopes and channel banks against erosion 
 
Applications 
 
• Permanent measure 
• May be used on channel banks and slopes with flow velocities ranging from 2 m/s to 

5 m/s (dependent on rock size and thickness); appropriate for slopes that do not 
exceed 2H:1V  

• May be used for protection at culvert inlets and outlets 
• Riprap only needs to be placed at lower portion of channel section to the anticipated 

flow height (mean annual peak flow) plus freeboard; other forms of soft armouring 
(RECP blankets, seeding) can be used to promote vegetation to protect soil at upper 
portion of channel slopes, above riprap    

• Must be used in conjunction with a non-woven geotextile or filter gravel underlay 
acting as a filtration separator with basal soil 

• For fluctuating high flow channel, the riprap should be underlain by a layer of 
granular filter material for cyclic drawdown long-term performance with/without an 
extra layer of non-woven geotextile as underlay 

 
Advantages 
 
• Easy to install and easy to repair 
• Very durable, long lasting, and virtually maintenance free 
• Flexible 
 
Limitations 
 
• Expensive form of channel lining and stabilization 
• Requires heavy equipment and transport of rock to site 
• May not be feasible in areas where suitable rock is not available 
• Riprap may have to be placed by hand 
• Normally 2 to 3 times riprap thickness is required in comparison with gabion 

mattress thickness for equivalent protection performance under identical hydraulic 
conditions 
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Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Grade the slope or channel to final design grade 
• Place filter (underlay) layer on prepared slope; filter layer can consist of non-woven 

geotextile underlay and/or well graded granular material dependent on hydraulic 
conditions 

• Place riprap layer 
• The following riprap sizes may be used as a guide to specifying gradation and mass: 
 

  Riprap Size 

Nominal Mass 
Nominal Diameter 

Kg 
mm 

7 
175 

40 
300 

200 
500 

700 
800 

None heavier than: kg 
or mm 

40 
300 

130 
450 

700 
800 

1800 
1100 

No less than 20% or more 
than 50% heavier than: 

kg 
or mm 

10 
200 

70 
350 

300 
600 

1100 
900 

No less than 50% or more 
than 80% heavier than: 

kg 
or mm 

7 
175 

40 
300 

200 
500 

700 
800 

100% heavier than: kg 
or mm 

3 
125 

10 
200 

40 
300 

200 
500 

Percentages quoted are by mass. 
Sizes quoted are equivalent spherical diameters, and are for guidance only. 
Source: Alberta Transportation Bridge Specification (2001) 

 
• Non-woven geotextile fabric underlay below riprap should meet typical specifications 

and physical properties as illustrated below: 
 

Non-Woven Geotextile Filter Fabric Specifications and Physical Properties 

Riprap Nominal Diameter 
Specified Parameter 500 mm and Smaller Greater than 500 mm 

Grab Strength 650 N 875 N 

Elongation (Failure) 50% 50% 

Puncture Strength 275 N 550 N 

Burst Strength 2.1 MPa 2.7 MPa 

Trapezoidal Tear 250 N 350 N 

Minimum Fabric Overlap to be 300 mm 

Source: Alberta Transportation Bridge Specification (2001) 
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Construction Considerations 
 
• Riprap should be placed in a uniform thickness across the channel so as not to 

constrict channel width 
• Blasted rock is preferred (if available) 
• Riprap layer should be 1.5 to 2 times the thickness of the largest rocks used, 1.5 to 3 

times the thickness of the d50 material, and not less than 300 mm in thickness 
• On channel banks, the riprap blanket should be keyed in to a depth equal to the 

anticipated scour depth; alternatively, a self-launching apron of extra rock can be 
provided 

 
Inspection and Maintenance 
 
• Little maintenance is required 
• Periodic inspections to check for erosion of protected material or movement of riprap  
 
Similar Measures 
 
• Rolled erosion control products (RECP) well vegetated; not for use at severe flow 

and high velocity areas 
• Gabion mattresses 
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Description and Purpose 
 
• Consist of rock placed inside wire baskets to protect steep or erodible slopes from 

sheet flow erosion 
• Protects erodible stream channel banks from potentially high erosive concentrated 

flow velocities or high tractive forces 
• Can be applied to: 

– Slope and banks 
– Single gabion drop structure for ditch channel 
– Double gabion "energy dissipator" drop structure for ditch channel 

 
Applications 
 
• Permanent measure 
• May be used on stream bank aprons and blankets where flow velocities do not 

exceed 6 m/s 
• May be constructed to 0.5H:1V as a low height toe protection structure of slope 
• May be used on slopes up to 1.5H:1V as slope protection, a grade break and 

sediment barrier 
• Gabion mattresses are an alternative to riprap armouring of channels 
• May be used to construct dikes or weirs 
• Used as a drop structure (check structure) to reduce grade between structures and 

as sediment barrier in channels 
• Used as a splash pad to reduce flow velocity and dissipate flow energy 
 
Advantages 
 
• Relatively maintenance free 
• Long lasting and sturdy structure 
• Lower thickness requirement for gabion (can be 1/2 to 1/3 riprap thickness) 

compared with riprap thickness for identical severe hydraulic conditions. 
• Allows smaller diameter rock material to be used where it would normally be erodible 

with riprap placement 
• Gabions are porous, free-draining and flexible so they are less affected by frost 

heaving and hydrostatic pressures 
• Trap sediment and support plant growth to effect higher channel resistance to flow 
 
Limitations 
 
• Construction is labour intensive 
• Extra costs associated with wire for mesh cages and rock fill plus geotextile fabric or 

sand filter layer 
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Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Prepare subgrade on mineral soil at designated gabion location  
• Subexcavate trench a minimum of 0.15 m deep to 'key-in' gabion structure 
• Construct gabion basket as per manufacturers recommendations 
• Line interior of basket with non-woven geotextile OR a gravely sand filter layer (if 

required by design) along areas where the basket is in contact with soil 
• Backfill basket with rock with wire bracing at 1/3 points (or 0.3 m spacings) 
• Install gabion basket top 
• Backfill trench and compact soil around edges of completed basket 
 
Construction Considerations 
 
• Gabions should be placed on a properly graded surface 
• Non-woven geotextile should be used to prevent loss of underlying material and 

infiltration of fine grained particles into the gabion structure 
• Rock in the baskets may be placed by hand to enhance dense packing of stones 

and decrease void spaces 
• Construct gabions with internal wire diaphragms to maintain structural stability 

(shape)  
 
Inspection and Maintenance 
 
• Should be inspected after major storm events, especially where undermining at the 

toe of the basket is a concern 
• Repairs should be performed immediately when required; repairs may include hand 

grading and/or infilling undermined area with rocky material 
 
Similar Measures 
 
• Berms/barriers 
• Check dams 
• Permeable/synthetic barriers 
• Rock/brush barriers 
• Sand/gravel bag barriers 
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Description and Purpose 
 
• Crushed stone or gravel layer/blanket placed directly on erodible slopes susceptible 

to surface water erosion and groundwater seepage piping erosion 
• To secure the soil, reduce erosion, and provide continuous all-weather protection 
• For remediation of unstable slopes caused by piping loss of soil resulting from strong 

groundwater exit gradients and subsurface erosion. 
• Protects against piping erosion of underlying soil as well as surface erosion from 

raindrop impact, and sheet flow 
• Prevents transport of soil from areas subject to groundwater seepage 
• Acts as a filter to minimize seepage erosion of soil from areas subject to 

groundwater seepage 
• Provides hard armour protection for slopes 
 
Applications 
 
• Permanent measure 
• May be used on highly erodible slopes (silt and sand) that cannot be effectively 

stabilized by vegetative methods 
• May be used when cover must be placed immediately as a toe filter to minimize 

seepage erosion due to strong groundwater seepage exit on cut slopes 
• For areas of high groundwater seepage gradients, must be used in conjunction with 

a non-woven geotextile fabric underlay  
• In most situations, aggregate covers are installed in conjunction with subsurface 

drains 
 
Advantages 
 
• Easily constructed and implemented 
 
Limitations 
 
• Must be designed by qualified geotechnical personnel 
• Requires equipment and transport of gravel to site 
• May not be feasible in areas where suitable aggregate is not readily available 
• Areas of high groundwater seepage may require other subsurface drainage 

measures 
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Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Place non-woven geotextile as underlay, as a general good practice to provide 

filtration separator with subgrade soils 
• Place aggregate 
• Grade aggregate blanket to design thickness 
 
Construction Considerations 
 
• Aggregate must be placed evenly over slope  
• On slopes of highly erodible materials (silt and sand) aggregate blanket thickness 

should be 0.4 m minimum thickness and should be assessed by a qualified 
geotechnical engineer 

• Generally for slope protection for subground piping erosion, the blanket can be 
constructed of clean pit run gravel (as specified in the following table) to 0.4 m 
thickness 

 

Metric Sieve Size (µm) Percent Passing 

125,000 100 

50,000 5-100 

25,000 38-100 

16,000 32-85 

5,000 20-65 

315 6-30 

80 2-10 
 
 
Inspection and Maintenance 
 
• Inspect gravel blanket after significant storm events and repair any damaged or 

wash out sections immediately 
• Sections washed out may need to be regraded prior to replacing gravel and 

geotextile 
 
Similar Measures 
 
• Subdrain systems 
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Description and Purpose 
 
• Comprised of a gravel pad located at site access points (entrances) that are used to 

reduce the amount of sediment carried off construction sites by vehicles 
• Collects sediment from vehicle washing and retains sediment on construction site 
• Should include water supply to wash off excess soil from vehicles prior to exiting the 

construction site 
 
Applications 
 
• Temporary measure 
• For use anywhere vehicles enter or exit a construction site 
 
Advantages 
 
• Retains sediment on the construction site 
• Reduces deposition of sediments on public roads which may be carried by runoff 

into natural watercourses or drains 
 
Limitations 
 
• Sediment control measures should be installed to collect sediment laden runoff from 

gravel pad 
• Installation of gravel pads may be limited by space constraints 
• A supply of water is required for washing 
 
Implementation 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Install gravel pad at planned entrances to worksite 

– Gravel pad (minimum of 15 m in length) should be of sufficient length to 
accommodate longest anticipated vehicle entering or exiting the site  

– Width of pad should be sufficient to accommodate the widest anticipated vehicle  
entering or exiting the site (minimum of 3.6 m in width) 

– Thickness of gravel pad should be a minimum of 0.30 m thick and should 
comprise 50 to 150 mm diameter coarse aggregate placed on top of woven 
geotextile filter fabric 

• Water supply with pump system should be incorporated to wash vehicle 
undercarriages and wheels  

• Install temporary sediment control measures (such as straw bale barriers or silt 
fences) to collect washed off sediment from gravel pad 
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Construction Considerations 
 
• Should be constructed at all access points to construction sites 
• If impractical to construct at all access points, limit vehicle access traffic to stabilized 

worksite entrances only 
• Entrances located with steep grades or at curves on public roads should be avoided 
• Woven geotextile filter fabric should be used as underlay below gravel pad as 

strength requirement 
• Install an elevated ridge adjacent to roadway if gradient of the gravel pad is steeper 

than 2%, sloped towards the roadway  
 
Inspection and Maintenance 
 
• Granular material should be regraded when required 
• Material may need to be added to fill large voids to maintain a minimum pad 

thickness of 0.30 m 
• Inspect and clean out downstream sediment control measures at least once per 

week and after periods of significant rainfall 
• Material accidentally deposited onto public roads should be cleaned as soon as 

possible  
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Description and Purpose 
• Biodegradable or synthetic soil coverings used for temporary or permanent protection 

of disturbed soils at slopes and channels 
• Categories of Rolled Erosion Control Products (RECP) can be: 

– Erosion control blankets (ECB) (generally biodegradable and temporary) 
– Turf reinforcement mats (TRM) 
– Composite turf reinforcement mats (C-TRM) 

• RECP may be manufactured of organic material, synthetic material, or as a composite 
of organic and synthetic materials 

• Protect disturbed soils from raindrop impact and surface runoff erosion, increase 
water infiltration into soil, retains soil moisture and decreases evaporation loss 

• Protect seeds from raindrop impact, runoff, and predators 
• Stabilize soil temperature to promote germination and enhance vegetation growth 
 
Applications 
• Temporary or permanent measure 
• May be used to protect disturbed, exposed soils for cut or fill slopes at gradients of 

2.5H:1V or steeper 
• May be used on slopes where erosion potential is high 
• May be used on slopes where vegetation is likely to develop slowly 
• May be used to protect disturbed exposed soils in ditches and channels by providing 

additional tractive resistance cover in conjunction with high density vegetative growth  
 
Advantages 
• Degree of erosion protection is higher, more uniform, and longer lasting than for 

sprayed-on products (e.g. mulches) 
• Wide range of available temporary (biodegradable) or permanent products 
 
Limitations 
• Non-performance of RECP may result from the following: 

– Low density vegetation growth (beneath RECP) due to non-favorable weather and 
growth conditions (i.e. soil type, moisture, storm events at critical times).  The 
effectiveness of RECP, especially along channels, is dependent on successful 
vegetation growth.  It is important that the designer assess the effectiveness of 
RECP for site-specific soil, terrain and vegetation growth conditions.  

– Hydraulic uplift of RECP and erosion of underlying soils can occur under rapid 
snow melt conditions when dammed melt water generates a hydraulic head and 
high flow velocity in a constricted snow melt channel.  This situation can occur 
along steep channels interlaced with drop structures and with RECP lining 
installed in between the drop structures.  Ponding of melt water and non-anchored 
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RECP joint areas allow flow entry beneath the RECP and generate hydraulic 
heads to uplift the RECP.  This can occur along un-anchored edges of RECP at 
upper edges of ditch when snow melt occurs at tops of ditch and flow beneath the 
RECP.  This is especially critical when underlying soil is easily erodible. It is 
important to trench-in and anchor the edges of the RECP installations and 
installed anchor pin (staples) at sufficient frequent intervals. 

– Ice buildup from groundwater seepage can uplift and dislocate the RECP and 
cause flow beneath the RECP to erode the substrate soils.  Winter ice 
accumulation may be related to groundwater regime and investigative design on 
subsurface drainage by a geotechnical engineer is required. 

• Can be labour intensive to install 
• Must be installed on unfrozen ground 
• Temporary blankets may require removal before permanent measures are installed 
• Rolled erosion control products (RECP) are not suitable for rocky sites  
• Proper surface preparation is required for intimate contact between blanket and soil 
• Plastic sheeting can be used at sensitive slopes with precautions: 

– Plastic sheeting RECP product can be easily torn, ripped, non-biodegradable, and 
should be disposed of in a landfill 

– Plastic sheeting product, if used, results in 100% runoff, thus increasing erosion 
potential in downslope areas receiving the increased flow volumes 

– Plastic sheeting should be limited to temporary covering of sensitive soil stockpiles 
or temporary covering of small critical unstable slope areas   

 
Construction (Slopes) 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• RECP should be installed in accordance with manufacturers directions 
• The following is a general installation method: 

– Prepare surface and place topsoil and seed 
– Surface should be smooth and free of rocks, debris, or other deleterious materials 
– Blanket should be anchored at top of slope in a minimum 0.15 m by 0.15 m trench 

for the entire width of the blanket 
– The blanket should be rolled out downslope 

– Where the blanket roll is not long enough to cover the entire length of the 
slope, a minimum 0.15 m by 0.15 m check slot should be excavated at the 
location of the lap, and the downslope segment of blanket anchored in the 
check slot, similar to the method used for the top of the slope, or (2) when 
blankets, must be spliced down the slope, place blanket end over end (shingle 
style) with approximately 0.10 m overlap.  Staple through overlapped area at 
0.3 m intervals. 

Page 676 of 846



Rolled Erosion Control  
Products (RECP) 
Erosion Control: 
Exposed Surface Protection – Non-Vegetated 

BMP12 

 

 
 
January 29, 2005  BMP 12-3 

– The upslope portion of blanket should overlap the downslope portion of 
blanket, shingle style, at least 0.15 m with staple anchors placed a maximum 
0.3 m apart 

– Adjacent rolls of blanket should overlap a minimum 0.1 m  
– Anchors should be placed along central portion of blanket spaced at 4/m2 

minimum (0.5 m spacing) for slopes steeper than 2H:1V and 1/m² (1 m 
spacing) for slopes flatter than 2H:1V 

– Anchors along splices between adjacent rolls should be placed 0.9 m apart 
 
Construction (Channels) 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• A blanket should be installed in accordance with manufacturers directions 
• The following is a general installation method:  

– Prepare surface and place topsoil and seed 
– Surface should be smooth and free of large rocks, debris, or other deleterious 

materials 
– Begin by excavating a minimum 0.15 m deep and 0.15 m wide trench at the 

upstream end of channel and place end of RECP into trench 
– Use a double row of staggered anchors approximately 0.1 m apart (i.e. 0.2 m 

linear spacing) to secure RECP to soil in base of trench 
– Backfill and compact soil over RECP in trench 

– Roll centre RECP in direction of water flow on base of channel 
– Place RECP end over end (shingle style) with a minimum 0.15 m overlap 

downgrade 
– Use a double row of staggered anchors approximately 0.1 m apart to secure 

RECP to soil 
– Full length edge of RECP at top of sideslopes must be anchored in a minimum 

0.15 m deep and 0.15 m wide trench 
– Use a double row of staggered staple anchors a maximum of 0.1 m apart (i.e. 

0.2 m linear spacing) to secure RECP to soil in base of trench 
– Backfill and compact soil over RECP in trench 

– Overlap RECP on sideslopes (shingle style down channel) a minimum of 0.1 m 
over the centre RECP and secure RECP to soil with anchors spaced a maximum 
of 0.2 m apart 

– In high flow channels, a check slot across the width of the channel is 
recommended at a maximum spacing of 10 m to anchor the ends of the RECP to 
the underlying soil 
– Use a double row of staggered staple anchors a maximum of 0.1 m apart (0.2 

m linear spacing) to secure RECP to soil in base of check slot 

Page 677 of 846



Rolled Erosion Control  
Products (RECP) 
Erosion Control: 
Exposed Surface Protection – Non-Vegetated 

BMP12 

 

 
 
January 29, 2005  BMP 12-4 

– Backfill and compact soil over RECP in check slot 
– Anchor terminal ends of RECP in a minimum 0.15 m deep and 0.15 m wide trench  

– Use a double row of staggered anchors a maximum of 0.1 m apart (i.e. 0.2 m 
linear spacing) to secure RECP to soil in base of trench 

– Backfill and compact soil over RECP in trench 
 
Construction Considerations 
• Slopes should be topsoiled and seeded prior to placing RECP 
• Ensure blanket is in intimate contact with the soil by properly grading soil, removing 

rocks or deleterious materials, prior to placing blanket 
• In channels, blankets should extend above the anticipated flow height, with a 

minimum 0.5 m of free board 
• For turf reinforcement mat (TRM), blanket should be placed immediately after 

topsoiling 
• Blanket should be anchored by using wire staples, metal geotextile stake pins, or 

triangular wooden stakes 
– All anchors should be a minimum of 0.15 to 0.20 m in length 
– For loose soils, use longer anchors 

• Blankets should be placed longitudinal to direction of flow, with fabric not stretched 
but maintaining contact with underlying soil 

• It is essential to understand product specifications and follow manufacturers 
instructions on installation methods 

 
Product Quality Assurance/Quality Control (QA/QC) Certification 
RECPs should be certified by the supplier/manufacturer to ensure product performance 
and compliance with specified property requirements.  A certificate for QA/QC testing of 
manufactured products is required.  The performance and QA/QC testing should be 
carried out by reputable laboratories (e.g. TxDoT – Hydraulic and Erosion Control 
Laboratory or equivalent laboratory) to ensure a commonly acceptable QA/QC standard.  
Depending on product type and intended performance, the product information certificate 
should be provided by the product supplier/manufacturer and include the following: 
 
• Performance specification: 

– Permissible Tractive Resistance (include testing methods and vegetative growth 
conditions) 

– Permissible Flow Velocity (if available) 
– Longevity (for biodegradable or non-biodegradable products) 

• Minimum Average Roll Values (MARVs) along with specified testing methods for: 
– Physical properties 

– Mass per unit area 
– Thickness 
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– Tensile strength 
– UV Resistance 

– Other physical properties (for non-woven below Erosion Mat (if specified) 
– Grab tensile strength 
– Grab elongation 
– Puncture strength 
– Trapezoidal tear 
– UV Resistance 

 
Inspection and Maintenance 
• Area covered with blankets should be regularly inspected/repaired, especially after 

periods of severe rainfall or storm events, to check for blanket separation or breakage 
• Any damaged or poorly performing areas should be repaired immediately.  Regrading 

of the slope by hand methods may be required in the event of rill or gully erosion. 
• Inspection and maintenance should continue until dense vegetation is established 
• Areas with low vegetation density should be reseeded 
• After approximately one year, a top dressing of fertilizer may be applied to improve 

vegetation cover and assist degradation of temporary blankets 
 
Similar Measures 
• Mulching (for slopes only) 
• Chemical stabilization (for slopes only, e.g. tackifiers) 
• Rip rap (primarily in channels) 
• Gabion mattresses (primarily in channels) 
 
Design Considerations 
• Assess hydraulic flow conditions and tractive stress on channel 
• Assess local soil, weather and growth conditions (favourable/non-favourable) for 

revegetation (within 3 to 12 months) to allow a determination on use or non-use of 
RECP as a protective measure.  If the revegetation conditions are assessed 
favourable, the use of RECP can be considered 

• Assess suitability of a RECP product using tractive resistance data tested for (i) bare 
soil, and (ii) vegetated (a specified duration of growth period) condition 

• It is noted that tractive resistance data are adopted as selection criteria of RECP and 
permissible velocity data can be provided for reference. 
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Description and Purpose 
 
• 3-dimensional, plastic matting with open cells filled with topsoil or aggregate 
• 3-dimensional structure stabilizes cut or fill slopes 
• Cells confine infilled topsoil or aggregate and protect root zone while permitting 

surface drainage 
 
Applications 
 
• Permanent measure 
• May be used with granular infill on cut or fill slopes up to a slope of 1H:1V 
• May be used with granular infill on slopes and in ditches where flow velocities are 3 

m/s or less 
• May be used as a flexible channel lining 
• May be used in low-water stream crossings as granular pad for stream fording 
• Matting is light, expandable, and easy to transport and place 
• Use of native fill materials reduces costs; local granular fill is preferred 
 
Limitations 
 
• Availability can be limited, therefore expensive in some areas 
• Installation can be labour intensive 
• Not to be used on slopes steeper than 1H:1V 
• Slopes of 1H:1V can be hazardous to work on 
 
Construction 
 
(Note:  The following construction method is provided for guidance only.  A site-specific 
design by a qualified designer is required.)  
 
• Cellular Confinement System should be installed in accordance with manufacturer's 

directions 
• The following is a general installation method 

– Slope should be graded to design elevations and grades 
– Rocks or other deleterious debris should be removed from matting location 
– Matting should be installed in a trench as deep as the matting is thick, extending 

0.6 to 1.2 m beyond crest of slope, and matting should be installed so that the 
top of the matting is flush with surrounding soil  
– Every other cell along crest of slope should be anchored to soil using ‘J’ pins 

or other suitable sturdy anchoring device 
– The matting should be rolled out downslope 
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– Where the blanket roll is not long enough to cover the entire length of the slope, 
the downslope section of matting should be butt-jointed to the upslope section 
and secured using staples, hog rings, or other suitable fasteners 

– Adjacent rolls of matting should be butt-jointed and secured using staples, hog 
rings, or other suitable fasteners 

– Anchors should be placed at 1.2 m intervals down the slope 
– Additional anchors may be required to ensure matting is in intimate contact 

with soil 
– Additional anchors may be required along edges of matting 

– Backfilling should start at the crest of the slope and proceed downslope 
– For topsoil, overfill cells approximately 25 to 50 mm and lightly compact so 

that top of topsoil is flush with matting 
– For granular fill, overfill cells approximately 25 mm and tamp compact so that 

top of fill is flush with matting 
– Seeding should be applied after fill placement 

 
Construction Considerations 
 
• Properly grade soil surface and remove rocks and deleterious materials prior to 

placing matting to ensure matting is in intimate contact with the soil 
• Matting should be placed longitudinal to direction of flow or downslope 
• Use only a single layer of matting 
• Matting elevation should be subexcavated to thickness of matting so that the top of 

the matting is flush with the adjacent terrain 
• Infill from top of slope ensuring placement height of fill into cellular mat is <1 m 
 
Inspection and Maintenance 
 
• Area covered with matting should be regularly inspected, especially after periods of 

heavy rainfall storms to check for damage or loss of material 
• Any damaged areas should be repaired immediately 
• Temporary inspection should continue until vegetation is established 
• Areas where vegetation fails to grow should be reseeded immediately 
• If matting is broken or damaged and washout of the underlying soil occurs, the 

matting should be repaired or replaced after regrading the slope 
 
Similar Measures 
 
• Rolled erosion control products (RECP) 
• Rip rap armouring 
 

Page 683 of 846



Cellular Confinement System 
Erosion Control: 
Exposed Surface Protection – Non-Vegetated 

BMP13 
 

 
 
January 29, 2005  BMP 13-3 Page 684 of 846



Chemical Stabilization 
Erosion Control: 
Exposed Surface Protection – Non-Vegetated 

BMP14 
 

 
 
January 29, 2005  BMP 14-1 

Description and Purpose 
 
• Chemical substances that are sprayed onto disturbed soils to effect a change of soil 

properties, generally by aggregating finer soil particles 
• Aggregated finer soil particles are less susceptible to erosion and reduce erosion 

potential of exposed slopes 
 
Applications 
 
• Temporary measure 
• May be used in place of, or in conjunction with, mulch materials to act as both a soil 

stabilizer and mulch binding agent 
• May be used for exposed soils not subject to traffic during the temporary 

establishment of a seedbed 
• May be used to provide temporary erosion protection before revegetation is started 
• May be used in areas where success of vegetation as a soil stabilizer is very difficult 
• Primarily used on dry, highly permeable soils or in soils already in place which are 

subject to sheet flow rather than concentrated flows 
• May be used to provide temporary protection in wind erosion prone areas 
 
Advantages 
 
• Chemical stabilizers increase cohesion of the soil surface, which helps develop a 

permanent vegetative cover by reducing erosion and evaporation of soil moisture 
• Can be efficiently sprayed over large areas of exposed soils  
 
Limitations 
 
• Site must be accessible to hydroseeding-hydromulching equipment 

– Usually mounted on trucks 
– Maximum hose range of approximately 150 m 

• May require additional specialized equipment not commonly used during 
construction activities 

• Increased longevity if chemical stabilizer application rate is increased, however, 
increased application rates may prevent seeds from germinating 

• Crust-forming chemical stabilizers (such as bitumen) may crack during freeze-thaw 
cycles 

• Asphalt sprays and bitumen emulsions  may be prohibited in some jurisdictions, and 
in any case should be used with care due to environmental considerations 
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Construction 
 
• Prepare slope face and remove large rocks or other deleterious materials 
• Place topsoil and seed (if required) 
• Spray on chemical stabilization according to suppliers recommended application rate 
 
Construction Considerations 
 
(Note:  The following list of available chemical soil stabilizers is provided for guidance 
only.  A site-specific design by a qualified designer is required.) 
 

Chemical Soil Stabilizers 

Type Characteristics 

Alginate Paste-like emulsion or granulate produced from sea 
algae and consisting largely of natural carbohydrates with 
associated minerals added 

Aquatain Water dispersible, non-toxic 

Asphalt Sprays Available as an asphalt emulsion or as a liquid asphalt 

Bitumen Thick-flowing undilutable emulsion or a cold emulsion, 
50% dilutable with water 

DCA – 70 Water dispersible, non-toxic, non-phytotoxic 

Hydrosilicates Methylcellulose Gel-like elastic film in a powder form or as a water based 
emulsion 

Plastic Emulsion Usually a liquid which can be diluted with water producing 
a thin film to cover the soil surface 

Polyvinyl Alcohol An emulsion with water 

 
Inspection and Maintenance 
 
• Inspect treated areas at biweekly intervals or after significant storm events (1:2 year 

storm and/or 40 mm rainfall in 24 hours) 
• Additional erosion control measures should be considered for severe rilling areas 

damaged by runoff 
• Period of effectiveness lasts from a few weeks to a few months, depending on 

application rate.  Repetitive applications will prolong effectiveness 
 
Similar Measures 
 
• Hydroseeding-hydromulching 
• Rolled erosion control products (RECP) 
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Description and Purpose 
 
• Texturing of slopes, either by roughening the surface, tracking the surface, or 

installing grooves or serrations 
• Texturing reduces the runoff velocity, traps sediment, and increases the infiltration of 

water into the soil 
 
Applications 
 
• Temporary or permanent measure 
• May be used to roughen the exposed soils on the slope surface in the direction of 

water flow to minimize erosion and to entrap some sediments 
• May be used on fresh cut or fill slopes (8 m length or longer practical travel reach of 

a dozer) with gradients of generally 3H:1V or steeper (2H:1V as general steepness 
limit) constructed in cohesive soils 

• May be used on slope subgrade that will not be immediately topsoiled, vegetated or 
otherwise stabilized 

• May be applied to topsoiled slope to provide track serration to further reduce erosion 
potential 

• May be used in graded areas with smooth and hard surfaces 
• Benching of slopes is discouraged for a number of reasons.  Benches increase local 

slope gradients over those which can be achieved without benches.  Ponding and 
discharge from benched areas can concentrate flows and result in gully erosion.  If 
benches must be installed for equipment access, it is important that positive 
downslope gradients are constructed in all areas. 

 
Advantages 
 
• Reduces erosion potential of a slope 
• Texturing will create protrusions to increase surface roughness to reduce overland 

flow velocities and erosion energy 
• Texturing will create minor spaces to entrap a portion of the coarse sediment and 

reduces amount of sediment transported downslope 
• Texturing of slopes will benefit development of vegetation 
• Texturing of slopes aids in performance of mulches and hydroseeding 
• Texturing with track-walking up/downstream may effect a 10% reduction of sediment 

yield compared with untracked slope 
 
Limitations 
 
• Surface roughening and tracking may increase grading costs 
• Surface roughening and tracking may cause sloughing in certain soil types (i.e. 

sandy silt) and seepage areas; geotechnical advice is recommended 
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• Texturing provides limited erosion and sediment control and should be used as a 
temporary measure prior to topsoiling 

• Texturing should be used in conjunction with other erosion and sediment control 
measures (i.e. offtake ditches) to limit the downslope sheet flow 

 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Surface Roughening 

– Leave soil in rough grade condition, do not smooth grade soil 
– Large lumps of soil will aid in decreasing runoff velocities, trap sediment, and 

increase infiltration of water 
• Surface Tracking 

– Using tracked construction equipment to move up and down the slope, leaving 
depressions perpendicular to the slope direction; limit passes to prevent 
overcompaction of the surface 

– Depressions in the soil will aid in decreasing runoff velocities, trap sediment, and 
increase infiltration of water 

• Grooving 
– Excavating shallow furrows across the width of the slope, perpendicular to the 

direction of the slope 
– If used, contour grooves should be approximately 0.1 to 0.2 m in depth 

• Grooves can be made by using equipment or hand 
 
Construction Considerations 
 
• During tracking operations, care must be taken to minimize disturbance to the soil 

where the equipment turns or changes direction 
• Minimize the number of tracking passes to 1 to 2 times to avoid overcompaction, 

which can negatively impact the vegetation growth 
• It is practical to track roughen a slope length of greater than 8 m by up- and down-

slope operation of a small bulldozer.  It is important to minimize the loosening of soil 
caused by turning movement of the bulldozer at the end of each pass.  As the 
erosion potential is lower for slopes of low vertical height (<3 m height and 3H:1V 
slope), the tracking of low height slopes is not required and not practical for a 
bulldozer tracking operation. 
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Description and Purpose 
 
• Heavy duty, flexible pipe that carries water from top to bottom of fill or cut slope to 

prevent concentrated water flowing downslope and eroding face of slope 
 
Applications 
 
• Temporary or permanent measure 
• Used on cut or fill slopes where there is a high potential for upslope runoff waters to 

flow over the face of the slope causing erosion, especially at areas where runoff 
converges resulting in concentrated runoff flows  

• Used in conjunction with some form of water containment or diversion structures, 
such as diversion channels, berms, or barriers, to convey upslope runoff water and 
direct water towards slope drain 

 
Limitations 
 
• Pipes must be sized correctly to accommodate anticipated flow volumes 
• Water can erode around inlet if inlet protection is not properly constructed 
• Erosion can occur at base if outlet protection or energy dissipator is not constructed 
• Slope drain must be anchored securely to face of slope 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Construct diversion or intercept channel, ditch block, barrier, or other inflow apron 

structure at crest of slope to channel flow toward the slope drain inlet 
• Install slope drain through inlet berm or barrier with a minimum of 0.45 m of soil 

cover above top of drain pipe to secure the inlet 
• Install scour inlet protection (such as rip rap, sand bags) 
• Install energy dissipator (such as rip rap, gravel, concrete) at downslope outlet end 

of slope drain;  the outlet must not discharge directly onto unprotected soil 
• Secure the pipe from movement by tying to steel anchor stakes, hold-down 

grommets, or other approved anchor method 
• Space anchors on each side of drain pipe at maximum 3 m intervals along entire 

length of drain pipe 
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Construction Considerations (For guidance only) 
 
• Use coiled drain pipe for low flows only 
• If constructing inflow apron at crest of slope out of sandbags, only fill each sandbag 

¾ full, this will allow sandbag to be flexible enough to mould around  drain pipe and 
remain in continuous contact with the ground 

• Several slope drains may be required if upslope drainage areas are too large for one 
drain pipe 

 
Inspection and Maintenance 
 
• Inspect slope drains at least once per week, or after significant storm events (1:2 

year storm and/or 40 mm precipitation in 24 hours) 
• Repair any damaged section of pipe immediately 
• If evidence exists of pipe movement, install additional anchor stakes to secure and 

anchor at zones of movement 
• Remove sediment from upslope inflow apron area after each storm event otherwise 

either downslope sediment transport will occur or cause the drainpipe to be plugged 
which could result in overtopping of inflow apron structure and sheet flow over slope 
face 

 
Similar Measures 
 
• Rock lined channel 
• Storm sewer 
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Description and Purpose 
 
• Drains that intercept and collect subsurface flow and divert it from slope, thus 

lowering the groundwater table to minimize piping erosion, reduce seepage flow on 
slopes and increase slope stability 

• Relief drains (perforated finger-drains or French drains) to mitigate high groundwater 
table to minimize piping erosion 

 
Applications 
 
• Permanent measure 
• Used on cutslopes where groundwater seepage exits on slope face 
 
Limitations 
 
• Must be designed by a professional engineer 
• Can be expensive to install 
• Plugging of drainage outlet can cause build-up of pore pressure; the drain outlet 

must be protected to ensure a free-draining condition 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Excavate trench at subsurface drain location 
• Install drain pipe 
• Backfill with clean, coarse drainage gravel and/or non-woven geotextile fabric to 

provide filtration separation with adjacent soils 
 
Construction Considerations 
 
• Slopes with high water tables are susceptible to seepage and unstable excavation 

slopes; trench protection measures (i.e. trench box) may be required 
• Carry out work as soon as possible to mitigate seepage damage, soil loss and 

deterioration of unstable slopes 
• Excavate and install drains to the grade and spacings as designed by the 

geotechnical engineer 
• Protect the drain outlet with sturdy pipe to ensure free draining condition 
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Inspection and Maintenance 
 
• Drains installed below grade will require manholes at frequent intervals (100 m 

maximum) to facilitate inspection and maintenance 
• Flushing and maintenance clean out of drains can be carried out through manhole 

locations 
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Description and Purpose 
 
• Double panel, low profile, uni-body porous synthetic barriers used to dissipate flow 

energy and reduce velocity 
• Barriers of patented design constructed of lightweight and durable synthetic 

materials 
• May be used to create a grade break to reduce flow energy and velocities allowing 

some sediment to settle out at the upstream barrier panel of the barrier structure 
• Can be used to dissipate flow energy and trap sediment during the period of 

revegetation; should be removed at successful re-establishment of vegetation 
 
Applications 
 
• Temporary structure  
• May be placed across trapezoidal ditch to dissipate flow energy and reduce flow 

velocities 
• Can be used to supplement as grade breaks along ditch interval between permanent 

drop structures along steep ditch grades 
• May be used as midslope grade breaks along contours of midslope or at toe of 

disturbed slopes 
• Usually used as grade breaks along ditch (3 to 7% grade) in conjunction with erosion 

control matting or non-woven geotextile as soil covering mattings; usually used in 
conjunction with permanent gabion structure at steep grade (>6%) areas 

• Designed to be reusable 
 
Advantages 
 
• Prefabricated 
• Reusable/moveable 
• More appropriate for installing at transition areas of changing grades of channels so 

that hydraulic jumps (or change of flow regime from supercritical to subcritical) may 
be triggered to dissipate flow energy, thus minimizing erosion potential 

• Provide portable drainage control for construction sites, ditches, channels, roads and 
slopes 

• The double panel porous barrier may cause significant energy loss as the flow of 
water undergoes from supercritical flow to subcritical flow from the upstream panel 
to the downstream panel with a more laminar flow evolving downstream and roughly 
parallel to the stream bed.  Less turbulence and erosion energy may be created 
when compared with cascading, over-topping and tumbling flow from drop structures 
(i.e. gabions or check structures) 

• Barriers constructed of UV resistant material may be left in place for final channel 
stabilization as UV degradation is low 
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• Observed to enhance aggregation of silt material and to function as a sediment 
barrier with the formation of an earth block behind the upstream barrier panel area; 
the downstream flow exiting at the downstream barrier panel may be less erosive 

 
Limitations 
 
• More appropriate for use as a grade break and may be installed between permanent 

drop structures 
• Partially effective in retaining some sediment and reducing flow velocities 
• Less sturdy as drop structures in resisting high flow impact 
• Not to be designed as drop structures 
• Must be hand installed 
• Become brittle in winter and may be easily damaged by highway maintenance 

activities or by public 
• At the time of deactivation of the structure after vegetation establishment, metallic 

anchor pins, if not biodegradable, may require removal at time of completed 
revegetation 

• Stick-up of metallic anchor pin above ground may be a nuisance and, may present a 
hazard to human safety and maintenance equipment 

• The use of biodegradable anchor pins may be advisable 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Install as per manufacturers recommended installation instructions 
• Normally installed in conjunction with erosion control matting in ditches and channels 
• Prepare soil surface 
• Install basal layer of erosion mat or geotextile fabric; key-in basal mat/fabric at 

upstream end 
• Place and anchor barrier panels with adequate pin anchors to basal soils 
 
Construction Considerations 
 
• Maintain intimate contact between base of barrier and soil with laying of basal 

matting/fabric intimate to ground surface 
• Ensure side panel of barrier is extended to outer edges of channel to sufficient 

height to provide freeboard of channel flow 
 
Inspection and Maintenance 
 
• Inspect barriers at bi-weekly intervals and after each significant rainfall event 
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• Remove sediment build-up before it reaches one-half the check structure height 
• Do not damage barrier panel during removal of sediment 
• Partial or non-removal of sediment build-up will create a non-permeable barrier and 

low level earth mini-drop structure which will force water flow over-topping the 
barrier.  The option of non-removal of sediments may be open to converting the 
sediment build-up into a "vegetated earth mini-drop structure" along the ditch with 
the non-removal of synthetic permeable barrier in-place.  This will require topsoil and 
seeding (or intensive mulch seeding) to promote vegetation growth. 

• If erosion is noted at the toe or upslope edges of the structure, hand regrading or 
suitable repairs should be made immediately to prevent failure of the structure 

• Remove and deactivate one year after vegetation is established 
 
Similar Measures 
 
• Silt fences are equally effective at retaining sediment 
• Brush or rock filter berms 
 
Design Considerations 
 
• Install synthetic permeable barrier along ditch interval between permanent drop 

structures (i.e. gabion); can be economic alternative and supplemental to total hard 
armouring of complete channel length, or high frequency of gabion installation 
required for high flow applications in steep ditch grade 
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Description and Purpose 
 
• Straw rolls consist of bundled straw or natural fibre, wrapped in photo-degradable 

open-weave plastic netting, and staked into the soil along slope contours as a grade 
break to reduce erosion potential 

• Wattles consist of bundled live fascines, staked into the soil along slope contours 
• Fibre rolls are installed across slope contours as a grade break to reduce erosion 

potential by reducing overland flow velocities and encouraging ponding and 
sediment deposition 

• Live stakes can be installed to anchor the fibre rolls and wattles to provide deep root 
vegetation with potential favourable moisture retention provided by the fibre roll 

• Fibre rolls and wattles capture sediment, organic matter and seeds carried by runoff 
 
Applications 
 
• Temporary measure 
• May be used on slopes stable enough to support vegetation (steep, confined, slopes 

and channel banks with gradients greater than 1H:1V may have low success) 
• May be used on slopes and channel banks with adequate sunlight, moisture, and 

wind protection to support vegetation 
• May be used along long slopes as a grade break to shorten slope length between 

lines of fibre rolls at different contour elevations 
• May be used as grade breaks, where slopes transition from flatter to steep gradients 
• May be used on lake shores as wave breaks to assist in revegetation and 

stabilization of banks 
• Can be used in conjunction with live staking as bioengineering measure 
 
Advantages 
 
• Function as a grade break measure to lower sheet and rill erosion potential 
• Can be used on slopes too steep for silt fences  
• In time, plastic netting will degrade due to the sunlight and straw will degrade and be 

incorporated into the soil 
• Primary purpose is erosion control, but fibre rolls also provide some sediment control  
 
Limitations 
 
• Designed for low sheet flow velocities 
• Designed for short slopes with a maximum gradient of 1H:1V 
• May be labour intensive to install 
• Straw rolls have short life span due to natural degradation; usually only functional for 

two seasons 
• Susceptible to undermining and failure if not properly keyed into the soil 
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• Labour intensive maintenance may be required to ensure rolls are in continuous 
contact with the soil, especially when used on steep slopes or sandy soils 

 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Prepare slope face and remove large rocks or other deleterious materials 
• Excavate small trenches approximately one-half roll diameter deep and wide across 

the width of the slope, perpendicular to slope direction, starting at the toe of the 
slope and working upwards towards crest of slope 

• Space trenches a maximum of 3 to 8 m apart along the slope incline, with steeper 
slopes having trenches spaced closer together 

• Place fibre rolls into trench, ensuring continuous contact with soil surface 
• Butt-joint adjacent fibre roll segments tightly against one another 
• Use a metal bar to make pilot hole through middle of the fibre roll a minimum depth 

of 0.3 m into underlying soil 
• Pilot holes should be spaced a maximum of 1.2 m apart  
• Secure fibre roll to soil using wooden stake or other appropriate anchor; live stake 

may be used as alternate anchor 
• Place soil excavated from trench on upslope side of fibre roll and compact to 

minimize undermining of fibre roll by runoff 
• Seed the soil along the upslope and downslope sides of the fibre roll  
 
Construction Considerations 
 
• Use live stakes instead of wooden stakes 
• If the slope soil is loose and uncompacted, excavate trench to a minimum depth of 

2/3 of the diameter of the fibre roll 
• On steep slopes, anchors may be required on the downslope side of the fibre roll  
 
Inspection and Maintenance 
 
• Inspect structures at biweekly intervals or after significant storm events (1:2 year 

storm and/or 40 mm rainfall in 24 hours) 
• Areas damaged by washout or rutting should be repaired immediately 
• Additional erosion control measures should be considered for rilling areas damaged 

by runoff 
 
Similar Measures 
 
• Synthetic permeable barriers 
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Description and Purpose 
 
• Small dam constructed across a drainage channel 
• May be constructed of rock, aggregate-filled sandbags, straw bales or logs 
• Ponded water decreases flow velocities to reduce erosion caused by storm runoff 
• Sediment laden runoff is retained, allowing sediment to settle out 
 
Applications 
 
• Temporary or permanent measure 
• Reduces long steep grade to intervals of gentle grades between structures 
• Reduces flow velocities to decrease erosion potential caused by runoff 
• Sediment laden runoff is retained behind structure allowing sediment to settle out 
• May be used in channels that drain 4 ha or less (2ha or less for straw bales) 
• May be used in steep channels where runoff velocity is less than 1.5 m/s (limited to 

0.3 m/s for straw bales) 
 
Advantages 
 
• Cheaper than using riprap armouring or gabion structures in a ditch 
• Rock, sandbag and straw bale structures are relatively easy to construct 
• Cement can be incorporated into sandbag aggregates for a permanent application 
• Timber structures are suited to areas where timber can be salvaged from clearing 

operations and other materials are in short supply 
 
Limitations 
 
• Not appropriate for flow velocities greater than 1.5 m/s (0.3 m/s for straw bales) 
• Not appropriate for channels draining areas larger than 4 ha (2 ha for straw bales) 
• Not appropriate for grass lined channels unless erosion is anticipated 
• Susceptible to failure if water undermines or outflanks structure 
• Timber structures are labour intensive to construct, gaps between logs may render 

them ineffective and they will decay and rot with time 
• Straw bales should only be used as a temporary measure and have a short service 

life (1-2 years); they are susceptible to failure if bales are not properly trenched and 
anchored 
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Construction (Rock Check Dam) 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Excavate a trench key a minimum of 0.15 m in depth at the rock check structure 

location 
• Place non-woven geotextile fabric over footprint area of rock check structure 
• Construct structure by machine or hand  
• Structure should extend from one side of the ditch or channel to the other 
• Structure should be constructed so that centre of the crest is depressed to form a 

centre flow width which is a minimum of 0.30 m lower than the outer edges 
• Height of structures should be less than 0.8 m in height to avoid impounding large 

volumes of runoff  
• Downstream slope of the check dam should be 3H:1V (minimum) 
• Upstream slope of the check dam should be 2H:1V (minimum) 
 
Construction Considerations (Rock Check Dam) 
 
• Height and spacing between structures should be designed to reduce steep channel 

slope to intervals of flatter gradient 
• Rock check structures should be constructed of free draining aggregate 
• Aggregate used should have a mean diameter (D50) of between 75 mm and 150 mm 

and must be large enough to remain in place during high velocity flow situations.  
Maximum rock diameter should not exceed 150 mm if the structure is to be used as 
a sediment trap.  

• If rock check structures are in channels with significant high flows, they must be 
properly designed for stone size and structure spacings 

 
Construction (Sandbag Check Dam) 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Place sandbags by hand at check structure location with geometry similar to that 

shown for the rock check dam 
• Check structure should extend from one side of the ditch or channel to the other 
• Structure should be constructed so that centre of the crest is depressed to form a 

centre flow width which is a minimum of 0.30 m lower than the outer edges 
• Height of check structures should be less than 0.8 m to avoid impounding large 

volumes of runoff 
• Downstream slope of the check dam should be 2.5H:1V (minimum)  
• Upstream slope of the check dam should be 1.5H:1V (minimum) 
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Construction Considerations (Sandbag Check Dam) 
 
• Height and spacing of check structures should be designed to reduce channel slope 

to intervals of flatter gradient 
• Sandbags should only be filled ¾ full to allow bag to mould to contours, allowing 

continuous contact between the bag and the soil 
 
Construction (Straw Bale Check Dam) 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Excavate a trench approximately 0.15 m deep with a width of two straw bales at the 

straw bale check structure location 
• Place two rows of straw bales in excavated trench perpendicular to flow direction 

ensuring bales are staggered so that no joints are aligned on the upstream and 
downstream rows.  Ensure twine or wire is not in contact with the soil 

• Infill all joints with straw 
• The centre of the crest of the check structure should be at least 0.15 m lower than 

the outer edges along the channel walls 
• Drive two 1.2 m long square section wooden stakes through each straw bale, 

ensuring each stake is embedded a minimum of 0.15 m into soil 
• Backfill and compact the upstream and downstream edges of the check structure to 

seat the straw bales into the base of the ditch 
• Geotextile wrapping may be specified; the  geotextile should be pinned to the straw 

bale subgrade 
 
Construction Considerations (Straw Bale Check Dam) 
 
• Height and spacing of structures should be designed to reduce gradient to a flatter 

grade 
• To avoid impounding large volumes of runoff, check structures should be a 

maximum of one straw bale high 
• Straw bales should be: 

- Machine-made 
- Weed free cereal crop straw such as wheat, oats, rye, or barley 
- Tightly compacted and bound with two rows of wire or synthetic string and shall 

show no signs of weathering 
- No more than year old 
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Construction (Log Check Dam) 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Embed ends of logs at least 0.5 m into channel or ditch bed 
• Ensure there are minimal gaps between logs 
• Install horizontal cross brace at top of the downstream side of structure to connect 

logs together providing integral support 
• Structure should extend from one side of the ditch or channel to the other 
• Structure should be constructed so that centre of the crest is depressed to form a 

centre flow width which is a minimum of 0.30 m lower than the outer edges 
• To avoid impounding large volumes of runoff, check structures should be less than 

0.5 m in height above the base of the ditch. 
 
Construction Considerations (Log Check Dam) 
 
• Height and spacing of structures should be designed to reduce gradient to a flatter 

grade 
• Wood check dams should have their spacing and height design according to the 

anticipated hydraulic condition (flow depth and velocity) 
• Bracing should be installed to provide support to embedded logs 
 
Inspection and Maintenance 
 
• Inspect barriers at least once a week and before and after each significant rainfall 

event (more than 25 mm in a 24 hour period)  
• Remove sediment build up before it reaches one half the check structure height 
• Erosion repairs should be made immediately to prevent failure of the structure 
• Replace dislodged materials immediately or consider a more robust structure 
 
Similar Measures 
 
• Synthetic permeable barrier 
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Description and Purpose 
 
• Channels or swales commonly located along the crest of cuts slopes to intercept and 

convey runoff away from bare soil slopes and to minimize erosion of slopes from 
sheet flow 

• Often convey water to slope drains which carry water downslope 
 
Applications 
 
• Permanent measure 
• Effective method of intercepting runoff to avoid excessive sheet flow over slope 
• Effective at reducing erosion on cut slopes in highly erodible soils 
• Can be used in conjunction with slope drains  
• May be lined with vegetated or non-vegetated erosion control BMPs, but this 

requirement may be appropriate only in highly sensitive areas 
• Can be used in conjunction with sediment control measures, such as check 

structures or permeable synthetic barriers, but this requirement may be appropriate 
only in highly sensitive areas 

 
Limitations 
 
• Ditch may require lining to minimize soil erosion from concentrated flow  
• Ditch may require detailed design by qualified personnel if flow velocities and/or 

volumes are large 
• Channel must be graded to maintain adequate depth and positive drainage; ponding 

and breaching of the channel could lead to overtopping of the channel and 
downslope erosion 

• Removal of sediment build up and ditch maintenance may be difficult due to limited 
access space, because diversion ditches are commonly constructed at slope crests 

 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Use backhoe to excavate the ditch a minimum offset distance of 2 m between the 

crest of the cut slope and the top of the diversion ditch sideslope 
• Place and compact excavated soil to form a dyke between crest of highway slope 

and diversion ditch channel to provide adequate depth of the diversion ditch 
– The consequence of failure of this dyke will determine the level of compaction 

effort required 
– Sideslopes of the diversion ditch should not be steeper than 2H:1V (depending 

upon material type) 
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– The depth of the diversion ditch (from base of ditch to top of embankment) 
should be a minimum of 1 m in depth; the width of ditch should be 1 m minimum 

– The ditch should be graded at a minimum of 1% to promote positive drainage 
and outfall 

 
Construction Considerations 
 
• Channel should be graded towards nearest outfall or drainage pipe 
 
Inspection and Maintenance 
 
• Inspect ditches at least at biweekly intervals and after significant storm events (1:2 

year storm and/or 40 mm rainfall in 24 hours) 
• Repair any damage to channel immediately 
 
Similar Measures 
 
• Berms 
• Barriers 
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Description 
 
• Minimizes scour at flow impact location with dissipated flow energy 
• Hard armour (rip rap, gravel, sand bags, concrete) placed at pipe outlets, in 

channels and downstream of check structures to reduce velocity and dissipate 
energy of concentrated flows 

• Standard drain trough terminal protection structure generally used on bridge 
headslopes 

 
Applications 
 
• Permanent measure 
• May be used at outlets of pipes, drains, culverts, conduits, or channels with 

substantial flows 
• May be used at slope drain outlets located at the bottom of mild to steep slopes 
• May be used where lined channels discharge into unlined channels 
• May be used as a splash pad downstream of gabions, check structures, berms, 

barriers, and silt fences to prevent erosion caused by overtopping 
 
Advantages 
 
• Reduces flow energy in a relatively small area 
 
Limitations 
 
• Small rocks or stones can be dislodged during high flows 
• Grouted rip rap may break up due to hydrostatic pressure, frost heave, or settlement 
• May be expensive if construction materials (rip rap, gravel, or concrete) are not 

readily available 
• May be labour intensive to place and construct 
• Extreme flow velocities may require paved outlet structures, stilling basins, plunge 

pools, drop structures, baffles, or concrete splash pads which will require special 
design by qualified personnel.  Energy dissipators constructed of rip rap may not be 
adequate for extreme flow velocities 

 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Grade the area to final design grades and elevations  
• Sub-excavate energy dissipator location to thickness of energy dissipator 
• Place filtration bedding material on base of excavation 
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– Bedding can be comprised of well graded sand and gravel or non-woven 
geotextile 

– Acts as separating filter between fine grained subgrade and riprap size energy 
dissipator material 

• Place energy dissipator material (rip rap, gravel, sand bags, concrete) over filtration 
bedding material 
– Top of energy dissipator should be flush with surrounding grade 

 
Construction Considerations 
 
• Length of energy dissipator (La) at outlets shall be of sufficient length to dissipate 

energy 
– La = 4.5 x D  (where D is the diameter of the pipe or channel at the outlet) 
– Energy dissipator should extend upstream of the outlet approximately a minimum 

distance of 0.5 x D  
• Width of energy dissipator (Wa) at outlets shall be of sufficient width to dissipate 

energy 
– Wa = 4 x D 

• Thickness of energy dissipator (da) at outlets shall be of sufficient thickness to 
dissipate energy 
– da = 1.5 x maximum rock diameter (with a minimum thickness of 0.30 m) 

• Energy dissipator (splash pad, apron) shall be set at zero grade and aligned straight, 
with the direction of flow at the outlet 

• Bedding (filtration) layer can comprise either non-woven geotextile or a minimum of 
0.15 m well graded sand and gravel layer 

• Energy dissipator should be constructed of well-graded rip rap 
– Minimum d50 = 150 mm.  Preferable d50 = 300 mm 
– Minimum thickness = a) 1.5 x d50 or b) 0.30 m to 0.45 m thickness. (a or b 

whichever is greater) 
• Energy dissipator shall be designed to accommodate a 10-year peak runoff or the 

design discharge of the upstream channel, pipe, drain, or culvert, whichever is 
greater 

 
Inspection and Maintenance 
 
• Periodic inspections to check for damage should occur at least once a month, or 

after storm events (1:2 year storm and/or 40 mm rainfall over 24 hour duration) 
• Any damage should be repaired immediately 
 
Similar Measures 
 
• Gabion mattresses 
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Description and Purpose 
 
• Permeable fabric barriers installed vertically on support posts along contours to 

collect and/or filter sediment laden sheet flow runoff 
• Causes water to pond and sediment to settle out as fabric impounds water 
• Decreases flow velocity in channels with low to moderate flows (<0.03 m3/s) 
• Entraps and minimizes coarse sediment from sheet flow or overland flow from 

entering waterbodies  
• Perimeter control for sediment transport and deposition 
• Also known as “sediment control fence” 
 
Applications 
 
• Temporary measure 
• Used at bottom of cut or fill slopes to collect sediment laden runoff 
• Used along streams or watercourse banks 
• Used around stockpiles 
• Midslope grade-break (using "J-hook" or "smile" pattern to cause ponding and 

sedimentation) 
 
Advantages 
 
• Low permeability silt fences have high ponding and settling capabilities for fine sand 

to coarse silt 
 
Limitations 
 
• Successful performance is highly dependent on proper installation; silt fence is 

commonly installed incorrectly and failures can cause erosion  
• Applicable for sheet flow, normally cannot handle concentrated channel flow 

volumes 
• May fail under high runoff events or due to damage caused during sediment removal 
• Limited to locations suitable for temporary ponding of sediment laden runoff 
• Low permeability silt fences may not be strong enough to support weight of water 

retained behind it and may require reinforcement (i.e. wire mesh and stronger 
support posts) 

• Sediment build up needs to be removed at 1/2 height and on a regular basis 
• Has a useable life of approximately one year, depending on maintenance and 

sediment requirement 
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Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Two methods of installation are commonly used: 

– Trench method 
– Mechanical (slicing) installation method (e.g. Tommy Silt Fence Machine or 

equivalent) 
The mechanical installation method is recommended because it results in less 
disturbance to native ground and in general provides a stronger end product 

• Trench Method 
– Select the location of the silt fence (usually along contours) 
– Excavate a trench 0.30 m deep by 0.15 m wide for the entire length of fence 
– Drive the support posts a minimum of 0.6 m into the ground along the 

downstream side of the trench, spaced a maximum of 2 m apart; use a spacing 
of 1 m for critical water-retaining areas 

– Attach the wire mesh or snow fencing, if used as reinforcement to fence fabric, to 
the upstream side of each post with staples 

– Extend the filter fabric to the base of the trench and attach it over the wire mesh 
or snow fence, if used, on the upstream side of posts  

– Backfill and compact the soil in the trench, being careful not to damage the fence 
• Mechanical Installation Method 

– Select the location of the silt fence (usually along contours) 
– Use a mechanical installation machine to embed the fabric a minimum of 0.2 m 

to 0.3 m into the ground.  One mechanical installation method involves slicing 
(with special equipment) the geotextile fabric to embed it into the ground without 
excavation or backfill.  This results in only minor disturbance of the ground and 
only minor tamping of the ground is required for compaction. 

– Drive the support posts a minimum of 0.6 m into the ground, spaced a maximum 
of 2 m apart; use a spacing of 1 m for critical water-retaining areas 

– Attach the wire mesh or snow fencing, if used as reinforcement, to the silt fence 
fabric and to the upstream side of posts with staples  

• Note on Type 2 Silt Fence 
– Heavy grade silt fence may be required by regulatory agencies for installation 

near watercourses 
– Type 2 silt fence uses steel posts, with filter fabric supported by wire fencing 

material and a compacted gravel toe anchorage 
 
Construction Considerations 
 
• Site Selection 

– Size of drainage area to a silt fence should be no greater than 0.4 ha 
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– Maximum flow path length above silt fence should be no greater than 30 m 
– Maximum slope gradient above the silt fence should be no greater than 2H:1V 

• Fence should be placed on the contour to produce proper ponding 
• Fence should be placed far enough away from the toe of slope to provide an 

adequate ponding area (minimum of 1.8 m away from toe of slope is recommended) 
• Ends of the fence should be angled upslope to collect runoff 
• Fence should not extend more than 0.6 m above grade 
• Posts can be wood or metal, depending on design and ground conditions 
• Posts should be placed on the downstream side of the fence 
• Posts should be driven at least 0.6 m into the ground 
• Posts should not be spaced greater than 2 m apart 
• Wire mesh or snow fencing may be placed between the posts and the filter fabric to 

provide additional strength and support reinforcement 
• Filter fabric should be cut from a continuous roll to avoid joints.  If joints are 

necessary, filter fabric should be wrapped around the fence post with a minimum 
overlap of 0.2 m, and  staples should be used to attach the fabric to the post 

• Fence (and wire mesh or snow fence, if used) should be attached to the posts with 
heavy duty staples, tie wires, or hog rings 

• Fence (and wire mesh or snow fence, if used) should be dug into a trench at least 
0.30 m deep to prevent undercutting of fence by runoff 

• Trench backfill should be compacted 
• Long runs of silt fence are more prone to failure than short runs 

– The maximum length of each section of silt fence should be 40 m 
– Silt fence should be installed in 'J' hook or 'smile' configuration, with maximum 

length of 40 m, along contours allowing an escape path for ponded water 
(minimizes overtopping of silt fence structure)  

 
Inspection and Maintenance 
 
• Inspections should occur twice per week and after significant storm events (1:2 year 

storm event and/or >40 mm rainfall over 24 hours duration) 
• Repair undercut fences and repair or replace split, torn, slumping or weathered 

fabric immediately 
• Sediment build up should be removed once it accumulates to a depth of 0.2 m or at 

1/2 height of fence 
• Remove fence after vegetation is established 
• Deactivate fabric by cutting off the top portion of fabric above ground; the bottom 

trenched-in portion can be left in-ground to minimize ground disturbance 
 
Similar Measures 
 
• Check Dams 
• Permeable synthetic barriers 
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Description and Purpose 
 
• Temporary barriers of brush and/or rock wrapped in geotextile and secured in place  

to intercept sediment laden stormwater runoff from disturbed areas, retain sediment, 
and release water as sheet flow 

 
Applications 
 
• Temporary measure 
• Perimeter control 
• Near toe of slopes subjected to sheet flow and rill erosion 
• Along crest or tops streams and channels 
• Around drain inlets 
• Maximum drainage area of 250 m2 per 25 m length of barrier 
 
Advantages 
 
• May be equally effective as silt fences 
 
Limitations 
 
• Temporary measure only 
• Maximum drainage area of less than 250 m2 per 25 m length of barrier 
• Sufficient area behind berm required for ponding and clean out of sediment 
• Not effective for diverting runoff (allows runoff to seep through) 
• Rock berms are expensive to remove at completion of service life 
• Not to be used across ditches, channels, or swales where high concentrated flows 

are anticipated 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Brush berm 

– Size of the brush berm will vary depending upon amount of material available 
and condition of the site 

– The height of the berm shall be at least 1 m and the width shall be a minimum of 
1.5 m at its base 

– Berm is constructed by piling brush, roots, stumps and/or stones into a mounded 
row along contours 
– During clearing and grubbing, equipment can push the material into windrows 

along toe of slopes or other areas prone to erosion 
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– Geotextile is then laid across the berm, with edges overlapping, and secured in a 
trench immediately upstream of the berm 
– Trench shall be 15 cm wide and 15 cm deep and shall run for the entire 

length of the berm 
– The geotextile in the trench shall be staked down with stakes spaced 

approximately 1 m apart  
– The trench is then backfilled and compacted over the staked geotextile 
– The geotextile is anchored with twine/wire to stakes on the downstream side of 

the berm 
• Rock filter berm 

– Constructed similar to brush berm, replacing brush with rock (D50 = 75 mm to 
150 mm) 

 
Construction Considerations 
 
• Use rock or brush material smaller than 150 mm in diameter, or use geotextile to 

encapsulate the material 
• There is no predetermined shape for berms 
• Water must be forced to pond behind the berm to encourage settling 
• Brush barriers can generally be constructed of clean organic material made 

available from clearing and grubbing operations that is normally burned or discarded 
• Rock and brush berms are temporary measures and should be removed upon 

completion of service life, after revegetation of areas upslope  
 
Inspection and Maintenance 
 
• Inspect berms on a weekly basis and before and after significant rainfall events (1:2 

year storm event and/or 40 mm rainfall over 24 hours duration) 
• Reshape berms as needed and replace lost or dislodged rock, brush, and/or 

geotextile  
• Inspect for sediment accumulation and remove sediment when depths reach 

approximately one-third the berm height or 300 mm, whichever occurs first 
• Inspect for toe undercutting, weathered/deteriorated geotextile, and end runs and 

erosion of the berm and repair immediately 
 
Similar Measures 
 
• Berms/barriers 
• Check dams 
• Permeable synthetic barriers 
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Design Considerations 
 
• Material properties 

– Rocks 
– Shall consist of hard, durable, clean mineral particles free of organic matter, 

clay lumps, soft particles, or other substances that might interfere with 
drainage and filtering properties 

– D50  of 75 mm to 150 mm preferable 
– Brush 

– Material shall be less than 150 mm in diameter 
 

 

Page 727 of 846



Brush or Rock Berm 
Sediment Control: 
Settling 

BMP24 
 

 
 
January 29, 2005  BMP 24-4 

 

Page 728 of 846



Drain Inlet Sediment Barrier
Sediment Control: 
Settling 

BMP25 
 

 
 
January 29, 2005  BMP 25-1 

Description and Purpose 
 
• Temporary devices constructed to minimize the amount of sediment entering a 

storm drain by ponding sediment laden runoff at the inlet 
• Storm Drain Inlet protection can consist of the following measures: 
 

– Block and Gravel Sediment Barrier – Option 1 
– Block and Gravel Curb Inlet Sediment Barrier – Option 2 
– Sand Bag Curb Inlet Sediment Barrier – Option 1 
– Sand Bag Curb and Gutter Sediment Barrier – Option 2 
– Silt Fence Sediment Barrier  

 
Applications 
 
• Temporary measure 
• Used where storm drains are operational prior to establishing vegetation on 

disturbed drainage areas 
• Can be effective where drainage enters municipal sewers or watercourses 
• Used for small, nearly level (less than 5% grade) drainage areas 
• Used as curb inlet barriers in gently sloping ditches and gutters 
• Used where drainage area is 0.4 ha or less 
• Used in open areas subjected to sheet flow and concentrated flows less than 0.014 

m3/s  
• Block and gravel bag barriers are applicable when sheet flows or concentrated flows 

exceed 0.014 m3/s and is necessary to allow for overtopping to prevent flooding 
• Excavated drop inlet sediment traps are appropriate where relatively heavy flows are 

expected and overflow capacity is required 
 
Advantages 
 
• Easy to install and remove 
• Sand bags may be reusable 
 
Limitations 
 
• Ponding around inlet may result in local flooding 
• Use only when ponding will not encroach into vehicular traffic, onto erodible surfaces 

and slopes or beyond the limits of the construction site 
• Frequent removal of sediment may be required for high flow situations 
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Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Place inlet sediment barrier around entrance to drain/pipe.  The option appropriate 

for use is dependent on site conditions. 
• Silt fence barrier can be used for soil surfaces 
• Gravel or aggregate filled sand bags should be used for asphalt or concrete surfaces 
• Aggregate filled sand bags 

– Place sand bags stacked one or two bags high around inlet 
• Gravel barriers 

– Place concrete blocks stacked one or two blocks high, with cavities of blocks 
aligned with direction of flow, around inlet 

– Wrap 13 mm wire mesh around concrete blocks 
– Place 25 mm to 38 mm diameter rock around block and wire mesh assembly 

ensuring rock extends down from top of blocks to asphalt or concrete surfacing 
• Gravel filter curb inlet 

– Place concrete blocks stacked one or two blocks high around inlet, with cavities 
of blocks aligned with direction of flow,  forming a 'U' shape 

– Wrap 13 mm diameter wire mesh around concrete blocks 
– Place 25 mm to 38 mm diameter rock around block and wire mesh assembly 

ensuring rock extends down from top of blocks to asphalt or concrete surfacing 
 
Construction Considerations 
 
• Gravel or aggregate filled sand bags should be used for asphalt or concrete surfaces 
• Aggregate filled sand bags 

– Sand bags should be filled with pea gravel, drain rock, or other free draining 
material 

– Gravel or aggregate filled sand bags should be filled only three-quarters full to 
allow sand bag to be flexible to mould to contours, maintaining continuous 
contact with surface 

– Barrier should be placed at least 0.1 m from inlet to be protected 
– Several layers of sand bags should be overlapped and tightly packed against one 

another 
– A one sand bag wide gap should be left in the lowest point of the upper layer to 

act as an emergency spillway 
• Gravel filter inlet berm and gravel filter curb inlet 

– Slope gravel towards inlet at a maximum slope of 2H:1V 
– Maintain at least 0.3 m spacing between toe of gravel and inlet to minimize 

gravel entering inlet 
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– 25 mm wire mesh may be placed over inlet to prevent gravel from entering the 
inlet 

• For drainage areas larger than 0.4 ha runoff should be directed towards a sediment 
retention device designed for larger flows before allowing water to reach inlet 
protection structure 

• Use aggregate sand bags filled with 25 mm diameter rock in place of concrete 
blocks for gravel filter inlet berm or gravel filter curb inlet 

 
Inspection and Maintenance 
 
• Inspect barriers at least once a week and before and after each significant rainfall 

event (1:2 year storm and/or 40 mm in a 24 hour period) 
• Remove sediment build up after each storm event 

– Sediment and gravel should not be allowed to accumulate on roads 
• Replace gravel if it becomes clogged with sediment 
• Remove all inlet protection devices when inlet protection is no longer required 
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Description and Purpose 
 
• Constructed of sand or gravel-filled geotextile 
• Used to divert and intercept sheet or overland flow 
• May be used to form ponds and allow sediment to settle out  
 
Applications 
 
• Temporary measure 
• May be used in place of silt fences to retain sediment on construction sites 
 
Advantages 
 
• Trenching not required as weight and flexibility of berm allows continuous contact 

with ground surface 
 
Limitations 
 
• Requires Continuous Berm Machine (CBM) for construction 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Use CBM to form berm a minimum of 2 m away from toe of slope to provide 

adequate ponding area on upstream side of berm 
• Follow operating procedures for CBM 
• Use of woven geotextile is preferred due to higher tensile strength and small 

deformation 
• If required, 50 mm diameter (recommended) PVC drainage pipes may be inserted in 

downstream side of berm, spaced 100 to 150 mm apart, to facilitate drainage 
• If required and appropriate, slits may be cut in upstream side of berm to facilitate 

filtering and drainage 
 
Construction Considerations 
 
• Berm constructed of sand, aggregate, or other pervious soil encased in geotextile 

fabric 
• Maximum berm height is approximately 0.4 m 
• Higher permeability fill materials should be used in ‘drainage chambers’ in low areas  
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Inspection and Maintenance 
 
• Minimal maintenance is required 
• Inspect berms on a weekly basis and before and after significant rainfall events (1:2 

year storm and/or 40 mm rainfall over 24 hour duration) 
• Inspect for sediment accumulation and remove sediment when depths reach 

approximately one-third the berm height 
• Inspect for toe undermining, weathered/deteriorated filter fabrics, and end runs and 

erosion of the filter and repair immediately 
• Damaged sections may be repaired by restapling or placing another section of 

continuous berm upstream of the damaged section to provide seal-off 
• Removal of berm is accomplished by splitting the berm, spilling fill material and 

removing fabric 
 
Similar Measures 
 
• Berms/barriers 
• Sand/gravel bag barriers 
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Description and Purpose 
 
• Barrier constructed of compacted soil to intercept and divert flow of runoff water 

away from sensitive areas or water bodies 
• May require a spillway outlet of erosion-resistant granular material constructed to 

allow exit of diverted water to less sensitive areas. 
 
Applications 
 
• Temporary or permanent measure 
• Used instead of (or in conjunction with) diversion ditches 
• Placed along contours at toes of slopes to divert runoff from sensitive areas 
• Used to divert water to sediment control structures 
 
Advantages 
 
• Easy to construct 
• Can be converted to sediment basin or trap with the design of a permeable filter 

berm at the exit spillway area 
 
Limitations 
 
• Generally, an earth dyke barrier can be 1 to 2 m in height.  Design by a geotechnical 

engineer is required for barriers greater than 3 m in height in accordance with dam 
design guidelines and regulatory requirements.  The consequences of failure will 
influence the level of design and construction requirements. 

 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Construct barrier from bottom up by placing and compacting subsequent lifts of soil 
• Degree of compaction of each lift to be determined by the design engineer based on 

consequences of failure 
 
Construction Considerations 
 
• The barrier shall be trapezoidal in section  
• Low barriers should have the slopes tailored to the construction material used 

– 1.5H:1V for granular soils (predominantly gravel) 
– 2H:1V or flatter for compacted mixed or fine grained soils 
– Slope should be a minimum of 3H:1V for uncompacted fine grained soils 
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Inspection and Maintenance 
 
• The degree and extent of inspection and maintenance performed on an earth dyke 

barrier is directly related to the consequences of failure.  Depending on the 
consequences of failure, an engineer experienced in embankment design and 
inspection may be required for inspection, design of remedial measures and 
supervision of their implementation. 

• Inspect barriers on a weekly basis and before and after significant rainfall events 
(1:2 year storm and/or 40 mm rainfall over 24 hour duration) 

• Piping failures may be remedied by replacing saturated soils with drier compacted 
soil and/or by placement on the failed area of a stabilizing toe berm constructed of 
granular materials over non-woven geotextile  

• Inspect for sediment accumulation and remove sediment when depths reach 
approximately one-half the barrier height 

• Deactivate and remove barrier once soils upslope have stabilized and return barrier 
location to conditions that are equivalent or better than prior to barrier construction 

 
Similar Measures 
 
• Continuous berms 
• Sand/gravel bag barriers 
 
Design Considerations 
 
• Geotechnical design required for barriers constructed of fine grained soils and 

greater than 3 m in height 
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Description and Purpose 
• Low height dam enclosure for impoundment of sediment laden storm water, 

sedimentation and release of treated runoff 
• Used to trap sediment laden run off and promote settlement of sediment prior 

release 
• Constructed by excavating a pond or building embankments above the original 

ground surface 
• Sediment traps and basins can be divided by size of pond impoundment enclosure 

– Basin (Type I) for pond area ≥500 m² 
– Trap (Type II) for pond area ≤500 m² 

 
Applications 
• Temporary (for construction period) or permanent measure 
• Used at terminal or selected intermediate points of concentrated runoff for 

impoundment of runoff and sedimentation of silt prior to release of treated runoff  
• Used as a sediment control measure at outlets from construction sites where runoff 

may enter watercourses, storm drains, or other sensitive areas 
• Used where there is a need to impound a significant amount of sediment from 

significant areas of land disturbance 
• Removal of small diameter particles may require use of flocculants.  This should be 

done with caution to prevent adverse effects on aquatic life 
• Sediment basins (Type I) used for disturbed drainage areas greater than 2.0 ha 
• Sediment traps (Type II) used for disturbed drainage areas of 2.0 ha or less 
• Where practical, contributing drainage areas should be subdivided into smaller areas 

and multiple sedimentation impoundment installed  
 
Advantages 
• High capacity of runoff impoundment and more efficient means of sedimentation 

necessary along perimeters of construction sites with high risk sensitive 
environmental areas and watercourses 

• Sediment can be cleaned out easily 
• Robust 
• Can be deactivated easily by breaching the enclosure dyke 
 
Limitations 
• Requires specialized design by qualified personnel 
• Sediment traps and basins do not remove 100% of the sediment; net efficiency for 

sedimentation of silt may be around 50% dependent on design 
• Anticipated service life of 3 years or longer due to possible clogging of outlets in the 

long-term 
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• Sedimentation traps and basins with a riser outlet should have an auxiliary spillway 
with adequate erosion protection to  permit overflow in the event that the riser pipe 
outlet clogs during a storm event 

• For drainage areas greater than 40 ha, multiple basins may be required 
• Efficiency of sedimentation is very dependent on surface area; sediment basins 

require large surface areas to permit settling of sediment 
• Fences and signage may be required to reduce danger to the public 
• May provide breeding habitat for mosquitoes and other pests 
• Sediment traps only remove medium and large diameter silt particles and upstream 

erosion or sediment control measures are required to reduce the amount of 
sediment laden to the runoff at downstream sensitive areas 

• Periodic removal of accumulated sediment is required 
 
Construction  
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• The consequences of failure for any water retaining structure will determine the level 

of effort in the design and construction phases.  The construction guidelines 
presented herein are minimum requirements.  A geotechnical engineer should 
design water retaining structures if warranted by the consequences of failure 

• All footprint areas for embankment dykes should be stripped of vegetation, topsoil, 
and roots to expose a mineral soil subgrade 

• Embankment fill material should be clean mineral soil with sufficient moisture to 
allow proper compaction 

• Fill should be placed in lifts not exceeding 150 mm in compacted thickness and 
should be compacted to a minimum of 95% Standard Proctor maximum dry density 
(SPD) 

• The main outlet structure should be installed at farthest possible point from inlet 
– The outlet should be placed on firm, smooth ground and should be backfilled to 

95% SPD 
– Proper inlet and outlet protection should be installed to protect from scour 
– The outlet pipe should consist of corrugated steel pipe to protect against pinching 

and blockage 
• The embankment should be topsoiled, seeded or protected with gravel or riprap 

immediately after construction 
• Construct an emergency spillway to convey flows not carried by the principal outlet  

– The emergency spillway should consist of an open channel (earth or vegetated) 
over native undisturbed soil (not fill) 

– If the spillway is elevated, it should be constructed of rip rap  
– The spillway crest should be depressed at least 0.15 m below embankment 
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Construction Considerations 
 
• It is preferable to strip to mineral soil only along the footprint area required for dyke 

construction; the pond floor centre area can be left cleared but unstripped  
• The pond can be constructed by excavating, constructing embankments, or a 

combination of the two methods 
• Baffles should be provided to prevent short-circuiting of flow from inlet to outlet.  The 

optimum ratio of flow length to flow width is 5:1 
• Construct sediment ponds and basins at the construction site perimeter prior to wet 

season and construction activities 
• Sediment pond/basin bottom should be flat or gently sloping towards outlet 
• Dyke slopes should not be steeper than 2H:1V and should be well-compacted 
• Basins should be located where: 

– Low embankment can be constructed across a swale or low natural terrain 
– It is accessible for maintenance work, including sediment removal  

 
Inspection and Maintenance 
 
• Regular inspection is required to identify seepage, structural soundness, outlet 

damage or obstruction and amount of sediment accumulation  
• Inspections should be performed weekly and after significant storm events (1:2 yr 

storm and/or 40 mm rainfall in 24 hours) 
• Sediment should be removed upon reaching 1/2 height of the containment berm or 

within 0.4 m of crest of embankment 
• Sediment traps may be deactivated or removed after vegetation of previously 

disturbed upstream areas has been established 
 
Design Considerations 
 
• The design can use a riser outlet option or a permeable rock berm outlet option.  

The permeable rock berm outlet option is recommended for most applications 
• Minimum particle size for rock rip rap shall be 200 mm 
• If the design of a riser outlet is utilized 

– Main outlet pipe shall be fabricated from corrugated steel pipe conforming to 
CSA standard CAN 5-G401-M81 or the latest revision thereof 

– Outlet pipe shall consist of a horizontal pipe welded to a similar vertical riser at a 
45° mitre joint 

• Close to the base of the riser pipe, a 100 mm diameter hole shall be fabricated and a 
mesh with 12 mm square openings tack welded over the hole as a screen 
– A similar hole shall be provided along the riser pipe immediately above the 

elevation of the maximum sediment buildup (usually 0.4 m below crest of 
embankment) 
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Description and Purpose 
 
• Temporary modifications to storm sewer barrels to minimize the amount of sediment 

transported downstream through the storm sewer system 
• Modifications may include: 
 

– Sealing of manhole and catchbasin inlets 
– Providing sediment controls at manhole and catchbasin inlets 
– Providing deep sumps in manhole and catchbasin barrels 
– Installing weirs at manhole and catchbasin outlets   

 
Applications 
 
• Temporary measure 
• Used where storm drains are operational prior to establishing vegetation on 

disturbed drainage areas 
• Can be effective where drainage enters municipal sewers or watercourses 
 
Advantages 
 
• Additional form of sediment control to prevent downstream transport 
• Best suited to new developments 
 
Limitations 
 
• May reduce local capacity of storm sewer system  
• Frequent removal of sediment may be required for high flow situations 
• Temporary measures must be removed when storm sewer is expected to be fully 

functional 
 
Construction 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Inlet sediment control is addressed in BMP25 
• The storm sewer designer and owner should be consulted to determine design 

criteria for barrel sump or weir measures 
 
Construction Considerations 
 
• If flow cannot be accommodated by the storm sewer, ensure that surface flows are 

adequately managed 
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Inspection and Maintenance 
 
• Inspect BMPs at least once a week and before and after each significant rainfall 

event (1:2 year storm and/or 40 mm in a 24 hour period) 
• Remove sediment build up after each storm event.  Sediment and gravel should not 

be allowed to accumulate on roads 
• Remove all inlet protection devices when inlet protection is no longer required 
• Remove all barrel sump or weir measures when the storm sewer is required to be 

fully operational 
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Description and Purpose 
 
• Sediment is extracted by pumping sediment laden runoff into a bag manufactured 

from a permeable geotextile.  Water will filter through while sediment is retained 
within the filter bag 

 
Applications 
 
• Temporary measure 
• Can be used in high risk areas to supplement performance of containment pond 

systems 
• An example area would be where containment pond space is limited on construction 

site and appropriate sized containment pond cannot be constructed adjacent to high 
risk areas 

• Useful for additional extraction of sediment dewatering sumps, sediment ponds, or 
other retention facilities with accumulations of sediment laden runoff 

 
Advantages 
 
• Filter bag is lightweight and portable 
• Simple cleanup and disposal 
• Sediment is captured within filter bag for removal from site 
 
Limitations 
 
• May be expensive: extra costs are associated with cost of filter bags and costs of 

pumping out retention facilities 
• Power supply for pumps may be required 
• Useful for only short periods of time and small volumes of water 
• Refer to manufacturers' product performance information 
• Can only retain particle sizes larger than the Apparent Opening Size (AOS) of the 

filter fabric bag 
• Generally for available non-woven filtration geotextile, AOS values of 0.15 mm range 

or lower can be realistically manufactured.  It is important to require manufacturer to 
provide performance specification and physical properties of the bags.  The designer 
and supplier of the filter bag should choose the fabric and AOS based on the 
anticipated gradation of the sediments. 

• Generally only suitable for use as an emergency measure for highly sensitive sites 
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Implementation 
 
(Note:  The following method is provided for guidance only.  A site-specific design by a 
qualified designer is required.) 
 
• Place filter bag on free-draining base (such as gravel pad or straw pile) on a slight 

slope, with opening to silt bag facing upslope 
• Attach hose to opening of filter bag, and ensure a tight seal to prevent discharge of 

sediment laden runoff outside of bag 
• Attach hose to pump and insert extraction hose into retention facility to be dewatered 
• Turn on pump and remove sediment laden water until the filter bag is full of sediment 
• Disengage pump once the filter bag is full, tightly close the filter bag opening to 

prevent spilling of sediment and remove the bag 
• Repeat the process (using new filter bags) until the retention facility is dewatered to 

acceptable levels 
 
Implementation Considerations 
 
• Full filter bags can be removed from site or buried in designated locations on-site 
• Care should be taken to ensure filter bag is not overfilled, which may cause it to tear 

and spill sediment 
• Care should be taken when transporting full filter bags to prevent tearing 
 
Inspection and Maintenance 
 
• Inspect all hoses and connections before and during pumping operations to 

minimize leaks 
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ENVIRONMENTAL INCIDENT REPORT FORM 
 

Date of incident:                          Approximate time of incident:                            Weather: 

 

Location of Incident:  

 

 

 

Detailed description of incident, events and causes:  

 

 

 

 

Persons involved in the incident: 

 

 

 

Person(s) contacted/notified (Contractor, Town of Ladysmith, EM, etc.): 

 

 

Emergency Management BC notified?  

EMBC case #:  

 

 

Department of Fisheries and Oceans notified? 

Name of officer:  

 

 

MOE or MoF Notified?  

 

 

 

 

Potential Environmental Impacts: 

 

 

 

 

 

Mitigation and/or Clean-up Efforts: 

 

 

 

 

 

 

 

Name and signature: 
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Spill Response Plan 

If a spill of fuels, oils, lubricants or other harmful substances occurs, the following 

procedures are to be implemented. 

 

Response Steps 

1. ENSURE SAFETY    2. STOP THE FLOW (if possible)    3. SECURE THE AREA                                

4. CONTAIN THE SPILL     5. NOTIFY/REPORT (PEP 1-800-663-3456)    6. CLEAN-UP 

 

1. ENSURE SAFETY 

• Ensure Personal/Public and Environmental Safety 

• All onsite personnel wear appropriate Personal Protective Equipment (PPE) 

• Determine the product spilled and circumstances before taking action 

• Warn people in the immediate vicinity 

• Ensure no ignition sources if spill is a flammable material 

 

2. STOP THE FLOW (if possible) 

• Close valves, shut off pumps or plug holes/leaks 

• Stop the flow or the spill at its source 

• Use appropriate response materials in spill kits if applicable 

 

3. SECURE THE AREA 

• Limit access to the spill area 

• Prevent unauthorised entry onto the site 

 

4. CONTAIN THE SPILL 

• Block off and protect drains and culverts 

• Prevent spilled material from entering drainage structures 

• Use spill sorbent material to contain the spill 

• If necessary, use a dyke or any other method to prevent any discharge on site 

• Make every effort to minimize contamination 

 

5. NOTIFY/REPORT 

• Notify site supervisor, EM, and Town of Ladysmith 

• When necessary, the first external call should be made to: 

Emergency Management BC (EMBC) 1-800-663-3456 

 

5. CLEAN UP 

• Clean up spill according to applicable regulations and best management practices 

• Once clean up has occurred, confirmatory soil sampling may be necessary depending 

on the nature of the incident to verify appropriate clean up and remediation has 

occurred. 
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Archaeological Resources: Chance Find Management Guidelines

INTRODUCTION

The BC Ministry of Transportation and Infrastructure (MOTI) is
committed to the responsible management of heritage sites within its
project sites. The intent of this document is to provide MOTI’s
Contractors and staff working in the MOTI South Coast Region with
guidelines for the appropriate response to the discovery of known or
suspected heritage sites during construction activities. The objective for
providing this information is to minimize disruption to the activity while
promoting the preservation and proper management of heritage sites.
The following sections:

1) Describe the provincial heritage regulatory framework;
2) Present step-by-step guidelines for heritage site chance find

management, including a procedure for the identification,
treatment and management options for human remains;

3) Identify the limitations of the Chance Find Management
Guidelines; and,

4) Provide a list of heritage management contacts to be notified in
the event that confirmed or suspected heritage resources are
encountered during construction activities.

BC REGULATORY FRAMEWORK
Heritage sites in British Columbia are managed in accordance with the
Heritage Conservation Act (RSBC 1996, c. 187). Section 12 of the
Heritage Conservation Act (HCA) specifies that an individual (or
corporation) must not damage, excavate, dig in or alter, or remove any
heritage object from a heritage site, except in accordance with a permit
issued by the Minister. The HCA confers automatic protection upon all
heritage sites that pre-date AD 1846, regardless of whether they are
recorded in the Provincial Heritage Register, and regardless of whether
they are located on Crown land or private property. Certain sites,
including human burials and rock art sites with heritage value, are
automatically protected, regardless of their antiquity.

It’s important to note that all archaeological sites, regardless of their
condition, are protected by the HCA and that it does not distinguish
between “intact” (i.e., those sites which are in a pristine, or undisturbed
state) and “disturbed” (i.e., those sites which have been subject to
alteration, permitted or otherwise) sites. Post AD 1846 historical
heritage sites can be protected by Provincial Ministerial Order or
Designation by an Order-in-Council.

GUIDELINES FOR CHANCE FIND MANAGEMENT

Step 1: If known or suspected archaeological materials or features are
encountered, stop activity within 30 m of the find and secure the area.
Suspected archaeological material (including excavated materials)
should not be moved, removed or altered prior to inspection by a
qualified archaeologist (unless necessary to address a site safety risk).
Step 2: Inform the Ministry Representative for your project.
Step 3: Stake or flag the site.
Step 4: The Ministry Representative will seek further direction from the
Project Archaeologist. If the Project Archaeologist cannot be reached,
the Ministry Representative will call the MOTI Environmental
Coordinator. (contacts on next page).

Note: Based on the nature of the incident, it may be determined that
there are no further concerns and activities may continue, or further
assessment or mitigation may be required. See Management Options.

Chipped stone flakes and core artifacts

Fire altered rock

Waterlogged basket (cleaned)

Shell midden deposits
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CHANCE FIND – ANCESTRAL REMAINS

1) If suspected ancestral remains are encountered (either intact or disturbed), immediately stop
construction activities, establish a 30m buffer and cover the suspected ancestral remains with a
tarp.

2) Inform the Ministry Representative of the discovery;
3) The Ministry Representative will contact the Project Archaeologist; if the Project Archaeologist

cannot be reached, the Ministry Representative will contact the MOTI Environmental Coordinator.
4) The Project Archaeologist will contact the Archaeology Branch, as well as First Nations with

traditional interests in the areas within 24 hours.
5) While awaiting the Project Archaeologist to attend the site, the suspected ancestral remains must

be guarded.
6) Do not undertake further work that could disturb the remains. This includes moving soil and/or

spoil (unless necessary to address a safety risk);
7) The Project Archaeologist will visit the site with First Nations representatives;
8) If it is determined that the chance find is not archaeological in nature (i.e., forensic), the local

policing authority and Office of the Coroner will be contacted by the Archaeology Branch;
9) If it is determined that the chance find is archaeological in nature (i.e. ancestral remains),

discussions between the Archaeology Branch, First Nations, Project Archaeologist, Ministry Rep
and the Contractor will identify appropriate follow up procedures including the appropriate
treatment of the ancestral remains and reburial procedures.

Archaeological Resources: Chance Find Management Guidelines

MANAGEMENT OPTIONS

In the event that an archaeological site is confirmed
by the Project Archaeologist, discussions will occur
between the Archaeology Branch, the contractor, First
Nations, and the MOTI in order to select the
appropriate management option*. First Nations will be
informed within 24 hours. Options could include:

1) Avoidance through partial activity redesign or
relocation. This results in reduced additional
impact to the archaeological site and is the
preferred option from a cultural resource
management perspective and is the least
expensive option. An archaeological impact
assessment may be required to define site limits.

2) Application of temporary and/or permanent site
protection measures as approved by the
Archaeology Branch (e.g., fencing off the site,
capping with soil). An archaeological impact
assessment to identify site boundaries and
archaeological monitoring to verify the
effectiveness of protective measures may be
required;

3) Archaeological mitigation consisting of controlled
excavations or archaeological construction
monitoring; and,

4) Monitoring of construction activities near the site
by a professional archaeologist.

*A Site Alteration Permit under Section 12 of the
HCA may be required prior to undertaking any of
these options.

Bone and antler artifacts
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LIMITATIONS

This document was prepared for the exclusive use of MOTI contractors for the specific application
during investigation, construction and maintenance activities in MOTI’s South Coast Region.
Consistent with the intent of the Heritage Conservation Act, contractors are advised that if
unanticipated cultural materials or features are encountered during investigation, construction or
maintenance activities, all work in the immediate area should cease, and the guidelines for
heritage site chance find management, as presented above, should be implemented. Should
contractors have any concerns about archaeological deposits or human remains, an archaeologist
should be contacted for direction. Note that although the HCA does not apply on federal land, these
chance find procedures should be implemented.

CONTACTS:

Ministry Representative/Project Manager: Michael Bateman
Tel: (778) 974-5339
Project Archaeologist: Patrick Dolan
Tel: (604) 664-3060
Archaeology Branch Reception:
Tel: (250) 953-3334 (daytime)

MOTI Environmental Coordinator: Joanne Letkeman
Tel: (236) 468-1984

Archaeological Resources: Chance Find Management Guidelines
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LETTER OF RECOMMENDATION FOR THE PROPOSED DEVELOPMENT 
AT 128 ROLLIE ROSE DRIVE, LADYSMITH, BC

 

APLIN & MARTIN CONSULTANTS LTD. PAGE 2 
PROJECT NO. 23-8024 JUNE 27, 2024 

 

retaining walls to create semi-private patio areas for Buildings B and C, and 
allowing for a beautiful front setback to complement the open front boulevard 
already in place. 
 
Given the site grading and geometry constraints, the developer is requesting two 
(2) variances from what is permitted under the R-3-A zoning, as follows: 
 

1. A variance in the front setback is being requested, reducing the setback 
from 6.0m to 3.0m. 

2. A variance in the required buffer zone along the north-east property line, 
reducing it from 1.5m to 0.6m. 

 
The above variances are being requested to maximise the utility of the site and 
provide homes for the growing population of the Town of Ladysmith, without 
incurring any negative impacts on the adjacent properties. 
 
Front setbacks are generally required to minimize any conflict between offsite 
municipal infrastructure and private infrastructure, creating a more open feeling 
along a frontage for the public, and providing good sightlines for vehicular and 
pedestrian traffic. However, the frontage for this site is just over 8.0m wide from 
the PL to the gutterline, and approximately 5.5m wide from the PL to the 
gutterline of the on-site parking areas, and includes a Multi Use Pathway and a 
back boulevard for utilities, creating a pleasant open area along the Rollie Rose 
frontage, and given the site is on the outside edge of a curved road, the proposed 
buildings would not affect any sightlines. 
 
Further to the above, reducing the front setback allows for additional distance 
from the environmentally sensitive area, placing any construction further from 
the SPEA boundary, and utilizing the existing driveway letdown location for site 
access allows for stepping of the retaining walls on the west frontage of the 
parcel, reducing the individual wall height and providing additional areas for 
plantings, improving the overall aesthetics of the site. 
 
While the developer appreciates the importance of landscaped buffers, the 
positioning and grading of the driveway does not allow for the required 1.50m 
width for a landscaped buffer; the offsite letdown was completed previously as 
part of the subdivision works, and the steep driveway grading and special 
constraints to fit in the buildings does not allow for the buffer to widen along the 
Pl as the driveway continues onsite; the landscape architect is proposing 
supplementing the lack of a landscaped buffer with five (5) additional Maple 
trees along the southern portion of the site. 
 
We trust this letter helps with the understanding of the proposed site 
development and provides clarity on why the requested variances should not 
have any negative implications for the development, the adjacent properties, and 
the public realm. 
 
 

Page 763 of 846



LETTER OF RECOMMENDATION FOR THE PROPOSED DEVELOPMENT 
AT 128 ROLLIE ROSE DRIVE, LADYSMITH, BC

 

APLIN & MARTIN CONSULTANTS LTD. PAGE 3 
PROJECT NO. 23-8024 JUNE 27, 2024 

 

Yours truly,  
 
APLIN & MARTIN CONSULTANTS LTD. 
 
Prepared by:      Reviewed by: 

 
 
 
 
 
 

Aird Garby, AScT, BC-CESCL   Scott Lewis, P.Eng. 
Project Coordinator     Branch Manager 
 
ABG:sal 
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STAFF REPORT TO COUNCIL 
 

Report Prepared By:  Jake Belobaba, Director of Development Services  
Reviewed By: Allison McCarrick  
Meeting Date: December 17, 2024  
File No:  5040-20 
RE: Housing Needs Report and Consequential OCP Amendments 
 

RECOMMENDATION: 
That Council:  

1. Pursuant to sections 585.31 and 790(2) the Local Government Act, receive the December 
17, 2024 report to Council as the Town’s Interim Housing Needs Report;  

2. Direct staff to publish the Interim Housing Needs Report to the Town’s webpage pursuant 
to section 790(5) of the Local Government Act;   

3. Having considered s. 475 of the Local Government Act, and in particular the matters set 
out in subsections (2)(a) and (b), resolve that: 

a. the Stz’uminus First Nation, is the only entity that is appropriate to consult in 
connection with “Official Community Plan Bylaw 2003, No. 1488, Amendment 
Bylaw. 2023, No. 2190”; 

b.  consultation should be early but need not be ongoing; 
c.  the consultation process described in the December 17, 2024 staff report to 

Council is sufficient in respect to the proposed Official Community Plan 
amendment; and 

d. staff be directed to refer “Official Community Plan Bylaw 2003, No. 1488, 
Amendment Bylaw. 2023, No.2190 ” to the Stz’uminus First Nation as set out in 
recommendation 3 for consultation in the manner described in the December 17, 
2024 report to Council; 

 
4. Give first and second readings to “Official Community Plan Bylaw 2003, No. 1488, 

Amendment Bylaw. 2023, No. 2190”;  
 
5. Consider “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw. 2023, No. 

2190” in conjunction with the Town’s Financial Plan, the Town’s Liquid Waste 
Management Plan, and the Cowichan Valley Regional District Solid Waste Management 
Plan, pursuant to section 477(3) of the Local Government Act; 
 

6. Consider “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw. 2023, No. 
2190” in conjunction with the Town’s Interim Housing Needs Report and the housing 
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information on which the report is based, pursuant to section 473.1(2) of the Local 
Government Act; 
 

7. Direct staff to refer “Official Community Plan Bylaw 2003, No. 1488, Amendment Bylaw. 
2023, No. 2190” to School District 68 pursuant to section 476 of the Local Government 
Act; and  

 
8. Pursuant to section 481.7(2) of the Local Government Act, review the Interim Housing 

Needs Report and “Town of Ladysmith Zoning Bylaw 2014, No. 1860” and resolve that 
further zoning amendments to meet the 20-year total number of required housing units 
are not necessary; and   

  
9. Direct staff to proceed with scheduling and notification of a public hearing for “Official 

Community Plan Bylaw 2003, No. 1488, Amendment Bylaw. 2023, No. 2190” pursuant to 
section 464(1) of the Local Government Act. 

 
EXECUTIVE SUMMARY: 
The purpose of this report is to introduce an interim and supplementary housing needs report 
pursuant to section 790 of the Local Government Act and consequential OCP amendments 
pursuant to section 473.1(5) of the Local Government Act for Council Consideration.  
 
PREVIOUS COUNCIL DIRECTION: 

Resolution 
Meeting 

Date 
Resolution 

CS 2021-044 2021-02-16 That Council receive for information the Ladysmith Housing Needs Assessment 
Report. 

 
INTRODUCTION/BACKGROUND: 
In 2019 the Local Government Act was amended to require local governments to complete 
Housing Needs Reports. The legislation required a local government to complete Housing Needs 
Reports every five years. Requirements for Housing Needs Reports included projections for the 
number of housing units needed over a five-year period and “consideration” of the report when 
adopting or amending an OCP. The Town received its first Housing Needs Report on February 16, 
2021. 
 
In November of 2022, the Province enacted the Housing Supply Act. This act allows the Minister 
of Housing, after considering a municipality’s housing needs report, and other pertinent 
information, to set housing targets for the municipality through a “housing target order”. If the 
Minister determines housing targets are not being met, the Minister may appoint an advisor to 
review and report on the municipality’s progress and issue directives to adopt or amend bylaws 
or issue permits. Detailed parameters for housing orders are outlined in the Housing Supply 
Regulations. The Housing Supply Act and regulations contain a list of “specified municipalities” 
which may be subject to housing target orders. The Town of Ladysmith is a specified municipality. 
To date, no housing target orders have been issued to the Town.   
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On May 2, 2023 the Town adopted it’s new OCP. The housing projections in the OCP were based 
on the February 16, 2021 Housing Needs Report. Section 4 of Part 4 of the OCP reads as follows:  
 

“Ladysmith needs approximately 1,600 additional dwelling units by 2050 to accommodate 
housing needs for the projected population. This amounts to approximately 53 new residential 
units per year. However it is worth noting that current approved development – at the time of 
the writing of this OCP – already accounts for part of this supply. The land use plan in this OCP 
includes sufficient land to accommodate projected housing demand.” 

 
Following adoption of the OCP, zoning changes were made to implement it. These included:  

 Bylaw 2140, adopted on July 4, 2023 to allow suites in duplexes and townhouses. 

 Bylaw 2163, adopted on January 9, 2024, which consolidated the Live/Work Residential 
(R-2-LW) and parts of the Service Commercial (C-3) zone into the Downtown 
Commercial (C-2) zone and increased the allowable density and height in the C-2 Zone.  

 Bylaw 2187, a companion bylaw to Bylaw 2186, adopted on September 3, 2024 expanded 
the range of uses and increased the permitted density in “Old Town”.  

  
In the fall of 2023, the Province passed the Housing Statutes (Residential Development) 
Amendment Act  which mandated that municipalities allow Small Scale Multi Unit Housing 
(SSMUH) through their zoning bylaws. The Town made these changes on June 27, 2024 with the 
adoption of Bylaw 2186. The Town’s “restricted zones” now allow up to four units per parcel in 
various forms1.  However, the Town applied for “extensions” in areas where infrastructure cannot 
accommodate SSMUH and most of these extension requests were approved by the Province on 
September 16, 20242.   
 
Table 1 provides a summary of the net potential impact (i.e. potential housing units) of the OCP 
and SSMUH implementation bylaws noted above.  
 
 
 

                                                      
1 See the June 27, 2024 report to Council for more information.  
2 See the May 14, 2024 report to Council and Item 11.1.4 of the October 15, 2024 Council meeting agenda for 
more information 
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Table 1: Net Impact of Recent Zoning Changes on Housing Supply 

Zones Total 
Developable 
Area (m2) 3 

Floor 
Space 

Ratio (FSR) 

4 

Total Parcels Max. Potential 
Buildable Floor 

Area (m2) 5 

Approximate 
Max. buildout 

of units6 

Previous Zoning 

R-2-LW 46,518 n/a 78 30,420 156 

C-2  73,947 1.0 114 73,947 5557 

C-3 5,339 0.5 7 2,670 0 8 

R-2 597,988 n/a 835 325,650 1,670 

R-2-A 101,405 n/a 93 36,270 186 

RU-1 7,578 n/a 2 n/a 4 

R-1 1,712,619 n/a 1,707 n/a 3,414 

R-1-A 69,673 n/a 114 n/a 228 

R-1-B 88,710 n/a 184 n/a 368 

R-1-C 11,613 n/a 21 n/a 21 

R-1-HCA 52,051 n/a 76 n/a 152 

R-2-B 13,521 n/a 27 n/a 54 

C-1 3,479 0.5 5 1,740 10 

Total 2,784,442 n/a 3,263 470,696 6,818 

New Zoning 

C-2 Zone: 1st Avenue9 15,609 3.0 32 46,827 334 

C-2 Zone: Other Streets10 110,195 3.3 167 363,644 2,600 

R-2 699,392 1.3 928 909,210 6,494 

RU-1 7,578 n/a 2 n/a 8 

R-1 1,712,619 n/a 1,707 n/a 6,828 

R-1-A 222,047 n/a 395 n/a 1,580 

R-2-B 13,521 n/a 27 n/a 108 

C-1  3,479 n/a 5 5,763 41 

Total 2,784,441  3,263 1,325,443 17,993 

Net Increase in Potential Units 11,176 

 
There is also existing zoning capacity in other residential zones including Comprehensive 
Development Zones, the Waterfront Area Plan Area and the R-3-A and R-3 zones. Table 2 
summarizes residential development capacity in other residential zones. 
 
  

                                                      
3 Includes all parcels with the specified zoning and excludes road right ways etc.   
4 The FSR specified in the zoning, if any 
5 The total floor area that can be built based on parcel area and zoning floor area limits.  
6 Estimated number of units based on unit and/or FSR limits. Where no unit limits apply an average unit size of 
140m2   (1,500 sqft) is used  
7 Based on previous Unit Per Hectare (UPH) limit of 75 units per hectare.  
8 The C-3 zone does not permit residential uses 
9 Parcels that only frontage 1st Ave.  
10 Parcels fronting at least one street other than 1st Ave. 
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Table 2: Existing Housing Capacity in Unamended Residential Zones 

Zone  Percent 
Developed11 

Total 
Parcels 

Total 
Developable 

Area (ha) 

FSR UPH12 Unit 
Cap13 

Max. 
Buildout14  

Likely 
Buildout15 

R-3 (General) 69% 36 37.65 2.00 60 - 2,259 695 

8 White Street 100% 1 0.62 - 115 - 71 - 

109 and 117 
Buller Street 

0% 2 0.12 - 93 - 11 11 

9 White Street 100% 1 0.62 - 76  47 - 

340 Second 
Avenue 

100% 1 0.07 - 69 - 5 - 

"The Jewell" 0% 1 1.96 - 115 - 225 225 

R-3-A (General) 62% 62 74.99 0.66   3,535 1,333 

"Lot 3" Upper 
Hannington Area 

0% 1 5.33 - - 190 190 190 

1237 Fourth 
Avenue 

0% 1 1.34 - - 48 48 48 

606 Farrell Road 13% 1 1.09 - - 15 15 13 

MHP-1 100%  29.43 - 20 -  - 

R-4 100% 1 0.34 - 180 - 61 - 

CD-2 0% 1 1.17 - - 12 12 12 

CD-3     - -  - 

Area A&B 0% 32 13.41 - - 4/lot 128 128 

Area C 0% 1 3.67 0.66 - 103 103 103 

CD-4 (Waterfront 
Area Plan) 

0% 5 33.19 - - 125 125 125 

CD-5 100% 1 0.20 1.50 - 180 180 - 

CD-6 0% 1 0.15 1.30 - 12 12 12 

CD-7 0% 1 12.67 - - 282 282 282 

Total       7,310 3,177 

 
It must also be noted that large tracts of R-1 and R-1-A zoned land has not been subdivided (e.g. 
many areas in Holland Creek) and due to SSMUH rules, can be subdivided into hundreds of lots, 
each of which can accommodate 4 units. 
 

                                                      
11 An estimate of how much of the zoned area has been developed which excludes sites with minimal or older 
improvements and vacant sites.   
12 The Unit Per Hectare limit specified in the zone, if any. 
13 The maximum number of units allowed in the zone, if any. 
14 The total number of units that can be built in a zone accounting for total area and zoning parameters. 
15 The likely number of units that will be built in the zone, when reducing the maximum number of units to account 
for the percentage of developed area in column 2.  
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The Town’s current zoning capacity to accommodate housing development can be summarized 
as follows: when recent zoning changes and existing zoning and development conditions (i.e. age 
of existing improvements, amount of vacant land etc.) are accounted for, the Town currently has 
zoning in place to accommodate well over 20,000 new units.   
 
The Housing Statutes (Residential Development) Amendment Act also changed the requirements 
for Housing Needs Reports. Specifically:  

 Section 790 (2) of the Local Government Act and Section 23 of the Housing Needs Report 
Regulation now requires local governments to receive an “Interim” Housing Needs 
Report, no later than January 1, 2025.  

 Housing Needs Reports must now include projections for a 20-year time horizon and use 
additional methods and parameters prescribed by the Province. 

 Municipalities must amend their OCP’s and, “if necessary”, zoning bylaws to reflect their 
Interim Housing Needs Report no later than December 31, 2025.  

 Interim Housing Needs Reports must contain a statement about the need for housing in 
close proximity to sustainable transportation infrastructure and a description of the 
actions taken since receiving the previous Housing Needs Report, to reduce housing 
needs. 

 
The Province initially announced that the prescribed parameters for the Interim Housing Needs 
Reports would be released in January 2024 and staff had hoped to use the Town’s Interim 
Housing Needs Report in forming their recommendation for the adoption of Bylaws 2163, and 
2187. However, the parameters were not released until the summer of 2024, and since the 
above-noted bylaws were nonetheless consistent with the OCP, staff felt it was appropriate to 
align zoning with the OCP to support opportunities for housing construction rather than wait for 
the Province’s parameters. 
 
Meanwhile, UBC’s Housing Assessment Resource Tools (HART) program was developing a model 
that local governments could use to complete their housing needs reports. Once provincial 
parameters were released, the Model became available online. It is free of charge to use and the 
only components of the Housing Needs Report the Model doesn’t produce are the statements 
described above related to housing in close proximity to sustainable transportation infrastructure 
and actions taken following receipt of the previous housing needs report to reduce housing 
needs.  
 
Staff used the model to produce the housing needs report in Attachment A and used the results 
to inform the required statements and the proposed OCP amendments described below.  
 
PROPOSAL: 
Interim Housing Needs Report 
 
The HART report in Attachment A indicates a 5 year housing need of 729 units and a 20 year 
housing need of 2,476 units. 
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As noted above, section 790(3)(b) of the Local Government Act requires:  
 

1. A statement about the need for housing in close proximity to transportation 
infrastructure that supports walking, bicycling, public transit or other alternative forms 
of transportation; and 

 
2. A description of the actions taken by the local government, since receiving the most 

recent Housing Needs Report, to reduce housing needs.  
 
For Statement 1, staff propose the following:  
 

“The Town’s OCP defines “Priority Growth Areas” and “Strategic Infill Areas”, where sustainable 
transportation infrastructure tends to be more concentrated, and where the OCP prioritizes both 
housing and sustainable transportation infrastructure investment. It follows that housing development 
should be concentrated in Priority Growth Areas and Strategic Infill Areas.”  

 
For Statement 2, staff propose the following:  
 

“Since receiving the most recent housing needs report in 2021, the Town has taken the following 
actions to reduce housing needs:  
 
1) Adopted an award-winning OCP that includes, among other things:  

a)  land use designations and policies to increase density in Priority Growth Areas and Strategic 
Infill Areas and sustainable transportation infrastructure,  

b) policies to improve the quality of housing for persons with disabilities, 
c) appropriate and affordable housing as a top priority, and  
d) prescriptions for zoning changes—many of which have already been implemented—to 

increase the supply and diversity of housing in Ladysmith; 
e) the adoption of the ‘Wheelhouse Model’ to guide decision-making related to housing and 

support the variety of housing types needed to support Ladysmith’s diverse housing needs;  
f) policies to protect the supply of rental housing;  
g) policies to discourage excessively large and relatively expensive housing units and diversify 

housing in existing single-family neighbourhoods; 
h) policies that prioritize securing affordable housing during amenity negotiations and for 

financial incentives; and 
i) policies to encourage “suite-ready” construction.  

 
2) Adopted “Affordable Housing Reserve Bylaw 2021, No. 2097” which allows Council to set aside 

funds for the construction of affordable housing and related costs;  
 

3) Rezoned and registered a housing agreement on 1260 Churchill, prior to the sale of the land by 
the Town, to allow for approximately 52 housing units, one of which must be rented or sold at 
below market rates in perpetuity;  

 
4) Adopted “Business Regulations and Licensing (Rental Units) Bylaw 2021, No. 2093” to regulate 

renovictions and ensure minimum health and safety standards for rental homes in Ladysmith;  
 

5) Adopted “Short-Term Rental Bylaw, 2024, No. 2188” and signed onto the Province’s new STR 
Data Portal to support enforcement against unpermitted short-term rentals;  
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6) Adopted new Building and Development Approval Procedures Bylaws that streamline 

development approval processes; 
 

7) Undertaken two reservoir upgrades valued at over 20 million to ensure adequate water supply 
for future housing developments;  
 

8) Allocated funds to begin developing a monitoring program for purpose-built-rental housing  in 
2025;  
 

9) Allocated funds to begin developing a comprehensive DCC, ACC tax exemption and DCC reduction 
program in 2025 with the aim of incentivizing growth in priority growth areas, streamlining 
development approval processes, making costs for housing developers more predictable and 
ensuring the Town has adequate infrastructure in place to service new housing developments; 
 

10) Removed development permit requirements for most types of SSMUH;  
 

11) Reduced minimum parking standards for residential development to make housing development 
more economical; 
 

12) Undertaken remediation of over 10 hectares of Town-owned land to implement the Town’s 
Waterfront Area Plan which, once complete, will allow for the construction of approximately 400 
new homes and redevelopment of one of Ladysmith’s largest brownfield sites;  
 

13) Issued a building permit and DCC Waiver for the 36-unit “Heart on the Hill” affordable housing 
and community kitchen project developed by the Ladysmith Resources Centre Association (LRCA) 
in partnership with BC Housing; 
 

14) Approved zoning amendments to allow the permanent, year-round use of the BC Housing/LRCA 
shelter at 631 1st Avenue, which is equipped to provide emergency housing for up to 10 people 
and support services for those experiencing homelessness;  
 

15) Rezoned in accordance with the OCP and Provincial mandates to increase existing zoning capacity 
for housing by over 11,000 units increasing the existing zoning capacity to accommodate new 
housing by well over 20,000 units; and 
 

16) Issued building permits for over 485 new housing units.” 

 
Staff recommend accepting this report, the statements herein and the HART analysis in 
Attachment A as the Town’s Interim Housing Needs Report.  
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OCP Amendments 
 
Section 790(6) of the Local Government Act requires the Town to update its OCP to reflect the 
Town’s Interim Housing Needs Report by December 31st, 2025. With the adoption of the OCP in 
May 2023, the Town was well positioned to meet this requirement and few edits to the OCP are 
necessary. Staff have drafted OCP amendment Bylaw 2190 to meet the requirements of the Local 
Government Act. The proposed bylaw includes the following amendments to the OCP:  
 

1. Changes to housing projections in Part A to reflect the projections of the Interim Housing 
Needs Report. The proposed bylaw will also amend this section to provide a more detailed 
breakdown of allocated development capacity and how the allocated development 
capacity is sufficient to meet housing demand. 
 

2. Changes to policies for the neighbourhood residential designation to:  
a. direct maximum allowable densities to areas that are best suited to sustainable 

transportation modes; and  
b. support densification only where infrastructure capacity is available, recognizing 

that it is currently not viable to increase density in certain areas until the 
infrastructure is in place to support it.  

 
No further amendments to the Town’s OCP are recommended at this time. 
 
Zoning Review 
 
As noted above, section 481.7 of the Local Government Act requires the Town to use its zoning 
powers to “accommodate at least the 20-year total number of housing units required to meet 
anticipated housing needs” and, within a year of receiving a Housing Needs Report, “review and, 
if necessary, adopt a zoning bylaw to permit the use and density of use” needed to accommodate 
the 20 year projected housing need in the Housing Needs Report (emphasis added).  
 
The Town’s 20 year housing need is 2,476 units. As noted above, the Town has zoning in place to 
accommodate well over 20,000 units, approximately 11,000 of which have been added since the 
adoption of the new OCP in 2023.  
 
Subsequently, staff are not recommending further zoning amendments to accommodate housing 
needs at this time.  
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ANALYSIS: 
Interim Housing Needs Report 
 
The Housing Needs Report in Attachment A has been prepared using a widely used model that 
incorporates the Province’s prescribed inputs for housing needs reports. The statement in this 
report related to housing in proximity to sustainable transportation infrastructure aligns with 
infrastructure conditions in the community and the OCP. The description of actions taken since 
the last housing needs report was completed not only meets the minimum legislative 
requirement of providing a “description” of steps taken to “reduce housing needs”, but also 
highlights the substantial achievements by the Town in addressing housing issues in less than 
four years. Among other things, the Town has added more than 11,000 units of zoning capacity 
and issued building permits for over 475 homes (an 11.64% increase in Ladysmith’s existing 
housing stock since 2021). Staff are certain that the Local Government Act requirements for this 
“description” have been met, and that the Town is clearly demonstrating that it is doing its part 
to address housing needs.  
 
OCP Amendments 
 
Due to the substantial housing, growth management and sustainable transportation policies in 
the Town’s OCP, only minor amendments are needed to align with the technical requirements of 
the Local Government Act . The proposed amendments meet the minimum requirements of the 
Local Government Act; existing policies in the OCP adopted four months prior to the adoption of 
the Housing Statutes (Residential Development) Act, far exceed the minimum legislated 
requirements. Staff recommend adopting Bylaw 2190 as drafted.  
 
Zoning Review  
 
The review provided above indicates that, due in large part to Town-initiated zoning amendments 
to implement the OCP, current zoning can accommodate over 20,000 units. This is ten times the 
number of housing units needed to meet the 20-year projection in the Interim Housing Needs 
Report. While some lands zoned for housing are not immediately developable (i.e. lack of 
infrastructure, high construction costs due to site constraints, etc.), significant development 
potential exists (or has been added) to key growth areas with optimal development sites. This 
includes the Downtown and Old Town, where infrastructure capacity and significant 
redevelopment potential exits.  Moreover, major sites already under development like Holland 
Creek and the Waterfront are expected to add a significant number of homes to Ladysmith’s 
housing inventory.  Holland Creek was originally planned to add approximately 1,000 homes, a 
number that may now triple as a result of the Province’s SSMUH mandate. Once remediated, the 
Waterfront redevelopment is anticipated to add approximately 400 units, all within a 10-minute 
walk of the Downtown.  
 
Subsequently, staff are certain further zoning amendments to meet provincial requirements to 
accommodate projected housing need are unnecessary.   
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ALTERNATIVES: 
Council can choose to: 

1. Adopt the Housing Needs Report and required statements with amendments specified by 
Council.  

2. Defer consideration of the Housing Needs Report to a subsequent meeting of Council 
scheduled no later than January 1, 2025. 

3. Defer consideration of Bylaw 2190 to a subsequent meeting of Council scheduled no later 
than December 31, 2025.  

4. Direct that further housing-related zoning amendments be made and brought back for 
Council’s consideration no later than December 31, 2025. 

5. Refer the proposal back to staff for further review, as specified by Council. 
6. Refer the Housing Needs Report and Bylaw 2190 to CPAC with a deadline for CPAC 

feedback and Council reconsideration no later than January 1, 2025.  
 

FINANCIAL IMPLICATIONS: 
Section 477(3)(a)(i) of the Local Government Act requires the Town to consider its financial plan 
when adopting or amending an Official Community Plan. The proposal was referred to Financial 
Services for comment (see ‘Interdepartmental Referrals’) and was returned noting that though 
additional housing units will generate additional taxation, there will be a corresponding impact 
on the Town’s processing plants (Water and Sewer), resulting in greater operating costs.  The 
current plants were built with future expansion considered but are not currently funded. 
 
 
LEGAL IMPLICATIONS: 
Standard requirements for Council consideration and referrals established under provincial 
legislation have been accounted for. At this time, there are no special legal considerations for 
this proposal.  
 
CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 
Section 475 of the Local Government Act requires Council, when considering an amendment to 
the OCP, to provide one or more opportunities it considers appropriate for consultation with 
persons, organizations and authorities it considers will be affected. To meet this obligation, 
Council must specifically consider whether consultation should be “early and ongoing”, and 
specifically consider whether consultation is required with: 

1. The Board of the Cowichan Valley Regional District. 
2. The Board of the Regional District of Nanaimo. 
3.  The Council of the District of North Cowichan. 
4. First Nations, including the Stz’uminus First Nation, Hul’qumi’num Treaty Group and the 

Snuneymuxw First Nation. 
5. The Board of School District 68. 
6. The Provincial and Federal Governments and their agencies. 
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The Naut’sa Mawt Community Accord and Memorandum of Understanding between the Town 
and Stz’uminus First Nation require the Town to refer all OCP amendments to the Stz’uminus 
First Nation for comment. Similarly, section 476 of the Local Government Act requires the Town 
to refer the proposed OCP amendment to School District 68 for comments related to the impact 
on school facilities. Bylaw 2190 must also be referred to the Agricultural Land Commission (ALC) 
under section 475(4) of the Local Government Act, as the proposed changes may affect 
agricultural land. 
 
Given that only minor changes to the OCP are proposed, staff are recommending that Bylaw 2190 
be referred only to the School District, ALC and Stz’uminus First Nation.  
 
If Council gives first and second readings to Bylaw 2190 a public hearing is required pursuant to 
section 464(1) of the Local Government Act and newspaper notification must be carried out 
pursuant to section 466(1) of the Local Government Act.  
 
INTERGOVERNMENTAL REFERRALS: 
As noted above, the application must be referred to the Stz’uminus First Nation, ALC and School 
District. No additional intergovernmental referrals are recommended at this time.  
 
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:  
Because no zoning changes or major OCP changes resulting from the Housing Needs Report are 
proposed and changes to the OCP are required by Provincial law, the proposal was referred only 
to Finance for analysis pursuant to section 477(3)(a)(i) of the Local Government Act.  
  
COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW: 
Under CPAC Terms of Reference, CPAC review of the Housing Needs Report and Bylaw is required 
only if referred by Council. Given CPAC’s direct involvement in the development of the OCP16, the 
OCP’s strong alignment with the findings of the Interim Housing Needs Report, and the minor 
nature of the changes under Bylaw 2190, staff do not recommend referring the Housing Needs 
Report or Bylaw 2190 to CPAC.  
 
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 
 

                                                      
16 There was CPAC representation on the OCP project steering committee.  
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ATTACHMENTS: 
 

A. Housing Needs Report  
B. Bylaw 2190 
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Attachment B 

. TOWN OF LADYSMITH 
 
 BYLAW NO. 2190 
 

A Bylaw to Amend “Official Community Plan Bylaw 2022, No. 2200" 
 

The Council of the Town of Ladysmith in open meeting assembled enacts the following to effect 
changes to “Official Community Plan Bylaw 2022, No. 2200”:  
  

1. Replacing the section entitled “Housing Projections” in section 4 of Part A as follows:  
 
“Ladysmith needs approximately 730 additional dwelling units by 2030 and 2,500 
additional dwelling units by 2045 to accommodate housing needs for the projected 
population. This amounts to approximately 125-150 new residential units per year. These 
projections are based on the Town’s and CVRD’s Housing Needs Assessments (2021), the 
Town’s Interim Housing Needs Report (2024)  and longer term age-specific demand 
projections, by utilizing a household maintainer rate demand model. However, it is 
important to note that zoning approved prior to, and after, the adoption of this OCP provides 
sufficient development capacity (over 20,000 units) to accommodate projected housing 
demand.” 
 

2. Subsection s. section 2.3. of Part B is amended to read as follows: 
 
“Multi-family housing is supported, where infrastructure capacity is available, on lots that 
are within a ten minute walk of all of the following: a park, a transit stop, and either a school 
or commercial area. Maximum FSR’s should be reserved for sites that are within a ten 
minute walk of all of the following: a park, a transit stop, school and commercial area.”  
 

3. Replace the words “2021 CVRD Regional Housing Needs Assessment” with “the Town’s 
Housing Needs Reports” in section 3, subsection 4 of Part D.  

 
Citation 
 

4. This Bylaw may be cited for all purposes as “Official Community Plan Bylaw 2022, No. 2200, 
Amendment Bylaw 2024, No. 2190”. 

 
 

READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
PUBLIC HEARING HELD PURSUANT TO SECTION 464(1)(a) of the Local Government Act on the 
___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
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Acting Mayor (T. McKay) 
 

  
Corporate Officer (S. Bouma)  
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STAFF REPORT TO COUNCIL 
 

Report Prepared By:  Julia Tippett, Planner  
Reviewed By: Jake Belobaba, RPP, MCIP, Director of Development Services 
Meeting Date: December 17, 2024  
File No:  ZBL 3360-23-09 
RE: Proposed Animal Control Bylaw and Consequential Zoning Bylaw 

Amendments 
 

RECOMMENDATION: 
That Council:  
 

1. Give first, second, and third readings to “Town of Ladysmith Animal Control Bylaw 2024, 
No. 2167”; 
 

2. Give first and second readings to “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw 2024, No. 2169”;  

 
3. Direct staff to proceed with scheduling and notification of a public hearing for “Town of 

Ladysmith Zoning Bylaw 2014, No. 1860 Amendment Bylaw 2024, No. 2169” pursuant to 
section 464(1) of the Local Government Act; and 
 

4. Direct staff to forward “Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2169 
to the Ministry of Transportation and Infrastructure, after third reading of the bylaw, 
pursuant to section 52 of the Transportation Act. 

 
 
EXECUTIVE SUMMARY: 
The purpose of this report is to introduce a proposal to repeal and replace the existing “Animal 
and Poultry Bylaw 1994, No. 1136” with a “Town of Ladysmith Animal Control Bylaw 2024, No. 
2167”. The new bylaw would add regulations for the keeping of backyard poultry on certain 
residential properties, animal welfare, and goats for vegetation management purposes. In 
addition, this report introduces a proposal for consequential amendments to the “Town of 
Ladysmith Zoning Bylaw 2014, No. 1860 ” in association with the proposed “Animal Control Bylaw 
2024, No. 2167,” including to facilitate the keeping of backyard poultry as an accessory use on 
residential parcels with single family homes as the principal use within specific residential zones. 
 
PREVIOUS COUNCIL DIRECTION: 
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Resolution Meeting Date Resolution Details 

CW 2024-032 2024-05-14 

That the Committee recommend that Council: 
1. Give first, second and third readings to “Town of Ladysmith Animal 

Control Bylaw 2024, No. 2167”; and 
2. Direct staff to bring forward consequential amendments to the “Town 

of Ladysmith Zoning Bylaw 2014, No. 1860”. 
Motion Carried. 

CW 2023-073 2023-09-12 

That the Committee direct staff to return to a future Committee of the Whole 
meeting with policy options for allowing livestock, under permit, for plant or 
weed control. 
Motion Carried. 

CS 2023-019 2023-01-24 That Council: … 
1. Refer consideration of backyard chickens to a future meeting after 

the adoption of the Official Community Plan (OCP), when it can be 
considered as an OCP Implementation Policy….  

Motion Carried. 

CW 2023-009 2023-01-17 That the Committee recommend that Council refer consideration of backyard 
chickens to a future meeting after the adoption of the Official Community Plan 
(OCP), when it can be considered as an OCP Implementation Policy. 
Motion Carried. 

MS 2017-083 2017-11-27 That the Committee recommend that Council introduce an amendment to 
Animal and Poultry Bylaw 1994, No. 1136 that would permit the raising of 
hens in backyards in appropriate residential zones in Ladysmith. 
Motion Defeated. 

CS 2017-255 2017-08-21 That Council direct staff to: 
1. Conduct a public consultation with Town residents on the desirability 

and possible content of an amendment to the “Animal and Poultry 
Bylaw 1994, No. 1136” to allow the keeping of hens on residentially 
zoned properties in the Town of Ladysmith… 

Motion Carried. 

 
INTRODUCTION/BACKGROUND: 
Section 318 of the Local Government Act gives local governments the authority to adopt a bylaw 
that regulates the keeping of animals, including the authority to define areas in which animals 
may or may not be kept. The current “Animal and Poultry Bylaw 1994, No. 1136” does not permit 
livestock, including poultry and goats, to reside on properties less than 2.0 acres in size. 
 
Other municipalities on Vancouver Island, such as the City of Duncan and the City of Nanaimo, 
allow the keeping of backyard chickens and/or poultry on appropriately zoned residential 
properties or on properties of a certain size. Similarly, the City of Parksville and the City of Port 
Alberni have adopted bylaws to allow and regulate the use of goats for vegetation control and 
management. The proposed Animal Control Bylaw and consequential Zoning Bylaw amendments 
were informed by policies from similar sized and/or nearby municipalities that allow backyard 
hens and ducks and/or have bylaws for goat vegetation management. 
 
Town of Ladysmith Development Services and Public Works staff met with a local goat vegetation 
management business at Transfer Beach Park in early 2024 to better understand how goats are 
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used for vegetation management. The notable points from the meeting with the business owner 
include the following: 

 Sheep tend to eat grass, whereas goats prefer woody and leafy plants.  

 The appropriateness of a vegetation control site is determined on a case-by-case basis. 

 Leaving the goats onsite overnight depends on property surveillance and the goats’ 
safety. 

 Several of the business owner’s goats were obtained through a livestock supplier and 
would otherwise have been butchered1. 

 The Public Works Department would like to explore using goats as a more efficient way 
to manage vegetation in certain Town-owned areas. 

 
Attachment C contains photographs taken during an outdoor meeting at Transfer Beach Park 
with a local goat vegetation management business. 
 
Past Council Direction 
Past Council direction has included the consideration of adopting bylaws that would allow 
backyard chickens on appropriate residential zones within the Town of Ladysmith. In 2017, public 
consultation was carried out under the direction of Council to gauge public interest and possible 
regulations of an amendment to the “Animal and Poultry Bylaw 1994, No., 1136” that would 
allow the keeping of hens for  specific residential properties. Public engagement results were 
generally favourable towards the keeping of hens. In a survey carried out by the Town, 82 
respondents were in favour of allowing backyard hens and 42 respondents were opposed. Staff 
brought forward the results of the consultation and a proposal that the Municipal Services 
Committee (now the Committee of the Whole) recommend to Council that an amendment to the 
Animal and Poultry Bylaw be introduced to allow raising hens on some residential properties. 
This proposal was defeated by the Committee. 
 
In January 2023, Council passed resolution 2023-019 directing that backyard poultry be 
considered at a future meeting once the new OCP was adopted. The new “Town of Ladysmith 
Official Community Plan Bylaw 2022, No. 2200”, which was adopted on May 2nd, 2023, contains 
a policy (Policy 2.4(ab)) supportive of small urban farms that allow animals such as chickens to 
encourage food production in public and private lands. 
 
Town staff received direction from the Committee of the Whole on September 12, 2023, to return 
to the Committee with policy options to allow goats to be used for vegetation management and 
weed control. This direction came after a residential property had hired a local business 
employing goats for the removal of invasive plants. On May 15, 2024, staff brought forward an 
information report and draft Animal Control Bylaw regulating the keeping of up to six backyard 
poultry on certain residential properties and explicitly allowing goats for vegetation management 
purposes within the Town. The Committee of the Whole moved the recommendations to 
proceed to Council for the first, second and third readings of the proposed Animal Control Bylaw 

                                                      
1 Baby male goats are often butchered because they do not produce milk. 
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and directed staff to bring consequential amendments to the Zoning Bylaw to align with the 
proposed Animal Control Bylaw. 
 
PROPOSAL:  
Except for the properties within the proposed backyard poultry exclusion areas (Attachment D), 
the keeping of up to six backyard poultry would be permitted on residential properties where the 
principal use is a single-family dwelling and where the property falls within any of the following 
zones: RU-1, R-1, R-1-A, R-2, R-2-B, and R-3. A property must meet all the conditions set out in 
the proposed Zoning Amendment Bylaw to lawfully keep backyard poultry within the Town.  
Livestock, defined in the Animal Control Bylaw, will not be permitted on residential properties 
less than 0.81 hectares in size, except for the temporary keeping of goats for vegetation 
management practices. 
 
The proposed Animal Control Bylaw includes rules related to the size and siting of coops and 
pens, adequate animal care, prevention of nuisances, and mitigation of wildlife- associated risks. 
The bylaw proposes to allow any combination of adult female chickens (hens) and female ducks 
(also hens). Additionally, the proposed bylaw sets parameters for the number of goats permitted 
for vegetation control purposes, temporary fencing, wrangling and safe keeping of the goats, and 
associated business licensing requirements. 
 
Enforcement for the keeping of backyard poultry would be complaint-driven, and staff do not 
recommend additional licensing requirements for the keeping of backyard poultry. 
 
The draft “Town of Ladysmith Animal Control Bylaw 2024, 2167” and the “Town of Ladysmith 
Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2169” are included as Attachments 
A and B, respectively. 
 
Staff propose the creation of education programming through the provision of an information 
handout on the proposed bylaw requirements to promote awareness of rules and best practices 
associated with the keeping of backyard poultry. See Attachment E for an example of what the 
information handout could look like. 
 
A breakdown of the proposed Animal Control Bylaw regulations are provided in Table 1.  
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Table 1: Proposed Animal Control Bylaw regulations in Ladysmith. 
Type of Bylaw Provisions Specific Regulations 

Keeping of Backyard Poultry  Maximum (total) of 6 hens, which includes female chickens and 
female ducks, are permitted on residential properties that meet 
the Zoning Bylaw requirements and are outside of the Backyard 
Poultry Exclusion Area (see Schedule E) 

 Written consent from the registered property owner(s) stating the 
tenant renting the property may keep backyard poultry 

 Hens must not be kept in a dwelling or on a balcony, roof or deck 

 Hens must remain in their coop and pen except for when typical 
animal husbandry practices are necessary 

 Backyard poultry must not be kept in a cage except for 
transportation 

 Slaughtering of backyard poultry is prohibited, except as ordered 
by an authority having jurisdiction 

 No animal products from the poultry may be sold, except for eggs 
which must meet the BC Centre for Disease Control guidelines 

 Any eggs sold may only be consumed by those who purchased the 
eggs from the poultry owners (or their household members) 

 Separate, clean, wildlife- and vermin-proof food and manure 
receptacles are required (maximum volumes of 3.0ft³) 

 Diseased poultry must be delivered to a veterinarian, landfill in a 
sealed bag, a farm, an abattoir, or other facility for appropriate 
disposal 

 Backyard poultry must not be left unattended for more than 12 
hours 
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Coops and Pens  The coop and pen must be fully enclosed with continuous animal-
proof fencing 

 The coop and pen must be situated to reasonably prevent wildlife 
entry and must be constructed to prevent rodents from 
harbouring within or under the structures 

 A coop must have adequate litter for nesting and shall be cleaned 
weekly 

 Backyard poultry must be kept in a secure coop from sunset to 
sunrise 

 A pen shall be attached to or surround the coop and provide 
unobstructed access to the coop 

 Coops and pens must not be located: (1) in a front yard; (2) within 
1.0 metre of any property line; and (3) within 3.0 metres of any 
dwelling unit 

 A coop shall: 
- Provide a minimum of 0.37m² and 0.6m³ of space per hen 
- Not exceed 10.0m² in floor area or 30.0m³ in volume 
- Not exceed 3.0 metres in height 
- Have adequate nesting space and perches for each hen 
- Be kept clean and in good repair 

 A pen shall: 
- Provide a minimum of 0.93m² and 1.0m³ of space per hen 
- Not exceed 10.0m² in area 
- Not exceed 3.0m in height 
- Be fully enclosed with corrosion-resistant wire fencing 

materials 

Prohibition of Cruelty to Animals  Animals must be provided with: 
1. Access to clean drinking water and sufficient quantities and 

qualities of food to support animal health 
2. Sanitary food and water containers 
3. Opportunities for adequate exercise 
4. Clean bedding material and a warm, dry shelter 
5. Veterinary care, as needed 

 Animals must be provided with a shelter to protect them from 
weather and provide shade 

 Animals must have access to properly ventilated spaces 

 No animal shall be kept tied or hitched to a fixed object as a form 
of confinement 
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Goat Vegetation Management  Goats may be used for vegetation clearing up to a maximum of 30 
consecutive days 

 Total number of goats allowed per parcel shall be calculated at 1 
goat per 100.0 square metres of parcel area up to a maximum of 
30 goats 

 Goats must be contained within a temporary, animal proof fence 
while on a work site and must be appropriately cared for 

 Goats are only permitted to remain overnight if the wrangler or 
person on site has been trained to wrangle the goats and will 
remain on site 

 Overnight enclosed shelters are required to keep goats safe 

 Businesses using goats for vegetation management must hold a 
valid business licence with the Town 

 All dogs must be leashed where goats are at work 

 

Table 2: Proposed Zoning Amendment Bylaw regulations for Animal Control Changes. 
Type of Zoning Provision Specific Regulations 

General Regulations  Coops and Pens are not considered accessory structures, except 
for the application of the following accessory building/structure 
regulations: 
- A maximum of 2 accessory buildings are permitted per 

property 
- Must be on the same property as the principal use (single-

family dwelling) 
- Must not be used as a dwelling unit 
- Must meet the attic/roof height regulations for accessory 

buildings 
- Must not contain kitchen facilities 

 One self-contained trailer or recreational vehicle is permitted on a 
Single-Family Dwelling property to provide temporary 
accommodation of a goat wrangler, and one animal transport 
vehicle is permitted for vegetation management practices (up to 
30 consecutive days) 

Specific Regulations  For produce stands, eggs may now be sold where backyard poultry 
is a permitted use (limited to one stand per property), in 
accordance with the Animal Control Bylaw 

 Where backyard poultry is permitted as an accessory use on 
residential parcels where the principal use is a single unit dwelling,  
a total of 6 hens are permitted provided that the following 
conditions are met: 
- The residential parcel is outside of the Backyard Poultry 

Exclusion Areas identified in the Animal Control Bylaw, 
Schedule A; 

- Backyard poultry must be housed in a coop and pen; 
- A coop and pen must be located at grade; 
- Backyard poultry use must meet all requirements established 

in the Animal Control Bylaw 
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Backyard Poultry as an Accessory 
Use in the following Residential 
Zones (where a Single Unit 
Dwelling is the principal use and 
where Backyard Poultry 
Exclusion Areas do not apply) 

 RU-1 

 R-1 

 R-1-A 

 R-2 

 R-2-B 

 R-3 

 
 
ANALYSIS: 
For the reasons outlined below, staff are recommending approval of the proposal. 
 
Official Community Plan 
Food security is identified as one of the most important actions within the Ladysmith/Stz’uminus 
Poverty Reduction Strategy (2022) and is recognized within the “Official Community Plan Bylaw 
2022, No. 2200”. 
 
Table 1. provides a review of the OCP policies in relation to the keeping of backyard poultry and 
vegetation management using goats. 
 

Table 1: OCP Policies relating to backyard poultry and vegetation management using goats. 
OCP Policy Category and Policies Comments 

Part B: 2.4 General Land Use Policies  

Ecological and Resource Protection  

ab. Encourage food production in public and private lands 
and buildings. Examples include community gardens, 
Indigenous harvesting spaces, edible landscaping, 
permaculture, and small urban farms including those with 
urban farm animals such as chickens. 

Allowing urban chickens encourages small scale food 
production. This can contribute to local food security and 
enhance education around home-based food production. 

Part C: 4. Policies  

4. Parks and Open Space  

4.19. Consider the following opportunities for use in 
parks:  

 New models for promoting and sustaining 
biodiversity; 

 Planting of local and climate-adapted species, 
and the restoration of habitats; 

Vegetation management using goats can contribute to a 
more balanced ecosystem by targeting and removing 
invasive plants and making resources and space available 
for native and climate-adapted species in Town parks. 
Employing goats for vegetation management is a model 
for promoting biodiversity and controlling invasive plant 
species. Temporary fencing and other control methods 
can be carefully placed as goats may also eat some 
materials that have not been targeted for removal. 

4.22. Strive to eradicate invasive plants from Town 
parkland. 

The proposed Animal Control Bylaw exempts government 
authorities, such as the Town of Ladysmith, from the 
bylaw regulations. This will allow the Town and other 
government authorities (e.g. BC Hydro) to employ goats 
for invasive plant removal without limitations. Although 
goats employed for invasive plant removal may not 
completely eradicate the invasive species, it can help 
reduce the abundance and growth of invasive plants. 
Repetitive use of goats for vegetation control (e.g., having 
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the goats graze on the site annually) can reduce the 
presence and recurrence of some invasive plant species in 
that area where grazing was permitted. 

 
 
Zoning Bylaw 
The consequential Zoning Bylaw amendments listed above are proposed to align the Zoning 
Bylaw with the proposed Animal Control Bylaw. The zoning amendments will facilitate the 
keeping of backyard poultry in certain residential properties outside the Backyard Poultry 
Exclusion Areas zoned RU-1, R-1-A, R-2, R-2-B. and R-3 and where the principal use is a single-
family dwelling. The amendments will also add definitions for clarity on the additional allowances 
and will permit the temporary overnight accommodation of a goat wrangler and goats for 
vegetation management. 
 
Additional Considerations 
 
Rationale for Proposed Backyard Poultry Regulations 
The proposed regulations have been designed to ensure adequate space is provided for backyard 
poultry while limiting proximity to residential dwellings, protecting against potential wildlife 
conflicts, and addressing concerns associated with health, safety, and associated nuisances. 
 
Some of the primary concerns associated with the keeping of backyard poultry in urban areas 
include the possibility of attracting wildlife and increasing the incidences of human-wildlife 
conflicts. Several regulations aim to mitigate these concerns by requiring exclusion areas around 
places more suitable for wildlife habitat, such as parks and forested lands. A 200.0-metre buffer 
was applied to the P-3 – Nature Park zone, and currently forested, undeveloped parcels of land. 
The exclusion areas in Attachment D are based on this buffer and provide separation between 
wildlife habitat and corridor areas from residential zones that allow backyard poultry. Additional 
provisions, such as requiring fully enclosed coop and pen structures surrounded by fencing and 
securing the backyard poultry inside the coop from sunset to sunrise, are intended to prevent 
wildlife from accessing the hens. Pens and their roofs must consist of corrosion-resistant metal 
wire with a minimum wire gauge of 14 and a maximum opening of two inches fastened to the 
structure with corrosion resistant staples to ensure backyard poultry enclosures are strong 
enough to keep out wildlife, such as raccoons and bears, and to prevent wildlife from becoming 
entangled in the wire fencing. 
 
The proposed Animal Control Bylaw prohibits the sale of meat, manure, and other backyard 
poultry products, except for the small-scale selling of eggs in accordance with BC Centre for 
Disease Control’s “Guidelines for the Sale of Foods at Temporary Food Markets2”. These 
guidelines establish standards that reduce the risk of illness associated with the consumption of 
ungraded eggs, such as prohibiting the sale of cracked or dirty eggs that may be contaminated 

                                                      
2 BC Centre for Disease Control’s “Guideline for the Sale of Foods at Temporary Food Markets” establish the 
requirements for the sale of ungraded eggs 
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with pathogens that could cause an individual to become ill. The sale of eggs is limited to the 
direct consumer or household of the individual purchasing the eggs. 
 
Rationale for Proposed Goat Vegetation Management 
The Animal Control Bylaw proposes limits on the maximum number of goats onsite, proportional 
to parcel size, to ensure the herd can be adequately managed and contained and to mitigate any 
potential impacts, such as nuisances, on neighbouring properties. The proposed regulations 
include a maximum duration of 30 consecutive days for goat vegetation management to ensure 
the goats do not remain on a parcel in Town for extended periods of time. Measures are also 
proposed to ensure that, if goats are to remain onsite overnight, that a wrangler or property 
owner is present and properly trained and equipped to respond to the goats’ needs. Goats must 
be kept inside a temporary shelter overnight to provide the animals with protection from 
weather and wildlife. Temporary animal-proof fencing made of woven wire, or like materials, 
must contain the goats while working to ensure they do not consume toxic plants and to provide 
protection against wildlife and other animals, such as dogs.  The bylaw also requires owners to 
leash dogs where goats are working. In practice, “goats at work” signs will be posted at worksites 
advising owners to leash their dogs and dog owners can be fined if they allow their dogs to harass 
or attack the goats.  This rule provides an extra layer of protection for goats, as dogs may find 
ways to breach the temporary fencing or harass goats from the fence line.  
 
Benefits 
Backyard Poultry 
Allowing backyard poultry supports sustainability and food security, community building and 
social wellbeing, food waste reduction, and public education. Residents can keep poultry that 
produce eggs to mitigate high food costs and provide a regular food source.  This can also 
encourage individuals to learn more about sustainable, local food production and animal 
husbandry practices. Backyard poultry can help control pest and insect populations, 
complementing urban gardens. Hens can be fed some types of food scraps to reduce food waste 
(which the Town must otherwise collect and dispose of) and reduce the cost of egg production. 
 
Goats for Vegetation Management 
Prescribed goat browsing is an effective and sustainable method of preventing, containing, and 
suppressing proliferation of invasive and non-native plant species. Goats are browsers and prefer 
a variety of woody plants, leaves, twigs, and shrubs, which includes some of the most invasive 
plant species on Vancouver Island including Scotch Broom, Himalayan Blackberry and English Ivy. 
Goats can help clear dry bramble or vegetation that would otherwise contribute to the risk of 
forest fires. Additionally, goats can reach difficult, steep terrain that may be less accessible to 
mechanical equipment and are gentler ecologically when removing vegetation than herbicides 
and mechanical-based vegetation control measures. The allowance of this practice would also 
support local businesses established in the region by permitting them to be hired for vegetation 
removal within the Town of Ladysmith. 
 
The proposed Animal Control Bylaw also includes new regulations that will enhance 
enforceability of the humane treatment of animals within the Town of Ladysmith. 
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Challenges 
Enforcement 
Staff do not believe that licensing for backyard poultry should be required as it would strain 
existing staff capacity and resources. The proposed bylaw(s), if adopted, can be changed in the 
future should staff determine that the benefits of backyard poultry licensing necessitate its 
introduction. The proposed bylaw establishes requirements that must be met by those intending 
to keep backyard poultry, and these are enforceable with both warnings and—if necessary—
fines.  
 
Health Concerns 
Public education on illness prevention measures, such as handwashing before and after handling 
poultry, maintaining the cleanliness of the enclosures, and obtaining veterinary care for ill birds, 
can help address health concerns associated with keeping backyard poultry. The proposed bylaw 
contains measures to address such concerns, such as requiring that backyard poultry owners 
follow the Canadian Food Inspection Agencies biosecurity procedures and obtain veterinary care 
to prevent or treat pain, suffering or disease of animals.  
 
Wildlife Conservation 
The keeping of backyard hens can lead to increased wildlife attractants within urban 
environments. In response to this threat, staff have established a Backyard Poultry Exclusion Area 
by buffering areas more suitable for wildlife habitat. Keeping backyard poultry on properties that 
fall within this area is prohibited in the proposed bylaw.   
 
Staff have assessed the benefits and challenges associated with the proposed Animal Control 
Bylaw changes and understand that the introduction of animals may lead to an increase in 
human-wildlife conflicts. It is recommended that the proposed bylaw and consequential Zoning 
Bylaw amendments be revisited should there be an increase in human-wildlife conflicts, 
dangerous wildlife sightings, and/or the destruction of wildlife. Staff also recommend that 
education programming, such as information handouts, be developed and available to the public 
to ensure backyard poultry are adequately cared for in accordance with the proposed bylaw 
regulations and that necessary measures to mitigate possible wildlife conflict and health 
concerns are addressed. Lastly, it is important to understand that other activities that are already 
permitted, such as storing residential waste bins, pet food and grills outdoors can also contribute 
to human-wildlife conflicts if not managed properly. Holistically managing all wildlife attractants 
through public education is essential to ensure the success of the proposed backyard poultry 
program.  
 
Recommendation 
Staff recommend the proposed “Town of Ladysmith Animal Control Bylaw 2024, No, 2167” be 
given first, second and third readings, and consequential zoning amendments contained in the 
“Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2169” be given 
first and second readings and proceed to a public hearing as the proposed bylaws are consistent 
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with the Official Community Plan and can be considered as OCP implementation and the 
community is anticipated to receive a net benefit from the bylaws’ implementation. 
 
ALTERNATIVES: 
Council can choose to: 

1. Defeat Bylaw 2167 and Bylaw 2169.  
2. Elect not to hold a public hearing in accordance with section 464(2) of the Local 

Government Act and direct that staff publish notice of the application in accordance with 
section 467 of the Local Government Act. 

3. Defer consideration of the application and refer the proposal to a subsequent meeting of 
Council. 

4. Amend the proposed bylaws and give the bylaws first and second readings as amended.  
5. Refer the application back to staff for further review, as specified by Council.  

 
FINANCIAL IMPLICATIONS: 
N/A 
 
LEGAL IMPLICATIONS: 
Standard requirements for Council consideration and referrals established under provincial 
legislation have been accounted for in staff’s review of the application and in the 
recommendations of this report.  At this time, there are no special legal considerations for this 
proposal.  
 
CITIZEN/PUBLIC RELATIONS IMPLICATIONS: 
If Council endorses the proposed bylaw amendments as recommended, notice of the public 
hearing for Bylaw No. 2150 will be provided in accordance with section 466 of the Local 
Government Act, “Town of Ladysmith Development Procedures Bylaw 2008, No. 1667”and 
“Public Notice Bylaw 2022, No. 2119”.   
 
Council can elect not to hold a public hearing under 464(2) of the Local Government Act because 
an OCP amendment is not required to approve the proposed rezoning. However, staff 
recommend holding a public hearing as the public may have an interest in the proposed 
amendments, OCP policies supporting the zoning amendments do not explicitly authorize all 
aspects of the proposal, and there are no material time savings from not holding a public hearing.  
 
INTERGOVERNMENTAL REFERRALS: 
The application must be referred to the Ministry of Transportation and Infrastructure as required 
under section 52 of the Transportation Act. Additionally, staff sent a courtesy email to the 
Ministry of Environment and Climate Change’s Conservation Officer Services to request general 
comments on the allowance of backyard poultry in urban/suburban backyards and the use of 
goats for vegetation management practices.  
 
The Conservation Officer expressed concerns that chickens, ducks, and other livestock and animal 
feed are attractants for dangerous wildlife, including bears and cougars. Conservation Officer 
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Services stated that bears have a strong sense of smell, and in their opinion, introducing backyard 
poultry and other livestock into the Town would lead to an increase in human-wildlife conflicts 
and the destruction of more wildlife. Due to these observations, Conservation Officer Services 
does not support the allowance of backyard poultry and other livestock animals within the Town 
of Ladysmith. Staff have designed draft regulations and area restrictions where backyard poultry 
would be permitted to help address some of these concerns. 
 
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:  
The proposed Animal Control Bylaw was referred to Bylaw Compliance Officer at the time of its 
drafting. Bylaw Compliance made minor suggested edits and did not have concerns with the 
bylaw as proposed. 
 
The Parks and Public Works Departments expressed interest in hiring and using goat vegetation 
management businesses to help clear invasive plant species in Town parks. 
  
COMMUNITY PLANNING ADVISORY COMMITTEE (CPAC) REVIEW: 
As the proposed consequential “Town of Ladysmith Zoning Bylaw 2014, No. 1860, Amendment 
Bylaw 2024, No. 2169” is Town-initiated, and under the CPAC Terms of Reference, CPAC review 
of this proposal is not required. 
 
 
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 
 

 
ATTACHMENT(S): 
 

A. Draft Animal Control Bylaw, No. 2167 
B. Draft Zoning Amendment Bylaw, No. 2169 
C. Photos of Goats from a Local Vegetation Management Business 
D. Backyard Poultry Exclusion Areas Map 
E. Information Handout Example 
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TOWN OF LADYSMITH 

BYLAW NO. 2167 

A Bylaw to provide for the management and regulations in relation  
to animals in the Town of Ladysmith 

The Council of the Town of Ladysmith in open meeting assembled enacts as follows: 

1. Definitions

1.1 In this Bylaw, unless the context otherwise requires: 

(a) “Animal” means any member of the animal kingdom, other than a human
being (as defined in the Community Charter). 

(b) “Backyard Poultry” means domesticated adult hens permitted on a 
Residential Parcel of Land pursuant to section 3 of this bylaw.

(c) “Business License” means a license to carry on business issued pursuant to
“Business License Bylaw No. 1513, 2003 and all amendments thereto.”

(d) “Intermunicipal Business License” means a business licence issued by the
Licence Inspector of the Town of Ladysmith or another participating Local
Government to carry on business within the boundaries of any participating
municipality and issued pursuant to the Intermunicipal Business License
Agreement.

(e) “Bylaw Enforcement Officer” means a Public Officer, as defined in the
Interpretation Act, a Peace Officer, and those persons designated by the
Town of Ladysmith as Bylaw Compliance Officers from time to time.

(f) “Coop” means a shelter for Backyard Poultry with a solid roof, floor and
walls with entries and exits that can be secured with animal proof closures
during the evening.

(g) “Hen” means a domesticated female chicken or domesticated female duck
that is at least 4 months old.

(h) “Livestock” means an animal raised or kept for food, meat, milk or for wool
or fiber, or a beast of burden, and includes, alpaca, cattle, donkeys, emus,
goats, horses, llamas, mules, ostriches, sheep, or swine, including miniature
pigs, and all other animals that are solely used for agricultural purposes.
Livestock also includes wild animals kept in captivity for food or commodity
production, including bison and ungulates.
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“Town of Ladysmith Animal and Poultry Bylaw 2024, No. 2167”  
Page 2 
 

 
(i) “Pen” means a fully enclosed outdoor space for Backyard Poultry. 

 
(j) “Residential Parcel” means a parcel zoned to permit a single-family dwelling 

and excludes properties zoned for agriculture or a Farm Use pursuant to the 
Agricultural Land Commission Act and Agricultural Land Reserve 
Regulations.  

 
(k) “Town” means the Town of Ladysmith. 

 
(l) “Wildlife” means a wild animal. 

 
(m) “Wrangler” means a person who transports animals to and from a work site, 

sets up fencing and provides 24-hour care and security for the animals. 
 

2. General Provisions 
 
2.1 General Provisions: 
 

(a) A person shall not keep livestock on a Residential Parcel that is less than 
0.81 hectares. 
 

(b) A person must immediately remove and lawfully dispose of any excrement 
deposited by an animal in their care and custody on any public property or 
private property not owner or occupied by the owner. 

 
(c) No person who has removed animal excrement may deposit the excrement 

into a municipal litter receptacle except where the excrement is securely 
contained in an impermeable bag or other impermeable container so as not 
to ooze, leak, or fall out, into a municipal litter receptacle. 

 
3. Keeping of Backyard Poultry 
 
3.1 Notwithstanding subsection 2.1(a) a person may keep Backyard Poultry on a 

residential parcel, subject to the following provisions: 
 
(a) No person shall keep Backyard Poultry within the area shown on Schedule 

A. 
 

(b) No person shall keep Backyard Poultry without the written consent of the 
owner of the parcel where the Backyard Poultry is to be located. 

 
(c) No more than six Backyard Poultry may be kept on Residential Parcel.  

 
(d) No person shall keep Backyard Poultry within a dwelling unit or on a 
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“Town of Ladysmith Animal and Poultry Bylaw 2024, No. 2167”  
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balcony, roof, or deck. 
 

(e) No person shall allow Backyard Poultry outside of a Coop or Pen except to 
perform typical animal husbandry practices such as wing clipping and 
veterinary care. 

 
(f) Coops and Pens shall not be located:  

 
i. in a front yard. 

ii. within 1.0 metre from any property line. 
iii. within 3.0 metres of any dwelling unit. 

 
(g) A Coop shall: 

 
i. provide a minimum volume of 0.6 cubic metres per hen. 

ii. provide a minimum floor area of 0.37 square metres per hen. 
iii. not exceed a maximum floor area of 10.0 square metres or volume of 30.0 

cubic metres. 
iv. not exceed a height of 3.0 metres. 
v. provide each chicken with its own nesting box and perch that is at least 

fifteen (15) centimetres long, and each duck with adequate ground-level 
nesting space. 

vi. be kept clean, in good repair, and free of vermin. 
 

(h) A Pen shall: 
 

i. provide a minimum volume of 1.0 cubic metres per hen. 
ii. have a minimum Pen area of 0.93 square metres per hen. 

iii. not exceed an area of 10.0 square metres. 
iv. shall not exceed a height of 3.0 metres. 
v. be fully enclosed at all sides with corrosion-resistant metal wire fencing 

with a minimum wire gauge of 14 and a maximum opening of 2 inches (5.08 
centimeters) securely fastened to the structure with corrosion-resistant 
fencing staples. 

vi. be covered with a roof wire fencing meeting the criteria under subsection v. 
vii. be kept clean, in good repair, and free of vermin. 

 
(i) A Parcel on which Backyard Poultry are kept must have a continuous animal 

proof fence that encloses the Coop and Pen. 
 
(j) A Pen shall be attached to or surround the Coop so as to provide the 

Backyard Poultry with full and unobstructed access to enter and exit the 
Coop at their leisure during daylight hours. 

 
(k) All Backyard Poultry must be kept within a secure Coop from sunset to 
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Page 4 
 

sunrise. 
 
(l) All Backyard Poultry shall be provided with adequate litter within the Coop 

to nest in which shall be cleaned weekly. 
 
(m) Food and water receptacles shall be frequently cleaned and disinfected and 

located so as to avoid contamination by excreta and attraction of vermin. 
 
(n) The owner must ensure that the Coop and Pen are situated in a way that 

would reasonably prevent entry by Wildlife and constructed to prevent any 
vermin from harbouring underneath or within it or within its walls. 

 
(o) No person shall keep Backyard Poultry in a cage unless for the purposes of 

transport of the Backyard Poultry. 
 
(p) Unless ordered to by an authority having jurisdiction, slaughtering Backyard 

Poultry is prohibited. 
 
(q) Except for the sale of eggs, no person shall sell any products associated with 

Backyard Poultry, including manure and meat. 
 
(r) Backyard Poultry eggs shall be sold in accordance the BC Centre for Disease 

Control “Guidelines for the Sale of Foods at Temporary Food Markets”. In 
addition to the BC Centre for Disease Control guidelines, the following 
conditions shall be met: 

 
a. The eggs must be produced on the property upon which the Backyard 

Poultry owner resides. 
b. The eggs must be only for the consumption of the individual purchasing the 

eggs and/or that individual’s household. 
 
(s) The owner of Backyard Poultry shall ensure poultry food is stored and 

secured in vermin-proof and wildlife-proof containers, and that no more 
than 0.085 cubic metres (3.0 cubic feet) may be stored at a time. 

 
(t) The owner of Backyard Poultry shall ensure manure is stored in an enclosed 

vermin-proof and wildlife-proof container that does not generate excessive 
heat or odour, and that no more than 0.085 cubic metres (3.0 cubic feet) 
may be stored at a time. 

 
(u) A person shall not dispose of deceased Backyard Poultry other than by 

delivering it to a veterinarian, landfill in a sealed bag, a farm, an abattoir, or 
other facility with the ability to lawfully dispose of the carcass. 

 
(v) The owner of Backyard Poultry must follow biosecurity procedures 
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recommended by the Canadian Food Inspection Agency. 
 
(w) Backyard Poultry shall not be left unattended for periods of more than 12 

hours. 
 
4. Prohibition of Cruelty to Animals 
 
4.1 No person shall keep any animal unless the animal is provided with: 
 

(a) Clean, potable drinking water and food in sufficient quantity and of a 
recognized nutritional quality to allow for the animal’s normal growth and the 
maintenance of the animal’s normal body weight; 

 
(b) Sanitary food and water receptacles; 
 
(c) The opportunity for periodic exercise sufficient to maintain the animal’s good 

health; 
 
(d) Clean bedding material and an area maintained at a temperature warm and dry 

enough to prevent the animal from suffering discomfort; and 
 
(e) The necessary veterinary care to prevent or treat pain, suffering, or disease. 

 
4.2 No person shall keep any animal outside for more than 3 hours in any day unless the 

animal is provided with a shelter that allows the animal to move freely, and stand, sit 
or lie in a position that: 

 
(a) Protects the animals from heat, cold and wetness; and 

 
(b) Is shaded. 
 

4.3 No person shall keep any animal confined in an enclosed space, including a motor 
vehicle, without sufficient ventilation to prevent the animals from suffering 
discomfort, heat stroke or injury. 

 
4.4 No person shall keep any animal hitched, tied or fastened to a fixed object where a 

choke collar or choke chain forms part of the securing apparatus, or where a rope or 
cord is tied directly around the animal’s neck. 

 
4.5 No person shall keep any animal hitched, tied or fastened to a fixed object as the 

primary means of confinement for an extended period of time. 
 
5. Goat Vegetation Management 

 
5.1 Notwithstanding Section 2.1 (a) of this Bylaw, a person may keep goats on any parcel 
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of land within the Town, on a temporary basis, for vegetation management subject to 
the following requirements:  
 
(a) Goats shall be used to clear vegetation for no more than 30 consecutive days. 

 
(b) For the purposes of vegetation management, the total number of goats 

permitted on a parcel of land is to be calculated at one (1) goat per 100.0 
square metres (1076.4 square feet) of parcel area to a maximum of thirty (30) 
goats per parcel. 

 
(c) Goats must be contained within a temporary, animal proof woven wire (or 

similar material) fence at all times while on a work site or performing their 
vegetation management activities and must be cared for in a manner 
consistent with the requirements of the Society for Prevention of Cruelty to 
Animals and all other applicable regulations and legislation. 

 
(d) Goats used for vegetation management shall not remain overnight onsite 

unless a Wrangler or a person living onsite has been trained and equipped to 
wrangle the goats is present. 

 
(e) Any goats remaining onsite overnight shall be kept in a portable wildlife-proof 

enclosed and roofed shelter that is appropriately sized to accommodate each 
animal.  

 
(f) Vegetation management using goats shall only be carried out by business 

holding a valid Business License or Intermunicipal Business License. 
 

(g) A business providing goat vegetation management services must obtain and 
maintain third party liability insurance in the amount of $5,000,000. 

 
6. Application 
 
6.1 Any government authority, farm operation, or agriculturally zoned property is 

exempt from this bylaw. 
 
7. Enforcement 
 
7.1 A Bylaw Compliance Officer for the Town may enter onto any property in 

accordance with the Community Charter to inspect and determine whether the 
provisions of this bylaw are being met. 

 
7.2 A person must not obstruct or interfere with a Bylaw Compliance Officer who has 

entered onto property pursuant to Section 7.1, or other person assisting the Bylaw 
Compliance Officer. 
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8.  Offences and Penalties 
 
8.1 A person who commits an offence is subject to the penalties imposed by the Bylaw, 

the Ticket Utilization Bylaw, and the Offence Act if that person: 
 

(a) contravenes a provision of this Bylaw; 
 
(b) consents to, allows, or permits an act or thing to be done that is contrary to   

this Bylaw; or 
 
(c) neglects, refrains, or omits from doing an act or thing required by a 

provision of this Bylaw. 
 
8.2 Each day that a contravention of a provision of this Bylaw occurs or continues to 

occur shall constitute a separate offence. 
 
8.3 The minimum fine that shall be imposed for a contravention of this Bylaw is $100.00. 
 
8.4 The maximum fine that shall be imposed for a contravention of this Bylaw is 

$10,000.00. 
 
8. Repeal 
 
8.1 “Animal and Poultry Bylaw, 1994, No. 1136” is hereby repealed. 
 
9. Citation 
 
9.1 This Bylaw may be cited for all purposes as “Town of Ladysmith Animal Control Bylaw 

2024, No. 2167”. 
 
 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2025 
 
 
 

  
Acting Mayor (T. McKay) 

 
 
 

  
Corporate Officer (S. Bouma) 

Draf
t

Page 804 of 846



 

 

 

Backyard Poultry Exclusion Areas 

“Town of Ladysmith Animal Control Bylaw 

2024, No. 2167” 

 
Backyard Poultry 

Exclusion Areas 

SCHEDULE “A” 
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TOWN OF LADYSMITH 

BYLAW NO. 2169 

A Bylaw to amend “Town of Ladysmith Zoning Bylaw 2014, No. 1860”. 

The Council of the Town of Ladysmith in open meeting assembled enacts the following 
amendments to “Town of Ladysmith Zoning Bylaw 2014, No. 1860”: 

1. Schedule A – Section 4.1 ‘Interpretation’ is amended by adding the following new
terms and definitions, in alphabetical order:

a) Add a new definition of “Backyard Poultry”:

“shall have the same meaning as in “Town of Ladysmith Animal Control Bylaw
2024, No. 2167” and does not include Farm Use.” 

b) Add a new definition of “Coop”:

“shall have the same meaning as in “Town of Ladysmith Animal Control
Bylaw 2024, No. 2167.””

c) Change the definition of “Fence” to:

“means a Structure providing physical or visual separation or enclosure of a
Parcel or portion of a Parcel, and does not include a Retaining Wall, 
Landscaping, or Pen. 

d) Add a new definition of “Pen”:

“shall have the same definition as in “Town of Ladysmith Animal Control
Bylaw 2024, No. 2167.””

e) Change the definition of “Produce Stand” to:

“means a roadside Structure for the sale of products produced by Backyard 
Poultry Use, a Farm Use or Urban Agriculture Use, excluding Cannabis.”

2. Schedule A – Part 5: General Regulations is amended as follows:

(a) Add subsection 5.9(j) which states the following:

“A Coop and Pen used for Backyard Poultry are not considered Accessory 
Buildings or Structures, except for the application of Sections 5.9(a), (d), (f),
(h), and (i) to Coops and Pens.”

Attachment B

Draf
t

Page 806 of 846



“Town of Ladysmith Zoning Amendment Bylaw 2014, No 1860, Amendment 2024, No. 2169” 
Page 2 

(b) Add Subsection 5.17(b) which states the following:

“Notwithstanding Section 5.17(a), one self-contained trailer or recreational
vehicle for providing temporary accommodation to a wrangler, and one
animal transport vehicle for the purposes of vegetation management shall
be permitted on a Parcel for the duration of the works, but in any case, for
no more than 30 consecutive days per work site.”

3. Schedule A – Part 6: Specific Use Regulations is amended to:

(a) Replace Subsections 6.10(a)(i) and (ii) with the following:

i) Shall be limited to one such Use per Parcel, as permitted only where
Backyard Poultry Use, a Farm Use, or Urban Agriculture Use is
permitted a permitted Use. 

ii) Where Urban Agriculture Use or Backyard Poultry Use is permitted,
the Produce Stand Use shall be limited to the sale of products grown
and eggs laid on the Parcel.”

(b) Add Subsection 6.10(a)(vi) which states the following:

vi) Shall only sell eggs from Backyard Poultry in accordance with “Town
of Ladysmith Animal Control Bylaw 2024, No. 2167.”

(c) Add Section 6.12 “Backyard Poultry” which includes the following
regulations:

a) Where Backyard Poultry is a permitted Accessory Use on a
Residential Parcel and where the Principal Use is a Single Unit 
Dwelling, a maximum of six (6) Backyard Poultry shall be allowed on
the Parcel provided that the following conditions are met:

i. The Residential Parcel is outside of the Backyard Poultry 
exclusion areas identified in “Town of Ladysmith Animal Control
Bylaw 2024, No. 2167” Schedule A.

ii. Backyard Poultry must be housed in a Coop and Pen. 

iii. A Coop and Pen must be located at Finished Grade. 

iv. Backyard Poultry Use shall meet all requirements established in
the “Town of Ladysmith Animal Control Bylaw 2024, No. 2167.”
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4. Schedule A – Add “Backyard Poultry, subject to Part 6, Section 6.12” as a permitted
Accessory Use in the following Zones:

a) RU-1
b) R-1
c) R-1-A
d) R-2
e) R-2-B
f) R-3

Citation 

5. This Bylaw may be cited for all purposes as “Town of Ladysmith Zoning Amendment
Bylaw 2014, No. 1860, Amendment Bylaw 2024, No. 2169”.

READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
PUBLIC HEARING HELD on the ___________ day of ________________, 2025 
READ A THIRD TIME on the ___________ day of ________________, 2025 
APPROVED BY MINISTRY OF TRANSPORTATION on the ___________ day of 
________________, 2025 
ADOPTED on the ___________ day of ________________, 2025 

Acting Mayor (T. McKay) 

Corporate Officer (S. Bouma) 
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The Town of Ladysmith has adopted a  new 
Animal Control Bylaw (Bylaw 2024, No. 2167) 
that allows the keeping of backyard poultry in 
certain residential areas. The details and 
requirements for keeping backyard poultry are 
contained in the Animal Control Bylaw and the 
Zoning Bylaw 2014, No. 1860. This guide 
provides a summary of key considerations for 
residents thinking about keeping backyard hens 
(female chickens and ducks) in the Town of 
Ladysmith.

Benefits and Poultry-Keeping 
Considerations
Backyard chickens and other urban animals like 
ducks are supported in the Town’s Official 
Community Plan to encourage food production 
and food security. Keeping backyard poultry can 
also provide opportunities for improved 
sustainability, community-building, food waste 
reduction, and education about local food 
systems and production.

Backyard hens and ducks can attract wildlife 
and increase incidences of human-wildlife 
conflicts. The Animal Control Bylaw includes 
regulations for the keeping of poultry that serve 
to manage associated risks of wildlife and 
vermin. 

Diseases can pass between poultry and people, 
so be sure to follow good hygiene practices if 
you decide to adopt backyard hens.

Steps to Keeping Backyard Poultry

Step 1 Review Town bylaws to see if you 
qualify to keep hens and ducks to 
make sure you understand the rules:
• Animal Control Bylaw 2024, No.

2167 (includes Backyard Poultry
Exclusion Areas as Schedule A).

• Zoning Bylaw 2014, No. 1860.

Step 2 Understand best practices and 
responsibilities for keeping urban 
hens and ducks. You can find 
additional resources on the 
Town website at INSERT 
WEBPAGE LINK.

Step 3 If your property is allowed to have 
backyard poultry, make sure your 
coop, pen, and all other backyard 
poultry practices meet all 
requirements of the bylaws.

CONTACT US 250.245.6400 / info@ladysmith.ca
410 Esplanade MAIL PO Box 220, Ladysmith, BC, V9G 1A2

www.ladysmith.ca
GET CONNECTED

Backyard Poultry 
Information Guide
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Best Practices

❑ Learn how to prevent and detect disease in
backyard flocks.

→ Prevent contact with wild birds/other
animals.

→ Routinely clean their environment.
→ Spot signs of disease and contact a

veterinarian early.
→ Keep new hens isolated until you are sure

they are healthy.
❑ Research how to provide good, healthy living

standards for hens and ducks.

→ Chickens and ducks are social animals
and a minimum of two female chickens, or
two female ducks should be kept together
to enhance their social wellbeing.

❑ Take biosecurity precautions to protect your
own health.
→ Always wash your hands before and after

handling hens, ducks, or anything in their
environment.

→ Do not eat or drink within their living areas.
→ Do not allow hens or ducks to enter your

home and keep your shoes used for
poultry care outdoors.

❑ Take steps to reduce and remove wildlife
attractants.

General Questions or Complaints 
Bylaw Compliance | Phone: 250.246.6446

Zoning Bylaw Questions
Development Services | Phone: 250.245.6415
Email: ds@ladysmith.ca

For wildlife sightings and encounters, contact the 
Conservation Officer 24 Hour Hotline at 1-877-952-7277.

Key Rules and Regulations
Each single-family residential property outside of 
the Backyard Poultry Exclusion Areas can have up 
to six (6) hens (female chickens and ducks). 
Roosters, drakes and chicks/ducklings are not 
allowed under the new bylaw. Backyard poultry 
must be kept in an animal/vermin-proof coop and 
pen. Other specifications for the keeping of 
backyard poultry are contained within the Animal 
Control Bylaw 2024, No. 2167. 

Coops must provide adequate space, 
nesting, and perching areas. Details are 
included in the bylaw.

Pens must be fully-enclosed and provide 
adequate outdoor space. Continuous 
animal-proof fencing must enclose coops 
and pens.

Owners must follow the Canadian Food 
Inspection Agencies biosecurity 
procedures and seek veterinary care 
early, as needed.

Selling eggs is permitted given they meet 
BC’s rules for ungraded egg sales. The 
eggs, once purchased, shall not be resold.

No slaughtering of poultry or selling of 
other poultry products.

No coop or pen shall be located in the 
front yard, within 1.0 metre of any 
property line or within 3.0 metres of any 
dwelling.

Enclosures, litter, and other backyard 
poultry equipment must be kept clean.
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MINUTES OF THE ACCESSIBILITY ADVISORY COMMITTEE 
WEDNESDAY, OCTOBER 30, 2024 

MEETING HELD ELECTRONICALLY VIA ZOOM 

 

MEMBERS PRESENT 
Diane Hobelaid, Chair 
Councillor Ray Gourlay 
Jordan Herbison 
 

Andy Hobelaid 
Shaun McKenzie  
Christina Stephen 

REGRETS 
Councillor Amanda Jacobson 
 
STAFF PRESENT 
Sue Bouma (Manager of Corporate Services) Nick Pescod (Communications & Engagement 

Specialist)
 
   

CALL TO ORDER AND 
ACKNOWLEDGEMENT 

Ms. Hobelaid, Chair, called the Accessibility Advisory Committee meeting 
to order at 7:04 p.m., recognizing with gratitude that it was taking place 
on the unceded territory of the Stz'uminus First Nation. 
 

AGENDA APPROVAL Moved and seconded: 
That the agenda for the October 30, 2024 meeting of the Accessibility 
Advisory Committee be approved as presented. 
Motion carried. 
 

MINUTES APPROVAL Moved and seconded: 
That the minutes of the September 25, 2024 Accessibility Advisory 
Committee meeting be approved. 
Motion carried. 
 

ACCESSIBILITY PLAN 
FRAMEWORK 
 
 
NEW BUSINESS 
 
 

The Committee provided suggestions regarding the Accessibility Plan 
framework. This revision process will continue at the next meeting.  
 
S. Bouma advised that Joel Helland had submitted his resignation from 
the committee. 
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NEXT MEETING 
 
 
 

The Committee agreed to meet electronically for its next meeting on 
November 27, 2024. 
 
 

ADJOURNMENT Moved and seconded: 
That this Accessibility Advisory Committee Meeting be adjourned at 8:10 
p.m. 
Motion carried. 

  
        
RECEIVED: Diane Hobelaid   
 Chair 
      
Sue Bouma 
Corporate Officer 
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MINUTES OF THE ACCESSIBILITY ADVISORY COMMITTEE 
WEDNESDAY, NOVEMBER 27, 2024 

MEETING HELD ELECTRONICALLY VIA ZOOM 

 

MEMBERS PRESENT 
Diane Hobelaid, Chair 
Jordan Herbison 
Councillor Amanda Jacobson 

Shaun McKenzie  
Christina Stephen 

 
REGRETS 
Andy Hobelaid 
 
STAFF PRESENT 
Sue Bouma (Manager of Corporate Services) Nick Pescod (Communications & Engagement 

Specialist)
 
   

CALL TO ORDER AND 
ACKNOWLEDGEMENT 

Ms. Hobelaid, Chair, called the Accessibility Advisory Committee 
meeting to order at 7:04 p.m., recognizing with gratitude that it was 
taking place on the unceded territory of the Stz'uminus First Nation. 
 

AGENDA APPROVAL Moved and seconded: 
That the agenda for the November 27, 2024 meeting of the 
Accessibility Advisory Committee be approved as presented. 
Motion carried. 
 

MINUTES APPROVAL Moved and seconded: 
That the minutes of the October 30, 2024 Accessibility Advisory 
Committee meeting be approved. 
Motion carried. 
 

ACCESSIBILITY PLAN 
FRAMEWORK 
 
 
NEW BUSINESS 
 
 

The Committee reviewed the updates made to the Accessibility Plan 
framework as a result of the October 30th Committee meeting and 
provided additional suggestions going forward.  
 
 

 

NEXT MEETING 
 
 
 

The Committee agreed to meet electronically for its next meeting on 
January 8, 2025. 
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ADJOURNMENT Moved and seconded: 
That this Accessibility Advisory Committee Meeting be adjourned at 8:25 
p.m. 
Motion carried. 

  

 
        
RECEIVED: Diane Hobelaid   
 Chair 
      
Sue Bouma 
Corporate Officer 
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TOWN OF LADYSMITH 
 

BYLAW NO. 2198 
 

A Bylaw to amend the Sanitary Sewer Rates  
 

 
The Council of the Town of Ladysmith in open meeting assembled amends “Sanitary Sewer 
Rate Bylaw 1999, No. 1299” as follows: 
 
1. Delete Schedule “A” in its entirety and replace with the attached Schedule “A”. 
 
Effective Date 
 
2. The provisions of this bylaw shall become effective and be in force as of January 1, 2025. 

 
Citation 
 
3. This bylaw may be cited as "Sanitary Sewer Rate Bylaw 1999, No. 1299, Amendment 

Bylaw 2024, No. 2198". 
 
 
 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
 
 
 
 
 

  
Acting Mayor (T. McKay) 

 
 
 

  
Corporate Officer (S .Bouma) 
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SCHEDULE “A” 
TOWN OF LADYSMITH 

“Sanitary Sewer Rate Bylaw 1999, No. 1299” 
 

SCHEDULE OF RATES 

CLASSIFICATION 

Sewer Charge 
Per Month 

($) 

Residences or Apartments: For each Dwelling Unit $ 32.83 

Motels & Auto Courts: 
Premises of owner or 
operator 

$ 32.83 

  For each rental unit $ 5.02 

Mobile Home Parks: 
Public rest rooms and/or 
service rooms 

$ 32.83 

  
For each mobile home with 
sewer connection 

$ 32.83 

Hotels: Owners or managers quarters $ 32.83 

  Per apartment for rent $ 32.83 

  Per room for rent $ 5.02 

Beer Parlours, Pubs, Licenced Cabarets 
& Lounges: 

For each separately licenced 
area 

$ 68.34 

Cafes, Restaurants & Dining Rooms:   $ 68.34 

Offices, Shops and Stores: 
Per office, store & store unit 
not otherwise specified 

$ 32.83 

Store(s) and Suites(s) combined: Per store unit $ 32.83 

  Per suite $ 32.83 

Stores(s) and Office(s) combined: Per store unit $ 32.83 

  per office unit $ 32.83 

Office Building: per office unit $ 32.83 

Laundry or Laundromat:   $ 108.59 

Services Stations and Garages: Without car wash $ 32.83 

  With car wash $ 73.05 

Public or Social Club with licenced bar:   $ 68.34 

Church Hall, Public Hall or Lodge Room   $ 25.41 

Hospitals & Nursing Homes per bed $ 15.26 

Schools  
per classroom, auditorium or 
office 

$ 32.83 

   
Effective January 1, 2025  
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TOWN OF LADYSMITH 
 

BYLAW NO. 2199 
 

A Bylaw to amend the Waterworks Regulations 
 

 
The Council of the Town of Ladysmith in open meeting assembled amends “Waterworks 
Regulations Bylaw 1999, No. 1298” as follows: 
 
1. Delete Schedule “A” in its entirety and replace with the attached Schedule “A”. 

 
Effective Date 
 
2. The provisions of this bylaw shall become effective and be in force as of January 1, 2025. 

 
Citation 
 
3. This bylaw may be cited as Town of Ladysmith “Waterworks Regulations Bylaw 1999, No. 

1298, Amendment Bylaw 2024, No. 2199". 
 
 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
 
 
 

  
 Acting Mayor (T. McKay) 

 
 

  
Corporate Officer (S. Bouma) 
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SCHEDULE “A” 
TOWN OF LADYSMITH 

“Waterworks Regulations Bylaw 1999, No. 1298” 
 

1. METERED SINGLE UNIT DWELLING   
 Per billing period:   

 Base Rate, including consumption to 25 m3  $    64.01  

 Next 26 m3 to 50 m3  $    1.1646 per m3 

 Next 51 m3 to 75 m3  $    1.3762 per m3 

 Next 76 m3 to 100 m3  $    1.6935 per m3 

 Next 101 m3 to 125 m3  $    2.2230 per m3 

 Over 125 m3  $    2.9640 per m3 

 Over 200 m3 (April to September only)  $    3.8532 per m3 

    

2. 
METERED SINGLE UNIT DWELLING WITH 
SUITE     

 Per billing period: 
Base Rate, including consumption to 37.50 m3  

Over 37.50 m3   

 
$   96.02 
$   1.0585 

 
 
per m3 

    
3. METERED SERVICE - all other users   
 Per billing period:   

 Base Rate, including consumption to 25 m3  $   64.01  

 Over 25 m3  $   1.0585 per m3 

    
4. NON-METER SERVICE   
 Per billing period:  $  92.81 per unit 

    
5. BULK WATER RATE   $    2.67 per m3 

 
6. WATER SERVICE CONNECTION RATES   

Where a service connection has not been previously provided to a parcel but 
where the Public Waterworks system front or abuts the parcel: 

 

(A)  Up to a 25mm (4”) service connection 
including meter, meter box, meter setter, 
check valves, shut-off valves and other 
related appurtenances: 

$3,000 per connection 

 
(B)  Larger than 25mm (4”) shall be: 

At cost but no less than 
$3,000 per connection 
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SCHEDULE “A” (cont.) 
 

 Where a service connection has been previously provided to a parcel: 

 

(C)  Service connection including meter, meter 
box, meter setter, check values, shut-off 
valves and other related appurtenances and 
is the requested size:  

$100 per connection 

 

(D)  Owner requested service modification 
including installation of a water meter, 
meter box, meter setter, check valves, shut-
off valve and any other related 
appurtenances shall be: 

At cost, but no less than 
$3,000 per connection 

7. FINES   

 

Every person who violates any provision of this 
bylaw shall be guilty of an offence punishable on 
summary conviction and shall be liable to a fine or 
to imprisonment for not more than 6 months, or 
both.  Each day that a violation of the provisions 
of this bylaw occurs, exist or is permitted to occur 
or exists, shall constitute a separate offense. 

$2,000 per offence 
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 TOWN OF LADYSMITH 
 
 BYLAW NO. 2201 
 

A Bylaw to amend 
“Garbage, Recyclables and Organics Collection Bylaw 2005, No. 1588” 

 
The Council of the Town of Ladysmith in open meeting assembled hereby amends “Garbage, 
Recyclables and Organics Collection Bylaw 2005, No. 1588”, as follows: 
 

1. Delete section 2 in its entirety and replace with the following: 
 

“ADD-A-DAY” means the scheduling system in which the day for 
collection advances by one weekday following any 
holiday recognized by the Town. There shall be no 
collection on Saturday, Sunday or holidays recognized 
by the Town; 
 

“APPROVED DISPOSAL 
SITE” 

means a site authorized by the Town of Ladysmith, the 
Cowichan Valley Regional District, or the Ministry of 
Environment, Lands and Parks for the deposit and 
disposal of garbage, recyclable materials, or all 
organics materials; 
 

“BASIC SERVICE” means the garbage, recyclable collection and organics 
collection service established under section 5 of this 
Bylaw; 
 

“BASIC SERVICE USER” means a person who must use the municipal garbage, 
recycling and organics collection service under section 
4.1; 
 

“BIOMEDICAL WASTE” means waste that is generated by 
(a) human health care facilities, 
(b) medical research and teaching establishments, 
(c) clinical testing or research laboratories, and 
(d) facilities involved in the production or testing of 

vaccines, 
and contains or may contain pathogenic agents that 
may cause disease in humans exposed to the waste; 
 

“BIWEEKLY SERVICE 
PERIOD” 

means the collection of garbage every second week 
with the collection of recyclables on alternate weeks; 
 

“CVRD” means the Cowichan Valley Regional District; 
 

“COLLECTION” means the removal of garbage, recyclable materials, 
organics materials or all three by the Town or its 
contractor under this Bylaw; 
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“COLLECTION ROUTE” means a route or routes established from time to time 

by the General Manager, Engineering and Public 
Works for scheduled Collection under the Garbage, 
Recycling and Organics Collection Bylaw 2005, 
No.1588;  
 

“COMMERCIAL 
PREMISES” 

means a building or part of a building occupied for the 
purpose of carrying on a profession, trade or business; 
 

“COMMERCIAL WASTE” means all refuse and waste and accumulation of waste 
and abandoned material resulting from the operation 
of a trade or business including paper boxes and 
packing cases, wrapping material, wrappings and all 
materials of like nature, other than Garbage; 
 

“CONTRACTOR” means a person under contract to the Town to provide 
a service; 
 

“DIRECTOR OF FINANCE” means the person duly appointed the Director of 
Finance of the Town; 
 

“DIRECTOR OF 
INFRASTRUCTURE 
SERVICES” 
 

means the person duly appointed the Director of 
Infrastructure Services of the Town; 
 

“DWELLING UNIT” means  
(a)   single family dwelling,  
(b)   in relation to a duplex, triplex or fourplex, each 
self-contained residential suite, or 
(c)    a secondary suite; 
 

“EXTENDED SERVICE” means the additional garbage collection service 
provided under section 8 of this Bylaw; 
 

“EXTENDED SERVICE 
USER” 

means a person who receives extended service under 
section 8 of this Bylaw; 
 

“GARBAGE” means discarded matter, but does not include 
recyclable materials, organics materials or any material 
listed in section 12.1 of this Bylaw; 
 

“GARBAGE CONTAINER” means a receptacle of not more than 70 litres capacity 
with carrying handles and a waterproof cover used to 
collect and store garbage; 
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“GARBAGE TAGS” means single-use tags or stickers required to access 
extended service; 
 

“GARDEN WASTE” means vegetation removed from gardens, lawns, 
shrubs and trees and includes prunings from shrubs 
and trees; 
 

“GROUP HOME” means a dwelling owned by an incorporated non-profit 
society in good standing that has the care of persons as 
one of its objectives, and in which reside 
(a) not more than five persons needing care, and  
(b) not more than two adults who are paid to provide 
such care; 
 

“HAZARDOUS WASTE” means any gaseous, liquid or solid waste that, because 
of its inherent nature and quality, requires special 
disposal techniques to avoid creating health hazards, 
nuisances or environmental pollution, and includes: 

 (a) paint 
(b) oil 
(c) gypsum 
(d) toxic waste 
(e) poisonous 
waste 
 

(f) corrosive waste 
(g) ignitable waste 
(h) explosive waste 
(i) other hazardous waste as 
defined by the Hazardous 
Waste Regulation of the 
Environmental Management 
Act 
 

“IGNITABLE WASTE” means waste that is a 
(a) flammable gas, 
(b) flammable liquid, or 
(c) flammable solid or substance susceptible to 

spontaneous combustion or substances that, on 
contact with water, emit flammable gases as 
defined in the Special Waste Regulation of the 
Province of British Columbia; 

 
“MUNICIPAL 
COLLECTION SYSTEM” 

means a municipal collection system established under 
section 3 of this Bylaw; 
 

“OPERATIONAL SAFETY” means issues related to the safety of persons, property 
or any workers involved in providing collection service; 
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“ORGANICS” 
 
 
 
 

means kitchen waste that is compostable and includes 
egg shells, bones, tea bags, coffee grounds, paper, 
filters, dairy products (butter, cheese) fruits, 
vegetables, (no packaging) breads, pasta, cakes, 
biscuits, paper towels, napkins, paper plates, paper 
cups, pizza boxes, food soiled cardboard; 
 

“ORGANICS 
CONTAINER” 

means a container of not more than 45 litres capacity, 
with a tight seal for pest and odour resistance; 
 

“PATHOLOGICAL 
WASTE” 

means 
(a) any part of the human body, including tissues and 

bodily fluids, but excluding fluids, extracted teeth, 
hair, nail clippings and like parts, that are not 
infectious; 

(b) any part of the carcass of an animal infected with 
a communicable disease or suspected by a 
veterinary practitioner to be infected with a 
communicable disease, or; 

(c) non-anatomical waste infected with 
communicable disease; 

“PRIVATE COLLECTION 
SERVICE” 

means a garbage and recyclable collection service 
operating under a valid Town business licence and that 
is not operated by or on behalf of the Town; 
 

“RECYCLABLE 
MATERIALS” 

includes all recyclable 
(a) newsprint,  
(b) corrugated cardboard, 
(c) mixed waste paper, 
(d) metal food and beverage containers, 
(e) plastic containers, or 
(f) other material that is collected from time to time 

by the Town or its contractor as a recyclable 
product; 

 
“RECYCLING BIN” means a bin provided by the Town or its contractor for 

the deposit of residential recyclable materials; 
 

“RECYCLING 
CONTAINER” 

means a reusable container approved by the Director 
of Infrastructure Services used for the purpose of 
storing and collecting recyclable materials; 
 

“RESIDENTIAL 
GARBAGE” 

means garbage generated by the occupants of a 
dwelling unit; 
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“RESIDENTIAL 
RECYCLABLE 
MATERIALS” 

means recyclable materials generated by the 
occupants of a dwelling unit; 
 

 
“ROOMING HOUSE” 

 
means a single family dwelling in which rooms are 
rented to more than five but not more than 16 persons, 
but does not include community care facilities within 
the meaning of the Community Care Facility Act; 
 

“SECONDARY SUITE” means a self-contained suite which is clearly 
subordinate to the principal dwelling as defined in the 
Town of Ladysmith Zoning Bylaw as a Secondary Suite; 
 

“SERVICE PERIOD” means the period of time associated with scheduled 
garbage collection services and consisting of the 
biweekly collection service period and the weekly 
collection service period; 
 

“STREET” means a highway; 
 

“TOWN” means the Town of Ladysmith; 
 

“TRADE OR INDUSTRIAL 
WASTE” 
 

means garbage resulting from the operation of 
industrial, commercial or institutional premises; 

“UNSERVICEABLE 
PROPERTY” 

means: 
(a) any property or dwelling unit to which access from 

a street is inadequate for service by reason of 
grade, road configuration, physical condition or 
narrowness of the public street or lane or other 
access route as determined by the Director of 
Infrastructure Services; or 

(b) any property or dwelling unit which by its lack of 
proximity to other dwelling units being provided 
basic service would result in excessively high costs 
or time being allocated to service as determined by 
the Director of Infrastructure Services; 

(c) any property or dwelling unit the Director of 
Infrastructure Services determines is unsafe to 
service; 

 
“WEEKLY SERVICE 
PERIOD” 

means scheduled collection service e provided on a 
weekly schedule using the add-a-day system. 
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2. Replace throughout the bylaw the term ““Director of Public Works” with 

“Director of Infrastructure Services”. 
 

3. Amend section 3.1 by replacing it with the following: 
“A municipal collection system is established to collect, remove and 
dispose of residential garbage, residential recyclable materials and 
residential organics.” 

 
4. Delete section 3.2 and 3.3. 

 
5. Replace section 4 in its entirety with the following: 

“4.1 Subject to subsection 4.2, no person shall dispose of residential garbage, 
recyclables or organics except through the municipal collection system in 
accordance with this Bylaw.” 
 
4.2 Subsection 4.1 does not apply to 

a) multi-family premises that consist of more than four dwelling units; 
and 

b) occupants of dwelling units who dispose of their residential garbage 
through a private collection service as permitted under section 7.3. 

c) commercial premises;  
d) industrial and institutional operations; 
e) an Unserviceable Property.” 

 
6. Replace section 5 in its entirety with the following: 

“5.1 Basic Service for each Dwelling Unit receiving the collection service, 
scheduled according to the Add-a-Day System, shall be as follows: 

a) recyclable materials, once every second scheduled recyclable 
collection, and 

b) garbage from one garbage container, once every second garbage 
collection, on alternate weeks from recyclable collection; 

c) organics from one organics container each scheduled collection.” 
 

7. Replace section 6.2 in its entirety with the following: 
“To be eligible for services, applicants under Subsection 6.1 must satisfy the 
Director of Infrastructure Services that the garbage, recyclable and organics 
collection service required by the applicant does not exceed four units.” 

 
8. Replace section 6.2.1 in its entirety with the following: 

“Fees for service shall be based on the number of units requested and 
approved for collection by the applicant.” 

 
9. Replace section 7 in its entirety with the following: 

“ 7.1  The Town shall not collect garbage, recyclable and organics from 
a) a multiple family dwelling consisting of more than four dwelling 

units, 
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b) commercial premises that do not qualify for basic service under 
section 5, 

c) industrial and institutional operations, 
d) an unserviceable property. 

 
7.2  An owner of premises listed in subsection 7.1 shall  

a) arrange garbage collection by a private collection service that 
disposes of garbage at an approved disposal site, and 

b) ensure that garbage is collected on a regular basis to prevent the 
development of noxious odours and the accumulation of garbage.  

 
7.3  An owner of a dwelling or premises served by the municipal garbage 
collection system may apply, in writing, to the Director of Infrastructure 
Services for permission to have his or her garbage collected and disposed of by 
a private collection service. 
 
7.4  The Director of Infrastructure Services may approve an application made 
under subsection 7.3 where the applicant demonstrates that the municipal 
garbage collection system does not provide service adequate to deal with the 
type or volume of garbage generated by the applicant. 
 
7.5  If an application under subsection (7.3) is approved, the applicant shall 
notify the Director of Finance in writing of  

a) the date private collection service will start, and  
b) the name of the collection service to be used.” 

 
10. Amend section 12.1(g) by adding the term “large amounts” before “animal feces, 

waste, or related litter products,” 
 

11. Amend 12.2 by deleting reference to “11” and replacing it with “12.1”. 
 

12. Amend section 13(c) by adding the term “loaded” before “garbage containers and 
recycling containers”. 
 

13. Delete section 16.2. 
 

14. Amend section 19.2 by deleting reference to “17” and replacing with “19.1”. 
 

15. Delete section 9, 10, 11 and renumber accordingly. 
 

16. Delete Schedule “A” in its entirety and replace with the attached Schedule “A”. 
 

17. Delete Schedule “B” in its entirety and replace with the attached Schedule “B”. 
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Citation 
 

18. This Bylaw may be cited for all purposes as “Garbage, Recycling and Organics 
Collection Bylaw 2005, No. 1588, Amendment Bylaw 2024, No. 2201”. 
 

 
 
 
 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
 
 
 
 

  
Acting Mayor (T. McKay) 

 
 
 

  
Corporate Officer (S. Bouma) 
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SCHEDULE “A” 
 

RATES AND CHARGES 
 

 
 
 
 
1. A charge of Fourteen ($14.00) Dollars per unit per month is imposed on every owner of a 

dwelling unit. 
 
 
2. The charge for garbage tags for extended service is $3.00 per tag. 
 
 
3. All charges shall be due and payable when levied. 
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SCHEDULE “B” 
 

FINE SCHEDULE 
 

 
 
 
The following fines are prescribed for the purposes of this Bylaw: 
 

OFFENCE SECTION FINE 
Fail to dispose of garbage in accordance with the Bylaw 4.1 $100 

Fail to provide for garbage collection 7.2 $50 
Unacceptable material in container 11 $100 

Fail to use suitable garbage container 12(a) $50 
Fail to use suitable recycling container 12(b) $50 

Fail to remove containers 12(g) $50 
Fail to secure plastic bags 12(I) $50 
Improper use of recycling container 13.1 $50 

Place recycling bin on Town property 13.2 $50 
Damage / tamper with recycling bin 13.3 $100 
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 TOWN OF LADYSMITH 
 
 BYLAW NO. 2202 
 

A Bylaw to Provide for the Borrowing of Money in Anticipation of Revenue 

 
 
WHEREAS the Town of Ladysmith does not have sufficient money on hand to meet the 
current lawful expenditures of the municipality; 
 
AND WHEREAS it is provided by Section 177 of the Community Charter that Council may, 
without the assent of the electors or the approval of the Inspector of Municipalities, 
provide for the borrowing of such sums of money as may be necessary to meet the current 
lawful expenditures of the municipality provided that the total of the outstanding liabilities 
does not exceed the sum of: 
 

The whole amount remaining unpaid of the taxes for all purposes levied 
during the current year, provided that prior to the adoption of the annual 
property tax bylaw in any year, the amount of the taxes during the current 
year for this purpose shall be deemed to be 75% of the taxes levied for all 
purposes in the immediately preceding year. 
 

AND WHEREAS the total amount of liability that Council may incur is eight million dollars 
($8,000,000);  
 
AND WHEREAS there are no liabilities outstanding under Section 177; 
 
NOW THEREFORE the Council of the Town of Ladysmith in open meeting assembled enacts 
as follows: 
 
1. The Council shall be and is hereby empowered and authorized to borrow upon the 

credit of the Town of Ladysmith an amount or amounts not exceeding the sum of 
eight million dollars ($8,000,000). 

 
2. The form of obligation to be given as acknowledgement of the liability shall be a 

promissory note or notes bearing the corporate seal and signed by the Mayor and 
the officer assigned the responsibility of financial administration of the municipality. 

 
3. All unpaid taxes and the taxes of the current year when levied or so much thereof as 

may be necessary shall, when collected, be used to repay the money so borrowed. 
 
Effective Date 
4. This bylaw comes into effect January 1, 2025. 
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Citation 
5. This bylaw may be cited for all purposes as “2025 Revenue Anticipation Borrowing 

Bylaw 2024, No. 2202”. 
 

 
 
 
 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
 
 
 
 
 
 

  
Acting Mayor (T. McKay) 

 
 
 

  
Corporate Officer (S. Bouma) 

 

Page 833 of 846



 TOWN OF LADYSMITH 
 
 BYLAW NO. 2203 
 

A Bylaw to Repeal “Town of Ladysmith Downtown Development Cost Charges 
Reduction Bylaw, 2011, No. 1781” 

 
 
The Council of the Town of Ladysmith in open meeting assembled enacts as follows: 
 
1. “Town of Ladysmith Downtown Development Cost Charges Reduction Bylaw, 

2011, No. 1781” is hereby repealed. 
 
 
 
Citation 
 
2. This Bylaw may be cited for all purposes as “Town of Ladysmith Downtown 

Development Cost Charges Reduction Repeal Bylaw, 2024, No. 2203”. 
 
 
 
 
 
 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
 
 
 
 
 

  
Acting Mayor (T. McKay) 

 
 
 

  
Corporate Officer (S. Bouma) 
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 TOWN OF LADYSMITH 
 
 BYLAW NO. 2204 
 

A Bylaw to Amend 
“Town of Ladysmith Fire Services Bylaw 2023, No. 2147” 

 
The Council of the Town of Ladysmith in open meeting assembled amends “Town of 
Ladysmith Fire Services Bylaw 2023, No. 2147” as follows: 
 
1. Delete Section 1 “Fire Services Act means Fire Services Act, RSBC.1996, c.144” 

and replace with the following: “Fire Safety Act means the Fire Safety Act, SBC 
2016. c. 19”. 
 

2. Replace throughout the bylaw the term “Fire Services Act” with “Fire Safety Act”. 
 

3. Replace Section 2.4.3. in its entirety with the following: 
2.4.3.  The Fire Chief shall take responsibility for all fire protection matters and 

other Incidents including the enforcement of applicable sections of the 
Fire Safety Act, and the Fire Code. 

 
4. Replace Section 2.4.4 in its entirety with the following: 

2.4.4. The Fire Chief may appoint or designate other Officers of the Fire 
Rescue Department to act as Fire Chief on his behalf. 

 
5. Replace Section 2.4.5 in its entirety with the following: 

2.4.5. Council designates as Fire Inspectors and / or Fire Investigators any 
member of Ladysmith Fire Rescue that has met the required training 
standard pursuant to the Fire Safety Act. 

 
6. Replace section 2.8 in its entirety with the following: 

2.8.  Jurisdiction of Fire Rescue Department:  
  The limits of the jurisdiction of the Fire Chief and the Members of the 

Fire Rescue Department will extend to the area and boundaries of the 
Town of Ladysmith, and neither the Fire Chief or Members shall supply 
fire fighting services or respond to an Incident, nor shall any part of the 
fire Apparatus or Equipment be used outside the boundaries of the 
Town without: 
 
▪ the express authority of a written agreement providing for the 

supply of fire fighting services, or other incident response outside 
the Town boundaries; or  

▪ the approval of the Mayor, or in their absence, the Chief 

Administrative Officer; or  

▪ a request for assistance in accordance with the Emergency and 
Disaster Management Act (SBC 2023 c.37) as amended or re-
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enacted from time to time. 

Citation 
7. This Bylaw may be cited for all purposes as “Town of Ladysmith Fire Services Bylaw 

2023, No. 2147, Amendment Bylaw 2024, No. 2204”. 
 

 
READ A FIRST TIME on the ___________ day of ________________, 2024 
READ A SECOND TIME on the ___________ day of ________________, 2024 
READ A THIRD TIME on the ___________ day of ________________, 2024 
ADOPTED on the ___________ day of ________________, 2024 
 
 
 

  
Acting Mayor (T. McKay) 

 
 
 

  
Corporate Officer (S. Bouma) 
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BYLAW STATUS SHEET 
December 17, 2024 

 

 

Bylaw # Description Status 

2131 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw (No. 54) 2022, No. 2131” (10940 
Westdowne Rd.). Changes zoning from Rural 
Residential (RU-1) to Manufactured Home Park 
(MHP-1). 
 

First and second readings, December 20, 
2022. Public Hearing and third reading 
December 19, 2023. MOTI approval received 
January 15, 2024. Awaiting covenant. 

2133 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw (No. 56) 2023, No. 2133”. Allows 
convenience store at 1132-1142 Rocky Creek Rd. 

First and second readings, January 10, 2023. 
Public Hearing required. MOTI approval 
required. Waiting on applicant to submit 
Development Permit per Council 
Resolution. 
 

2161 “Official Community Plan Bylaw 2022, No. 2200, 
Amendment Bylaw 2023, No. 2161”. To expand the 
mobile home park at 10940 Westdowne Road. 
 

First and second readings, November 21, 
2023. Second reading rescinded, second 
reading as amended, December 5, 2023. 
Public Hearing and third reading December 
19, 2023. Awaiting covenant. 
  

2167 “Town of Ladysmith Animal Control Bylaw 2024, No. 
2167”. To manage and regulate the keeping of 
animals in the Town. 

First, second and third readings, May 21, 
2024.  Consequential amendments must be 
made to the Zoning Bylaw prior to approval. 
Awaiting consequential amendments to the 
Zoning Bylaw. 
 

2170 “Official Community Plan Bylaw 2003, No. 1488, 
Amendment Bylaw 2024, No. 2170”. To reallocate 
units for a portion of the Holland Creek 
neighbourhood to create a smaller development 
footprint, eliminate the need for a crossing over 
Heart Creek and adjust triggers for infrastructure 
construction. 
 

First and second readings, May 7, 2024.  
Public Hearing held May 21, 2024.  MOTI 
approval received May 27, 2024. Awaiting 
covenant. 

2171 “Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw 2024, No. 2171”. To reallocate 
units for a portion of the Holland Creek 
neighbourhood to create a smaller development 
footprint, eliminate the need for a crossing over 
Heart Creek and adjust triggers for infrastructure 
construction. 
 

First and second readings, May 7, 2024. 
Public Hearing held May 21, 2024. MOTI 
approval received May 27, 2024. Awaiting 
covenant. 

2173 Town of Ladysmith Zoning Bylaw 2014, No. 1860, 
Amendment Bylaw, No. 2173 

First and second readings, November 19, 
2024. Public Hearing required. 
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2198 Sanitary Sewer Rate Bylaw 1999, No. 1299, 
Amendment Bylaw 2024, No. 2198 

First, second and third readings, December 
3, 2024. 
 

2199 Waterworks Regulations Bylaw 1999, No. 1298, 
Amendment Bylaw 2024, No. 2199 

First, second and third readings, December 
3, 2024. 
 

2201 Garbage, Recycling and Organics Collection Bylaw 
2005, No. 1588, Amendment Bylaw 2024 No. 2201 

First, second and third readings, December 
3, 2024. 

2202 2025 Revenue Anticipation Borrowing Bylaw 2024, 
No. 2202 

First, second and third readings, December 
3, 2024. 

2203 Town of Ladysmith Downtown Development Cost 
Charges Reduction Repeal Bylaw, 2024, No. 2203 

First, second and third readings, December 
3, 2024. 

2204 Town of Ladysmith Fire Services Bylaw 2023, No. 
2147, Amendment Bylaw 2024, No. 2204 

First, second and third readings, December 
3, 2024. 
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FIRST AVENUE FREEHOLDERS 

November 18, 2024 
 
Randy Repass and Sally-Christine Rodgers    
First Avenue Freeholders Corp 
440 1st Avenue 
Ladysmith, BC V9G 1B1   
 
Mayor McKay and Council Members of  
The Town of Ladysmith   
410 Esplanade   
Ladysmith, BC V9G 1A2   
 

Dear Mayor McKay and Council Members, 

Re: Request to Reinstate Development Cost Charge Bylaw No. 1781 for Ongoing Development Project 

I am writing on behalf of the 440 1st Avenue (Islander Hotel) development project to express our 
concern regarding the repeal of Bylaw No. 1781, which provided a reduction in Development Cost 
Charges (DCCs) for qualifying projects. This unexpected policy change has presented a significant and 
unanticipated financial impact on our project, which had progressed under the understanding that 
Bylaw No. 1781 would apply. 

Our project was initiated under the premise that Bylaw 1781’s provisions would remain in place, 
commencing in 2022 and subsequent approval of the development rezoning completed in June of 2023. 
We have made substantial investments in good faith under the belief that these DCC adjustments would 
continue to be honored. The repeal of this bylaw in March was completely unforeseen. As the sole 
redevelopment application underway in the Downtown Specified Area, and one in which significant 
effort and cost are being expended to bring economic development while retaining and restoring an 
important heritage edifice, repeal of this bylaw without notice or consultation with us is concerning. 
While we have just successfully received council approval for our Development Permit and Variance 
following a year of process with your staff, this change has placed our project in a challenging position, 
one that jeopardizes not only the financial viability but also the positive contribution it was expected to 
bring to Ladysmith, including increased housing options and economic activity. 

We respectfully request that the Town of Ladysmith apply the terms of Bylaw 1781, as it existed prior to 
March of 2024, to this already underway project. Allowing this exemption would not only prevent undue 
hardship but also demonstrate Ladysmith's commitment to supporting this project understanding the 
precariousness of the project’s financial situation.  

Thank you for your consideration of this request. We are eager to work together with the Town of 
Ladysmith to ensure a fair and equitable resolution that supports both our project’s success and the 
community’s growth. 

 

Sincerely,   

 
Randy Repass and Sally-Christine Rodgers 
First Avenue Freeholders  
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POLICY  
TOPIC: Communications & Social Media Policy 
POLICY No.: 04-1470-A 
APPROVED BY:      RESOLUTION No.:   
ORIGINAL DATE:  AMENDMENT DATE:  
  

 
Purpose 
The purpose of this policy is to ensure clear, timely, and transparent communication 
between the Town of Ladysmith and the public. This policy promotes accessibility, 
consistency, and public engagement to foster trust, enhance civic pride and improve the 
Town of Ladysmith's relationship with its residents.  
 
Scope 
This policy applies to Town Council, Town staff, paid-on-call fire fighters and contractors 
employed by the Town. 
 
Objectives 
The Town’s communication policy is designed to facilitate two-way dialogue with the 
community while maintaining consistency and accessibility across all platforms. To 
achieve this, the Town of Ladysmith will: 
 

• Provide residents with timely, accurate, and relevant information about the Town’s 
policies, programs, services and initiatives. 

• Ensure that communication supports the town’s values of inclusivity and 
accountability. 

• Foster meaningful two-way dialogue between the town and residents. 
• Respect access to information and the privacy rights of citizens and employees. 

 
The Town of Ladysmith’s communications will be driven by the following principles, 
designed to ensure open and effective communication with the public: 
 

• Transparency: To foster public trust, the Town will provide clear, accurate, and 
open information about its policies, services, programs, and decisions. 

• Accessibility: Communications will be presented in plain language and, where 
possible, made available in multiple formats to accommodate all residents, 
including those with disabilities and those without access to digital platforms. 

• Consistency: The Town will maintain a consistent tone and message across all 
communication platforms, ensuring that information aligns with the Town’s values 
and objectives. This includes a unified approach across social media, the Town 
website, newsletters, and other communication outlets. 

• Public Engagement: Communication will aim to actively engage residents, offering 
opportunities for input on key decisions. Through public consultations, surveys, 
and meetings, the Town will encourage participation in shaping the direction of 
local governance. 
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• Timeliness: Communications will be delivered promptly, ensuring that residents 

receive up-to-date and factual information. The Town will prioritize the accuracy of 
the content to serve as a reliable source of information. 

• Community: The Town will prioritize community needs by tailoring communication 
to different demographics. Feedback mechanisms, such as surveys and public 
engagement opportunities, will ensure that communication strategies are 
reflective of community interests. 
 

Communication Channels 
To effectively implement the communication policy, the Town uses the following multiple 
communication channels: 
 

• Town website: ladysmith.ca 
• Public engagement site: letstalk.ladysmith.ca 
• Social media: Facebook, Hootsuite, Instagram, LinkedIn, TikTok, X (formerly 

Twitter), YouTube  
• Public service announcements and media releases 
• Newsletters, mailouts, inserts, brochures, signage and mass mailing 

 
Roles and Responsibilities 
 

• Mayor and Council: Serve as the primary public representatives of the Town and 
will be involved in significant announcements. Staff may also provide additional 
support for specialized communications. 

• Communications Team: This includes the Communications & Engagement 
Specialist, Chief Administrative Officer (CAO), Manager of Corporate Services, 
Administrative Coordinator – Corporate Services, and Administrative Assistant – 
Corporate Services. Responsible for developing and implementing the Town’s 
communication strategies, ensuring they align with this policy. 

• Town Departments: Contribute to the creation of content by providing the 
necessary information and expertise in their respective areas. 

 
Public Engagement 
The Town of Ladysmith is committed to public participation and will use tools such as: 
 

• Public Consultations and Surveys: Engaging with residents on matters that affect 
the community to gather feedback and shape policies.  
 

Crisis Communication 
In emergencies or crises, the Town will: 
 

• Work with Emergency Management Cowichan, if necessary, to provide the public 
with real-time updates as the situation evolves. 
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• Use its website, social media, and local media outlets to rapidly distribute accurate 

and timely information 
• Ensure that all messaging is consistent across channels to avoid confusion and 

misinformation 
 

Social Media 
The Town of Ladysmith uses social media to communicate with the public. The primary 
purpose is to share news and information about Town services, Town-sponsored or 
produced events, and to foster community outreach and engagement. 
 
The Town of Ladysmith uses social media as a communication and engagement tool to: 
 

• Enable the Town to communicate quickly and effectively 
• Engage citizens at their convenience 
• Foster two-way dialogue with the community 
• Keep the public informed in real-time during various situations 

 
The Town of Ladysmith’s social media channels are guided by the Town’s social media 
strategy, an internal document designed to ensure content is delivered in the most 
effective way possible.  
 
Messages on the Town’s channels may link to further information on: 
 

• Town websites 
• Appropriate affiliated agency sites, including other local, provincial, or federal 

governments, affiliated agencies, and Ladysmith community organizations 
 

1) Social Media Management 
Town of Ladysmith social media tools are managed by designated staff, including the 
Communications & Engagement Specialist and the Administrative Assistant, under the 
direction of Council and the CAO.  
 
The Town, based on the advice of the Communications & Engagement Specialist and with 
approval from the CAO, may choose to: 
 

• Launch a new or existing platform 
• Terminate any existing social media channels at any time 

 
2) Town Accounts 
The Town of Ladysmith currently operates the following social media channels: 
 

• Facebook 
• Instagram 
• LinkedIn 
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• YouTube 
• X (Formerly Twitter) 

 
The Town also uses Hootsuite to manage and distribute all its social media content. 
 
3) Department Accounts 
The following departments have been approved to operate their own social media 
channels, independent from the Town’s main accounts: 
 

• Ladysmith Fire Services – Facebook, Instagram 
• Parks, Recreation & Culture – Facebook, Instagram 

 
Departments not listed above may not create their own social media accounts without 
prior approval from the CAO. Departments must provide specific reasons for the need to 
have separate social media applications, how those social media applications will be 
maintained and monitored.  
 
4) Authorized Personnel 
The following personnel are permitted to post content and respond to comments on the 
Town’s social media channels: 
 

• CAO 
• Manager of Corporate Services 
• Communications & Engagement Specialist 
• Administrative Coordinator – Corporate Services 
• Administrative Assistant – Corporate Services 

 
Town staff members are not permitted to post content on Town social media sites unless 
explicitly authorized. This applies to new content and responses to questions and 
comments from the public. Staff should refrain from responding to social media questions 
or comments. Only authorized individuals will respond to questions and comments. 
 
Social media pages created by Mayor or Councillors to represent themselves for political 
purposes will be self-administered, and do not belong to, or reflect the positions of the 
Town of Ladysmith. 
 
5) Content Guidelines 
The Town's social media channels remain politically neutral and do not permit the posting 
of petitions, endorsements, advocacy, or other political messages. The primary purpose of 
the Town’s social media channels is to share news and information about Town services, 
Town-sponsored or produced events, and to foster community outreach and engagement. 
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The Town’s social media platforms are utilized in various ways, including but not limited 
to: 
 

• Community awareness 
• Community development 
• Community services 
• Employee recruitment 
• Historical information about the Town 
• Parks & Recreation programs and activities 
• Public safety and weather emergencies 
• Road closures 
• Sponsored events 

 
The Town of Ladysmith reserves the right to remove comments and block users who 
violate the following criteria: 
 

• Posts must not be discriminatory, hateful, defamatory, or obscene 
• Posts must not contain personal attacks, a harassing tone, or be used for personal 

gain or self-promotion 
• Comments must be relevant to the topic and not used for solicitation or 

advertisement of any non-governmental organization, product, or service 
• Comments from anonymous or fake accounts will not be tolerated 
• Comments containing misinformation or disinformation will be removed 

 
6) Confidentiality 
The Mayor, Councillors, and Town staff must not divulge confidential information on 
social media, including but not limited to: 
 

• Closed meeting items 
• Human resources issues 
• Emergency Operations Centre or Emergency Management Cowichan internal 

information 
 

7) Policy Non-compliance 
Content posted on the Town’s social media channels that violates this policy will be 
documented and provided to the Manager of Corporate Services for consultation with the 
CAO and the Manager of Human Resources, for further review and action, if necessary. 
 
8) Photo and Video  
The Town of Ladysmith does not permit the reproduction or redistribution of photos or 
videos (in whole or partial) from its social media accounts for resale use. 
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Media Relations 
The Communications & Engagement Specialist is responsible for receiving and forwarding 
media requests and directing them to the appropriate departments or channels. They will 
work with media outlets to ensure accurate information is provided and to meet deadlines 
whenever possible, while maintaining a respectful and professional working relationship 
with the media. 
 
The Town reserves the right to stop accommodating media requests in cases where the 
respective media outlet continues to publish false or misleading information within their 
stories, or if their staff are abusive and/or uncooperative. 
 
1) News Releases 
All news releases and announcements must receive final approval from the 
Communications & Engagement Specialist, Manager of Corporate Services, the 
appropriate department directors as well as the CAO, when applicable, prior to 
distribution.  
 
The Mayor or designate may also view these materials prior to distribution, at the 
discretion of staff. 
 
The Town will maintain an archive of media releases, advisories, and public service 
announcements on its website related to but not limited to the following topics: 
 

• Newsworthy events involving the Town 
• Town initiatives and programs 
• Notifications that materially affect residents 

 
2) Spokespeople 
The Mayor is the official Council media spokesperson. The Mayor may designate an 
alternate spokesperson on a case-by-case basis. The CAO is the official spokesperson for 
matters of an operational nature. The Communications & Engagement Specialist may also 
serve as the Town’s spokesperson. 
 
When an individual Council member shares their views, they should state that they are 
not speaking on behalf of the Town or the Council as a whole. Unless specifically 
authorized to represent the Town, all comments made by Council members, including the 
Mayor, should be understood as personal opinions. Town resources should not be used for 
public communications or events unless the member is officially representing the Town. 
 
Branding 
The Town of Ladysmith maintains a unified and consistent visual identity to ensure its 
roles and responsibilities are clearly recognized.  
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All communications from the Town, including signage, correspondence, or digital 
platforms, must be in line with the Town’s visual identity.   
The official municipal logo must appear on all Town communications including 
correspondence, publications, forms, facsimiles, advertisements, news releases, displays, 
signage, fleet vehicles, electronic communications and any other relevant communication 
mediums. 
 
Where naming rights exist, additional branding may be included in line with contractual 
obligations, but this will not override Town branding unless authorized by the CAO. 
External organizations may wish to use the Town’s logo to reflect the Town's official role 
or partnership in a program, service, or event.  
 
All logo use requests from outside organizations should be directed to the 
Communications & Engagement Specialist or CAO for review and written approval, as 
appropriate. The Town of Ladysmith's Brand Identity Guide provides detailed guidelines 
on logo placement, colours, typography, and other branding elements. 
 
Policy Review 
This communication policy will be reviewed every three years or as needed to ensure it 
remains effective and up to date with best practices and the evolving needs of the 
community. 
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