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Road Closure Bylaw, Official Community Plan Bylaw Amendment and Zoning Bylaw Amendment
Bylaw Nos. 2067, 2068 and 2069
Tuesday, June 15,2021, 6:00pm

Pursuant to Section 40(3) of the Community Charterand Section 466 of the Local Government Act, we advise
you that a Public Hearing is scheduled to consider Bylaw Nos. 2067, 2068, and 2069.

Public Hearing Date

Tuesday, June 15, 2021 at 6:00pm, to be held virtually
in accordance with Ministerial Order M192, to reduce
the risk of COVID-19 transmission. Attendees must
register to join the Public Hearing. Instructions on how
to register, how to participate, and how to provide
written  submissions can be found here:
www.ladysmith.ca/publichearings. If you do not have
internet or computer access, please call the
Development Services office (250-245-6415) in
advance of the Public Hearing during office hours for
information on how to register and participate. If you
plan to attend the virtual Public Hearing, written
submissions are also encouraged should technical
difficulties arise during the Public Hearing.

Anyone who considers their interest in property to be affected by the proposed Bylaws will be given reasonable
opportunity to be heard at the Public Hearing or by written submission respecting matters contained in the
Bylaws.

Subject Property
1130 Rocky Creek Road (Lot A, District Lots 24 and 38, Oyster District Plan VIP71248 (PID: 024-839-370))

What is the Proposal About?
If approved:

e Bylaw No. 2067 will close and remove the road dedication on thin strips of land along Ludlow and Rocky
Creek Road adjacent to 1130 Rocky Creek Road. This will make the boulevard narrower along these two
sections of road. The Town intends to sell these lands to the property owner at 1130 Rocky Creek Road.

e Bylaw No. 2068 will amend the OCP to change the subject property from “Industrial” to “General
Commercial” and Bylaw No. 2069 will amend the Zoning Bylaw to change the subject property from CD-
1 “Tourist Service” to C-5 “Shopping Centre Commercial” with site-specific provisions, in order to permit
aretail plaza and drive-through coffee shop at 1130 Rocky Creek Road.

Where Can | Get More Information?

A copy of the proposed Bylaws and related information may be viewed at the Town of Ladysmith City Hall located
at 410 Esplanade, Ladysmith, BC, or the Development Services office located at 132C Roberts Street, until June
15, 2021. Office hours are Monday to Friday 8:30am to 4:00pm, excluding statutory holidays. The proposed
Bylaws and related information are also available at www.ladysmith.ca/publichearings.

How Do | Make a Written Submission?
Written submissions received by 3:00pm on June 15, 2021, will be included in the Public Hearing agenda. Written

submissions can be: emailed to info@ladysmith.ca; mailed to Town of Ladysmith, PO Box 220, Ladysmith, BC V9G
1A2; or delivered in person to City Hall, 410 Esplanade. Please be advised that the content of submissions will be
made public and form a part of the public record for this hearing.

Notice Issued by the Corporate Officer.

P quesTions?

Questions can be directed to staff in the

Town of Ladysmith Development Services Department
by calling 250-245-6415 or emailing info@ladysmith.ca.
www.ladysmith.ca

LADYSMITH
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TOWN OF LADYSMITH
BYLAW NO. 2067

A Bylaw to Close and Remove the Dedication of a Highway

The Council of the Town of Ladysmith, in open meeting assembled, enacts as follows:

1. Those portions of road shown as “road to be closed” on Reference Plan EPP110196,
prepared by Ryan J. Turner, B.C.L.S., a copy of which is attached as Schedule 1 and
forms a part of this bylaw, is closed to all traffic.

2. The dedication as highway of that part of the road referred to in Section 1 is removed.

3. The Mayor and Corporate Officer are hereby authorized to execute all necessary
documents as may be required to carry out the purpose of this bylaw.

Citation

4. This Bylaw may be cited for all purposes as “Road Closure and Dedication Removal
Bylaw 2021, No. 2067".

READ A FIRST TIME on the 1stday of June, 2021
READ A SECOND TIME on the 1stday of June, 2021

Notice of intention to proceed with this bylaw was published on the 3 day of June, 2021
and the 10t day of June, 2021 in the Ladysmith Chronicle newspaper, circulating in the
Town of Ladysmith, pursuant to section 94 of the Community Charter.

READ A THIRD TIME on the 15th day of June, 2021

APPROVED by the Ministry of Transportation and Infrastructure on the
27t day of July, 2021

ADOPTED on the 7t day of September, 2021

Mayor (A. Stone)

Corporate Officer (D. Smith)



“Road Closure and Dedication Removal Bylaw 2021, No. 2067”
Page 2

Schedule 1
Road Closure Plan
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TOWN OF LADYSMITH
BYLAW NO. 2067

A Bylaw to Close and Remove the Dedication of a Highway

The Council of the Town of Ladysmith, in open meeting assembled, enacts as follows:

1 Those portions of road shown as “road to be closed” on Reference Plan EPP110196,
prepared by Ryan J. Turner, B.C.L.S., a copy of which is attached as Schedule 1 and forms a
part of this bylaw, is closed to all traffic.

2. The dedication as highway of that part of the road referred to in Section 1 is removed.

3. The Mayor and Corporate Cfficer are hereby authorized to execute all necessary.documents
as may be reguired to carry out the purpose of this bylaw.

Citation

4, This Bylaw may be cited for all purposes as “Road Closure and Dedication Removal Bylaw
2021, No. 2067”.

READ A FIRST TIME on the 15t day of June, 2021

READ A SECOND TIME on the 1t day of June, 2021

Notice of intention to proceed with this bylaw was published on the 3™ day of June, 2021 and
the 10" day of June, 2021 in the Ladysmith Chronicle newspaper, circulating in the Town of
Ladysmith, pursuant to section 94 of the Community Charter.

READ A THIRD TIME on the 15% day of June, 2021
APPROVED by the Ministry of Transportation and Infrastructure on the

day of ,
ADOPTED on the day of s

Approved pursuant to section 52(3)(a) of
the Transportation Act

thmgi 2 day of_{_| [U\ ’L/ 20&(- Mayor (A. Stone)

Mintstry of Tra on and Infrastructure

=

A v A \ | Corporate Officer (D. Smith)

JAMIE LEIGH HOPIINS

A Commissioner for taking affidavits

within the Province of British Columbia
2100 Labieux Road, Nanaimo BC VGT BES




TOWN OF LADYSMITH
BYLAW NO. 2068

A Bylaw to amend “Official Community Plan Bylaw 2003, No. 1488”

The Council of the Town of Ladysmith in open meeting assembled enacts the following
amendments to “Schedule A” entitled “Town of Ladysmith Community Plan” of “Official
Community Plan Bylaw 2003, No. 1488”:

1. Delete the first sentence of the General Commercial paragraph of section 3.8.1:

“The General Commercial designation is applied to the commercial area
located at Coronation Mall and is intended for commercial uses that serve a
market area both within and beyond the local community, and to function as
a secondary commercial focus to the downtown core.”

and replace with:

“The General Commercial designation is applied to the commercial areas
located at Coronation Mall and at 1130 Rocky Creek Road, and is intended
for commercial uses that serve a market area both within and beyond the
local community, and to function as commercial concentrations that are
secondary to the downtown core.”

2. “Map 1 - Land Use”:
(a) Change “Industrial” designation to “General Commercial” for Lot A, District
Lots 24 and 38, Oyster District, Plan VIP71248 (1130 Rocky Creek Road) as
shown in Schedule 1 which is attached to and forms a part of this bylaw.

3. “Map 2 - Development Permit Areas”:
(a) Delete “DPA 5 - Industrial” from Lot A, District Lots 24 and 38, Oyster
District, Plan VIP71248 (1130 Rocky Creek Road) as shown in Schedule 1
which is attached to and forms a part of this bylaw.

Citation

4. This Bylaw may be cited for all purposes as “Official Community Plan Bylaw 2003, No.
1488, Amendment Bylaw (No. 65) 2021, No. 2068”.
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READ A FIRST TIME on the 1stday of June, 2021
READ A SECOND TIME on the 1stday of June, 2021
PUBLIC HEARING held on the 15t day of June, 2021
READ A THIRD TIME on the 15t day of June, 2021
ADOPTED on the 20t day of September, 2022

Mayor (A. Stone)

Corporate Officer (D. Smith)
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Schedule 1
Subject Property



TOWN OF LADYSMITH
BYLAW NO. 2069

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 - Zoning Bylaw Text”:
a) Delete “Tourist Service” “CD-1" from Section “9.1 Creation of Zones”;

b) Replace subsection 1. p) of section “11.5 Shopping Centre Commercial (C-5)”
with the following:

p) Cannabis Retail Sales but in the parcels contained within the shaded
areas identified on Figures 11.5 and 11.6;

c) Add Figure 11.6 following Figure 11.5 in section “11.5 Shopping Centre
Commercial (C-5)” as shown below:

Figure 11.6

d) Addanew Section 7 “Site Specific Regulations” to section “11.5 Shopping Centre
Commercial (C-5)” as follows:

7. Site Specific Regulations
a) For the Parcel legally described as Lot A, District Lots 24 and 38,
Oyster District, Plan VIP71248 (1130 Rocky Creek Road) all
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Buildings must meet or exceed Step 1 of the British Columbia
Energy Step Code.

b) Notwithstanding section 6.3 subsection a)vi) a maximum of one
Use with a Drive-through service is permitted on the Parcel legally
described as Lot A, District Lots 24 and 38, Oyster District, Plan
VIP71248 (1130 Rocky Creek Road), provided that any Buildings
associated with the Drive-through Use meet or exceed Step 2 of the
British Columbia Energy Step Code.

c) For the Parcel legally described as Lot A, District Lots 24 and 38,
Oyster District, Plan VIP71248 (1130 Rocky Creek Road) the
following additional Principal Uses are permitted:

i)  Animal Day Care.

ii)  Artist Studio.

iii)  Building Supply Sales.

iv) Cottage Industry.

v)  Garden Centre.

vi) Home Improvement Service Industry.
vii) Micro-Brewery.

viii) Laboratory.

iX) Media Production Studio.

X)  Neighbourhood Pub.

xi)  Non-Motorized Recreational Equipment Sales or Rental.
xii) Print Shop.

Xiii) Re-Store.

e) Delete section “17.1 Comprehensive Development 1 - Tourist Service (CD-1)”
inits entirety and replace with “17.1 Comprehensive Development 1 - Reserved
for Future Use”.

2. “Schedule B - Zoning Bylaw Map”:

a) Change the zone from “CD-1 Tourist Service” to “C-5 Shopping Centre
Commercial” for Lot A, District Lots 24 and 38, Oyster District, Plan VIP71248
(1130 Rocky Creek Road) as shown in Schedule 1 which is attached to and forms
a part of this bylaw; and,

b) Delete “CD-1 Tourist Service” from the legend.
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Citation

3. This Bylaw may be cited for all purposes as “Town of Ladysmith Zoning Bylaw 2014,
No. 1860, Amendment Bylaw (No. 37) 2021, No. 2069".

READ A FIRST TIME on the 15t day of June, 2021

READ A SECOND TIME on the 1stday of June, 2021

PUBLIC HEARING held on the 15t day of June, 2021

READ A THIRD TIME on the 15t day of June, 2021

APPROVED by the Ministry of Transportation and Infrastructure
on the 27t day of July, 2021

ADOPTED on the 20t day of September, 2022

Mayor (A. Stone)

Corporate Officer (D. Smith)
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Schedule 1
Subject Property
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Citation

3. This Bylaw may be cited for all purposes as “Town of Ladysmith Zoning Bylaw 2014, No. 1860,
Amendment Bylaw {(No. 37) 2021, No. 2069”.

READ A FIRST TEME on the 1st day of lune, 2021
READ A SECOND TIME on the 1st day of June, 2021
PUBLIC HEARING held pursuant to the provisions of the Local Government Act on the

15t day of June, 2021
READ A THIRD TIME on the 15" day of June, 2021
APPROVED by the Ministry of Transportation and Infrastructure on the

day of ,

ADOPTED on the day of ,

Approved pursuant to section 52(3)(a) of
the anpoﬂaﬁon Act

o TN VA
Minigtry of Transportation and Idfrastructure Mayor (A. Stone)

(e
G/ S N W
JAMIE LEIGH HOPKINS
Q,g,?,r‘n &@mo?h Bﬁ“gsﬁmbh Corporate Officer (D. Smith)
2100 Labieux Road, Nanaimo BC V9T 6E9







CS 2021-181
By unanimous consent Council recessed at 7:15 p.m. to allow for a five minute
break.

Council reconvened the meeting at 7:20 p.m.

12. BYLAWS- OFFICIAL COMMUNITY PLANNING AND ZONING
121 OCP & Zoning Amendment Application — 1130 Rocky Creek Road

CS 2021-182

That Council:

1. Give first and second readings to “Road Closure and Dedication
Removal Bylaw 2021, No. 20677,

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”;

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;
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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. 20087,

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.

Motion Carried
OPPOSED: Councillor Stevens
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STAFF REPORT TO COUNCIL

Report Prepared By: Christina Hovey, MCIP, RPP, Senior Planner
Meeting Date: June 1, 2021
File No: 3360-20-02 & 3060-20-19

RE:

OCP & Zoning Amendment Application — 1130 Rocky Creek Road

RECOMMENDATIONS:

That Council:

1.
2.

Give first and second readings to “Road Closure and Dedication Removal Bylaw 2021, No. 2067”;

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;

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

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;

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

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;

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,

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
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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.

EXECUTIVE SUMMARY:

The applicant is proposing to amend the Official Community Plan (OCP) designation and zoning at 1130
Rocky Creek Road to allow for a commercial plaza with a drive-through coffee shop. The subject
property is currently designated “Industrial” under the OCP, and zoned “Comprehensive Development 1
— Tourist Commercial” under the Zoning Bylaw. To accommodate the proposed development, the OCP
designation would be changed to “General Commercial” and the zoning would be changed to “Shopping
Centre Commercial (C-5)” with site specific provisions.

Subject to the outcomes of the Public Hearing, staff are recommending approval of the application
subject to a number of conditions; most importantly, constructing a roundabout at the intersection of
Ludlow and Rocky Creek Road and contributing approximately $700,000 to the cost of the project.
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PREVIOUS COUNCIL DIRECTION:

Resolution/
Bylaw/ Date

Details

CS 2020-201, July
7, 2020

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:
e  Stz'uminus First Nation
e School District 68 (Nanaimo Ladysmith)
e  The Community Planning Advisory Committee
e The BC Ministry of Transportation and Infrastructure, BC Transit, and BC
Hydro;
e 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, That Council direct staff to discuss the following list with the applicant prior to further
July 7, 2020 consideration of application 3360-20-02:
e clarity regarding the roundabout and provisions within the development to ensure
that it can be accommodated
e the possible provision of electric vehicle chargers, particularly fast chargers (not level
two)
e arequest for clarity regarding signage design prior to the application proceeding
e ensurance that the trees and buildings in the development have power to
accommodate the Town's annual Light Up and other events
e areview of the existing covenant regarding the 49th Parallel sign
e provision for future hydrogen filling if a gas station is included in the plan
e plansto tie in Ladysmith's heritage by installing an artifact
e the possibility of a public art installation in keeping with the Town's Public Art
Strategy
e the possibility of installing a lit community reader board
e the Town's request for a simultaneous submission of the Zoning Amendment
application with the Development Permit to ensure control of form and character
e the Town's request for more than average tree coverage and landscaping standards
e the Town's request to incorporate design elements that are of "Gateway to
Community" calibre
e the possible provision of a transit stop within the development or on the road in
front of the development
CS 2018-409, That Council confirm the inclusion of the Ludlow Road/Rocky Creek Road roundabout
Oct. 15, 2018 recommended by the Ludlow Roadway Driveways Feasibility Assessment in the Town’s

proposed new Development Cost Charges program.

15, 2018

CS 2018-410, Oct.

That Council direct staff to include the extension of the median on Ludlow Road as
recommended by the Ludlow Road Driveways Feasibility Assessment in the 2019-2023
Financial Plan for discussion.

Bylaw No. 1950,
May 14, 2018

1130 Rocky Creek Road:
e  OCP designation changed from Mixed Use Waterfront” to “Industrial
e The Town initiated this change as part of the Waterfront Plan

Page 131 of 230




Resolution/ Details

Bylaw/ Date
Bylaw Nos. 1937, | Five parcels adjacent to 1130 Rocky Creek Road:
1938, Dec. 4, 2017 e OCP designation changed to Industrial

e  Zoning changed to Light Industrial

Bylaw Nos. 1652, | 1130 Rocky Creek Road and five adjacent parcels:

1653, e OCP designation changed from Industrial to Mixed Use Waterfront

Dec. 15, 2008 e  Zoning changed from Light Industrial to Comprehensive Development 1 —
Tourist Commercial

INTRODUCTION/BACKGROUND:

The subject property, shown in Figure 1, is located between the Trans-Canada Highway and Rocky Creek
Road, on the west side of Ludlow Road. It is approximately 0.8 hectares in size and slopes from the
highway down towards Rocky Creek Road. The intersection of Ludlow and the Trans-Canada Highway
includes Ladysmith gateway signage and is a main route into the downtown via 15 Avenue.

Figure 1: Subject Property

Proposed Development:
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The applicant is proposing a commercial plaza with approximately 1,866m? (20,084 square feet) of floor
space in three buildings:

e A 962m? (10,355 square foot) retail space;

e A 210m? (2,250 square feet; 40 seats) drive-through coffee shop; and

e 694m? retail space to be divided into six smaller units.

The concept plans for the proposed development are provided in Attachment F

OCP and Zoning History:

The OCP designation and zoning in this area have changed several times. In 2008, the OCP designation
and zoning on the subject property and five adjacent parcels on Rocky Creek Road were changed from
Light Industrial to Comprehensive Development 1 — Tourist Service zone (CD-1). The Comprehensive
Development Zone allows for a hotel and related uses. The hotel development did not proceed, and in
2017 the OCP designation and zoning on the five adjacent parcels were changed back to Light Industrial
(I-1). In 2018, as part of the Waterfront Area Plan, the Town changed the OCP designation on the subject
property from “Mixed Use Waterfront” to “Industrial”. The zoning on the subject property is still the CD-
1 zone.

Recent Reports Provide Context for the Current Proposal:

Two recent reports provide context for the current proposal: the Ladysmith Economic Development
Strategy (2018) and the Cowichan Industrial Land Use Strategy (2019). Both of these reports can be
accessed online.! The previous staff report to Council for this file (July 7, 2020) committed to providing a
discussion of the findings of these reports as context to the 1130 Rocky Creek Road proposal.

Ladysmith Economic Development Strategy (Vann Struth Consulting Group, 2018):

Although the Economic Development Strategy largely emphasizes downtown enhancement and local
business, it does see a role for regional/highway commercial, including limited opportunities within
Town boundaries. The foci for large scale commercial development is identified as the Oyster Bay
development, and the Nanaimo Airport lands. Attracting regional/highway commercial development is
not assessed as a strategic priority in the report. The challenges identified in the economic development
strategy included a limited supply of leasable space for retail and food service (though this was seen as
cyclical) and low supply of industrial land — particularly 0.4 to 0.8 hectare serviced parcels (such at 1130
Rocky Creek Road).

Cowichan Industrial Land Use Strategy (Urban Systems, 2019):

The Strategy identifies a lack of industrial land throughout the Cowichan Region. The report notes that
there is a premium on large, serviced, flat parcels as well as on waterfront industrial properties. One of
the recommendations of the strategy is that local governments should avoid rezoning lands that are
currently zoned for industrial use. 1130 Rocky Creek Road would not have been considered industrial
land in this study. Although the property is designated Industrial in the OCP, it is zoned for commercial
use. The strategy suggests that it is ideal for industrial properties to have a slope of less than 5% (best)
or 10% and that larger industrial uses generally need parcels that are at least 2 to 4 hectares in size. The

1 The Ladysmith Economic Development Strategy (2018): https://www.ecdevcowichan.com/wp-
content/uploads/FINAL-Sept-19-Ladsymith-Economic-Development-Strategy.pdf

The Cowichan Industrial Land Use Strategy (2019): https://www.ecdevcowichan.com/wp-content/uploads/March-
18-Final-Draft-Industrial-Land-Use-Strategy-Copy.pdf
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subject property drops at least 8.5m over 63m in length on the north side, a slope of approximately
14%. The subject property is 0.8ha in size.

DISCUSSION/ANALYSIS:

The subject property is currently designated “Industrial” (OCP Bylaw No. 1488) in the OCP, and zoned
“Comprehensive Development 1 — Tourist Commercial” (Zoning Bylaw No. 1860). To accommodate the
proposed development, the OCP designation would be changed to “General Commercial” and the
zoning would be changed to “Shopping Centre Commercial (C-5)” with site specific provisions.

Official Community Plan Bylaw No. 1488 Amendment:
Proposed Bylaw No. 2068 would add 1130 Rocky Creek Road to the “General Commercial” designation
and acknowledge the property under “General Commercial” in section 3.8.1 of the OCP.

OCP policies that are relevant to the proposal for the subject property include:

e Commercial development is directed principally to the downtown core and the south end
(Coronation Mall), with complementary commercial areas provided to serve the mixed use
waterfront as well as local neighbourhoods (Section 3.5 (8)); and

e The General Commercial designation is applied to the commercial area located at Coronation
Mall and is intended for commercial uses that serve a market area both within and beyond the
local community, and to function as a secondary commercial focus to the downtown core
(Section 3.8.1).

The proposal is a notable change to the OCP since the General Commercial designation currently only
applies to Coronation Mall. However, the scale of the proposed development is much smaller than
Coronation Mall. For context, the grocery store at the Coronation Mall and the 49" Parallel Building on
1%t Avenue each exceed 2,000m? in floor area, whereas all three proposed buildings on the subject
property have a combined floor area less than 1,900m?

At present, there is little vacancy at Coronation Mall, and the applicant states that tenants have been
secured for a portion the proposed development (Buildings A and B in Attachment F). This indicates that
there is at least some demand for the additional general commercial space.

As a way to mitigate the potential for competition with downtown businesses and the loss of an
industrial property, staff have added a range of permitted uses to the site. The recommended permitted
uses include low-nuisance, light industrial uses that are appropriate for the site due to the context, but
that might not be appropriate for, or feasible in, the downtown (e.g. cottage industry, home
improvement service industry, laboratory, pet daycare).

Development Permit Areas:

The subject property is within Development Permit Area (DPA) 3 — Commercial, and DPA 5 — Industrial.
The proposed OCP amendment (Bylaw No. 2068) would remove DPA 5 — Industrial from the property
since the proposed use is commercial. Both DPA 3 and DPA 5 address similar topics (Building Design,
Landscaping, Rainwater Management, etc).

The applicant has made a Development Permit (DP) application (Attachment F), in accordance with the
request of Council, to preview the proposed form and character of the development in conjunction with
the proposed OCP and Zoning amendments. At this time, staff have not completed a full evaluation of
the proposal against the DPA guidelines and the plans provided for the DPA may still change. However,
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to date the applicant has been responsive to comments from staff, and staff are satisfied with the
proposed development in general. If the current application is approved, staff will bring the DP
application to Council for approval at a future meeting.

Figure 2: Conceptual Rendering

Zoning Bylaw No. 1860:

The existing zoning on the property is CD-1 Comprehensive Development 1 — Tourist Service. This zoning
allows for a hotel and a range of uses compatible with a hotel, such as a neighbourhood pub and a
farmer’s market, but specifically excludes other uses, notably retail sales, and convenience store. The
existing zoning also permits up to 30 dwelling units.

Proposed Zoning Amendment: C-5 Shopping Centre Commercial with Site Specific Provisions:
In order to accommodate the proposed development, Bylaw No. 2069 proposes to change the property
to Shopping Centre Commercial (C-5), with the following site-specific provisions to allow for:
e A drive-through, provided the buildings associated with the drive-through meet Step 2 of the
BC Energy Step Code;
e Additional uses that are permitted under the existing zoning (e.g. micro-brewery, and non-
motorized recreational equipment sales or rental); and
e Additional uses that are compatible with the surrounding industrial lands (e.g. garden centre,
and home improvement service industry).

The site-specific provisions for the property also require that all buildings in the development meet Step
1 of the BC Energy Step Code.

Proposed Bylaw No. 2069 also amends the cannabis retail provisions for the C-5 zone to allow for a non-
medical cannabis retail store on the subject property. Cannabis retail is currently permitted in the C-5

zone, but only at Coronation Mall. Cannabis retail is also permitted in the I-1 zone on Rocky Creek Road.

Proposed Partial Road Closure (Bylaw No. 2067) and Sale and Proposed Road Dedication:
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“Road Closure and Dedication Removal Bylaw 2021, No. 2067” would close and remove the road
dedication from parts of Rocky Creek Road and Ludlow Road. The applicant is requesting to purchase
the portions of the road rights-of-way adjacent to the property that are considered surplus to the
Town’s needs. At the same time, the applicant is required to dedicate a portion of their property to the
Town for the planned Ludlow/Rocky Creek Road roundabout.

The applicant has commissioned a survey of the land to be dedicated to the Town and the surplus land
where the road can be closed. The survey plans show:

e 193.2m? of Rocky Creek Road to be closed;

e 732.5m? of Ludlow Road to be closed; and

e 292.5m? of the subject property to be dedicated as road.

The Town’s Engineering Department has reviewed the request to purchase the surplus road. The
proposal has also been circulated to the Ministry of Transportation and Infrastructure (MoTIl) for
comment since MoTI will need to approve Bylaw No. 2067 prior to adoption.

Subject to Council’s decision, and approval of Bylaw No. 2067:

e The Town will have the property appraised and will sell the surplus property to the applicant for
market value, less the market value of the road dedication;

e The applicant will dedicate as road the area shown on Reference Plan EPP110197 (Attachment
D);

e The applicant will then consolidate the surplus road lands into the subject property to expand
the developable area; and

o The applicant will also be required to work with BC Hydro to ensure the road closure does not
impact electrical infrastructure in the area.

Proposed Roundabout:

The Waterfront Area Plan Transportation Review completed in 2018 by Binnie and Associates
recommends a concrete median on Ludlow Road and a roundabout at the Ludlow/Rocky Creek Road
intersection to improve pedestrian cyclist and intersection capacity and with a recommended
completion date of 20232

Based on the findings of the Waterfront Area Plan Transportation Review, the Ludlow/Rocky Creek Road
roundabout was identified as a Development Cost Charges (DCC) project. The DCC Bylaw allocates
$1,000,000 for the roundabout with $990,000 funded from DCCs and a $10,000 municipal assist from
the Town’s capital budget. The Town started designing the roundabout in 2020 and the cost estimate is
$1,696,8803. Approximately $700,000 more than the DCC budget.

Right-in/right-out only access for driveways onto Ludlow Road must be enforced and necessitate a
roundabout:

Currently, the Home Hardware access onto Ludlow Road is limited to right-in and right-out movements.
Despite this restriction, it is common to see vehicles making left turns out of Home Hardware towards

2 This coincides with the end of the first phase of residential development identified in the Waterfront Area Plan.
3 Ludlow/Rocky Creek Road Roundabout cost estimate: base estimate: $1,234,100 + field review + 25%
contingency = $1,696,880
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the highway (as shown in Figure 3). As more traffic is added to this area, these turns, which are already
unsafe and contrary to the Motor Vehicle Act, will become more risky.

The proposed driveway onto Ludlow Road from 1130 Rocky Creek Road would also be restricted to
right-in/right-out traffic movements. However, people may be tempted to turn left into the
development from Ludlow Road. The combination left turns from both sites would be unsafe.
Accordingly, a concrete median must be added to Ludlow Road as a physical barrier preventing these
left turns.

Figure 3: Existing Traffic Movements at Ludlow/Rocky Creek often require U-turns or unlawful left turns
onto Ludlow

The concrete median on Ludlow Road is also a condition from MoTI, which must approve the proposed
zoning amendment (Bylaw No. 2069).

Once the concrete median is in place, all vehicles turning from the Highway onto Ludlow Road and
exiting Home Hardware will be funneled towards the Ludlow/Rocky Creek Road intersection. From
there, vehicles would turn onto Rocky Creek Road, or do a U-turn or look for another way to return to
the Highway (as shown in Figure 3).

The roundabout resolves the issues noted above by creating a clear, safe and easy route for traffic to
circulate in and out of all developments in the area to Rocky Creek Road, Ludlow Road and the Highway
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without the need for unlawful left hand turns or U-turns. Other developments in this area, for example
the Town’s planned developments for the waterfront area, will also add traffic to (and benefit from) this
intersection.

Figure 4: Ludlow/Rocky Creek Road Roundabout Design

Staff recommend that the roundabout be constructed by the developer, as a condition of rezoning:

For the reasons noted above, the proposed development at 1130 Rocky Creek Road will trigger the need
for a roundabout at the Ludlow/Rocky Creek Road intersection. The amount allocated for the
roundabout through the DCC bylaw is not sufficient. Accordingly, staff recommend that the roundabout
be constructed by the developer as a condition of the proposed rezoning as an excess or extended
services requirement under section 507 of the Local Government Act. The developer will be entitled to a
“latecomer agreement” in accordance with section 508 of the Local Government Act. Under this
agreement, “latecomer charges” would be levied for any new development that benefits from the
roundabout over the next 15 years. The “latecomer charges” are levied by the Town and paid to the
developer.

Staff note that the applicant for 1130 Rocky Creek Road provided a Traffic Impact Assessment
(Attachment G). Although the traffic study indicated that the volume of traffic produced by the new
development could be accommodated without the roundabout, several sections of the report assume
that the roundabout will be built.

Alternatives to requiring that the developer construct the roundabout:

Staff explored multiple alternatives to the roundabout, none of which appear viable. Table 1 provides a
summary of these alternatives.

Page 138 of 230



Table 1: Roundabout Alternatives

Alternative:

Comments:

No change to the Ludlow/Rocky Creek
Road intersection.

Delay construction of the
Roundabout.

The BINNIE report for the waterfront identifies the need for the
roundabout given the existing and planned development.

MoTI (and the Town) require construction of a concrete median to
enforce right-in/right-out only driveways on Ludlow.

The driveway access from 1130 Rocky Creek Road onto Ludlow Road
triggers the need for the concrete median which in turn triggers the
need for the roundabout.

The Town would still need to resolve how to pay for the roundabout.

Prohibit 1130 Rocky Creek Road from
having an access driveway onto
Ludlow Road.

With the proposed scale of commercial uses, two access driveways
allow for much better vehicle flow within the site.
The Town would still need to resolve how to pay for the roundabout.

Delay or phase the 1130 Rocky Creek
Road development.

The applicant does not wish to delay the project.

If the rezoning application is rejected, the roundabout can be
delayed.

If phased, the first phase of the development would be the large
retail store and drive through coffee shop. These uses will generate
enough vehicle and delivery truck traffic to warrant the road
improvements.

Phasing the development may add cost.

The Town would still need to resolve the issue of how to pay for the
roundabout.

Amend the DCC Bylaw to increase the
estimated cost of the roundabout and
change the amount covered by DCC’s
and other funding sources.

Section 564 of the Local Government Act, requires the Town to
carefully consider DCC’s against a long list of prescribed criteria. An
extensive analysis would be required prior to submitting DCC’s for
provincial approval, which would be an unbudgeted expense to the
Town and an added delay for the developer.

DCC amendments must be approved by the Province under section
560 of the Local Government Act. This would delay the proposed
development and there is no guarantee that the Province would
approve the changes.

Currently there is only $1.2 million in the DCC roads reserve. Even if
the amount to be covered by DCC'’s is increased, there is not enough
money yet in the account to cover the cost $1.7 million cost of the
roundabout. The proposed development would need to be either
delayed while the Town waited for more DCC’s to come in, or the
Town would have to borrow, tax or halt other projects to cover the
shortfall in the interim.

The Town could pay the full cost of
the roundabout as an excess service
and collect latecomer fees under
section 508 of the Local Government
Act.

The amount of latecomer fees that the Town would collect is
unpredictable and would likely not cover the full cost.

The Town would finance this option by borrowing from other
reserves or through property tax. The final cost to the Town would
depend on future development in the area.

The Town could pay the full cost of
the roundabout as an excess service
and charge a service tax under section
508 of the Local Government Act and

A majority of impacted property owners would need to agree to the
charge, which makes this option very uncertain.

This would cause a substantial delay for the 1130 Rocky Creek Road
development.
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Alternative:

Comments:

Division 5 of Part 7 of the Community | ¢ The Town would finance this option by borrowing from other

Charter. reserves or through property tax. The Town would collect funds
annually through the service tax.
The Town could pay the full cost of e The Town would need to pay an additional $700,000 for the

the roundabout from the capital or

reserve budget.

increase.

difference between the amount budgeted through the DCC Bylaw
and the current cost estimates.
e Since the property taxes have been set for 2021, the roundabout
could only be funded this year by deferring other planned projects.
e The additional $700,000 would likely result in a future property tax

DCC Road Reserve:

As of March 31, 2021, there was approximately $1,250,000 in the Roads DCC fund. There are
approximately $750,000 in DCC road projects budgeted to be funded from this reserve in 2021, leaving
$500,000 to fund the roundabout. The Town is required to contribute $990,000 from the DCC fund to
the roundabout project. If all the DCC road projects proceed, the Town will be required to borrow
$490,000 from another DCC reserve (e.g. Storm Drainage fund or Water fund) to finance this project.

Covenant / Community Amenity Contribution:
There is an existing covenant (FB234682) under section 219 of the Land Title Act on the property which
was placed on title as part of the 2008 development proposal (Attachment E). Staff recommend that the
covenant be updated to reflect the new proposal for the property. Table 2 summarizes the existing
covenant requirements and the proposed changes.

Table 2: Proposed changes to existing covenant

Existing Requirements:

Proposed Requirements:

Staff Comments:

Green Building Standards and

Practices which include:

e Rainwater collection and
reuse.

e Permeable pavement for
the parking areas.

e  Busstop.

Green Building Standards and

Practices which include:

e Managing rainwater in
accordance with the
guidelines in “Stormwater
Planning: A Guidebook for
British Columbia”

e Designing the development
to accommodate
“HandyDART” buses

e  Providing a minimum of
two EV charging stations

e There are also rainwater and landscaping
guidelines in the Development Permit
Area guidelines.

e Rainwater reuse and permeable pavers
would have been more practical for a
hotel development than for the
proposed commercial uses.

e BCTransit has not identified the subject
property as a proposed location for a bus
stop. However HandyDART will be
provided to the site.

e The zoning amendment bylaw requires
that the buildings meet Step 1 of the BC
Energy Step Code, and Step 2 in the case
of the drive-through.

Landscaping:

e A landscape Plan prepared
by a landscape architect,
maximize absorbent
landscaping, use native,
drought tolerant species,
etc.

Requirement to be deleted.

These requirements are captured in the
Landscaping Guidelines in the Development
Permit Area.
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Existing Requirements: Proposed Requirements: Staff Comments:

Local Heritage and Public Local Heritage and Public Green | e  Staff have not been able to source an

Green Space: Space: artifact. The new requirement would

e Provision of an outdoor e  Provision of landscaping allow the option to provide public art if
public space within the within the roundabout an artifact cannot be found.
development to (similar to the roundabout | e  Public Art would be reviewed in
accommodate a local at 1°* and Symonds). accordance with the Public Art policy.
historical artifact. e Provision of an artifactora | e The 49" Parallel appears to fall within

e Means to recognize the piece of public art in the the road right-of-way. There is an
location of the 49™" parallel roundabout. existing monument to the 49" Parallel 1%
within the development. Avenue.

$1,000 per multi-family unitto | Requirement to be deleted. No dwelling units are proposed.

be paid into the Town’s

amenity fund.

Summary of Analysis:

Given the community vision for the waterfront and the development trends in the area immediately
surrounding 1130 Rocky Creek Road, the existing zoning on the property which envisions a hotel
development no longer seems appropriate. The proposed site-specific zoning allows for a range of uses
that are compatible with the surrounding industrial area and smaller industrial type businesses may
locate to the site in the short or long term.

The applicant has been responsive to the requests from Council and staff regarding design, landscaping,
and environmental standards (Attachment H).

In addition, the developer has agreed to construct and partially fund the Ludlow/Rocky Creek Road
roundabout which will accelerate a project that should benefit the surrounding properties and the
community.

Subject to the conditions outlined in the recommendations to Council, staff recommend that the
application be supported to proceed to Public Hearing.

ALTERNATIVES:
Council can choose to:
1) Defeat Road Closure Bylaw No. 2067, and direct the developer to amend the development

proposal to be contained within the existing parcel boundaries.
2) Deny OCP and Rezoning Application No. 3360-20-01, 1130 Rocky Creek Road, and defeat Bylaw
Nos. 2068 and 2069.
3) Amend any of the proposed bylaws and give the bylaws first and second readings as amended.
4) Amend, add or remove the proposed conditions of the OCP and Zoning Bylaw amendments.
5) Refer the application back to staff for further review as specified by Council.

FINANCIAL IMPLICATIONS:
Following first reading of an OCP amendment bylaw, Council must consider the bylaw in the context of
the Town’s Financial Plan (s.477(3), Local Government Act).

In accordance with the DCC program, the Town must allocate $1 million towards the roundabout
project: $990,000 from DCCs, and $10,000 from the Town’s capital budget. The $990,000 DCC
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contribution for this project will strain the DCC Road Reserve. As of March 31, 2021, there was
approximately $1,250,000 in the Roads DCC fund, but approximately $750,000 in DCC road projects are
already budgeted to be funded from this reserve in 2021. If all the DCC road projects proceed, the Town
will be required to borrow $490,000 from another reserve.

The Town is also paying for the roundabout design which was included in the 2020 & 2021 Financial
Plans at a cost of $109,750 with funding from ICBC ($9,750) and the Gas Tax ($100,000).

The cost estimate for the construction of the roundabout is $1.7million, meaning that the Town will
contribute approximately 60% of the cost of construction, leaving slightly more than 40% of the cost for
the developer to pay. The developer will be entitled to a “latecomer agreement” in accordance with
section 508 of the Local Government Act. Under this agreement, “latecomer charges” would be levied
for any new development that benefits from the roundabout over the next 15 years. The “latecomer
charges” are levied by the Town and paid to the developer.

As noted above, it is not recommended that for the Town to pay the additional $700,000 needed to
construct the roundabout. Doing so would require a deferral of current capital road projects, funding
from other reserves, future increased local or general taxes or combinations thereof.

LEGAL IMPLICATIONS:

The Local Government Act requires that Council consider any OCP amendment in conjunction with its
financial plan and any waste management plan. (See the “Financial Implications” section of this report
for information on how this amendment may impact the Town’s Financial Plan.) There are two waste
management plans in effect for the Town: The Town of Ladysmith Liquid Waste Management Plan and
the CVRD Solid Waste Management Plan.*

In accordance with the Transportation Act, Bylaw No. 2069 (zoning amendment) must be approved by
MoTI| prior to adoption. This is because the subject property is within 800m of the Trans-Canada
Highway. MoTI has indicated that construction of a concrete median/traffic island on Ludlow Road will
be a condition of approval.

Bylaw No. 2067 (road closure) is subject to the Community Charter. The Charter requires the Town to
publish notice of its intention to adopt this bylaw, to deliver notice to the operators of utilities whose
transmission or distribution facilities or works Council considers may be affected, and to provide an
opportunity for persons who consider they are affected to make representations to Council. The
opportunity for persons to make representations to Council is intended to be held in conjunction with
the Public Hearing for Bylaw Nos. 2068 and 2069.

CITIZEN/PUBLIC RELATIONS IMPLICATIONS:

The application has been presented to the community at a Neighbourhood Information Meeting, and
was referred to the Community Planning Advisory Committee for comment. Pending Council’s decision,
a Public Hearing will be held for the proposed bylaws in accordance with the Local Government Act and
the Community Charter.

4 The Town of Ladysmith Liquid Waste Management Plan (2013) https://www.ladysmith.ca/discover-
ladysmith/community-plans/liquid-waste-management-plan
The Cowichan Valley Regional District Solid Waste Management Plan (2020): https://www.cvrd.bc.ca/SWMP
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Neighbourhood Information Meeting (NIM):
A NIM was held on July 23, 2020 at Eagles Hall. Two members of the public attended the meeting (see
Attachment |)

Community Planning Advisory Committee (CPAC):
CPAC reviewed application No. 3360-20-02 for 1130 Rocky Creek Road on August 5, 2020 (Attachment J)
and passed the following resolution:

It was moved, seconded and carried that the Community Planning Advisory Committee:
1. Supports the OCP & Zoning Bylaw amendment to allow for commercial uses on 1130
Rocky Creek Road.

2. Supports allowing drive-through restaurants at 1130 Rocky Creek Road, but
consideration should be given to requiring a logical offset to potential carbon
emissions/air pollution impacts, for example by requiring electric vehicle quick charge
stations.

3. Recommends that Council take the following items into consideration regarding
application 3360-20-02 (1130 Rocky Creek Road):

e  Electric vehicle quick charge stations should be required.

e The property should be as “green” as possible maximizing
landscaped/permeable areas, and using low-impact methods for rainwater
management.

e The property is a gateway into Ladysmith.

It was moved, seconded and carried that the Community Planning Advisory Committee
(CPAC) did not have enough information to comment on the form and character of the
proposed development at 1130 Rocky Creek Road. The Committee requests that Council
refer additional information about the proposed form and character to a future CPAC
meeting.

As noted above, two electrical vehicle “quick charge” stations are proposed. The drive-through coffee
shop will be built to Step 2 of the BC Energy Step Code and all other buildings will be built to BC Energy
Step Code Step 1. These aspects of the development will be secured by zoning or covenant. In addition,
DPA 3 - Commercial provides guidance for the form and character of the buildings, landscaping and
rainwater management.

CPAC was provided with the preliminary site plan and renderings from the DP application. This
application would not be referred to CPAC automatically based on the CPAC Terms of Reference
however, Council may refer the DP application to CPAC for additional comment, when the application is
brought forward for Council’s review.

EXTERNAL REFERRAL:

The Local Government Act requires that the local government consider providing opportunities for
consultation for a proposed OCP amendment. The Act also requires that the local government consult
with the local school district regarding any OCP amendment.
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As specified in Council Resolution No. CS 2020-201, the application for 1130 Rocky Creek Road was
circulated to the following governments and organizations for comment in September 2020:
e Stz’uminus First Nation;
e School District 68 (Nanaimo Ladysmith);
e Community Planning Advisory Committee (see above);
e BC Ministry of Transportation and Infrastructure, BC Transit, and BC Hydro; and
e Ladysmith Chamber of Commerce, and Ladysmith Downtown Business Association.

Table 3 summarizes the responses received to the Town’s referral and staff comments.

Table 3: External Referral Responses

Government
Organization

or

Referral Response

Comments

MoTl

The proposed access onto Ludlow does not
meet the recommended distance to the
intersection with the highway.

MOTI is willing to support a Right In, Right Out
access on to Ludlow Road despite the

spacing. Conditional on the construction of a
concrete island median to physically bar
vehicles from making a left turn into the
development.

Staff recommend that concrete
traffic islands be required on
Ludlow as a condition of the
rezoning.

Bylaws Nos. 2067 and 2069 must
both be approved by MoTI prior to
adoption.

BC Transit

The nearest transit stop (1% Ave at Symonds) is
within 400m of the subject property so an
additional transit stop is not recommended for
the property.

The site should be designed to accommodate
“HandyDART” buses which provide door-to-
door accessible service.

Staff recommend that the Covenant
on the property be amended based
on this recommendation.

Staff will refer the DP application to
BC Transit so they can confirm that
the site can accommodate the
“HandyDART” buses.

BC Hydro

Closing portions of the road on Rocky Creek
Road and Ludlow Road would put BC Hydro’s
existing infrastructure in trespass, therefore a
right-of-way is required.

All structures must meet the minimum
clearance from the power lines.

The utility poles may be relocated, but at the
developer’s cost.

Staff recommend that an easement
or right-of-way be registered on the
property in favour of BC Hydro as a
condition of the rezoning.
According to the applicant, they
have begun working with BC Hydro
to meet their requirements.

On April 22, 2021 the Town sent a follow up referral to the Stz’uminus First Nation when the applicant
requested that certain uses (gas bar and service station/oil change) be added to the proposal.

On May 20, 2021, the Coast Salish Development Corporation responded to the Town’s referral on behalf
of Stz’'uminus First Nation (Attachment K). Their response questioned whether there is a need for more
gas stations and service stations in the area. The response stated:

“given our economic pursuits just a few minutes down the road from the referral site, we
would be concerned that this may adversely impact our existing businesses”.

In addition, staff consider that including uses such as a gas bar or service station would make it difficult
for the site to achieve the urban design goals set by Council. Accordingly, proposed Bylaw No. 2069 does
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not provide for a gas bar or a service station. The applicant has agreed to these limitations on the
permitted uses for the property.

INTERDEPARTMENTAL REFERRAL:

Staff in the Engineering Department and the Finance Department have been involved in this application.
Pending Council’s decision, the Engineering Department will continue to work with the developer on the
Ludlow/Rocky Creek Road roundabout. In addition, the DP application will be circulated to other Town
departments as well as BC Transit.

ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT:

[IComplete Community Land Use [ Low Impact Transportation
[IGreen Buildings 1 Multi-Use Landscapes
OInnovative Infrastructure [ Local Food Systems
[IHealthy Community ] Local, Diverse Economy

Not Applicable

ALIGNMENT WITH STRATEGIC PRIORITIES:

XInfrastructure 1 Economy
COCommunity ] Not Applicable
COWaterfront

| approve the report and recommendation(s).

Allison McCarrick, Chief Administrative Officer

ATTACHMENTS:

A.

AETIOMMOUO®

Road Closure Bylaw No. 2067

OCP Amendment Bylaw No. 2068

Zoning Amendment Bylaw No. 2069

Road Dedication Reference Plan EPP110197
Existing Covenant FB234682

Development Permit Application No. 3060-20-19
Traffic Impact Assessment

Update on Council Requests from July 7, 2020
Neighbourhood Information Meeting Summary
CPAC Minutes, August 5, 2020

Stz’uminus First Nation Referral Response
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TOWN OF LADYSMITH
BYLAW NO. 2067

A Bylaw to Close and Remove the Dedication of a Highway

The Council of the Town of Ladysmith, in open meeting assembled, enacts as follows:
1. Those portions of road shown as “road to be closed” on Reference Plan EPP110196,

prepared by Ryan J. Turner, B.C.L.S., a copy of which is attached as Schedule 1 and forms a
part of this bylaw, is closed to all traffic.

2. The dedication as highway of that part of the road referred to in Section 1 is removed.

3. The Mayor and Corporate Officer are hereby authorized to execute all necessary documents
as may be required to carry out the purpose of this bylaw.

Citation

4, This Bylaw may be cited for all purposes as “Road Closure and Dedication Removal Bylaw
2021, No. 2067”.

READ A FIRST TIME on the day of ,
READ A SECOND TIME on the day of ,
Notice of intention to proceed with this bylaw was published on the __ day of ,
2021 and the day of , 2021 in the Ladysmith Chronicle newspaper,
circulating in the Town of Ladysmith, pursuant to section 94 of the Community Charter.
READ A THIRD TIME on the day of ,
APPROVED by the Ministry of Transportation and Infrastructure on the
day of ,
ADOPTED on the day of ,

Mayor (A. Stone)

Corporate Officer (D. Smith)
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“Road Closure and Dedication Removal Bylaw 2021, No. 2067”
Page 2

Schedule 1
Road Closure Plan
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TOWN OF LADYSMITH
BYLAW NO. 2068

A Bylaw to amend “Official Community Plan Bylaw 2003, No. 1488”

The Council of the Town of Ladysmith in open meeting assembled enacts the following
amendments to “Schedule A” entitled “Town of Ladysmith Community Plan” of “Official
Community Plan Bylaw 2003, No. 1488":

1. Delete the first sentence of the General Commercial paragraph of section 3.8.1:

“The General Commercial designation is applied to the commercial area located
at Coronation Mall and is intended for commercial uses that serve a market area
both within and beyond the local community, and to function as a secondary
commercial focus to the downtown core.”

and replace with:

“The General Commercial designation is applied to the commercial areas located
at Coronation Mall and at 1130 Rocky Creek Road, and is intended for
commercial uses that serve a market area both within and beyond the local
community, and to function as commercial concentrations that are secondary to
the downtown core.”

2. “Map 1 - Land Use”:
(a) Change “Industrial” designation to “General Commercial” for Lot A, District Lots
24 and 38, Oyster District, Plan VIP71248 (1130 Rocky Creek Road) as shown in
Schedule 1 which is attached to and forms a part of this bylaw.

3. “Map 2 — Development Permit Areas”:
(a) Delete “DPA 5 — Industrial” from Lot A, District Lots 24 and 38, Oyster District,
Plan VIP71248 (1130 Rocky Creek Road) as shown in Schedule 1 which is
attached to and forms a part of this bylaw.

Citation

4, This Bylaw may be cited for all purposes as “Official Community Plan Bylaw 2003, No.
1488, Amendment Bylaw (No. 65) 2021, No. 2068”.
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READ A FIRST TIME on the day of ,

READ A SECOND TIME on the day of ,

PUBLIC HEARING held pursuant to the provisions of the Local Government Act on the
day of ,

READ A THIRD TIME on the day of ,

ADOPTED on the day of ,

Mayor (A. Stone)

Corporate Officer (D. Smith)
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Schedule 1
Subject Property
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TOWN OF LADYSMITH
BYLAW NO. 2069

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 —Zoning Bylaw Text”:
a) Delete “Tourist Service” “CD-1" from Section “9.1 Creation of Zones”;

b) Replace subsection 1. p) of section “11.5 Shopping Centre Commercial (C-5)” with the
following:

p) Cannabis Retail Sales but in the parcels contained within the shaded areas
identified on Figures 11.5 and 11.6;

c¢) Add Figure 11.6 following Figure 11.5 in section “11.5 Shopping Centre Commercial
(C-5)” as shown below:

Figure 11.6

d) Add a new Section 7 “Site Specific Regulations” to section “11.5 Shopping Centre
Commercial (C-5)” as follows:

7. Site Specific Regulations
a) Forthe Parcel legally described as Lot A, District Lots 24 and 38, Oyster
District, Plan VIP71248 (1130 Rocky Creek Road) all Buildings must
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meet or exceed Step 1 of the British Columbia Energy Step Code.

b) Notwithstanding section 6.3 subsection a)vi) a maximum of one Use
with a Drive-through service is permitted on the Parcel legally
described as Lot A, District Lots 24 and 38, Oyster District, Plan
VIP71248 (1130 Rocky Creek Road), provided that any Buildings
associated with the Drive-through Use meet or exceed Step 2 of the
British Columbia Energy Step Code.

c) For the Parcel legally described as Lot A, District Lots 24 and 38, Oyster
District, Plan VIP71248 (1130 Rocky Creek Road) the following
additional Principal Uses are permitted:

i)  Animal Day Care.

ii)  Artist Studio.

iii)  Building Supply Sales.

iv)  Cottage Industry.

v)  Garden Centre.

vi) Home Improvement Service Industry.
vii)  Micro-Brewery.

viii) Laboratory.

ixX)  Media Production Studio.

X)  Neighbourhood Pub.

xi)  Non-Motorized Recreational Equipment Sales or Rental.
xii)  Print Shop.

xiii) Re-Store.

e) Delete section “17.1 Comprehensive Development 1 — Tourist Service (CD-1)” in its
entirety and replace with “17.1 Comprehensive Development 1 — Reserved for Future

”

Use”.
“Schedule B — Zoning Bylaw Map”:

a) Change the zone from “CD-1 Tourist Service” to “C-5 Shopping Centre Commercial”
for Lot A, District Lots 24 and 38, Oyster District, Plan VIP71248 (1130 Rocky Creek
Road) as shown in Schedule 1 which is attached to and forms a part of this bylaw; and,

b) Delete “CD-1 Tourist Service” from the legend.
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Citation

3. This Bylaw may be cited for all purposes as “Town of Ladysmith Zoning Bylaw 2014, No. 1860,
Amendment Bylaw (No. 37) 2021, No. 2069”.

READ A FIRST TIME on the day of ,

READ A SECOND TIME on the day of ,

PUBLIC HEARING held pursuant to the provisions of the Local Government Act on the
day of )

READ A THIRD TIME on the day of ,

APPROVED by the Ministry of Transportation and Infrastructure on the
day of )

ADOPTED on the day of ,

Mayor (A. Stone)

Corporate Officer (D. Smith)
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Attachment E -5 DEC20% 09 30 FB23L682

LAND TITLE ACT
Form C {Section 233)
Province of British Columbia

GENERAL INSTRUMENT - PART 1 {This area for Land Title Gffice Use) Page 1 of 7 pages
1. Apglication: (Name, address, phone number and signature of applicant, applicant's selicitor or agent)
Faoris Mclver Hornguist & Radcliffe

Barristers & Solicitors
40 Cavan Street, PO Box 778
Nanaimo, BC VIR 5M2: 250-380-7744

File: Authorized Signatdry via: Kerry A. Polingr
LTO Client Number: 10294 - agich Lt B84t
h 2. Parcel ldentifier(s) and Legal Description(s) of Land: ol f’ '*r
(PID) (Legal Description) CHARGE $06.1%
See Schedule See Schedule
3. Nature of Interest Document Reference (page & paragraph) Person Entitled to Interest
\C_‘/ Description
Section 219 Covenant Entire Document Grantee
4. Terms: Part 2 of this instrument consists of (select one only}
(a) Filed Standard Charge Terms ] D.F. No.
{b) Express Charge Terms X Annexed as Part 2
(c) Release | There is no Part 2 of this instrument

A selection of(a)includes any additional or modified terms referred to in Item 7 or in a schedute annexed to this
instrument.lf{c)is selected, the charge described in Item 3 is released or discharged on the Land described in ltem 2,

5. Transferor(s){Grantor(s)):
G-FORCE AUTOMOTIVE LTD., {Inc. No. 694309), PO Box 31, Port McNeill, BC VON 2R0
ISLAND POINTE MORTGAGE CORPORATION, (Inc. No. BC0427161), PO Box 970, 1123 Carey Place,
Ladysmith, BC V9G 1A7

6. Transferee(s)(Grantee(s)): (including postal address{es) and postal code(s)) *
TOWN OF LADYSMITH, P.O. Box 220, Stn Main, Ladysmith, B.C. V9G 1A2

7. Additional or Modified Terms: N/A

8. Execution(s): This instrument creates, assigns, modifies, eniarges, discharges or governs the priority of the interest(s) described
in ltem 3 and the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true
copy of the filed standard charge terms, if any.

Officer Signature: Execution Date: Party(ies) Signature:
Y M D G-FORCE AUTOMOTIVE LTD,

— by its authorized signatories:

Vea """
— 2008 | [/ | /D Y/
NICOLAI FABRIS Print Ndme: 42D ScmoFreco
Barrister & Solicitor
p.O.BOX 778
NANAlMO’ B‘C‘ -
VIR SM2 Print Name:
Officer Certification

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C.
1886 ¢. 124, 1o take affidavits for use in British Columbia and certifies the matters sef out in Part 5 of the Land Title Act as they pertain to the
execution of this instrument.

* If space insufficient, enter "SEE SCHEDULE" and attach schedute in Form E.
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LAND TITLE ACT
Form D
EXECUTIONS CONTINUED Page 2
Officer Signature: Execution Date: Party(ies) Signature:
Y M D | ISLAND POINTE MORTGAGE
CORPORATION, by its  authorized
N
\ EAC ( 2008 | 76
(as to the signatures of e PFincipals of = e
Island Pointe Mortgage Corporation)
NICOLAI FABRIS
Barrister & Solicitor
P.0. BOX 778 :
NANAIMO, B.C. Name:
VIR 5M2
TOWN OF LADYSMITH by itg authorized
signatories _
%ﬁ/\) : 2008 | 11 |17 ///t/,«/

{as to the signatures of the principals of
the Town of Ladysmith)

~Nedr (e
Commmeenes Ser sm\«! .LC.
Cietne Gomer A% ok
o E%P\«w \cc.\f,

—\),o. Box 228
Ve ysn L Be vae a2

Vhone 1+ 2556 <945 - LHEO

Officer Certification

Mayor "Rof HUTCLHING

Bl

Manager of Corporate Services

Sandy Bowden
Director of Corporate
Yown of

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C

1996 ¢. 124, to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the
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Land Title Act
Form E Page 3
SCHEDULE

Enter the required information in the same order as the information must appear on the Freehold Transfer Form,
Mortgage Form or General Document Form.

2. Parcel Identifier(s) and Legal Description(s) of Land:
(PID) (Legal Description)

024-839-370 Lot A, District Lots 24 and 38, Oyster District, Plan VIP71248

027-329-135 Lot 1, District Lot 38, Oyster District, Plan VIP84189
027-329-143 Lot 2, District Lot 38, Oyster District, Plan VIP84189
027-329-151 Lot 3, District Lot 38, Oyster District, Plan VIP84189
027-329-160 Lot 4, District Lot 38, Oyster District, Plan VIP84189
027-329-178 Lot 5, District Lot 38, Oyster District, Plan VIP84189
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TERMS OF INSTRUMENT - PART 2
WHEREAS:
A. The Grantor, Island Pointe Mortgage Corporation, is the registered owner in fee simple

of:

PID(S): LEGAL(S):

027-329-135 Lot 1, District Lot 38, Oyster District, Plan VIP84189

027-329-143 Lot 2, District Lot 38, Oyster District, Plan ViP84189

027-329-151 Lot 3, District Lot 38, Oyster District, Plan VIP84189

027-329-160 Lot 4, District Lot 38, Oyster District, Plan VIP84189

027-329-178 Lot 5, District Lot 38, Oyster District, Plan VIP84189

(herein sometimes referred to as “Lots 1 to 5”)

AND The Grantor, G-Force Automotive Ltd., is the registered owner in fee simple of:

PID:
024-839-370

LEGAL:

Lot A, District Lots 24 and 38, Oyster District, Plan VIP71248

{(herein sometimes referred to as “Lot A"}

(Lots 1 to 5 and Lot A herein collectively referred to as the "Land");

B. The Grantee is the Town of Ladysmith;

C. The Grantor has made application to:

(i) designate in accordance with bylaw number 1652, Lots 1 to 5 as mixed use
residential/commercial and Lot A as resort/commercial; and

(ii} rezone the Land to comprehensive development (CD-1) zone in accordance with
bylaw number 1653;

D. The Grantor has offered to grant this Covenant to be registered against title to the Land
pursuant to s. 219 of the Land Title Act, and the Grantee has agreed to accept this

Covenant.

NOW THEREFORE, in consideration of the payment of the sum of $10.00 by the Grantee to the
Grantor and the premises and the covenants herein contained and for other valuable
consideration, receipt and sufficiency of which is hereby acknowledged by the parties, the
parties hereto covenant and agree with the other as follows:

1. The Grantor covenants and agrees that it shall not;

(a) subdivide the Land;
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(b) construct any building or structures upon the Land; or

(c) take any proceedings to compel the Grantee to issue a development permit or
building permit for any such construction;

unless it complies with those items set out in paragraph 2.
No development shall take place on the Land unless in compliance with the following:
(a) Green Building Standards and Practices, which include:

i. Integrated on site rainwater/storm water/grey water collection, storage and
reuse (example: toilet flushing and irrigation)

ii. Above ground parking to be designed with permeable surfacing; and
ii.  Bus stop within and/or around the development;

(b) Landscaping:

i. Landscape Plan, prepared by a Landscape Architect, which would maximize
absorbent landscaping, the use of drought tolerant landscaping, use of native
species, and rainwater/storm water collection and reuse. The landscape plan
should focus on integrating the development within the site and with
neighbouring projects and the highway;

(c) Local Heritage and Public Green Space:

i.  As part of the landscape plan, the provision of outdoor public space within the
development to accommodate a local historical artifact (as part of the Town's
artifact route), and a means to recognize the location of the 49" Parallel
within the development.

to the satisfaction of the Town’s Manager of Development Services and Director of
Public Works.

The Grantor agrees to pay to the credit of the Grantee's Development/Amenity Fund, the
sum of ONE THOUSAND ($1,000.00) DOLLARS for each multi-family residential unit to
be constructed on the Land, such amount to be paid at the time of the issuance of an
Occupancy Permit for each residential unit.

The Grantor and the Grantee agree that the enforcement of this Agreement shall be
entirely within the discretion of the Grantee and that the execution and registration of this
covenant against the title to the Land shall not be interpreted as creating any duty on the
part of the Grantee to the Grantor or to any other person to enforce any provision or the
breach of any provision of this Agreement.

Nothing contained or implied herein shall prejudice or affect the rights and powers of the
Grantee in the exercise of its functions under any public or private statutes, bylaws,
orders and regulations, all of which may be fully and effectively exercised in relation to
the Land as if the Agreement had not been executed and delivered by the Grantor.
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11.

12

13.

14.

15.

16.

Page 6

The Grantor hereby releases and forever discharges the Grantee, its officers, employees
and agents, of and from any claim, cause of action, suit, demand, expenses, costs and
expenses, and legal fees whatsoever which the Grantor can or may have against the
said Grantee for any loss or damage or injury, including economic loss or deprivation,
that the Grantor may sustain or suffer arising out of this Agreement, or the limitations on
the use of the Lands resulting from this Agreement.

The Grantor covenants and agrees to indemnify and save harmless the Grantee, its
officers, employees and agents, from any and all claims, causes of action, suits,
demands, expenses, costs and expenses, and legal fees whatsoever that anyone might
have as owner, occupier or user of the Land, or by a person who has an interest in or
comes onto the Land, or by anyone who suffers loss or injury, including economic loss,
or loss or damage to his person or property, that arises out of this Agreement, or the
limitations on the use of the Lands resulting from this Agreement.

It is mutually understood, acknowledged and agreed by the parties hereto that the
Grantee has made no representations, covenants, warranties, guarantees, promises or
agreements (oral or otherwise) with the Grantor other than those contained in this
Agreement.

This Agreement shall be registered as a first charge against the Land and the Grantor
agrees to execute and deliver all other documents and provide all other assurances
necessary to give effect to the covenants contained in this Agreement.

The Grantor shall pay the legal fees of the Grantee in connection with the preparation
and registration of this Agreement. This is a personal covenant between the parties.

The Grantor covenants and agrees for itself, its heirs, executors, successors and
assigns, that it will at all times perform and observe the requirements and restrictions
hereinbefore set out and they shall be binding upon the Grantor as personal covenants
only during the period of its respective ownership of any interest in the Land.

The restrictions and covenants herein contained shall be covenants running with the
Land and shall be perpetual, and shall continue to bind all of the Lands when
subdivided, and shall be registered in the Victoria Land Title Office pursuant to section
219 of the Land Title Act as covenants in favour of the Grantee as a first charge against
the Land.

This Agreement shall enure to the benefit of the Grantee and shall be binding upon the
parties hereto and their respective heirs, executors, successors and assigns.

Wherever the expressions "Grantor® and "Grantee” are used herein, they shall be
construed as meaning the plural, feminine or body corporate or politic where the context
or the parties so require.

The Grantor agrees to execute all other documents and provide all other assurances
necessary to give effect to the covenants contained in this Agreement.

Time is of the essence of this Agreement.
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17. If any part of this Agreement is found to be illegal or unenforceable, that part will be
considered separate and severable and the remaining parts will not be affected thereby
and will be enforceable to the fullest extent permitted by law.

IN WITNESS WHEREOF the parties hereto hereby acknowledge that this Agreement has been
duly executed and delivered by the parties executing Form C (pages 1 and 2) attached hereto.

END OF DOCUMENT
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Attachment J

MINUTES

Community Planning Advisory Committee
Wednesday, August 5, 2020 at 7:00 p.m.
Aggie Hall (1110 15t Avenue)

LADYSMITH

PRESENT: Acting Chair - Jason Harrison; Members -Brian Childs, Tamara Hutchinson,
Jennifer Sibbald; Council Liaison - Tricia McKay; Senior Planner & Recorder -
Christina Hovey, Planner - Julie Thompson

ABSENT: Members - Tony Beckett, Steve Frankel, Lacey McRae Williams

GUESTS: Applicants - Robyn Kelln, Ashley Garib

The meeting was called to order at 7:10 p.m.

1. SELECTION OF ACTING CHAIR

That in the absence of Lacey McRae Williams, it was moved, seconded and carried that Jason
Harrison act as the meeting chair. Jason Harrison opened the meeting by recognizing the
traditional territory of the Stz’uminus First Nation.

1. AGENDA APPROVAL
It was moved, seconded and carried that the Agenda of August 5, 2020 be approved.

2. ADOPTION OF MAY 6, 2020 MINUTES
It was moved, seconded and carried that the Minutes of May 6, 2020 be approved.

3. COUNCIL REFERRALS
a. OCP & Zoning Bylaw amendment application
3360-19-02 (Lot 20 Trans Canada Hwy & 670 Farrell Road)
Applicant Robyn Kelln was available to answer Community Planning Advisory
Committee (CPAC) questions.

CPAC did not provide a recommendation on whether they support the OCP and Zoning
Bylaw amendment; however, they identified the following issues that Council should
take into consideration:

e Protection of the natural environment and preserving the mature trees that
are currently on the property.

e Traffic and especially highway access at Davis Road, this is already an
existing issue, but the proposed development will contribute additional
traffic to the intersection.

e Parkland dedication/greenspace should be required rather than cash-in-
lieu. It is important for the new residents to have access to greenspace.

e Connecting the community to the Town's trail network should be a priority.

b. OCP & Zoning Bylaw amendment application
3360-20-02 (1130 Rocky Creek Road)
Applicant Ashley Garib introduced the application and was available to answer CPAC
questions.
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It was moved, seconded and carried that the Community Planning Advisory Committee:

1. Supports the OCP & Zoning Bylaw amendment to allow for commercial uses on 1130
Rocky Creek Road.

2. Supports allowing drive-through restaurants at 1130 Rocky Creek Road, but
consideration should be given to requiring a logical offset to potential carbon
emissions/air pollution impacts, for example by requiring electric vehicle quick charge
stations.

3. Recommends that Council take the following items into consideration regarding
application 3360-20-02 (1130 Rocky Creek Road):

e Electric vehicle quick charge stations should be required.

e The property should be as “green” as possible maximizing landscaped/permeable
areas, and using low-impact methods for rainwater management.

e The property is a gateway into Ladysmith.

It was moved, seconded and carried that the Community Planning Advisory Committee (CPAC)
did not have enough information to comment on the form and character of the proposed
development at 1130 Rocky Creek Road. The Committee requests that Council refer additional
information about the proposed form and character to a future CPAC meeting.*

4. NEW BUSINESS
None.

5. MONTHLY BRIEFING
None.

6. NEXT MEETING - TBD

7. ADJOURNMENT
It was moved, seconded and carried that the meeting be adjourned at 9:05 pm.

Acting Chair (J. Harrison)

RECEIVED:

Corporate Officer (D. Smith)

*Note: High-level information was provided to CPAC so they could provide preliminary input into
the proposed form and character of the development. The full development permit application (DP
3060-20-19) has not been referred to CPAC. Under the CPAC Terms of Reference, only
Development Permits within the Downtown are referred to CPAC, however Council may choose to
refer any application to CPAC.
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July 7, 2020 Council Minutes

MINUTES

31

3.2

Minutes of the Special Meeting of Council held June 16, 2020

CS 2020-199

That Council approve the minutes of the Special Meeting of Council held
June 16, 2020.

Motion Carried

Minutes of the Special Meeting of Council held June 23, 2020

CS 2020-200

That Council approve the minutes of the Special Meeting of Council held
June 23, 2020.

Motion Carried

DEVELOPMENT APPLICATIONS

4.1

OCP and Zoning Amendment Application — 1130 Rocky Creek Road

CS 2020-201

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;

0 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.

Motion Carried

O O O O
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4.2

CS 2020-202
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

Motion Carried
OPPOSED: Councillor Stevens

Development Variance Permit — 1010 2nd Avenue

CS 2020-203
That Council:

1.

2.

Issue Development Variance Permit 3090-20-02 to vary the southeast
side parcel line setback requirement from 1.5m to 0.52m for a storage
room attached to the dwelling at 1010 2nd Avenue; and

Authorize the Mayor and Corporate Officer to sign Development
Variance Permit 3090-20-02.

Motion Carried



STAFF REPORT TO COUNCIL

Report Prepared By: Christina Hovey, MCIP, RPP

Meeting Date: July 7, 2020

File No: 3360-20-02

RE: OCP & ZONING AMENDMENT APPLICATION — 1130 ROCKY CREEK
ROAD

RECOMMENDATION:

That Council provide direction as to how it wishes to proceed with application 3360-20-02
(1130 Rocky Creek Road) as outlined under the Alternatives section of the staff report.

EXECUTIVE SUMMARY:

The applicant is proposing to amend the OCP designation and zoning at 1130 Rocky Creek Road
to allow a commercial plaza. The subject property is currently designated “Industrial” (OCP
Bylaw No. 1488) in the OCP, and zoned “Comprehensive Development 1 — Tourist Commercial”
(Zoning Bylaw No. 1860). To accommodate the proposed development, the OCP designation
would be changed to “General Commercial” and the zoning would be changed to “Shopping
Centre Commercial (C-5)".

Staff is not making a recommendation for or against the proposal at this time. If Council
supports further consideration of the application, staff will provide a recommendation once
internal, intergovernmental, and community input has been gathered and development
approval information has been reviewed. At this time, Council is being asked to decide if the
application should be considered further. Council may direct staff to proceed with further
processing of the application, direct that changes be made to application prior to further
consideration or Council may reject the application. If Council directs that the application
proceed, the applicant will be required to complete a neighbourhood information meeting and
to provide additional reports including a traffic impact study and economic feasibility/impact
study.

PREVIOUS COUNCIL DIRECTION:

Resolution/Bylaw Details
# & Meeting Date

Bylaw No. 1950 1130 Rocky Creek Road:
May 14, 2018 e OCP designation changed from Mixed Use Waterfront” to “Industrial
e This Town initiated this change as part of the Waterfront Plan

Bylaws No. 1937, | Five parcels adjacent to 1130 Rocky Creek Road:
No. 1938 e OCP designation changed to Industrial
Dec. 4, 2017 e Zoning changed to Light Industrial
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Resolution/Bylaw | Details
# & Meeting Date

Bylaws No. 1652 & | 1130 Rocky Creek Road and five adjacent parcels:

No. 1653 e OCP designation changed from Industrial to Mixed Use Waterfront
Dec. 15, 2008 e  Zoning changed from Light Industrial to Comprehensive Development 1 — Tourist
Commerecial

INTRODUCTION/BACKGROUND:

Figure 1: Subject Property

The subject property is located between the Trans-Canada Highway and Rocky Creek Road, on
the west side of Ludlow Road. It is approximately 0.8 hectares in size and slopes from the
highway down towards Rocky Creek Road. The intersection of Ludlow and the Trans-Canada
Highway includes Ladysmith gateway signage and is a main route into the downtown via First
Avenue.
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The following table describes the surrounding properties:

Direction Use

West Vacant Light Industrial

East Light Industrial

North Industrial

South Park (Bob Stuart Park) and Residential (Single Detached and Multiple
Dwelling) on the opposite side of the Trans-Canada Highway

Figure 2: Surrounding Zoning

The applicant is proposing to amend the OCP designation and zoning at 1130 Rocky Creek Road
to allow for a commercial plaza.

The current conceptual site plan (attached) for the commercial plaza includes (approximately)
2,180 square metres (23, 500 square feet) of commercial space which includes:

e 2930 square metre (10,000 square foot) retailer;

e two drive-through cafes/restaurants (40 seats each);

e four smaller 130 square metre (1,500 square feet) retail units; and,
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e A 240 square metre (2,600 square feet) space allocated for office or retail space.

In 2017 a rezoning application was made for the subject property. Similar to this application, it
included a range of commercial uses and a drive-through restaurant. The application was
withdrawn prior to being considered by Council.

Proposed (Partial) Road Closure & Roundabout:

The applicant is proposing to purchase from the Town the portions of the road rights-of-ways
adjacent to the property that are considered surplus. The identified areas include
approximately 80 square metres from the Rocky Creek Road right-of-way and 980 square
metres from the Ludlow right-of-way. This proposal is shown in the attached Conceptual Site
Plan.

The Town’s Engineering Department has been involved in the discussions with the applicant
regarding surplus land in the rights-of-way, and has provided preliminary support for the
suggestion. The proposal has also been circulated to the Ministry of Transportation and
Infrastructure for comment. If this proposal is acceptable to the Town, there will be a process
to follow for road closure and disposition.

A full traffic impact study will be required if this application proceeds. The proposal includes
high-traffic uses and the subject property is located at the intersections of Rocky Creek Road,
Ludlow Road, and the Trans-Canada Highway.

The Town has an upcoming project to install a roundabout at the corner of Rocky Creek Road
and Ludlow Road. Some land from the subject property may need to be added to the
intersection to allow space for the roundabout. The design for the roundabout is not yet
complete.

ANALYSIS:

The subject property is currently designated “Industrial” (OCP Bylaw No. 1488) in the OCP, and
zoned “Comprehensive Development 1 — Tourist Commercial” (Zoning Bylaw No. 1860). To
accommodate the proposed development, the OCP designation would be changed to “General
Commercial” and the zoning would be changed to “Shopping Centre Commercial (C-5)".

OCP and Zoning History:

The OCP designation and zoning in this area have changed several times. In 2008, the OCP
designation and zoning on the subject property and five adjacent parcels on Rocky Creek Road
were changed from light industrial to a comprehensive development zone.

Page 19 of 87



The comprehensive development Bylaw 1652 - Schedule 1
zone allowed for a hotel and

related uses. The hotel
development did not proceed, and
in 2017 the OCP designation and NS
zoning on the five adjacent parcels

were returned to light industrial (I- N w, . SUBIECT ,

1). In 2018, as part of the N e PROPERTY .

Waterfront  Plan, the Town DTN
changed the OCP designation on \
the subject property from “Mixed s;
Use Waterfront” to “Industrial”. All o
six properties remain vacant.

Existing Covenant on _Subject - R
Property / Community Amenity
Contribution:

There is an existing covenant on

the property from the 2008
development proposal. The
existing covenant requires:

e Use of green building and landscaping standards;

e Provision of a transit stop;

e Provision of an outdoor public space and historical artifact acknowledging the location

of the 49t Parallel; and,
e 51,000 of amenity contribution per residential unit.

Figure 3: Subject Properties from 2008 Development Proposal

This covenant will be reviewed and staff may recommend that it be amended or replaced as
part of this application, which will include a review of the proposal under the Town’s
community amenity contribution policy.

Official Community Plan Bylaw No. 1488:
Economic Development, Industrial, and Commercial Policies:
OCP policies that are relevant to the proposal for the subject property include:

e Commercial development is directed principally to the downtown core and the south
end (Coronation Mall), with complementary commercial areas provided to serve the
mixed use waterfront as well as local neighbourhoods (Section 3.5 (8))

e The General Commercial Designation is applied to the commercial area located at
Coronation Mall and is intended for commercial uses that serve a market area both
within and beyond the local community, and to function as a secondary commercial
focus to the downtown core (Section 3.8.1)

e The Industrial designation is applied to industrial park areas and the industrial
waterfront area and is intended to accommodate industrial development and
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employment centres. It provides for a range of industrial and light industrial uses, and
limited commercial uses to support industrial park areas (Section 3.8.1)

Waterfront Area Plan:

As part of the adoption of the Waterfront Area Plan in 2018, the OCP designation on the subject
property was changed from “Waterfront Mixed Use” to “Industrial”. The subject property is not
within the boundary of the waterfront plan and is approximately 450 metres northwest of the
edge of the plan.

Development Permit Areas:

If the proposed development proceeds, the design and built form of the development will be
important. The intersection of Ludlow Road and the Trans-Canada Highway is a gateway to
Ladysmith. The subject property is within Development Permit Area (DPA) 3 — Commercial, and
DPA 5 — Industrial. The applicant would be required to design the site and buildings to meet the
DPA guidelines, which address building design, building siting and massing, landscaping, and
other matters.

Zoning Bylaw No. 1860:

Existing Zoning: CD-1 Comprehensive Development 1 — Tourist Service

When the tourist service zoning was established on the subject property in 2008, the
anticipated use was a hotel (tourist accommodation). This zoning allows for a range of uses
compatible with a hotel, such as a neighbourhood pub and a farmer’s market, but specifically
excludes other uses, notably retail sales, and convenience store. The existing zoning also
permits up to 30 dwelling units. The proposed development is primarily retail sales with two
drive-through restaurants , which is incompatible with the existing zoning on the property.

Potential Zoning Amendment: C-5 Shopping Centre Commercial

In order to accommodate the proposed development, a Zoning Bylaw amendment would likely
change the property to Shopping Centre Commercial (C-5), with a site-specific provision to
allow for two drive-through restaurants.

Currently, the only existing C-5 zoning in Ladysmith is located at the corner of Davis Road and
the Trans-Canada Highway (the Coronation Mall, and the adjacent Dairy Queen).

New zoning for the subject property could include site-specific provisions to allow for greater
flexibility for the site, for example to allow for dwelling units and/or compatible
employment/industrial uses.

Drive-Through Service:

Section 6.3 of Zoning Bylaw No. 1860 specifically prohibits drive-through services in all zones.
This provision was adopted as part of the 2014 review of the Zoning Bylaw. The prohibition on
drive-through service was added to the Zoning Bylaw at the direction of Council.
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There are four existing drive-through restaurants in Ladysmith that pre-date the 2014 Zoning
Bylaw change , three at (or near) Coronation Mall (including McDonalds, Kentucky Fried
Chicken, and Dairy Queen) and one on First Avenue (Tim Horton’s). No additional drive-through
restaurants have been authorized since the new Zoning Bylaw was adopted in 2014.

Other Recent Reports:
Two recent reports provide context for the current proposal:
e The Ladysmith Economic Development Strategy (Vann Struth Consulting Group, 2018);
and
e The Cowichan Industrial Land Use Strategy (Urban Systems, 2019).

These two reports both identify lack of serviced industrial land in Ladysmith as a challenge for
economic development. At 0.8 hectares, the subject property is one of the largest serviced,
vacant industrial properties in Ladysmith. Staff will provide additional discussion/analysis of
these two reports in relation to this application if the application proceeds.

Summary of Analysis:

Given the community vision for the waterfront, and the development trends in the area
immediately surrounding 1130 Rocky Creek Road, the existing zoning on the property no longer
seems appropriate. There appears to be a policy basis for retaining the industrial designation of
the site and rezoning the site to industrial use. There may also be a policy basis to support the
applicant’s proposal, particularly if the proposed retail and commercial uses are compatible
with industrial uses.

As noted above, staff are not prepared to make a recommendation at this time and will provide
a more comprehensive analysis if Council directs that this application be given further
consideration.

NEXT STEPS:
If this application proceeds:
e The applicant is required hold a neighbourhood information meeting.
e The applicant will be required to provide additional information including a
comprehensive traffic impact study and economic feasibility/impact information.
e The application will be widely referred for comment, including internal referrals and
referrals to:
0 The StzZ’'uminus First Nation (in accordance with the Memorandum of
Understanding between the First Nation and the Town)
0 School District 68 (Nanaimo Ladysmith)
0 The Ministry of Transportation and Infrastructure
0 BC Transit
0 BC Hydro
0 The Community Planning Advisory Committee
0 The Ladysmith Chamber of Commerce
0 The Ladysmith Downtown Business Association
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e The applicant may submit a development permit application, to be processed
concurrently with the OCP and zoning amendment application (Note: this is not
required, however the applicant has stated that they intend to submit a development
permit application).

These next steps will require additional effort and expense from the applicant. Council may
choose to reject the application or request revisions at any time during the application process.
However, if Council is unwilling to consider this application further, rejecting the application
now would spare the applicant additional effort and expense. Similarly, if Council is unwilling to
consider specific aspects of the application further, or wishes to advise the applicant of specific
aspects of the proposal it wishes to see prior to further consideration, now is an appropriate
time to do so.

ALTERNATIVES:
1. Deny OCP and Rezoning Application No. 3360-20-01, 1130 Rocky Creek Road.

2. 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:
i. Stz’uminus First Nation
ii. School District 68 (Nanaimo Ladysmith)
iii. The Community Planning Advisory Committee
iv. The BC Ministry of Transportation and Infrastructure, BC Transit, and BC Hydro;
and
v. The Ladysmith Chamber of Commerce, and the Ladysmith Downtown Business
Association.
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.
3. Direct that changes be made to the proposal prior to further consideration, as specified by
Council.

FINANCIAL IMPLICATIONS:
None.

LEGAL IMPLICATIONS:
If Council refuses the application:

e Council will have fulfilled the s. 460 requirement of the Local Government Act, that
local government must consider every application for an amendment to an official
community plan or zoning bylaw.

e The applicant may not reapply for a 12 month period (Development Procedures
Bylaw No. 1667), unless Council passes an affirmative vote of at least two-thirds of
the members of Council who are eligible to vote (Local Government Act, s. 460).

Page 23 of 87



However, the applicant may immediately make a new application, if they make
material changes to the proposed amendment(s).

If Council allows the application to proceed:

e The Local Government Act (s. 475) requires that when considering an amendment of
an official community plan “the proposing local government must provide one or
more opportunities it considers appropriate for consultation with persons,
organizations and authorities it considers will be affected.” Accordingly:

“the local government must
(a) consider whether the opportunities for consultation with one or more of
the persons, organizations and authorities should be early and ongoing,
and
(b) specifically consider whether consultation is required with the following:
(i) the board of the regional district in which the area covered by the
plan is located, in the case of a municipal official community plan;
(ii) the board of any regional district that is adjacent to the area covered
by the plan;
(iii) the council of any municipality that is adjacent to the area covered by
the plan;
(iv) first nations;
(v) boards of education, greater boards and improvement district boards;
(vi) the Provincial and federal governments and their agencies.”

CITIZEN/PUBLIC RELATIONS IMPLICATIONS:
In accordance with the requirements of the Town’s procedure bylaws and the Local
Government Act:

e the applicant will be required to hold a neighbourhood information meeting;

e the application will be referred to the Community Planning Advisory Committee;

e notification will need to be published/delivered; and,

e a Public Hearing will need to be held.

Additional public notification would be required in order to reconfigure Rocky Creek Road and
Ludlow Road to sell surplus land to the applicant.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS:
Other departments will provide comments following consideration of the application by
Council.

ALIGNMENT WITH SUSTAINABILITY VISIONING REPORT:

[IComplete Community Land Use [ Low Impact Transportation
[IGreen Buildings 1 Multi-Use Landscapes
ClInnovative Infrastructure [ Local Food Systems
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[IHealthy Community U Local, Diverse Economy
Not Applicable

ALIGNMENT WITH STRATEGIC PRIORITIES:

OInfrastructure 1 Economy
COJCommunity Not Applicable
CWaterfront

I approve the report and recommendation(s).

Erin Anderson, Acting Chief Administrative Officer

ATTACHMENT(S):
CONCEPTUAL SITE PLAN
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MINUTES

Community Planning Advisory Committee
Wednesday, August 5, 2020 at 7:00 p.m.
Aggie Hall (1110 15t Avenue)

LADYSMITH

PRESENT: Acting Chair - Jason Harrison; Members -Brian Childs, Tamara Hutchinson,
Jennifer Sibbald; Council Liaison - Tricia McKay; Senior Planner & Recorder -
Christina Hovey, Planner - Julie Thompson

ABSENT: Members - Tony Beckett, Steve Frankel, Lacey McRae Williams

GUESTS: Applicants - Robyn Kelln, Ashley Garib

The meeting was called to order at 7:10 p.m.

1. SELECTION OF ACTING CHAIR

That in the absence of Lacey McRae Williams, it was moved, seconded and carried that Jason
Harrison act as the meeting chair. Jason Harrison opened the meeting by recognizing the
traditional territory of the Stz’uminus First Nation.

1. AGENDA APPROVAL
It was moved, seconded and carried that the Agenda of August 5, 2020 be approved.

2. ADOPTION OF MAY 6, 2020 MINUTES
It was moved, seconded and carried that the Minutes of May 6, 2020 be approved.

3. COUNCIL REFERRALS
a. OCP & Zoning Bylaw amendment application
3360-19-02 (Lot 20 Trans Canada Hwy & 670 Farrell Road)
Applicant Robyn Kelln was available to answer Community Planning Advisory
Committee (CPAC) questions.

CPAC did not provide a recommendation on whether they support the OCP and Zoning
Bylaw amendment; however, they identified the following issues that Council should
take into consideration:

e Protection of the natural environment and preserving the mature trees that
are currently on the property.

e Traffic and especially highway access at Davis Road, this is already an
existing issue, but the proposed development will contribute additional
traffic to the intersection.

e Parkland dedication/greenspace should be required rather than cash-in-
lieu. It is important for the new residents to have access to greenspace.

e Connecting the community to the Town's trail network should be a priority.

b. OCP & Zoning Bylaw amendment application
3360-20-02 (1130 Rocky Creek Road)
Applicant Ashley Garib introduced the application and was available to answer CPAC
questions.




It was moved, seconded and carried that the Community Planning Advisory Committee:

1. Supports the OCP & Zoning Bylaw amendment to allow for commercial uses on 1130
Rocky Creek Road.

2. Supports allowing drive-through restaurants at 1130 Rocky Creek Road, but
consideration should be given to requiring a logical offset to potential carbon
emissions/air pollution impacts, for example by requiring electric vehicle quick charge
stations.

3. Recommends that Council take the following items into consideration regarding
application 3360-20-02 (1130 Rocky Creek Road):

e Electric vehicle quick charge stations should be required.

e The property should be as “green” as possible maximizing landscaped/permeable
areas, and using low-impact methods for rainwater management.

e The property is a gateway into Ladysmith.

It was moved, seconded and carried that the Community Planning Advisory Committee (CPAC)
did not have enough information to comment on the form and character of the proposed
development at 1130 Rocky Creek Road. The Committee requests that Council refer additional
information about the proposed form and character to a future CPAC meeting.*

4. NEW BUSINESS
None.

5. MONTHLY BRIEFING
None.

6. NEXT MEETING - TBD

7. ADJOURNMENT
It was moved, seconded and carried that the meeting be adjourned at 9:05 pm.

Acting Chair (J. Harrison)

RECEIVED:

Corporate Officer (D. Smith)

*Note: High-level information was provided to CPAC so they could provide preliminary input into
the proposed form and character of the development. The full development permit application (DP
3060-20-19) has not been referred to CPAC. Under the CPAC Terms of Reference, only
Development Permits within the Downtown are referred to CPAC, however Council may choose to
refer any application to CPAC.



STAFF REPORT CPAC

Report Prepared By: Julie Thompson, Planner

Meeting Date: August 5,2020

File No: 3360-20-02

RE: OCP & ZONING AMENDMENT APPLICATION - 1130
ROCKY CREEK ROAD

EXECUTIVE SUMMARY:

The applicant is proposing to amend the OCP designation and zoning at 1130 Rocky Creek
Road to allow a commercial plaza. The subject property is currently designated “Industrial”
(OCP Bylaw No. 1488) in the OCP, and zoned “Comprehensive Development 1 - Tourist
Commercial” (Zoning Bylaw No. 1860). To accommodate the proposed development, the
OCP designation would be changed to “General Commercial” and the zoning would be
changed to “Shopping Centre Commercial (C-5)”.

The Community Planning Advisory Committee (CPAC) is being asked to provide comments
regarding the proposed land use changes as well as form and character elements of the
proposal.

PREVIOUS COUNCIL DIRECTION:

On July 7th, 2020 Council directed that the application proceed for further consideration
and directed that staff discuss the following list with the applicant prior to further
consideration:

e Clarify regarding the roundabout and provisions within the development to ensure

that it can be accommodated

e The possible provision of electric vehicle chargers, particularly fast chargers (not

level two)

e Arequest 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 49t 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
e The possibility of installing a lit commodity reader board



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

e TheTown’srequest for more than average tree coverage and landscaping standards
The Town’s request to incorporate design elements that are of “Gateway to
Community” caliber

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

Minutes from the July 7th Council meeting regarding the rezoning application are attached
to this report.

INTRODUCTION/BACKGROUND:

Figure 1: Subject Property



The subject property is located between the Trans-Canada Highway and Rocky Creek
Road, on the west side of Ludlow Road. It is approximately 0.8 hectares in size and slopes
from the highway down towards Rocky Creek Road. The intersection of Ludlow and the
Trans-Canada Highway includes Ladysmith gateway signage and is a main route into the
downtown via First Avenue.

The following table describes the surrounding properties:

Direction Use

West Vacant Light Industrial

East Light Industrial

North Industrial

South Park (Bob Stuart Park) and Residential (Single Detached and
Multiple Dwelling) on the opposite side of the Trans-Canada
Highway

Figure 2: Surrounding Zoning

The applicant is proposing to amend the OCP designation and zoning at 1130 Rocky Creek
Road to allow for a commercial plaza.



The current conceptual site plan (attached) for the commercial plaza includes
(approximately) 2,180 square metres (23, 500 square feet) of commercial space which
includes:

a 930 square metre (10,000 square foot) retailer;

two drive-through cafes/restaurants (40 seats each);

four smaller 130 square metre (1,500 square feet) retail units; and,

A 240 square metre (2,600 square feet) space allocated for office orretail space.

In 2017 a rezoning application was made for the subject property. Similar to this
application, it included a range of commercial uses and a drive-through restaurant. The
application was withdrawn prior to being considered by Council.

Proposed (Partial) Road Closure & Roundabout:

The applicant is proposing to purchase from the Town the portions of the road rights-of-
way adjacent to the property that are considered surplus. The identified areas include
approximately 80 square metres from the Rocky Creek Road right-of-way and 980 square
metres from the Ludlow right-of-way. This proposal is shown in the attached Conceptual
Site Plan.

The Town’s Engineering Department has been involved in the discussions with the
applicant regarding surplus land in the rights-of-way, and has provided preliminary support
for the suggestion. The proposal has also been circulated to the Ministry of Transportation
and Infrastructure for comment. If this proposal is acceptable to the Town, there will be a
process to follow for road closure and disposition. On July 7, 2020 Council directed staff to
work with the applicant regarding the potential road closure and sale/transfer of surplus
land.

Afulltrafficimpact study will be required if this application proceeds. The proposal includes
high-traffic uses and the subject property is located at the intersections of Rocky Creek
Road, Ludlow Road, and the Trans-Canada Highway.

The Town has an upcoming project to install a roundabout at the corner of Rocky Creek
Road and Ludlow Road. Some land from the subject property may need to be added to the
intersection to allow space for the roundabout. The design for the roundabout is not yet
complete.

ANALYSIS:

The subject property is currently designated “Industrial” (OCP Bylaw No. 1488) in the OCP,
and zoned “Comprehensive Development 1 - Tourist Commercial” (Zoning Bylaw No.
1860). To accommodate the proposed development, the OCP designation would be
changed to “General Commercial” and the zoning would be changed to “Shopping Centre
Commercial (C-5)".



OCP and Zoning History:
The OCP designation and zoning in this area have changed several times. In 2008, the OCP

designation and zoning on the subject property and five adjacent parcels on Rocky Creek
Road were changed from light

industrial to a comprehensive
development zone. Bylaw 1652 -~ Schedule 1

The comprehensive development
zone allowed for a hotel and .
related uses. The  hotel T
development did not proceed, . , *
and in 2017 the OCP designation "'\ AR - SUBJECT |

and zoning on the five adjacent RN e PROPERTY | -
parcels were returned to light e PN A
industrial (I-1). In 2018, as part of BN (a1

the Waterfront Plan, the Town e
changed the OCP designation on PR
the subject property from “Mixed e
Use Waterfront” to “Industrial”. N
All six properties remain vacant. N T

Existing Covenant on Subject S

Property / Community Amenit
Contribution:

There is an existing covenhant on Figure 3: Subject Properties from 2008 Development Proposal

the property from the 2008
development proposal. The existing covenant requires:
e Use of green building and landscaping standards;
e Provision of a transit stop;
e Provision of an outdoor public space and historical artifact acknowledging the
location of the 49th Parallel; and,
e $1,000 of amenity contribution per residential unit.

This covenant will be reviewed and staff may recommend that it be amended or replaced
as part of this application, which will include a review of the proposal under the Town'’s
community amenity contribution policy.

Official Community Plan Bylaw No. 1488:
Economic Development, Industrial, and Commercial Policies:
OCP policies that are relevant to the proposal for the subject property include:
e Commercial development is directed principally to the downtown core and the
south end (Coronation Mall), with complementary commercial areas provided to
serve the mixed use waterfront as well as local neighbourhoods (Section 3.5 (8))




e The General Commercial Designation is applied to the commercial area located at
Coronation Mall and is intended for commercial uses that serve a market area both
within and beyond the local community, and to function as a secondary commercial
focus to the downtown core (Section 3.8.1)

e The Industrial designation is applied to industrial park areas and the industrial
waterfront area and is intended to accommodate industrial development and
employment centres. It provides for a range of industrial and light industrial uses,
and limited commercial uses to support industrial park areas (Section 3.8.1)

Waterfront Area Plan:

As part of the adoption of the Waterfront Area Plan in 2018, the OCP designation on the
subject property was changed from “Waterfront Mixed Use” to “Industrial”. The subject
property is not within the boundary of the waterfront plan and is approximately 450 metres
northwest of the edge of the plan.

Development Permit Areas:
If the proposed development proceeds, the design and built form of the development will

be important. The intersection of Ludlow Road and the Trans-Canada Highway is a gateway
to Ladysmith. The subject property is within Development Permit Area (DPA) 3 -
Commercial,and DPA 5 - Industrial. The applicant would be required to design the site and
buildings to meet the DPA guidelines, which address building design, building siting and
massing, landscaping, and other matters. At the request of Council, the applicant has
submitted a DP application in tandem with the rezoning application. The DP site plan,
conceptual design renderings, and signage plan are attached to this report for reference. At
the time of writing this report, the DP application has not yet been reviewed by staff.

Zoning Bylaw No. 1860:

Existing Zoning: CD-1 Comprehensive Development 1 - Tourist Service
When the tourist service zoning was established on the subject property in 2008, the

anticipated use was a hotel (tourist accommodation). This zoning allows for a range of uses
compatible with a hotel, such as a neighbourhood pub and a farmer’s market, but
specifically excludes other uses, notably retail sales, and convenience store. The existing
zoning also permits up to 30 dwelling units. The proposed development is primarily retail
sales with two drive-through restaurants, which isincompatible with the existing zoning on
the property.

Potential Zoning Amendment: C-5 Shopping Centre Commercial
In order to accommodate the proposed development, a Zoning Bylaw amendment would

likely change the property to Shopping Centre Commercial (C-5), with a site-specific
provision to allow for two drive-through restaurants.

Currently, the only existing C-5 zoning in Ladysmith is located at the corner of Davis Road
and the Trans-Canada Highway (the Coronation Mall and the adjacent Dairy Queen).



New zoning for the subject property could include site-specific provisions to allow for
greater flexibility for the site, for example to allow for dwelling units and/or compatible
employment/industrial uses.

Drive-Through Service:
Section 6.3 of Zoning Bylaw No. 1860 specifically prohibits drive-through services in all

zones. This provision was adopted as part of the 2014 review of the Zoning Bylaw. The
prohibition on drive-through service was added to the Zoning Bylaw at the direction of
Council.

There are four existing drive-through restaurants in Ladysmith that pre-date the 2014
Zoning Bylaw change, three at (or near) Coronation Mall (including McDonalds, Kentucky
Fried Chicken, and Dairy Queen) and one on First Avenue (Tim Horton’s). No additional
drive-through restaurants have been authorized since the new Zoning Bylaw was adopted
in 2014.

Other Recent Reports:
Two recent reports provide context for the current proposal:

e The Ladysmith Economic Development Strategy (Vann Struth Consulting Group,
2018); and
e The Cowichan Industrial Land Use Strategy (Urban Systems, 2019).

These two reports both identify lack of serviced industrial land in Ladysmith as a challenge
for economic development. At 0.8 hectares, the subject property is one of the largest
serviced, vacant industrial properties in Ladysmith.

Summary of Analysis:
Given the community vision for the waterfront, and the development trends in the area

immediately surrounding 1130 Rocky Creek Road, the existing zoning on the property no
longer seems appropriate. There appears to be a policy basis for retaining the industrial
designation of the site and rezoning the site to industrial use. There may also be a policy
basis to support the applicant’s proposal, particularly if the proposed retail and commercial
uses are compatible with surrounding industrial uses.

Neighbourhood Information Meeting:
The applicant held a neighbourhood information meeting (NIM) on July 234, 2020 at the

Eagle’s Hall. At the time of writing this report, a summary the views expressed by the public
at the NIM has not been received from the applicant. However, the applicant has provided
the description of the proposal that was shared at the NIM, which is attached to this report.

NEXT STEPS:

CPAC is being asked to provide comments on the proposed Zoning Bylaw and OCP
amendment application for acommercial plaza at 1130 Rocky Creek Road. CPAC may also
provide comments regarding the form and character proposed for the site. CPAC’s



comments will be forwarded to Council when the application proceeds to Council for 15t
and 2" reading.

ATTACHMENT(S):

Applicant Proposal Description (Prepared for Neighbourhood Information Meeting)
DP Site Plan

DP Conceptual Design
DP Signage Design
July 7th Council Meeting Minutes



Commercial Development
1130 Rocky Creek Road, Ladysmith BC

Prepared for Neighbourhood Information Meeting
Oyster Harbour Development Corp

Ashley Garib, (604) 970-8042

Email: ashley.g@telus.net

July 20, 2020




Development Information

Oyster Harbour Development Corp. is pleased to present the proposed development for 1130
Rocky Creek Road. This development information summary will provide a high-level overview
of the proposed development.

Oyster Harbour Development Corp. is a single purpose company, incorporated for the
purposes of this development. The name Oyster Harbour is used for its historical
significance to the Town of Ladysmith. The parent corporation Joshua Development
Corporation is privately held and has been active in real estate development since the
company’s founding in 1993 by its President, Ashley Garib. Ashley has 32 years of real
estate development experience. Joshua Development Corporation works with BC
communities to develop properties into thriving spaces while achieving their mutual
development goals.

Property History — The Property was sold to Oyster Harbour Development Corp. by the
previous mortgagee who obtained it through foreclosure. The previous owner has been
involved with this property and the adjacent lots since 2006. Multiple developments
have been proposed for the site in this time period including warehouses, condos and a
hotel. These previous proposed developments were viewed to be not economically
feasible and have resulted in the land remaining vacant.

Our analysis has determined this site is not suited for residential uses as previously
proposed. This was demonstrated by the poor uptake of the previous condo units above
the warehouses on the adjacent lots. A key consideration with this site is the busy
highway and commercial businesses nearby, which is a less desirable location for
residents generally and especially in a community that has alternative areas more
suitable for residential growth. Residents generally prefer quieter locations. Particularly
families with young children who would have safety concerns being located so close to a
major thoroughfare. Also, we understand that the adjacent lots were recently bought
out of foreclosure by CO OP with the intention to develop a gas station and convenience
store, which further reduces the desirability of residential in this location.

The sloping topography allows only for a portion of the site to be developed. This would
limit the loading areas and circulation as well as “storefronts” for customer access.
These are key components to the success of Light Industrial and Industrial
developments. The limited yield of area for development coupled with the extensive
site preparation and construction of retaining walls will drive the overall project cost up.
Therefore, pushing Light Industrial and Industrial rents far beyond what the market
could bear for Ladysmith. This makes the Industrial model unfeasible.



Our analysis has shown that this site is well positioned for commercial development
with services such as quick service restaurants and retailers. Attributes that support this
as the highest and best use of this property include exposure and access to the highway,
which are key components for commercial retail and convenience centres.

This is an opportunity to add commercial activity and services in the Town of Ladysmith.
This in turn will increase the tax base, create new employment opportunities, and
improve the aesthetics for the community (see attached Economic Opportunity
Estimates on page 5).

National Tenants have committed with long term leases and have targeted opening in
Spring 2021. Construction will begin immediately once The Town of Ladysmith approves
all permits and zoning. To meet these timelines, site preparation of “cutting and filling”
the steeply sloped site is best done in the drier summer months, when the moving of
soils is most efficient. Current environmental and geotechnical studies have been
completed, as well as preliminary civil engineering design. Construction of the buildings
will be carried out over a 6-8 month timeframe.

These prospective Tenants will provide employment with benefits such as extended
medical, dental, and post secondary tuition support. They also invest in their local
communities and want to establish long term ties. (see attached Economic Opportunity
Estimates on page 5).

Economic stability of large national Tenants — they have the means to largely withstand
recessions and economic downturns being part of a national network and revenue
program. This helps commercial spaces stay vibrant and avoids vacancies. This property
is a “gateway” to the Town of Ladysmith making it important to maintain thriving
businesses at the entry into the community. In addition, this sustains services and
maintains economic stability during troubled times such as the current pandemic.

Key factors driving location selection for these Tenants are the highway visibility and
access as well as the size of their premises and required parking to accommodate their
customers. There are not suitable sites with the visibility and square footage required at
either Coronation Mall or in the Downtown area. These Tenants serve different
customers than businesses in the Downtown area.

The site plan (see attached Preliminary Site Plan on page 6) has been designed to
enhance walkability while ensuring that people in transit on the highway can easily
access the businesses. The drive thru capability will increase convenient service to a
cross section of customers including; accessibility for people with physical disabilities,
with young children, and seniors. This is another factor that keeps these businesses
viable and is part of a well established and proven business model.



The buildings (see attached Preliminary Renderings on pages 7-8) have been designed in
accordance with community aesthetics and will have high end building materials used
throughout.

The aim is to provide a good balance between the heritage of the Waterfront and
Downtown coupled with the need of residents and visitors to access convenience
services close by.

Key Points

This site has remained vacant for 15+ years despite multiple attempts at residential and
industrial developments. Multiple factors outlined above demonstrate that commercial
development is the highest and best use for this property.

The Town of Ladysmith and its residents stand to benefit economically from this
development both through an increase in tax base and the creation of stable
employment opportunities. The national Tenants that will locate here are invested in
the community’s development for the long run. To get an idea of the economic benefits,
please see attached Economic Opportunity Estimates on page 5.

The required environmental and geotechnical studies have already been completed and
Tenants have committed to the project with long term leases. Once development
permits and zoning approvals are received by the developer, construction will begin
immediately. Ladysmith will realize the economic opportunities from this development
in a short timeframe creating ongoing employment. The targeted opening for this
project is Spring 2021.

The site will be developed complimentary to the Town of Ladysmith’s plans to revitalize
the Waterfront and Downtown areas. The buildings will be designed in accordance with
community aesthetics, will have high end building materials used throughout and will
help increase the vibrancy of the area.



Economic Opportunity Estimates

Number
CURRENT STATUS - VACANT LAND in$'s of Jobs Benefit
Property Taxes $16,238 v
Employment SO 0| X
Employment benefits - pension, medical, dental, post-secondary
Contributions etc. b 4
Construction SO 0| X
Service Revenue - garbage removal, landscaping, common area
maintenance etc. SO 0| X
CURRENT ECONOMIC BENEFITS $16,238 0
CONSTRUCTION PHASE
Property Taxes $16,238 v
Employment SO 0| X
Employment benefits - pension, medical, dental, post-secondary
Contributions etc. v
Construction $7,000,000 100 | vV
Service Revenue - garbage removal, landscaping, common area
maintenance etc. $20,000 4| v
ECONOMIC BENEFITS DURING CONSTRUCTION PHASE $7,036,238 104
COMPLETED DEVELOPMENT
Property Taxes $176,000 v
Employment $1,800,000 120 | vV
Employment benefits - pension, medical, dental, post-secondary
Contributions etc. v
Construction SO 0| X
Service Revenue - garbage removal, landscaping, common area
maintenance etc. $108,000 10| vV
ANNUAL PERPETUAL ECONOMIC BENEFIT OF COMPLETED
DEVELOPMENT $2,084,000 130




Preliminary Site Plan




Preliminary Renderings

Overview

View from Intersection - Northeast



View from Rocky Creek Access - Southwest

View from Parking Lot - Southwest
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MINUTES OF A SPECIAL MEETING OF COUNCIL

LADYSMITH

Tuesday, July 7, 2020
7:00 P.M.
This meeting was held electronically as per Ministerial Order No. M192

Council Members Present:

Mayor Aaron Stone Councillor Tricia McKay
Councillor Duck Paterson Councillor Marsh Stevens
Councillor Amanda Jacobson Councillor Jeff Virtanen

Councillor Rob Johnson

Staff Present:

Erin Anderson Donna Smith
Chris Barfoot Julie Thompson
Jake Belobaba Mike Gregory
Ryan Bouma Sue Bouma

Christina Hovey

1. CALL TO ORDER

Mayor Stone called this Special Meeting of Council to order at 7:00 p.m.,
recognizing that it was taking place across Stz'uminus Nation lands and in
various locations throughout Coast Salish territory.

Mayor Stone congratulated Councillor Jacobson on the arrival of her baby girl
and expressed appreciation that she was able to attend the meeting.

Mayor Stone also expressed appreciation regarding the receipt of a $3.3 million
grant for the Arts and Heritage Hub - the "public heart" of the Waterfront Area
Plan.

2. AGENDA APPROVAL

CS 2020-198

That Council approve the agenda for this Special Meeting of Council for July 7,
2020.

Motion Carried



MINUTES
3.1  Minutes of the Special Meeting of Council held June 16, 2020

CS 2020-199

That Council approve the minutes of the Special Meeting of Council held
June 16, 2020.

Motion Carried

3.2  Minutes of the Special Meeting of Council held June 23, 2020

CS 2020-200

That Council approve the minutes of the Special Meeting of Council held
June 23, 2020.

Motion Carried

DEVELOPMENT APPLICATIONS
4.1 OCP and Zoning Amendment Application — 1130 Rocky Creek Road

CS 2020-201

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;

0 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.

Motion Carried

O O O O
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4.2

CS 2020-202
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

Motion Carried
OPPOSED: Councillor Stevens

Development Variance Permit — 1010 2nd Avenue

CS 2020-203
That Council:

1.

Issue Development Variance Permit 3090-20-02 to vary the southeast
side parcel line setback requirement from 1.5m to 0.52m for a storage
room attached to the dwelling at 1010 2nd Avenue; and

Authorize the Mayor and Corporate Officer to sign Development
Variance Permit 3090-20-02.

Motion Carried
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5. BYLAWS- OFFICIAL COMMUNITY PLANNING AND ZONING

5.1

Zoning Bylaw Amendment Application — 1148 Rocky Creek Road

CS 2020-204

That Council:

1. Proceed with third reading of Town of Ladysmith Zoning Bylaw 2014,
N0.1860, Amendment Bylaw (No. 31) 2020, No. 2040; and

2. Direct staff to refer Town of Ladysmith Zoning Bylaw 2014, No.1860,
Amendment Bylaw (No. 31) 2020, No. 2040 to the Ministry of
Transportation and Infrastructure pursuant to section 52 of the
Transportation Act.

Motion Carried

6. REPORTS

6.1

COVID-19 Ministerial Order M192 — Open Meetings and Electronic
Hearings

CS 2020-205

That, pursuant to Ministerial Order No. M192, the attendance of the public
at Town of Ladysmith Council and Committee meetings cannot be
accommodated in accordance with the applicable requirements or
recommendations under the Public Health Act, because the Council
Chamber does not allow for appropriate physical distancing between
Council, staff and the public in attendance; and there are no other Town
facilities presently available that will allow physical attendance of the
public without compromising the options of attending the meeting
electronically via Zoom and viewing the meeting via livestream on
YouTube; and

That the Town of Ladysmith is ensuring openness, transparency,
accessibility and accountability for meetings by:

1. allowing the public to hear and see the proceedings by electronic
means;

2. allowing the public to submit input on agenda items by email;

3. providing notice of the meeting;

4. making the meeting agenda, as well as all other relevant documents,
available on the Town website;

5. providing email notification of publication of agendas to subscribers;
6. archiving meeting video for future viewing by members of the public;
and

7. continuing to investigate options to facilitate public participation.



6.2

6.3

6.4

Therefore, be it resolved that Council and Committee meetings be held
electronically and in the absence of the public in accordance with
Ministerial Order M192, for the duration of the Provincial Health Officer’s
Order on Mass Gathering Events and the Provincial State of Emergency
made March 18, 2020 and any extension of that declaration in effect.
Motion Carried

2020 Utility Due Dates

Council discussed the extension of 2020 utility bill due dates. There is no
change to the current due dates.

Economic Recovery - COVID 19

CS 2020-206

That Council give first three readings to “Streets and Traffic Bylaw 1998,
No. 1309, Amendment Bylaw #8, 2020, No. 2042” to clarify regulations for
sidewalk patios and “parklets”.

Motion Carried

Sealegs Kayaking — Request for Rent Relief

CS 2020-207

That Council direct staff to investigate waiving section 13 of the Lease and
Access Agreement with Sealegs Kayak Rentals and Marine Adventures
for 2020 if that section is not part of the provisions for day camps.

Motion Carried

CS 2020-208

That Council deny the request from Sealegs Kayak Rentals and Marine
Adventures for a reduction in rent for the period of March to August, 2020.
Motion Carried

NEW BUSINESS

7.1

Ladysmith and District Historical Society Annual Report

Council thanked the Ladysmith and District Historical Society for their hard
work in promoting heritage and tourism in Ladysmith.



QUESTION PERIOD

A member of the public enquired whether staff had received time off with pay in
2020, and if so, what was the reasoning, how many had received it, and what
were the costs to tax payers.

ADJOURNMENT

CS 2020-209
That this Special meeting of Council adjourn at 8:41 p.m.
Motion Carried

Mayor (A. Stone) Corporate Officer (D. Smith)






April 22, 2021
Our File No. RZ-3360-20-02

Stz’uminus First Nation

Chief and Council

Care of:

Ray Gauthier

Coast Salish Development Corporation

12605 Trans-Canada Highway

Ladysmith, BC, V9G 1M5

And via email: ray.gauthier@coastsalishdevcorp.com

RE: Application for OCP and Zoning Bylaw Amendment at 1130 Rocky Creek Road

This is an update to the Official Community Plan referral regarding a proposed development at
1130 Rocky Creek Road. The referral was originally sent on September 14, 2020, and | have
attached the earlier referral for convenience.

We would like to provide some updates and further details regarding this application:

o Please see attached for the latest site plan and renderings for the proposed
development.
0 According to the applicant, Building “A” is intended to be a “Dollarama”, Building
“B” is intended to be a drive-through “Starbucks”, and Building “C” is unknown.

e The applicant has recently asked if a gas station (up to 6 pumps) and/or a service station
(2 bay oil change) could be added to the zoning.

e The permitted uses for the proposed zone (C-5) as well as the proposed additional uses
are listed on the next page.
0 The gas station and service station uses were requested by the applicant.
0 The other uses come from the existing zone (CD-1 tourist commercial) and the I-
1 zone which is on the neighbouring properties.

Thank you for your attention to this matter,

Christina Hovey, Senior Planner
Development Services Department
Town of Ladysmith



Enclosures:

2021.02.17 — 1130 Rocky Creek Road Site Plan and Rendering
2020.09.14 Referral Letter and Report

Proposed Permitted Uses for 1130 Rocky Creek Road Zoning Application

Permitted Uses in Proposed Zone (Shopping Centre Commercial C-5):

Retail Sales.

Restaurant.
Office.
Assembly.

Visitor Centre.

Liguor Retail Sales.

Personal Repair Service.

Animal Grooming.

Additional Permitted Uses (requested by applicant):

Retail Sales.

Gas Bar.

Convenience Store.

Coffee Shop.

Cultural Facility.

Personal Service Establishment.
Indoor Recreation Facility.
Commercial School.

Veterinary Clinic.

Cannabis Retail Sales

Additional Permitted Uses (based on existing zoning on the property & zoning on
neighbouring properties):

Animal Daycare
Building Supply Sales
Garden Centre

Micro-Brewery
Media Production Studio

Non-Motorized Recreational
Equipment Sales or Rental
Re-Store

e Artist Studio
e Cottage Industry

e Home Improvement Service
Industry

e Laboratory
¢ Neighbourhood Pub
e Print Shop
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CIVIC ADDRESS

1130 ROCKY CREEK ROAD LADYSMITH, BC

LEGAL DESCRIPTION

LOT A, DISTRICT LOTS 24 AND 38,
OYSTER DISTRICT, PLAN VIP71248

ZONING

CD1 (TOURIST SERVICE)

PROJECT DESCRIPTION

PROPOSED COMMERCIAL DEVELOPMENT CONSISTING OF
NEW SITE DEVELOPMENT AND NEW CONSTRUCTION OF 3
ONE-STOREY COMMERCIAL BUILDINGS

DEVELOPMENT PERMIT

DP NUMBER: N/A
APPROVED DATE: N/A

OWNER

ARCHITECT

LANDSCAPE

CIVIL

SURVEYOR

TRAFFIC

OYSTER HARBOUR DEVELOPMENT CORP.

Phone - 604-970-
Cellphone: 604-970-8042
Email  : ashley.g@telus.net

URBAN DESIGN GROUP ARCHITECTS LTD.
PAUL CHIU, Architect AIBC

E-mail: paulc@udga.com
E-mail' aaronv@udga.com

PMG LANDSCAPE ARCHITECTS,
PATRICIA CAMPBELL
C100-4185 STILL CREEK DRIVE
Phone: 604-329-0611

E-mail: pat@pmglandscape.com

HEROLD ENGINEERING

Patrick Ryan, P.Eng.

Principal

Herold Engineering Limited

p: 250-751-8558

250-713-4490

3701 Shenton Road Nanaimo, BC V9T 2H1
PRyan@heroldengineering.com

w: www.heroldengineering.com

emo

MCELHANNEY ASSOCIATES LAND
SURVEYING LTD.

Tyson Quocksister

Suite #1-1351 Estevan Road
Nanaimo, BC

DRAWING LIST

ARCHITECTURAL

LANDSCAPE
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00348-0-V-1 SK  TOPOGRAPHIC SURVEY

A-0.0 COVER SHEET L-1 LANDSCAPE PLAN
A-1.1 SITE PLAN L-2 PLANTING PLAN
A-1.2 PYLON SIGN AND STREETSCAPE L-3 EXISTING TREE MANAGEMENT PLAN

A-A2.1 BLDG A FLOOR PLAN

L-4 LANDSCAPE SPECIFICATION

A-A2.2 BLDG A ROOF PLAN

A-A-3.1 BLDG A EXTERIOR ELEVATIONS

A-A-3.2 BLDG A EXTERIOR MATERIALS AND FINISHES

A-A-3.3 BLDG A EXTERIOR RENDERING

A-A-3.4 BLDG A EXTERIOR SIGNAGE

A-B-2.1 BLDG B FLOOR PLAN

A-B-2.2 BLDG B ROOF PLAN

A-B-3.1 BLDG B EXTERIOR ELEVATIONS

A-B-3.2 BLDG B EXTERIOR MATERIALS AND FINISHES

A-B-3.3 BLDG B EXTERIOR RENDERING

A-B-3.4 BLDG B EXTERIOR SIGNAGE

A-C-2.1 BLDG C FLOOR PLAN

A-C-2.2 BLDG C ROOF PLAN

A-C-3.1 BLDG C EXTERIOR ELEVATIONS

A-C-3.2 BLDG C EXTERIOR MATERIALS AND FINISHES

A-C-3.3 BLDG C EXTERIOR RENDERING

A-C-34 BLDG C EXTERIOR SIGNAGE

CIVIL

Phone 250-716-3336; 7 4
Cellphone: 778-268-1358
E-mail

SK-2  SITE GRADING PLAN

Rev-A

Nadine King, P.Eng., PTOE
Regional Ledd, Transportation
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PARKING PROV'D BREAKDOWN: REGULAR STALLS = 72 (90%)

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

PARKING REQUIREMENTS & CALCULATIONS:

ARBAGE —/2
LOSURE /&

\ ][_ggggg-l]: RETAIL OR OFFICE (1 PER 323 SF (30 SM) GFA) = 17,834 SF /323 SF = 55.21 STALLS
l\'_\,F’E +26.5M RESTAURANT OR COFFEE SHOP (1 PER 5 SEATS) =40 SEATS /5= 8 STALLS
TOTAL PARKING REQUIRED (ROUND NEAREST) = 63.21 STALLS
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/POZZ‘O( uuuuuu - N S \i ) S /e ,&9 Yy COMMERCIAL LOADING: 2 PER 5,393SF (501 SM) TO 26,910 SF (2500 SM) = 2
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1130 ROCKY CREEK ROAD, LADYSMITH, BC
FOR OYSTER HARBOUR DEVELOPMENT CORP.

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

BICYCLE, CLASS B (RACKS): 10% OF REQUIRED PARKING SPACES = 63 x 10% = 6.3

[RESTAURANT]
2,250 SF
F.F.E.+TBDm

2

9. 40 SEATS/

PARKING SIZES:

REGULAR CAR STALL 2.6m (8-6") x 5.8m (19-0") dorn BN 3
HANDICAP CAR STALL (MIN. 5% OF REQ'D) 3.7m (12-2") x 5.8m (19'-0") 11715 o
RETAINING WALL, SEE SMALL CAR STALL (MAX 25% OF REQ 1 4 \qm Kt
LIV DRAWINGS ( b QD) 25m(8-3") x 4.9m (16-1")
LOADING SPACE 3.0m (9-10") x 9.0m (29'-6") ——
(“ SECURITY GATE MANOEUVERING AISLE 7.3m (24-0")
N 3, “ADD 0.6m (2-0") TO ANY PARKING STALL ADJACENT TO A FENCE, WALL, STRUCTURE

/ exismnofow GENERAL NOTE:
POLE

BOUNDARIES SHOUWN HEREON ARE DERIVED FROM

EXISTING RECORDS AND MUST BE CONFIRMED BY

SURVEY PRIOR TO THE DETERMINATION OF DIMENSIONS QFdTitGCtS |td

OR AREAS FOR DEVELOPMENT PURFPOSES.

810-675 WESTHASTINGS
VANCOUVER. BC WBBIN2
TELEPHONE 604> 6872834
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EYLON SIGN INFORMATION:

PTLON SIGN (X2 SIDES) =
32M (10'-6") X 2JM (T-2") X2 = 672 &M (123 &F) X2
PLUS 2M (1'-0") x @4m (1-2") = 08 &M (8.6 SF) X2

DIRECTIONAL SIGN INFORMATION:

EYLON SIGN (X2 SIDES) =
12m (4'-@") RADIUS = 11T SM (1257 SF) X2
PLUS 12m (4'-4") x @.4m (1'-2") = 252 M (506 SF) X2

TOTAL COPY AREA PROPOSED = 152 &M (823 &F) PER SIDE

TOTAL COPY AREA PROPOSED = 338 &M (3526 &F)

TOTAL COPY AREA PERMITTED = & M (818 $F) PER SIDE
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DEVELOPMENT SERVICES
GENERAL COMMUNICATION

Your File #: 3360-20-02
eDAS File #: 2020-04431

Town of Ladysmith Date: Oct/16/2020

Julie Thompson

C-132 Roberts Street

PO Box 220

Ladysmith, British Columbia V9G1A2
Canada

Attention: Julie Thompson Acting Senior Planner

Re: Proposed General Referral Approval Application for:
Lot A District Lots 24 and 38 Oyster District Plan VIP71248
Map: 1159319,445040
1130 Rocky Creek Road, Ladysmith

The following comments have been received by the Ministry Engineer regarding the
TIA:
e  MOTI would like the access to meet the minimum recommended distance from the
intersection as mentioned in the report (70m). This would put it generally in the vicinity
of the access to the Home Hardware, and | think is more appropriate.

| also feel that we could likely restrict this access to right out only, as most in-bound
traffic is likely to be pass by trips on the highway, especially during peak hours, and
they'll have to go down to the full movement access to get in, anyway. If we don't
restrict to RO only, | want some aggressive traffic islands installed to prevent a left turn
in from Ludlow.

I'd like to know more about the TOL's timeline for installing a roundabout at the
intersection of Ludlow and Rocky Creek Road. They appear to be leaning heavily on this
for mobility and civil improvements.

If you have any questions please feel free to call Jamie Leigh Hopkins at
(250) 734-4825.

Yours truly,

Jamie Leigh Hopkins
Development Services Officer

Local District Address

Vancouver Island District

Third Flr
2100 Labieux Road
Nanaimo, BC V9T 6E9
Canada
H1160-eDAS (2009/02) Phone: (250) 751-3246 Fax: (250) 751-3289 Page 1 of 1




From: Randle. Susan J TRAN:EX

To: Christina Hovey

Cc: Hopkins, Jamie TRAN:EX
Subject: 1130 Rocky Creek Road
Date: April 1, 2021 6:13:58 PM
Hi Christina,

Thank you for the meeting this afternoon. Sorry it’s taken me so long to write you this email.

In regards to our discussion, over and above the original points submitted by MOTI, we are willing to
support a Right In, Right Out access to Ludlow Road despite the lack of spacing to the intersection.
This is contingent on the construction of a concrete island median to physically bar vehicles from
making a left turn into the development.

MOTI is not making acceptance contingent on the construction of the proposed roundabout at the
intersection of Ludlow and Rocky Creek; that may be completed at the Town’s discretion.

Let me know if you have further questions. You can contact me via email, or directly at my number
below.

Thanks,

Susan Randle, P.Eng.

District Engineer

Ministry of Transportation and Infrastructure | Vancouver Island District
2100 Labieux Road, Nanaimo, BC, V9T 6E9

Phone: 250-734-4805 Email: Susan.Randle@gov.bc.ca


mailto:Susan.Randle@gov.bc.ca
mailto:chovey@ladysmith.ca
mailto:Jamie.Hopkins@gov.bc.ca
mailto:Susan.Randle@gov.bc.ca

Development Referral Response October 19, 2020

Development Location: 1130 Rocky Creek Road File No. 3360-20-02
Local Government: Town of Ladysmith
Transit System: Cowichan Valley Regional District Transit

Context

An OCP amendment and rezoning from an Industrial to Commercial zone are proposed to permit
the development of quick service restaurants and retailers. Primary renderings envision three
separate buildings with storefronts and two drive-thru restaurants facing a large parking lot.

The Proposed Development

Is not currently served by transit. However, this area is included in proposed long term
plans for service, depending on supporting land uses and population density, transit
system development and funding availability.

0 The Cowichan Valley Region Transit Future Plan (2012) designates Rocky

Creek Road for future Neighborhood Service (see Appendix I).

This development area is located within the service area for handyDART, which offers
accessible door-to-door shared transit service for registered users with permanent or
temporary disabilities that prevent them from using fixed route transit without
assistance. Design considerations should be given to ensuring this site is accessible
for service by a community-sized handyDART bus for potential clientele accessing the
proposed commercial development.

Transit Supportive Land Use

The proposed orientation to the street is not generally supportive of transit and
walkability as buildings face away from pedestrian access points and instead are
oriented toward the customer or employee arriving by personal vehicle to the parking
lot.

As an employment centre, it is unlikely the development will be served by transit in the
short to medium term as a result of its relatively low density.

o Itis estimated that the development will create 120 jobs once complete. Noting
the location, access, and position of the buildings in relation to the adjacent
Trans-Canada Highway 1, it is likely that transit trips generated by the site will
be by employees of the development rather than by customers. Thus, the
development is not expected to be a significant trip generator. However, if transit
service to the development was requested in the future, the cost of extending
existing routes from the western portion of the highway should be considered.
Extending existing routes results in higher costs to the transit system as
additional service hours are required. This can also create longer, more
circuitous trips for existing transit users, degrading trip times and overall transit
experience.



= Cowichan Valley Service Design Standards and Performance Guidelines dictate that
transit routes should be direct and straightforward, consistent, simple, and focused on
areas of higher population and job density. Deviations, extra turning movements,
routing through parking lots and other high-conflict zones should be avoided

Bus Stops
»= The nearest transit stop is located at 15 Ave at Symonds St (ID: 106050), approximately
370 meters from the proposed site. BC Transit recommends distances of no more than
400 metres to the nearest transit stop for transit accessibility.
o This stop services all three existing Ladysmith routes:
= Route 31 Ladysmith Alderwood with local service to the Town of
Ladysmith on weekdays and Saturdays
= Route 34 Ladysmith/Chemainus with regional service to Chemainus with
connections to Route 6 which services Chemainus, Crofton, and Duncan
on weekdays and Saturdays
= Route 36 Ladysmith/Duncan Express with service to Duncan on
weekdays and Saturdays
= Interregional transit service between Cowichan Valley Regional District and Regional
District of Nanaimo is planned for implementation in the short-term. Exact routing and
potential transit locations are yet to be determined. Any potential transit stops near the
proposed development will be discussed as appropriate with the Town of Ladysmith,
Ministry of Transportation and Infrastructure, and potentially the applicant depending on
implementation timing of the proposed route.

BC Transit Level of Support

= BC Transit has no objection to the development as it is within a 400 metre walking distance
from existing local and regional transit. BC Transit is happy to engage with the applicant in the
future regarding bus stops or service to the area if the application proceeds.

Thank you for the opportunity to review this proposed development. If you have any questions or
would like further comments on this proposal, please contact:

Ericka Amador, MCP

Transit Planner

BC Transit Planning

Phone: 250-995-5837

Email: ericka_amador@bctransit.com



mailto:ericka_amador@bctransit.com
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Christina Hovey

From: Julie Thompson

Sent: October 28, 2020 3:42 PM

To: ‘Amador, Ericka'

Cc: ‘Rachelle Rondeau!

Subject: RE: Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment -

1130 Rocky Creek Road

Thank you, Ericka, for this very helpful information! I'll let you know if | have any further questions.
Cheers,

Julie

From: Amador, Ericka <Ericka_ Amador@BCTransit.Com>

Sent: October 28, 2020 3:16 PM

To: Julie Thompson <jthompson@Iladysmith.ca>

Cc: 'Rachelle Rondeau' <Rachelle.Rondeau@cvrd.bc.ca>

Subject: RE: Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment - 1130 Rocky Creek Road

Hi Julie,

Cowichan Valley Transit Service Design Standards suggest a gross density of 10 persons/square kilometer over a
minimum area of 10 hectares as generally the minimum to support local transit service with headways of 1 to 2 hours.

Residential units, at these or higher densities, could warrant a future stop in this location. However, until there is more
development on the east side of the Trans Canada Highway 1, deviations to service this development would decrease
the directness of existing routes and increase transit servicing costs. This should be considered by the local government
who sets service levels.

As for handyDART design considerations, please see below

Parking for a handyDART vehicle should be up to 9 metres in length and within 25 metres of the main building
entrance, with sufficient roadway around the vehicle to allow for other vehicles to easily pass by when parked.
= The fleet is currently made up mostly of older handyDART vehicles which have rear lifts to deploy
passengers with mobility aids onto the road surface. While the newer vehicles have side ramps
which deploy onto the sidewalk. It is anticipated that over time the older vehicles will be replaced
with the newer style side loading ramps. To remove any possible conflict between the loading of
passengers from the rear of the older vehicles and other vehicle traffic, nose in parking of the
handyDART vehicles is not recommended. The handyDART zone should be adjacent to a
sidewalk / curb for its full length. Preferably the facilities would have a pullout so that the rear
loading vehicles do not have to worry about unloading into traffic.
» The zone should be within sight of an indoor area that offered seating and phone access for waiting
handyDART riders, as well as near outdoor covered seating.

The handyDART loading/unloading zone, should conform to BC Transit’s Infrastructure Design Guidelines
available here: https://www.bctransit.com/documents/1507213417526.




The following outlines the handyDART vehicle dimensions and operations. Vehicle illustrations are also
included to provide an indication of each vehicles door location.

handyDART | Width Height Length Turning Radius (m) Angle (degrees)

Vehicle (m) (m) (m) Curb to curb Wall to wall | Approach | Departure | Breakover
Ford Polar 2.44 2.95 7.57 9.3 9.8 32 13 22
(older style
vehicles)

Arboc 241 3.02 8.05 8.8 9.1 26 11 11.56
Ford Polar
Length: 7.57m
Width: 2.44m
Height: 2.95m

Rear lift doors

Arboc

Length: 8.05m

Width: 2.41m

Height: 3.02m

Side door ramp deployment
dimensions??

Please do not hesitate to contact BC Transit with any further enquires that you may have and we welcome and
would appreciate the opportunity to review the designated handyDART locations once design specifications
have been completed.

From: Julie Thompson <jthompson@ladysmith.ca>
Sent: Tuesday, October 27, 2020 10:26 AM




To: Amador, Ericka <Ericka Amador@BCTransit.Com>
Subject: [Warning: Exercise Caution]RE: Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment -
1130 Rocky Creek Road

[ External ]
Hi Ericka —

The referral response mentions the low density of the site not being supportive of a transit stop. | am wondering, what
type of density would create a significant enough trip generation to warrant a future transit stop? Would the site need
to include residential units, for example?

Also, do you have any recommended or specific site design considerations for the handyDART service?

Thank you,

Julie Thompson

Acting Senior Planner

Development Services Department

Phone: 250.245.6420

132C Roberts St. PO Box 220 Ladysmith, BC V9G1A2

Celebrate our Present. Embrace our Future. Honour our Past.

Development Services is now open in a limited capacity to the public with new COVID-19 protocols in place. We are responding to all
email and phone enquiries and accepting applications electronically. The public can access resources, building information and
commonly requested forms through the Business & Development section of our website: https://www.ladysmith.ca/business-
development/application-forms. To provide the best service possible, we recommend contacting us by phone or email to determine if a
visit to our office is necessary.

From: Amador, Ericka <Ericka Amador@BCTransit.Com>

Sent: October 19, 2020 1:18 PM

To: Julie Thompson <jthompson@ladysmith.ca>

Cc: Rachelle Rondeau <Rachelle.Rondeau@cvrd.bc.ca>

Subject: RE: Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment - 1130 Rocky Creek Road

Hi Julie,
Please find attached BC Transit’s response to the development referral at 1130 Rocky Creek Road.

Thanks,
Ericka

From: Thompson, Aaron <Aaron _Thompson@BCTransit.Com>

Sent: Tuesday, September 15, 2020 2:20 PM

To: Amador, Ericka <Ericka Amador@BCTransit.Com>

Subject: FW: Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment - 1130 Rocky Creek Road

Aaron Thompson
Transit Planner



BC Transit
520 Gorge Road East

Victoria, BC V8W 9T5

O: 250-995-5641 | c: 778-677-7556
aaron_thompson@bctransit.com | bctransit.com

From: Julie Thompson <jthompson@ladysmith.ca>
Sent: Tuesday, September 15, 2020 2:14 PM
Subject: Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment - 1130 Rocky Creek Road

[ External ]

Hello —

The Town of Ladysmith Development Services department is seeking comments regarding a proposed Zoning Bylaw and
Official Community Plan Amendment for commercial plaza development located at 1130 Rocky Creek Road. Attached
are the following documents:

Cover letter

Referral report

Applicant Proposal Description

Development Permit Application Submission - Note — file too large to send but the documents can be
obtained here: https://share.ladysmith.ca/s/SCNr7088Dr7g8ix

o
0}
o
o
o

Design Plans (includes Site Plan)
Landscape Details

Landscape Plan

Site Grading Plan

Civil Site Servicing Report

July 7 Council Meeting Minutes
Applicant Neighbourhood Information Meeting Summary
Draft Traffic Impact Assessment

If you have any comments regarding this application, please submit them by October 19, 2020. If no comments are
received, your agency’s interests are assumed to be unaffected. Please contact me if you have any questions (contact
info in signature).

Thank you!

Julie Thompson

Acting Senior Planner
Development Services Department
Phone: 250.245.6420

132C Roberts St.

PO Box 220 Ladysmith, BC V9G1A2

Celebrate our Present. Embrace our Future. Honour our Past.

The information in this Email is confidential and may be legally privileged. It is intended solely for the named recipient. Access to this Email by anyone else is
unauthorized. If you are not the intended recipient or the employee or agent responsible for delivering the message to the recipient named, please note that any
use, disclosure, copying, distribution of this Email or any action taken or omitted to be taken in reliance on it is prohibited. If you are not the intended recipient,



please inform us by returning a copy of the Email with the subject line marked "wrong address" and then deleting the Email, and any attachments and any copies
of it.

The information in this Email is confidential and may be legally privileged. It is intended solely for the named recipient. Access to this Email by anyone else is
unauthorized. If you are not the intended recipient or the employee or agent responsible for delivering the message to the recipient named, please note that any
use, disclosure, copying, distribution of this Email or any action taken or omitted to be taken in reliance on it is prohibited. If you are not the intended recipient,
please inform us by returning a copy of the Email with the subject line marked "wrong address" and then deleting the Email, and any attachments and any copies
of it.



Christina Hovey

From: Design, CVI <CVI.Design@bchydro.com>

Sent: January 8, 2021 4:09 PM

To: Julie Thompson

Subject: RE: [External] Town of Ladysmith - Development Services Referral - Zoning/OCP

Amendment - 1130 Rocky Creek Road

Follow Up Flag: Follow up
Flag Status: Flagged
Hi Julie,

BC Hydro Distribution has concerns with this proposed amendment to the Official Community Plan and Zoning Bylaw for 1130 Rocky
Creek Road in the Town of Ladysmith. Closing portions of the road on Rocky Creek Rd and Ludlow Rd would put BC Hydro’s existing
infrastructure in trespass, therefore a BC Hydro statuary Right of Way to protect BC Hydro’s interest would be required. Also, any
proposed structure requires a minimum of 3m’s point to point clearance from our 25kV powerline to maintain WSBC limits of approach.

There is a potential to relocate these jointly owned BC Hydro/Telus poles, anchors, and wires, however it would be at the developers
cost.

Thanks,

Dan Harapnuk | CVI Technologist Design Workleader, Distribution Design

BC Hydro
PO Box 1500, 400 Madsen Rd
Nanaimo, BC, V9R 5M3

P 2507554719
M 250713 3489
E dan.harapnuk@bchydro.com

www.bchydro.com/MyHydroConnections

Smart about power in all we do.

From: Julie Thompson <jthompson@Iadysmith.ca>

Sent: 2021, January 05 2:12 PM

To: Design, CVI <CVI.Design@bchydro.com>

Subject: [External] Town of Ladysmith - Development Services Referral - Zoning/OCP Amendment - 1130 Rocky Creek
Road

Security Risk Assessment: Use Caution
The email is from <jthompson@ladysmith.ca> with a friendly name of Julie Thompson <jthompson@ladysmith.ca>

DO NOT click on links or open attachments unless you trust the sender and are expecting the link or attachment.
If you suspect this message to be phishing, please report it to BC Hydro Phishing Support

Hello —



The Town of Ladysmith Development Services department is seeking comments regarding a proposed Zoning Bylaw and
Official Community Plan Amendment for commercial plaza development located at 1130 Rocky Creek Road. Attached
are the following documents:
- Cover letter
- Referral report
- Applicant Proposal Description
- Development Permit Application Submission - Note - file too large to send but the documents can be
obtained here: https://share.ladysmith.ca/s/QE7eDN48BtgX6RM
0 Design Plans (includes Site Plan)
0 Landscape Details
O Landscape Plan
0 Site Grading Plan
0 Civil Site Servicing Report
- July 7 Council Meeting Minutes
- Applicant Neighbourhood Information Meeting Summary
- Draft Traffic Impact Assessment

Please note that the site plan and building designs are subject to change. If you have any comments regarding this
application, please submit them by January 29, 2021. If no comments are received, your agency’s interests are assumed
to be unaffected. Please contact me if you have any questions (contact info in signature).

Julie Thompson

Acting Senior Planner

Development Services Department

Phone: 250.245.6420

132C Roberts St. PO Box 220 Ladysmith, BC V9G1A2

Celebrate our Present. Embrace our Future. Honour our Past.

Development Services is now open in a limited capacity to the public with new COVID-19 protocols in place. We are responding to all
email and phone enquiries and accepting applications electronically. The public can access resources, building information and
commonly requested forms through the Business & Development section of our website: https://www.ladysmith.ca/business-
development/application-forms. To provide the best service possible, we recommend contacting us by phone or emaiil to determine if a
visit to our office is necessary.

This email and its attachments are intended solely for the personal use of the individual or entity named above. Any use of this communication by an unintended
recipient is strictly prohibited. If you have received this email in error, any publication, use, reproduction, disclosure or dissemination of its contents is strictly
prohibited. Please immediately delete this message and its attachments from your computer and servers. We would also appreciate if you would contact us by a
collect call or return email to notify us of this error. Thank you for your cooperation.



September 14,2020
File No. 3360-20-02

Stz'uminus First Nation

Chief and Council

12611A Trans-Canada Highway
Ladysmith, BC

V9G 1M5

Attn: Referrals
Dear Chief Roxanne Harris:

RE: Official Community Plan Referral - Subject Property: 1130 Rocky Creek Road
(P1D 024-839-370)

This letter is an Official Community Plan referral to Stz’uminus First Nation to receive your comments
regarding a proposed amendment to the Official Community Plan 1130 Rocky Creek Road. This
application is being referred to the StzZ’uminus First Nation pursuant to the Memorandum of
Understanding and s.475 of the Local Government Act.

Nature and Scope of the Proposal
An application has been received
by the Town of Ladysmith to
amend the Official Community
Plan to change the designation of
the property located at 1130
Rocky Creek Road from
“Industrial” to “General
Commercial”. The applicant
proposes to develop a commercial
plaza on the property.

Timin

The Town would respectfully
request a reply by October 19,
2020. Please identify any
aboriginal rights and interests that
may be impacted by this proposed
amendment. We would like to
hear your views on how those
rights and interests may be
impacted by this proposal. Please
advise us if you would like
additional time to review the
application.

Figure 1: Subject Property



The Town of Ladysmith Council may move forward with the approval process after October 19,2020. A
public hearing will be required to be held after that date.

Traditional Territory
Land within the boundary of the Town of Ladysmith is located within the traditional territory of the
members of the Hul’qumi’num Treaty Group as identified in its Statement of Intent.

Archaeology and Environment
The Town has utilized the Provincial Archaeology Branch records and no records were identified on the
subject properties.

The subject properties do not contain streams nor sensitive ecosystems (as identified through the
provincial sensitive ecosystem inventory).

Decision Making
The decision to change the Official Community Plan and Zoning Bylaw is solely a decision of the Council
of the Town of Ladysmith. The Crown is not involved in this decision making process.

Associated Documents:
Enclosed please find the following documents:
e Staff Report
e Applicant Proposal Description
¢ Development Permit Application Submission
o Design Plans (includes Site Plan)
o0 Landscape Details
0 Landscape Plan
o Site Grading Plan
o Civil Site Servicing Report
e July 7 Council Meeting Minutes
e Applicant Neighbourhood Information Meeting Summary
e Draft Traffic Impact Assessment

Deadline

Once the public hearing on the proposed bylaw amendment has been held, the Town of Ladysmith
Council may no longer receive input on the proposal. The date of the public hearing has not been set. It
will not be held before October 19, 2020.

Contact Information
If you have any questions regarding the application, please contact me at 250-245-6420.

Thank you for your attention to this matter.

Sincerely,

Julie Thompson
Acting Senior Planner

Enclosures

cc Ray Gauthier



September 11, 2020
File No. 3360-20-02

Attn: Referrals

To Whom it May Concern:

RE: OFFICIAL COMMUNITY PLAN REFERRAL — SUBJECT PROPERTY: 1130 ROCKY
CREEK ROAD (PID 024-839-370)

This letter is a referral to your organization requesting your comments regarding a proposed amendment to
the Official Community Plan and Zoning Bylaw for 1130 Rocky Creek Road in the Town of Ladysmith.
This application is being referred to your organization pursuant to s.475 of the Local Government Act.

Nature and Scope of the Proposal
An application has been received by
the Town of Ladysmith to amend
the Official Community Plan and
Zoning Bylaw to accommodate a
proposed commercial plaza on the
subject property, 1130 Rocky Creek
Road. . The subject property is
currently designated “Industrial”
(OCP Bylaw No. 1488) in the OCP,
and zoned “Comprehensive
Development 1 -  Tourist
Commercial” (Zoning Bylaw No.
1860). To accommodate the
proposed development, the OCP
designation would be changed to
“General Commercial” and the
zoning would be changed to
“Shopping Centre Commercial (C-
5)”.

Timin

The Town would respectfully
request a reply by October 19, 2020.
We would like to hear your views on how your organization’s interests may be impacted by this proposal.
Please advise us if you would like additional time to review the application.

The Town of Ladysmith Council may move forward with the approval process after Octoner 19, 2020. A
public hearing will be required to be held after that date.



Referral Organizations
The Town of Ladysmith has referred this application to the following agencies and organizations:

BC Ministry of Transportation and Infrastructure
BC Transit

BC Hydro

Nanaimo-Ladysmith School District 68
Ladysmith Chamber of Commerce

Ladysmith Downtown Business Association

The Town has also referred this application to the Stz’uminus First Nation. The application was reviewed
by the Community Planning Advisory Commission on August 5, 2020.

Associated Documents:
Enclosed please find the following documents:
o Staff Report
e Applicant Proposal Description
e Development Permit Application Submission
o Design Plans (includes Site Plan)
o Landscape Details
o Landscape Plan
o Site Grading Plan
o Civil Site Servicing Report
e July 7 Council Meeting Minutes
e Applicant Neighbourhood Information Meeting Summary
e Draft Traffic Impact Assessment

Deadline

Once the public hearing on the proposed bylaw amendment has been held, the Town of Ladysmith Council
may no longer receive input on the proposal. The date of the public hearing has not been set. It will not be
held before Octoner 19, 2020.

Contact Information
If you have any questions regarding the application, please contact me at 250-245-6420.

Thank you for your attention to this matter.

Sincerely,

Julie Thompson
Acting Senior Planner



REFERRAL REPORT

Report Prepared By: Julie Thompson, Acting Senior Planner

Meeting Date: September 11,2020

File No: 3360-20-02

RE: OCP & ZONING AMENDMENT APPLICATION - 1130
ROCKY CREEK ROAD

PURPOSE:

The purpose of this report is to introduce application 3360-20-02 to amend the OCP
designation and zoning at 1130 Rocky Creek Road to allow a commercial plaza. The subject

property is currently
designated “Industrial”
(OCP Bylaw No. 1488) in
the OCP, and zoned
“Comprehensive

Development 1 - Tourist

Commercial” (Zoning
Bylaw No. 1860). To
accommodate the

proposed development,
the OCP designation
would be changed to
“General Commercial”
and the zoning would be
changed to “Shopping
Centre Commercial (C-
5)".

The Town is requesting
comments on this file
from governments and
agencies who may have
an interest.

Figure 1: Subject property.



INTRODUCTION/BACKGROUND:

The subject property is located between the Trans-Canada Highway and Rocky Creek
Road, on the west side of Ludlow Road. It is approximately 0.8 hectares in size and slopes
from the highway down towards Rocky Creek Road. The intersection of Ludlow and the
Trans-Canada Highway includes Ladysmith gateway signage and is a main route into the

downtown via First Avenue.

The following table describes the surrounding properties:

Direction Use

West Vacant Light Industrial

East Light Industrial

North Industrial

South Park (Bob Stuart Park) and Residential (Single Detached and
Multiple Dwelling) on the opposite side of the Trans-Canada
Highway




Figure 2: Surrounding Zoning

The applicant is proposing to amend the OCP designation and zoning at 1130 Rocky Creek
Road to allow for a commercial plaza.

The current conceptual site plan (attached) for the commercial plaza includes
(approximately) 2,180 square metres (23, 500 square feet) of commercial space which
includes:

a 930 square metre (10,000 square foot) retailer;

two drive-through cafes/restaurants (40 seats each);

four smaller 130 square metre (1,500 square feet) retail units; and,

A 240 square metre (2,600 square feet) space allocated for office or retail space.

In 2017 a rezoning application was made for the subject property. Similar to this
application, it included a range of commercial uses and a drive-through restaurant. The
application was withdrawn prior to being considered by Council.



This application was considered by Council on July 7, 2020. The Council meeting minutes
are attached to this report.

Proposed (Partial) Road Closure & Roundabout:

The applicant is proposing to purchase from the Town the portions of the road rights-of-
way adjacent to the property that are considered surplus. The identified areas include
approximately 80 square metres from the Rocky Creek Road right-of-way and 980 square
metres from the Ludlow right-of-way. This proposal is shown in the attached site plan (see
DP application submission).

The Town’s Engineering Department has been involved in the discussions with the
applicant regarding surplus land in the rights-of-way, and has provided preliminary support
for the suggestion. The proposal has also been circulated to the Ministry of Transportation
and Infrastructure for comment. If this proposal is acceptable to the Town, there will be a
process to follow for road closure and disposition. On July 7, 2020 Council directed staff to
work with the applicant regarding the potential road closure and sale/transfer of surplus
land.

A full trafficimpact study will be required if this application proceeds. A draft trafficimpact
study is attached to this report. The proposal includes high-traffic uses and the subject
property is located at the intersections of Rocky Creek Road, Ludlow Road, and the Trans-
Canada Highway.

The Town has an upcoming project to install a roundabout at the corner of Rocky Creek
Road and Ludlow Road. Some land from the subject property may need to be added to the
intersection to allow space for the roundabout. The design for the roundabout is not yet
complete.

ANALYSIS:

The subject property is currently designated “Industrial” (OCP Bylaw No. 1488) in the OCP,
and zoned “Comprehensive Development 1 - Tourist Commercial” (Zoning Bylaw No.
1860). To accommodate the proposed development, the OCP designation would be
changed to “General Commercial” and the zoning would be changed to “Shopping Centre
Commercial (C-5)".

OCP and Zoning History:

The OCP designation and zoning in this area have changed several times. In 2008, the OCP
designation and zoning on the subject property and five adjacent parcels on Rocky Creek
Road were changed from light industrial to a comprehensive development zone.




The comprehensive development
zone allowed for a hotel and Bylaw 1652 - Schedule 1
related uses. The hotel

development did not proceed,
and in 2017 the OCP designation
and zoning on the five adjacent
parcels were returned to light
industrial (I-1). In 2018, as part of
the Waterfront Plan, the Town
changed the OCP designation on
the subject property from “Mixed
Use Waterfront” to “Industrial”.
All six properties remain vacant.

Existing Covenant on Subject
Property / Community Amenity
Contribution:

There is an existing covenant on

the property from the 2008

development proposal. The
existing covenant requires: Figure 3: Subject Properties from 2008 Development Proposal
e Use of green building and
landscaping standards;
e Provision of a transit stop;
e Provision of an outdoor public space and historical artifact acknowledging the
location of the 49t Parallel; and,
e $1,000 of amenity contribution per residential unit.

This covenant will be reviewed and staff may recommend that it be amended or replaced
as part of this application, which will include a review of the proposal under the Town's
community amenity contribution policy.

Official Community Plan Bylaw No. 1488:
Economic Development, Industrial, and Commercial Policies:
OCP policies that are relevant to the proposal for the subject property include:

e Commercial development is directed principally to the downtown core and the
south end (Coronation Mall), with complementary commercial areas provided to
serve the mixed use waterfront as well as local neighbourhoods (Section 3.5 (8))

e The General Commercial Designation is applied to the commercial area located at
Coronation Mall and is intended for commercial uses that serve a market area both
within and beyond the local community, and to function as a secondary commercial
focus to the downtown core (Section 3.8.1)

e The Industrial designation is applied to industrial park areas and the industrial
waterfront area and is intended to accommodate industrial development and




employment centres. It provides for a range of industrial and light industrial uses,
and limited commercial uses to support industrial park areas (Section 3.8.1)

Waterfront Area Plan:

As part of the adoption of the Waterfront Area Plan in 2018, the OCP designation on the
subject property was changed from “Waterfront Mixed Use” to “Industrial”. The subject
property is not within the boundary of the waterfront plan and is approximately 450 metres
northwest of the edge of the plan.

Development Permit Areas:

If the proposed development proceeds, the design and built form of the development will
be important. The intersection of Ludlow Road and the Trans-Canada Highway is a gateway
to Ladysmith. The subject property is within Development Permit Area (DPA) 3 -
Commercial,and DPA 5 - Industrial. The applicant would be required to design the site and
buildings to meet the DPA guidelines, which address building design, building siting and
massing, landscaping, and other matters. At the request of Council, the applicant has
submitted a DP application in tandem with the rezoning application. The DP application
submission is attached to this report for reference. At the time of writing this report, the
DP application has not been reviewed in detail by staff for compliance with the DPA
guidelines.

Zoning Bylaw No. 1860:

Existing Zoning: CD-1 Comprehensive Development 1 - Tourist Service

When the tourist service zoning was established on the subject property in 2008, the
anticipated use was a hotel (tourist accommodation). This zoning allows for a range of uses
compatible with a hotel, such as a neighbourhood pub and a farmer’s market, but
specifically excludes other uses, notably retail sales, and convenience store. The existing
zoning also permits up to 30 dwelling units. The proposed development is primarily retail
sales with two drive-through restaurants, which is incompatible with the existing zoning on
the property.

Potential Zoning Amendment: C-5 Shopping Centre Commercial

In order to accommodate the proposed development, a Zoning Bylaw amendment would
likely change the property to Shopping Centre Commercial (C-5), with a site-specific
provision to allow for two drive-through restaurants.

Currently, the only existing C-5 zoning in Ladysmith is located at the corner of Davis Road
and the Trans-Canada Highway (the Coronation Mall and the adjacent Dairy Queen).

New zoning for the subject property could include site-specific provisions to allow for
greater flexibility for the site, for example to allow for dwelling units and/or compatible
employment/industrial uses.



Drive-Through Service:

Section 6.3 of Zoning Bylaw No. 1860 specifically prohibits drive-through services in all
zones. This provision was adopted as part of the 2014 review of the Zoning Bylaw. The
prohibition on drive-through service was added to the Zoning Bylaw at the direction of
Council.

There are four existing drive-through restaurants in Ladysmith that pre-date the 2014
Zoning Bylaw change, three at (or near) Coronation Mall (including McDonalds, Kentucky
Fried Chicken, and Dairy Queen) and one on First Avenue (Tim Horton’s). No additional
drive-through restaurants have been authorized since the new Zoning Bylaw was adopted
in 2014.

Other Recent Reports:
Two recent reports provide context for the current proposal:
e The Ladysmith Economic Development Strategy (Vann Struth Consulting Group,
2018); and
e The Cowichan Industrial Land Use Strategy (Urban Systems, 2019).

These two reports both identify lack of serviced industrial land in Ladysmith as a challenge
for economic development. At 0.8 hectares, the subject property is one of the largest
serviced, vacant industrial properties in Ladysmith.

Summary of Analysis:

Given the community vision for the waterfront, and the development trends in the area
immediately surrounding 1130 Rocky Creek Road, the existing zoning on the property no
longer seems appropriate. There appears to be a policy basis for retaining the industrial
designation of the site and rezoning the site to industrial use. There may also be a policy
basis to support the applicant’s proposal, particularly if the proposed retail and commercial
uses are compatible with surrounding industrial uses.

Neighbourhood Information Meeting:

The applicant held a neighbourhood information meeting (NIM) on July 23, 2020 at the
Eagle’s Hall. A summary of the views expressed by the public at the NIM is attached. The
applicant has also provided the description of the proposal that was shared at the NIM,
which is attached to this report.

SUMMARY:
The Town of Ladysmith is requesting your comments and recommendations regarding OCP
and Zoning Amendment application 3360-20-02.

ATTACHMENT(S):

Applicant Proposal Description (Prepared for Neighbourhood Information Meeting)
DP Application Submission (includes site plan)

July 7th Council Meeting Minutes




Applicant Neighbourhood Information Meeting Summary
Draft Traffic Impact Assessment
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TOWN OF LADYSMITH Working together to build our future

DEVELOPMENT APPLICATION CHECKLIST

|Basic Requirements Chegk, 17 Ot e
provided Only
1 |A completed application form, project description letter, and checklist(s)
2 |Application Fee
3  |[State of Title of Certificate (current within 60 days)
4 |Copies of covenants, rights of way, easements registered on the Title
5 Pgrmission of the Regjstered Owner(s) o
(signature on application form or letter of authorization)
6  |Proof of ownership of the company on certificate of title (if applicable)
7 Site Profile Form, if applicable (.available from the Development Services
Department or at www.ladysmith.ca/business-development)
8 |Riparian Area Assessment Report, if applicable |:| N/A
9  [Survey for the subject property (completed by a B.C. Land Surveyor)
Site Plan - Data Sheet
|Provide these items in the form of a data sheet on the site plan. Use metric dimensions.
1 |Architect/Designer (phone/fax number/email address)
2 |Name of Registered Owner(s)
3 |Address of subject property (civc address and legal description of property)
4 [Site Area (from a site survey)
5 [|Parcel Coverage
6  [Floor Area/ Number of Dwelling Units
7  [Floor Space Ratio
8 [Building height and number of storeys
9 |Landscape requirements (shade trees and landscape buffers)
10 |Off-street parking calculation (vehicle, loading, and bicycle)
11 |Development Permit Area, if applicable
Site Plan (1 full size, 3 reduced (8.5 x 11), digital)
|Provide these items on the site plan. Use metric dimensions.
1 [North arrow, scale, date of plan
Dimensions (based on the BCLand Surveyor survey for the subject property); and
2 O HY
show all property lines, rights of way, easements, and/or covenant areas
3 [Detail to show compliance to the Zoning Bylaw regulations for the subject property |:|
4 |Location, number and dimensions of all off street parking and loading areas
5 Existing and pr'oposed vehi.cle, pedestrian and bicycle access points to the site and
off street parking and loading areas
6 Water bodies, water courses, contours, and other significant natural features D N/A
including grades (overlay RAR and/or SPEA areas if applicable)
7 Works & services improvements adjacent to the development site such as D NIA
sidewalks and street trees etc. (contact TOL Engineering Dept. 250.245.6445)

Development Application Checklist - Page 1 of 2
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Traffic Impact Assessment
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1.0 INTRODUCTION

Watt Consulting Group was retained by Oyster Harbour Development Corp. to conduct a traffic
impact assessment (TIA) for a proposed commercial development at 1130 Rocky Creek Road in
Ladysmith, BC. This report reviews existing and post development traffic conditions for both the
short (opening day) and long term (10 years post opening day) horizon. The report also reviews
the site access and active transportation to access the site.

1.1 STUDY AREA

The study area for this project includes the following two key intersections:
e Highway 1/ 15t Avenue — Ludlow Road; and
¢ Ludlow Road and Rocky Creek Road.

Figure 1 shows the study area and site location.

Figure 1: Study Area and Site Location

1130 Rocky Creek Road Development
Traffic Impact Assessment



The proposed site is currently zoned as Tourist Service Commercial (CD 1) and undeveloped.
The surrounding land use is industrial / commercial along Ludlow Road, Oyster Bay Drive and
Rocky Creek Road including two mills.

Highway 1 is a four lane divided road which runs east-west parallel to the water. 15t Avenue is a
two lane road which runs roughly parallel with Highway 1 until it ties into Highway 1 at the west
end of downtown. The signalized intersection of Highway 1/1st Avenue/Ludlow Road provides the
main access/exit point to the west end of the core area as well as access to the Rocky Creek
Road / Ludlow Road commercial / industrial area.

Ludlow Road is a two lane local road connecting the seashore industrial area of the town
(Government Harbour, Pulp Mill, and Industrial Park on Oyster Bay Drive) to Highway 1/1st
Avenue/Ludlow Road. The east side of the development fronts Ludlow Road. Rocky Creek Road
runs between the water and Highway 1, parallel to the highway, from Ludlow Road to the west.
Rocky Creek Road is also a two lane road with a wide paved shoulder on the south side of the
road. The E&N Railway is located between Highway 1 and the south property line of the
development site. There is a railway crossing on Ludlow Road just north of the intersection of
Highway 1/1st Avenue/Ludlow Road.

Ludlow Road/Rocky Creek Road is an unsignalized 3-legged intersection (stop controlled). Rocky
Creek Road forms the west leg while Ludlow Road forms the south and east legs. Currently, there
is a stop sign on Rocky Creek Road (west leg) and on the south leg of Ludlow Road, while the
east leg (Ludlow Rd) free flow. This unusual stop sign configuration has Ludlow Road as the
major street despite the 90° turn in the road.

The posted speed limit is 70 km/h on Highway 1 and 50 km/h on all other roads within the study
area.

For Ludlow Road/Rocky Creek Road, traffic counts were collected for the AM and PM peak hours
on Wednesday March 3, 2020.

For Highway 1/1st Avenue/Ludlow Road, new traffic counts were not available due to the global
spread of COVID-19 (Coronavirus) during the study period (spring 2020). The highway
intersection counts were collected from MOTI’s website. For Highway 1/1st Avenue/Ludlow Road,
2020 existing volumes were produced from 2005 signal dump data (measured in June 2005) and
adjusted based on the MOTI’s historical growth factors (UTVS No: 24) and balanced to 2020
counts at Ludlow Road/Rocky Creek Road. See Figure 2 for existing traffic volumes.

1130 Rocky Creek Road Development
Traffic Impact Assessment



Weekday AM and PM peak hour traffic conditions will be modeled using Synchro Studio (version
9) for the opening year full build-out and 10 year post opening year with and without the
development traffic to identify long term impacts of the development.

Measures of effectiveness (MOEs) will be evaluated for level of service (LOS), 95th percentile
queues, total delay, and volume-to-capacity ratios (v/c). The delays and type of traffic control were
used to determine the level of service. The levels of service were broken down into six letter
grades with LOS A being excellent operations and LOS F being unstable / failure operations. On
Highway 1 MOTI’s goal is to maintain LOS C or better for through movements on the highway
and LOS E or better for side streets and left turn movements. A description of level of service and
Synchro is provided in Appendix A.

The short and long term horizons will be evaluated for impacts to traffic operations with and
without the development. The results will be used to determine if road improvements are needed
as a result of background traffic growth or as a result of the development.

1130 Rocky Creek Road Development
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25 TRAFFIC CONDITIONS

Existing traffic conditions including the adjacent 1301/1391 Rocky Creek Rod development trips
were analyzed using Synchro and SimTraffic. See Figure 3 for background volumes for 2020
opening day.

Figure 3: 2020 Background Volumes with Adjacent Development Traffic

The intersection of Highway 1/1t Avenue will operate at a LOS C or better. At the intersection of
Rocky Creek Road / Ludlow Road the intersection operates at a LOS A in the AM and PM peak
hour. Table 6 and 7 summarize LOS, delays and queues for 2020 background.

3.0 POST DEVELOPMENT CONDITIONS
3.1 SITE ACCESS

Two site accesses are proposed: one full movement access is located at the west end of the
Rocky Creek Road frontage and one right in / out access is located on Ludlow Road. See Figure
4 for the proposed site plan and accesses.

1130 Rocky Creek Road Development
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*site plan from Urban Design Group
Figure 4: Proposed Site Plan and Accesses

3.2 PROPOSED LAND USE

The proposed use is a small commercial centre which is composed of a drive-through restaurant
and commercial/retail stores. Table 2 summarizes the proposed land uses.

TABLE 1: PROPOSED LAND USES
Proposed Land Uses

1130 Rocky Creek Road Development
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3.3 TRIP GENERATION

Trip generation rates were estimated using the 10th Edition of the ITE Trip Generation Manual.
Trip generation rates for the weekday AM and PM peak hours are shown in Table 2.

Table 3 summarizes the trip generation estimates for each of the site’s proposed land uses in the
AM and PM peak hours. In total, the development will generate 199 trips in the AM peak hour and
206 trips in the PM. There will, however, be internal site trips and pass-by trips for the proposed
land uses, and this must be accounted for in establishing the ultimate net traffic and distribution
patterns.

TABLE 2: PEAK HOUR TRIP GENERATION RATES

ITE Land Use Weekday AM Weekday PM

Code |Descripion  |Rate*| In | Out | Rate | In
Commercial Retail (Shopping Centre) 094 62% 38% 381 48% 52%

Sl Feelek Rl A BRI ARl s gl 40.19 51% 49% 32.67 52% 48%

*Trip Rates per 1,000 sq. ft.

TABLE 3: PEAK HOUR DEVELOPMENT TRIPS

Description “ Weekday AM Weekday PM
|_In_| Out | Total | In | Out | Total |

Commercial Retail 17,834 sq. ft. 11 6 17 33 35 68
Drive-Through Restaurants 2,250 sq. ft. 46 45 91 38 36 74
Totals [BEGY4 51 108 71 71 142

3.4 INTERNAL AND PASS-BY TRIPS

As a mixed-use development, there would be internal trips between the drive-through restaurants
and retail land uses. An internal capture rate is a percentage reduction that is applied to the trip
generation estimates for individual land uses to account for internal trips on the site. The internal
trips are subtracted out before pass-by trip rates are applied. The internal trips were applied to
only PM peak hour as the generated retail trips are very low in the AM peak hour due to many
stores not being open in the AM peak hour.

The ITE Trip Generation Manual: User’'s Guide and Handbook Volume 1) provides a methodology
for estimating internal capture rates for mixed use sites. This methodology utilized the internal trip
percentages for the land uses from ITE, NCHRP, and a previous study (from MOTI) to estimate
the number of internal trips between the various land uses.

At full build-out, the internal capture rate is estimated to be an overall 35% (50 internal trips) in
the PM peak hour. Table 4 provides a summary of the internal and net external trips at full build-
out.

1130 Rocky Creek Road Development
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TABLE 4: INTERNAL AND NET EXTERNAL TRIPS AT FULL BUILD-OUT

- S AM Peak Hour PM Peak Hour
ypes of Trip
57 91 108 71 7 142

Total Trips
Internal Trips - - - 25 25 50
Net External 57 51 108 46 46 92

There are two types of external trips for the commercial / retail land uses: primary and pass-by
(diverted) trips. Primary trips are new trips to/from the site (i.e. additional vehicles on the road).
Pass-by trips are those made by vehicles already passing the site on an adjacent roadway, but
still enter/exit the site. For the purposes of this study the pass-by trips would be from Highway 1.

For the proposed development, pass-by trips would be generated by the retail and drive-through
restaurants. Average peak hour pass-by trip rates were based on the ITE manual and a previous
study for MoTI: 22% (AM) and 34% (PM) for the retail traffic, and 49% (AM) and 50% (PM) for the
drive-through restaurant. The estimated pass-by trips would be 94 vehicles in the AM peak hour
and 78 vehicles in the PM peak hour.

Table 5 provides a summary of the primary and pass-by trips at full build-out.

TABLE 5: PRIMARY AND PASS-BY TRIPS

= . AM Peak Hour PM Peak Hour
ypes of Trip
32

Primary Trips 28 60 26 26 52
Pass-by Trips 25 23 48 20 20 40

A previous site plan for this development had an additional fast food restaurant and about 3,000
sq. ft. less commercial. The change to the current site plan reduced the traffic by 91 vph in the
AM peak hour and 64 vph in the PM peak hour. Since the previous analysis did not identify the
need for any mitigation measures the higher generating site plan traffic was utilized for the
modelling. See Appendix B for the previous land use, trip generation, internal trips, and
breakdown of primary and pass-by trips.

3.5 TRIP ASSIGNMENT

Trips were assigned to the roadway network based on the existing trip distributions and key
destinations / origins in the area. The following is the trip assignment percentages.

1130 Rocky Creek Road Development
Traffic Impact Assessment



Split Percentages of Primary Trips: AM Peak Hour
85% of site trips are from / to the Highway 1 / 18t Avenue Intersection

10% of site trips are from / to Rocky Creek Road (West)
5% of site trips are from / to Ludlow Road (East)

Split Percentages of Primary Trips: PM Peak Hour
85% of site trips are from / to the Highway 1/ 1t Avenue Intersection

8% of site trips are from / to Rocky Creek Road (West)
7% of site trips are from / to Ludlow Road (East)

[ ]
The resulted trip assignment for AM and PM peak hours, based on the higher site traffic, are

shown in Figure 5. Note negative trips are due to diverted pass-by trips
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At the two study intersections, with the higher site traffic, traffic impacts by the development will
not be significant. At Highway 1/ 15t Avenue, the highway movements remain at a LOS C or better
in the AM and PM peak hours with the development. The southbound left and through movements
will drop to a LOS D from a LOS C in the PM peak hour. However, the southbound additional
delays will be less than 4 additional seconds in the PM peak hour. At the intersection, a maximum
v/c ratio is 0.57 in the AM peak hour and 0.71 in the PM peak hour with the addition of the
development ftraffic. With the reduction in traffic generated by this development even less
additional delay will be experienced by the southbound movements.

At Ludlow Avenue/Rocky Creek Road, all movements operate at a LOS A and no queuing issues
were identified. Therefore, no mitigation measures are required due to the development. At the
proposed two site accesses, all movements will operate at a LOS A/B with no queuing issues.

Figure 6 shows the 2020 post-development volumes. Table 6 and 7 summarize LOS, delays and
queues for 2020 background and post development.
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TABLE 6: 2020 AM PEAK HOUR TRAFFIC CONDITIONS COMPARISON

2020 Background 2020 Post Development
Intersection Movement DeIay 95m Delay 95m

*Note: 95" Queues and Ludlow/Rocky Creek LOS and Delays are based on SimTraffic results, (##) = Existing turn lane length

TABLE 7: 2020 PM PEAK HOUR TRAFFIC CONDITIONS COMPARISON

Intersection | Movement Delay g5t Delay 95th
----
_-__-__
 BBR A 28 0 A 29 0
~ WBL B 173 141(145) C 210 148(145)
. weT B 178 662  C 246 710
 WBR A 0O 0O A 02 0
~ NBL C 284 219(75) C 286 307(75)
- NBLTR  C 223 546  C 267 620
~ SBLC 338 133(40) D = 371  189(40)
.~ sT C 37 132 D 32 191
~ SBR A 03 0O A 13 0
~ EBIR A 25 192 A 27 209
o0 A 01 09
38 M77(40) A 37 232(40)
~ NBR A 06 0O A 00 0

*Note: 95" Queues and Ludlow/Rocky Creek LOS and Delays are based on SimTraffic results, (##) = Existing turn lane length
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40 LONG TERM TRAFFIC CONDITIONS

A 10 year horizon post development opening day condition analysis was undertaken. The
historical 10-year growth factor (1.8%) for Highway 1 was used to adjust the background volumes
to 2030 for Highway 1/1st Avenue. For the Ludlow Road/Rocky Creek Road intersection, a 2.0%
annual growth rate was applied to obtain 2030 background volumes as a worst-case scenario.

4.1 2030 BACKGROUND TRAFFIC

See Figure 7 for 2030 background volumes for the 10-year horizon after opening day. At Highway
1/ 15t Avenue without the development in 2030, all movements will operate at a LOS C or better
except the southbound left movement (LOS D) in the AM peak hour. At Ludlow Avenue/Rocky
Creek Road, all movements will operate at a LOS A in the peak hours with the existing control
and the proposed roundabout.

Figure 7: 2030 Background Volumes
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At Highway 1 / 15t Avenue with the higher development traffic added to the 2030 background
volumes all movements will operate at a LOS C or better in the AM peak hour except the
southbound left which will remain at a LOS D. In the AM, several movements will drop from LOS
B to LOS C with the addition of the higher development traffic. In the PM peak hour the
southbound left turn movement will drop from a LOS C to LOS D and several other movements
will drop from LOS B to C (westbound left and westbound through). Those movements that drop
a LOS due to the higher generating site plan may not drop with the revised site plan. Overall,
even with the higher site traffic the intersection operates well in the long term.

At Ludlow Avenue/Rocky Creek Road, all movements will operate at a LOS A/B in the AM and
PM peak hours with the development. The northbound left queue will remain within the existing
storage length with the development. The proposed development does not trigger the need for
any mitigation measures based on the 2030 post development analysis.

See Figure 8 for 2030 post development volumes for the 10-year horizon after opening day.
Table 8 and 9 summarize LOS, delays and queues for 2030 background and post development.
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TABLE 8: 2030 AM PEAK HOUR TRAFFIC CONDITIONS COMPARISON

2030 Background 2030 Post Development
Intersection Movement DeIay 95m Delay 95m

*Note: 95" Queues based on SimTraffic results, (##) = Existing turn lane length

TABLE 9: 2030 PM PEAK HOUR TRAFFIC CONDITIONS COMPARISON

Intersection | Movement Delay g5t Delay 95th
----
_-__-__
 BBR A 28 0 A 29 0
~ WBL B 173 141(145) C 210 148(145)
. weT B 178 662  C 246 710
 WBR A 0O 0O A 02 0
~ NBL C 284 219(75) C 286 307(75)
- NBLTR  C 223 546 B 267 620
~ SBLC 338 133(40) D 371  189(40)
. sT C 37 182 C 82 191
SR A 03 0O A 13 0
~ EBIR A 26 208 A 26 208
o0 A 00 0
38 174(40) A 39 25(40)
. NBR A 14 0 A 00 0

*Note: 95" Queues based on SimTraffic results, (##) = Existing turn lane length
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The Town of Ladysmith is planning for a roundabout at Ludlow Road/Rocky Creek. With the
implementation of the roundabout the intersection of Ludlow Road / Rocky Creek Road will
operate at a LOS A in the long term.

On the Ludlow Road frontage, the proposed access is located 55m off the Highway 1 intersection
which is less than TAC’s suggested minimum corner clearance of 70m for arterial roads from a
signalized major intersection. Since the right out is located at the end of the left turn storage if
vehicles are stored in the left turn lane exiting vehicles may have to wait to enter the left turn lane.
The southbound 95" percentile queues, in the long term, are expected to be less than 25m which
provides sufficient room for a right turning vehicle to exit the driveway and join the back of the
queue. Therefore the location of the right in / right out on Ludlow Road is appropriate. The addition
of the roundabout at Ludlow Road / Rocky Creek Road will include a median that extends to the
railway and will ensure left turns into the driveway do not occur (and cause impacts to traffic at
Highway 1/ 15t Avenue).

The access on the Rocky Creek Road is on the western edge of the property approximately 110m
from the Ludlow Road / Rocky Creek Road intersection.

At the site access on Rocky Creek Road, a westbound left turn lane is not warranted based on
2020 and 2030 post development volumes.

Currently Ludlow Road has a four to five lane cross section including a median and turn lane.
Based on the long term analysis results, it is identified laning improvements (road widening) are
not required on Ludlow Road between Rocky Creek Road and Highway 1. The existing Ludlow
Road right-of-way is up to 55m wide which is more right-of-way than required for the long term
needs on Ludlow Road.

There are no existing sidewalk and cycling facilities on the Rocky Creek Road or Ludlow Road
frontages. Cyclists use the paved shoulders on both sides on Rocky Creek Road.

Upgrades to accommodate bicycles and pedestrians is required along both frontages. The
planned roundabout design has a multi-use pathway along the site frontages. These frontage
improvements for bicycles and pedestrians should be coordinated with the Town.

1130 Rocky Creek Road Development
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Along 15t Avenue, there are three BC Transit Bus routes; however, these routes do not extend to
Ludlow Road. Route 31 provides circulation services within Town of Ladysmith. Route 34 provides
services between Ladysmith and Chemainus and Route 36 provides express services between
Ladysmith and Duncan. The closest bus stop is at 1t Avenue/Symonds Street and is located
within a walking distance (250m) from the site; however, transit users would have to cross
Highway 1 to access the bus. The Town is liaising with RDN Transit to determine the desire to
extend the bus routes to or through this site as well as any plans for a transit route to Nanaimo
which could stop at this intersection (on Highway 1). If transit is planning for a stop on Highway 1
this would be coordinated between RDN Transit, Town of Ladysmith, and MoTI.

The two key intersections within the study area operate at a LOS C or better in the AM and PM
peak hours. The development impacts to the two study intersections are minimal in the long term.

At Highway 1/ 15t Avenue all movements will operate at a LOS C or better in the short term with
the development with the higher level traffic generation except the southbound left turn which will
operate at a LOS D during the PM peak hour only. The lower traffic generation (64 vph in the PM
peak hour), with the revised site plan will reduce the impact to the southbound left and may not
drop it an LOS. In the long term, all movements will be at a LOS C or better with the development
except the southbound left which will operate at LOS D in the AM peak hour (with and without the
development) and potentially in the PM peak hour with the development.

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. At the proposed two site access, all movements will
operate at a LOS A/B. A westbound left turn lane is not required on Rocky Creek Road at the site
access based on 2030 post development volumes. At the proposed right in / out access on Ludlow
Road, no operational issues and the southbound queues from the highway signal will not block
the site access.

Upgrades to provide pedestrian/bicycle facilities is required along both site frontages. BC Transit
services are provided at 18t Avenue within a walking distance from the site; however, the closest
stop requires crossing Highway 1 and walking to the 49t Parallel Grocery Store. The Town should
coordinate with RDN Transit to determine if there is a plan for bus service to extend to Ludlow
Road / Rocky Creek Road. This may include ensuring buses can travel through the site or if with
the roundabout transit would add a stop on Ludlow Road before looping back to the 49" Parallel
stop (current turnaround point.)
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8.0 RECOMMENDATION

The developer is recommended to:
e Work with the site to confirm the required pedestrian and bicycle upgrades along the two
frontages (multi-use pathway with landscaping or sidewalk, bicycle facility, and
landscaping)

The Town to coordinate with RDN Transit regarding transit future plans for Highway 1 / Ludlow
Road / Rocky Creek Road to determine if new stops are required to be planned for or if the site
needs to accommodate a transit vehicle.

1130 Rocky Creek Road Development
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APPENDIX A: SYNCHRO BACKGROUND
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SYNCHRO MODELLING SOFTWARE DESCRIPTION

The traffic analysis was completed using Synchro and SimTraffic traffic modeling software.
Results were measured in delay, level of service (LOS) and 95th percentile queue length.
Synchro is based on the Highway Capacity Manual (HCM) methodology. SimTraffic integrates
established driver behaviours and characteristics to simulate actual conditions by randomly
“seeding” or positioning vehicles travelling throughout the network. The simulation is run five
times (five different random seedings of vehicle types, behaviours and arrivals) to obtain
statistical significance of the results.

Levels of Service

Traffic operations are typically described in terms of levels of service, which rates the amount of
delay per vehicle for each movement and the entire intersection. Levels of service range from
LOS A (representing best operations) to LOS E/F (LOS E being poor operations and LOS F
being unpredictable/disruptive operations). LOS E/F are generally unacceptable levels of
service under normal everyday conditions.

The hierarchy of criteria for grading an intersection or movement not only includes delay times,
but also takes into account traffic control type (stop signs or traffic signal). For example, if a
vehicle is delayed for 19 seconds at an unsignalized intersection, it is considered to have an
average operation, and would therefore be graded as an LOS C. However, at a signalized
intersection, a 19 second delay would be considered a good operation and therefore it would be
given an LOS B. The table below indicates the range of delay for LOS for signalized and
unsignalized intersections.

Table A1: LOS Criteria, by Intersection Traffic Control

Unsignalized Intersection | Signalized Intersection

Level of Service Average Vehicle Delay Average Vehicle Delay
(sec/veh) (secl/veh)

A Less than 10 Less than 10

B 10to 15 11 to 20

C 1510 25 20to 35

D 2510 35 35 to 55

E 3510 50 55 to 80

F More than 50 More than 80
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APPENDIX B: PREVIOUS SITE PLAN TRAFFIC GENERATION
(USED IN ANALYSIS)
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Table B1: Peak Hour Trip Generation Rates

ITE Land Use Weekday AM Weekday PM

| Code [Descripon  [Rate*] In | Out | Rate | In | Out |

m Commercial Retail (Shopping Centre) 094 62% 38% 3.81 48% 52%
FeEidEeleo L RN ERE A A BT Reileit 40.19 51% 49% 32.67 52% 48%

*Trip Rates per 1,000 sq. ft.

Table B2: Peak Hour Development Trips

| _In_| Out | Total [ In | Out | Total |
14,666 sq. ft. 9 5 14 27 29 56
4600sq.ft. 94 91 185 78 72 150
103 96 199 105 101 206

Table B3: Internal and Net External Trips at Full Build-Out

T e AM Peak Hour PM Peak Hour
pes of Trip
: Outbound Total

S
S
e

Table B4: Primary and Pass-By Trips

T . AM Peak Hour PM Peak Hour
ypes of Trip
Outbound Outbound Total
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November 26, 2020 0037-086/02

Via email: roouma@ladysmith.ca
Town of Ladysmith Engineering & Public Works Department
330 Sixth Ave, Box 220
Ladysmith, BC
VoG 1A2

Attn: Ryan Bouma, P.Eng. - Senior Engineering Technologist

Re: Ludlow Road & Rocky Creek Road Roundabout, Ladysmith, BC
Preliminary Design

Dear Ryan:

This letter summarizes the preliminary design for the construction of a new roundabout at the
intersection of Ludlow Road and Rocky Creek Road in Ladysmith, BC.

Figure 1: Project Location (Credit Google Maps)
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1. BACKGROUND

Herold Engineering Limited was approached by Town engineering staff in March 2020 to
complete a preliminary design and cost estimate for this proposed project. The scope of
work included the following:

Topographic Survey

Prepare AutoCAD / Civil 3D baseplan

Traffic assessment and preliminary design of geometry
Review of grading and impacts on utilities
Coordination

Cost Estimate

2. PRELIMINARY DESIGN

2.1. Surface Works and Grading

A preliminary design was completed by Watt Consulting Group in June 2020 (See
Appendix A), providing projected traffic count data and rationale supporting a
roundabout at this location, and provided the design geometry to suit the variety of
vehicles expected to use the roundabout, which is a LG5 logging truck.

In total, approximately 130m of Rocky Creek Road and 120m (south leg) and 90m (east
leg) of Ludlow Road would be included in the scope of the project.

Figure 2: Preliminary Design (Credit: Watt Consulting)

3701 Shenton Rd. Nanaimo, BC V9T 2H1
mail@heroldengineering.com
(250)751-8558
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2.2.

2.3.

2.4.

2.5.

2.6.

Horizontal Alignment

The layout and geometry of the preliminary design factored in constraints such as lot
boundaries, topography, existing driveways, and existing utilities. Due to the size of the
proposed roundabout, there is a requirement for approximately 322m? (26m x 32m x
30m triangle) in property acquisition over the northeast corner of 1130 Rocky Creek
Road, which is currently undergoing a re-zoning application.

Additional refinements were made during the engineering design to reduce the overall
scale of the project footprint, and some of the walkways and boulevard spaces are
narrower than those shown in the Watt Consulting report.

Vertical Alignment

To keep the cross-fall of the roundabout at 3.0% grade, vertical geometry of the
approaches was revised to suit. The largest revisions were to the Rocky Creek Road
alignment, west of the roundabout, where grades were raised by approximately 1.0m
from existing.

Vertical curvature was based on the Transportation Association of Canada (TAC)
Geometric Design Guide for Canadian Roads (2017) requirements for 50 km/h
roadways (K=7 for crest curves, K=5-6 for sag curves under street lighting conditions).
Vertical grades match existing at tie-in locations.

Driveways

Driveway connections are being maintained for at all existing driveways (1010 and 1030
Ludlow Road, Nicholson Road) as well as for the proposed development at 1130 Rocky
Creek Road, which includes driveways off of the Rocky Creek Road and Ludlow Road
(south leg) frontages.

Utilities (Municipal)

It is our understanding that the existing utilities were installed in and around the late
1990’s and are in good condition, as well as being appropriately sized for future
development.

Aside from re-located catch basins to suit the proposed roadway geometry, no municipal
utility upgrades are proposed with this project (watermain, sanitary sewer, storm sewer).

Street lighting is being proposed for the project footprint.

Utilities (Private)

There is one BC Hydro pole that will need to be relocated into the landscaped area in
the middle of the roundabout. Preliminary discussions with BC Hydro about converting
all existing BC Hydro infrastructure to underground, within the project footprint, suggest
it would be very expensive and was not considered as part of this preliminary design.

3701 Shenton Rd. Nanaimo, BC V9T 2H1
mail@heroldengineering.com
(250)751-8558
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3. COST ESTIMATE

A Class C cost estimate was prepared (See Appendix C) using cost data from recent City of
Nanaimo capital works projects, including specifically the tender comparison data for the
Rutherford Road / Nelson Road roundabout project from April 2017, which was of similar
scale.

e Base Price $1,234,100
o Field Engineering (10%) $123,410
e Contingency (25%) $339,370

Total $1,696,880

Please note that the following studies were not included with the preliminary design:

e Geotechnical investigation — we have not allowed for overexcavation beyond the
underside of existing base course (within existing roadway) or 200mm stripping depth
(outside of existing roadway) to accommodate for potentially unsuitable soils.

e Street lighting design —we have made an allowance for street lighting but a design would
refine this scope

e Environmental Assessment — we understand that the development at the site of 1130
Rocky Creek Road has discovered contaminated soils near previous railway track
alignment through the site.

4. CONCLUSION

Please note that this was a preliminary design and the elements described above are subject
to change during detailed design.

Herold Engineering Limited appreciates the opportunity to be of service for this project. If you
have any comments, or additional requirements at this time, please contact us at your
convenience.

Submitted by:

HEROLD ENGINEERING LIMITED

Prepared by:

Patrick Ryan, P.Eng.

Attachments:

Appendix A Watt Consulting Preliminary Design
Appendix B 0037-086 CSK1 — CSK3

Appendix C Class C Cost Estimate

3701 Shenton Rd. Nanaimo, BC V9T 2H1
mail@heroldengineering.com
(250)751-8558






WATT VICTORIA

#501, 740 Hillside Avenue
Victoria, BC V8T 174
(250) 388-9877

Herold Engineering Ltd. June 12, 2020
3701 Shenton Road Our File: 2846.B01
Nanaimo, BC VOT 2H1

Attention: Patrick Ryan, P.Eng.

RE: ROCKY CREEK ROAD / LUDLOW ROAD ROUNDABOUT REVIEW AND
PRELIMINARY DESIGN

1.0 INTRODUCTION

Watt Consulting Group was retained by Herold Engineering Ltd. to undertake a review and

preliminary design for a roundabout at the intersection of Rocky Creek Road / Ludlow Road

in Ladysmith (see Figure 1).

Figure 1: Study Intersection

WATTCONSULTINGGROUP.COM
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Attention: Patrick Ryan, P.Eng., Herold Engineering Ltd. Our File: 2846.B01
RE: Rocky Creek Road / Ludlow Road Roundabout Review and Preliminary Design page 2

Traffic conditions were investigated to assess the traffic conditions in the longer term (10
year horizon). Traffic conditions were modeled using Sidra modelling software. Sidra
provides results in terms of delay, level of service, and queue length, based on intersection
geometry and traffic characteristics. Traffic conditions were investigated for the PM peak
hour, which is the typically worst-case recurring traffic condition period. Existing traffic
volumes were collected at Rocky Creek Road / Ludlow Road on Wednesday March 3rd,
2020. A 2% annual growth rate was applied to the count to establish the 2030 horizon
background traffic volumes. Projected traffic volumes for known proposed developments in
the area (1130 Rocky Creek Road and 1301-1391 Rocky Creek Road) were added to the
2030 background traffic.

Figure 2 illustrates the 2030 PM peak hour traffic at Rocky Creek Road / Ludlow Road.

CONSULTING .COM
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Attention: Patrick Ryan, P.Eng., Herold Engineering Ltd. Our File: 2846.B01
RE: Rocky Creek Road / Ludlow Road Roundabout Review and Preliminary Design page 3

Table 1 summarize LOS, delays and queues for 2030 PM Peak hour with the intersection

converted to a single lane roundabout.

TABLE 1: 2030 PM PEAK HOUR TRAFFIC CONDITIONS

Ludlow Rd / EBTR
Rocky Creek WBLT A 4.9 1
Rd NBLR A 3.8 1

In 2030 the single lane roundabout will operate at an excellent level of service (LOS A) with
less than one vehicle queue lengths. Therefore from a capacity perspective a roundabout has

significant capacity to accommodate traffic into the future.

3.0 ROUNDABOUT DESIGN
3.1 DESIGN VEHICLE

Since Western Forest Products Inc. has two mills along Rocky Creek Road / Ludlow Road,
with one located east of the intersection and the other located west of the intersection, all
movements were designed to accommodate LG5 logging truck vehicles. These vehicles have
a slightly worse turning radius than a WB-20 so large tractor trailers can also be
accommodated. The logging trucks and large tractor trailers will be required to utilize the
mountable truck apron. The design of the transition from the circulatory roadway and the
mountable apron should consider how much vertical deflection should be created. Too little
difference in elevation between the roadway and the apron and passenger vehicles will be
able to easily use the space and travel too fast through the intersection. Too much vertical

difference and it could create unbalanced loads as the trucks travel through the intersection.

3.2 ROUNDABOUT GEOMETRY

The inscribed diameter of the roundabout is 45m, with a 6.0m travel lane, and a 4.0m
mountable apron. The centre island (non-mountable area) of the roundabout is 25.0m. On
the drawings the centre island is shown as landscaping; however, there is a wide range of
materials / features that could be placed in the centre island. The key criteria is that it doesn’t
allow vehicles to traverse the space and does not encourage people to walk to / congregate

in the centre island. Centre islands may be grass, rocks with shrubs/low plantings, trees, art

WATTCONSULTINGGROUP.COM
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Attention: Patrick Ryan, P.Eng., Herold Engineering Ltd. Our File: 2846.B01
RE: Rocky Creek Road / Ludlow Road Roundabout Review and Preliminary Design page 4

piece (like the anchor at the First Street roundabout) that highlights the nature of Ladysmith

(coal, logging, train, etc.).

The placement of the roundabout avoids the steep grade on the north side of the intersection
and the retaining wall in the southeast quadrant. There is one utility pole and anchor that will

be required to be removed/relocated as it is within the circulatory roadway.

Each approach entry and exit widths were designed to accommodate the design vehicle. The
widths range from 4.0m to 6.0m. The northbound entry leg could be narrowed. It is currently
shown as a 6m width lane to accommodate potential vehicle breakdowns; however, a lane
width of 6m could be construed as two travel lanes (even without a dashed line) or increase
vehicle speeds. It is recommended that this approach lane be narrowed to at least 4.3m with
the entry flaring to accommodate the entry of the design vehicle. As a 4.3m lane confident
cyclists could share the lane with a vehicle. Narrowing the lane will also reduce the crossing
distance of the northbound entry leg for pedestrians/cyclists crossing and the extra width

could be added to the centre median (and add landscaping) or to the boulevard.

Of key importance in good roundabout design is ensuring deflection upon vehicle entry, and
that this deflection be a physical component of the design. This deflection is crucial in
conveying to approaching vehicles that they must slow down and deflect to the right, and
painting the deflection alone without the physical reinforcement is not sound practice. Over
time paint may fade or may be rendered less visible due to lighting and weather conditions,
and at best only provides passive guidance, whereas physical deflection will actively provide
both safety and operational benefits inherent in the best roundabout designs. The physical
deflection, through islands, has been included as part of this design, and is a requisite part
of this design.

The concrete roadside barrier (CRB) along the north side of the road will need to be removed

to accommodate the design. A railing is to be provided along the backside of the pathway to

prevent pedestrians and cyclists from falling down the steep grade.

CONSULTING .COM
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Attention: Patrick Ryan, P.Eng., Herold Engineering Ltd. Our File: 2846.B01
RE: Rocky Creek Road / Ludlow Road Roundabout Review and Preliminary Design page 5

Currently there is some sidewalk along the east side of Ludlow Road, but no facilities on the
west side. On the south side of Rocky Creek Road / Ludlow Road there is a patchwork of
sidewalks with wide, but poorly marked shoulder. The north side of Rocky Creek Road /

Ludlow Road has shoulders.

While not currently an east-west parallel route for pedestrians and cyclists traveling within
and through Ladysmith Ludlow Road /Rocky Creek has the ability to become a parallel all
ages and ability route that avoids cyclists having to cycle on shoulders along Highway 1 for
2.9km. Ludlow Road / Rocky Creek Road connects to Transfer Beach Boulevard in the east
and almost at Oyster Bay in the west. Ludlow Road also has connections to the Fisherman’s
Wharf Trail and Dog Patch Trail into Transfer Beach.

At the roundabout cyclists and pedestrians were designed to be accommodated in a

separate (all ages and abilities) facility. On the north side of the roundabout a 3m pathway

with a short 2m pinch point is provided from the Mill access (east) and the west edge of

CONSULTING .COM
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Attention: Patrick Ryan, P.Eng., Herold Engineering Ltd. Our File: 2846.B01
RE: Rocky Creek Road / Ludlow Road Roundabout Review and Preliminary Design page 6

1130 Rocky Creek Road. In the southwest quadrant of the roundabout the existing shoulder
will transition to a 3.5m pathway around 1130 Rocky Creek Road before ending prior to the
railway crossing. In the southeast quadrant a 3.0 to 3.5m pathway is provided from the
existing sidewalk near the railway crossing and end at the Home Hardware driveway. All the
pathways are intended to provide for two way pedestrians and one way cyclist movements.
At the west end of the project cyclists and pedestrians will transition on/off the pathway
back onto shoulders. On the east end of the project the north side will connect with the
shoulder at the Mill road. For the south side pedestrians will continue on the sidewalk while

cyclists will transition back onto the road.

It should be noted that an existing utility pole and anchor are shown within the pathway on
the southeast quadrant. If desired, to avoid having an obstruction in the pathway, the

pathway could be shifted to the northwest and reduce the available landscape.

Atthe E&N Railway line, south end of the project. Northbound cyclists may use the crosswalk
to access the sidewalk and then path; however, if cyclists bike through the intersection (or
turn off from the Highway) a ramp will be required to be provided to allow cyclists to access
the pathway. In the southbound direction there will be a gap in the active network as there
is currently no shoulder for the southbound right turn onto the highway, across the railway.
The Town should review the ability to extend a shoulder from the southbound right turn

crosswalk to the end of the pathway.

As noted the circulatory roadway is 6m and the entry/exit widths of the roundabout are 4.0
to 6.0m. Confident cyclists will be able to take the lane, through the roundabout, if desired
as bicycle and vehicle speeds become close and due to slower vehicle speeds allow cyclists

to safely take a lane and have vehicles travel behind, for the short distance.

It is recommended that the regulatory sign that a custom sign that has both a bicycle and
pedestrian on it be utilized at the crossings, rather than the standard pedestrian crossing
signs. This sign is suggested in BC’s Active Transportation Guide; however, this sign is not
standard (i.e. in MUTCDC or BC MoTI Sign Guide). Town should also ensure that they have
a bylaw that legally allows cyclists to bike through a crosswalk. Without this bylaw the

bike/pedestrian crossing sign would be mis-leading cyclists into thinking it is legal to bike

CONSULTING .COM
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through this crosswalk. (Currently bicycles are prohibited in the Motor Vehicle Act from

cycling through crosswalks without a municipal bylaw.)

Figure 4: Bicycle / Pedestrian Crossing Sign (BC Active Transportation Guide)

3.4 PROPERTY ACQUISITION

The roundabout placement required avoiding construction north of the existing CRB as there
is a steep grade beyond the CRD. The existing retaining wall in the southeast quadrant was
also a constraint that required to be avoided. Therefore the placement of the roundabout
required shifting towards the southwest quadrant. Property is required from 1130 Rockey
Creek Road to allow for the roundabout and pathways. The required property is
approximately 30.0m along the Ludlow Road frontage and 35.5m along the Rocky Creek
Road an approximate area of 385m? (0.1ac). Figure 4 illustrates the area required from the
Southwest property.
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Figure 5: Property Acquisition

3.5 PRELIMINARY DESIGN

Enclosed is 11x17 preliminary design drawing for the roundabout. Autocad files will be

provided to Herold Engineering for the detailed design stage.

4.0 CONCLUSIONS

A single lane, 45m inscribed diameter roundabout will be able to handle existing and
projected traffic volumes for more than 10 years. The roundabout design accommodates
pedestrians and cyclists in a separate facility that provides protection for the high volume of

truck traffic in the area as well as the continuation of a safe parallel route to using Highway

WATTCONSULTINGGROUP.COM



WATT CONSULTING GROUP June 12, 2020
Attention: Patrick Ryan, P.Eng., Herold Engineering Ltd. Our File: 2846.B01
RE: Rocky Creek Road / Ludlow Road Roundabout Review and Preliminary Design page 9

1. The design provides bicycle and pedestrian connectivity to Highway 1/ Ludlow Road

traffic signal where pedestrians and cyclists can access the core area of Ladysmith.

Property (385m?) is required from 1130 Rocky Creek Road to accommodate the design as
well as the relocation of one utility pole (and anchor). The existing CRB can be removed and
replaced with a railing to protect pedestrians/cyclists from the grade drop. Autocad drawings

will be provided to Herold Engineering.

Please feel free to contact me at 250-634-4112 if there are any questions.

Sincerely,

Watt Consulting Group

Nadine King, P.Eng., PTOE

Senior Transportation Engineer

T 250-388-9877 ext. 423

D 250-410-1058 C 250-634-4112
E nking@wattconsultinggroup.com

#WEAREWATT

Encl. Preliminary Design Drawing

WATTCONSULTINGGROUP.COM



These Design Documents are prepared solely for the use by the party with whom the Design Professional has entered into a contract, and there are
no representations of any kind made by the Design Professional to any party with whom the Design Professional has not entered into contract.
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WATT VICTORIA

#501, 740 Hillside Avenue
Victoria, BC V8T 174
205.388.9877

Town of Ladysmith 2020-07-15
PO Box 220 Our File No: 2846.B01

Ladysmith,BC VOG 1A2
Attention: Ryan Bouma
Re: Sensitivity Analysis Rocky Creek Development Areas

1. INTRODUCTION
This letter is to assess the operation of the planned roundabout at Rocky Creek / Ludlow with
the full build out of all land uses along Rocky Creek Road and Ludlow Road in Ladysmith, BC.

Figure 1 outlines the zoning map for the area. The areas outlined in the red dash were considered

for potential redevelopment.

Figure 1: Site Context

WATTCONSULTINGGROUP.COM



WATT CONSULTING GROUP 2020-07-15

Attention: Ryan Bouma Our File No: 2846.B01
RE: Sensitivity Analysis Rocky Creek Development Areas

2. LAND USE DENSITIES

The key properties that have the potential to redevelop include 1301/1391 Rocky Creek Road
and 1130 Rocky Creek Road as well as the lands between 1130 Rocky Creek and P-3, the CD-
4 zoned property and 930 Ludlow Rod. The 1301/1391 and 1130 Rocky Creek Road properties
have development plans and were previously included in the long term analysis of the
roundabout. For the remaining lands the following land uses were identified.

Table 1: Potential Land Uses along Rocky Creek / Ludlow Roads

Total Area
sqft

Land use

Commercial west of Ludlow Rd 60000
CD4 - Commercial 25000

930 Ludlow Rd - Office 10000

930 Ludlow Rd - Warehouse 50000

3. TRIP GENERATION

Site trips were estimated from the Institute of Transportation Engineers’ (ITE) Trip Generation
Manual (10th Edition). The additional trips that could be generated are 345 trips (160 inbound /
185 outbound) during the PM peak hour. See Table 2.

Table 1: Proposed Land uses Development Trip Generation

TRIPS GENERATED
PM PEAK HOUR
Total Area
Land use
sqft

Commercial west of Ludlow Rd 60000 229 110 119

CD4 - Commercial 25000 95 46 50
930 Ludlow Rd - Office 10000 12 2 10

930 Ludlow Rd - Warehouse 50000 10 3 7
Total 345 160 185

WATTCONSULTINGGROUP.COM



WATT CONSULTING GROUP 2020-07-15
Attention: Ryan Bouma Our File No: 2846.B01
RE: Sensitivity Analysis Rocky Creek Development Areas

4. TRAFFIC OPERATIONS

With the addition of the traffic from the other potential developable properties the roundabout,
as designed, at the intersection of Rocky Creek Road/Ludlow Road will operate at a LOS A in the
longer term. There is significant spare capacity at this roundabout to accommodate additional
traffic if other properties development or there is a change in zoning for higher density use.

5. CONCLUSIONS AND RECOMMENDATIONS
The proposed roundabout at the intersection of Rocky Creek Road/Ludlow Road with an

inscribed circle of 45m will operate at an excellent condition in the long term. The roundabout

has significant spare capacity to accommodate more traffic than is projected.

Please feel free to contact me at 250-634-4112 if there are any questions.

Sincerely,
WATT Consulting Group

Nadine King, P.Eng, PTOE
Regional Lead, Transportation

T 250-388-9877 ext. 423

D 250-410-1058 C 250-634-4112
E nking@wattconsultinggroup.com
#WEAREWATT

WATTCONSULTINGGROUP.COM
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Town of Ladysmith

Project Cost Estimate Summary

1. Does not include allowance for contaminated soils or overexcavation of unsuitable fills

0037-086 Cost Estimate - pr

Engineering
Town Projects #:
Project Name: Ludlow & Rocky Creek Road Roundabout
Estimate completed by: IEB/JM
Date:
SAP Planning 50% Design 95% Design 100% Design
L . (Class C) Class B Class B Class A
eg |Description
Accuracy (for use in -99 Contingency) 25% 20% 15% 10%
-03 Land
-05 Construction
Section 2 - General Conditions 37,022 N/A N/A N/A
Section 3 - General Requirements 111,723 N/A N/A N/A
Section 4 - Trench Excavation, Bedding, Backfill 34,000 N/A N/A N/A
Section 5 - Water 1,900 N/A N/A N/A
Section 6 - Sanitary 180 N/A N/A N/A
Section 7 - Storm 37,120 N/A N/A N/A
Section 8 - Curbs & Sidewalks 255,435 N/A N/A N/A
Section 9 - Streets 268,500 N/A N/A N/A
Section 10 - Roadway Lighting & Traffic Signals 105,000 N/A N/A N/A
Section 12 - Asphaltic Concrete Paving 375,800 N/A N/A N/A
Section 14 - Landscape 7,400 N/A N/A N/A
-05 Construction Subtotal $ 1,234,081 $ - $ - $ -
-06  Private Utilities (Hydro, Telus, Terasen, Shaw ) $ - $ - $ -
-07  Environmental Monitor
-09 Field Engineering, Testing $ 123,408
<12  Town - Supplied Materials
{13  Other
Subtotal: $ 1,357,489 $ - 8 -8 -
-99 Contingency (Based on Class) $ 339,372 $ - $ - $ -
Total Estimated Costs $ 1,696,861 $ - $ - $ -
Budget: 0 0
FUNDING ALLOCATION - individual utility value (Sections 5, 6, 7 and 8-12)
Roads
Storm
Water
Sanitary
$ - $ - $ - 8 -
FUNDING SUMMARY
DCC Roads
Roads Capital
DCC Storm
Storm Capital
DCC Water
Water Capital
DCC Sanitary
Sanitary Capital
Private Contributions
Grants
ICBC
Other
Total Budget: 0 0
-06 Private Utilities:
BC Hydro
Telus
Shaw Cable
FortisBC
E&N Railway
Subtotal 0 0
Notes:




Town Project #:

Project Name:

Cost Estimate Schedule of Quantities and

Prices

Ludlow & Rocky Creek Road Roundabout

Item Description Est.Qty. Units Unit Price Total
Section 2 General Conditions
2.1 Location of Works - Project Layout 1 LS $ 37,022 37,022
Total Section 2 37,022
Section 3 General Requirements
3.1 Existing Structures and Utility Works
Location of Existing Structures
a) Storm, Sanitary, Water 5 ea $ 500 2,500
b) Hydro, Telus, Gas 2 ea $ 500 1,000
3.2 Control of Public Traffic 1 LS $ 62,938 62,938
3.3 Removal of Existing Pipe
a) 100mm to 200mm (PVC) 14 m $ 40 560
3.4 Removal of Existing Structures
a) Catch Basins 11 ea $ 500 5,500
b) Concrete No-Post Barrier 37 ea $ 225 8,325
3.5 Plug to Abandon Existing Pipe
a) 200mm 4 ea $ 225 900
3.6 Temporary Features
a) Temporary Access Road 1 LS $ 30,000 30,000
Total Section 3 111,723
Section 4 Trench Excavation, Bedding and Backfill
4.1 Imported Granular Fill 300 tonne $ 20 6,000
4.2 Surface Restoration
TEMPORARY SURFACE RESTORATION
a) RAP (50 mm thick) 700 m? $ 15 10,500
b) Cold Mix (50 mm thick) 350 m? $ 50 17,500
Total Section 4 34,000
Section 5 Water Distribution System
5.6 Hydrant Assemblies
a) Relocate Hydrant (incl. new valve & lead) 1 ea $ 1,900 1,900
Total Section 5 1,900
Section 6 Sanitary Sewer System
6.1 Pre-cast Manhole Sections
a) 1050mm dia. 0.3 vm $ 600 180
Total Section 6 180
Section 7 Storm Sewer System
71 Piping
a) 200mm dia. PVC DR 35 42 m $ 250 10,500
7.2 Service Junctions

0037-086 Cost Estimate - pr

Page 1 of 3




Town Project #:

Project Name:

Cost Estimate Schedule of Quantities and
Prices

Ludlow & Rocky Creek Road Roundabout

Item Description Est.Qty. Units Unit Price Total
a) 200mm dia. 2 ea $ 475 8 950
7.3 Connections to Existing Piping and Appurtenances
a) 200mm dia. 7 ea $ 400 $ 2,800
b) 250mm dia. 2 ea $ 500 $ 1,000
c) 600 mm dia. 3 ea $ 1050 $ 3,150
7.4 Precast Manholes Sections
a) 1500mm dia. 0.6 vm $ 1200 $ 720
7.5 Catchbasins 12 ea $ 1500 § 18,000
Total Section 7 $ 37,120
Section 8 Curbs and Sidewalks
8.1 Curbs
a) Non-Mountable Curb and Gutter 692 m $ 140 §$ 96,880
b) Median Curb 249 m $ 125  § 31,125
c) Mountable Curb and Gutter 104 m $ 170 § 17,680
8.2 Sidewalks, Miscellaneous Sidewalks and Crossings
a) Median Infill 260 m* $ 150 §$ 39,000
b) Concrete pavers 80mm red, Herringbone pattern 316 m* $ 150 §$ 47,400
8.3 Cutting and Removal of existing Sidewalk
a) Cutting 3 m $ 30 $§ 90
b) Removal 416 m* $ 25 3 10,400
8.4 Cutting and Removal of existing Curb & Gutter
a) Concrete 643 m $ 20 $ 12,860
Total Section 8 $ 255,435
Section 9 Streets
9.1 Stripping and Common Excavation 2280 m? $ 25 57,000
9.2 Over Excavation
a) Place Import Granular Material tonne $ 28§ -
9.3 Imported Granular Fill 1320 tonne 3 18  § 23,760
9.4 Sub-grade Preparation 7480 m? $ 2 $ 14,960
9.5 Sub-base 4860 tonne $ 2 $ 106,920
9.6 Base Course
a) Road 1970 tonne $ 30 $ 59,100
9.7 Traffic Signs
a) Supply and Install new Sign 12 ea $ 350 $ 4,200
b) Relocate existing Sign 10 ea $ 200 $ 2,000
c) Remove existing Sign 4 ea $ 140 $ 560

0037-086 Cost Estimate - pr Page 2 of 3




Town Project #:

Project Name:

Cost Estimate Schedule of Quantities and
Prices

Ludlow & Rocky Creek Road Roundabout

Item Description Est.Qty. Units Unit Price Total
Total Section 9 $ 268,500
Section 10 Roadway Lighting & Traffic Signalization
10.1 Street lighting 1 LS $ 100,000 $ 100,000
10.2 BC Hydro Pole Relocation 1 ea $ 5000 $ 5,000
Total Section 10 $ 105,000
Section 12 Asphalt Concrete Paving
12.1 Cutting of Existing Asphalt Pavement 52 m $ 7 3 364
12.2 Removal of Existing Pavement
a) Excavation 5230 m? $ 8 $ 41,840
12.3 Adjustment of Services
a) Valves 2 ea $ 125 § 250
b) Manholes 6 ea $ 330 $ 1,980
c) Air Release 1 ea $ 500 $ 500
12.4 Tack Coat 3896 m? $ 1% 3,896
12.5 Asphaltic Concrete
a) 50mm Thickness (sidewalks & driveways) 1633 m? $ 35 §$ 57,155
b) 50mm Thickness (road - bottom lift) 3896 m? $ 35 §$ 136,360
c) 50mm Thickness (road - top lift) 3813 m? $ 35 §$ 133,455
Total Section 12 $ 375,800
Section14 Landscaping and Irrigation
141 Seeding w/soil 100mm Depth
a) 100mm Depth 740 m? $ 10 $ 7,400
Total Section 14 $ 7,400
Summary
Section 2 General Conditions $ 37,022
Section 3 General Requirements $ 111,723
Section 4 Trench Excavation, Bedding and Backfill $ 34,000
Section 5 Water Distribution System $ 1,900
Section 6 Sanitary Sewer System $ 180
Section 7 Storm Sewer System $ 37,120
Section 8 Curbs and Sidewalks $ 255,435
Section 9 Streets $ 268,500
Section 10 Roadway Lighting & Traffic Signalization $ 105,000
Section 12 Asphalt Concrete Paving $ 375,800
Section 14 Landscaping and Irrigation $ 7,400
TOTAL ALL SECTIONS $ 1,234,081

0037-086 Cost Estimate - pr Page 3 of 3




Attachment |

Neighbourhood Information Meeting Report
1130 Rocky Creek Road (Application # 3360-20-02)

Meeting Date: 23 July 2020

Application File No.: 3360-20-02

Host Attendees: Ashley Garib, Oyster Harbour Development Corp (role — development
information) & Kelly Hirsch, Kaivalya Research Ltd (role — venue management)

Public Attendees: 2

*Complete and Detailed Summary of Comments from the Public*

e The 2 attendees did not complete comment cards but both had a long discussion with
Ashley Garib about the proposed development and expressed their support for the
development. They heard about the NIM from the notice mailed to their address — 1253
Selkirk Dr. Nanaimo, BC. They are the owners of 1125 2" Ave in Ladysmith, BC.

° who works at the also had discussions with Ashley Garib and is
supportive of the development.

Attachments:
Copy of newspaper meeting notice — ‘Notice Meeting Ashley’

Copy of invitation mailed to all recommended addresses provided — ‘TOL NIM — Mailing Letter’
Venue photos — .jpg files attached

Submitted by: (Kelly Hirsch, Kaivalya Research, 28 July 2020)



Notice of Neighbourhood

Information Meeting

Members of the public are invited to attend
an information meeting regarding:
OCP and Zoning Amendment Application
# 3360-20-02: 1130 Rocky Creek Road

Date: 23 July 2020
Time: 7 — 9pm
Location: Eagles Building - 921 1st Ave, Ladysmith, BC

Further information or questions of clarification
may be directed to Ashley Garib,
Oyster Harbour Development Corp — ashley.g@telus.net

Please note: We are following the recommended and required
COVID-19 WorkSafeBC precautions in holding this meeting.




Oyster Harbour Development Corp.
3790 St. Pauls Ave., North Vancouver, BC
V7N 1T3

14 July 2020
Owner — «Street_Address»

«Mailing_Address»
«City» BC «Postal_Code»

Notice of Neighbourhood Information Meeting

Re: OCP and Zoning Amendment Application # 3360-20-02: 1130 Rocky Creek Road, Ladysmith
BC

To Whom It May Concern:

Members of the public are invited to attend an information meeting regarding:
OCP and Zoning Amendment Application # 3360-20-02: 1130 Rocky Creek Road, Ladysmith BC

Date: 23 July 2020
Time: 7—-9pm
Location: Eagles Building — 921 1* Ave, Ladysmith, BC

Further information or questions of clarification may be directed to Ashley Garib, Oyster
Harbour Development Corp — ashley.g@telus.net

Please note that we are following the recommended and required COVID-19 WorkSafeBC
precautions in holding this meeting.

We look forward to your attendance at the meeting.

Sincerely,

Ashley Garib, President
Oyster Harbour Development Corp.
ashley.g@telus.net












Commercial Development
1130 Rocky Creek Road, Ladysmith BC

Prepared for Neighbourhood Information Meeting
Oyster Harbour Development Corp

Ashley Garib, (604) 970-8042

Email: ashley.g@telus.net

July 20, 2020




Development Information

Oyster Harbour Development Corp. is pleased to present the proposed development for 1130
Rocky Creek Road. This development information summary will provide a high-level overview
of the proposed development.

Oyster Harbour Development Corp. is a single purpose company, incorporated for the
purposes of this development. The name Oyster Harbour is used for its historical
significance to the Town of Ladysmith. The parent corporation Joshua Development
Corporation is privately held and has been active in real estate development since the
company’s founding in 1993 by its President, Ashley Garib. Ashley has 32 years of real
estate development experience. Joshua Development Corporation works with BC
communities to develop properties into thriving spaces while achieving their mutual
development goals.

Property History — The Property was sold to Oyster Harbour Development Corp. by the
previous mortgagee who obtained it through foreclosure. The previous owner has been
involved with this property and the adjacent lots since 2006. Multiple developments
have been proposed for the site in this time period including warehouses, condos and a
hotel. These previous proposed developments were viewed to be not economically
feasible and have resulted in the land remaining vacant.

Our analysis has determined this site is not suited for residential uses as previously
proposed. This was demonstrated by the poor uptake of the previous condo units above
the warehouses on the adjacent lots. A key consideration with this site is the busy
highway and commercial businesses nearby, which is a less desirable location for
residents generally and especially in a community that has alternative areas more
suitable for residential growth. Residents generally prefer quieter locations. Particularly
families with young children who would have safety concerns being located so close to a
major thoroughfare. Also, we understand that the adjacent lots were recently bought
out of foreclosure by CO OP with the intention to develop a gas station and convenience
store, which further reduces the desirability of residential in this location.

The sloping topography allows only for a portion of the site to be developed. This would
limit the loading areas and circulation as well as “storefronts” for customer access.
These are key components to the success of Light Industrial and Industrial
developments. The limited yield of area for development coupled with the extensive
site preparation and construction of retaining walls will drive the overall project cost up.
Therefore, pushing Light Industrial and Industrial rents far beyond what the market
could bear for Ladysmith. This makes the Industrial model unfeasible.



Our analysis has shown that this site is well positioned for commercial development
with services such as quick service restaurants and retailers. Attributes that support this
as the highest and best use of this property include exposure and access to the highway,
which are key components for commercial retail and convenience centres.

This is an opportunity to add commercial activity and services in the Town of Ladysmith.
This in turn will increase the tax base, create new employment opportunities, and
improve the aesthetics for the community (see attached Economic Opportunity
Estimates on page 5).

National Tenants have committed with long term leases and have targeted opening in
Spring 2021. Construction will begin immediately once The Town of Ladysmith approves
all permits and zoning. To meet these timelines, site preparation of “cutting and filling”
the steeply sloped site is best done in the drier summer months, when the moving of
soils is most efficient. Current environmental and geotechnical studies have been
completed, as well as preliminary civil engineering design. Construction of the buildings
will be carried out over a 6-8 month timeframe.

These prospective Tenants will provide employment with benefits such as extended
medical, dental, and post secondary tuition support. They also invest in their local
communities and want to establish long term ties. (see attached Economic Opportunity
Estimates on page 5).

Economic stability of large national Tenants — they have the means to largely withstand
recessions and economic downturns being part of a national network and revenue
program. This helps commercial spaces stay vibrant and avoids vacancies. This property
is a “gateway” to the Town of Ladysmith making it important to maintain thriving
businesses at the entry into the community. In addition, this sustains services and
maintains economic stability during troubled times such as the current pandemic.

Key factors driving location selection for these Tenants are the highway visibility and
access as well as the size of their premises and required parking to accommodate their
customers. There are not suitable sites with the visibility and square footage required at
either Coronation Mall or in the Downtown area. These Tenants serve different
customers than businesses in the Downtown area.

The site plan (see attached Preliminary Site Plan on page 6) has been designed to
enhance walkability while ensuring that people in transit on the highway can easily
access the businesses. The drive thru capability will increase convenient service to a
cross section of customers including; accessibility for people with physical disabilities,
with young children, and seniors. This is another factor that keeps these businesses
viable and is part of a well established and proven business model.



The buildings (see attached Preliminary Renderings on pages 7-8) have been designed in
accordance with community aesthetics and will have high end building materials used
throughout.

The aim is to provide a good balance between the heritage of the Waterfront and
Downtown coupled with the need of residents and visitors to access convenience
services close by.

Key Points

This site has remained vacant for 15+ years despite multiple attempts at residential and
industrial developments. Multiple factors outlined above demonstrate that commercial
development is the highest and best use for this property.

The Town of Ladysmith and its residents stand to benefit economically from this
development both through an increase in tax base and the creation of stable
employment opportunities. The national Tenants that will locate here are invested in
the community’s development for the long run. To get an idea of the economic benefits,
please see attached Economic Opportunity Estimates on page 5.

The required environmental and geotechnical studies have already been completed and
Tenants have committed to the project with long term leases. Once development
permits and zoning approvals are received by the developer, construction will begin
immediately. Ladysmith will realize the economic opportunities from this development
in a short timeframe creating ongoing employment. The targeted opening for this
project is Spring 2021.

The site will be developed complimentary to the Town of Ladysmith’s plans to revitalize
the Waterfront and Downtown areas. The buildings will be designed in accordance with
community aesthetics, will have high end building materials used throughout and will
help increase the vibrancy of the area.



Economic Opportunity Estimates

Number
CURRENT STATUS - VACANT LAND in$'s of Jobs Benefit
Property Taxes $16,238 v
Employment SO 0| X
Employment benefits - pension, medical, dental, post-secondary
Contributions etc. b 4
Construction SO 0| X
Service Revenue - garbage removal, landscaping, common area
maintenance etc. SO 0| X
CURRENT ECONOMIC BENEFITS $16,238 0
CONSTRUCTION PHASE
Property Taxes $16,238 v
Employment SO 0| X
Employment benefits - pension, medical, dental, post-secondary
Contributions etc. v
Construction $7,000,000 100 | vV
Service Revenue - garbage removal, landscaping, common area
maintenance etc. $20,000 4| v
ECONOMIC BENEFITS DURING CONSTRUCTION PHASE $7,036,238 104
COMPLETED DEVELOPMENT
Property Taxes $176,000 v
Employment $1,800,000 120 | vV
Employment benefits - pension, medical, dental, post-secondary
Contributions etc. v
Construction SO 0| X
Service Revenue - garbage removal, landscaping, common area
maintenance etc. $108,000 10| vV
ANNUAL PERPETUAL ECONOMIC BENEFIT OF COMPLETED
DEVELOPMENT $2,084,000 130




Preliminary Site Plan




Preliminary Renderings

Overview

View from Intersection - Northeast



View from Rocky Creek Access - Southwest

View from Parking Lot - Southwest



Plotted: March 25, 2020 , 09:34:25

: o
(" — © ROCKY IQWQAD/@/‘ - B wores. )

\ - I ROAD ’CENTREL/NE
- - @ 1. PARCEL DIMENSION ARE IN METRES AND DERIVED FROM
® CONCRETE CURB_GUTTER FIELD SURVEY AND EXISTING LAND TITLE OFFICE RECORDS,
BEING PLAN VIP71248

2. ELEVATIONS ARE IN METRES AND GEODETIC DERIVED FROM
CONTROL MONUMENT 10H2644, ELEVATION= 53.326m

O
~ | 3. DATE OF FIELD SURVEY: MAY 16, 2017
_ [=180.39 a=39.50 o N 4. CONTOUR INTERVAL IS 0.5m
P E—— T < 5. TITLE SUBJECT TO:
TOP OF BANK \K‘\,\‘\‘ o< STATUTORY RIGHT OF WAY EL137728
- — M N STATUTORY RIGHT OF WAY EP65430
BOTTOM OF BANK . STATUTORY RIGHT OF WAY EP65431
- - COVENANT FB234682
WET o|lo 6. THIS PLAN IS PREPARED SOLELY FOR A LIMITED
a3 CONTRACTUAL USE BETWEEN McELHANNEY ASSOCIATES
2 e AND OUR CLIENT
s = = 7. THIS DOCUMENT SHALL NOT BE USED TO DEFINE PROPERTY
~—%> 0|0 LINES OR PROPERTY CORNERS
70 B ~ ' o
%p@ s 0 E : E LEGAL DESCRIPTION: LOT A, DISTRICT LOTS 24 AND 38, OYSTER
o Ly ; e nlm DISTRICT, PLAN VIP71248
w v — | —
T —~o° __ o'o PID: 024-839-370
00 \
LEGEND
0 % o]
Q ~ q SIGN
= ™~ CATCH BASIN
if, FIRE HYDRANT
a «— GUY WIRE
L ° IRON PIN - FOUND
) MANHOLE - SANITARY
@) MANHOLE - STORM
? O POLE - HYDRO/TELEPHONE POLE
~—_ ¥ VALVE - WATER
; JUNCTION BOX
CONCRETE CURB GUTTER
- > — —  BOTTOM OF BANK
5 e ——T——T——T— TOP OF BANK
o % : - - ROAD CENTRELINE
200 g o — : - TREE DRIPLINE
~_ O O 5 2 © - RAIL CENTRELINE
~ 8,4/1/4/ /VA’ ) b
——
= aw m McElhanney
McElhanney Associates Land
Surveying Ltd.
SUITE #1 - 1351 ESTEVAN ROAD PH (250) 716-3336
NANAIMO, BC V9S 3Y3
SAL TOOR
Client

TOPOGRAPHIC SURVEY

SCALE 1:500 Sg LT 1130 ROCKY CREEK ROAD, LADYSMITH
~ Title
0 25 ~—
Date: MARCH 25, 2020 MCSL PROJECT No.
ALL DISTANCES ARE IN METRES AND DECIMALS THEREOF Scale: AS SHOWN 2232-00348-0
THE INTENDED PLOT SIZE OF THIS PLAN IS 432 mm IN WIDTH BY Drawn: TQ Drawing No.
@ mm IN HEIGHT (B-SIZE) WHEN PLOTTED AT A SCALE OF 1:500 Checked:  Ta 00348-0-V-1 SKJ




Victoria File: 26250-20/23843
September 9, 2020 SITE: 23843

VIA EMAIL: RyanT@hemmera.com and chovey@ladysmith.ca

Cowichan Valley Mortgages Ltd.
c/o Hemmera Envirochem Inc.
18" Floor, 4730 Kingsway
Burnaby, BC V5H 0C6
Attention: Ryan Taylor

Town of Ladysmith

410 Esplanade, PO Box 220
Ladysmith, BC V9G 1A2
Attention: Christina Hovey

Dear Ryan Taylor and Christina Hovey:

Re: Site Profile Submission — Zoning and Development Application
1130 Rocky Creek Road, Ladysmith
PID: 024-839-370

This letter is to acknowledge receipt of a satisfactorily completed site profile pertaining to the
above-referenced site as well as the following supporting documentation:

1. The Letter Report titled Confirmation of No Schedule 2 Activities — 1130 Rocky Creek
Road, Ladysmith, BC, prepared by Hemmera Envirochem Inc., dated August 14, 2020,
for the site along with a written opinion from Lora Paul, Approved Professional,
indicating that no contamination has migrated onto this parcel.

2. Report titled Phase 1Environmental Site Assessment — 1130 Rocky Creek Road,
Ladysmith, BC, prepared by Hemmera Envirochem Inc., dated November 1, 2019; and

3. Report titled Updated Phase 1Environmental Site Assessment — 1130 Rocky Creek Road,
Ladysmith, BC, prepared by Hemmera Envirochem Inc., dated August 14, 2020.

Based upon the submitted information, and in accordance with section 40(1) of the
Environmental Management Act, a site profile is not required for parcels that have no history of
activities listed in Schedule 2 of the Contaminated Sites Regulation. Furthermore, the director

Ministry of Environment & Environmental Emergencies Mailing/Location Address: Tel.: (604) 582-5200
Climate Change Strategy & Land Remediation Section #200 - 10470 — 152 Street Fax: (604) 930-7119
Surrey BC V3R 0Y3 www.gov.bc.ca/SiteRemediation


mailto:RyanT@hemmera.com
mailto:chovey@ladysmith.ca

does not require or intend to order a site investigation under section 41 of the Environmental
Management Act (Act).

Please be advised of the following:

e the absence of a requirement to undertake a site investigation does not necessarily mean that
the site is not a contaminated site. It is recommended that the proponent retain a qualified
environmental consultant to identify and characterize any soil, groundwater, sediment and/or
vapour of suspect environmental quality encountered during any subsurface work at the
subject site; and

e those persons undertaking site investigations and remediation at contaminated sites in
British Columbia are required to do so in accordance with the requirements of the Act and
its regulations. The ministry considers these persons responsible for identifying and
addressing any human health or environmental impacts associated with the contamination.

Decisions of a Director may be appealed under part 8 of the Act.

Please contact the Site Idenfication Officer at SiteProfiles@gov.bc.ca if you have any questions
about this letter.

Yours truly,

Valentina Yetskalo
for Director, Environmental Management Act

cwad\
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Joshua Development Corporation
Phase | Environmental Site Assessment 1130 Rocky Creek Road, Ladysmith, BC Project No. 104330-01

EXECUTIVE SUMMARY

Hemmera Envirochem Inc. (Hemmera), a wholly owned subsidiary of Ausenco Canada Ltd. (Ausenco), was
retained by Joshua Development Corporation to conduct a Phase | Environmental Site Assessment (ESA)
for the property located at 1130 Rocky Creek Road, Ladysmith, BC (“the Site”). It is our understanding that
the Phase | ESA is being completed for due diligence purposes in support of a potential acquisition of
the Site.

The objective of this Phase | ESA is to identify Areas of Potential Environmental Concern (APECs) and
Potential Contaminants of Concern (PCOCs) associated with present and/or historical on and off-Site
activities that may have affected soil, soil vapour, and groundwater at the Site. The Phase | ESA has been
completed in accordance with the Canadian Standards Association’s (CSA) Standard Z-768-01 for Phase |
Environmental Site Assessments.

The Site is currently vacant and vegetated with a footpath crossing the northeast corner of the Site. The
Site is bounded by Rocky Creek Road to the north, Ludlow Road to the east, a railway track and the Island
Highway to the south and vacant, vegetated lots to the west. The Site has been vacant and vegetated since
circa 1942, with a road crossing the middle of the Site from east to west from circa 1942 to the late 1990s
or early 2000s, when the road appears to have been abandoned, the road is not currently present on the
Site. No current or historical operations of environmental concern were identified on the Site during the site
visit or through the historical records review.

The area to the north and west of the Site has been vacant and vegetated since circa 1942. Rocky Creek
Road, adjacent to the north of the Site, was a railway from the late 1940s to 2000s when the railway was
converted to Rocky Creek Road. The area to the southeast of the Site has been a railway, followed by the
Island Highway and then by residential buildings since the early 1940s. The area to the east of the Site was
vacant and vegetated from the early 1940s to approximately 1950 when it began to be developed for
commercial use with Ludlow Road being constructed adjacent to the Site to the east in the early 2000s.
The Phase | ESA identified no APECs in regards to current or historical off-Site operations.

Based on the findings of this Phase | ESA, no on-site or off-Site APECs were identified and no further
investigation is recommended. The railways noted to the north and south of the property are considered
environmental issues (due to creosote rail ties and ballast rock) but are considered low risk to the Site.

This Work was performed in accordance with Professional Services Agreement between Hemmera
Envirochem Inc. (Hemmera), a wholly owned subsidiary of Ausenco Engineering Canada Inc. (Ausenco),
and Joshua Development Corporation (Client), dated October 12, 2019 (Contract). This Report has been
prepared by Hemmera, based on fieldwork conducted by Hemmera, for sole benefit and use by Joshua
Development Corporation. In performing this Work, Hemmera has relied in good faith on information
provided by others, and has assumed that the information provided by those individuals is both complete
and accurate. This Work was performed to current industry standard practice for similar environmental
work, within the relevant jurisdiction and same locale. The findings presented herein should be considered
within the context of the scope of work and project terms of reference; further, the findings are time sensitive
and are considered valid only at the time the Report was produced. The conclusions and recommendations

|'_:_'| Hemmera November 2019 Page | i

An Ausence Company



Joshua Development Corporation
Phase | Environmental Site Assessment 1130 Rocky Creek Road, Ladysmith, BC Project No. 104390-01

contained in this Report are based upon the applicable guidelines, regulations, and legislation existing at
the time the Report was produced; any changes in the regulatory regime may alter the conclusions and/or
recommendations.

This Executive Summary is not intended to be a stand-alone document, but a summary of findings as
described in the following Report. It is intended to be used in conjunction with the scope of services and
limitations described therein.
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1.0 INTRODUCTION AND OBJECTIVES

Hemmera Envirochem Inc. (Hemmera), a wholly owned subsidiary of Ausenco Canada Ltd. (Ausenco), was
retained by Joshua Development Corporation to conduct a Phase | Environmental Site Assessment (ESA)
for the property located at 1130 Rocky Creek Road, Ladysmith, BC (“the Site”). It is our understanding that
the Phase | ESA is being completed for due diligence purposes in support of a potential acquisition of the
Site. The objective of this Phase | ESA is to identify Areas of Potential Environmental Concern (APECs)
and Potential Contaminants of Concern (PCOCs) associated with present and/or historical on and off-Site
activities that may have affected soil, soil vapour, and groundwater at the Site.

This Work was performed in accordance with Professional Services Agreement between Hemmera
Envirochem Inc. (Hemmera), a wholly owned subsidiary of Ausenco Engineering Canada Inc. (Ausenco),
and Joshua Development Corporation (Client), dated October 12, 2019 (Contract). This Report has been
prepared by Hemmera, based on fieldwork conducted by Hemmera, for sole benefit and use by Joshua
Development Corporation. In performing this Work, Hemmera has relied in good faith on information
provided by others, and has assumed that the information provided by those individuals is both complete
and accurate. This Work was performed to current industry standard practice for similar environmental
work, within the relevant jurisdiction and same locale. The findings presented herein should be considered
within the context of the scope of work and project terms of reference; further, the findings are time sensitive
and are considered valid only at the time the Report was produced. The conclusions and recommendations
contained in this Report are based upon the applicable guidelines, regulations, and legislation existing at
the time the Report was produced; any changes in the regulatory regime may alter the conclusions and/or
recommendations.

HJ Hemmera November 2019 Page | 1

An Ausenco Company















Joshua Development Corporation
Phase | Environmental Site Assessment 1130 Rocky Creek Road, Ladysmith, BC Project No. 104390-01

4.5 Water Wells

A search of the BC ENV Water Resources Atlas conducted on October 24, 2019 did not identify any water
wells on the Site. One water well was identified to the southwest of the Site (approximately 95 m from the
Site boundary). Note that groundwater well locations are reported on well cards by well drillers but there
are no statutory requirements for the drillers to submit these records to the Provincial Government.
Therefore, not all water wells are represented in the databases. A map illustrating the water well search
relative to the Site can be found in Appendix F.

4.6 Schedule 2 Site Activities

Schedule 2 of the CSR lists a number of Industrial and Commercial activities that could result in
contamination. The Phase | ESA did not identify any Schedule 2 Activities on the Site.
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6.0 SUMMARY DISCUSSION

6.1 On-Site

The Site is currently vacant and vegetated with a footpath crossing the northeast corner of the Site. The
Site is bounded by Rocky Creek Road to the north, Ludlow Road to the east, a railway track and the Island
Highway to the south and vacant, vegetated lots to the west. The Site has been vacant and vegetated since
circa 1942, with a road crossing the middle of the Site from east to west from circa 1942 to the late 1990s
or early 2000s, when the road appears to have been abandoned, the road is not currently present on the
Site.

No current or historical operations of environmental concern were identified on the Site during the site visit
or through the historical records review.

6.2 Off-Site

The area to the north and west of the Site has been vacant and vegetated since circa 1942, Rocky Creek
Road, adjacent to the north of the Site, was a railway from the late 1940s to 2000s when the railway was
converted to Rocky Creek Road. The area to the southeast of the Site has been a railway, followed by the
Island Highway and then by residential buildings since the early 1940s. The area to the east of the Site was
vacant and vegetated from the early 1940s to approximately 1950 when it began to be developed for
commercial use with Ludlow Road being constructed adjacent to the Site to the east in the early 2000s.

The railways were identified as an environmental issue (creosote rail ties and ballast rock can impact
underlying soil quality) but are considered low risk to the Site as the current and former railways are located
off-Site.

The Phase | ESA identified no APECs in regards to current or historical off-Site operations.

7.0 CONCLUSION & RECOMMENDATIONS

Based on the findings of this Phase | ESA, no on-site or off-Site APECs were identified and no further
investigation is recommended.
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TITLE SEARCH PRINT 2019-10-24, 10:03:01
File Reference: 104390-01 Requestor: Evelyn Playle
Declared Value $901768

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District VICTORIA
Land Title Office VICTORIA
Title Number CA3426851
From Title Number FB250811
Application Received 2013-10-29
Application Entered 2013-11-05

Registered Owner in Fee Simple
Registered Owner/Mailing Address: COWICHAN VALLEY MORTGAGES LTD., INC.NO. BC0361391
528 VOUTRAIT ROAD
MILL BAY, B.C.
VOR 2P3

Taxation Authority Ladysmith, Town of

Description of Land
Parcel Identifier: 024-839-370
Legal Description:
LOT A DISTRICT LOTS 24 AND 38 OYSTER DISTRICT PLAN VIP71248

Legal Notations
SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774

Charges, Liens and Interests

Nature: EXCEPTIONS AND RESERVATIONS

Registration Number: M76300

Registered Owner: ESQUIMALT AND NANAIMO RAILWAY COMPANY
Remarks: INTER ALIA

AFB 9.693.7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E & N RAILWAY COMPANY
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TITLE SEARCH PRINT
File Reference: 104390-01
Declared Value $901768

2019-10-24, 10:03:01
Requestor: Evelyn Playle

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:

Transfer Number:
Remarks:

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:
Remarks:

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:

Remarks:

Nature:

Registration Number:
Registration Date and Time:
Registered Owner:

UNDERSURFACE RIGHTS
107095G

1943-09-24 10:00
VACUUM WOOL LIMITED
INTER ALIA

DD 30920N

UNDERSURFACE RIGHTS

D23415

1975-01-27 08:10

HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA

INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N

AND 3797831} SEE 325303G

STATUTORY RIGHT OF WAY
EL137728

1997-12-02 09:31

TIMBERWEST FOREST CORP.
INCORPORATION NO. A0083605
FB425410

AREA A IN PLAN VIP66364

STATUTORY RIGHT OF WAY

EP65430

2000-08-03 12:20

BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
PART

STATUTORY RIGHT OF WAY

EP65431

2000-08-03 12:20

TELUS COMMUNICATIONS (B.C.) INC.
INCORPORATION NO. A51167

INTER ALIA

PART

COVENANT

FB234682

2008-12-05 09:30
TOWN OF LADYSMITH

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE
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BC ENV Site Registry Search






2_SiteRegDetailSiteID1701Lat48Longl23.txt

As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:07:21
Folio: 1e4390-01 Page 1

Detail Report
SITE LOCATION

Site ID: 1701 Latitude: 48d 59m 59.6s
Victoria File: 26250-20/1701 Longitude: 123d 49m 45.4s

Regional File: 26258-20/1701
Region: NANAIMO, VANCOUVER ISLAND

Site Address: 1152 TRANS-CANADA HIGHWAY
City: LADYSMITH Prov/State: BC
Postal Code: NA

Registered: NOV 25, 1997 Updated: AUG 08, 2018 Detail Removed: AUG 08, 2018

Notations: 1@ Participants: 12 Associated Sites: 7
Documents: 3 Susp. Land Use: 4 Parcel Descriptions: 3

Location Description: LOCATION CONFIRMED USING ICIS ON 1 MAY, 2014

Record Status: NOT ASSIGNED
Fee category: UNRANKED

NOTATIONS
Notation Type: NOTICE OF INDEPENDENT REMEDIATION COMPLETION SUBMITTED
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: JUL 23, 2018 Approved: JUL 23, 2018
Ministry Contact: HANEMAYER, VINCENT (SURREY) C

Notation Participants Notation Roles
DSG MANAGEMENT GROUP SUBMITTED BY

Notation Type: NOTICE OF INDEPENDENT REMEDIATION INITIATION SUBMITTED
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: MAY 15, 2014 Approved: MAY 15, 2014

Ministry Contact: SAMWAYS, JENNIFER

Notation Participants Notation Roles
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WITTICH ENVIRONMENTAL SERVICES SUBMITTED BY

Note: START: 2012-05-19

Notation Type: NOTICE OF INDEPENDENT REMEDIATION COMPLETION SUBMITTED
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: MAY 15, 2014 Approved: MAY 15, 2014

Ministry Contact: SAMWAYS, JENNIFER

Notation Participants Notation Roles
WITTICH ENVIRONMENTAL SERVICES SUBMITTED BY
As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:07:21
Folio: 104390-01 Page 2
NOTATIONS

Note: COMPLETED: 2012-66-21

Notation Type: SITE RISK CLASSIFIED - SITE IS NON-HIGH RISK
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: MAY 15, 2014 Approved: MAY 15, 2014

Ministry Contact: O'GRADY, TYLER

Notation Participants Notation Roles
WITTICH ENVIRONMENTAL SERVICES SUBMITTED BY

Notation Type: SITE PROFILE REVIEWED - FURTHER INVESTIGATION REQUIRED BY THE

MINISTRY
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: MAY 01, 2014 Approved:

Ministry Contact: HANEMAYER, VINCENT (SURREY) C

Note: STAGE 1 AND 2 PRELIMINARY SITE INVESTIGATIONS COMPLETED.
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Required Actions: DETAILED SITE INVESTIGATION AND SITE RISK CLASSIFICATION
REPORT
Notation Type: SITE PROFILE RECEIVED
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: APR 24, 2014 Approved:

Ministry Contact: HANEMAYER, VINCENT (SURREY) C

Notation Participants Notation Roles
WITTICH ENVIRONMENTAL SERVICES SITE PROFILE SUBMITTED
BY

Notation Type: SITE INVESTIGATION REPORT SUBMITTED
Notation Class: ADMINISTRATIVE
Initiated: JUN @1, 1995 Approved: JUN @1, 1995

Ministry Contact: PATTEN, BARRY

Notation Participants Notation Roles
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO SUBMITTED BY
(SKINNER STREET))

PETRO~CANADA (HEAD OFFICE) REQUESTED BY

Note: SITE DECOMMISSIONING REVIEW PETRO-CANADA OUTLET NO. 95017, 1152
TRANS~CANADAS HIGHWAY, LADYSMITH, B.C.

Notation Type: SITE INVESTIGATION REPORT SUBMITTED

Notation Class: ADMINISTRATIVE

Initiated: MAY 10, 1995 Approved: MAY 10, 1995
As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:07:21
Folio: 104390-01 Page 3
NOTATIONS

Ministry Contact: PATTEN, BARRY
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Notation Participants Notation Roles
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO SUBMITTED BY
(SKINNER STREET))

PETRO-CANADA (HEAD OFFICE) REQUESTED BY

Note: OFFSITE INVESTIGATION OF MOTH LANDS. SITE REVIEW REPORT - MINISTRY OF
TRANSPORTATION AND HIGHWAYS LANDS, PETRO-CANADA OUTLET NO. 95017, 1152
TRANS-CANADA HIGHWAY, LADYSMITH, BC.
Notation Type: SITE INVESTIGATION REPORT SUBMITTED
Notation Class: ADMINISTRATIVE
Initiated: FEB 17, 1995 Approved: FEB 17, 1995

Ministry Contact: PATTEN, BARRY

Notation Participants Notation Roles
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO SUBMITTED BY
(SKINNER STREET))

PETRO-CANADA (HEAD OFFICE) REQUESTED BY

Note: PRELIMINARY: REMEDIAL PLAN PETRO-CANADA OUTLET #95017 1152
TRANS-CANADA HIGHWAY, LADYSMITH, BC.
Notation Type: REMEDIATION PLAN REPORT SUBMITTED
Notation Class: ADMINISTRATIVE
Initiated: FEB 17, 1995 Approved: FEB 17, 1995

Ministry Contact: PATTEN, BARRY

Notation Participants Notation Roles
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO SUBMITTED BY
(SKINNER STREET))

PETRO-CANADA (HEAD OFFICE) REQUESTED BY

Note: CONCEPTUAL: REMEDIAL PLAN PETRO-CANADA OUTLET #95017 1152 TRANS-CANADA
HIGHWAY, LADYSMITH, BC.

SITE PARTICIPANTS

Participant: ANALYTICAL SERVICE LABORATORIES LTD (VANCOUVER)
Role(s): ANALYTICAL LAB
Start Date: JUN 30, 1994 End Date:
Participant: GROVE SERVICE LTD (NANAIMO)
Role(s): PROPERTY OWNER
Start Date: JUL 17, 1974 End Date:

Participant: HANEMAYER, VINCENT (SURREY) C
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MAIN MINISTRY CONTACT

19-10-24

As of: OCT 20, 2019 BC Online: Site Registry
For: PK66793 HEMMERA ENVIROCHEM INC. ©9:07:21
Folio: 104390-01 Page 4

SITE PARTICIPANTS

Start Date: APR 24, 2014 End Date:
Participant: HARDY BBT LIMITED (BURNABY)

Role(s): ENVIRONMENTAL CONSULTANT/CONTRACTOR
Start Date: OCT 23, 1990 End Date

Participant: MINISTRY OF TRANSPORTATION AND HIGHWAYS (BURNABY)

Role(s): POTENTIALLY AFFECTED PARTY
Start Date:
Participant:

Role(s):
Start Date:
Participant:
Role(s):
Start Date:
Participant:
Role(s):
Start Date:
Notes:
Participant:
Role(s):
Start Date:
Notes:

JUN 28, 1994

0’GRADY, TYLER
MINISTRY CONTACT
MAY 15, 2014

PATTEN, BARRY
MAIN MINISTRY CONTACT
MAY 27, 1994

PATTERSON, ROBERTA A

MAIN MINISTRY CONTACT

APR ©1, 2003

DEFAULT AFTER BARRY PATTEN

PETRO-CANADA (HEAD OFFICE)
OPERATOR

MAR @1, 1988

HISTORICAL START DATE

SAMWAYS, JENNIFER
MINISTRY CONTACT
MAY 15, 2014

End Date:

Participant:
Role(s):
Start Date:
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Participant: SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO (SKINNER
STREET))
Role(s): ENVIRONMENTAL CONSULTANT/CONTRACTOR
Start Date: MAY 27, 1994 End Date:
Notes: GORDON JESSE
Participant: WITTICH ENVIRONMENTAL SERVICES
Role(s): SITE PROFILE COMPLETOR
SITE PROFILE CONTACT
Start Date: APR 24, 2014 End Date:

DOCUMENTS

Title: SITE DECOMMISSIONING REVIEW PETRO-CANADA OUTLET NO 95017 1152
TRANS-CANADA HIGHWAY LADYSMITH BC

Authored: JUN @1, 1995 Submitted: JUN @1, 1995
Participants Role
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO AUTHOR

(SKINNER STREET))

As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:07:21
Folio: 104390-01 Page 5
DOCUMENTS
PETRO-CANADA (HEAD OFFICE) COMMISSIONER
PATTEN, BARRY REVIEWER

Title: SITE REVIEW REPORT-MINISTRY OF TRANSPORTATION AND HIGHWAYS LANDS
PETRO-CANADA OUTLET NO 95017 1152 TRANS-CANADA HIGHWAY LADYSMITH BC

Authored: MAY 09, 1995 Submitted: MAY 10, 1995
Participants Role
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO AUTHOR
(SKINNER STREET))
PETRO-CANADA (HEAD OFFICE) COMMISSIONER
PATTEN, BARRY REVIEWER

Title: REMEDIAL PLAN PETRO-CANADA OUTLET #95017 1152 TRANS-CANADA HIGHWAY
LADYSMITH BC
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Authored: FEB @9, 1995 Submitted: FEB 17, 1995
Participants Role
SEACOR ENVIRONMENTAL ENGINEERING INC (NANAIMO AUTHOR
(SKINNER STREET))
PETRO-CANADA (HEAD OFFICE) COMMISSIONER
PATTEN, BARRY REVIEWER

SUSPECTED LAND USE

Description: APPLIANCE/EQUIP OR ENGINE REPAIR/RECONDITION/CLEANING/SALVAG
Notes: INSERTED FOR SITE PROFILE DATED 2014-04-24(described on Site
Profile dated 14-04-24)
Description: AUTO/TRUCK/BUS/SUBWAY/OTHER VEHICLE REPAIR/SALVAGE/WRECKING
Notes: INSERTED FOR SITE PROFILE DATED 2014-04-24(described on Site
Profile dated 14-04-24)
Description: PETRO. PROD., /PRODUCE WATER STRG ABVEGRND/UNDERGRND TANK
Notes:

Notes:

PARCEL DESCRIPTIONS

Date Added: APR 24, 2014 Crown Land PIN#:
LTO PID#: 005142169 Crown Land File#:
Land Desc:

Date Added: APR 24, 2014 Crown Land PIN#:
LTO PID#: 005740142 Crown Land File#:

Land Desc: LOT 11, DISTRICT LOT 139, OYSTER DISTRICT, PLAN 7217

Date Added: NOV 21, 1995 Crown Land PIN#:
LTO PID#: 005740151 Crown Land File#:
Land Desc: LOT 12, DISTRICT LOT 139, OYSTER DISTRICT, PLAN 7217

As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
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For: PK66793 HEMMERA ENVIROCHEM INC. 09:07:21
Folio: 104390-01 Page 6
CURRENT SITE PROFILE INFORMATION (Sec. III to X)
Site Profile Completion Date: APR 24, 2014

Local Authority Received: APR 24, 2014

Ministry Regional Manager Received: APR 24, 2014 Decision: MAY 01, 2014
Decision: INVESTIGATION REQUIRED

Site Registrar Received: APR 24, 2014 Entry Date: MAY 01, 2014

ITI COMMERCIAL AND INDUSTRIAL PURPOSES OR ACTIVITIES ON SITE

Schedule 2
Reference Description
El APPLIANCE/EQUIP OR ENGINE REPAIR/RECONDITION/CLEANING/SALVAG
F5 PETRO. PROD., DISPENSE FACILITY, INC. SERV STA./CARDLOT
F7 PETRO. PROD., /PRODUCE WATER STRG ABVEGRND/UNDERGRND TANK
G2 AUTO/TRUCK/BUS/SUBWAY/OTHER VEHICLE REPAIR/SALVAGE/WRECKING

AREAS OF POTENTIAL CONCERN
Petroleum, solvent or other polluting substance spills to the environment

greater than 100 Litres? ... .. iiiniiint ittt ittt tneeeenniansonnnenns NO
Residue left after removal of piled materials such as chemicals, coal,

ore, smelter slag, air quality control system baghouse dust?............ NO
Discarded barrels, drums or tanks P .. ... it iiin et iennnueeenenennesnnnnns NO
Contamination resulting from migration of substances from other

[SL 0] 0= g s = O NO

FILL MATERIALS
Fill dirt, soil, gravel, sand or like materials from a contaminated site
or from a source used for any of the activiities listed under Schedule

Discarded or waste granular materials such as sand blasting grit, asphalt
paving or roofing material, spent foundry casting sands, mine ore,

Dredged sediments, or sediments and debris materials originating from
locations adjacent to foreshore industrial activities, or municipal

WASTE DISPOSAL (QUESTIONS AS OF JANUARY 1 2009)
Materials such as household garbage, mixed municipal refuse, or demolition
o= o o G NO
Waste or byproducts such as tank bottoms, residues, sludge, or
flocculation precipitates from industrial processes or wastewater

Lo == W (1= o o R NO
Waste products from smelting or mining activities, such as smelter slag,
mine tailings, or cull materials from coal processing?........coveeveeens NO

Page 8
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Waste products from natural gas and oil well drilling activities, such as
drilling fluids and mMUAS? . ...t iiii ittt tanssoeeanssannennnsss NO
Waste products from photographic developing or finishing laboratories;
asphalt tar manufacturing; boilers, incinerators or other thermal
facilities (eg. ash); appliance, small equipment or engine repair or
salvage; dry cleaning operations (eg. solvents); for from the cleaning
or repair of parts of boats, ships, barges, automobiles or trucks,

As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:07:21

Folio: 104390-01 Page 7
including sandblasting grit or paint scrapings?.......... i, NO

TANKS OR CONTAINERS USED OR STORED, OTHER THAN TANKS USED FOR RESIDENTIAL
HEATING FUEL
Underground fuel or chemical storage tanks other than storage tanks for

COMPPeSSEed BASES Y . i ittt it ivnirotsasennsetsenuassssneroesesaasasssossnasns YES
Above ground fuel or chemical storage tanks other than storage tanks for
COMPPreSSed BaASES Y. i ittt ieneioeneeronuasesesnaseroensssssonansssssnanns YES

HAZARDOUS WASTES OR HAZARDOUS SUBSTANCES
PCB-containing electrical transformers or capacitors either at grade,

attached above ground to poles, located within buildings, or stored?....NO
Waste asbestos or asbestos containing materials such as pipe wrapping,
blown-in insulation or panelling buried?........iiiiiiiiiiiiiiiinnnnnn. NO

Paints, solvents, mineral spirits or waste pest control products or pest
control product containers stored in volumes greater than 205 litres?...NO

LEGAL OR REGULATORY ACTIONS OR CONSTRAINTS
Government orders or other notifications pertaining to environmental
conditions or quality of soil, water, groundwater or other
environmental mediar. ...ttt e i e et e NO
Liens to recover costs, restrictive covenants on land use, or other
charges or encumbrances, stemming from contaminants or wastes remaining

onsite or from other environmental conditions?...........cccivvevvvvvnnn NO
Government notifications relating to past or recurring environmental
violations at the site or any facility located on the site?............. NO

X ADDITIONAL COMMENTS AND EXPLANATIONS
Page 9
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End of Detail Report
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As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:06:56
Folio: 104390-01 Page 1

Detail Report
SITE LOCATION
Site ID: 12891 Latitude: 48d 59m 56.0s
Victoria File: 26250-20/12891 Longitude: 123d 49m 24.0s
Regional File:
Region: NANAIMO, VANCOUVER ISLAND

Site Address: 1030 OYSTER BAY DRIVE
City: LADYSMITH Prov/State: BC
Postal Code:

Registered: MAR 24, 2011 Updated: MAR ©3, 2017 Detail Removed: MAR 03, 2017

Notations: 5 Participants: 4 Associated Sites: 0
Documents: 5 Susp. Land Use: 2 Parcel Descriptions: 5

Location Description: SITE CREATED BY SITE PROFILE, ENTERED 2011-03-21

Record Status: NOT ASSIGNED
Fee category: NOT APPLICABLE

NOTATIONS
Notation Type: SITE RISK CLASSIFIED - SITE IS NON-HIGH RISK
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: NOV 18, 2011 Approved: NOV 18, 2011
Ministry Contact: HANEMAYER, VINCENT (SURREY) C

Note: CLASSIFICATION SUBMITTED IN SUPPORT OF SCENARIO 5 RELEASE OF
DEVELOPMENT PERMIT

Notation Type: REQUIREMENT(S) IMPOSED UNDER EMA SECTION 54(3)(D)
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: NOv 18, 2011 Approved: NOV 18, 2011
Ministry Contact: HANEMAYER, VINCENT (SURREY) C

Required Actions: REMEDIATION MUST BE COMPLETED WITHIN FIVE YEARS OF THE 18
Page 1
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NOVEMBER, 20811 RELEASE LETTER. REMEDIATION MUST BE CONFIRMED ACCORDING TO
APPLICABLE LEGISLATION AND MINISTRY GUIDANCE. WITHIN 9@ DAYS OF COMPLETING
REMEDIATION, A REPORT SUMMARIZING CONFIRMATION OF REMEDIATION SHALL BE
SUBMITTED TO THE DIRECTOR.
Notation Type: RELEASE OF APPROVING AUTHORITY UNDER ACCEPTANCE OF
INDEPENDENT REMEDIATION ISSUED

Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL

Initiated: NOV 18, 2011 Approved: NOV 18, 2011

Ministry Contact: HANEMAYER, VINCENT (SURREY) C

Note: RELEASE OF DEVELOPMENT PERMIT APPLICATION UNDER SCENARIO 5

As of: OCT 20, 2019 BC Online: Site Registry 19-16-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:06:56

Folio: 104390-01 Page 2
NOTATIONS

(REDEVELOPMENT)

Notation Type: SITE PROFILE REVIEWED - FURTHER INVESTIGATION REQUIRED BY THE

MINISTRY
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: MAR 21, 2011 Approved:

Ministry Contact: LARSEN, KELLI

Required Actions: DETAILED SITE INVESTIGATION

Notation Type: SITE PROFILE RECEIVED
Notation Class: ENVIRONMENTAL MANAGEMENT ACT: GENERAL
Initiated: MAR 14, 2011 Approved:

Ministry Contact: LARSEN, KELLI

Notation Participants Notation Roles
R.W. (BOB) WALL LTD. SITE PROFILE SUBMITTED
BY

Page 2
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SITE PARTICIPANTS

Participant: EBA A TETRA TECH COMPANY

Role(s): ENVIRONMENTAL CONSULTANT/CONTRACTOR
Start Date: MAY 12, 2011 End Date:
Participant: LARSEN, KELLI

Role(s): MAIN MINISTRY CONTACT
Start Date: MAR 14, 2011 End Date:
Participant: R.W. (BOB) WALL LTD.

Role(s): SITE PROFILE COMPLETOR

SITE PROFILE CONTACT

Start Date: MAR 14, 2011 End Date:
Participant: TERRA-NORTH INC.

Role(s): PROPERTY OWNER
Start Date: MAR 14, 2011 End Date:

DOCUMENTS

Title: SOIL VAPOUR AND GROUNDWATER MONITORING REPORT, 1030 OYSTER BAY DRIVE
LADYSMITH, BC

Authored: APR 01, 2013 Submitted: MAR 01, 2017
Participants Role
EBA A TETRA TECH COMPANY AUTHOR

Notes: ELECTRONIC VERSION ONLY

Title: REMEDIATION PLAN, REDEVELOPMENT OF 10306 OYSTER BAY DRIVE, LADYSMITH,

BC
As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. ©9:06:56
Folio: 104396-01 Page 3
DOCUMENTS
Authored: NOV 07, 2011 Submitted: NOV 09, 2011
Participants Role

Page 3
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EBA A TETRA TECH COMPANY AUTHOR
TERRA-NORTH INC. COMMISSIONER

Title: SUPPLEMENTAL INVESIGATION, 1030 OYSTER BAY DRIVE, LADYSMITH, BC

Authored: OCT 25, 2011 Submitted: NOV @9, 2011
Participants Role
EBA A TETRA TECH COMPANY AUTHOR
TERRA-NORTH INC. COMMISSIONER

Title: STAGE 2 PRELIMINARY SITE INVESIGATION, 1030 OYSTER BAY DRIVE,
LADYSMITH, BC

Authored: JUL 13, 2011 Submitted: NOV @9, 2011
Participants Role
EBA A TETRA TECH COMPANY AUTHOR
TERRA-NORTH INC. COMMISSIONER

Title: STAGE 1 PRELIMINARY SITE INVESIGATION, 1030 OYSTER BAY DRIVE,
LADYSMITH, BC

Authored: MAY 12, 2011 Submitted: NOV @9, 2011
Participants Role
EBA A TETRA TECH COMPANY AUTHOR
TERRA-NORTH INC. COMMISSIONER

SUSPECTED LAND USE

Description: AUTO/TRUCK/BUS/SUBWAY/OTHER VEHICLE REPAIR/SALVAGE/WRECKING
Notes: INSERTED FOR SITE PROFILE DATED 2011-02-28(described on Site
Profile dated 11-02-28)
Description: PETRO. PROD., DISPENSE FACILITY, INC. SERV STA./CARDLOT
Notes: INSERTED FOR SITE PROFILE DATED 2011-02-28(described on Site
Profile dated 11-02-28)

PARCEL DESCRIPTIONS

Date Added: FEB 28, 2011 Crown Land PIN#:
LTO PID#: 025143476 Crown Land Filett:
Land Desc: LOT 1 DISTRICT LOT 24 OYSTER DISTRICT PLAN VIP72824,EXCEPT
PART IN PLAN VIP81529
Date Added: APR @2, 2011 Crown Land PIN#:
LTO PID#: 026789001 Crown Land File#:
Land Desc: LOT A DISTRICT LOT 24 OYSTER DISTRICT PLAN VIP81529
Date Added: OCT 06, 2007 Crown Land PIN#:
LTO PID#: 027236986 Crown Land File#:
Land Desc: LOT 1 DISTRICT LOT 24 OYSTER DISTRICT PLAN VIP83837
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Date Added: OCT 07, 2019 Crown Land PIN#:
As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:06:56
Folio: 104390-01 Page 4

PARCEL DESCRIPTIONS

LTO PID#: 030721083 Crown Land File#:

Land Desc: LOT A DISTRICT LOT 24 OYSTER DISTRICT PLAN EPP86590
Date Added: OCT 07, 2019 Crown Land PIN#:

LTO PID#: 030721091 Crown Land File#:

Land Desc: LOT B DISTRICT LOT 24 OYSTER DISTRICT PLAN EPP86590

CURRENT SITE PROFILE INFORMATION (Sec. III to X)
Site Profile Completion Date: FEB 28, 2011

Local Authority Received: FEB 28, 2011

Ministry Regional Manager Received: MAR 14, 2011 Decision: MAR 21, 2011
Decision: INVESTIGATION REQUIRED

Site Registrar Received: Entry Date:

III COMMERCIAL AND INDUSTRIAL PURPOSES OR ACTIVITIES ON SITE

Schedule 2
Reference Description
F5 PETRO. PROD., DISPENSE FACILITY, INC. SERV STA./CARDLOT
G2 AUTO/TRUCK/BUS/SUBWAY/OTHER VEHICLE REPAIR/SALVAGE/WRECKING

AREAS OF POTENTIAL CONCERN
Petroleum, solvent or other polluting substance spills to the environment

greater than 100 1itres?. ... .iiiiiiiiiiiinieeeiieeeinerererrenirnnees NO
Residue left after removal of piled materials such as chemicals, coal,

ore, smelter slag, air quality control system baghouse dust?............ NO
Discarded barrels, drums or tanks .. ..t inn it ennnneneronnneseonnneeses NO
Contamination resulting from migration of substances from other

2] e T8 T=] g e = AN NO



3 _SiteRegDetailSiteID12891Lat48Longl23.txt
FILL MATERIALS
Fill dirt, soil, gravel, sand or like materials from a contaminated site
or from a source used for any of the activiities listed under Schedule
1 ettt e e NO
Discarded or waste granular materials such as sand blasting grit, asphalt
paving or roofing material, spent foundry casting sands, mine ore,
waste rock or Float P, ittt ittt ittt aarsarenaarannansons NO
Dredged sediments, or sediments and debris materials originating from
locations adjacent to foreshore industrial activities, or municipal

WASTE DISPOSAL (QUESTIONS AS OF JANUARY 1 2009)
Materials such as household garbage, mixed municipal refuse, or demolition
debris?. ..ttt i ettt e NO
Waste or byproducts such as tank bottoms, residues, sludge, or
flocculation precipitates from industrial processes or wastewater

R oY= 11T s ol NO
Waste products from smelting or mining activities, such as smelter slag,
mine tailings, or cull materials from coal processing?.................. NO
As of: OCT 20, 2019 BC Online: Site Registry 19-10-24
For: PK66793 HEMMERA ENVIROCHEM INC. 09:06:56
Folio: 104390-01 Page 5
Waste products from natural gas and oil well drilling activities, such as
drilling fluids and mMUdS?. ...ttt iniiiiie ittt eeressssnssssnnnsonsnns NO

Waste products from photographic developing or finishing laboratories;
asphalt tar manufacturing; boilers, incinerators or other thermal
facilities (eg. ash); appliance, small equipment or engine repair or
salvage; dry cleaning operations (eg. solvents); for from the cleaning
or repair of parts of boats, ships, barges, automobiles or trucks,

TANKS OR CONTAINERS USED OR STORED, OTHER THAN TANKS USED FOR RESIDENTIAL
HEATING FUEL
Underground fuel or chemical storage tanks other than storage tanks for

compressed SasSeSP. . et rrrranetitirenrnnnan N YES
Above ground fuel or chemical storage tanks other than storage tanks for
COMPPrESSEA BaASES P ettt it etannttsierstaanessosnessetassaasesessnonosssnas NO
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HAZARDOUS WASTES OR HAZARDOUS SUBSTANCES
PCB-containing electrical transformers or capacitors either at grade,

attached above ground to poles, located within buildings, or stored?....NO
Waste asbestos or asbestos containing materials such as pipe wrapping,
blown-in insulation or panelling buried?.......cciiiiiiiiinniernennnnnans NO

Paints, solvents, mineral spirits or waste pest control products or pest
control product containers stored in volumes greater than 205 litres?...NO

LEGAL OR REGULATORY ACTIONS OR CONSTRAINTS
Government orders or other notifications pertaining to environmental
conditions or quality of soil, water, groundwater or other

Liens to recover costs, restrictive covenants on land use, or other
charges or encumbrances, stemming from contaminants or wastes remaining

onsite or from other environmental conditions?.............vieiiuinnn.. NO
Government notifications relating to past or recurring environmental
violations at the site or any facility located on the site?............. NO

X ADDITIONAL COMMENTS AND EXPLANATIONS

End of Detail Report
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Federal Contaminated Sites Search






10/24/2019 Directory of Federal Real Property | Treasury Board of Canada Secretariat

' Google base maps are only available when the map scale is smaller than 1:60,000.

IMPORTANT NOTE: The tables below are currently not synchronized with the map content.
Please click on the following button if you want to update the tables content: | UPDATE TABLES I

Federal Properties (0) / Parcels (0) Federal Buildings (0) Federal Contaminated Sites (0)

No record found.

https://imap-carte.tbs-sct.gc.ca/map-carte/fcsi-rscf/map-carte.aspx?Language=EN&backto=www.tbs-sct.gc.ca/fcsi-rscf/home-accueil-eng.aspx 2/2
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PHASE 1 AND UPDATED PHASE 1
PRELIMINARY SITE INVESTIGATION

1130, 1132, 1134, 1138, 1140, 1146, and 1154
Rocky Creek Road - Ladysmith, BC

Mr. Guy Bezeau
Box 970
Ladysmith, BC VOG 187

Wanda Miller, B.Sc., G.L.T., A.Ag.
Madrone Environmental Services Ltd.
1081 Canada Avenue Duncan, BC, VOL 1V2

October 31, 2008

MADRONLE ENVIRONMENTAL SERVICES L1D.
1081 CANADA AVENUE » LARYSMITH « BC « VOL 1V2

TEL 25%50.746.5545 « FAX 250.746G.5850 » WWW. MADRONE CA




1 INTRODUCTION......eeveiriannsrersainnns
1.1 BC REGULATORY FRAMEWORK ceserevevesss s seesssssssssssessessssssss s castsss s onsssssssssssssasssssssssans

1.2 SCOPE OF CURRENT INVESTIGATION....

2 INVESTIGATION PROCEDURES....

21 LAND TITLES AND OWNERSHIP .............

2.2 ELECTRONIC SITE REGISTRY SEARCH ..

MADRONE

envlranmental services Itd.

TABLE OF CONTENTS

................................................................................

23 REVIEW OF HISTORICAL AERIAL PHOTOGRAPHS.......civimrvinrmve e 6

2.4 PERSONAL INTERVIEWS...........ccconie

2,5 ON-SITE INSPECTION .cucurmecc e scrariiais

3 PHYSICAL SETTING AND SITE CHARACTERIZATION ..o 7

3.2 MUNICIPAL ZONING......coouinrirmenerrisseinenne

3.3 PHYSIOGRAPHY AND DRAINAGE ...........

3.4 GROUNDWATER AND SURFACE WATER

35 CLIMATIC CHARACTERISTICS .o sme s smsmsrsss s ssss s ins s s sbasssserssnsessmssassnsseies

DOSSIER 08.0347

MADRONL ENVIRONMEM AL ST RVICEHG DD




e ey

A

fm—mner
S )

1.1

4.2

6.1

611

6.1.2

6.1.3

6.2

71

7.2

7.3

7.4

CURRENT PROPERTY DESCRIPTIONS......cciicmmniveniserisasserssninsnisesnsssmans 11
MUNICIPAL SERVICES AND UTILITIES ...oocciineiisiminsieessinrmsecrsmsmssessssns i erssns s snsesnsns 12
ADJACENT LANDS ..ottt smns s e ss s s s s sam s s seresavasas nos s se s e s s e s s nannanis 12
SITE UTILIZATION HISTORY ...ccvvenriieninissismmnanmammmssssn s snas ssescsnssnssessvnaes 13
PAST AND PRESENT PRACTICES ON THE SITE......c.cvirrmrinseveiieninnanaa, 14
POTENTIAL HAZARDOUS MATERIALS ......ovveree ettt enssss e s nanans 14

ONSITE CONSTRUCTION ... rreecercrims et ssscsssss st s sisss s smenssa s s s nbene 14

POWER TRANSFORMERS ..ottt ssss s snasss s bes s sensmess i 15

WASTE MANAGEMENT ..o toeemsssesnsssesssms bbb ss bt ss s s sssses e easens 15
ASSESSMENT OF POSSIBLE CONTAMINATION .....oeeeeiectcieisisiisiacnnne 15
RECORDED OCCURRENCES OF CONTAMINATION ...oouvvvcvsnssansssssssimsssassssisssssssssessssnes 15
POTENTIAL ON-SITE SOURCES OF CONTAMINATION ....uvvvvmersresssiessiesisssesssssssnsses s 15

MIGRATION OF CONTAMINATION FROM ADJACENT PROPERTIES.......cocvcrivsvrvsireirerennn 16

MIGRATION OF CONTAMINATION TO ADJACENT PROPERTIES ......ccoocvveccrecrsernriceenn 47

CONCLUSIONS AND RECOMMENDATIONS.......ccocvsmircnmnsisimsesinsssnar s 18

LIMITATIONS ..ticiiiimsissmesns s smsssess e 19

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD.




[
[PeEse)

S o

P

FIGURE 1. OVERVIEW OF PROPERTY LOCATION. ....

FIGURE 2. OVERVIEW OF PROPERTY LOCATION .....cicciiimininns s essissmssesssssssssnesinssssssssms s e

FIGURE 3. OVERVIEW OF ZONING......cco i ressmemsssesaes s st st sas st s as s s snsses

FIGURE 4. CLOSE UP OF PROPERTY ........cccceimunnncnn

APPENDIX A
PROPERTY MAP

APPENDIX B
LAND TITLE SEARCH DOCUMENTATION

APPENDIX C
SITE REGISTRY SEARCH DOCUMENTATION

APPENDIX D
AR PHOTOS

DOSSIER 08.0347

LIST OF FIGURES

............................................................................ 4

8

9

APPENDICES

MADRONE ENVIRONMENTAL SERVICES LTD.




sy
brozme )

oo,

——

I —

ekt

.

MR. GUY BEZEAU PAGE i
PRELIMINARY SITE INVESTIGATION - 1130 f 1150 ROCKY CREEK ROAD OCTOBER 31, 2008
EXECUTIVE SUMMARY

Madrone Environmental Services Ltd. (Madrone) was retained by Mr. Guy Bezeau (the client)
to complete an updated Phase 1 Preliminary Site Investigation (PSI) of the property located at
1150 Rocky Creek Road (now split into lots with their own addresses), and a new Phase 1 PSI
for the adjacent lot located at 1130 Rocky Creck Road.

The legal description and current ownership for the property at 1130 Rocky Creek Road is as

follows:

® Parcel Identifier 024-839-370.
® Lot A, District Lots 24 and 38, Oyster District, Plan VIP71248

® Registered Owner in fee simple is G-Force Automotive LTd., Inc. No. 694, 309, Box 31
Port McNeill, BC, VON 2R0

The original property located at 1150 has been split into 6 scparate lots, and are currently
owned by Island Pointe Mortgage Corporation, Inc. No. BC0427161, PO Box 970, 1123
Carey Place, Ladysmith, BC V9G 1A7. The legal description for the lots is as follows:

® 1154 Rock Creek Road
© Rem B, District Lot 38, Oyster District, Plan VIP71248

o P.ILD.

® 1146 Rocky Creek Road
o Lotl, District Lot 38, Oyster District, Plan VIP71248

o P.LD.027-329-135
® 1140 Rocky Creek Road

o Lot2, District Lot 38, Oyster District, Plan VIP71248

o P.1.D.027-329-143

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVIGES LTD,
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MR. GUY BEZEAU PAGE ii
PRELIMINARY SITE INVESTIGATION - 1130 / 1150 ROCKY CREEK ROAD OCTOBER 31, 2008
® 1138 Rocky Creek Road

o Lot 3, District Lot 38, Oyster District, Plan VIP71248

o P.ILD.027-329-151

® 1134 Rocky Creek Road
o Lot 4, District Lot 38, Oyster District, Plan VIP71248
o P.I.LD.027-329-160

.

1132 Rocky Creek Road
o Lot 5, District Lot 38, Oyster District, Plan VIP71248
o P.I.D,027-329-178

Based on the results of this investigation, Madrone concludes the following with respect to
potential contamination on the site:

® There is a low likelihood that current practices on the property have caused significant

contamination of soil or groundwater.

® Thereisa low likelihood of contaminants migrating onto the site froin nearby properties.

A Phase 2 environmental site assessment is not recommended for the site. If previously
unknown, important Potential Contaminants of Concern (PCOC) information is brought to the
client’s attention after this report is finalized, we should be contacted immediately

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD.
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PHASE 1, AND UPDATED PHASE 2 PRELIMINARY
SITE INVESTIGAYTION

Phase 1 Preliminary Rocky Creek Road
Ladysmith, BC

1 INTRODUCTION

Madrone Environmental Services Ltd. (Madrone) was retained by the Mr. Guy Bezeau (the
client), to complete an updated Stage 1 Preliminary Site Investigation (PSI) of the site located
at 1150 Rocky Creek Road, and a Phase 1 PSI for 1130 Rocky Creck Road, in Ladysmith, BC.

'The legal description and current ownership for the property at 1130 Rocky Creek Road is as
{ollows:

@  Parcel Identifier 024-839-370,

® JotA, District Lots 24 and 38, Oyster District, Plan VIP71248

® Registered Owner in fee simple is G-Force Automotive Ltd., Inc. No. 694, 309, Box 31
Port McNeill, BC, VON 2R0

DOSSIER 08.Q34a7 MADRGHE FPRVIRDNE NIAL SERvICLE LD
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MR. GUY BEZEAU PAGE 2
PRELIMINARY SITE INVESTIGATION - 1130 / 1150 ROCKY CREEK ROAD OCTOBER 31, 2008

The original property assessed in 2006, located at 1150 has since been split into 6 scparate
lots, and are currently owned by Island Pointe Mortgage Corporation, Inc.No. BC0427161,
PO Box 970, 1123 Carey Place, Ladysmith, BC V9G 1A7. The legal description for the lots is

as follows:

1154 Rock Creek Road

0 Lot B, District Lot 38, Oyster District, Plan VIP71248

o P.I.D. 024-839-370

¢ 1146 Rocky Creek Road
0 Lotl , District Lot 38, Oyster District, Plan VIP71248

o P.I.D.027-329-135

¢ 1140 Rocky Creek Road
0 Lot2 , District Lot 38, Oyster District, Plan VIP71248

o P.ILD.027-329-143

¢ 1138 Rocky Creek Road
0 Lot 3, District Lot 38, Oyster District, Plan VIP71248

o P.LD.027-329-151

¢ 1134 Rocky Creek Road
0 Lot 4, District Lot 38, Oyster District, Plan VIP71248

o P.I1.D.027-329-160
¢ 1132 Rocky Creek Road

0 Lot 5, District Lot 38, Oyster District, Plan VIP71248

o P.ILD.027-329-178

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD.
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PRELIMINARY SITE INVESTIGATION - 1130 / 1150 ROCKY CREEK ROAD OCTOBER 31, 2008

This report is being completed to update the previous Stage 1 PSI that we conducted at 1150
Rocky Creek Road in 2006' as well to conduct a Phase 1 on the smaller adjacent property
located at 1130 Rocky Creek Road. Since the previous report, the property has been cleared
and a building has been erected in the northern end of the property (i.e., northern end of
Rem. B lot).

The purpose of this investigation is to assess the potential for contamination to on the newly
acquired property at 1130 Rocky Creek Road, as well as the potential for contamination that
may have occurred on the original, adjacent property at 1150 Rocky Creek Road since the
previous report.

A Phase 1 PSI typically consists of a review of historical uses of the site and a visual site
inspection to identify potential contamination and other environmental liabilities, Madrone
understands that this investigation was commissioned to provide the client with a new, as well
as updated Phase 1 investigation required as a due diligence prerequisite to a corporate
acquisition.

The industrially zoned properties are within the Township of Ladysmith, and are located
approximately 1 km north of Ladysmith town centre along the Trans Canada Highway. T he
properties are located between the E&N single track rail line and Trans Canada Highway to
the west and Rocky Creck Road to the east. The property is industrially zoned, and located
within a light industrial area as well as residential areas. The general location of the site is
shown below in Figure t, and a copy of the property maps provided by the client are located
in Appendix A.

'y, Miller. 2006. Stage 1 Preliminary Site Investigation 1150 Racky Creek Road, Ladysmith, BC.
Prepared by Madrone, for the client, Seven Links Marketing and Development Ltdl. (included
the current client, Mr. Guy Bezeau)

DOSSIER 08.0347 MADRONE ENVIRCNMENTAL SERVICES LTD,
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MR. GUY BEZEAU PAGE 4
PRELIMINARY SITE INVESTIGATION - 1130 / 1150 ROCKY CREEK ROAD OCYOBER 31, 2008

1

North

L

T . RN
commniyCone - — %

us il lga,

FIGURE 1, Overview of property location (red star). From client provided Cunningham & Rivard Appraisal
report.

1.1 BC Regulatory Framework

Environmental protection of air, soils, surface waters, and groundwater quality in Britdsh
Columbia is principally managed by the Ministry of Environment (MoE), under authority of
the Environmental Management Act® and its subordinate regulations and amendments. Under the
MoE’s jurisdiction, site owners/operators are subject to environmental operating protocols
and reporting requirements, contamination standards, and liabilities defined by though not
limited to the following (presented for information purposes only):

® Contaminated Sites Regulation (CSR)’ — defines numerical contamination standards for

soils and water, site/ materials management, and reporl_ing requiremenls.

¢ Hazardous Waste Regulation (HWR)' — provides additional standards and protocols for
managing materials defined as “hazardous waste.”

®  Municipal Sewage Regulation (MSRY — governs the management of sewage effluents and
disposal, including septic field disposal to the ground.

! Environmental Management Act (SBC 2003), Chapter 33.

3 Contaminated Sites Regmlation, BC Reg. 375/96, includes Reg. 76/2005.

{ Hazardous Waste Regrlation, BC Reg. 63/88, includes BC Reg. 464/2004.

S Municipal Sewage Regidation, BC Reg. 129/99, includes BC Reg. 321/2004.

DOSSIER 08.0347 MADRONL TRVIROMMIMTAL SERVICES LTD.
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MR. GUY BEZEAU PAGE 5
PRELIMINARY SITE INVESTIGATION - 1130 / 1150 ROCKY CREEK RQAD OCTOBER 31, 2008

Site owner/operators in BC are also open to additional potential environmental liabilities
through the following jurisdictions:

® Fisheries Act, Departinent of Fisheries and Oceans (DFO) - stringent enforcement of
federal regulations controlling degradation/destruction of stream fisheries habitat.

®  Municipal /Regional Bylaws — criteria controlling effluent discharges to sewer systems, and
regulations for the protection of sensitive biophysical zones/sites.

To my knowledge, no circumstances currently exist that svould create a statutory requirement
to submit this report to government agencies. However, this PSI report conforms to standard
reporting requirements of the Contaminated Sites Regulation, and associated protocols and
guidelines established by the Environmental Management Branch of the MoE.

1.2 Scope of Current Investigation

A Phase 1 PSI is undertaken to determine whether there is potential for contamination in
contravention of environmental regulations. Current and historical uses of the site since the
previous report (2006) have been reviewed to identify possible types of contamination, if any,
that might he present, based on contaminants that occur regularly or occasionally on sites with
similar usage. Adjacent properties and land-use activities are also scrutinized as potential off-site

sources of contamination that could affect the property.

A Phase 1 PSI seeks to indicate the probable nature and location of any potential or apparent
contamination, but specifically excludes the use ol intrusive sanpling and/or analytical testing.
A Phase 1 PSI specifically does not constitute an audil of environmental management systems.
This report will review the original report done on the site, assess the current site practices,
and conduct an updated site investigation for the property. These investigations are intended
to reduce uncertainty regarding the potential for contamination of the site, but cannot
completely eliminate the possibility of undetected contamination.

2 Investigation Procedures

2.1 Land Titles and Ownership

A historical land titles search was conducted by Madrone for the properties at the original
1150 Rocky Creck Road address in the 2006 report. A historical title search on the property
located at 1130 Rocky Creek Road was done for this report. Copies ol the land titles can be
found in Appendix B.

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD,
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2.2 Electronic Slte Registry Search

A small area search of the BC online Site Registry database* was done on October 24, 2008 for
the properties and the area surrounding the property. The database consists of information
retained by the provincial government on the environmental condition of the land'. It is not a
registry of contaminated sites, although some sites on the registry are contaminated. Most sites
have already been investigated and require minor remediation, or have already been cleaned

up to government requirements.

The search is done to minimize potential liability, and to research any potential contaminants
of concern (PCOC) that may exist or may have existed on the property in question, or the
area surrounding the property.

The site registry search was centered on latitude 48 degrees, 59 minutes, 58.1 seconds and
longitude 123 degrees, 49 minutes, 30.4 seconds and covered areas within a 1 km diameter.
The BC Online Site Registry results are provided in Appendix C.

2.3 Review of Historical Aerial Photographs

Historical acrial photographs of the properties and adjacent areas were examined in the
original report (and reviewed again for this report) for evidence of past land-use activities on
and around the study area that could have generated potential contamination. The air photos
used in the original report included an overview from 1952 to 1998, and can be found in
Appendix D.

2.4 Personal Interviews

The purpose of the interviews is to determine what activities have been carried out on the site
in recent history. The interviewees provided information on the current site usage, historical
uses ol the property, past infrastructures on the sites, as well as inforimation regarding the land

uses in area.

Interviews were conducted with the lollowing persons:
®  Mr. Guy Bezeau — Property owner and agent at Re/max. Mr. Bezeau provided
information regarding site history and harzardous aterials use and storage on the

property, and the results of a previous Stage 1 PSI conducted on the site.

* Mr. Tom Skarvig — Building Inspector and Bylaw Enforcer lor the Town of Ladysmith.
M. Skarvig is a long-term resident of the area and could recall the history of the site and the
surrounding area for the past 25 years. He also provided information regarding the history
of the area, and hazardous materials use and storage on the property as well as the

surrounding properties, bascd on personal knowledge and town records.
£ prop ’ I g

$ BC Online websive: huips://www.bconline.gov.be.caf.
7 Thid 5, p. 4.

DAOSSIER 08 0347 MADEONL CMYIROMMENTAL SERVICES LTD.




e P e -]

F—_——:!

i

Latsto =

At b d

n .
[T,

MR. GUY BEZEAU PAGE 7

PRELIMINARY SITE INVESTIGATION - 1130 / 1150 ROCKY CREEK RQAD OCTOBER 31, 2008

® Mr. Gordon Littlejohn — Manager of Timberwest’s director of real estate. Contact was

made with Mr. Littlejohn; however, input was not reccived by the time of the final report

2.5 On-site Inspection

The property was inspected on October 27, 2008. Access to the property was unrestricted
and all of the requested areas were inspected. Site inspection activities were limited to visual
observations of the site and cursory inspections of adjacent properties.

3 Physical Setting and Site Characterization

3.1 Property Setting

The properties are located in the northern limits of the township of Ladysmith, approximately
1km northwest of the downtown core. The properties are situated on a broad bench
approximately 200 m west and upslope of a sawmill along Ladysmith Harbour and are bound
by the E&N Railway and the Trans-Canada Highway to the west, and the Rocky Creek Road

to the east.

1130 Rocky Creck Road located in southern end of the parcel, and is 0.81 ha (2 acres). The
remaining lots (updated property), is located in the central and northern parcel area, and covers
an area of 2.1 ha (5.19 acres). The northern end of the parcel is currently being developed with
cleared land being prepped for foundations, and a single building erected along the northern
boundary of the properties. 1130 Rocky Creek Road consists of shrubs and grasses, with a dirt
road leading from the southern edge of the property to the northern area of the site along the

western, upper slopes.

DOSSIER 08,0347 MADRONE ENVIRCNMENTAL SERVICES LTD.
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PRELIMINARY SITE INVESTIGATION -

FIGURE 2. Overview of property location from 2005 image from GoogleEarth® outlined in red

3.2 Municipal Zoning

The properties are situated within the jurisdiction of the Town ol Ladysimith; the property at 1130
Rocky Creek Road is zoned I-1 and the remaining lots to the north are 1-1A zoned are zoned light
industrial. A zoning map of the area is provided in Figure 3 on next page.

DOSSIH R 08 .O5347 MADROME ENVIRONMEMNTAL SERVICES LTD,
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FIGURE 3. Overview of zoning classifications (I1-A and I-1 in top centre of map). Map source from the
planning and permilting section of the Ladysmith town websile: http://www.ladysmith.ca/index.php

3.3 Physiography and Drainage

The parcel includes an upper benchy area to the west with steep, short fillslopes leading to a
broad benchy arca running to Rocky Creek Road.

A dirt road sits on an upper hench in, and cleared land being prepped for construction on the
lower bench on the eastern side ol the property. The soils on the northern portion of the site
have been reworked during land clearing and construction, with piles and berms of soils
generated from excavation located throughout the central and northern parcel. The upslope
terrain between the road and the railway is slightly irrcgular, with reworked slopes leading to the
narrow railway bed and steeper slopes up to the highway. The railway bed and its fillslope are
not included within the property. The southern area (1130 Rocky Creek Road) has undulating
slopes between 5% to 15% and has not been cleared.

DOSSIER OB 0447 MADRONT ENVIRONMENTAL SERVICES LTD.
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The soils on the site are mapped as a mix of Qualicum, Fairbridge/ Cowichan, and to a lesser
extent, Tolmie'. Qualicum soils are glaciofluvial in nature with typically very gravelling and
well drained. Fiarbridge, Cowichan and Tolmie soils are marine deposits typically silty and
sandy with scasonally perched water tables. The underlying bedrock of the sites is inapped as
the Upper Cretaceous Nanaimo Group, consisting of undivided sedimentary rocks.’ No
bedrock outcrops were observed onsite (sedimentary rocks were observed along steep slopes
leading to Rocky Creek) and there are no mapped coal beds in the area.”

The site is fairly wet, with water {lowing from the upper western slopes to the lower eastern
slopes along Rocky Creeck Road. The lower (eastern) property arca where the land has
recently been leveled displayed evidence of poor to imperfect drainage. A ditch has been
excavated below the dirt road and along the edge of the leveled ground. The water is directed
to an existing grassy ditchlinc along Rocky Creek Road, where it flows into a concrete culvert
and likely into the town's storm water sewer along Rocky Creek Road (a discharge culvert was
not found on the lower edge of Rocky Creek Road).

A small metal pipe culvert was also ohserved in the centre of the property leading from the
fillslope of the road, approximately 1 m below the natural soil depth to the recently excavated
ditch. A small flow of water was entering the excavated ditchline. The southern area of the
site is well to moderately well drained. Minor ponding was observed along the dirt road on
the site, and likely occurs along the lower southeastern corner of the parcel.

The subsurface hydrologic gradient likely reflects the surface topography with a west to east
gradient towards Ladysmith Harbour.

3.4 Groundwater and Surface Water

There is no mapped aquifer at the site; the closest mapped aquifer is located across the Trans-
Canada Highway approximately 50 m — 100 m west and upslope of the site. The mapped
aquifer is rated as low for both productivity and demand, and has moderate vulnerability." The
aquifer material is bedrock, and the subsurface hydrologic gradient likely reflects the surface
topography with a west-southwest to east-northeast gradient towards Ladysmith Harbour.

A search of the Ministry of Environment BC Water Resource Adas returned approximately
17 wells within 500 m’ of the site, and several more beyond. There are no wells mapped as
being located on the property and the closest are 100 m to the cast.

$8oils of Southern Vancouver Islnd mapsheer from the MoE Technical Report #17, Victoria, BC, 1985; and the Soils of
Southeast Vancouver Island Duncan-Nanaimo Area (Mapsheet 92B.091); both ar 1:20000 scale. From the Canadian
Soil Information Sysiem Publications website: http://sis.agr.gc.ca/cansis/intro/html.

? Ministry of Energy, Mines, and Resources Webpage: MapPlace - BCGS Geoscience Map:
hup://webmap.em.gov.be.ca/mapplace/ minpot/begs.clm; accessed Ocrober 27, 2008

"® Ministry of Environment — BC Water Resources Atlas. Webpage:
hsp://srmapps.pov.be.cafapps/wrbe/; accessed October 28. 2008

U 1bid., pp. 7.
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3.5 Climatlc Characteristics

The nearest Environment Canada weather station is Nanaimo A", approximately 5 km north
of the property, at an elevation of 28 m above mean sea level. Records for this station are
available for the 30-year period from 1971 to 2000. Mean annual precipitation was 1163 mm,
with the majority of that falling during October through March. The site may receive slightly

less precipitation than the climate station due to the slightly lower elevation.

4  Current Property Descriptions

The northern and central areas of the parcel (i.e. the updated portion of the properties) is
currently being cleared and prepared for building construction. One, two storey building is
located along the northern property boundary, with the site iminediately south of that being
built on (foundation and wall supports were being built during the site visit). It also appears
that there are two more sites in the central area being prepared for foundations, with the land
mostly leveled and piles of soils surrounded the cleared off areas. The excavated ditch runs
along the back (western) side of the leveled land, leading to Rocky Creek Road. There are
several piles of excavated soils along the leveled land on the lower bench of the property as
well as along the edges of the built road on the upper bench of the property. The piles
consisted of on-site soils, with a mix of sand, silt, and gravels, as well as a few pieces of old
woody debris. There are utility poles that run along the eastern side of Rocky Creek Road,
with one transformer located along the northeastern property boundary.

The southern portion of the property (1130 Rocky Creek Road) remains undeveloped and
consists of grasses, shrubs and a few young trees. The road runs along the upper bench area of

the property, accessing the parcel to the north.

Figure 4 below depicts an overview of current site conditions.

? Bnvironment Canada’s Narional Climate Data and Information Archive - Canadian Climate Normals or Averages 1971-
2000 website: lup://clinute.weatheroffice.cc.pe.ca/climate_normals/index_e.huml. Accessed October 28, 2008

DOSSIER 08 007 MADRONL ENVIRONMEMTAL SERVICES LTD.




MR. GUY BEZEAU PAGE 12
PRELIMINARY SITE INVESTIGATION - 1130/ 1150 ROCKY CREEK ROAD OCTOBER 31, 2008

S clgared and

. L
(lr\-(‘lpputl lan

FIGURE4. Closc up of property and overview of site conditions. 2005 image from
GoogleEarth@

4.1 Municipal Services and Utilitlies

The property has access to a Full level of services but they have not yet been connected. Overhead lines

running along Rocky Creck Road can provide hydro, telephone and cablevision utility services.

4.2 Adjacent Lands

"The properties are located in an industrial and service commercial neighbourhood. Land to the
north includes a sinall park area with a decply incised stream, and just north of the park is a
new building with the business Laurie Hatton and Company (hearting, air conditioning,
ventilation) warchouse. To the east are in forestry use (undeveloped second growth timber)
with marina lands further east along Ladysmith Harbour. To the south and west, across the
Trans Canada Highway, are residential, spot commercial, rural residential and vacant
residential properties. The new Home Hardware store, a card lock gas station and public
mmarina docks are located across and at the end of Ludlow Road, south-southeast of the

l)l'operty.
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5  Site Utilization History

The utilization and general history of the site was reconstructed based on air photo review,
land title information, and personal interviews, and from information in the original report.

Updated Properties (1132, 1134, 1138, 1140, 1146 and 1154)

Previous to the current owners, IBR Bio-Recovery (Van Is.) Ltd. owned the property since
August 2002. Prior to IBR’s purchase, there had been no development or changes to the
property, and there were no structures built on-site. Previous to the current property
configuration, the site was split into two parcels in 1999, and registered to various registered
companies and private owners. (See Appendix B for Historical Land Titles.)

Previous owners ol the site(s) include:

e BC Transportation Financing Authority (1999—-2000)
® TimberWest Forest Limited (1994-1999)

e Elk Falls Wood Products Limited (1993--1994)

¢ Crown Forest Industries Limited (1984-1993)

s  Crown Zellerbach Canada Limited and Crown Zellerbach Buildjng Materials Limited
(19641984)

® Comox Logging and Railway Company (both parcels from 1943-1964 and 1956-1964)
e  Vacuum Wool Limited (1942-1943; one parcel only)

e Canadian Collieries (Dunsmuir) Limited (one parcel only, 1917-1943; sold to Comox
Logging in 1943)

New Property (1130 Rocky Creek Road)

The properly located at 1130 Rocky Creek Road, was owned by BC Transportation Financial
Authority from 1999 to 2004, when the current owner purchased the land. Previous to the
amalgamation in 2000, the property was split into four separate lots, two of which are part of
the northern parcel area, and the other two being located at the current location of 1130
Rocky Creek Road. Previous to the current ownership of this property, the lot was owned by
a few tinber companies, and was likely tied to the usage of the adjacent northern properties.
These companies included; Timberwest — Elkfalls Wood Products Ltd. — Crown Forest
Industries — Crown Zellerbach Buildings Materials L.td. — Comox Logging Company. As with
the adjacent northern properties, this site was also owned by Vacuum Wool.

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD.
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Site History

Since the early 1900s, the land surrounding the property has been continually developed to
what it is today. The railway adjacent to the site was in use during the turn of the century, and
coal products were transported to docking bays along the harbour.

This is seen by land ownership by coal industry companies such as Collieries (Dunsmuir)
Limited and Vacuum Wool between 1917 and 1943. According to Mr, Skarvig, a housing
camp for immigrant coal workers was located immediately east of the property, and a small
rail yard was located immediately south of the site during the coal dock and barging days. At
the area south of the site, train cars were parked when not in use, and ash dumps from coal

trains were periodically created.

In the early 1930s, coal mining and shipping in the Ladysmith area ceased, and logging took
over as is indicated by the various logging companies owning the property between 1943 and
1999. Sawmills along the harbour were built, and trains and trucks began hauling timber to
the waterfront via access roads near and along the site. A few decades later, access roads for
logging trucks were built from the old Island Highway to waterfront docks and sawmill
(currently operated by West Fraser Timber Co.), which included the old road on the site
being investigated.

Commercial, industrial, and residential development surrounding the site began to grow in
the carly 1950s. The lsland Highway adjacent to the site was upgraded in the mid-1990s, and
Rocky Creek Road was built in the late 1990s (vepresented hy owmership by BC
Transportation Financing Authority, tied to the Ministry of Transportation and Highways).
Throughout this period, the site being investigated was never developed or used in conjunction
with any adjacent development. The current land owners harvested the timber on the site
approximately three years ago; since then, the site has remained undeveloped.

6 Past and Present Practices on the Site

Past activities on the properties include the use of the road on the site, land clearing, and
timber harvesting. The northern end of the Pal'ccl is currently being developed.

6.1 Potential Hazardous Materials

According to interviews with knowledgeable persons, and until recently, the site has never
been developed, there are no potentially hazardous materials that have been, or are currently

used or stored on the site.

6.1.1 Onsite Construction

According to the client, there has been no storage of any hazardous materials on site during
construction (i.e., fuel for machines etc.) and there have been no major leaks or spills during

the process.

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD.
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6.1.2 Power Transformers

The transformer located in the along the northeastern edge of the property is marked with a
white circle, indicating that it has been tested to have less than 50 ppm of polychlorinated
biphenyl (PCB) content, which is below allowable concentrations.

6.1.3 Rall Line

As no changes are evident to the track area (i.e. single track with commuter and freight train
use periodically), it is likely that practices have remained the same.

6.2 Waste Management

With the exception of the minor occurrence of scattered refuse along the perimeter of the
P g P

properties, there are no hazardous materials on site. Timber on the property was harvested a few

years ago, so any waste from harvesting practices was likely confined to minor fluid leaks.

7 Assessment of Possible Contamination

7.1 Recorded Occurrences of Contamination

Information from the BC Online Site Registry search” indicated that there have been no
recorded occurrences of confirmed contamination on the property. The Site Registry search
found four sites (one new site from when the original report was completed) within a 500 m
radius of the properties that had records of contamination. Refer to Appendix C for copies of
the Site Registry search documents.

7.2 Potential On-site Sources of Contamination

The past use and current developments on the properties have unlikely to have resulted in
significant soil or groundwater contamination, and there are no recorded occurrences of
contamination on the properlies.

Consequently, there is low likelihood that PCOCs exist on the site.

" BC Online Site Registry Search website: Lintps://www .beonline.gov.be.ca/site_reg.himl (Accessed
June 15, 2008)
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7.3 Migration of Contamination from Adjacent Propertles

The search of the BC Environmental Site Registry within an area with a 500 m radius of the
site being inspected revealed three know entries, and 1 new entries.

o 840 First Avenue (Site 1D 5775)

¢ 209 Symonds Street (Site [1> 3034)
e 1152 Trans-Canada Highway (Site ID 1701)
e 728 Esplanade Street (Site II> 6836) — New Entry since original report

The business of Big-O Tires is located at 840 First Avenue in Ladysmith, with contamination
located necar the southeast corner of the intersection of First Avenue and French Street, along
the south side of and adjacent to the Big-O store. The store is located approximately 800 m
southwest and downslope of the property being assessed. The type of contamination is
unknown; however, the site was registered on September 2, 1999 and removed on March 17,
2000, and has a status of inactive with no further action warranted.

The second site located at 209 Symonds Street was registered on October 7, 1937 and has a
status of inactive with no further action warranted. The property is stated as being a small site
with simple contamination. This site is located approximately 750 m southwest and
downslope of the property being assessed.

Ladysmith Car Care is currently located at 1152 Trans-Canada Highway, which is directly
west and across the highway from the site being investigated. The property was the site of a
Petro-Canada Service Station previous to the current business, and was subject to a site
investigation in 1995. A remediation plan and a site decommissioning review were also
submitted in 1995 based on the presence of underground and above-ground storage tanks. The
detailed report states that the site was registered on November 25, 1997, updated on
August 13, 2004, and the detail removed August 13, 2004. The record status is listed as active
and under assessment; however, there does not appear to be remediation going on at the
current business. It is unknown il contaminants migrated off this property. To reach the site
currently under investigation, contaminants migrating southeast from the old Petro-Canada gas
station towards the study area would have to run under the ‘Trans-Canada Highway, and likely
would have been intercepted by ditchlines. In 1999, Thurber Engineering conducted a Stage 1
assessment' of the properties downslope of the T rans-Canada Highway in connection with the

highway upgrading.

" Thurber Engineering Lad. 1999, Property Located Between Trans-Canadu Highway and Rocky Creek Road Ladysmnith,
BC. Environmental Site Assessment. Prepared for the BC Ministry of Transportation and Highways.
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Their assessment included the property assessed in this current report. They concluded, with
respect to the old Petro-Canada Station’s potential for contamination, that “the ground
condition and physical geometry of the area indicates that the potential of contaminants
migration from these sites to the subject property is low.”

The property located at 738 Esplande Street (Site ID 6836), is approximately 850 m to the
southwest of the properties, and is the site of a Shell Gas Station. According to the detailed site
registry report, the site is active and under remediation with complex contamination.

Activities reported for this site include:

® 2000 — Notice of Independent Remediation Initiation submitted by Morrow
Environmental Consultants Inc (Morrow) for the Shell Service Station on behalf of Shell
Canada Products Limited.

e 2001
¢ Morrow complete a supplementary site invcstigation and a remedial action plan
for the site.

0 2001 — An Approval in Principle Requested by Shell Canada (i.e. to carry out the

remedial action plan).

0 2001- Detailed Site Investigation Report Internal review requested by Shell
Canada.

» 2003 — Approval in Principle issued
o Site updated and removed from the Site Registry in June of 2003.

The site was removed from the registry, and since, no follow-up reports have been submitted
to the Ministry of Environment. This, and given the likely hydrologic gradient towards
Ladysmith Harbour (east and away from the properties being investigated); it is unlikely that
contaminants have migrated to the properties being investigated.

We conclude from this that there is low likelihood of contamination migrating from nearby
properties onto the subject site.

7.4 Migration of Contamination to Adjacent Properties

It is unlikely that if PCOCs were generated by the fire, they would have been contained on the
concrete or asphalt, and not directly exposed to the soil or water for a substantial amount of
time in which they could be transported in large volumes offsite. No evidence was discovered
that would lead to the conclusion that onsite activities and materials usage would result in

contamination of adjacent properties.

DOSSIER 08.0347 MADRONE ENVIRONMENTAL SERVICES LTD.




R
LI

H
%
S

[EEREE

L/M i

MR. GUY BEZEAU PAGE 18
PRELIMINARY SITE INVESTIGATION - 1130 / 1160 ROCKY CREEK ROAD OCTOBER 31, 2008

8 Conclusions and recommendations

Based on evidence produced by this Stage 1 PSI, Madrone concludes the following with
respect to potential contamination on the site:

1 There is a low likelihood that current practices on the property since the original report
prepared (2006) have caused significant contamination of soil or groundwater.
2 There is a fow likelihood of contaminants migrating onto the site from nearby properties.

3 Based on the foregoing, we conclude that no other further investigations are warranted.

Reviewed b

Prepared by:

Wanda Miller, B. Sc., G.LT., A. Ag. Ken Hugligs-Adams, M. Eng., P. Eng.
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9 Limitations

An environmental site investigation can reduce, but not wholly eliminate uncertainty
regarding the potential for contamination at a site, given reasonable limits of time and cost,
Madrone Environmental Services Ltd. (Madrone) has conducted this investigation and
prepared this report in a manner consistent with the level of care normally exercised by
environmental professionals currently practicing in the area under similar conditions and
budgetary constraints. No other warranties, either cxpressed or implied, are made. If
unexpected environmental conditions are encountered on the site, Madrone must be notified
in order that we may determine if inodifications to our findings are necessary.

The findings of this investigation and report are based in part on information provided to
Madrone by the client and other individuals or organizations, as referenced in this report.
While Madrone believes that this information was provided in good faith, and has attempted to
verify the information where practical, Madrone does not accept any responsibility for any
inaccuracies, deficiencies, or omissions contained in this report, based on the use of this

information.

The findings of this investigation and report are based in part on Madrone’s visual observations
of environmental site conditions. Our opinion cannot be extended to portions of the site that
were unavailable for direct observations due to circumstances reasonably beyond Madrone's
control. Madrone investigated environmental conditions on the site only with vespect to
environmental regulations currently in effect within the applicable jurisdiction.

Madvone has prepared this report for the exclusive use of its client, Mr. Guy Bezeau (the client).
This report is intended to assist the client in a business decision. The liability of the site, if any,
is not transferred to Madrone, and Madrone makes no recommendation regarding the

purchase, sale, or investinent in the property.

Any third-party use of this report, or reliance placed on it, or decisions taken based on it, is
the responsibility of such third parties. Madrone accepts no responsibility for any damages
sulfered by any other such third party, or any claims made by any other such third party as a
result of decisions made or actions taken, based on this report.
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MAP 1. Properly Survgy Plan Overview with 1130 highlighted. Survey provided by the client from
Cunningham & Rivard Appraisals document
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MAP 2. Property located at 1130 Rocky Creek Road ({from Cunningham & Rivard Appraisals document)



ENLARGED EXCERPT OF VIP71248

MAP 3. Enlarged view of property at 1130 Rocky Creek Road (from Cunningham & Rivard Appraisals
document)
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MAP 4. Updated properly located at 1132 to 1154 Rocky Creek Road (from Cunningham & Rivard Appraisals

document)
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MAP 5. Property Survey Plan Overview for updated lots. Survey provided by the client from Cunningham &

Rivard Appraisals document
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|
TITLE SEARCHES ADDENDUM 4-1
F Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:12:38
aquestor: (PA75444) CUNNINGHAM & RIVARD APPRAIS, (NANAIMO)LTD Page: 001
El TITLE - CA711947
VICTORIA ~_  LAND TITLE OFFICE TITLE NO: CA711947

" FROM TITLE NO: FB127409

RPPLICATION FOR REGISTRATION RECEIVED ON: 28 FEBRUARY, 2008
ENTERED: 05 MARCH, 2008

g ot .‘r‘" I,

7 REGISTERED OWNER IN FEE SIMPLE: _

ISLAND POINTE MORTGAGE CORPORATION, INC,NO. BC0427161
PO BOX 970, 1123 CAREY PLACE : :
LADYSMITH, BC

VaG 17

e

P S

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTICON OF LAND:
PARCEL IDENTIFIER: 027-329-135
LOT 1 DISTRICT LOT 38 COYSTER DISTRICT PLAN VIP84189

el

LEGAL NOTATIONS:

Ttz

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
2 GOVERNMENT ACT, SEE EP96966

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

{  :EPTIONS AND RESERVATIONS
476300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300

REMARKS: AFB 9.693.7134A,
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 309208

UNDERSURFACE RIGHTS

D23415 1975-01~27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA

D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 379783I) SEE 325303G

STATUTORY RIGHT OF WAY

(

CONTINUES OM PAGE 002

Cunningham & Rivard Appraisals (Nanaimo} Lid. NF8449

AT




TITLE SEARCHES ADDENDUM 4-2
- .
! Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Pime: 15:12:38
3 Requestor: (PA75444)  CUNNINGHAM & RIVARD APPRATS. (NANAIMO)LTD Page: 002
TITLE - CA711947
EP65431 2000-08-03 12:20
L] REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATIONS (B.C,)} INC.
] INCORPORATION NO. A51167
| EP65431
H REMARKS: INTER ALIA
PART
MORTGAGE _
FAO6121 2006-08-08 09:30
REGISTERED OWNER OF CHARGE:
S| BIRCHWOOD ESTATES LTD,
| INCORPORATION NO. 658152
4 FAO6121
REMARKS: INTER ALIA
i
{  STATUTORY RIGHT OF WAY H
4 FB63893 2007-06-25 11:36 s
REGISTERED OWNER OF CHARGE:
x BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
. FB63893
REMARKS: INTER ALIA i
. STATUTORY RIGHT OF WAY |
3 FB63894 2007-06-25 11:36
H ( REGISTERED OWNER OF CHARGE:
: TELUS COMMUNICATIONS INC.
2 ' FR63894
REMARKS: INTER ALIA :
5
PRIORITY RGREFMENT !
FB63895 2007-06-2% 11:36
REMARKS: INTER ALIA
GRANTING FB63893 PRIORITY OVER FA96121
PRTORITY AGREEMENT
FB63896 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63894 PRIORITY OVER FA%6121
COVENANT 4
FB127414 2007-12-07 11:52
REGISTERED OWNER OF CHARGE:
TOWN OF LADYSMITH
FB127414
REMARKS: INTER ALIA
PRIORITY AGRFEEMENT
FR127415 2007-12-07 11:52
REMARKS: INTER ALIA
GRANTING FB127414 PRIORITY OVER
{ CR527828, CA527829 AND FA96121
" MORTGAGE
( CONTINUES ON PAGE 003 !
; i
S . - |
C“{ Cunningham & Rivard Appraisals (Nanalmo) Lid. NF8449 5
i
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TITLE SEARCHES

Date: 08/07/31 TITLE SEARCH PRINT -~ VICTORIA
Requestor: (PA75444) CURNINGHAM & RIVARD APPRATS, (NANAIMO)LTD
TITLE - CA711947
FR149798 2008-02-28 14:57
REGISTERED OWNER QF CHARGE:
LADYSMITH & DISTRICT CREDIT UNION

FB149798
REMARKS: INTER ALIA

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTI
DUPLICATE INDEFEARSIBLE TITLE:.NONE OUTSTANDING

TRANSFERS: NONE

PENDING APPLICATICNS: NONE

**%* CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN *#&*

ADDENDUM 4-3

Time: 15:12:38
Page: 003

ON 28, L.T.A."

a Cunningham & Rivard Appraisals (Nanaimo) Lid.
\ .

NF8449




P e y)

TITLE SEARCHES

ADDENDUM 4-4

Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:00

Requestor: (PA75444) CUNNINGHAM & RIVARD APPRAIS. {NANAIMO)LTD Page:

TITLE - CA711%48

VICTORIA  LAND TITLE OFFICE TITLE NO: CA711948

'FROM TITLE NO: FB127410

RPPLICATION FOR REGISTRATION RECEIVED ON; 28 FEBRUARY, 2008
ENTERED: 05 MARCH, 2008

REGISTERED OWNER IN FEE SIMPLE!:
ISLAND POINTE MORTGAGE CORPORATION, INC.NO. BC0427161
PO BOX 970, 1123 CBREY PLACE
LADYSMITH, BC
Y9G 1A7

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND;
PARCEL IDENTIFIER: 027-329-143
LOT 2 DISTRICT LOT 38 OYSTER DISTRICT PLAN VIP84189

LEGAL NOTATIONS:

THI1S TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE EP96966

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMQ RAILWAY COMPANY
M76300
REMARRKS: AFB 9.69%3,7434n,
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGHTS
1070956 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 30920N

UNDERSURFACE RIGHTS

D23415 1975-01-27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA

D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 3797831} SEE 325303¢G

STATUTORY RIGHT OF WAY

CONTINUES ON PAGE 002

001

a Cunningham & Rivard Appraisals (Nanaimo) Ltd,

N

NF8449
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TITLE SEARCHES ADDENDUM 4-5
pate: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:01
Requestor: (PA75444) CUNNINGHAM & RIVARD APPRAIS. (NANAIMO)LTD Page: 002
' ) ’ ' "TITLE - CA711948
EP65431 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATIONS (B.C.) INC.
INCORPORATION NO. AS51167
EP65431
REMARKS: INTER ALIA
PART
MORTGAGE
FA96121 2006-08-08 09:30
REGISTERED OWNER OF CHARGE:
BIRCHWOOD ESTATES LTD.
INCORPORATION NO. 658152
FAG6121
REMARKS: INTER ALIA
STATUTORY RIGHT OF WAY
FB63693 2007-06-25 11:36
REGISTERED OWNER OF CHARGE:
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
FB63893
REMARKS: INTER ALIA
STATUTORY RIGHT OF WAY
FB63894 2007-06-25 11:36
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATIONS INC.
FB63894
REMARKS: INTER ALIA
PRIORITY AGREEMENT
FB63895 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63893 PRIORLTY OVER FA96121
PRIORLTY AGREEMENT
FD63896 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63894 PRIORITY OVER FAOG121
COVENANT
FB127414 2007-12-07 11:52
REGISTERED OWNER OF CHARGE:
TOWN OF LADYSMITH
FB127414
REMBRKS: INTER ALIA
PRIORITY AGREEMENT
FB127415 2007-12-07 11:52
REMARKS: INTER ALIA
GRANTING FB127414 PRIORITY OVER
CAS527828, CAS527829 AND FA96121
MORTGAGE ’
!
'\s
@ Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF8449
N\




TITLE SEARCHES ADDENDUM 4-6

n CONTINUES ON PAGE 003

pate: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:01
Requestor; (PA75444) CUNNINGHAM & RIVARD APPRAIS. {NANAIMO)LTD Page: 003
TITLE - CA711948

T FB149798 2008~02-28 14:57

! REGISTERED OWNER OF CHARGE:

? LADYSMITH & DISTRICT CREDIT UNION
FB149798

REMARKS: INTER ALIA

PRICRITY AGREEMENT
FB149799 2008-02-28 14:57
g@ REMARKS: INTER ALIA
!ﬁ GRANTING FB149798 PRIORITY OVER FA96121
"CAUTION - CHARGES MAY NOT APPERR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
I
:i DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING
TRANSFERS: NONE
PENDING APPLICATIONS: NONB

*4%% CURRENT INFORMATION ONLY - NO CARNCELLED INFORMATION SHOWN *#*

a Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF8449

N
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TITLE SEARCHES

TITLE SEARCH PRINT - VICTORIA
CUNNINGHAM & RIVARD ARPPRAXS. (NANATHMO)LTD
TITLE - CR711949

~ate: 08/07/31
lequestor: (PR75444)

CA711949
FB127411

TITLE NO:
PITLE NO:

VICTORIA LAND TITLE OFFICE

FROM

APPLICATION FOR REGISTRATION RECEIVED ON:
ENTERED!

28 FEBRUARY, 2008
05 MARCH, 2008

REGISTERED OWNER IN FEE SIMPLE:
ISLAND POINTE MORTGAGE CORPORATION,
PC BOX 970, 1123 CAREY PLACE
LADYSMITH, BC
V9G 1A7

INC.NO. BC(C427161

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 027-329-151
LOT 3 DISTRICT LOT 38 OYSTER DISTRICT PLAN VIPE4189

LEGAL NOTATIOMNS:

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE EP96966

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUNMBER DATE TIME
-{CEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANATMO RAILWAY COMPANY
M76300
REMARKS: AFB 9,693,7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATION S3EE
ORIGINAT GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:!:
VACUUM WOOL LIMITED
1070956G
REMARKS: DD 30920N

UNMDERSURFACE RIGHTS
D23415 1975-01-27 08;10
REGISTERED OWNER OF CHARGE:
HER MRJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 3797831) SEE 325303G :

STATUTORY RIGHT OF WAY

CONTINUES ON PAGE 002

Time:

Page:

ADDENDUM 4-7

15:13:19

001

E Gunningham & Rivard Appraisalé {Nanaimo} Lid.
N

NF8449




TITLE SEARCHES ADDENDUM 4-8
ol
bDate: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:19
"Requestdr; (PA75444) CUNNINGHAM & RIVARD APPRAIS. (NANAIMO)LTD Page: 002
_2 TITLE -~ CA7T11949 :
j EP65431 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATIONS (B.C.) INC,
! INCORPORATION NO. A51167
 § EP65431 .
REMARKS: INTER ALIA
- PART
%% HMORTGAGE
FAS6121 2006-08~08 0%:30
. REGISTERED OWNER OF CHARGE:
EE BIRCHWOOD ESTATES LTD,
4 INCORPORATION NO. 658152
FA96121
I REMARKS: INTER ALIA
B STATUTORY RIGHT OF WAY
FB63893 2007-06-25 11:36
- REGISTERED OWNER OF CHARGE:
s BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
FB63893
REMARKS: INTER ALIA
i STATUTORY RIGHT OF WAY
Ls ( FB63894 2007-06-25 11:36

REGISTERED OWNER OF CHARGE:
4 TELUS COMMUNICATIONS INC.
i FB63894
F REMARKS: INTER ALIA

PRTORITY AGREEMENT
FB63895 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63893 PRIORITY OVER FAS6121

PRIORITY AGREEMENT
FB63896 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63894 PRIORITY OVER FA96121

COVENANT
FB127414 2007-12-07 11:52
REGISTERED OWNER QF CHARGE:
TOWN OF LADYSMITH
FB127414
REMARKS: INTER ALIA

PRIORITY AGREEMENT
FB127415 2007-12-07 11:52
REMARKS: INTER ALIA
- GRANTING FB127414 PRIORITY OVER
CA527828, CAL27829 AND FA96121

MORTGAGE

( CONTINUES ON PAGE 003

a Cunningham & Rivard Appraisals (Nanalmo) Ltd. NF8449
N .
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TITLE SEARCHES ADDENDUM 4-9
Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:19
Requestor: (PA75444) CUNNINGHAM & RIVARD APPRAIS. (NANAIMO)LTD Page: 003

TITLE - CA711949
FB149798 2008-02-28 14:57
REGISTERED OWHER OF CHARGE:
LADYSMITH &, DISTRICT CREDIT UNION
FB149798
REMARKS: INTER ALTA
PRIORITY AGREEMENT
FB149799 2008-02-28 14:57
REMARKS: INTER ALIA
GRANTING FB149796 PRIORITY OVER FA96121
"CAUTION - CHARGES MAY WOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE QUTSTANDING
TRANSFERS: NONE
PENDING APPLICATIONS: NONE

#%% CURRENT INFORMATION ONLY - NO CANCELLED INFOCRMATION SHOWN **+*

@ Cunningham & Rivard Appraisals (Nanaimo) Lid. NF8449

N




TITLE SEARCHES ADDENDUM 4-10

T ~te: 08/07/31 TITLE SEARCH PRINT - VICTORIA Pime: 15:13136
H( aquestor: {PA75444) CURNINGHAM & RIVARD APPRAIS. (NANAIMOQ)LTD Page: 001
TIPLE -~ CA711950
VvICTORIR LAND TITLE OQFFICE - PITLE NO: CAT711950
T FROM TITLE NO: FB127412

APPLICATION FOR REGISTRATION RECEIVED CN: 28 FEBRUARY, 2008
ENTERED: 05 MARCH, 2008

i} REGISTERED OWNER IN FEE SIMPLE:

P4 ISLAND POINTE MORTGAGE CORPORATION, INC.NO. BCO4271861
PO BOY 570, 1123 CAREY PLACE

Py LADYSMITH, BC

E: VoG 1A7

TAXATION AUTHORITY:
£7 TOWN OF LADYSMITH

1%

{3 DESCRIPTION OF LAND:

PARCE], IDENTIFIER: 027-329-160

LOT 4 DISTRICT LOT 38 OYSTER DISTRICT PLAN VIPB4189

4  LEGAL NOTATIONS:

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE EP96366

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

LKCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHRRGE:
ESQUIMALT AND WANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.7434R,
FOR ACTUAL DATE AND TIME OF REGISTRATICN SEE

ORIGINAL GRANT FROM E & N RATLWAY COMPARY

UNDERSURFACE RIGHTS
1070956 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
YACUUM WOOI, LIMITED
1070956
REMARKS: DD 30920N

UNDERSURFACE RIGHTS
p23415 1975-01-27 08:10
REGISTERED OWNER OF CIHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALTA, ASSIGNMENT OF 195198G (DD 74B40N

BND 3797831} SEE 325303G

: STATUTORY RIGHT OF WAY

CONTINUES ON PAGE 002

Gunningham & Rivard Appraisals {Nanaimo) Lid. NF8449




ﬂ TITLE SEARCHES ADDENDUM 4-11
Ill
[E pate: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:36
Requestor: (PA75444) CUNNINGHAM § RIVARD RPPRAIS. (NANAIMO}LTD Page: 002

TITLE - CA711850

=

EP55431 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:

[ TELUS COMMUNICATIONS (B.C.) INC,
i INCORPORATION NO. A51167 |
i EP65431 :
REMARKS: INTER ALIA
i1 ' PART
L F
't MORTGAGE
FA96121 2006-08-08 09:30
'3 REGISTERED OWNER OF CHARGE:
Hé BIRCHWOOD ESTATES LTD.
H INCORPORATION HO. 658152
FA96121

B REMRRKS: INTER ALIA

i STATUTORY RIGHT OF WAY
FB63893 2007-06-25 11:36
REGISTERED OWNER OF CHARGE!:
BRITISH COLUMBTA HYDRO AND POWER AUTHORITY .
FB63803. :
REMARKS: INTER ALIA

. STATUTORY RIGHT OF WAY
" { 'B63894 2007-06-25 11:36
) REGISTERE]) OWNER OF CHARGE:
TELUS COMMUNICATIONS INC,
FB63894
REMARKS: INTER ALTA

PRIORITY AGREEMENT
¥B63895 2007-06-25 11:36

REMARKS: INTER ALIA
GRANTING FB63893 PRIORITY OVER FA96121

"PRIORITY AGREEMENT
FB63896 2007-06-25 11:36

REMARKS: INTER ALIA
GRANTING FBG63894 PRIORITY OVER FA96121

COVENANT
FB127414 2007-12-07 11:52
REGISTERED OWNER OF CHARGE:
i POWN OF LADYSMITRH
FB127414
REMARKS: INTER ALIA

PRIORITY AGREEMENT
FB127415 2007-12-07 11:52

REMARKS: INTER ALIA
GRANTING FB127414 PRIORITY OVER

CA527828, CA527829 AND FA96121

MORTGAGE
( CONTINUES ON PAGE 003

—— e oy
cunningham & Rivard Appraisals (Nanaimo) Lid. NF8449




ﬂ TITLE SEARCHES ADDENDUM 4-12
{g

1 Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Tima: 15:13:36

]

i-g Requestor: (PA75444) CUNNINGHAM & RIVARD APPRAIS, (NANAIMO)LTD page: 003

TITLE ~ CA711950

FR149798 2008-02-28 14:57
REGISTERED OWNER OF CHARGE:
LADYSMITH & DISTRICT CREDIT UNION
FB149798
2 REMARKS: INTER ALIA

PRIORITY AGREEMENT
FB149799 2009-02-28 <14:57
REMARKS: INTER ALIA
GRANTING FB149798 PRIORITY OVER FA96121

"CADTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY, SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING
TRANSFERS: NONE
PENDING APPLICATIONS: NONE

**+ CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***

Cunningham & Rivard Appraisals (Nanaimo) Lid. NF8449
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n TITLE SEARCHES ADDENDUM 4-13
|
Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Timet: 15:13:54
ﬁ( Requestor: {PA75444) CUNNINGHAM & RIVARD APPRAILS. (NANAIMO)}LTD Page: 001
! TITLE - CA711951

VICTORIA " LAND TITLE OFFICE ' TITLE NO: CA711951
FROM TITLE NO: FB127413

[ APPLICATION FOR REGISTRATION RECEIVED ON: 28 FEBRUARY, 2009
ENTERED: 05 MARCH, 2008

REGISTERED OWNER IN FEE SIMPLE:
ISLAND POINTE MORTGAGE. CORPORATION, INC.NO, BC0427161
PO BOX 970, 1123 CAREY PLACE
LADYSMITH, BC
VoG 1A7

TAXATION AUTHORITY:
TOYN OF LADYSMITH

P DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 027-329-178
LOT 5 DISTRICT LOT 38 OYSTER DISTRICT PLAN VIP84189

i LEGAL HOTATIONS:

THIS TITLE MAY BE AFFRCTED BY A PERMIT UNDER PRRT 26 QOF THE LOCAL
GOVERNMENT ACT, SEE EP96966

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

(. "EXCEPTIONS AND RESERVATIONS
M76300
. REGISTERED OWNER OF CHARGE!
ESQUIMALT AND NAMAIMO RAILWAY COMPANY
M76300
REMARKS: AFD 9.693.7434A,
¥OR ACTUAL DATE AND TIME OF REGISTRATION SEE
ORIGIRAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
’ 107095G
REMARKS: DD 30920N

UNDERSURFACE RIGHTS

n23415 1975-01-27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIR

D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 1951986 . (DD 74848N
AND 3790783I) SEE 3253036

STATUTORY RIGHT OF WAY

CONTINUES ON PAGE 002

Gunningham & Rivard Appraisals (Nanaimo) Lid. NF8449




wmg

TITLE SEARCHES

Date: 08/07/31 . TITLE SEARCH PRINT -~ VICTORIA .
Requestor: (PE75444) CUNNINGHAM & RIVARD APPRAIS, {(NANAIMO)LTD
TITLE - CA711951 :

EP65431 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATIONS (B.C.,} INC,
INCORPORATION NO, A51167

EPG5431 .
REMARKS: INTER ALIA
PART
MORTGAGE
FAG6121 2006-08-08 05:30

REGTISTERED OWNER OF CHARGE:
BTRCHWOOD ESTATES LTD.
INCORPORATION NO. 658152

FA96121

REMARKS: INTER ALIA

STATUTORY RIGHT OF WAY
FB63893 2007-06-25 11:36
REGISTERED OWNER OF CHARGE:
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
FB63893
REMARKS: INTER ALIA

STATUTORY RIGHT OF WAY
FB63894 2007-06-25 11:36
REGISTERED QWNER OF CHARGE:
TELUS COMMUNICATIONS INC.
) FB63894
REMARKS: INTER ALIA

PRIORITY AGREEMENT
FB63895 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63893 PRIORITY OVER FA96121

PRIORITY AGREEMENT
FB638S6 2007-06-25 11:36
REMARKS: INTER ALIA
GRANTING FB63894 PRIOQRITY OVER FA96121

COVENANT
FB127414 2007-12-07 11:52
REGISTERED OWNER OF CHARGE:
TOWUN OF LADRYSMITH 7
F127414
REMARKS: INTER ALIA

PRIORITY AGREEMENT
FB127415 2007-12-07 11:52
REMARKS: INTER ALIA
GRANTING FB127414 PRIORITY OVER
Ch527828, CA527829 AND FA96121

MORTGAGE

CONTINUES ON PAGE 003

Time: 15:13:55

Page:

ADDENDUM 4-14

002

Cunningham & Rivard Appraisals {Nanaimo} 1.{d.

NF8449




TITLE SEARCHES ADDENDUM 4-15

Date: 08/07/31 TITLE SEARCH PRINT - VICTORIA Time: 15:13:55
Requestor: (PA75444) CUNNINGHAM & RIVARD APPRALS. (NANAIMO}LTD Page: 003
TITLE - CA711951

FB149798 2008-02-28 14:87
REGISTERED OWNER OF CHARGE:
LADYSMITH & -DISTRICT CREDIT UNION
FB149798
REMARKS: INTER ALIA

PRIORITY AGREEMENT
FB149792 2008-02-28 14:57
REMARKS: INTER ALIA
GRANTING FB149798 PRIORITY OVER FA96121

‘"CAUTION — CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTICN 28, L.T.A,"

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING
TRANSFERS: NONE
PENDING APPLICATIONS: NONE

*%x CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN **#

Cunningham & Rivard Appraisals (Nanaimo) Ld.

NF8449




i A 724§
/5//‘7 7’7777
( /
i, it

N Y Y

T / ol oW T75
V4 /fiﬁdj N obo? 7/ 4 / 15
e #i0] / I
A TM; ¢n [l

7! 1417




e T

R

el

Date: 08/10/21 TITLE SEARCH PRINT - VICTORIA Time:

09:45:16

Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001

TITLE - EW74488

VICTORIA LAND TITLE OFFICE TITLE NO: EW74488
FROM TITLE NO: EP70322

APPLICATION FOR REGISTRATION RECEIVED ON: 15 JUNE, 2004
ENTERED: 30 JUNE, 2004

REGISTERED OWNER IN FEE SIMPLE:
G-FORCE AUTOMOTIVE LTD., INC.NO., 694,309,
BOX 31
PORT MCNEILL, BC
VON 2RO

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 024-839-370
LOT A& DISTRICT LOTS 24 AND 38 OYSTER DISTRICT PLAN VIP71248

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATICON SEE
ORIGINAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUDUM WOOL LIMITED
1070956
REMARKS: DD 30920N

UNDERSURFACE RIGHTS

D23415 1975-01-27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA

D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 185198G (DD 74848N
AND 379783I) SEE 325303G

STATUTORY RIGHT OF WAY

CONTINUES ON PAGE 002




Date: 08/10/21 TITLE SEARCH PRINT - VICTORIA Time: 09:45:17
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 002
TITLE - EW74488

e "

EL137728 1997-12-02 09:31
( REGISTERED OWNER OF CHARGE:
TIMBERWEST FOREST CORP.
INCORPORATION NO. 0535950
FB45421
REMARKS: AREA A IN PLAN VIP66364

il

STATUTORY RIGHT OF WAY
EPE5430 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
BRITTSH COLUMBIA HYDRO AND POWER AUTHORITY

s

EP65430
REMARKS: INTER ALIA
PART

STATUTORY RIGHT OF WAY
EP65431 2000-08-03 12:20
: REGISTERED OWNER OF CHARGE:
P TELUS COMMUNICATIONS (B.C.) INC.
INCORPORATION NO. A51167

EP65431
REMARKS: INTER ALIA
PART

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS: NONE

PENDING APPLICATIONS: NONE

*+%* CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ok
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Date: 08/10/21 TITLE SEARCH PRINT - VICTORIA Time:

09:45:16

Requestor: (PI5B8053) BURNS REGISTRY SERVICES LTD. Page: 001

TITLE - EP70322
SECTION 98 LAND TITLE ACT

VICTORIA LAND TITLE OFFICE TITLE NO: EP70322
FROM TITLE NO: EN105884
EN38535
ENB7939 X
EP351

APPLICATION FOR REGISTRATION RECEIVED ON: 22 AUGUST, 2000
ENTERED: 07 SEPTEMBER, 2000

TITLE CANCELLED:; 30 JUNE, 2004

REGISTERED OWNER IN FEE SIMPLE:
BC TRANSPORTATION FINANCING AUTHORITY
SUITE 300 - 940 BLANSHARD STREET
VICTORIA, BC
VBW 3F6

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 024-833--370
LOT A DISTRICT LOTS 24 AND 38 OYSTER DISTRICT PLAN VIPY1248

LEGAL NOTATIONS:

SURJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693,7434A,
FOR ACTUAI DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRBNT FROM E AND N RALILWAY COMPANY

UNDERSURIFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 309Z0N

UNDERSURIFFACE RIGHTS

D23415 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:

CONTINUES ON PAGE 002
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Date: 08/10/21 TITLE SEARCH PRINT - VICTORIA Time: 09:45:17
Requestor: (PI58053) BURWS REGISTRY SERVICES LTD. Page: 002
TITLE - EP70322

HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
BND 3797831} SEE 325303G

STATUTORY RIGHT OF WAY
EL137728 1997-12-02 09:31
REGISTERED OWNER OI" CHARGE:
TIMBERWEST FOREST LIMITED
ITNCORPORATION NO. 545319
EL137728
REMARKS: AREA A IN PLAN VIP66364

STATUTORY RIGHT OF WAY
EP65430 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY

EP65430
REMARKS: INTER ALIA
PART

STATUTORY RIGHT OF WAY

EP65431 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATIONS (B.C.) INC.
INCORPORATION NO. A51167

EP65431
REMARKS: INTER ALIA
PART

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:
2004-06-30
N % T T EW74488

*** CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***




=3

[P

—

ke

bate: 08/10/22 TITLE SEARCH PRINT - VICTORIA Time:

13:22:16

Reguestor: ({(PI58053) BURNS REGISTRY SERVICES LTD. Page: 001

TITLE - EN105884

VICTORIA LAND TITLE OFFICE TITLE NO: EN105884
FROM TITLE NO: EN105883

APPLICATION FOR REGISTRATION RECEIVED ON: 19 NOVEMBER, 1999
ENTERED: 22 NOVEMBER, 1999

TITLE CANCELLED: 07 SEPTEMBER, 2000

REGISTERED OWNER IN FEE SIMPLE:
BRITISH COLUMBIA TRANSPORTATION FINANCING AUTHORITY
P.0O. BOX 9900
STN. PROV. GOVT,
VICTORIA, BC
V8W SR1

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 024-631-710
LOT 1 DISTRICT LOT 24 OYSTER DISTRICT PLAN VIPG980O7

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

UNDERSURFACE RIGHTS

D23415 1975-01~-27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA

D23415
REMARKS: INTER ALTA, ASSIGNMENT OF 195198G (DD 74848N
AND 379783I) SEE 325303G

"CAUTTON - CHARGES MAY NOT APPREAR IN ORDER OF PRIORITY. SEE SECTION 28,

DUPLICATE INDEFEASTBLE TITLE: NONE OUTSTANDING

TRANSFERS:

2000-09-07

ALL VIPT1248 .. ... .t aaaasnenn e s e ERPT0322

*%% CURRENT INFORMATION ONLY - MO CANCELLED INFORMATION SHOWN *+*

L.T.A."
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Date: 08/10/22 TITLE SEARCH PRINT -~ VICTORIA Time: 13:25:51
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EN105883

SECTION 98 LAND TITLE ACT

VICTORIA LAND TITLE OFFICE TITLE NO: EN105883
FROM TITLE NO: EN4507

APPLICATION FOR REGISTRATION RECEIVED ON: 19 NOVEMBER, 1999
ENTERED: 22 NOVEMBER, 1999

TITLE CANCELLED: 22 NOVEMBER, 1999

REGLSTERED OWNER IN FEE SIMPLE:
CARMICHAEL HOLDINGS LTD., INC,NO, 201472
BOX 1043
LADYSMITH, BC
VOR 2K0

TAXATION AUTHORITY:
TOWN OFF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 024-631-710
LOT 1 DISTRICT LOT 24 OYSTER DISTRICT PLAN VIP63807

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
"FILED DE N63774 S : S

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

UNDERSURFACE RIGHTS
D23415 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
BND 379783I) SEE 325303G

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING
TRANSFERS:

1999-11-22

ALL ..........0 e e e e Ca e e e ....EN105884

*+% CURRENT INFORMATION ONILY - NO CANCELLED INFCRMATION SHOWN **+
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Date: 08/10/22 TITLE SEARCH PRINT - VICTORIA Time: 13:27:21
Requestor: (PIG8053) BURNS REGISTRY SERVICES LTD, Page: 001
TITLE - EN4507
VICTORIA LAND TITLE OFFICE TITLE NO: EN4507
FROM TITLE NO: EL137726
APPLICATION FOR REGISTRATION RECEIVED ON: 18 JANUARY, 1999
ENTERED: 18 JANUARY, 1999
TITLE CANCELLED: 22 NOVEMBER, 1999
REGISTERED OWNER IN FEE SIMPLE:
CARMICHAEL HOLDINGS LTD., INC.NO. 201472
BOX 1043
LADYSMITH, BC
VOR 2E0
TAXATION AUTHORITY:
TOWN OF LADYSMITH
DESCRIPTION COF LAND:
PARCEL IDENTIFIER: 000-654-485
LOT 2, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 41439 EXCEPT PART
IN PLAN VIPGB436
LEGAL NOTATIONS:
SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN CCUNCIL
FILED DF N63774
CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME
UNDERSURFACE RIGHTS
D23415 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PRCVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: TNTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 379783I) SEE 325303G
"CAUTTION — CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASTBLE TITLLE: NONE OUTSTANDING

TRANSIERS:
1899-11-22
PART PLAN VIPGOBOT ...ttt en e ana e o ana i nnsaanss EN105883
1999-11-22
3 R L I EN105890

*++ CURRENT TNFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***




Date: 08/10/22 TITLE SEARCH PRINT - VICTCRIA Time: 13:22:27
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EP351

VICTORIA LAND TITLE OFFICE TITLE NO: EP351
FROM TITLE WO: ENB8940

= ol

APPLICATION FOR REGISTRATION RECEIVED ON: 21 DECEMBER, 1999
ENTERED: 04 JANUARY, 2000

? PITLE CANCELLED: 07 SEPTEMBER, 2000
REGISTERED OWNER IN FEE SIMPLE:
3 BC TRANSPORTATION FINANCING AUTHORITY
| SUITE 300 - 940 BLANSHARD STREET
VICTORIA, BC
) VBW 3E6
ai
i TAXATION AUTHORITY:
TOWN OF LADYSMITH
g DESCRIPTION OF LAND:
. PARCEL IDENTIFIER: 000-165-212
| TYAT PART OF DISTRICT LOT 38, CONTAINING 10.12 ACRES MORE OR LESS, OYSTER
] DISTRICT, SHOWN COLOURED PINK ON PLAN 2030 EXCEPT PART IN PLANS VIP69583
§ AND VIP69936
N LEGAT, NOTATIONS: NONE
CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
v CHARGE NUMBER  DATE TIME
- ( UNDERSURFACE RIGHTS

D23415 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
, D23415
: REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
' AND 379783I) SEE 325303G

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONLE OUTSTANDING

j TRANSFERS:

g 2000-09-07
PART VIPTL124B .. vvvnennernnn, e et e e e EP70322
2000-09-07
PART VIPTLZ48 o ittt vt etentetrcnnnaenennenens e e EP70323
2000-09-07
PART VIP71248 ........ e e e e EP70324
2000-09-07
PT O VIPT1288 et e it a st nns e EP70325
2000-09~-07
REM  VIPTL248 o vt r it e eee s e e emeeaeaeanrenens e EP70326

( CONTINUES ON PAGE 002




Date: 08/10/22 TITLE SEARCH PRINT - VICTORIA Time: 13:22:27
Requestor: {PI58053) BURNS REGISTRY SERVICES LID. Page: 002
TITLE - EP351

*%* CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN *+*
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] Date: 08/10/22 TITLE SEARCH PRINT - VICTORIA Time: 13:29:12
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EN88940
3 VICTORIA LAND TITLE OFFICE TITLE NO: ENB88940
(' FROM TITLE NO: EN31888

[

APPLICATION FOR REGISTRATION RECEIVED ON: 28 SEPTEMBER, 1999
ENTERED: 24 NOVEMBER, 1999

TITLE CANCELLED: 04 JANUARY, 2000

NS

REGISTERED OWNER IN FEE SIMPLE:

% BC TRANSPORTATION FINANCING AUTHORITY
% . SUITE 300 - 940 BLANSHARD STREET
’ VICTORIA, BC

vVBW 3E6

T TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
4 PARCEL IDENTIFIER: 000-165-212

THAT PART OF DISTRICT LOT 38, CONTAINING 10.12 ACRES MORE OR LESS, OYSTER
1 DISTRICT, SHOWN COLOURED PINK ON PLAN 2030 EXCEPT PART IN PLAN VIP695E3

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE

CHARGE NUMBFR  DATE  TIME
: ( UNDERSURFACE RIGHTS
D23415 1975-01-27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: TNTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 379783I) SEE 325303G

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:
2000-01-04
PART ittt i it i vt ey A EN115884
2000-01-04
E REMAINDER .......... P T e et ae e e s EP351

*+% CURRENT INFORMATION ONLY ~ NO CANCELLED INFORMATION SHOWN ***
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Date: 08/10/22 TITLE SEARCH PRINT - VICTORIA Time: 13:23:03
Requestor; {PI58053) BURNS REGISTRY SERVICES LTD. Page:

TITLE - EN38535

VICTORIA LAND TITLE OFFICE

TITLE NO: EN38535

FROM TITLE NO: EM120602

APPLICATION FOR REGISTRATION RECEIVED ON:
ENTERED:

TITLE CANCELLED:

REGISTERED OWNER TN FEE SIMPLE:
BC TRANSPORTATION FINANCING AUTHORITY
300 - 940 BLANSHARD STREET
VICTORIA, BC
V8W 3E6

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTICN OFF LAND:
PARCEL, IDENTIFIER: 010-208-640
LOT 1, DISTRICT LOT 24, OYSTER DISTRICT,
PLAN VIP68915

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE - NUMBER ~DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED CWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.7434A,

06 MAY, 1999
06 MAY, 1999

07 SEPTEMBER, 2000

PLAN 45800, EXCEPT PART TN

FOR ACTUAL DATE BAND TIME OF REGISTRATION SEI
ORIGINAI, GRANT FROM E AND N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 30920N

STATUOTCRY RIGHT OF WAY
FE1137728 1997-12-02 09:31
REGISTERED OWNER OF CHARGL:
TIMBERWEST FOREST LIMITED
INCORPORATICN NO. 545319
BEL137728
REMARKS: BAREA A IN PLAN VIP66364

001

"CAUTION ~ CHARGES MAY NOT APPEAR IN ORDER OF PRTIORITY, SEE SECTIOMN 28, L.T.A."

CONTINUES ON PAGE 002
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Date: 08/10/22 TITLE SERARCH PRINT - VICTORIA Time:

13:23:04

Requestor: (PI5B8053) BURNS REGISTRY SERVICES LTD. Page: 002

TITLE - EN38535

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:
2000-09-07
PART VIPTLZ248 ... ittt nnssr s tarnraiostaasasseinnans EPT70322
2000-09-07
2], T L I I R A EP75213

*%+ CURRENT INFORMATTION ONLY — NO CANCELLED INFORMATION SHOWN ***
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Cate: 08/10/22
Requestor: (PI58053)

TITLE SEARCH PRINT
TITLE - EM120602
VICTORIA

LAND TITLE OFFICE
FRCM

APPLICATION FOR REGISTRATION RECEIVED ON:
ENTERED:

TITLE CANCELLED:

REGISTERED OWNER IN FEE SIMPLE:
BC TRANSPORTATION FINANCING AUTHORITY
300 - 940 BLANSHARD STRERT,
VICTORIA, BC
V8W 3E6

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTICON OF LAND:
PARCEL IDENTIFIER: 010-208-640
LOT 1, DISTRICT LOT 24, OYSTER DISTRICT,

LEGAL NOTATLIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGLE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.7434A,

~ VICTORIA Time: 13:30:17

BURNS REGISTRY SERVICES LTD. Page: 001

TITLE NO: EM120602
TITLE NO: EM15811

17 DECEMBER, 1998
19 JANUARY, 1999

06 MAY, 1999

PLAN 45800

FOR ACTUAL DATE BND TIME OF REGISTRATION SEE
ORIGINAL GHANT FROM E AND N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
167095G
REMARKS: DD 30820N

STATUTORY RIGHT OF WAY
EL137728 1997-12-02 09:31
REGISTERED OWNER OF CHARGE:
TIMBERWEST FOREST LIMITED
INCORPORATION NO. 545319
EL137728
REMARKS: AREA A IN PLAN VIP66364

"CAUTION ~ CHARGES MAY NOT APPEAR IN ORDER

OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONE QUTSTANDING

CONTINUES ON PAGE 002




] Date: 08/10/22 TITLE SEARCH PRINT - VICTORIA Time: 13:30:18
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 002

} TITLE - EM120602

5

( TRANSFERS:
1999-05-06 NO TITLE
PART IN PLAN VIP68915 (ROAD ONLY) ...vuvuverocnnenennnnessns EN38534
1999-05-06
8 7 TP EN38535
% #+%* CURRENT INFORMATION ONLY - NO CANCELLED TNFORMATION SHOWN *+**
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TITLE SEARCHES

pate: 07/12/14 wITLE BEARCK PRINT -« VIOTORIA

ReQUeBLOL {PA829124) HUTCHIWSON & HOYT LAND EURVEYING
SITLE - FB127942

VICTORTA LAND TITIE OPFICE $ITLE HO+ FBL27942
FROY TIRLE HO: FDO2000

APPLIUATION FOR REGIOTRATION RUCEIVED ONt 07 DECEMBER, 2007
ENTBRED: 11 DECEMBER, @og7

REGIGTERED QWNER IN RBR BINFLR:
HBRITAGE BUSINEGE PARK LTD/, THE.NO, BUOTI6TET
PO BOX 970
LADYAMITH, RC
V50 AR7

PAXATION RUTHORTEY :
TORN OF DADYSMITIL

DESCRIMYON .OF LAND:
PARURL TORNTIPIRR: 024-039-043
100 B DISTRICT LOF. 39-—-OXSTRR DISTRICY PLAN VIDPYLI248,

BXCHEPT PART IN PLAR yipgalsy

LEGAL NOTATIOMA:

ADDENDUM 6-1

Page 1 of3

spimas 15106108
bagn: 001

THIE TITLE MAY BE AFRECTRD BY- A DERHIT UNDER LRRT 26 OF TIE LOCAL

GOVERANMENT ACT,  BER BIOE966

EHARORS, LIBNS. AND INRESTE:
NATURR OF .CHAROB
CIARGE RUMODBR  DATR TIME

BXCEPTIONG AND RESERVATIONG
U76300
REQISTERED OWNER OF CHARGE)
EIGUIMNLT AND NANAINO RAILHAY COUPANY
M76300

REMARKS) AFR.5;683.7434R,
. FOR AGTUAL DATE RND TINE OF REQXSTRATION BEE

ORTOINAL GRANT PROM E & M RATLWAY COMPRANY

UADERAURFACE RIGHTS
1070950 1943-05-24 10100
PROIGTRRARD OWNER OF GHAROR:
VACUUM WOOL LIMITED
1070950
REMARKE i DD 30920

UNRERSYRPAVE: RIGHTE -
D33426 19%5-0%-%7 08110 !
REGTSTRRED OWNER OF CHARGE) :
HEW-MATRETY “THE QUEEN ¥ RYICHT-OF THE PROVINCE OF
PRITIEH COLUMBIA

D23415
REMARKG 1 INTBR RUIA, ASSIONMENT OF 1951300 (D r4040N

AND 3787031) BCE 3253030

_hiim_-ﬂis.'num.hnnn'llhnmnv.hnnﬂfnni feoTripun . nhieet nal P Tovd

a Cunningham & Rivard Appraisals {Nanalmo} Ltd.
W

104 T heal 049 TAM braratARhna. . IR0

NF8415
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TITLE SEARCHES ADDENDUM 5-2

Pagd Lol 3

CONTXNURS ON PAGE 002

pata; 07/12/10 TITLE ORARCN PRINT ~ VIGTORIA rima 18108108
Racqusstox: (PABZSLA) WUTCHINSON & MOYT LAND ‘BURVEYING pagon. 002
PITLE ~ FRL2734R

STATYTORY RIOHT OF WAY
RPEE131 2000-08~03 13120
REQISTEREDN OWNER OF CHARGEL
WEIUS COMMUNICATIONE (B.C.) “INC.
THCORCORATION NO. AE1167
BPE5431
REMARKG: INTER ALXR
PRRT

HORTOMOR
PASELAL 2066-00-08 09130
'REGISTERED OHNER OF CHAROH)
BYRCHHOOD ESTATER LID.
YNCORPORATION HO, ¢58152
Eno6ini
REMMRKS 1 INTER RLID

ATATUTORY TXQHT OF WAY
PR53093 n007-08=35 1128
RIEQISTERED OWNER OF CHARTR:
_ BRITION COLUMBIA MYDRC AND POWGR AUTHORETY
: hiii1e ] LE]
REMARKS: INTER ALIA

STATUTORY RIGHT OF WY
PIEINGY . _ 3007<06~26 11136
. REGISTHRED OYNER:OP CHNRGR1
TELUS COMMUNIGRTIONS INCG:
FREARSY
RBHARKS 1 NITER ALIA

PRYORITY AGRREMENT
¥R6185 no0h-=06728 11136
REMARKG: THTER ALIA
ORANTING FRG3BY3 PRIORLTY OVER FAOG32L

PRIORLTY- AUREBMENT .
FBRGAVIG 20070525 11136
REMRRKE) INTER ALIA
ORANTING FBGABOY PRIORITY OVER t’hlﬁﬁiﬁl

COVENANT |
PRTAGES 2p07<07-27 14187
RROTETHRRRD ‘OHNER OF CHAROK §
HOWUN OP LADYAHITU
yjreliladd
REMARKS: YNTER ALIAR

PRICRIEY AGREBHENT : .
FRTAGET 20070737  14:B7

Ttnethunn lisanlins maw e eafnalfratiaun ahlant Al OT AV ROAN i haal VAN sl AT 8RR R 11 0167

s
a Gunningham & Rivard Appralsels (Nanalmo) Ltd. NF8416
by,
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@ Cunningham & Rivard Appraisals (Nanaimo) Lid.

TITLE SEARCHES ADDENDUM 65-3

Pagod okl

REMARKY s THTER DLIA

GRANTING FB7e666¢ PRIORITY OVRR FA19909 AND

PARE121
CONTINUHE ON PAGR 002
Datey §7/22/18 TITLE SEARCH PRINT ~ VICTORIA Tlmar 18108108
Requestor: (PAS2914) HIUTCRINGON & HOYT LANDR SURVRYING Pago: O

TITLE - FR127942

MORMGAGE
CAER7626  2007-08-03 11302
RBGTSTRRAN OUNBR OF CHARYH:
XELAND SAVINGA CREDIT UNION
CASATELE
REMANKA: INTER. RLYA

RESIGNMENT -OF TUENTE
ChE27D23 20070803 11102
REQISTRNRD OWHBR OF CHARGG:
TELAND SAVINGE CREDIT UNION
CAS2782D
REMARKS: THTER' ALYA

BRIORTTY AOREEMBNT
PBE2144 2007-08-03 1020, ...~

REMARKZ1 INTRR DLYR .
ORAMTING CAEZTAZA DPRIORITY OVRR IPASGLZL

BRIORITY “NGRBEMENT

PRB2AAS  A00T-G8-03 11raB

RENARKS: INTER ANIA

CRANTING CAG27839 PRIORITY OVRR FA9G321

RCAULION - CHARGES:MAY NOT APPEAR IN ORDER OF PRIORITY. 8BE SRCLION 28, L.T.A.°
DUPLECATE  THDEFEASIBLE TITLE! HONE OUTETANDING
‘LRANSFRRS: NONE
PENDXNY APPLICRTIONS: NONE

=¥+ CURKEHT IUFORMATION ONLY - HO CAHCELLED IHFORMATION SHOWN *An

hunsAvera heonling. pav hoanfaeilmalrioue nhicnt palPTaei 02D Theaal 43R AM Haru b han 1t wing
NF8415




PDate: 06/03/24 T1TLE SEARCH PRINT -~ VICTORIA Time: 14:37:57
i Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EP78899
| VICTORIA LAND TITLE OFFICE TITLE NO: EP78899
. FROM TITLE NO: EP70323

APPLICATION FOR REGISTRATION RECEIVED ON: 20 SEPTEMBER, 2000
ENTERED: 22 SEPTEMBER, 2000

E REGISTERED OWNER I[N FEE SIMPLE:

IBR BIO-RECOVERY (vAN. 13.,) LTD., INC.NO. Kat6, 574G,
52 RIVERSIDE DRIVE

NORTH VANCOUVER, BC

: V7H 174

TAXATION AUTHORITY:
TOWN OF LADYSMITH

§
i
4 DESCRIPTION OF LAND:
PARCEL TDENTIFIER: 024-8639-043
¥ LOFT B DISTRICT LOT 38 OYSTLE DISTRICT PLAN VIF71248
4
‘ LEGAL ROTATIONS:
g TH1S TTPLE MAY BE AFFECTED BY A FERMIT UNDERK PART 26 O THE LOCAL
5 COVERNMENT ACT, SEE EPIEU6H
- CHARGES, LIENS AND INTERESTS:
i NATURE OF CHBRGE
CHARGE NUMBER  DATE T1ME

EXCEPTIONS AND RESERVATIONS
( M76300
[EGISTERED OWNER OF CHARGE:
FSOUTMALT AND NANATMO RETLWAY COMPARY
MT6300

HEMARKS: AFR 9,693.7474R,
FOR ACTUAL DATE ANL TI1ME OF REGISTRATION SER
ORTGTMAL GRANT FROM T & N RAILWAY COMIANY

UNDERSUREFACE RIGHTS
1H{VINO0G 1043-09-24  10:70
REGISTRRED GWNER OF CHARGE:
VACUUM WOOL, LIMITED
1070956
REMARKS: DIy 309200

UNDERSUKIFACE RICGHTS
D23415 1975-01-27 04:19
REGISTERED OWNER OF CHARGE:
UER MAJESTY TIE QUEEM 1N RIGHT OF THEE FROVINCE OF
BRITIYH COLUMBIR
230G
REMARKS: INTER ALLA, ASS:HNMANT OF 135 198G (DD T48AR8N
AMO 3YHTAITY Hith 4203036

STATUTORY RIGHT OF WAY

CONTEINDES ON PAGE 002
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Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD.
TITLE - EP78899

EP65430 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
EF&65430
REMARKS: INTER ALTA
PART

STATUTCORY RIGHT OF WAY
EP6543] 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATTONS (B.C.) INC.
INCORPORATION NG, ASIL67

EP65431
REMARKS: [NTER ALIA
PARYT
MORTGAGE
EW773738 2004-06-14  10:37

REGISTERED OWNER OF CHARGR:
HSBC BANK CANADA
LW73734

NASSTGNMERT OF RENTS
EW73739 2004-06-14  10:37
REGISTERED OWNER OF CHARGE:
NSBC BANK CANADA
FEw73739

PEAUTION - CHARCES MAY NOT APPEAR TN ORDER oF PRIORITY.
DUPLICATE [BDEFEASTIRLE TITLE: NONE OUTSTANDING

TRANSFERS: NONE,

FENDING APPLLOATTONS: NONL

S CURRERY INFORMETION OMLY — NO CANCELLED [NFORMATTON

Time: 14:37:57
Page: 002

SEE SECTION 28, L.T.A."
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Data: 06/03/24
Requestor: (PI58053)
TITLE - EP70323

TITLE SEARCH PRINT - VICTORIA
BURNS REGISTRY SERVICES LTD.

Time:

SECTION 98 LAND TITLE ACT

VICTORIA LAND TITLE OFFICE

TITLE NO: EP70323

FROM TITLE NO: ENB7939

APPLICATION FOR REGISTRATION RECEIVED ON:
ENTERED: 07

TITLE CANCELLED; 22

REGISTERED OWNER IN FEE STMPLL:
BC TRANSPORTATION FINANCING AUTHOR!ITY
SULITE 300 - 940 BLANSHARD STREET
VICTOR[A, BC
V8W 3C6

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTTON OF LAND:

PARCEL IDENTIFIER: 024-#39-043
LOT B DISTRICT LOT 38 OYSTER DISTRICT
LEGAL NOTATIONS: NONE

CHARGES, LIENT AND ITNTERLESTS:

NATURE O CHARGE

CHARGE NUMBER DA'TE TIME
( EXCLPTTONS AND RESERYATIONS
M76300

REGISTFRED OWNER OF CHARGELE:
ESQUTMALT AND NANAIMC RAZLWAY COMFPANY
Hre320
REMARKS: AFR U697, T434R,
FOR ACTUAL DATEH
ORTGYMAL GRANT

AND TTIML OF

I"ROM B &
NNDERSGTICE RICHTS
tO70950¢ 1943-09-¢4 1000
REGISTERED QWHER OF CHARGE:
VACT A WOUL LIMITED
1070350
REMARED . DD 309200

UNDERSUKEACT RIGHTE
23410 O30T -2 049:10
REGTSTERED DWNER OF CHARGE:
HElk AJESTY THzZ QUEEN N RTGHT OF
BRTTTSH COLUMBTA -
RYILE /N
REEMARKS: THTER ALTA, AS5”
AND 3797R3T) SER

THE

SEMLT oF
32513056

CONTTNUES ON

22 AUGUST,

KEGISTRATTON
WORATLWAY COMPANY

125198G

EP351

2000
SEPTEMBER, 2000

SEPTEMBER, 2000

PLAN VIF71248

SEE

PROVINCE QF

[bD 14848

FAGE 002

Page:

14:39:05

001
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Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA

Requestor: {(PI38053) BURNS REGISTRY SERVICES LTD.
TITLE - EP70323

STATUTORY RIGHT OF WAY
EPb65430 2000-08-03 12:40
REGISTERED OWNER OF CHARGE:
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY
EF65430
REMARKS: INTER ALIA
CAR'T

STATUTORY RIGHT OF WAY
EF65431 2000-08-03  12:20
REGISTERED OWNER OF CHARG
TELUS COMMUNICATIONS (B.C.) 1TNC.
INCORPORATION NO. ALILAT
EPe5431
REMARKS: INTER ALTA
PRRT

Time: 14:;39:05

Page: 002

PEAUTTON — CHARGES MAY MOT APPRERK 1M ORDER OF PRTORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE T1TLE: HONE OUTSTANDING

TRANSFERS:
2000-049-22
ALL ... ... b s e e e Vet .

« v CORKENT INFORMATION ONLY - MO CANCELLED INFORMATION SHOWN

wP7Ed99

= h A
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Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA Time: 14:40:17

Requeslor: (PI58053} BURNS REGISTRY SERVICES LTD. Page:
TITLE - EP351

VICTORIA LAND TITLE OFFICE TITLE NO: EP351
FROM TITLE NO: ENB8940

APPLICATION FOR REGISTRATION RECEIVED ON: 21 DECEMBER, 1999
ENTERED: 04 JANUARY, 2000

TIPLE CANCELLED: 07 SEPTEMBER, 2000

REGISTERED OWNER IN FEE STMPLL:
BC TRHNSPORTATION FINANCTNG AUTHORITY
SUITE 300 - 4940 RLANSHARD STREET
VICTORIA, BC
VAW 3E6

THXATION AUTRORITY:
TOWN OF LADYSMITTH

PESCRIPTION GF LARD:
PARCEL TDEWNTIFIER: 000-1G65-212

THAT PART OF DISTRICT 1Ot 38, CONTAINTNG 10.12 ACRES MORE OR LESS, QOYSTER
DISTRICT, SHOWN COLOUKRED PINK ON FLAN 2030 EXCEPT PART TN PLANS VIf69583

AMD VIEGS930
LPGAL NOTATIONS : NON

CHARGES, LLENS AMD INTERESTS:
NATUORE OF CHARGE
HARGE WIMBLR DATE T1ME

ONMDERSTIRFACE RTIZHTS

723415 193h-01-27 08:10

RECISTERED OWNER OF CHARGE:
HER SAJESTY THE QUEEN TN RIGHT OF THE PROVINCE or
RRITTAHEN OOLUMHTA

B2 L0
REMARKS: TNPER ALIA, ABSSTONMENT OF 1951936 (DD TANAHN
RAND 27975%33) SEFR 3253036

001

PEALRTTON - OAARGRS MAY XOT APFLAR 1IN ORDER OF PRIORTTY. SEE SECTTION 28, L.T.A.M

DUFLICATE INJEFEASIDLE TITLE: RONE OQUTSTARNINNG

PRANSPERE:
20600-0y=17

PARE WVIDP/ 298 Lot s e ev i ca st o s e e eanrs e a e e e e . JEPTO322
2600-09-1
FARY V1271240 oo e e e e e e e e EPT0323
2000 =-00-
PART V(I T1248 o e s e e e e e e e e .. .EB70324d
sun-ua-a
BT WID,/124¥ ........,......,...............................uF?Oﬁzﬁ
TR IS ] I e
REM  VIF T AAE e e e e s emme e sm e s ., BET0326

CONTINUES ON PAGE 002
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Date; 06/03/24 TITLE
Requestor: (PI58053) BURNS
TITLE

** 4 CURRENT INFORMATION ONLY

SEARCH PRINT - VICTORIA
REGISTRY SERVICES LTD.
- EP351

- NO CANCELLED INFORMATION SHOWN **¢*

Time: 14:40:17

Page:

ooz
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Date: 06/03/24 TITLE SERRCH PRINT ~ VICTORIA Time: 14:44:08

Requestor: (PT58053) BURNS REGISTRY SERVICES LTD. Page:
TITLE - EN88940

VICTORIA LAND TITLE OFFICE TITLE NO: ENBH940
FROM TTTLE NO: EN318B0

APPLICATION FOR REGISTRATION RECEIVED ON; 28 SEPTEMBER, 1999
ENTERED: 24 NOVEMBER, 1993

TITLE CANCELLED: 04 JANUARY, 2000

REGISTERED OWNER TN FEE S1MPLE:
BC TRAMSPORTATION FINANCING AUTHORITY
SUITE 300 - 940 BLANSHARD STREET
VICTORIA, BC
VB 3Eo

TAXRTION AUTHORITY:
TOWN OF LADYSMITH

DESCRTIETION OF LAND:
PARCEL IDENTIFIER: ©00-165-212

TIAT PART OF DISTRICT LOT 38, CONTAINING 10.12 ACRES MORLE OR LESS, CYSTER

DISTRICT, SHOWN COLOUREDR PINK ON PLAN 2030 EXCEPT PART IN PLAN VIP65583
LEGAL NOTATIONS: NONE

CHARGES, LTIENS AND INTERESTS:
MATURE CF CHARGE
CHARGE NUMBRR DATE TTimk

UNDERSURFACE RIGHTS
D23475 Te75-07-~27 0010
REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITTSH COLUMBIA
DZ341H
REMARKE s PNTER ALIA, ASSTGHNMERT OF 195198G (DD TLH4BN
AND 3797831} SRE 32530736

TEALTION - CHARGES MAY NOT APFEAR TN ORDER OF PRIORITY. SEE SRCTION 28, L.T.ALM

PUTLICATE PNODFREASTRLE TITLL: NONE GUTSTANDLING

TRAXSFERS
SO00-031-i14

PART v oo eeeenns e e e e e .. ENII58R84
2000-01-04
REMATNDER .. .on.. . e R, T, . EP35]

W CHRRENT INFORMATION ONLY ~ MO CARCELLED INFORMATION SHCHN e



I Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA Time: 14:44:51
: Requestor: ({(P158053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EN31888

( VICTORIA LAND TITLE OFFICE TITLE NO: EN31888
) FROM TITLE NO:; EH148400
of

5) APPLICATION FOR REGISTRATION RECEIVED ON: 16 APR1L, 1999

i ENTERED: 19 APRIL, 1999

0 TITLE CANCELLED: 24 NOVEMBER, 1999
f

REGISTRERED OWNER IN FEE SIMPLE:
BRC TRANSPORTATION FIMNANCING AUTHORITY
he SUITE 300 - 940 BLANSHARD STREET
B! VICTORLA, BC
VAW 3FA

TRYXATION AUTHORLTY:
TOWM OF TADYSMTTH

DESCRIPTION OF LAND:
PARCEL IDENTTFIER: 000-165-212
THAT PART OF DISTRICT LOT 38, CONTAINING 10.12 ACRES MORE OR LESS, OYSTER
BISTRICT, SHOWN COLOURED PIMK ON PLAN 2030

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTHERESTS:
NATURE OF CHARGE
ZHARGE NUMBER DATE TTME

) DNUFERSURSACE RIGHTS
( DZ23415 19795-01-27 08:10
s REGISTERED CWNER OF CHARGE:
[IER WAJESTY THE QUEEN TN RIGHT OF THE FROVINCE OF
BRITTSH COLUMBLA
DZ23415
REMARKS: TNTER ALLA, ASSIGNMENT OF 195198G (DD T4448HN
AN 37078371 SEE 3253073G

PCAUPION - CHARGES MAY NOU AFPEAR 1IN ORDER OF FRIORITY. 3EE SECTTON 28, L.T.A."
CURLTCATE THNDEFEASIBLE 710LM: HONE OUTSTANDING

MANSFEAL

1399-03-1 no TITLE

FART 1K SLAN V1P69583 ROAD ORLY .......... e ENBH939
LYo 124
REMALNDER oo evennn s e e e FNRBO40

i CURRARENT INFORMATION ONLY -~ NO CANCELLED TNFORMATION SHOWM Lo
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Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA Time: 14:46:20

Requesgstor: {(PI5B8053) BURNS REGISTRY SERVICES LTD. Page:
TITLE - EH148400

VICTORIA LAND TITLE OFFICE TITLE NO: EH148400
FROM TITLE NO: EG17930

APPLICATION FOR REGISTRATION RECEIVED ON: 10 NOVEMBER, 1994
ENTERED: 29 NOVEMBER, 19834

TITLE CANCELLED: 19 APRIL, 1999

REGISTEXED OWNER IN FEE SIMPLE:
TIMBERWEST FOREST I LIMITED, (TNCORP, NO, 440,252)
7T TLOOR, 700 WEST GEORGIA STREET,
.0, BOX 10053,
PACIFTC CENTRE,
VANCOUVER, B.C.
VIY 1.7

TRAATION AUTHORTTY:
TOWN OT LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-165-212

THAT PART OF DISYTRICT LOT 38, CONTATNING 10.12 ACRES MORE OR LESS, OQYSTER

DISTRICT, SHOWN COLOURED PTNK ON PLAN 2030
LEGAL NOTATIONE: NONE

THARCES, L IENMS AND [NTRERESTE:
NATUORE OF CHARGE
CHARGE HUMBER DATTE T TME.

NDERSURFACE RIGHTS
023415 1975-01-27 U8:10
REGISTERED QWNER OF CHARGE:
HER MAJRSTY THE QUELN IN RIGHT OF THE PROVINCE OF
REIT ! S0 COLUMBIA
L2341 H
REMARKE: INTER ALTA, ASSIGNMENT OF 195192G (DD 74844N
ANT: 179783I) SEE 325303G

001

WERGTTON — CHARGES MAY BNOT APPRAR TN ORDER OF CRTIORITY. SEE SkOTION 28, LT ALY

DI ISATE TNDEFEASTREE TITLE: NONME OUTSTANDING

I'RANSFPERS

199-04-19

ALL . e e e, s e, e e e s e e, e e ae e e e EN31IBEBB

i+ ¢ CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***




pate: 06/04/04 TITLE SEARCH PRINT - VICTORIA Time: 16:27:19
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD, Page: 001
TITLE - EG17930

E VICTORIA LARD TITLE OFFICE TITLE NO: EG17930
‘ FROM TITLE NO: EG10507

’:j‘ APPLTCATION FOR REGISTRATION RECEIVED ON: 15 FEBRUARY, 1493
4 ENTERED: 24 FEBRUARY, 1993

TITLE CANCELLED: 29 NOVEMBER, 1994

REGTSTERED OWNER TN FEE SIMPLE:
ELK FALLS WOOD PRODUCTS LIMITED, (TNC. NO. 440,252),
9TH FLOOK, 700 WEST GERORGIA STREET,
VANCOUVER, B. C.,
VIY 1J7

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTICN OF LAND:
PARCEL TDENTIFIER: 000-165-212
FHAT PART OF DISTRICT LOT 38, CONTAINING 10.12 ACRES MORE OR LESS, DYSTER
DISTRTICT, SHOWN COLOURED PINK ON PLAN 2030

LEGAL NOTATIONS: NONE

CHARGEYS, LIENS AND INTERESTS:
MATORE OF CHARGE
CHARGE WUMBLER DATE TTME

7 UNDERSURFACE RIGHTS
( D23415 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:
UPR MAJESTY THE QUEEN I'N RIGHT OF TIE PROVINCE OF
RRTTISH COLUMBTA
D215
QEMARKE T INTER ALID, ASSTGNMENT OF 195198G (DD 7T4848%
AND 209787T) SEE 3253030

"CAUTLON - CHARGES MAY NOT APPEAR LN ORDER o PRIORITY. SEE SECTION 28, L.v.AL"Y
DUPTICATE INDEFEASIBLE TITLE: NONE OUTSTANDIRG
TIANSIFERS:

1294-11-29

ALT, oo - e r e e e e Vee e e e e v .EHIABADO

Siv CPRRENT LINFORMATION ONLY - NO CANCELLED INFORMATTON SHOWN ***




Date: 06/04/04 TITLE SEARCH PRINT - VICTORIA
Requestor: (PIS8053) BURNS REGISTRY SERVICES LTD.
TITLE - EG10507

VICTORIA LAND TITLE OFFICE TITLE NO: EG10507
FROM TITLE NO: P79017

APPLICATION FOR REGISTRATION RECEIVED ON: 28 JANUARY, 1993
ENTERED: 08 FEBRUARY, 1993

TITLE CANCELLED: 24 FEBRUARY, 1993

REGISTFERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRTES LIMITED, {INCORPORATION NO. 372379},
9TH, FLOOR, 700 WEST GEORGIA STREET,

P.0. BOX 10058 PACIFIC CENTRE,
VANCOUVER, B.C.,
viY 1J7.

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRTPTION DF LAND:
PARCEL IDENTIFIRER: 000-165-212

Time: 16:268:03
Page: 001

THAT PART OF DISTRICT LOT 38, CONTAIMING [0.12 hRES MORE OR LES3, OYSTLER

DISTRICT, SHOWN COLOURED PINK ON PLAN 2030
LEGAL NOTATIONS: NONF

CHARGES, LLIENS AND INTERESTS:
NATUORE OF CHARGE
CHARGE NUMBER DATE TIME

UNDERSIURFACE RIGHTS
023415 1975~01-27 08:10

KEG1STERED OWNER OF CHARGE:

HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF

BRITISH COLUMBIA

023415
REMARKS: TNTER ALIA, ASSTGNMENT QF 195198C (DD T4RABN
AND 3797831) SEE 3253036

NCALTION — CHARGES MAY NOT APPEAR TN ORDER OF FRIORITY. SkE SECTION 28, L.T.A.Y

PUTLICATE INDEFEASIBLE TITLE: NOWE OUTSTANDING

TRANSFLERS
i993-07-24
AL oo, e e e et e e e e e LR 1778 30
kxd

Ur 1 CORRENT [NFORMATION ONTLY - NO CANCELLED INFORMATION HHOYN
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Date: 06/04/04 TITLE SEARCH PRINT -~ VICTORIA Time: 16:28:44
Requestor: (PI5S8053}) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - P79017

VICTORIA LAND TITLE OFFICE TITLE NO: P79017
FROM TITLE NO: M116388

APPLICATION FOR REGISTRATION RECEIVED ON: 13 SEPTEMBER, 1985
ENTERED: 01 OCTOBER, 1985

TTTLE CANCELLED: 08 FEBRUARY, 19923

REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSPTRIES LIMITED, (INC. NO, 97002)
700 - 815 WEST HASTINGS STREET
VANCOUVER, B.C.
Voc 2Y4

TAXATION AUTHORITY:
TOWN Ol" LADYSMI'I'H

DESCRIPTION OF LARND:
PARCEL IDENTIFIER: 000-165-212
THAT PART OF DISTRICT LOT 38, CONTAINING 10.12 ACRES MORE OR LESS, OYSTER
DISTRICT, SHOWN COLOURED PINK ON PLAN 2030

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE WNUMBER DATE T

UNDERSURIFACE RI1GHTS

D23415 1975-01-27 0B:10Q

REGTSTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN TN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA

P234135
REMARKS: INTER ALIA, ASSIGNMENT OF 1951986 (DD 74H48N
AND 379783T) SEER 3253036

"CRUTION - CHARGES MAY NOT APPFAR TW ORDER OF PRIOKITY, SEE SECTIOR 28, L.T.A."
DUFLICATE INDEFEASIBLE TITLF: NOME OUTSTANDING
TRANSEFERSG:

1993-02-04

T T R EGI0ORO7

+++ CURRENT INFORMATION ONLY - NO CANCELLED INFORMATICON SHOWN */*




Date: 06/04/04 TITLE SEARCH PRINT - VICTORIA Time: 16:29:22
Requestor; (PIS8053) BURNS REGISTRY SERVICES LTD. Page; 001
TITLE -~ M116388

|

0 VICTORIA LAND TITLE OFFICE TITLE NO: M116388
) FROM TITLE NO: 66619W
B APPLTCATION FOR REGISTRATION RECEIVED ON: 07 DECEMBER, 1983
b ENTERED: 09 DECEMBER, 1983
TITLE CANCELLED: 22 APRIL, 1986
: REGISTERED OWNER IN FEE STMPLE:
CROWM ZELLERBACH CANADA LIMITED,
1030 WEST GEORGIA STREET,
VANCOUVER, B.C,
THAANTION AUTHORITY:
TOWN OF LADYSMITH
DESCRIPTION OF LAND:
PARCEL IDENTIFIER: D00-i65-212
THAT DART OF DISTRICT LOT 38, CONTAINING 10,12 ACRES MORE OR LESS, OYSTER
DISTRICT, SHOWH COLOURRD PTINK ON PLAN 2030
LEGAL NOTATTONS: NONE
CHARGES, LIENS AND TNTERESTS:
NATURE OF CHARGE
CHARGE NUMBER  DATE TIME
’ ( UNDERSURFACE RIGHTS
23415 1975-01-27 08:10

RECISTERED OWNER OF CHARGE:
HER MAJEHTY THE QUEEN IN RICHT OF THE PROVINCH OF
DRITISH COLUMBIA
D23415
REMARKS: INTER ALTA, ASSIGNMENT OF 1951%8G (Ui 74n48N AND
3797831) SEE 3253046

"CAUTTON — CHAKGES MAY WOT APPEAR IN ORDER OF ¢RIORITY. SEE SECTION 28, 1..T.n0"
DUELTICATE TNREFEASIBLE TITLE: NONE OUTSTANDLING
TRANGFERS:

1985-03-13

2 P T i Ve e prooy

#++ CUTRRENT INTORMATION ONLY — NO CANCELLED INTORMATION :HHOWN
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. gontinuod
g - Regleter Vol oo e
. ( .
Toin Title No.. 35!1-.@.5.2"-[

LAND REUISTRY ACT
(oM 'F, BecTion 143)

' CERTIFICATE OF INDEFEASIBLE TITLE

Land Keglatry OM<e, _ooNsesorda L pridah Cotutabls.

Towatr In fee-slmpie 18 absolutely and indefénsibly eniitted in fersimple,
and subjecl to the conditlons, excepilony, and
prd more partienlarly deseribed below,

1n 10 ceedilyy ihat the undermentioned reglitere
% charges, lens, ond Inlerests as s1e notifd by endorsement hereon,
crenn, to the land siuated in the Province of Brlilsh Columbla,

D'FsT:?liillT:'ﬁT1E'rﬁ':'(??'c‘h’a?fﬁe’f?&'{B’ﬂ?ﬁf{fe‘rﬁﬁﬁifﬂ ik find o7 7 port thereot).
£ 10,22 a6¥ez mOre oF laus 7

That yart of Dot 38, aontuittin

contalning 15,69 acyep mors or legs &
21, Lneluded 2ithin the boundaries

e

Fpurohly:

¥ifohly: hub part oft Lot 24

WaCuFY that part of sald Lot
of ¥liun h22L

a1l oi which said lLande are in Uystor bistrict and more particularly

ahown coloured |ink on Flan 2030

CHARONS, LIHNS, AND INTERESTS®
Nuture of Chang '-‘\1:",\’,'::,“;'" 12ate and Hepistered Owace of Charge Kemathy




e

Bl
Y

1wk evesibeate of Indefoyble (ate b aeid 3b
againat the title of u£ peoon adrinely @ ofhdal
Y

porssesion of amd rig

1y antllled to the band -

cIded fn same an Bhe binwe ol the applicaticn wpon
which ks eelificaie »ay granted, and who fom
ibiees 10 s esshon, and by subjact 18—

1al

(L]

L1}

ul

Ir

mnh
el

i)
{t

I

thy

The suhabding LEpIiGes or fiwnstions cen
o) b Vg piginal prenl From ihe Cromnt
Any Dominion or Proviacol s, e, of
awessment o 1he alidg of the appiication o
vegisltation Inipasen) oF owde x Ina ot whbch
may Thatealler ke imposd or mnd o Tieh on
the bamd;

Any munizipal chaipe, 16, 07 avwosncel sl
the sdate of the application for rvghtiation
imperved ot whins msy theies(ier by impld
on the b, o uhig%; b beretefore bern
Jnpired for koeu improsemsnts of othuwlse
amd which bas mot 1hen hw ard payable,
incleding any charge, rate, or hwchmint m-
powat by wny peblic corpormc baxly h\in
rasfng pomens met a0 prea in which the L
LEHIETH

Any lease, or agreement for law, For 2 piticd
not excedding theee yeans, where thre dr
Delual oeoupation wader the same:

Any publlc hi hw:.r ar righiof-aoy, walsr-
cowrse, o dght of wuea, of uiher public
casgmenll

Any rhehy ol ¢xproprizlen by Slawle:

Any N pemdens or iehaniey” e, lsdgowal,
gaveal, & othet thaige, or any aulpnmend for
the benehiy of ciediton nr pecehvng order of
authorlied avsipument nmder the Runkraphy
Ark reghdered since (e dute of 1 applica-
1w o) regluratloa:

Any condillon, evcepiion, 1cienatien, cherge,
lien. of inlepesh peted ur coubord thereons
The right of any perspn 13 shaw Tkl (he
whele or aay portion of the land |y by wicag
skm}ﬂlon of boundarics or patsels Hnprop-
erly Itcloded [n b cesilhieaics

The right of any penan lo shun frauJ, whtrsin
the registered gane o whirdn the ponon
{from or lhll‘)ﬂﬁh whem the regliteral owncr
dtyred i Hpht of ditle piherwhe thap bond
fide far valug hay paticipaled In any depree?
Anl' reiktive tedition, tabt of icveier, of
obllgution imposed on the Lnd by The feren
Aur when neled and eadorinl |boroen,

THIS CERTIFICATE RAY DE AFFECTID BY
THE LAND ACT AMENDAMENT ACT. MEL

, )

From Cerlificate No... These-R

ol (Pl o
[P S RYE L U

LAND REGISTRY ACT
Torm L (Section 143)

@ertificate nf Trudeteanible Title

day of Degember ab 10100 AM:

Register, Vol 203 ...

. 190k

Date of application for registration, the.... 1lth

Thiv 18 to rertify that  ooon 21 XRBACH BUILDING MATERIALS LIMITED
1030 Went Osorgla Strest

Yanoouver 5, B.C.

VAR absolurely and indefeasibly entitled In fee-simple, subject io such charges, lens, und Inrerests us ure
notificed by endorsement hereon, and subfect 1o the conditlons, cxcenlons, and reservations sel oul hereon, to

. Yhose

plece 8 of land sihate in the Nenaimo Asgaspment Diatriot,
Fifthly.aud part-nf. Fourthly) ond Dismond.Crosaing JImprovemyi.» Diotxict (e %o
gesondly and Thirdly)

and Province of British Columbla, and more particilarly know and described as:—

BEEM TRANSFERRED

THE FOLLOWING PIELES OF LAND HAVE

LiHO Cewt, Na,

FIRET: & strip of land lying hetween Lots Eighteen (18) and Fifty=one
{51) containing Six and Two tonths {6,2) meras mers or less.

SECONDLY} That ﬁhf% of Lot Eighteuﬁ {18), containing Five and Himaty-five
hundredthe (5.95) aorss more or less.

THIRDLY: Those parto of Seetien Bix (6) containing respectively Nine and
Five tenths (9.5) acres and Eight Tenths (0.8} of an acre more
or lesn.

FOURTHLY ) That part of Lot Thirty-elght (38), oontaining Ten and Twolve
hundredths (10.12) acres mors or less,

FIFTHLY: That part of Lot Twanty-four {24} containing Fiiteon end Sixty~

nine hundredthe {15.69) acres mors or less Bxcept that part of
gald Lot iwenty-four (24) inoluded within the boundaries of
Plan 4224,

All of whish said Lands are in Oyster District and more

partioularly chown coloured pink on Plan 2030 e @)u
34 '_é_éﬂﬂ_c!
o T }\J
At

Tnt witutesn wheeenf 1 huve hercinio ser my hand and seal of office
at. oo JYlovorda L Brisish Cotumbia,

this. .. ... Y. day of ..Decomber
19 6h

Kevisdear

HATRE

¥h

C [
N035h0 h 4 - 1
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tag el mrsk tightly epthled ta ahe Jand)

Iactuded Ja 12 b the Iime of Vhe sppllstlen

upen whick this Certlfeale wai granied, snd »ha

rientinget In pspecisien, 3ed o pabjeet 1o —

{a) The relabiing excepllens er reieivations cons

1akned in Whr otlginet graey frem Ve Crémtt

Any Demdoln or Frovinehl lix, peis, or

NHEAIERY 81 The daid of the .T eolbon for

realeiratbon lzposed or made n Jhn or whirh

myl m;rufur be linposed o1 mede 8 Nan on
angi

Any mualips! (barge, rate, or aseenieneel ol

\he date of Whe applleatlon for rrplilrotion

Mpapid ar which may therealler b2 Inpoicd

si ke band, ot which bad Wherctofore bon

Impeird fer docal Improveaments or eiberxle

nud which wir nil then doc 08d puyelr,

Spelpding  any charps  rale, er andFpmenl

Imposad by mhy publie qorporate tady baving

JaYIag DuEEH over Ba wreh Jr whirk the 1and

Is sHanles

Any lears, ar sgreemest for kane, for x prelod

nol eacrcding thies yrars, where thae

actosl coenpatlon wides 1he saroes

tr) Any puSlle hlghuay or dpht-ofomay, wascr
teatee, #r right of weler, er olbwr publle
engamenlt

t7} Anp righs of exprepriniben by Eratole;

() Ary W13 pencene sr mechanko® Jieh, Judgmeat,
gavend, or UMT (AATES &7 ARY B4 lgnment for
the buneBt of erediiore or recciving order or
nuiborivtd srilgnment wndkr the ™ Bankivpley
Arty™ reglterad plege tha dite of ibe applhia-
en Tar sighirationt

{h) Any tendiisn, excspiion, mricivallen, charge,
1ken, or (nterchl mabed or epdoratd hirrons

i) The right of day persen Lo abow \hal {REe
whale ot nup portbon of the Bnd 1s by w1orc
Sepatipihen of baundaries ar parecls kmproparly
Ineluded tn \bh errilfeatet

1) The vich1 & any peravd fo obon frawd, xhereln
she proiitered awper or whereln b rorese
fran of Lhreogh whem ide pxlsfendd awner
d#ilved Bl rigbt r liile Mbrridc thza beva
fde for wotur ey parilcipated fu mey draruts

{k) Any reriibeliva eondlthon, dlght of rrrertér, o7
obligation Finppazd o the hred by the = Forvil
Act™ whep sofed and endossed brreanm,
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(1)

From Ceriificate No.  ..298084L ... onne-.

s L bl
N aZy 1 bl e b

Wprtiticate nf Indefrasible Title

Date of application for registratien, the ... . . st dey of o o impol st 3120 pei, s 1954

Register, Vol. ..o 300 - -

Thin is to certify that

6th Floor, The Canadiaa pnal ol dogwres S1dg., 640 uest Hastlngs .,

G54 LUK o 30 Al 80 GONDATY,

Vangouver, =z, B.L.
—npo-- absolutely and indefeasibly entlited In feesimple, subject 1o such charges, Nens, and Inveresty as ore
notified by endorsement hereon, and snbject to the conditlons, exceptions, gnd reservatlons set ont hereon, 1o

_._t,hoga,...ﬂ/;ﬁ«f(_. ,(’Z;m Cﬁa«h’ ﬂﬂ?/f%ﬁ) ]
4|

C Ak T AW HTIANHE T TTRELMEE P
and Province of Brlilsh Columbia, and more particitlarly known and deserlbed asi—

piece , of tand situare Inthe . . ..

PIILST: A strip of land lying batuecn fots elghteen (13) and Fiftvesna
{51} contalning six and two Benvhi {0,2) wores arg or lad.,
Ju G IROLY ¢ Tant part of Lot oightoea (13), vonualning Ulve -nl niucny-rive

pundredth. (5,05) atres more a: Les.,

[N 5§ Those darts oF swction stz (6) zontalndnyg reapec.ly.ly minw il

THE FOLLOWING PIEGES OF LAND HAVE

BEEN TRANSFERRED:

|

D9 ve bonbhe (we5) aered apd ul, it tuntic. {(0,8) of an aire 0 ©

LAHD CERY. HO- or 1353.
S e it That pert ol Lot tLhiety-cizht {33), concalaln: o ead vicdye
] ) - hunwdredths (16,12} acres wore v lodu,

- T - FIFCHLY: That part »f Lol twoaby-four {24) coniainlm: #1ltuun and sixtyr-
_ — BN [ nine hundredths {15,09) ceres more 1 Lods pfBa 70 B prck o
e R e St R R pald Lot wwennyersur (24) inclwled Jibndn bhe Looowdnde o o0
S O SR N N PO SEP
- - e e A1) of videh ssid Loeds ave in Oysuor IHAostries wel are

e it S B e iy prrsiguleely chown nmd dolaursd pink an Ta o 2000,

SN B W ;_T‘.,ﬁ __’>__,+_
I T O N AW I

ar Vieawodaoo oo
| this Al day of April
— 19 .

Tu witnesr mijereaf / hrave herewnto sei my hond wiid seal of office

, British Columbia,

jovkR)
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Date; 06/03/24 TITLE SEARCH PRINT - VICTORIA Time: 14:40:41
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE —~ ENB7939

VICTORIA LAND TITLE OFFICE TITLE NO: EN87939
FROM TITLE NO: EN31889

APPLICATION FOR REGISTRATION RECEIVED ON: 28 SEPTEMBER, 1999
ENTERED: 04 OCTOBER, 1309

TITLE CANCELLED: 07 SEPTEMBER, 2000

REGISTERED OWNER IN FEE SIMPLE:
RC TRANSPORTATION FINANCING RUTHORITY
SUITE 300 - 940 BLANSHARD STREET
VICTORIA, BC
VBW 3E6

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL TDENTIFIER: 000-877-891
THAT PART OF PARCEL A (DD 2853N}, DISTRICT LOTS 24 AND 38, OYSTER DISTRICT,
SHOWN OUTLINED IN RED ON PLAN 398 RW EXCEPT PARTS TN PLANS 45800 AND
VIPGY58?

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTFRESTS:
NATURE QF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERER OWNER OF CHARGE:
ESQUTMALT AND NANATMO RAILWAY COMPANY
MT76300
REMARKS: AFB 9.693.7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATION 3EE
ORIGTINAL GRANT FROM E & N RATLWAY COMPANY
FOR ACTUAL DATE AND TIME OF REGISTRATION SRE
ORLGINAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGHTS
10709566G 1943-09-~24 10:00
REGYSTERED OWNFR OF CHARGE:
VACUUM WOOL LIMITED
1070956
REMARKS: DD 30920N

STATUTORY RIGHT OF WAY
EP65430 2000-08-03 12:20
REGISTERED OWNER O CHARGE:
BRITTSH COLUMBLA HYDRO AND POWER AUTHORITY
EP65430

STATUTORY RIGHT OF WAY

CONTINUES ON PAGE 002
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Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA Time: 14:40:41
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 002
TITLE - ENB79239

EP65431 2000-08-03 12:20
REGISTERED OWNER OF CHARGE:
TELUS COMMUNICATICNS (B.C.) INC.
INCORPORATION NO. A51167
EP65H431

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:
2000-09-07
PART VTP TL248 ..t ivnnsanrresrsosssssansossonaasast e s EPT0322
2000-09-07
REM VIPT1248 o0 vvivrnnsnnsanson ey e e ER70323

-t

rx* CURRENT INFORMATTON ONLY ~ NO CANCELLED INFORMATION SHOWN **




Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA Time:

14:47:05

Requestor: (PI5B053) BURNS REGISTRY SERVICES LTD. Page: 001

TITLE - EN31889

H VICTORIA LAND TITLE OFFICE TITLE NO: EN31889
FROM TITLE NO: EH14B3895

[ APPLICATION FOR REGISTRATION RECEIVED ON: 16 APRIL, 1999
§ ENTERED: 19 APRIL, 1999

TITLE CANCELLED: 04 OCTOBER, 1999

I
.j REGISTERED OWNER IN FEE SIMPLE:
BC TRANSPORTATION FINANCING AUTHORITY
i SUTTE 300 - 940 BLANSHARD STREET
i VICTORIA, BC
- VBYW 3E6

TAXATION AUTHORITY:
TOWN OF LADYSMITH

it e

] DESCRIPTION OIF LAND:
(i PARCEL IDENTIFIER: 000-877-891

i THAT PART OF PARCEL A (DD 2B53N}, DISTRICT LOTS 24 AND 38, OYSTER DISTRICT,

SHOWN OUTLINED IN RED ON PLAN 398 RW EXCEPT THAT BART IN PLAN 45800

-

LEGAL NOTATIONS: NONE

RS

- CHARGES, LIENS AND INTERESTS:
o NATURE OF CHARGE
CHARGE NUMBER DATE TIME

B EXCEPTIONS AND RESERVATIONS
j;( M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANATMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.7434R,
FOR ACTUAI, DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E & N RAILWAY COMEANY
FOR ACTULL DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGINTS
107095C 1943-08-24 10:00
REGISTERED QWNER QF CHARGE!:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 309201

"CAUTTION — CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28,

DOPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:

1999-N9-28 NO TITLE

PP IN PLAN VIPEYS82 ROAD ONLY .. ... i ENgGTO38
1999-10-04

CONTIRURS ON PAGE 002

L.T.A"
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Date: 06/03/24 TITLE SEARCH PRINT - VICTORIA Time: 14:47:05

Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page:
TITLE - EN31889

REMAINDER v v snrrassrasansaneaniniaserananyonssas veraea. ENBT7939

+%% CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***

002




Date: 06/04/04 TITLE SEARCH PRINT - VICTORIA Time: 16:20:31
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EH148395

n VICTORIA LAND TITLE OFFICE TITLE NO: EH148395
FROM TITLE NO: BEG179Z5

[i APPLICATION FOR REGISTRATION RECEIVED ON: 10 NOVEMBER, 1994
[ ENTERED: 29 NOVEMBER, 1994

TITLE CANCELLED: 19 APRIL, 1999

I

I REGISTERED OWNER IN FER SIMPLE:

TIMBERWEST FOREST 1 LIMITED, {INCORP. HO. 440,252),
ITH FLOOR, 700 WEST GEORGIA STREET,

P.O. BOX 10058,

PACIFIC CENTRE,

VANCOUVER, BR.C.

V7Y 1J7

EELRLp R 4

e,

it

[

TAXATION AUTHORITY:
TOWN OF LADYSMITH

waZra

DESCRIPTICN OF LAND:
PARCEL IDENT1FTIER: 000-077-89]
THAT PART OF PARCEL A (DD 2853N), DISTRICT LOTS 24 AND 38, OYSTER DISTRICT,
SHOWN OUTLINED TN RED ON PLAN 398 RW EXCEPT THAT PART TN PLAN 45800

|

e

LT LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGI
. CHARGE NUMBER DATE TIME
‘ EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESOUIMALIL AND NANAIMO RAILWAY COMPANY
M76300
ol REMARKS: AFB 9.693.74344,
: FOR ACTUAL DATE AND TIME OF REGISTRATTON SzE
ORIGINAL GRANT FROM E & N RATILWAY COMPANY
FOR ACTUAL DATE AND TIME OF REGISTRATION SKE
ORIGTNAL GRANT FROM E & N RAILWAY COMPANY

UNDERSURFACE RIGITS
107095G 1943-09%9-24 10:00
REG1STERED OWNER OF CHARGE:
VACUOUM WOOL LIMITED
107095G
REMARKS: DD 309200

WCAUTION - CHARGES MAY NOT APPEAR TN ORDER OF PREORTTY. SER SECTTON 28, LT "
DUPLICATE TNDEFREASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:
i 1599-04-19

CONTIMUES ON PAGE 00Z
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Date:; 06/04/04 TITLE SEARCH PRINT - VICTORIA Time: 16:20:31

R questor: (PI58053} BURNS REGISTRY SERVICES LTD. Page: 002
TITLE - EH1483895

ALL ...cecrn er e e b b rr e ...............................EN31889

##+ CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN *#*1




Date: 06/04/04 TITLE SEARCH PRINT - VICTORIA Time: 16:22:27
Requestor: {(PI58053) BURNS REGISTRY SERVICES LTD,. Page: 001
TITLE - EG17925

r VICTORIA LAND TITLE OFFICE TITLE NO: EG17925
: FROM TITLE NO: EG10502
{

APPLICATION FOR REGISTRATION RECETVED ON: 15 FEBRUARY, 1993

ENTERED: 24 FEBRUARY, 1993
. TITLE CANCELLED: 29 NOVEMBER, 1994
!
L REGISTERED OWNER 1N FEF SIMPLE:
LK FALLS WOOD PRODUCTS LIMITED, (INC. NO. 440,252},

g 9TH FLOOR, 700 WEST GEORGTA STREET,
1 VANCOUVER, B. C.,
) V7Y 137
i TAXATION AUTHORITY:
§ TOWN OF LADYSMITH

3 DESCRIPTION OF LAND:

é PARCEL IDENTIFIER: 000-877-891

THAT PART OF PARCEL A (DD 2853M), DISTRICT LOT3S 24 AND i@, OYSTER DISTRICT,
SHOWN OUTLINED TN RED ON PLAW 398 KW EXCEPT THAT PART TR PLAN 45800

[EEPRCE T

LEGAL NOTATTONS: NORE

CHARGES, TLIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

i EXCEPTIONS AND RESERVATIONS
G M76300
oL REGISTFRED OWNER OF CHARGE:
ESQUIMALT AND NANATIMO RAILWAY COMBARNY
M76300
REMARKS: AFB 9.693.7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATION SV
ORIGINAL GRANT FROM E ARND ¥ RAILWAY COMPANY

UNDERSURFACE RIGHTS
La7095G 1943-08-24 10:00
REGLISTERED OWNER 0 CHARGE:
VACUUM WOOL LIWMITED
1070956
REMARKS: DD 309Z20N

! "CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIOQRTTY. SEE SECTICN 28, L.T.A.Y
! DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS :
1994-11-29
ALL . e e e e R T

e

L CURRENT INFORMATION ONLY - MO CANCELLED THEORMAT 1OM SHOWAN




[N

"

MR e

FE—

[PPeERt Y]

[—

Date: 06/04/04 TITLE SEARCH PRINT - VICTORIA
Lequestor: (PI58053) BURNS REGISTRY SERVICES LTD.
TITLE - EB19054

VICTORIA LAND TITLE OFFICE TITLE NO: 1SB19054
FROM TTTLE NO: N794Z6

AFFLICATION FOR REGISTRATION RECEIVED ON: 24 FEBRUARY, 19388
ENTRERED; 07 MARCH, 1908

TITLE CANCELLED: 08 FEBRUARY, 1993

REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED, ({(INC. NO. 338,579),
600 ~ B15 WEST HASTINGS STREET,
VANCOUVER, B.C.
V6C 2Y4

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-877-891
THAT PART OF PARCEL A (DD 2853N}, DISTRICT LOTS 24 BND 38,

Time: 16:24:11

Page:

SHOWN OUTTLTNED IN RED OW FLAN 393 RW EXCEFT THAT PART TN FLAN 45800

LEGAL NOTATIONS: NONE

CHRRGES, LIENS AND INTERESTS:
NATURE OF CRARGE
CHARGE HNUMBER DATE TIME

EXCEPTIONS AND RESERVATIDNG
M76300
REGISTERFED OWNER OF CHARGE:
ESQUIMALT AND NANAITMO RATLWAY COMPANY
MT76300
REMARKS: A.F.B. 9.693,74148, SECTION 17223}
FOR ACTUAI DATE AND TIME OF REGISTRATICN Skh
ORTGINAL GRAMT FROM E AND N RATLWAY COMPANY

UNDERSURFACE RIGHTS
1070956 1 943-09-24 10:00
REG1STRRED OWNER OF CHARCGE:
VACUUM WOOL LIMITED
1070950
REMARKS: DD 30920N

001

OYSTER DISTRICT,

vCAUTION — CHARGES MAY ROT APPFAR 1N ORDER OF PRIORITY,. SEE SECTION 28, L.1.A.

BUPLICATE INDEFEASTALE TITLE: NONE OUTSTANDIRG
TRANSFERS:

19893-02-08
T % 1 LI T AN B BN SR FEF.

CONTINUES ON AGH
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Date: 06/04/04 TITLE SEARCH PRINT - VICTORIA Time:

16:24:53

Requestor: (PI58053} BURNS REGISTRY SERVICES LTD. Page: 001

TITLE - N79426

VICTORIA LAND TITLE QFFICE TITLE NO: N7942¢
FROM TITLE NO: 66622W

APPLICATTON FOR REGISTRATION RECEIVED ON: 23 OCTOBER, 1984
ENTERED: 09 NOVEMBER, 1984

TITLE CANCELLED: 07 MARCH, 1988

REGTSTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED, (INC. NO. 97,002),
#700 - Bi5 WEST HASTINGS STREET,
VANCOUVER, B.C.,
veC 2Y4

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTTFIER: 000-871-8%1

THAT PART OF PARCEL A (DD 2853N), DISTRICT LOTS 24 NND 38, OYSTER DISTRICT,
SHOWN OUTLINED TW RED ON PLAN 398 RW CONTARINING 10.14 ACRES MORE OR LESS

LEGAL NOTATICNS: NOME

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CRARGE WUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M7T6300
REGISTERED OWNER OF CIARCE:
FSOUIMALT ANL MANATMC RAYLHAY COMPANY
mM76300
REMARKS: A.F.B., 9.697.7434A
SECTION 172{%)

UNDIERSURFACE RTGRTS
107095G 1943-00-24 O 00
REGISTERED OWNER OF CHARCE:
VACIOUM WOOL LIMITED
1070856
REMARKS: DO 305208

NCAUTION - CHARGES MAY NOT APCEAR IN ORDER OF URIORITY. SEE SRCTTION 28,
NUPLICATE INDEFEASIBLE T1TLE: NONE OUTSTANDLING

TRANST'ERS:
1988-03-07
PART - SUBD BY PLAN 45700 R 1 S5X: OIS
19498-03-07
PART — SUBD BY PLAN A5RDU .. ..t i i iiee v arae s EBIRAVA
1948-03-07
REM o+ ot e e ntn e ms e e e e e it e e e e s EB19054

CONTINUES ON PAGE 002

L.T.A."
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66622-W"
3 Regleter Vol oo —
SR From Title No. 3 5b0k4 51

LAND-REGISTRY ACT
{Tonm F, SECTiON 143)

CERTIFICATE OF INDEFEASIBLE TITLE

" Tiyie No..

Land Regittcy OMe, oooerr o SESHOTLR  pettish Cotumbly,
@i 11 tix cerdify) vt the undermentioned reglsterad owner In fee-simpts s abauluely and !udé.r_nqilbiy entlited In fee-shnple, ’

sublect 10 such charges, lions, nnd Interests ax are nolified by endorserent horeon, and subjest to 1he condillons, sxceptlons, and
reservatlons tet out hareop, 1o the land situated In the Fravinee of Brltlsh Columbla, and mors pacticwlarly deseribed Lelow.

Reglst'ered owner In feesimple; Appllcatlon for reglsirntion metvcd._..._..._......-..J.;L&D.......QQQ@IQRQE;J.—.‘Q.'ZQ__...A...-__.
CROWN ZGLLERBACH CAWADA LIMITED
1030 Wast Georgia Street k

Vancouver 5, B,C,

Dexcription of land: {Sve back hereof for transfers (If any) of the fsnd or n parl mereot).(Nanaimo Amssgsment District,
T 2 I 4 N » ¥
Town of Ladysmith and Diamond Improvement District {as to Secondly)

First: 'That part of Parcel MA® (D,D, 2853-81) of Lots 24 and 38, Oysver
District, shown outlined in red on Plan 398 R.W, contalning
10,14 aeres more or less

Secondly: That part of Lot 104, Oyster District, showmn cutlined in red
on Plan 398 H.W. containing .19 of an acre more or less

CHARGES, LIENS, AND INTEHESYS?

Nolure or‘l'ﬁ:rnh:'ﬁ?;;‘\?r:li?grlﬁn Date ond Hegislored Ouner of Charpe
vzeepbionys and Resef- Baquimalt and Nanaimo
vations 02993 -G Pailway Company
U 107u9s-d Yacuum Yool Limlted n,b. 30920-0
; Eihe seak ol v ofliee aoresaid, thy SRR fay af
T wiloena urlp'rl'ul ) linve Berermbr b oy hatid mnk e seab el my nilive adereaid. Ty , T

ok LY o i N AR /
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I 30920- 3540451

This xertificate of b delrasivle tile b owoid 4t } Certifica 7 TR U
apin':l fh:’ 1t of any Fcrwn acheruly in retal From "r"ﬁ te N
pussenion of arad righily enditied 10 1he and (a6

No....

A

i I scmy a1 The time of the applaIRn opvn .
‘{ Which Ilr:h‘;ﬂ'li‘i’koal: el u:l_n,l‘n!.'an.l wkn ton- L 7 o Y Registor, Vol
(ihtids M pSrion, B y subpect ho- -
Fr, 141 The sobshuing eresplicns o1 rostyy afony o4 LAND l"-:(; [5']’“\’ ACT
1abed 1 the orightal prant iom 1he C1ount Form [T (s“uon |43)

141 Any Driaien wr Provinghl wis, pale, O3
hamanient al Ihe date of the application [
Tegistpulnn impestd of mase & Inm o Whith

iy [Reigafeer be impued or miaks 3 liga on e . .
the lagab: . '
141 Any menlpal charpe, rale, o syt il Pl l tra P n n P Paﬁl 2
\he date of the application ot geghiiatjan
fmpnﬂdl|:dnl\ir?| ;‘lluL |'r|l“llta:‘|:l Hln‘:"nlt:-:
) tharviolore
?ﬂr:pg‘;d:!ﬂ e D toveménin of pihrwie 1lth Decembor ot 10100 AdH. 6k
L3
B ot e bl Date of application for replstration, the... ... vooree oee day of e e s
poeed by uny pobliv vorgorate bosly having

B [F3N] wéls DY & In which the lamd
) g gy e mo e 0 Dlyin is tu rertily at OROWR 7ZELLERBAON BUILDING MAYERIALS LIHITED
i d) Ang ke, rr h;r;‘m:r‘l 4 lr:.-:‘. foa nhp.liq.l *
B vod vacdfiling Ihree jears, wherg thefe 0
- :.:lun‘l occ:lmlim under the s:m-‘-. * 1030 Yaat u”"ﬁiﬂ atrest
ted Any pundlc highnay of light ol ey, walcr-
coprw, o flghr el worr, aibar pubhbc Yanoouver 5. B'c‘

. eaement;
d 1 Any signt of exproprision by Sesute;
¥ 12} Any lin pendens of ieehunky lien, judpment,

chveal, of oiher chatge, o1 uny wuipamdal for

the Bereh! ol credidrs ar redeiving ohkr o

suthagligd pbigemen under the ank iupity

At prghtered dnoe ihe dale of e pgplica

o

tlon for reghtiation; is
1k) Any condithen, evctpiie, resrvation, chatee,
Vom0 Tuteret noted of cndund theacoss L o _absohuely and indefeusibly entliled In fee-simple. subject to sueh charges, liens, amd [nteresis as are
tfy The mght of any peson Lo thaw tha the
3 :.-",?-'.f,,fﬁ;."&“&{::ﬁ‘.‘:{,!".‘.,'“;",c':,f’;.:,.’,‘,’;f wolified by endorsement herean, and subject 10 the conditions, ¢ .cepilons, and reservations sel otit hereon, fo
ety fncluded in this @eriificate: thoaa
111 The el ol ey perdn 1o show fipud, wherdin SOOI T PREY TP R a2 o vemaemaearaemeraies cegelpEepTTAaRLScsiayrigsotianines
R the sepeterel aung vr whutel The peren B Hahaimo Asoeanment Blotwiot, Yiilage of Ladysmlth and
H % m thy regitlrred adper . .
derived bl ..,fn o wikc elerulie 1Ban ko plece  of Fattdd SIS 1 I8ty ey b e TR
he Tor yalee ha pealicipsteit ba any degract Diomond Crossing Iaprovement Diovriot {as to Secondly)
B £} Any resriclive condifion. right of reverer, oF .
pblizalon impoyed on The fad by the Faror i e A T T S e s e e T - "
Ari nhen noled oud endontd thawen.
IS CLHTECATE MAY DE AFFECTED BY and Province of British Columbla, and maore parilcularly known ond deseribed pr—
THE LAMD ACT AMENDHINT AT, 1981
FIRST: That part of Parcel A" (D.D. 2853-N) of Lots lwenty Four {24) end
_ . Thirty-edght (38), Oyster pistrict, shown outlinsd in red on Flan
( 398-R,¥, containing Ten snd Fourtesn hundredths {10.14} mores mors
RS
or lesn}
THE FOLLOWING PIECES OF LAND HAVE SECONDLYt That part of Lot Ono hundred and Four {104), Oyster Distrist, shown
BEEN TRANSFERRED ] outlined in iod on Plan 398 R.¥. containing Ninetesn hundredthe (0.19}of an
LAND cetr WO
l acre more or lans.
Ly
e J
A L1
nut .‘-j'::.’-::‘" an
Tor witneos whereaf 7 fave herennio set my hard and seal of wfice
Yiotoric
T OO e Dritish Cotumibia,
. Decamber
:Ir!s.ﬁk...,,,,:!....... dity Of oo o e o
7 9. .
L Y Ry

INER]

Regirirur
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TRy Certibeste of Indefuanible Titke Is v id mt
apslprt \he it nl 3py prives nlrorely o mriual
poszisatan af and rhehlly extiUed ta tke hervditas
merte [nelydet kn paict 2l He thne of kv Applien
Von upsn which 1811 Crriifeate wnr pronced. a0d
wha cobtbass [n postavien, sad [ bjeel b—

tha

tr

i1
(A

th

1R

(N %)

The sulthilng exceptivns o rerervallocy eons
wtned In the erleisdl prant free the Crawns
Arny Tominlen er Protinddal lax, 13le, er
Sasesament nd the da1e of 13 applicatian fet
raphilnatfon mpoard v mode ¢ Pen er whih
mey theseatler ko Imppted or mak B Yea on
Ve landt

Any munkhp| chargd, raje, of eurtasment at
Ihy date of the applieatlon dor reglirsibon
Impmrd oF which mny herenbyer he {mpescd
o the InpA, or nbith had Dheretafere Moen
Tmpored Pfor Jocal hnpreyimianls or alkershic
snd whith wax mal AEen oy and payeble
Inrlndipg sny tharge, rlt. oF RUetIRERL
Impered by any puklie corporate hady having
i1nlag prwers gver hn Ayt in whith the Tund
s WHuater

) ARy Yeasr, o aprrcrent far lense. for & prried

gel veeeedlag Uhrer years, wheee there b5
atlua) woeapstled under The #amirs

Any public Blphwny or Hebteluiy, woler-
routse, o1 HERD of waler, ar olber pablic
ortmchll

Any rght of expreariatlon by Slatulet

Any \lr pendene or wichankes? llen, Judrmrst,
sartst, or oihd; e, o7 any sl ipRzenl for
Ihe bencht of rredhisze or rreelshag order or
avtherlad nislgument nnder the = snhroptey
Acl,” rigibered slpee Whe date of the Bpp lea-
tlan for mepisirstipn;

Any eondlikn, dxptpline, reacreation, charge,
Vea, or Srlerest apded or endersed Berroni
The vight af amy perach lo show Lhal 1he
whalr or any perilen #f the [and [s by wrthg
fereHp1ken of baondaries or puicels Jwproptaly
fncluded fo Lhin cenklfeats;

T4 slght of any prison I8 1how Irou.l, whercln
the terivicred axarr pr whareln Lhe person
from or threuph whem the sealstered vxaer
derlred Bly right or Vlile otheewizg thah ko
Edt for vafne bes partleipnied fo rRy drdted

TUE FOLLOWING FIECER OF LARD ILAVE
BEEN THRANSVERREIM

From Corilficate No, 29074=H ...

i 3\ \ ,,// No. 309204

Wprtificate of Jidefeanttle Title

Dale of Application for registration, the Bth . ---deyof..  depteaber b 2405 pese o 10 424

Reypister, Vol. . 124

This 5 to certify thul  cow 1o6OMIG & RALL.AY fanL NTY, of 355

Durrard itreet, Vincouwns, nrltioh columble,

_ 48 absolulely and indefeasibly entitled in fee-simple, subject to such charges, liens, and ntereals oa are
nolified by endorsement heveon, and subject to the conditions, excepltions, and resevvalions sel ou! hereon, to
e e e BROO O — e -",'JQ;?.Z'A.:'."--"-"'-“4'*"'-':""'--—-
picee g of lond situale tn the . HMonoino Auueum.onr...uLubr).c,h..nnd..imﬁy:mﬁb-.;sulnntmramtot

and Provinee of Hritish Columbia, and more particularly known and deseribed @:—

FTRWi~  Thut parb of Puyrool "~ (12eDs 2853-11) of Lots trenty-four {24) and
tudrby-eloht (38), o aTh NLISISY, 8howm ontllned in ved on tlan
394-1,4. oontaiaing ten ond fourtaan hundrodtie (10,14} :oros ilore or
Locss

o LY =Thot port of Lot ong hupdred und fouy {104}, OF WL O3 i1 ry ghown
gutilisod in rod on Plun 398-i.ile au::t;\inin-'; ninatesn hundrodths [0.19)

of nn uers roro or Londs

B wituess wherenf [ heve hevounto zet my hand and acal of office

at.. e e - 1o ,ﬂf‘.i oy British Colnmbia,
ey

hie  2hub day of .. 7

)

tvEn ) ollep e, Reghtlear.




Thir Certiheate of tadafeaallo THIY fs vold 4 From Cerliffeate No, 25466-0
: spabnel 1ha |1tle of any pErkeR sdririely In peresl
: pormarien of and Tigwily enltiked to the Meredila-
roenin {Rateded fn snmt 81 Uhe tieon of the applke-
tion upsn whith thh CartlArate was grsaitd, wnd n
whs eontingea [n parsesalon, snd I pbjut fo--

CALRHIEKT
L OF RN DA

Mo, 2967471

g (.} The rabalitleg extepilens o resrTatlons teR-
. tained In the veigisal grany from Br Crowni

: (4.) Ang Deoinlen or Froviasal Ia, b, 07
suittumtsl 01 1he dale of the 8 r!lullo'n ter
reglatratlon Jmposrd of madd ‘Ol ot whith
:;‘nyllb;natm b Lmpostd or mide 2 Pt on

1iha hpeE

{e

-

ARY q-nl:lr'l chargh, rade, oF pcgameal wt
Iz date of 1hs appilentlen fer ridctrsihin
{mportd or whith ma sheveafler be mpartd
on Lbe lond, oF whlr bad therstafem: Jan

S lnsoud for boral imprevesstnts af plhrrwhre

amd whih wa1 hol (hes dun pnd parable
Incloding any sharge, rate, OT el
lmpesenl by any pablis (arparels boady 'Mrln!
taxlog powiis oTAF A ATER Ir which the 1o
Ls altunhes

43 Any keam, or ayremral fos foatn, for & priled
mat excredlng (bt yeara, whore thert §8
wtlosl peeopallen vader th kami.

{e} Any pubMe Blghway ar righisbwr, waler-
woonie, or mgkl of water, er pther putlit
austeab

1) Any cight of cepreprlatiag by Btatota

{9.) Any W2 pandesr or kst Uen, Judgmirl,
cavtit, gf olhor char e, OF B3F aslgmment fer
bt b it 2l erediters o1 minedilog evdr or
aolderined shalgament whdes the * Dankrepley
ArtH Tephiered stace Vir dute of the sppllen-
Lien for reglavratlemn

(k) Any ropdilen, #xpaplien, T2l ITILKOD, chargy,

Dale of Application for reglstratlon, the_ fveLounth

Register, Vol.... 3112 ..

Thyto o fo rertify that

Lﬁertificate of “t\befeaaible Title

day of Tang Lor dab 1¥.12 pane

, 1942

YAQUIY: WOOL LT, el radyoalth, gritinh golumbile,

E

: Fien, or Iatereit moted o eedorsd kereant 12 ahsolilely and indefeasibly entitlad in foa-ximple, mehfent lo suoh ehardes, Hens, and

;;‘, i) Th‘: ';Iglnl & n,l 'nr'an 1s sbew Ut the

3 5.;.1;ﬂ.:“.'f";".’J,’.‘.ﬁ..‘:.‘:fﬂ:ﬂ‘;{,,}';‘.‘,’i; infarests as are notifled by endorsemeont hareot, and. subjoot tn tho eanditions, exeapiions, and. s

Intladed In this coilifieatel

).} The 7ight of any pernen Lo thow frood. wheryin
Ihe regltered owner or whostin the parson
from sp (Broogh xhea tha reglitered owner
darited bly right of Uity otaerabie bhan bima
Fdt for valop b prrifilpated lo any digrie.

reservations pet ont herson, fo. thone,

pieceB af land. stirats ik thetannl o asponunent Dimtelal i

Vere, £ EFIT Pt e £ vy

WIS LT

. oYSTHR NISTATCT, ecntoining fovtysLour (44)

| UHOLDLYL:

-".‘./c;l‘-.‘-). t % ‘ .{ﬂféwmuz‘-.

/ and Provinea of British tolrwmnbin, and more parkicidcrly knotwn wnel deserihed g :—
vareel *A7 (DD, 2853.0) of fobs twontby-roar [24) and thirty olgnt (38),

ngrog, tole vy loud;

ons and twonty-three hundredtho (1.23) aorod, mora or lean, of Right of

way shown coloured Hed on Ilun 25 Wakia, 0YATL DISTAICT)

ToRnL: Lot one huddred und Lidrly-siz [B6) of lob

DIITICT, Gonteinimg tldrty~four

of lons, 68 RGN gutliued in Hed

THE FOLLGWING PIECES OF LAND HAYE
DEEN TRANSFERRED:

bosfapeiys - Lot one ndxed aub Foup (194},

i _3’”'?Hér

gECTION

fig =l tigg

rieteria , Dritish

‘ office af
. Jooenher

i Colnbie, this

‘ ﬁl.?‘tgh!mr.

1 wilneso wheveof 7 heve Larennto sel my hond and sertl of

twonby-four (24}, YR

nindraodths (0.34) of an sore, iore
on lan deronitod under NeDaLl1429-115

CPHYR ODTTUTET, santaining five and

coL o visub=bonllin {y.5] oeres, LA oy lodB]
S
'-307"""” paggroo?y Lot one hundred and tvenby=oight (128), G AN DY YT, ecantaining
d;ﬂ,—;ﬁ’J atxty~Beven (67) aores, -.oTe OV 1088,
drrapy :
ay.7 58|

ED
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This Ceatificate of Indéteayible Titl b veld 5
seciasy Ihe Uikt of any perien advinddy |n petul
posrexion of and rightly emtitied 1o Ahe bereitas
renls Included in sanda a8 the time of Wb applua.
1l upen whih thly Certidrate mar granied, wnd
wha conlinucs in posatiblon, 923 ba pibject 1o
fa.} The subsliilpg enpeptient or rosrvdalony con-
trlned I8 b orfginal gran) from the Lrownr

tb.) Any Domislen o7 Provieclal yox. rale, et
eprbvapgat wl the Jaie of 1he wrhullnn faz
reklalratlsn {mposed o1 moty 9 lion ot ahich
wuy Lherealier be dspored o) mvle 0 jbn or
the Jand:

tr) Any msbkipal aharge, rale o1 Biavismend wl
the Jale of I wpplicatlen Tnop pegislrativa
1mposed or whizh muy thereafter b2 Impored
an e hand o7 whith had Durelafere bitn
linpasrd for local Inprevrmenls or slherafit
and whirs wav a6l then duz apd papable,
Incleding  hay rharge, 7alt, oF ARsePARRE]
Impored by avy public cotperoic dady basing
Uyulig pawers prer oo a1e8 fn xhick the Innd
ix shiwater

id.} Any lénie, or ogreamint For Jeasr, for a perled
nol sxceeding \hred Feore. wWhere thepe 13
aclual otropatlon under Lhe pame:

{0.) Any public Wighwry or righi-sf-way, waten
+304E, OF hy2' of watsr, or uther pabli
LTI T 1R

t1) Aoy vight of axpropriatioa by Blulute)

{p.) Any 1l peadeas or mrchunkes’ lhen, Sadpmenl.
raveal, of odbor churge, of any suighment for
the LemeBl of eraditers or reqtlsing ordir of
eathoriied aslgnrernt wpder the " Rankroploy
Aet,” reglatered aknee the Jale of \he appllra
tlon for veeleirationt

th.y Any condithon, wxeepilon reresvatlon, charge,
ilén, or [nterest noted o7 raulorsed hepran:

1) The right of sny pirzon to shoir 1ba) Ik
»hrle or nhy porlion of the Jand b by wroep
desedpllon of boundorbss o1 paresle lbpropeely
Eneluled Tn Iy cerlibrote:

(1) The rzhi of opy prrian s thow fruud, whirtin
the pepliteze] awner or whereln ibe persen
frem or through whem ke repds ered enner
Sorlied by 1pbl or vidle ethersfse Than bena
Fde fir vater has pastledpated In eny depaie

Fronr Certitleale No. 20,611 ik X No. 20400 -h

Certificate of TMnveteasible Title

Date of Application for registration, the. Thizd. . . .dayol lovo.beu oL 3udl pen. 19 8¢

Replisler, Val, X1b

Ohis s to rextify thut B, OROLAND PATO Y, of 1245 [ari Avenda, LOULS
. DIRTIEM, of 1436 Hathewa Avonue, FAUL 1, FII"L™, of 940 Statlon Straod
and HAROLD N. NAYWO0OD, of 7465 Uruwmiond Drive, all ol Vanoouver,

British Colunblae,
ura absolnlely and fulefeasibly entitted in fec-simple, anbiccl lo suck oharges, tions, and

interesle an are notifted hy endorssment hoveon, and subject lo the conditions, exeepfiong, wndl
rescrviitions set out heveoh,y to thope
piece 8 o fane situnte in the Nenadne finaowniont nistriet wnd Lndymmith Hohool Distrieb
and Provinee off Britisly Colrenihing and more purlicudarly known und Hesoribed ns: -
FUCLY:  Poposl A" (D, £353<d) of Lols Lpoyly-four (24} snd thlriy-eight (38},
OYSDVL DTSTHCCY, eontoining forty-four (44) aores, moro or loas|
g4:0> NY:t one and twenty~thrse hundredthn {1.2%} acves, iiore or less of Night of
Viay nhown onloured Ret. on I'lan 25~R.YW., 0¢5TER DTIINICT]
TIMDLY: Lot one hundred and thiyby-aiz (136) of Lol twentyfour {24), OY3TIR
nI5 RI1CT, soatadning thlrby«four mundredthe (0.34) of an aero, more

or leas, an shown otlined in lted on plan doposktad under 1.N.11427-N}

! THE FOLLOWIMG PIECES OF LAND 11AVE | FoUoTYs Lot ono hundred end four {104), OYDTTR BISTAIOT, contaising flvo and
: BLEEN 'THANSFERKRED:
- St | e | olghbt-bonths (5.3) aorex, .wre or lass;
I . Al " . [ ——
i (}}U\,—r'*‘"-—u*.—- !’19\ ’,),h- FiFltir¥: Lot one hundred and twoeaty-elpht {128y, gougena nIsTR1CT, oontalning
| | aixby-seven (67) moros, mor: or less,
L ——— |
‘ ; T |
TS
B R
1 : - i
i . ,k\"-m.__\ . | '
~. | i
f}) V3~ 12~ 42,
—_ Q
B ]
\“'\
A

0 witncos Wheteof 7 fucre herawnto set gy ke eenid sead of
uffies al Vistorla . Brilish

tofumlia, this. 23th duy off Jovoober

maz ) m/;/"‘/}?
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This CertlBeate of Jrdefepalde TSLI} Is vold o
sziTeat the Hile of poy persan sdieriely (u noial
possesvion of and vighily etided Lo L beredits-
wenld (ncluded In same sk the e of uu:gpl!ﬂuo-
'o;l‘«l"ltﬁ thls Cerilfirale wan granted, sed b

2l lo—

.) 'The vub st ing rreeptbons oF Jeoervallone con:
talned §8 the wriglonl grnt from the Crowad

(kY Ang Urerlpels! lax, vate, of amjassment at

ke dale of Ihe appilestion for Trgliralion

+ 1
No,. . 2AB0OB>, . _ ..

fursed vt which way hepealier 12 Inphtsd
on the 1asd, o which tad thtrerelore bixa
|mpapest pikl which was nul thel duz aod
pryoblel

() Auy mubleipsl chargs, b2ld, oF Arteismcul 30
the dwiz of (he ppplication for regipiratioy
fmpostd or which may lhepvafier bé Imposcd
on ke Jand, vr which 3ad therglofara been

@crﬂfieate of ﬂnbefea,e{ble @itlc

fmpeeed for lotal lm{mmnu or ptherwha
ond whith was ol ihen due and pryabies

{d.) Any lense, or sgreement for drase, Jor period
Bot exreeding three Frars, wEere Ibere e actund
ctcupativn veder the samhi

(e.) Any poblle highwsf or rightebway, waler-
coutsr or FlEht of waler, or olhéir public
totrnipls:

(£} Any right of txproprisilsn by Blalate

{7.}) Any s pendrax, mecbankea’ llen, Judginent,
caveat, derar, or other chovge, or any BuiEn-
meet for 1ae beocht of ecediters rrgistered
Hince the toke ol the sppllcatfon for 2epis
tratlonr

th) Aay co2dltlan, execptlin, or ivatlan epe
dorsz] htreon?

(i) The rlgbt of nev perwan to skt that ery
potiion of ibe ‘npl |3 by wrong erlrlloh
of boundariea or parecle impropady included
In IMe cerpllzales

(4.) The rizh1 ol any porean Lo shaw fragd, wlariin
the regidtered cwnet hny parileipatal o oy
degres.

more partiowlsrly desoribed s Ffollows:-

BUBRDIV1ISION &I AFS.

P Rt ._T_z-é.s'. e ik A

FHE FOLLOWING PIECES OF LAND HAVE
BEEN TRANSFERRYED:
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Date of Application, the. . Bighth.. ...

Register of Indefeasible Fees, Vol 101 ... .., Fol. cosesni s

brolietoly and indefeasibly entitled in Feo-slmple, subfoct 1 !
Intoreste as are notifled by endorsement loreon, and subfect to the exoeptions and resorvallons
printed lhereom, o those

_..day of_Auguet, ot 1.B3, p.B.. -, AD. 191w,

This i fo rerfify thot OANADIAU CULTIRRIRS (DUNDIUSR) LIMITED,

! " N " /‘/ (‘_ s
//4%/"‘/5’% sl edd ¢ %] J)

sioh aricumbranoss, lens, and

of viotoria, B.0., 10

piece 8 of land knovwn a8 and being in oyater Dimtriet,

Y. A strip of land lying between Lotn Eightoon (18) and ¥ifty-onm {61},

oontqinins Bix and Two=tenthe [B.a) aorap, more oy lesd.

£, Part of Lot Eightosn (18}, contuining Five und ¥inoty-five ono~hundredthe

(6,95} aorem, more o¥ lena.

Parte of Ssotlon 8ix (6), contnining rompectively Nins and Five-tunthe

{9.6) aorem, and Right-tenthe (0.8) of an aore, Mora or legé.

& rart of Lot Qhirty-oight (48), containing Len end Twelve Ove~hundradthn

{10,128} acrem, mora or loBH.

Part of Lot Yweenty-four {24), ¢untaining Pifteen ord Bixty-nine Qno-

hurdredths (16.69) aores, ore or leas.

6; Pert of ot Pifty-six (66), containing Phirty-thres and Pive-tenthe
(33.5) nores, more or loas.

A1l of whioh meld lsnde srae mors partiovlarly shown and ccloured Pink on

Map 2020.
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Hu filness wohereol I Ratve Rereunto set my hand and Seal of
Offico wt Vicloria, British Columbia, this. Brenty-third
day ()f L DoLONAYs s s s s a s ey, 1917 ..

e =7 Registrur-Gengrat,
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Date: 08/10/28 TITLE SEARCH PRINT - VICTORIA Time: 16:01:32
Requestor: (PI58053) BURNS REGISTRY SBRVICES LTD. Page: 001
TITLE - EM15811

VICTORIA LAND TITLE OFFICE TITLE NO: EM15811
FROM TITLE NO: EH148392

APPLICATION FOR REGISTRATION RECEIVED ON: 16 FEBRUARY, 1998
ENTERED: 16 FEBRUARY, 1998

TITLE CANCELLED: 19 JANUARY, 1999

REGISTERED OWNER IN FEE SIMPLE:
THE CROWN IN RIGHT OF BRITISH COLUMBIA
C/0 MINISTRY OF TRANSPORTATION AND HIGHWAYS,
6475 METRAL DRIVE,
NANAIMO, BC
vaT 2L9.

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 010-208-640
LOT 1, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 45800

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURF OF CHARGE . -
CHARGE NUMBER  DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANATMO RAILWAY COMEANY
M76300

REMARKS: AFB 9.693.7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE

ORIGTNAL GRANT FROM E AND N RAILWAY COMPANY

UNDERSURFACE RIGHTS
107085G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 30920N

STATUTORY RIGHT CF WAY
EL137728 1997-12-02 09:31
REGISTERED OWNER OF CHARGE:
TIMBERWEST FOREST LIMITED
TNCORPORATION NO. 545319
EL137728
REMARKS: AREA A IN PLAN VIP66364

nCAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRTICRITY. SEE SECTION 28, L.T.A."

CONTINUES ON PAGE 002
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pate: 08/10/28 TITLE SEARCH PRINT - VICTORIA Time: 16:02:37
Requestor: (PI58053} BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EH148392

VICTORIA LAND TITLE OQFFICE TITLE NO: EH148392
FROM TITLE NO: EGL7933

APPLICATION FOR REGISTRATION RECEIVED ON: 10 NOVEMBER, 1994
ENTERED: 30 JANUARY, 1995

TITLE CANCELLED: 16 FEBRUARY, 1998

REGISTERED OWNER IN FEE SIMPLE:
TIMBERWEST FOREST I LIMITED, INC.NO, 440252
9TH FLOOR - 700 WEST GEORGIA STREET
pP.O. BOX 10058
VANCOUVER, BC
V7Y 1J7

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 010-208-640
LOT 1, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 45800

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE _
CHARGE NUMBER  DATE TIME

EXCEPTIONS AND RESERVATIONS

M76300

REGISTERED OWNER OF CHARGE:

ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.7434A,
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE
© T TORIGTNAL GRANT FROM EAND N REILWAY COMPANY '~

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 30920N

STATUTORY RIGHT OF WAY
EL137728 1997-12-02 09:31
REGISTERED OWNER OF CHARGE:
TIMBERWEST FOREST LIMITED
INCORPORATION NO. 5453109
EL137728
REMARKS: AREA A IN PLAN VIP66364

"CAUTION - CHARGES MAY WOT APPEAR IN CRDER OF PRIORITY., SEE SECTION 28, L.T.A."

CONTINUES ON PAGE 002
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Date: 08/10/28 TITLE SEARCH PRINT ~ VICTORIA Time: 16:02:37

Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page:
TITLE - EH148392

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:;
1998-02-16
2 7 O T ..., .EM15811

*+% CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***

002




Date: 08/10/28 TTITLE SEARCH PRINT - VICTORIA Time: 16:04:33
Requestor: (PI5SB053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EG17933
VICTCRIA LAND TITLE OFFICE TITLE NO: EG17933
FROM TITLE NO: EG10510
APPLICATION FOR REGISTRATION RECEIVED ON: 15 FEBRUARY, 1993
ENTERED: 24 FEBRUARY, 1993
TITLE CANCELLED: 30 JANUARY, 1995
REGISTERED OWNER IN FEE SIMPLE:
EFLK FALLS WOOD PRODUCTS LIMITED, (INC. NO. 440, 252),
9TH FLOOR, 700 WEST GEORGIA STREET,
VANCOUVER, B. C.,
V7Y 1J7
TAXATION AUTHORITY:
TOWN OF LADYSMITH
DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 010-208-640
LOT 1, DRISTRICT LOT 24, OYSTER DISTRICT, PLAN 45800
LEGAL NOTATIONS: NONE
CHARGES, LIENS AND INTERRSTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME
EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: AFB 9.693.74343A,
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E AND N RAILWAY COMPANY
'FOR"ACTUKE“BATE“AND"TTME"OF“HEGISTRATT@N”SEE"
ORIGINAL GRANT FROM E & N RAILWAY COMPANY
UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OI' CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 30920W
"CAOTTON - CHARGES MAY NCT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONE QUTSTANDING

TRANSIFERS :

1995-01-30
1N 2 PR AL EH148332

*#% CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***
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Date: 0B8/10/29 TITLE SEARCH PRINT - VICTORIA Time: 08:35:12
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EG10510

VICTORIA LAND TITLE OFFICE TITLE NO: EG10510
FROM TITLE NO: EB15403

APPLICATION FOR REGISTRATION RECEIVED ON: 28 JANUARY, 1993
ENTERED: 08 FEBRUARY, 1993

TITLE CANCELLED: 24 FEBRUARY, 1993

REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED, {INCORPORATION NO. 379379),
9TH. FLOOR, 700 WEST GEORGIA STREET,
P.0. BOX 10058 PACIFIC CENTRE,
VANCOUOVER, B.C.,
V7Y 1d7.

TAYXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCET, IDENTIFIER: 010-208-640
LOT 1, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 45800

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE . .
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY
M76300
REMARKS: A.F.B. 9.693.7434A, SECTION 172(3)
FOR ACTUAL DATE AND TIME OF REGISTRATION SEE
ORTIGINAL GRANT FROM E AND N RAILWAY COMPANY =~

UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095G
REMARKS: DD 30920N

TCAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORTTY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:

1993-02-24

2N 7% P I N A L TR L EG17933

*%% CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***
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Date: 08/10/29 TITLE SEARCH PRINT - VICTORIA Time: (08:45:46
Requestor: ({(PI58053) BURNS REGISTRY SRRVICES LTD. Page: 001
TITLE - EB15403

SECTION 98 LAND TITLE ACT

VICTORIA LAND TITLE OFFICE TITLE NO: EBL15403
FROM TITLE NO: N79426

BPPLICATION FOR REGISTRATION RECEIVED ON: 24 FEBRUARY, 1988
ENTERED: 07 MARCH, 1988

TITLFE CANCELLED: 0B FEBRUARY, 1993

REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED, (INC. NO. 338,579},
600 - 815 WEST HASTINGS STREET,
VANCOUVER, B.C.
veC 2Y4

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 010-208-640
LOT 1, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 45800

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS

M76300

REGISTERED OWNER OF CHARGE:

. ESQUIMALT AND NANAIMO RAITWAY COMPANY

M76300

REMARKS: A.F.B. 9.693,7434A, SECTION 172(3)

e SR ACTUAL DBTE AND TIME OF REGISTRATION SEE
ORIGINAL GRANT FROM E AND N RAITLWAY COMPANY

UNDERSURFACE RIGHTS
107085G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
10770956
REMARKS: DD 30920N

"CAUTION — CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTIOM 28, L.T.A."

DUPL,ICATE INDEFEASIBLE TITLE: NONE OUTSTANDING
TRANSFERS:

1993-02-08

BLL . .ivinvaanenres e e e i e e EG10510

*x** CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***




Date: 08/10/30 TITLE SEARCH PRINT - VICTORIA
Requegtor: (PI58053) BURNS REGISTRY SERVICES LTD.
TITLE - N79426

APPLICATION FOR REGISTRATION RECEIVED ON: 23 OCTOBER,

REGISTERED OWNER IN FEE SIMPLE:

i CROWN FOREST INDUSTRIES LIMITED, (INC. NO. 97,002},
#700 - 815 WEST HASTINGS STREET,

_ VANCOUVER, B.C.,

it V6C 2Y4

TAXATION AUTHORITY:
TOWN OF LADYSMITH

e

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-877-891

LEGAL NOTATIONS: NONE

CHARGES, LIENS AND INTERESTS:
NATURE OF- CHARGE '
CHARGE NUMBER DATE TIME

i ( "“RCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RATLWAY COMPANY
M76300
REMARKS: A.F.B. 9.693.7434A
__ SECTION 172(3)
UNDERSURFACE RIGHTS
107095G 1943-09-24 10:00
REGISTERED OWNER OF CHARGE:
VACUUM WOOL LIMITED
107095hG
REMARKS: DD 30920N

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY.

DUPLTICATE INDEFEASIBLE TITLE:
ISSUED: 1984-11-19 FILING REFERENCE:
TO: PEARLMAN & LINDHOLM, (W.D. MURRAY)
3RD FLOOR, 736 BROUGHTON STREET,
VICTORIA, B. C.,
SURRENDERED: 1987-10-28

TRANSFERS:
1988-03-07

ENTERED: 09 NOVEMBER,

Time:

09:33:55

Page: 001

TICTORIA LAND TITLE OFFICE TITLE NO: N79426
FROM TITLE NO: 66622W

1984
1984

TITLE CANCELLED: 07 MARCH, 1988

SEE SECTION 28,

NB85259

CONTINUES ON PAGE 002

] THAT PART OF PARCEL A (DD 2853N), DISTRICT LOTS 24 AND 38, OYSTER DISTRICT,
SHOWN OUTLINED IN RED ON PLAN 398 RW CONTAINING 10.14 ACRES MORE OR LESS

L. T.a."
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pate: 08/10/30 TITLE SEARCH PRINT - VICTORIA
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD.
TITLE - N79426

PART - SUBD BY PLAN 45800 .......ccconcnrvrorocrrenrenes

1988-03-07

PART - SUBD BY PLAN 45800 .......veecrerrevnnnroensrs

1988-03-07

REM ot vttt nsomen s a s s e s et

CORRECTIONS :
co001 CHARGE NUMBER DATE: M76300
PREVIOUS TEXT:
01/08/1983

Cco002 CHARGE NUMBER TIME: M76300
PREVIOUS TEXT:
08:00

ET62424A CHARGE OWNER NAME CORRECTED M76300

Time: 09:33:55
Page: 002

...... FEB15403

...... EB15404

1986-09-22 12:31

1986-09-22 12:31

2002-06-05% 09:30
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Subjel 10 sleh elidgos, Hopd, i Tlors

rcsnlrvnllrons s::l ol !1crcpn. lo the Iand sl}\mt
Arele i nn e et e T - -afy

Reglitered:oynesin fecssimplo: “Apnietics

- OROWN- GELLERBAGH -GANADA

156 ‘Woat Goorgia-Sovest -

Vancouver 5, B.,0.

Descriplian of Innd: (See bnek hereof for (tanslers {If any) of the lond or a-parl mereaf). { Nanaiine Assegsmant 'Dis_-_tr:_i"c /
Town of Ladysmith and Diamond Improvement District {as Lo Secondly)

Pirst: <That part of Parcel WA (D:iD. 2853-N) of Lots 2, and 38, Oyster
District, shown outlined in red on Plan 398 R\ conbaining
10,1, acres mors or less

Secondly: "That part of Lot 10k Oygter Distriet, shown oublined in red
on Ylan 398 R.W. containing. .19 of a;,ijl,._:a_g:g,;:jg_:,,.‘;!1ic_:_,r;,_§,:,g:cj:_;',l_ess

&
o

CIIARGES, LIBNY, AND INTIRESTS?
e i ol T L R b L Rl L4

Molure or,rﬁ:nurglg:ht;rwll:_g:‘tén Dnte aml Iteglsicied Dwacr of Charge

Lxceptions and Resep- Esquimalt and Nanaimo
vations 102993-G Railway Company

U 107095-G Vacuum Wool Limited ., 30920-N

O ——e

,____‘_____ﬁ—g_ﬁ__)_____#._"___._—_g______r.__
a9
Ju witupsy ll'llwl‘t‘ﬂf [ have hereunto sel my hond wod [he seal of my office aforesnid, "Iij!..._..... - ";nd__fdn) of
.r
Tanuinwyr | ] / // f’ /
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This certbicate of Imlefcasible Liale 13 vohl os
agalnst the Lkl of nngtrﬂrm adverscly In mewusl
¥

possesslon of and rlg

enthiled fo the Jand In:

cluded in same bt the fime of Ihe mpphicatlon upon
which Wi ccrlificate was gronted, ond who con-
\nises I possessian, and i subjeet 10--

{a) The sululsting excepilons ar yeseryaliuns con:

(L))

-

13

uh

e

in
13

th}
u

)

=

1)

{edued [n the vriginal prant frons 1he Crowm:
Any Doninlon of provinghal 1aa, ¥oic, of
pxscaxment oL 1he dnie of dhe 3 plicathon for
reghiteation imposed o maide a brn ar which
may thereafier le Imposed o5 fiade B llea an
the laml:
Any mun!tlr.nl charge, rave, or asaesxmenl Bl
the dale of the appluation Tur reglstiutlon
{mposed or which mw‘-I Iherenfter be lmposed
oo ghe land, o which hud hergiafore heen
A Tar local Imp Is or eshepwise
nn:l which wns not then due nl payrhie,
Including any charge, rale, of aaheaspLedl Tm-
posed by uny peb ie comporale body huxing
Laxing [RWErS OVer o RICA n which the Tzsd
iy silvtes
Any lense, o ppreement fas bease, for n perkod
nol csceeding \hiee years. where there s
actnal pccupalian umdber the e
Any phblle hihhwa ar rlghl-of-way, whicr-
cowive, oF {ight 1 wBRACR, OF other pullic
xasemienls
Auy rlghl of expropriation hy Staute.
Any Ils pendkens oF mechanies’ hen, Jrdpmesil,
cavesl, or other charge, O ARY uaslgnneent for
the bencht of creditors or recelving opder Or
anthorleed malgantent under the Iluuhurlr,r
Art, reglstered slnce Ibe Uote of \he applicn-
{lun fur repistration:
Any comlition, exception, feservalion, charge,
{kem, o Laicrest noted ar ¢mlorstd therenni
The right ol sny peson (o shaw thal the
whole or uny putiloa of the Jamt is lu)i wiang
deseription of bonndniles oY marccls Improp-
erly Inclusled In Whly certificnte:
The tight of any petson lo show froud, wheraln
the reglsiered mwmer or whercln the grersoa
from o through whom the reglsleret owner
derlerd his right or tile otheiwise than hipna
fide tor yolue has poniiclpated [n any deprec:
Any restrfelye condliben, right of scverter, o0
abligatinn imipascd on the Lnfd by the Fores
Ari whey avled sud endursed Lheieon. .

THIS CERTFICATE MAY DE AFFEC 0 BY
THE LAND ACY AMENOMENT ACT, 8L

30920-N
From Certifleaie NOw..omvemecverons

Jaf Lo U
sl HNELL OF RS (D
LAND BEGISTRY ACT
Torm I (Section 143)

Wprtificaty of Tudefeantlde @itle

11th Degsimber at 10100 AsM.. - -

Date of application for registration, PSRN || & - S ST —
Whin in o coetifyy that OROWN ZELLENBACR DUILDINO MATEAYALS LIMITED
1030 Went ‘Georgla Strest

Vahstuver 5, BiC.

1s

...absolutely and r'.ut!f[é'ri’sibfj! atitteil in fec-slitple, sitbfedt- t stich ehdrges, Hens,.an Méres|

sotified by endorsement fercom:ant .(md-_r.efén-n.lip‘;i':r’gsﬁc;r.fcij.g B

libject. to- the condltions; exceplions,
HE ) b

. :
piege . -of dantl slitate |
Dipuiend: Coaaing Inpray
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Rpj;lstcr,Vul. wensd
Bijie-in toreofifg- 1t ootox LocoTie & RATLNAY COMPANY, OF 355

Parrard ‘ibieet, Vopoouval, Brlbion Corumbia s

A8 absoluiely and indefeasibly diititied tn fee- -ainplo, subject to sueh chargoea, lions, and inlerosis as ard

b

otified by endorasmen! Jiergon, and sitbject to the conditions, cxcaplions, and Teser valions sel out horeon, lo

7 o7 0%: 2 TRt "?/{,Jf T
pleca 8 of land situale #a the..... :,qu‘x;i_mn._muaﬂsmmt niatrlok.aad. i;ndymi:—tbw&nlnu“‘“)i‘ﬁbl‘iut

and Province of Briliah Coliniibin, aaud more particelarly lnown and desoribed asi—
FIRITY~ fhut part of Puroel wgn (a0, 20532H) of Lots v an by-Lour {24) and
thirty-elght [38), OYHTRR PIITHINY, ehova outlined in red on vlan

390=R.V. aontulnipg bten and fourtean hundredtihs {10.14) seraes mors ox

lgas;

SEOONDLY: ~That payt of Lot one hupdred cnd four (104}, 073 ST UPRIGT, Ao

outlined in 1red on plon A9B-.. gonbalning ninctean Ty ndredbh o (0.19)

of an gore wOre O 1.088.

e

TIIE FDLLU\\'II\G PIECES OF LAND ]IAVE
-BEEN TRANSFERRED: - - - e E

Land. T T cert B,

ﬂ'?/*/d 4 N . S (PR ‘ﬁ{‘_‘i’ﬁ_ Z

Pu witress wiprend [ have nherownto sob wy hand and seal of affiee
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Date: 08/10/28 TITLE SEARCH PRINT - VICTORIA Time:

16:01:13

Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001

TITLE - EL137726

VICTORIA LAND TITLE OFFICE TITLE NO: EL137726
FROM TITLE NO: EH148390

APPLICATION FOR REGISTRATION RECEIVED ON: 02 DECEMBER, 1997
ENTERED: 05 DECEMBER, 1997

TITLE CANCELLED: 18 JANUARY, 1999

REGISTERED OWNER IN FEE SIMPLE:
CARMICHAEL HOLDINGS LTD., INC.NO. 201472
BOX 1043
LADYSMITH, BC
VOR 2E0

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-654-485
LOT 2, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 41439

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774

CHARGES, TIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER  DATE TIME

UNDERSURFACE RIGHTS
D23415 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:
YER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE or
BRITISH COLUMBIA
T D23415 7
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 379783I) SEE 325303G

STATUTORY RIGHT OF WAY
EL137727 1997-12-02 09:31
REGISTERED OWNER OF CHARGE:
TIMBERWEST FOREST LIMITED
INCORPORATION NO. 545319
EL137727
REMARKS: AREA B ON PLAN VIP66364

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28,

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS:
1999-01-18 NO TITLE
PART IN PLAN VIP68436 (ROAD ONLY) ...vvcrererenamarmnernnecs EN45006

CONTINUES ON PAGE 002

L.T.A."




pate: 08/10/28 TITLE SEARCH PRINT - VICTORIA Time: 16:01:13
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. page: 002
TITLE - EL137726

1999-01-18
(‘ REM & ovvevrvenanananensanssssnnnssammrenses e e EN4507

#*+ CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***
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Date: 08/10/28 TITLE SEARCH PRINT - VICTORIA Time: 16:02:25
Regquestor: (P158053) BURNS REGISTRY SERVICES LTD. page: 001
TITLE - EH148390
ﬂ VICTORIA LAND TITLE OFFICE TITLE NO: EH148390
( FROM TITLE NO: REG17931
@ APPLICATION FCR REGISTRATION RECEIVED ON: 10 NOVEMBER, 1994

ENTERED: 29 NOVEMBER, 1994

PITLE CANCELLED: 05 DECEMBER, 1997

ey
T

REGISTERED OWNER IN FEE SIMPLE:
PTIMBERWEST FOREST I LIMITED, (INCORP. NO. 440,252),
7TH FLOOR, 700 WEST GEORGIA STREET,
P.C. BOX 10058,
PACIFIC CENTRE,
VBNCOUVER, B.C.
v7Y 1J7

[

[

TAXATION AUTHORITY:
TOWN OF LADYSMITH

[Pyt

DESCRIPTION OF LAND:
1 PARCEL IDENTIFIER: 000-654-485
B LOT 2, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 41439

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED TN ORDER IN COUNCIL
FILED DF N63774

: CHARGES, TIENS AND INTERESTS:
F( MATURE OF CHARGE
' CHARGE NUMBER  DATE TIME

UNDERSURFACE RIGHTS
D23415 1975-01-27 08:10
CUHER MATESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 379783I) SEE 325303G

MORTGAGE
EL68592 1997-06-13 09:06
REGISTERED OWNER OF CHARGE:
THE TORONTO-DOMINION BANK
EL68592
REMARKS: INTER ALIA
AS TO THE SPECIFIC MORTGAGE ONLY

MORTGAGE
EL68597 1997-06-13 09:07
REGISTERED OWNER OF CHARGE:
1 THE TORONTO-DOMINION BARIK
EL74166

: ( CONTINUES ON PAGE 002
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pate: 08/10/28 TITLE SEARCH PRINT - VICTORIA Time: 16:02:26
Requestor: {PI58053) BURNS REGISTRY SERVICES LTD. Page: 002
TITLE - EH148330

REMARKS: INTER ALIA
AS TO THE SPECIFIC MORTGAGE ONLY

nCAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY, SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONF. QUTSTABNDING

TRANSFERS:

1997-12-05
FN 7 PR L L EL137726

x++ CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***
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Date: 08/10/28 TITLE SEARRCH PRINT - VICTORIA Time: 16:03:25
Requestor: (PT58053) BURNS REGISTRY SERVICES LTD. Page; 001
TITLE - EG17931

VICTORIA LAND TITLE OFFICE TITLE NO: EG17931
FROM TITLE NO: EG10508

APPLICATTON FOR REGISTRATION RECEIVED ON: 15 FEBRUARY, 1993
ENTERED: 24 FEBRUARY, 19293

TITLE CANCELLED: 29 NOVEMBER, 1994

REGISTERED OWNER IN FEE SIMPLE:
ELK FALLS WOOD PRODUCTS LIMITED, (INC. NO. 440,252),
9TH FLOOR, 700 WEST GEORGIA STREET,
VANCOUVER, B. C.,
V7Y 1J7

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-654-485
LOT 2, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 41439

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

UNDERSURFACE RIGHTS

D23415 1975-01-27 08:10

REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
T 7 p23ais

REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N

AND 379783I) SEE 3253036

nCAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRTCRITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS :

1994-11-29
P S R I EH148390

+%+% CURRENT INFORMATION ORNLY - NO CANCELLED TNFORMATION SHOWN ***
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Date: 08/10/29 TITLE SEARCH PRINT - VICTCRIA Time: 08:35:23
Reguestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE - EG10508

VICTORIA LAND TITLE OFFICE TITLE NO: EG10508
FROM TITLE NO: N54467

APPLICATION FOR REGISTRATION RECEIVED ON: 28 JANUARY, 1993
ENTERED: 08 FEBRUARRY, 1993

TTTLE CANCELLED: 24 FEBRUARY, 1993

REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED, {INCORPORATION NO. 379379},
aTH, FLOOR, 700 WEST GLORGIA STREET,
P.Q. BOC 10058 PACITIC CENTRE,
VANCOUVER, B.C.,
V7Y 1J7.

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-654-485
LOT 2, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 41439

LEGAL NOTATIONS:

SUBJECT TCQ EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DF N63774 -

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

UNDERSURFACE RIGHTS

D23415 1975-01-27 08:10

REGISTERED OWNER OF CHARGE:

_ HER .MAJESTY. THE QUEEN IN RIGHT OF THE PROVINCE OF ._. ...

BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N
AND 3797831) SEE 325303G

WCAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFFERS:

1993-02-24
BLL .....0ao.- e e e .. .BG1T7931

%+ CORRENT INFORMATION ONLY — NO CANCELLED INFORMATION SHOWN wokok
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Date: 08/10/30 TITLE SEARCH PRINT - VICTORIA Time: 09:33:10
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 001
TITLE ~ N5446%7
SECTION 98 LAND TITLE ACT
VICTORIA LAND TITLE CFFICE TITLE NO: Nb4467
FROM TITLE NO: M116135
N63774
APPLICATION FOR REGISTRATION RECEIVED ON: 16 JULY, 1984
ENTERED: 20 AUGUST, 1984
TITLE CANCELLED: 08 FEBRUARY, 1993
REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED (INC. NO. 97,002)
1030 WEST GEORGIA STREET,
VANCOUVER, B. C.,
V6E 2Y¥Y3
TAXATION AUTHORITY:
TOWN OF LADYSMITH
DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-654-485
LOT 2, DISTRICT LOT 24, OYSTER DISTRICT, PLAN 41439
LEGAL NOTATIONS:
SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTATINED IN ORDER IN COUNCIL
FILED DF Ne3774
- «ARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME
UNDERSURFACE RIGHTS
..D23435  1975-01-27 08:10 -
REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848BN
AND 379783I) SEE 325303G
"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE:
ISSUED: 1985-11-12 FILING REFERENCE: P97801
TO: CROWN FOREST INDUSTRIES ATTN.S.E.GRAHAM
815 WEST HASTINGS S'T.
VANCOUVER BC V6C 2Y4
SURRENDERED: 1592-08-11

TRANSFERS :

19923-02-08
I T LI I AR EG10508

( CONTINUES ON PAGE 002




Date: 08/10/30 TITLE SEARCH PRINT - VICTORIA Time: 09:33:10
i Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 002
TITLE -~ N5446%7

E( JORRECTIONS: NONE

ST

[P




Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page:
TITLE - N63774
P( ICTORIA LAND TITLE OFFICE TITLE NO: N63774
] FROM TITLE NO:
CROWN GRANT

APPLICATION FOR REGISTRATION RECEIVED ON: 20 AUGUST, 1984
ENTERED: 20 AUGUST, 1984

TITLE CANCELLED: 20 AUGUST, 1984

REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED
1030 WEST GEORGIA STREET,
VANCOUVER, B. C.,

VoE 2Y3

TAXATION AUTHORITY:
TOWN OF LADYSMITH

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-654-469
ALL THAT PART OF DISTRICT LOT 24, OYSTER DISTRICT WITHIN CLOSED ROAD
DESCRIBED IN DD N63774

LEGAL NOTATIONS:

SUBJECT TO EXCEPTIONS AND RESERVATIONS CONTAINED IN ORDER IN COUNCIL
FILED DI* N637'74

: ( ARGES, LIENS AND INTERESTS: NONE
DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS :

1984-08-20
PA_R'T___LOT 2 I PLAN 4 ]_-43 9 RS S T SN T LV S T O 0 L NI S U N O R N '-"N544_6_6 e
i984-08-20

REM-~-LOT 2, PLAN 41430 ---~= . . ittt vnontaarnsaasan N54467

CORRECTIONS: NONE

Date: 08/10/30 TITLE SEARCH PRINT - VICTORIA Time: 09:34:13

001
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Date: 08/10/30 TITLE SEARCH PRINT - VICTORIA Time: 09:52:08
Requestor: (PI58053) BURNS REGISTRY SERVICES LTD, Page: 001
TITLE - M116195
"ICTORIA LAND TITLE OFFICE TITLE NO: M116195
FROM TITLE NO: 66619W
APPLICATION FOR REGISTRATION RECEIVED ON: 06 DECEMBER, 1983
ENTERED: 18 APRIL, 1985
TITLE CANCELLED: 04 MARCH, 1988
REGISTERED OWNER IN FEE SIMPLE:
CROWN FOREST INDUSTRIES LIMITED, (INC. NO. 97,002),
1030 WEST GEORGIA STREET,
VANCOUVER, B.C.,
VEE 2Y3
TAXATION AUTHORITY :
TOWN OF LADYSMITH
DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 000-165-255
THAT PART OF DISTRICT LOT 24 CONTAINING 15.69 ACRES MORE OR LESS,
OYSTER DISTRICT, SHOWN COLOURED PINK ON PLAN 2030 EXCEPT PLAN 4224
LEGAL NOTATIONS: NONE
CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME
"NDERSURFACE RIGHTS
D23415% 1975-01-27 08:10
REGISTERED OWNER OF CHARGE:
HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF
BRITISH COLUMBIA
D23415
REMARKS: INTER ALIA, ASSIGNMENT OF 195198G (DD 74848N ;
AND 3797831} SEE 325303G
"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE:
ISSUED: 1986-03-06 FILING REFERENCE: R17883
TO: CROWN FOREST INDUSTRIES LIMITED, LANDS & PROPERTIES
815 WEST HASTINGS STREET,
VANCOUVER, B.C., V6C 2Y4 ATTN: SUSAN E. GRAHAM
SURRENDERED: 1987-10-28

TRANSFERS :

1984-08-20

PART---1.OT 1, PLAN 41439---—= ...t en i tantnnrsroenenanns N54466
1984-08-20

PART--LOT 2, PLAN 41439----~ ., .ttt enonnsssnns N5446%7
1988-03-04
S I I I T A T 5110894

CONTINUES ON PAGE 002
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Date: 08/10/30 TITLE SEARCH PRINT ~ VICTORIA Time: 09:52:08
; Requestor: (PI58053) BURNS REGISTRY SERVICES LTD. Page: 002
} TITLE - M116195

iay| 'ORRECTIONS:

1 TG0O0L TRANSFER TEXT: 1985-04-18 16:44
PREVIOUS TEXT:

REM---LOT 2, PLAN 41439-—----

L

] L0002 PARCEL TEXT: 000-165-255 1986-04-21 11:12
3 PREVIOUS TEXT:
LOT 24,
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THE FOLLOWING PIEGES OF LAND HAVE

-BEEN TRANSFERRED:

LANS CERT: He-

Tty |E

FORM P .

Wt o reitify that COMOX LOGOIHG AND HALLWAY COHPANY,

6th Fleoor, Tho Canadtan Banlc of Comaeres Bldg., 640 vest Hastings 46.,

Yanaouver, i, B,G.

weeyprig--cbsoliigly and indefeasibly entitled In fee-simple, subject to sneh charges, liens, and Interesis as are
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HINDLY:
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or less,
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Plon 4224 .
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&s Of: OCT 19, 2008 BC Online: Site Registry 08/10/24

f

 EO—

[Crr—e|

oo FiLrar

For: PE37785 MADRONE ENVIRONMENTAL SERVICES (DUN 16:11:25

Jolio: 08.0347 Page 1
4 records selected for 0.5 km from latitude 48 deg, 59 min, 58.1 sec

and Longitude 123 deg, 49 min, 30.4 sec

1 Gite 1d
» 0001701

0003034
0005775

40006836

Lastupd Address/ City

04AUG13 1152 TRANS-CANADA HIGHWAY

LADYSMITH
209 SYMONDS STREET

LADYSMITH

00MARI17 840 FIRST AVENUE
LADYSMITH

03JUN09 728 ESPLANADE STREET
LADYSMITH
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]As of: OCT 19,2008  BC Online: Site Registry 08-10-24
, For: PE37785 MADRONE ENVIRONMENTAL SERVICES (DU 16:13:49
}?olio: 08.0347 Page 1
Synopsis Report
3TE LOCATION
] Site ID:; 1701 Latitude: 48d 59m 59.6s
Victoria File: Longitude: 123d 49m 45.0s
__giegional File: 26250-20/1701
Region: NANAIMO, VANCOUVER ISLAND

Common Name:

pite Address: 1152 TRANS-CANADA HIGHWAY
{  City: LADYSMITH Prov/State: BC
_Postal Code:

g
i
!

arr i)

Registered: NOV 25, 1997 Updated: AUG 13,2004 Detail Removed: AUG 13, 2004
[3

IN( ions: 4 Participants: 8 Associated Sites: 0

;:JDocuments: 3 Susp. Land Use: 2 Parcel Descriptions: 1

;ocation Description: LOCATION DERIVED FROM GPS PROJECT ENVIC RVR #P102321A

Status: ACTIVE - UNDER ASSESSMENT
-Fee category: UNRANKED

Yo Site Profile has been submitted for this site

End of Synopsis Report
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As of: OCT 19,2008  BC Online: Site Registry 08-10-24
. For: PE37785 MADRONE ENVIRONMENTAL SERVICES (DU 16:13:49
Holio: 08.0347 Page 1
| Synopsis Report
AITE LOCATION
Site ID: 6836 Latitude: 48d 59m 44.7s
1Victoria File: Longitude: 123d 49m 06.3s
Regional File; 26250-20/6836
Region: NANAIMO, VANCOUVER ISLAND

]
“Common Name:
|Bite Address: 728 ESPLANADE STREET

E]

|3 City: LADYSMITH Prov/State; BC
l_?Postal Code:

;‘IRegistered: AUG 25, 2000 Updated: JUN 09, 2003 Detail Removed: JUN 03, 2003
“LT( ions: 4 Participants: 5 Associated Sites: 0
Documents: 3 Susp. Land Use: 0 Parcel Descriptions: 1

;ocation Description: SUBMITTED LAT/LONG (48.59.58/123.49.23) NOT ACCURATE

Status: ACTIVE - UNDER REMEDIATION
Yee category: MEDIUM SITE, COMPLEX CONTAMINATION

Yo Site Profile has been submitted for this site
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v SITE INFORMATION:
Y LEGAL DESCRIPTION: LOT A, DISTRICT LOTS 24 AND 38,
OYSTER DISTRICT, PLAN VIP71248
7 CIVIC ADDRESS: 1130 ROCKY CREEK ROAD, LADYSMITH, BC
/ FUTURE ROUNDABOUT EXISTING ZONING CD1 (TOURIST SERVICE)

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

(BY OTHERS)

PROPOSED LOT AREA: 93,920 SF (8,687 SF)
TOTAL PARKING ISTING POWER BUILDING AREA (G.F.A): 20,084 SF (1,866 SM)
n— — STALLS= 80 STALLS — POLE. LOT COVERAGE: 20,084 SF /93,920 SF x 100 = 21.4%

+10 IN DIT QUEUE FLOOR AREA RATIO: (MAX.0.6) 0214

RETAINING WALL, SEE

CIVIL DRAWINGS

GROSS FLOOR AREAS:

PROPOSED BUILDING AREAS!

BUILDING A [RETAIL] 10,355 SF (962 SM)
BUILDING B [RESTAURANT] 2,250 SF (209 SM)
BUILDING C [RETAIL]: 7,479 SF (695 SM)
TOTAL GROSS FLOOR AREA 20,084 SF (1,866 SM)

PARKING REQUIREMENTS:

TOTAL PARKING REQUIRED: 63 STALLS
TOTAL PARKING PROVIDED: 80 STALLS + 10 IN DIT QUEUE
PARKING RATIO (NOT INCL. DIT QUEUE):  4.0/1,000 SF & 4.3/ 100 SM
PARKING RATIO (INCL. D/T QUEUE) 4.5/1,000 SF & 4.8/ 100 SM
PARKING PROV'D BREAKDOWN: REGULAR STALLS = 72 (90%)

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

PARKING REQUIREMENTS & CALCULATIONS:

‘\ [RETAIL]
| 10,355 SF
F.F.E. +26.5M

RETAIL OR OFFICE (1 PER 323 SF (30 SM) GFA) = 17,834 SF /323 SF = 55.21 STALLS
RESTAURANT OR COFFEE SHOP (1 PER 5 SEATS) = 40 SEATS /5= 8 STALLS
TOTAL PARKING REQUIRED (ROUND NEAREST) = 6321 STALLS

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

RETANINGIWALT:
cvfforafiines

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

COMMERCIAL DEVELOPMENT

1130 ROCKY CREEK ROAD, LADYSMITH, BC
FOR OYSTER HARBOUR DEVELOPMENT CORP.

T BICYCLE, CLASS B (RACKS): 10% OF REQUIRED PARKING SPACES = 63 x 10% = 6.3
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F.E:JE. ﬁJEeDm / PARKING SIZES:

REGULAR CAR STALL 5.8m (19707

HANDICAP CAR STALL (MIN. 5% OF REQD) 5.8m (1 1S GO :\\
SMALL CAR STALL (MAX 25% OF REQD) a.9m (1¢ e
LOADING SPACE 9.0m (296 —
SECURITY GATE MANOEUVERING AISLE 7.3m (24-0")
*ADD 0.6m (2-0") TO ANY PARKING STALL ADJACENT TO A FENCE, WALL, STRUCTURE
GENERAL NOTE:
BOUNDARIES SHOUN HEREON ARE DERIVED FROM
Prion SNy EXISTING RECORDS AND MUST BE CONFIRMED BT .
SURVEY FRIOR TO THE DETERMNATION OF DIMENSIONS architects fd
OR AREAS FOR DEVELOPMENT FURPOSES.
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(156" % 111 (T-0% X2 = 671 &M (123 &) X2
PLUS 211 (1-0") x @i (1-2") - @8 3 (8% 5F) 32
TOTAL COPY AREA PROPOSED - 152 S (803 SF) FER SIDE
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Received June 9, 2021

To: Town of Ladysmith — Council
| would like to support the project that is being considered for the corner of Ludlow Road and Rocky Creek Road.

My name is Barrie Aldrich, | am a retired businessman and have been involved with many developers in the Town of
Ladysmith over the past couple of decades and owning and paying taxes on several addresses.

Past developers | have worked with have built apartments, homes and a subdivision.

| tell you this because | think this proposed development will increase and generate a favorable tax base for the town
and its citizens for many years to come.

| understand that the proposed tenants are national and recognizable companies that will stay for many years and be
beneficial to the residents and will create many new jobs.

The proposed corner is a gateway corner on the highway with control traffic lights, and as such the proposed
development will enhance and beautify this corner greatly.

Please support and vote in favor of this proposal.

Sincerely,

Barrie Aldrich



Received June 14,2021

From: Palad, Aurora

Sent: June 14, 2021 3:42 PM

To: Christina Hovey <chovey@ladysmith.ca>
Subject: Property Referral

Hello,

| reviewed the proposed road closure plan on the attached document and don't see any conflict with the
existing Fortis infrastructure.

Yours truly,
Aurora R Palad

Planning & Design Technician
Fortis BC Install Centre


mailto:chovey@ladysmith.ca

: TOWN OF LADYSMITH Celebrate our Present. Embrance our Future. Honour our Pa.

June 2,2021
File No. 3360-20-02

Attn: Referrals

To Whom it May Concern:

RE: NOTICE OF PROPOSED ROAD CLOSURE - ADJACENT TO 1130 ROCKY CREEK ROAD
(PID 024-839-370)

The Town of Ladysmith intends to adopt Bylaw No. 2067 (attached) which will close a portion of
Ludlow Road and Rocky Creek Road in Ladysmith. Bylaw No. 2067 was given first and second
readings on June 1, 2021. This letter is a referral to your organization in accordance with section
40(4) of the Community Charter which requires the Town of Ladysmith to deliver notice to the
operators of utilities whose transmission or distribution facilities or works Council considers may
be affected by the bylaw.

A Public Hearing is scheduled for 6:00pm on Tuesday June 15, 2021 to provide an opportunity for
persons who consider that they are affected by Bylaw No. 2067 to make representations to Council.
The Notice of Public Hearing, including details of how to participate is attached.

Please contact me at 250-714-9294 or chovey@|adysmith.ca if you have any questions or wish to
discuss the file.

Thank you for your attention to this matter.

Sincerely,

Christina Hovey, RPP, MCIP
Senior Planner

Attachments:
- Road Closure and Dedication Removal Bylaw No. 2067
- Public Hearing Notice for Bylaw Nos. 2067, 2068 and 2069

250.245.6415 | info@ladysmith.ca / www.ladysmith.ca
132 C Roberts Street PO Box 220, Ladysmith, BC V9G 1A2 OO (owithan







TOWN OF LADYSMITH
BYLAW NO. 2067

A Bylaw to Close and Remove the Dedication of a Highway

The Council of the Town of Ladysmith, in open meeting assembled, enacts as follows:
1. Those portions of road shown as “road to be closed” on Reference Plan EPP110196,

prepared by Ryan J. Turner, B.C.L.S, a copy of which is attached as Schedule 1 and
forms a part of this bylaw, is closed to all traffic.

2. The dedication as highway of that part of the road referred to in Section 1 is removed.

3. The Mayor and Corporate Officer are hereby authorized to execute all necessary
documents as may be required to carry out the purpose of this bylaw.

Citation

4, This Bylaw may be cited for all purposes as “Road Closure and Dedication Removal
Bylaw 2021, No. 2067".

READ A FIRST TIME on the day of ,
READ A SECOND TIME on the day of
Notice of intention to proceed with this bylaw was published on the __ dayof ,
2021 and the _____ day of , 2021 in the Ladysmith Chronicle newspaper,
circulating in the Town of Ladysmith, pursuant to section 94 of the Community Charter.
READ A THIRD TIME on the day of
APPROVED by the Ministry of Transportation and Infrastructure on the

day of ,
ADOPTED on the day of ,

Mayor (A, Stone)

Corﬁaae Officer (D. Smith)




"Road Closure and Dedication Removal Bylaw 2021, No. 2067"

Page 2
Schedule 1
Road Closure Plan
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