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recommend to Council that the RR — Rural Residential designation shown on
Schedule “A” Land Use Map (Plan Map) of the OCP be deleted.

2. Background

In July 2007 staff received a rezoning application regarding the subject lands and
referred it to several external agencies. The site is zoned Rural Watershed and Forest
Reserve (RU2), Marina (W3) and Commercial Recreation Zone (CR71). The applicant
wishes to rezone the site to a Comprehensive Development Zone. Staff presented a
report to Council on November 2, 2009 introducing the project and noting that a
rezoning would come before. Staff subsequently determined a neighbourhood plan
was required prior to the zoning bylaw amendment application proceeding to Council.

The current OCP designates the subject property RR — Rural Residential. In addition
the lands are assigned a General Land Use Classification (undefined in the OCP) CD
- Comprehensive Development. This is an anomaly as land should only be in one
land use category in order to avoid confusion over current or proposed uses. The
intent for the development of these lands is based on a CD - Comprehensive
Development designation and their location in the Community Growth Area. As a
result, staff is recommending that the RR — Rural Residential designation be deleted
from the subject lands on the Plan Map and that a CD designation be added
accordingly.

3. Analysis:

Neighbourhood Plan

In November 2010 staff forwarded a detailed letter (attached) to the applicant that
outlined items requiring attention prior to Council considering a resolution to approve a
Neighbourhood Plan for the site.

The Neighbourhood Plan provided responds to the items requiring attention identified
by staff in and to the policies of the OCP. A ftraffic and transportation plan, wildlife and
stormwater management plans and baseline studies for archaeology and riparian
areas remain outstanding. The applicant has initiated these studies and will submit
them to the District prior to consideration of the rezoning application.

A challenge facing the applicant in the implementation of this plan is the need to
extend water and sewer services to the site. The applicant will be required to discuss
servicing issues with both the Capital Regional District (CRD) and District of Sooke for
water and sewer services respectively. Notwithstanding this challenge, staff is of the
opinion that the neighbourhood plan submitted to the District provides a sufficient level
of detail that enables Council to approve it by resolution as intended by the OCP.
Proposed OCP Amendment

Schedule “A” Official Community Plan Land Use Map, the Plan map, designates the
subject lands CD — Comprehensive Development and RR — Rural Residential. The
designations contained on Schedule “A” of the Sooke OCP are consistent with the
policies established in the Regional Growth Strategy (RGS) adopted by the CRD.
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The Neighbourhood Plan indicates how the proposed development will be consistent
with the CD - Comprehensive Development policies of the OCP and provides details
as to how the proposed development will implement OCP goals, objectives and
policies. The Neighbourhood Plan submitted provides sufficient details regarding the
development to meet the goals, objectives and policies of the OCP for Council to
approve the Neighbourhood Plan by resolution as provided for in the OCP.

Proposed Zoning

The rezoning application submitted to the District proposes a Comprehensive
Development Zone (CD) for the subject lands. The provisions of the proposed zone
are undetermined and will only be determined when the lands are zoned CD. Once
the lands have been redesignated, staff will require specific details for the
development from the applicant and will bring them forward for the Committee’s and
Council’s consideration in a draft zoning bylaw amendment.

4. Legal Impacts:

The relevant OCP policies applicable to the Neighbourhood Plan are the preamble
and section 5.9.1 of section 5.9 Comprehensive Development (CD) (attached). As
noted the Neighbourhood Plan responds to the requirements of these OCP sections.
6. Strategic Relevance:

The development proposal is consistent with the goals and objectives of the OCP as
they relate to the proposed Comprehensive Development designation for this site.

7. Financial Impacts:

Staff do not expect that District funding sources or budgets will be negatively affected
by the approval of the Neighbourhood Plan for the proposed development.

Attached Documents:

1. Subject Property Map
2. Staff letter to applicant (November 25, 2010)
3. Schedule “A” OCP Land Use Map — Map 1D — East Sooke
4. OCP Section 5.9.1 Comprehensive Development (CD)
5. Draft Bylaw No. 493
6. Atwater Landing Neighbourhood Plan (available online at www.sooke.ca or upon
request)
Approved for Council Agenda
i 4 fur®
Manager
~Gerard V. Leblane, MCIP | A D
Municipal Planner CAO
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District of Sooke |

File No.3220-20
November 25, 2010
Sooke Basin Development
824 North Lucia Avenue
Redondo Beach, California
USA 90277
Attention: Douglas W. Regelous, LLB

Dear Mr. Regelous:

Re.: West Shore Landing Neighbourhood Plan; District of Sooke Staff Comments
The following comments by District of Sooke staff on the West Shore Landing
Neighbourhood Plan (Plan) as presented at the meeting with you, your consultants and
District of Sooke staff on November 18, 2010. The Plan and subsequent presentation
demonstrate that the proposed development presents physical, environmental and servicing
challenges that range in complexity while at the same time offering unique opportunities to
create a comprehensive, mixed-use development including a range of housing opportunities,
implementation of innovative building technologies, access to land- and water-based
recreation, active transportation opportunities and building on existing amenities, among
others. lts designation as a Comprehensive Development (CD) area in the District of Sooke
Official Community Plan (OCP) enables the proposed form of development to occur, albeit
in accordance with the goals, objectives and policies of the designation.

The CD designation included in the OCP requires that developments in the designation “be
developed according to a CD plan which is ... to provide a mix of land uses, housing types,
higher densities, commercial uses, public open space infrastructure and amenities.” The
information provided in the Plan has been reviewed by District staff in the context of the OCP
goals, objectives and policies, the presentation to staff and a review of the Plan document and
are intended to expand on the comments provided to date.

The Plan addresses some, but not all of the goals, objectives and policies of the CD
designation found in section 5.9 of the OCP that leads toward the creation of an innovative
development with a strong sense of place. The Plan establishes direction to achieve
innovative development options and protect sensitive environments and viewscapes while
developing distinctive neighbourhoods that establish a strong sense of place. Thus there are
outstanding CD policy issues that need to be addressed. Staff share the opinion that the
document provided needs substantially more detail in order to satisfy OCP requirements.
Policy 5.9.3.i of the CD designation has to be addressed in detail in its entirety. While
responses to some policy requirements have been met in the Plan provided, e.g., the
viewscape analysis, the description of the different neighbourhoods and the general densities
proposed for them, outstanding policy requirements that need to be satisfied, include, among
others:

/2
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Sooke Basin Development
Page 2
November 25, 2010

> the preparation of a wildlife management plan,
» a landscape plan incorporating native plant species,
use of innovative development standards and natural drainage systems,
» address municipal servicing requirements and the potential to create amenities for
existing residents,
» maximize the use of permeable materials to enhance rainwater management, and
> identify neighbourhoods through use of lighting and design features, among others.

The proposed development will be nodal in nature, a village in the forest. It has been given an
urban orientation but without evident consideration of wildland/urban interface fire issues,
wildlife awareness elements, emergency access and egress considerations and amenities
responsive to broader community needs. The CD designation of the site requires more
detailed consideration of OCP requirements and the broader community.
Subsequent to a collective review, staff have identified a number of detailed requirements that
need to be included in a neighbourhood plan for the site before the application can proceed to
a referral stage, public consultation and Council’'s consideration. The documentation
presented in the Plan remains very much at a conceptual stage; staff and Council will require
additional detail to adequately deal with the application. The level of detail does not need to
achieve subdivision application standards but has to include more information relative to
development and neighbourhood densities, servicing, trails, wildlife and wildland/interface
issues, impacts on Gillespie Creek and their mitigation, impacts on Sooke Basin and Harbour,
parks dedication, structural fire protection, etc.
The following list identifies the items that need to be dealt with in sufficient detail in the
Neighbourhood Plan to be submitted to the District for consideration. The list itself is not
exhaustive but represents the minimum requirements that will enable staff to process the
application and bring it forward to Council for consideration.
» Demonstrate how the development proposal meets the goals, objectives and policies
of the OCP and specifically respond to the policy requirements of section 5.9.3.i:
¢ How does the development conform to the Regional Growth Strategy, Regional
Context Statement, sustainability principles, affordable housing needs, parks?
e How are the form and character requirements and design standards of the
OCP met in the development proposal? What covenants need to apply to the
development?
e What green-building design principles will be applied? LEED? Green Building
Council standards? What will be the equivalencies for innovative technologies?
» A public consultation plan should be included in the Plan. It should discuss the
historical context of the site as well as the proposed development bearing in mind the
present level of development in the area. Matters to be addressed should include:
e What methods are going to be used to engage the public?
e How will comments and feedback be dealt with and provided?
e A schedule of meetings, announcements and methods for public consultation
and engagement should be outlined.
» Indicate what the proposed population will be at full build-out and how the densities will
be distributed on site by dwelling units and type. Will this be a phased development?
If so what will be the sequence of development? How will levels of greenspace and
park and amenities be achieved and maintained? Indicate the amenity contribution as

/3
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Sooke Basin Development

Page 3

November 25, 2010

per the District’'s Amenity Policy.
» Transportation issues will need to be addressed. These include:

Transit;

Active transportation;

Integration of on-site trails within the development;

Integration of on-site trails with the Galloping Goose Regional Trail;

Any required improvements to the Galloping Goose;

Upgrades to the Gillespie Road/Sooke Road intersection; and, among others
Upgrades to the site access from Gillespie Road.

» [Provide baseline studies and indicate how recommendations made in them will be
applied for the following requirements:

Geotechnical;

Archaeological;

Environmental;

The RAR and required SPEAs;

Wildlife management and awareness;

Structural and Wildland/Urban Interface Fire protection;
Transportation.

» How will servicing and infrastructure needs be met?

Location and capacity of water, sewer, storm sewer or alternative stormwater
management and drainage plan;

Impacts on adjacent land owners;

Latecomer charges;

Road and other Development Variance Permits that may be required.

» Proposed Comprehensive Development Zone details:

@

Permitted uses in the development by phase;
Location and mix of uses;

Phasing schedule;

Protected areas and features;

Access to Sooke Harbour/Basin;

Marina development and proposed phasing.

» Detailed mapping of the site needs to be provided and should include:

® o © @ e

e ©

Wildlife resources including wetlands and streams and associated RAR
assessment areas and Streamside Protection and Enhancement Areas;
Wildlife trees and nest trees/aeries/heronries, corridors;

Site topography;

Trails, cycling paths, parks and protected areas;

Water, sewer, rainwater and other services;

Roads — internal and external access and egress and internal circulation &
integration with the Galloping Goose Regional Trail and internal trails;
Location of amenities;

Water access.

4
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Sooke Basin Development
Page 4
November 25, 2010

Based on current service levels, District fire protection services can be provided to a
development on the site that consists of single detached residences. Once densities and
building heights are increased additional requirements will have to be met. Thus knowing the
proposed densities, heights of structures and phasing of development will enable improved
fire protection services to be provided as well as improved capital and operational planning to
offer desired levels of service. Depending on densities and building heights permitted,
improvements can vary from a pumper truck on site in a leased building to a fully equipped fire
hall with a pumper with an aerial device to serve development where structures of three (3)
storeys and more in height are constructed. The District fire chief also notes the requirement
for a wildland/urban interface fire protection plan needs to be satisfied.

Although District of Sooke staff appreciate the level of detail provided to date regarding your
development proposal, staff are unable to bring the application forward for Council’s
consideration until the information detailed above is provided. Staff and Council must adhere
to the OCP when making recommendations and decisions on land use proposals. Providing
the information outlined above will supply the required level of detail required by staff to make
a recommendation to Council on the appropriateness of the development and for Council to
make an informed decision on the proposal.

Please do not hesitate to contact me if you have questions. | can be reached at the District
office during business hours from Tuesday to Thursday inclusive.

Yours truly,

Gerard V. LeBlanc, MCIP
Planner
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Schedule “A” OCP Land Use Map — Map 1D — East Sooke

SCHEDULE "A” OFFICIAL COMMUNITY PLAN LAND USE MAP

MAP 1D - EAST SOOKE
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9. COMPREHENSIVE DEVELOPMENT (CD)

Larger, undeveloped parcels in Sooke offer unique advantages in terms of size and scale of
development in addition to incorporating innovative mixtures of land uses. Developments proposed
within Comprehensive Development (CD) designated areas shall be developed according to a CD plan
which is in accordance with the goals, objectives and policies of this section, with intent to provide a
mix of land uses, housing types, higher densities, commercial uses, public open space, infrastructure
and amenities. Comprehensive development zoning proposed outside of this CD designation is
permitted but must meet with the policies detailed in the designation within which they are located.

5.8.1 GOALS

= Allow for flexible, innovative development options for larger parcels of land targeted for
development within Community Growth Areas (CGA);

s To maximize environmental protection, viewscapes, amenity provisions and variability in
densities and land uses;

= To provide long term consistent land use decisions in large proposed new neighbourhoods
through the Council approval of a Neighbourhood Plan which meets all the goals, objectives
and policies of the OCP at that planning scale; and

= To allow the planning and development of CD areas to only complement and not compete
with the Town Centre area.

5.9.2 OBIECTIVES

a. To encourage innovative design and flexibility combined with density incentives;
To develop distinctive, attractive neighbourhoods with a strong sense of place; and

¢. To enhance the quality of community by improving the character of the built environment,
including visually appealing architectural elements and streetscapes that encourage
pedestrian travel, facilitate community interaction and promote public safety and incorporate
rainwater management.
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DISTRICT OF SOOKE

ByLAaw NO. 493

A bylaw to amend Bylaw No. 400, Official Community Plan Bylaw, 2010 for the
purpose of amending the land use designation for the properties located at 1424
Gillespie Road also known as Grouse Nest.

The Council of the District of Sooke, in open meeting assembled, enacts as
follows:

1. This Bylaw is cited as the Official Community Plan Amendment Bylaw
(86-23).

2. Bylaw No. 400, Official Community Plan Bylaw, 2010 is amended in Map
1 and Map 1D (East Sooke), Schedule A — Official Community Plan
Land Use Map by deleting from the Rural Residential designation and
adding to the Comprehensive Development designation the properties
legally described as:

(P1D 000-246-221) Section 77, Sooke District, Except Those Parts in
Plans 76 RW, 120408 and VIP58518;

and,

(PID 000-246-204) Block B of District Lot 222, Sooke District
(collectively known as “Grouse Nest”),

all as shown as outlined in black on Schedule A to this bylaw.

Introduced and read a first time the day of , 2011.
Read a second time the  day of , 2011.

Public hearing heldthe  day of , 2011,

Read a third time the day of , 2011.

Adopted the day of , 2011.

Janet Evans ‘ Bonnie Sprinkling

Mayor Corporate Officer
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District of Sooke Bylaw No. 493
Official Community Plan Amendment Bylaw (400-1)
Page 2 of 2
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