











In this review period, the consultants have also worked with individual property owners to
discuss their zoning concerns, and in some cases, are recommending bylaw changes as a result.
This report reflects all of the “mistake in zoning” forms submitted since the start of the public
consultation process.

Recommended Changes to the draft Zoning Bylaw

Based on the results of the legal/agency review, and ongoing input from the Sooke public, a
number of changes to the draft Zoning Bylaw are recommended. The table below highlights the
major recommended changes. All changes that are proposed are incorporated into “track
changes” version of the draft Zoning Bylaw which is provided to Council as an attachment to
this report.
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Council Direction Needed:

There are some areas where policy direction is best provided by Council. These include:
e Recession plane
e Section 52.1 re excess parking prohibition in commercial areas

Recession plane: There has been a significant amount of discussion about the recession plane
rules throughout the development of the draft Zoning Bylaw. This has resulted in some changes
to the current draft of the bylaw such that the rules would affect only buildings within the Town
Centre, and generally only affect one side unless it was a very large building that fronted on two
streets that contained significant public view corridors to the water.

The general regulations regarding recession planes are different from the recession plane rules in
the Mariner’s Village (CD7) zone. Those rules, which were established through the CD zone
negotiations, may be excessively generous as a trade-off for the construction of affordable
housing and increased density, and may not be a good model for the community’s vision of
development within the Town Centre. No clear consensus has emerged through the process.

Given the uncertainty that is created by not having greater clarity, the District of Sooke may wish
to consider a future project to identify significant public view corridors, and update the Town
Centre Plan and/or the Official Community Plan accordingly.

If the Council would like to see changes to the recession plane rule, it would be helpful to know
the will of Council at this stage in the Zoning Bylaw process. Consultant recommendation is to
leave the section as it is currently presented.

Section 53.1 re excess parking prohibition in commercial areas: This provision has drawn a
lot of comment throughout the development of the draft Zoning Bylaw. It is a very strong
statement. The new regulation has been incorporated directly from the District of Sooke’s
Sustainability Strategy and Transportation Plan. The consultants respectfully suggest that the
community may not yet be ready for such a regulation, and request direction from Council.
Options include:

a) Council confirm that it is comfortable with this proposed regulation, as drafted;

b) Council wishes to remove the provision and reinstate the existing provisions of the
Sooke Zoning Bylaw 270, section 17.3, which simply said that “If off-street parking
spaces in excess of bylaw requirements are provided, the location, design and operation
shall comply with the requirements of this bylaw.”

The consultants would appreciate Council direction on this matter.

Other Considerations:

This section addresses other considerations, some outside of the purvue of the Zoning Bylaw,
that Council should know about, and that Council may wish to take action about. (Some of these
have already been brought to Council’s attention, but are brought together here into one place.)

These other considerations include:
e Consideration of frontages
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Development of Development Permit (DP) Guidelines

Refinement of the Amenity Policy

Fuller analysis of the parking tools available to the District of Sooke
Agricultural strategy integration.

Frontages: The inclusion of frontage requirements has resulted in quite a number of comments.
Some are against any frontage requirements and prefer maintaining the current practice, while
others have commented on the dimensions and have suggested alternative standards.

From the consultants’ perspective, frontage requirements can be beneficial primarily in two
areas:

- Rural areas where it serves to discourage subdivision and to avoid narrow lots and

- In small lot residential zones as a means of distinguishing SFR's, those with suites and those

with duplexes.

Frontages in commercial and industrial zones when combined with minimum parcel sizes can
also avoid issues with on-street parking and access issues although such subdivisions are not
common. Typically commercial and industrial subdivisions are created as part of a larger
development and developers are quite conscious of the need to ensure adequate size lots and
access provisions.

So with that background, we have undertaken discussions with Sooke staff as to whether in
Sooke's experience there is much benefit in including frontages in the bylaw. In rural areas there
is always the 10% rule as a fall back which can achieve a reasonable frontage on larger lots.
There is also the added benefit of flexibility by not having frontage requirements when dealing
with a challenging site; the absence of frontage requirements may permit the creation of some
lots that might otherwise not have been possible with strict frontage requirements.

The consultants do not want to charge ahead if in the inclusion of frontages is not beneficial or
proves unnecessary. Discussions with staff are not yet completed, and may result in either a
recommendation to modify the provisions, or a recommendation to removed them.

Development Permit Guidelines: In a number of places in the draft Zoning Bylaw, the legal
review highlighted areas that are more properly the purvue of Development Permit or design
guidelines, rather than appropriate to zoning regulation. The key distinction is that regulation
presents limited discretion, whereas the use of Development Permit guidelines permits a wide
range of discretion and negotiation between the applicant and the municipality in coming to an
agreement that works best for the site, for the project, for the developer, and for the community.

As part of the Zoning Bylaw review process, the consultants have become aware of the need for
guidelines to be developed for live-work developments, public view corridors, and
Manufactured Home Park building additions. There may be other areas that staff have also
identified as requiring additional guidance. Until such time as Development Permit guidelines
are developed and adopted by the District of Sooke, the consultants are recommending that these
DP-type provisions be maintained within the Schedules of the draft Zoning Bylaw, to aid in
providing direction to staff and applicants.
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Amenity Policy Refinement: Current policy uses residential units as the basis of calculating the
charge. In the case of rezoning to permit greater lot density, however, the policy is not clear
especially since some subdivision parcels can have more than one unit. Council may wish to
direct staff to refine the amenity policy to clarify how density will be calculated for
subdivisions. ’

Parking: In addition to the specific challenge regarding new parking policy, as discussed in the
previous section, Council may wish to direct staff to conduct a fuller analysis of parking tools
for Town Centre and short/long term implications based on different combinations of tools.
Currently there is a 50% parking reduction in the Town Centre, bonus for underground parking,
and an option for 'cash in lieu'. Unless directed otherwise, the new Zoning Bylaw will also add a
maximum limit on how much is provided, as well as a bike parking requirement. There may be
other tools for parking management, based on what Council wishes to achieve, that are more
appropriate to Sooke’s current circumstances, ie strong need for continued car use, and lack of
infrastructure in Town Centre, in combination with the desire to make Sooke a walkable
community.

Subdivision Provisions in the Zoning Bylaw: A number of elements that might more
appropriately be located in the Subdivision Bylaw are found in the Zoning Bylaw. These include
provisions related to panhandle lots, lot areas and frontages, and subdivision more generally.
Council may wish to direct staff to update the Subdivision Bylaw to include these subdivision
design elements that are considered by the approving officer.

Agriculture: It is our understanding that the District of Sooke is proposing to undertake a local
agriculture area plan in the near future, to address some of the goals of the OCP. As part of the
overall planning process, the consultants recommend that the Zoning Bylaw provisions as they
relate to agriculture be reviewed, and possibly updated once the agricultural strategy has been
completed.

Next Steps:

Next steps in the District of Sooke’s Zoning Bylaw development process are as follows:
1. Ongoing discussion with individual property owners and agencies re any additional
concerns with the proposed zoning.
2. Ongoing discussion with staff about any outstanding issues, such as frontages, that need
to be resolved.
3. Moving towards the formal adoption process in June, which will include a further
community meeting/open house and public hearing.

Recommendations:

The consulting team recommends that:
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Council consider each of the proposed changes to individual properties, and approve or
disapprove them as appropriate.

Council provide the consultants with direction on the outstanding questions related to
recession plane and excess parking.

The draft District of Sooke Zoning Bylaw be forwarded, as amended, for formal adoption
by the District of Sooke, to receive 1% and 2" reading on June 13;

Council directs the staff to consider moving appropriate subdivision provisions from the
Zoning Bylaw into the subdivision bylaw, when updating the Subdivision Bylaw at some
point in the future;

Council direct the Sooke staff to update the Parking Facility Reserve Fund Establishment
Bylaw to include the dollar amount required for cash-in-lieu contributions for Town
Centre parking.

Attachments:

B

Draft Zoning Bylaw, showing proposed changes

Draft Zoning Bylaw Schedules, showing proposed changes

Draft Zoning Bylaw Map showing individual parcel change requests
Draft Zoning Bylaw Map showing proposed zoning scheme
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3. District of Sooke Zoning Bylaw, 2011

Chris Hall and Bev Suderman provided an overview of the proposed changes to the draft
Sooke Zoning bylaw and a summery of the feedback received during the open houses
and survey. The following is a summary of the recommended changes:

Grade definition

20 a) Density Bonus Provisions

20 b) Density Bonus Provisions

22 ¢) Maximum fence height

42 e) Minimum lot area requirement for subdivision

New section on Waterfront Uses, to minimize conflicts between the water lot and
adjacent land uses

Schedule 104, Rural Residential (RU4)

Schedule 201, Large Lot Residential (R1)

Schedule 301, Manufactured Home Park (RM1)

Minimum frontage for subdivisions in commercial zones to permit a wide variety
of small scale commercial development

¢ Addition of apartment building to meet the intent of the Town Centre Plan

Bev Suderman summarized the requested changes from individual property owners:
CRD Parks lands, including Socke Potholes and Camp Thunderbird

5449 Sooke Road

1836 Tomminny Road

RU-3 parcels of 10 plus hectares to RU-1, to maintain their RU-3 status

A discussion ensued involving members of Council, staff and the consultants as to the
recommended changes; the following is @ summary of the discussion:

Living fences on Sooke Road and within the District

e Universal flanking of 2m — it was noted that the consultants would look at that
again

e Waterfront uses and commercial moorage — it was noted that they are currently
being reviewed

The consultants explained that letters have been sent to approximately thirty affected
property owners as to the proposed changes and have been asked to reply by May 24",

Bev Suderman overviewed the areas where policy direction is best provided by Council;
e Living fences
e Recession plane

e Section 52.1 - excess parking prohibition in commercial areas

The consultants explained the rational behind the parking prohibition relating to the
Sustainability Strategy and Transportation Plan.

Council discussed:

e The need for parking in the Town Centre

2
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Restrictions within light industrial and no outside storage
Grasscrete or other permeable surfaces for additional parking
Heritage protection preservation policy

Float Home Policy

The need to stimulate rezoning was further clarified

CRD Heritage Tree Bylaw

Recession view and public view corridors

Negotiated CD zones

The consultants clarified that the opportunity for further discussion and direction in
regards to the policies from Council will be ongoing throughout the consultation process.

Public Input:

Randy Clarkston, resident commented that the intent of recession planes is to create
view corridors. Mr. Clarkston stated that there is a need for residential zones in the
Town Centre and additionally a new zone to facilitate an old age home .

Silvia Hallgren, resident, expressed opposition to the CD zone adjacent to her property
and stated that her property should be rezoned equally to allow the same options. Ms.
Hallgren stated that they have suffered a loss of business and invited Council to view the
progress next door to understand her situation.

MOVED to recommend that Council forward, as amended the draft District of Sooke
Bylaw No. 500, Sooke Zoning Bylaw, 2011 for a three week period of agency and legal
review, to start no later than May 2, 2011 and end no later than May 24, 2011;

AND direct staff to bring a report to an upcoming Committee of the Whole meeting as to
the results of the agency and legal review no later than May 31, 2011.

CARRIED

Meeting Date: April 26, 2011 | District of Sooke
Adopted on: May 9, 2011 17 Committee of the Whole Meeting Minutes



May 18, 2011
Attention: Tara Johnson, Planner, District of Sooke

To: The District of Sooke

In follow up to our meeting last week, I would like you to pass this letter on to the
District of Sooke in regards to the proposed change of zoning to our business, The Sooke
River Hotel. We are situated at 6309 Sooke Rd. We are Lot A, Section 73, Sooke
District Plan VIP75505.

The new Zoning Bylaw will change our zoning from a C-4, Commercial Recreation to
the new C-2, General Commercial. We agree that the permitted uses in this zone will
meet the requirements of our business with the exception of the maximum lot coverage.
Our present lot coverage is 60% within the sewer specified area and 40% outside the
sewer specified area. The new zone proposes a change to 30% maximum lot coverage.
We would like to ask the District of Sooke to change our zoning to the new C-2 zone
while keeping our maximum lot coverage as it is at present with the 60% / 40% coverage.

Thank you for your time and attention to this important matter. We look forward to the
implementation of the community’s vision and policies for redevelopment and new
development in Sooke.

Please feel free to contact myself, Lori Rittaler or Elsie Rittaler at 250-642-6107 or 250-
642-2899.

Sincerely,

Lori Rittaler,
Manager,

The Sooke River Hotel
For:

Elsie Rittaler,
Owner,
The Sooke River Hotel
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DISTRICT OF METCHOSIN

District of Sooke

MAY 19 201

Received

May 17, 2011

Tara Johnson, Planner
District of Sooke

2205 Otter Point Road
Sooke BC V9Z 112

Re: Sooke Zoning Bylaw Review

We have received your request for review and comments regarding the new Zoning Bylaw for
the District of Sooke. It appears that the majority of the zoning bordering the District of
Metchosin will remain unaffected with the exception of the proposal to rezone the lands identified
as park which includes the Sea to Sea Park reserve.

The neighbouring lands in Metchosin are primarily occupied by Camp Thunderbird which is zoned
P1- Community Institutional and UP ~Upland. Accordingly, we do not anticipate that the proposed
Zoning Bylaw will have an impact on the District of Metchosin.

Sincerely,

Noneg

d,Mﬁw’ﬁ (;;’Véf :

Dennis Carlsen

Interim Planner, District of Metchosin

\ ' 4450 Happy Valley Road, Victoria, B.C. VIC 3Z3
Administration Office (250) 474-3167 Fax 474-6298

Building Inspection Department {250} 474-3196 Fax 474-6298
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Couverdon

May 20", 2011

Tara johnson, Planner

Planning Department

District of Sooke

2205 Qtter Point Road

Sooke, British Columbia VSZ 112

Dear Ms. Johnson:
RE: Proposal Zoning Changes on TimberWest Lands

In response to the Municipality’s letter dated April 20th, 2011 and further to our meeting on May 11,
2011, this letter confirms that TimberWest objects to the proposed zoning change that would increase
the minimum parcel size, for subdivision purposes, from 4ha to 10ha on the parcels identified as:

- PiD 009-368-345 -- Block 844, Malahat District;
- PiD 009-374-302 — Block 843, Malahat District; and
-~ PID 009-382-259 ~ Block 1435, Malahat District.

As | mentioned in our meeting we support the Municipality’s goal to enhance agriculture and food
security opportunities. However, we feel the added restriction will negatively impact the value of our
fands. inaddition, we do not agree with the approach of simply increasing the minimum parcelsize as a
method of ensuring land for future agriculture and food security. Is this a land banking exercise or is the
Municipality serious about putting more land into food production?

We have been working with a number of communities on Vancouver Island and have found that there is
a renewed interest in farming, mainly on the smaller acreages. Communities are starting rethink the
“bigger is better” philosophy when it comes to agriculture on the island. The smaller acreages are being
considerad given that the profile of individuals wanting to get into farming is changing — these folks tend
to be older. The smaller parcels are affordable and with new intensive agriculture technigues, are more
manageable and economically viable,

Couverdon Real Extate Vancouver > Nanalmo
Abusingss unit of TimberWest Forsst Corp. Third Fioor 3-4880 Rutherford Road
5 Smer v anal Srivigh Columbiz
W CEUNEIIOR.E0m 5&6 Homer Sérgeg ‘ A Ndf}am}C{ imsh Columrbia
Vancouver, British Columbia Canada VT 4Z4 i
Canada VBR 2WS
A ¥ ™ 250728 3700
T 504 6584 4500 ¥ 2507293787

£ B04 854 4571
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Couverdon

If the District of Sooke is serious about increasing agriculture and ensuring food security, then it should
consider creating an agriculture strategy for the municipality, Through this, consideration should be
given to:

- affordability;

- soils capability;

- topography;

- access;

- infrastructure {i.e. water supply); and

- impacton the surrounding areas {i.e. Sooke River).

We would be happy to meet with Staff to discuss this issue further.
Yours Truly,

v . ,
{anl, amG g -

Frank Limshue, MCIP
Director of Planning and Zoning

150 Mavyor and Council
Gerard LeBlanc, Director of Planning
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District of Sooke District of Socke:

2205 Otter Point Road MAY 24 200
Sooke, B.C. ﬁ
VOS 1INO )

Received

May 24/2011
Attn. Katherine Lesyshen

Dear Katherine;

In regards to your letter of April 20/2011 as to proposed bylaw changes to ALR properties.

I have been advised that it is an offence for any municipality to draft and pass any bylaws that
would restrict or prohibit any activity that complies with the Agriculture Act. Aguaculture is a
legal and recognized activity under the Agriculture Act. The proposed bylaw changes
establishing setbacks would remove a full 58% of my land from useful production. This alone
would render my land unprofitable for such a venture. | would suggest that before any further
action on these changes takes place the District should investigate both the Agricultural Land
Commission Act and the Right to Farm Act. | believe the District would find the proposed
changes to be a direct violation under the Acts.

Sincerely,

Ed Shaw
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Stephen Unger & Mary Coll

6698 Helgesen Road

Sooke, BC
V9Z 0V6
steve@commonroutes.com
May 18, 2011
Mayor and Council C {7 F?“s 1y District of §
(- b , BLriet o
Katherine Lesyshen, Planner v/ L Zﬁ 7 Hooke
District of Sooke MAY 20 201
2205 Otter Point Rd. s o
Sooke, BC RECEIVED
Voz 1J2

RE: Rezoning of 6698 Helgesen Rd.; File No. 3360

Dear Ms. Lesyshen:

Please accept this as a letter of considered process regarding the proposed rezoning of our
property, identified as:

PID Legal Description

000-021-733 SECTION 34, DISTRACT OF SOOKE EXCEPT PLAN 2382 & 5084

At this time, we do not see any need nor benefit to the proposed rezoning. We have no
intention to develop our property and intend its use as a working farm. As such, a zoning of RU-
3 well matches the use of our farm, and rezoning to RU-1 appears to provide no further

enhancement or value.

Further, to re-enforce our desire to keep our farm property intact, please be aware that we
have no intention to ever allow any roads {e.g., Laronde Road) to cross our property.

Should you have any questions, do not hesitate to contact me at 604-417-0949.

Best regards,

S —

Stephen Unger, P.Eng.

23 Sooke_rezone let.docx



A‘ Bonnie Sprinkling

- From: Tara Johnson
Sent: May-24-11 1:29 PM
To: ‘Beverly Suderman’
Cc: Bonnie Sprinkling
Subject: MOTI comments on draft ZB

See below email from MOTI that should be part of the agenda

Tara

From: Evanoff, Ryan TRAN:EX [mailto:Ryan.Evanoff@gov.bc.ca]
Sent: May-24-11 12:37 PM

To: Tara Johnson

Subject: RE: Sooke Draft Zoning Bylaw for Review and Comment

've reviewed most of the draft and so far and haven’t found anything that we are concerned with.
'm sorry for the delay in an official response and 'm hoping to get it to you this week.

If we're too late for your deadlines, the current Ministry response to the Zoning Bylaws can be as follows:

No ohjections to the proposed Zoning Bylaw(s). The Ministry will continue to review all applications and referrals within
800m of Highway 14 to ensure they meet our specific requirements.

Development Approvals Technician
Ministry of Transportation, Saanich Area Office
Phone Number: (250)952-4495  Fax: (250)952-4508

From: Tara Johnson [mailto:tjohnson@sooke.ca]

Sent: Tuesday, May 24, 2011 11:33 AM

To: Evanoff, Ryan TRAN:EX

Subject: RE: Sooke Draft Zoning Bylaw for Review and Comment

Hi Ryan,
May | please ask the status of the referral comments on Sooke’s draft Zoning Bylaw?

Thanks,

Tara Johnson, MCIP

Planner lI- District of Sooke

2205 Otter Point Road, Sooke BCVSZ 12
Email: tichnson@sooke.ca

{250) 642-1628 Fax: (250) 642-0541
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" From: Evanoff, Ryan TRAN:EX [mailto:Ryan.Evanoff@gov.bc.ca]
Sent: May-04-11 2:31 PM

_ To: Tara Johnson

Subject: RE: Sooke Draft Zoning Bylaw for Review and Comment

Thanks for sending this to me Tara, 'll review the draft changes and we will offer any comments before your deadline.

Development Approvals Technician
Ministry of Transportation, Saanich Area Office
Phone Number: (250)952-4485 Fax: (250)952-4508

From: Tara Johnson [mailto:tjohnson@sooke.ca]

Sent: Wednesday, May 4, 2011 2:13 PM

To: Evanoff, Ryan TRAN:EX

Subject: Sooke Draft Zoning Bylaw for Review and Comment

Hi Ryan,

The District of Sooke is developing a new Zoning Bylaw and | am wondering who at Ministry of Transportation
and Infrastructure should | send a request to review and comment on our draft Zoning Bylaw to?

The draft Zoning Bylaw process is now in Phase 3 where the “next-to-final” draft of the Zoning Bylaw is sent to
agencies and neighbouring jurisdictions for review and comment, as well as for legal review by the District of
Sooke. We are writing to invite you to review the draft Zoning Bylaw and draft maps at the following FTP Site:

FTP Site: ftp://land.sooke.ca/referral
FTP login: zoning
FTP password: 4SookeZoning

Please provide comments by Tuesday, May 24, 2011, at the latest. Please direct any inquiries about this
project to:

Beverly Suderman, Consultant
Island Planning Services

Email: bsuderman200s@gmail.com
Phone: 250-737-1109

Tara Johnson, Planner
District of Sooke

Email: tishnson@sooke.ca
Phone: 250-642-1628

Sincerely,

Tara Johnson, MCIP

Planner {I- District of Sooke
2205 Otter Point Road, Sooke BCV9Z 1J2
Email: tjohnson@sooke.ca




(250) 642-1628 Fax: (250) 642-0541
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