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                  Notice of Public Hearing 
 

 
The Council of the District of Sooke will hold a Public Hearing pursuant to the provisions of the Local Government Act in the 
Council Chambers at 2225 Otter Point Road, Sooke, BC on Monday, December 14, 2020 commencing at 7:00 pm 
with regard to the following proposed Bylaw. 
 
Application Information:  

Bylaw:  Bylaw No. 791, Zoning Amendment Bylaw (600-80)  
File No:   PLN01432 
Civic Address:   2182 Church Road (shown outlined in black on the attached subject                
                                        Property map)  
Legal Description:  Lot 13, Section 10, Sooke District, Plan VIP1057, Except .036 of an acre Thereof 

Conveyed to the Crown for Road Purposes as Shown on Explanatory Plan 
Deposited under No 68404I and Except Part in Plan EPP32377 

Applicant:   Aragon Properties Ltd.            
 
Proposal: The purpose of Bylaw No. 791, Zoning Amendment Bylaw (600-80) is to amend the current Wadams Way 
Comprehensive Development CD14 Zone at 2182 Church Road. Changes to the Wadams Way Comprehensive 
Development CD14 Zone include reducing the types of housing forms, amending the placement of uses, reducing the 
single-family lot size to 250m2 and increasing lot coverage, adding site specific setbacks, reducing multi-family heights and 
adding specific road servicing standards. The current allowable density of 133 residential units within the Wadams Way 
Comprehensive Development CD14 Zone is not changing.  
 
The applicant has proposed 54 single family fee simple small lots with vehicle access by rear lane in Area A (shown on 
attached subject property map), 78 townhouse strata units with amenity space including a publicly accessible children’s play 
structure, greenspace and sport court in Area B,  a 1025m2 public off-leash dog park in Area C, cash in lieu to the District’s 
Park Land Reserve Fund, dedication of land for future construction of a roundabout at Throup and Church Road, pedestrian 
infrastructure connections throughout the site and along Wadams Way and Church Road, and $133,000 to the District’s 
Affordable Housing Reserve Fund.  

 
Further Information: 
Copies of the bylaws, supporting written reports and any relevant background documentation may be viewed in the “Public 
Notices” section of the District of Sooke website www.sooke.ca or a copy can be picked up at the District Municipal Offices 
at 2205 Otter Point Road, Sooke, BC, between the hours of 8:30 am and 4:30 pm, Monday to Friday (excluding statutory 
holidays), commencing December 2, 2020 to and including December 14, 2020. 
 
Public Input:     
Due to the current COVID-19 environment, the Province has provided local governments directive in the form of Ministerial 
Order M192 enabling Councils to hold an electronic Public Hearing.  The District is moving forward as per the Provincial 
directive and will be holding an electronic Public Hearing for these bylaw amendments. 
 
The electronic Public Hearing will follow the same format as an in-person Public Hearing, Meetings may be viewed on the 
District’s live stream webcast at https://sooke.ca/?p=391.  All persons who believe their interest in property is affected by the 
proposed bylaw will be given a reasonable opportunity to be heard at the Public Hearing on the matters contained in the 
proposed bylaw. You may indicate your support or opposition to a Public Hearing item in one of the following ways:   
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1. Submit written comments to Council       

Should you have any concerns or comments you wish to convey to Council, please submit in writing by fax to 250-642-
0541, email publichearing@sooke.ca or in person to the Corporate Officer at the District Municipal Offices no later than 
Monday, December 14, 2020 at 12:00 pm.  
 

2. Register to Speak Live 
You can register to speak live via phone. Once registered, you will be provided with a phone number and instructions to 
call to join the live meeting. To register to speak live and to receive further instructions, email publichearing@sooke.ca 
or phone 250-642-1634. The deadline to register to speak live is Monday, December 14, 2020 at 12:00 pm. 

 
3. Register to Participate Electronically 

If you have a webcam and microphone, you can register to participate via a Microsoft Teams Meeting with a valid email 
address.  Once registered, an invitation to participate will be sent to your email.  To register to participate electronically, 
email publichearing@sooke.ca or phone 250-642-1634. The deadline to register to speak live is Monday, December 
14 at 12:00 pm 
 
Only registered participants will be admitted to the meeting.  Please be advised that the opinions you express 
orally and any submissions to Council will become part of the public record and are subject to disclosure under the 
Freedom of Information and Protection of Privacy Act (FOIPPA).  

 
NOTE:  Council cannot receive further information concerning this application after the Public Hearing has 
concluded. 

 
 

 Carolyn Mushata 
 Corporate Officer              
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DISTRICT OF SOOKE 
ZONING AMENDMENT 

BYLAW NO. 791     
 
A bylaw to amend Bylaw No. 600 Sooke Zoning Bylaw, 2013 for the purpose of 
amending the Wadams Way Comprehensive Development Zone (CD14) on the 

property located at 2182 Church Road. 
 
The Council of the District of Sooke, in open meeting assembled, enacts as 
follows: 
 
1. This bylaw is cited as Zoning Amendment Bylaw No.791 (600-80), 2020. 
 
2.       Bylaw No. 600, Sooke Zoning Bylaw, 2013, is amended  by deleting   

Schedule 814 - Wadams Way Comprehensive Development Zone (CD14) 
by deleting Schedule 814 in its entirety, and replacing it with the following:  

 
“Schedule 814 – Wadams Way/Church Road (CD14) 
 
Wadams Way CD Zone   
 
 
 
814.1 

 
Purpose: This zone provides for street-oriented porch-front single-family 
dwellings on narrow fee simple lots with rear lane vehicular access, 
medium density townhouses with amenity areas and a public park. The 
intent of the development is to encourage social interaction and to create 
a stronger sense of community and security by maximizing resident and 
pedestrian oriented spaces. 
 

814.2 Permitted Uses:  
 
Area A - Single Family Residential 
Principal Uses          Accessory Uses 
a) Horticulture                      a) Boarding and lodging 
b) One single family dwelling    b) Home-based business 
     per lot* 
c)  One temporary construction            
     and real estate marketing    
     office  

  d)  Show home 
*See conditions of use   

           
 
                                                                          

CD14 
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Zoning Amendment Bylaw (600-80) 
Page 2 of 7 
 

 Area B – Multi-Family Residential 
Principal Uses             Accessory Uses 
a) Horticulture                          a) Limited home-based business 
b) Townhouse*                             b) Park 
c)  One temporary construction    c) Playground 
     and marketing office 
d)  One amenity building for  
     assembly use 

*See conditions of use               
Area C – Park 
Principal Uses                 
a) Park                            
b) Institutional accessory to a park                                    
c)  Assembly use 
d)  Playground 

   
814.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conditions of Use for Area A 
 a)  Suites are not permitted. 
 b)  Single family dwelling permitted on lots 8.5 m or more in width. 
 c)  All vehicular access and parking must be from a rear lane and   
      located in the rear yard. 
 d)  50% of the single-family dwellings shall have a covered front porch  
      with a minimum of nine (9) single family dwellings fronting Wadams  
      Way and a minimum of six (6) single family dwellings fronting  
      Church Road. 
  e) The setback distance to a front lot line may be reduced to 1.5 metres  
       for covered porches and entranceways, including stairs that do not  
       exceed 1.2 metres in height. 
  f) The setback distance to a lane lot line for a single family dwelling        
     may be reduced to 1.2 m providing vehicle access to the accessory   
     building is from a lane.  
  g) The setback distance to a side lot line for an accessory building may  
     be reduced to 0.75 m on one side yard setback.  
 

814.4 Conditions of Use for Area B 
  a) Suites are not permitted. 
  b) The setback distance to a flanking lot line for a Townhouse and   
      Amenity building may be reduced to 2 m on one flanking yard  
      setback and the distance to the covered porch may be reduced to  
      1 m on one flanking yard setback providing: 

i.  there is no vehicle access from the flanking lot line; and 
ii.  parking spaces are not sited within the flanking yard.  

c) The setback distance to a rear lot line for a Townhouse building may  
     be reduced to 3 m providing: 

i. there is no vehicle entrance on the side adjacent to the 
reduced rear yard. 
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814.5 Subdivision Regulations 
 a) Minimum lot size for Area A - 250 m2 

 b) Minimum lot size for Area B -  1000 m2  

 c) Panhandle lots are not permitted 
 

814.6 
 
 

Overall Density:  
a) The number of dwelling units of all types in Areas A and B shall not  
     exceed 133.  
b) The maximum density in Area B shall not exceed 50 dwelling units/ha. 
 

814.7 
 

Maximum Height:  
a) Single family dwelling - 10.5 m 
b) Townhouse - 15 m  
c) Amenity building -– 18 m 
d) Accessory buildings - 4 m 
 

814.8   
 

Maximum Lot Coverage:  
a) Area A - 60% 
b) Area B - 45% 
 

814.9   Minimum Setbacks: 
Use Front Lot 

Line 
Flanking 
Lot Line 

Side Lot 
Line 

Rear Lot 
Line 

Rear Lane 
Lot Line 

Single 
Family 
Dwelling 
 

3.0 m* 2.0 m 1.2 m 1.5 m* 10.0 m 

Accessory 
Building or 
Structure  
 

7.5 m 3.0 m 1.2 m* 3.0 m 0.3 m 

Townhouse 
 

3.0 m 3.0 m* 4.0 m* 4.5 m* n/a 

Amenity 
building 
 

3.0 m 3.0 m 1.2 m 3.0 m n/a 

*See conditions of use 
 

814.10 
 

Minimum Amenity Area for Area B: 8% 
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814.11 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Road Standards 
a)  Despite section 12.3 Standard Suburban Local SDD-R03 in      

Subdivision and Development Standards Bylaw, the road cross-
section standards for the internal public roads in the CD Zone are   
summarized in Table 1 with the roadway classification shown on 
Appendix “B”. 

 
Table 1 – Road Classification and Cross-Section Details 
Roadway 
Classification 

Sidewalk Boulevard Travel 
Lane 

Parking 

Road C  2.0 m  
(both 
sides) 

1.62 m  
(one side) 
0.50 m  
(one side) 
 
2.5 m 
swale/boulevard
(both sides) 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 

2.5 m  
(one side) 

Portion of 
Road B 
between Road 
F and Lane E  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

2.50  
(one side) 

Road F  2.0 m  
(one side) 

1.35 m  
(one side) 
 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 
 

2.5 m  
(one side) 

Lane H, Lane 
D, and Lane  
E (North of 
Road C)   

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

n/a 

 Lane E (South 
of Road C  

2.0 m  
(one side) 

n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

Road J (Fire 
Access)  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

 
b) Additional cross-section details related to aspects of the site servicing 

not referenced here can be found in the Subdivision and Development 
Standards Bylaw. 
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814.12 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Property Map: The official map for this CD Zone is kept by the 
Corporate Officer, and forms part of this bylaw.  The Subject Property 
Map is provided for information purposes only. 
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3. Bylaw No. 600, Sooke Zoning Bylaw, 2013 is further amended in Schedule A 
– Zoning Map by deleting the Wadams Way Comprehensive Development 
Zone (CD14) zone to the property shown hatched and outlined in black on 
Schedule A to this bylaw and legally described as: 

 
Lot 13, Section 10, Sooke District, Plan VIP1057, Except .036 of an acre 
thereof conveyed to the crown for road purposes as shown on explanatory 
plan deposited under No 68404I and except part in Plan EPP32377 
 

4.   Appendix “B” is attached to and forms part of the Wadams Way 
Comprehensive Development Zone (CD14) zone. 

 
5        If any portion of this bylaw is set aside by a Court of competent jurisdiction, 
 the portion is severed and the valid remainder shall remain in force and 
 effect. 
 
 
Read a FIRST time the 13 day of October, 2020 
 
Read a SECOND time the 9 day of November, 2020 
 
 
PUBLIC HEARING held the  day of                         , 2020 
 
Read a THIRD time the   day of               , 2020 
 
APPROVED by the Ministry of Transportation and Infrastructure the       day  
of     ,  2020 
 
ADOPTED on the    day of        ,  2020 
 
 
 

   

Maja Tait 
Mayor  

 Carolyn Mushata  
Corporate Officer  

 
 
 
 
 
 
 
 
 
 
 
 
 

10



District of Sooke Bylaw No. 791  
Zoning Amendment Bylaw (600-80) 
Page 6 of 7 
 
 
FOR INFORMATION ONLY: Section 219 Covenants registered in the Victoria Land Titles office 
under numbers ____________________on the ___ day of   ______________, 2020. 
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SCHEDULE A
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APPENDIX B 
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Planning & Development 
 - December 14, 2020 - RPT -2020-0188 

File No. 3220-20 
PLN01432 

 

  
2182 Church Road  
  
RECOMMENDATION:  
THAT Council amend Zoning Amendment Bylaw No. 791 (600-80), 2020 by striking 
out the phrase "Single family dwelling - 10.5 m" and replacing it with the phrase 
"Single family dwelling - 11 m" in section 814.7(a) and striking out the phrase 
"Accessory buildings - 4 m" and replacing it with the phrase "Accessory buildings - 6 
m" in section 814.7(d); 
  
AND THAT Council give Third reading to Zoning Amendment Bylaw No. 791 (600-80), 2020 
as amended; 
  
AND THAT Council accept approximately 1025 m2 of park land dedication, and 
accept cash-in-lieu for the remainder of the required 5% parkland dedication as per 
section 510 of the Local Government Act. 
  
AND THAT prior to final adoption of Zoning Amendment Bylaw No. 791, the owner 
enter into Section 219 covenants to address parkland dedication and construction, 
road dedication and construction, secure public use of strata greenspace, frontage 
improvements, servicing requirements, a pedestrian-activated signalized crosswalk, 
statutory rights-of-way, park maintenance and other necessary works and services  
 
Report Summary: 
Staff would like to correct an oversight in Bylaw No. 791. The maximum height for a 
single family dwelling should be 11 meters, not 10.5 meters and the maximum height for 
an accessory building should be 6 meters, not 4 meters.  
  
Bylaw No. 791 received 1st reading on October 13th, 2020 and 2nd reading on 
November 9, 2020. 
 
Attached Documents: 
Proposed Amendments at third reading - 791 (600-80) Zoning Amend BL-2182 Church 
Road, 2020 
 
 
 
Approved by  
Matthew Pawlow, Director of Planning & Development Approved - 01 Dec 2020 
Carolyn Mushata, Corporate Officer Pending 
Norm McInnis, Chief Administrative Officer None 
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DISTRICT OF SOOKE 
ZONING AMENDMENT 

BYLAW NO. 791  

A bylaw to amend Bylaw No. 600 Sooke Zoning Bylaw, 2013 for the purpose of 
amending the Wadams Way Comprehensive Development Zone (CD14) on the 

property located at 2182 Church Road. 

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

1. This bylaw is cited as Zoning Amendment Bylaw No.791 (600-80), 2020.

2. Bylaw No. 600, Sooke Zoning Bylaw, 2013, is amended  by deleting
Schedule 814 - Wadams Way Comprehensive Development Zone (CD14)
by deleting Schedule 814 in its entirety, and replacing it with the following:

“Schedule 814 – Wadams Way/Church Road (CD14) 

Wadams Way CD Zone  

814.1 Purpose: This zone provides for street-oriented porch-front single-family 
dwellings on narrow fee simple lots with rear lane vehicular access, 
medium density townhouses with amenity areas and a public park. The 
intent of the development is to encourage social interaction and to create 
a stronger sense of community and security by maximizing resident and 
pedestrian oriented spaces. 

814.2 Permitted Uses: 

Area A - Single Family Residential 
Principal Uses        Accessory Uses 
a) Horticulture a) Boarding and lodging
b) One single family dwelling    b) Home-based business

per lot*
c) One temporary construction

and real estate marketing
office

d) Show home
*See conditions of use

CD14 
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 Area B – Multi-Family Residential 
Principal Uses             Accessory Uses 
a) Horticulture                          a) Limited home-based business 
b) Townhouse*                             b) Park 
c)  One temporary construction    c) Playground 
     and marketing office 
d)  One amenity building for  
     assembly use 

*See conditions of use               
Area C – Park 
Principal Uses                 
a) Park                            
b) Institutional accessory to a park                                    
c)  Assembly use 
d)  Playground 

   
814.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conditions of Use for Area A 
 a)  Suites are not permitted. 
 b)  Single family dwelling permitted on lots 8.5 m or more in width. 
 c)  All vehicular access and parking must be from a rear lane and   
      located in the rear yard. 
 d)  50% of the single-family dwellings shall have a covered front porch  
      with a minimum of nine (9) single family dwellings fronting Wadams  
      Way and a minimum of six (6) single family dwellings fronting  
      Church Road. 
  e) The setback distance to a front lot line may be reduced to 1.5 metres  
       for covered porches and entranceways, including stairs that do not  
       exceed 1.2 metres in height. 
  f) The setback distance to a lane lot line for a single family dwelling        
     may be reduced to 1.2 m providing vehicle access to the accessory   
     building is from a lane.  
  g) The setback distance to a side lot line for an accessory building may  
     be reduced to 0.75 m on one side yard setback.  
 

814.4 Conditions of Use for Area B 
  a) Suites are not permitted. 
  b) The setback distance to a flanking lot line for a Townhouse and   
      Amenity building may be reduced to 2 m on one flanking yard  
      setback and the distance to the covered porch may be reduced to  
      1 m on one flanking yard setback providing: 

i.  there is no vehicle access from the flanking lot line; and 
ii.  parking spaces are not sited within the flanking yard.  

c) The setback distance to a rear lot line for a Townhouse building may  
     be reduced to 3 m providing: 

i. there is no vehicle entrance on the side adjacent to the 
reduced rear yard. 
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814.5 Subdivision Regulations 
 a) Minimum lot size for Area A - 250 m2 

 b) Minimum lot size for Area B -  1000 m2  

 c) Panhandle lots are not permitted 
 

814.6 
 
 

Overall Density:  
a) The number of dwelling units of all types in Areas A and B shall not  
     exceed 133.  
b) The maximum density in Area B shall not exceed 50 dwelling units/ha. 
 

814.7 
 

Maximum Height:  
a) Single family dwelling - 11 m 
b) Townhouse - 15 m  
c) Amenity building -– 18 m 
d) Accessory buildings - 6 m 
 

814.8   
 

Maximum Lot Coverage:  
a) Area A - 60% 
b) Area B - 45% 
 

814.9   Minimum Setbacks: 
Use Front Lot 

Line 
Flanking 
Lot Line 

Side Lot 
Line 

Rear Lot 
Line 

Rear Lane 
Lot Line 

Single 
Family 
Dwelling 
 

3.0 m* 2.0 m 1.2 m 1.5 m* 10.0 m 

Accessory 
Building or 
Structure  
 

7.5 m 3.0 m 1.2 m* 3.0 m 0.3 m 

Townhouse 
 

3.0 m 3.0 m* 4.0 m* 4.5 m* n/a 

Amenity 
building 
 

3.0 m 3.0 m 1.2 m 3.0 m n/a 

*See conditions of use 
 

814.10 
 

Minimum Amenity Area for Area B: 8% 
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814.11 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Road Standards 
a)  Despite section 12.3 Standard Suburban Local SDD-R03 in      

Subdivision and Development Standards Bylaw, the road cross-
section standards for the internal public roads in the CD Zone are   
summarized in Table 1 with the roadway classification shown on 
Appendix “B”. 

 
Table 1 – Road Classification and Cross-Section Details 
Roadway 
Classification 

Sidewalk Boulevard Travel 
Lane 

Parking 

Road C  2.0 m  
(both 
sides) 

1.62 m  
(one side) 
0.50 m  
(one side) 
 
2.5 m 
swale/boulevard
(both sides) 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 

2.5 m  
(one side) 

Portion of 
Road B 
between Road 
F and Lane E  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

2.50  
(one side) 

Road F  2.0 m  
(one side) 

1.35 m  
(one side) 
 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 
 

2.5 m  
(one side) 

Lane H, Lane 
D, and Lane  
E (North of 
Road C)   

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

n/a 

 Lane E (South 
of Road C  

2.0 m  
(one side) 

n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

Road J (Fire 
Access)  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

 
b) Additional cross-section details related to aspects of the site servicing 

not referenced here can be found in the Subdivision and Development 
Standards Bylaw. 
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814.12 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Property Map: The official map for this CD Zone is kept by the 
Corporate Officer, and forms part of this bylaw.  The Subject Property 
Map is provided for information purposes only. 
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3. Bylaw No. 600, Sooke Zoning Bylaw, 2013 is further amended in Schedule A 
– Zoning Map by deleting the Wadams Way Comprehensive Development 
Zone (CD14) zone to the property shown hatched and outlined in black on 
Schedule A to this bylaw and legally described as: 

 
Lot 13, Section 10, Sooke District, Plan VIP1057, Except .036 of an acre 
thereof conveyed to the crown for road purposes as shown on explanatory 
plan deposited under No 68404I and except part in Plan EPP32377 
 

4.   Appendix “B” is attached to and forms part of the Wadams Way 
Comprehensive Development Zone (CD14) zone. 

 
5        If any portion of this bylaw is set aside by a Court of competent jurisdiction, 
 the portion is severed and the valid remainder shall remain in force and 
 effect. 
 
 
Read a FIRST time the 13 day of October, 2020 
 
Read a SECOND time the 9 day of November, 2020 
 
 
PUBLIC HEARING held the  day of                         , 2020 
 
Read a THIRD time the   day of               , 2020 
 
APPROVED by the Ministry of Transportation and Infrastructure the       day  
of     ,  2020 
 
ADOPTED on the    day of        ,  2020 
 
 
 

   

Maja Tait 
Mayor  

 Carolyn Mushata  
Corporate Officer  
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FOR INFORMATION ONLY: Section 219 Covenants registered in the Victoria Land Titles office 
under numbers ____________________on the ___ day of   ______________, 2020. 
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SCHEDULE A
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APPENDIX B 
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MINUTES 
District of Sooke 

Regular Council Meeting 
November 9, 2020 7:00 PM 

Council Chamber 
2225 Otter Point Road 

Sooke, BC 

 

 
 
COUNCIL PRESENT: 
Mayor Maja Tait (electronic participation) 
Councillor Jeff Bateman 
Councillor Al Beddows 
Councillor Dana Lajeunesse 
Councillor Ebony Logins (electronic participation) 
Councillor Tony St-Pierre (electronic participation) 
 

STAFF PRESENT: 
Norm McInnis, Chief Administrative Officer  
Carolyn Mushata, Director of Corporate Services 
Raechel Gray, Director of Finance 
Kenn Mount, Director of Community Safety  
(electronic participation) 
Matthew Pawlow, Director of Planning & Development  
(electronic participation) 
Jeff Carter, Director of Operations  
(electronic participation) 
Jennifer Royer-Collard, Corporate Services Assistant  

ABSENT: 
Councillor Megan McMath  

 
 
12. BYLAWS  
 12.1. Zoning Amendment Bylaw No. 791 (600-80), 200 - 2182 Church Road  

 
The Director of Planning & Development provided an overview of the written staff 
report, which included information to address concerns and comments from a past 
meeting regarding the zoning amendment at 2182 Church Road. Specifically, the 
affordable housing contribution, public park dedication, emergency access, childcare 
provision, options for commercial use, lot size and parking requirements.  
  
Council discussion: 

• Clarification was provided on the park dedication; it will be opposed to where 
the proposed round-about will be located and is identified as a public dog park.  

• Appreciation for connectivity with the pedestrian trail connecting the 
development to Wadams, with an access trail available for public use. 

• Concerns with the tight parking. 
o Luke Ramsay, the developer, advised that each unit has been provided 

with two (2) exterior parking stalls in the driveway, knowing most 
homeowners will not park in their garage. 

• The installation of Electric Vehicle chargers in every unit meets the District's 
climate goals and the developer is the first in BC to implement this 
requirement. 

• There were inquiries as to the assessment of wildlife corridors and the planning 
that would be in place to manage animals in the area and the rehabilitation of 
the property. 
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o Mr. Ramsay advised that the development had hired a professional to 
assess the current state of the riparian area, provide ongoing onsite 
reviews and offer direction on the rehabilitation of the area. The design 
includes an assessment of projects' impact on the surrounding area, 
and wildlife, which will ensure the impact is as limited as possible and 
that the areas are restored once construction is completed for the 
reintroduction of wildlife.  

• Lack of opportunity to encourage food security with the proposed housing 
development on small lots. 

• Councillor Logins was opposed due to the heavy impact on the community and 
the lack of public consultation required for the size of the project. 

 
2020-340 
MOVED by Mayor Maja Tait, seconded by Councillor Tony St-Pierre: 
THAT Council receive this report as supplemental information to RPT-2020-0124 
Zoning Bylaw Amendment - 2182 Church Road that was heard by Council on October 
13, 2020; 
  
THAT Council give Second Reading to Zoning Amendment Bylaw No. 791 (600-80), 
2020, to amend the Wadams Way Comprehensive Development Zone (CD14);  
  
THAT Council authorize staff to schedule a Public Hearing for Zoning Amendment 
Bylaw No. 791 (600-80), 2020, in accordance with Section 466 of the Local 
Government Act; 
  
THAT Council accept approximately 1025 m2 of parkland dedication, and accept 
cash-in-lieu for the remainder of the required 5% parkland dedication requirement as 
per section 510 of the Local Government Act; and 
  
THAT prior to final adoption of Zoning Amendment Bylaw No. 791, the owner enters 
into Section 219 covenants to address parkland dedication and construction, road 
dedication and construction, secure public use of strata greenspace, frontage 
improvements, servicing requirements, a pedestrian-activated signalized crosswalk,  
statutory rights-of-way, park maintenance and other necessary works and services. 

CARRIED. 
In Favour: Mayor Maja Tait, Councillor Jeff Bateman, Councillor Al Beddows, 
Councillor Dana Lajeunesse, and Councillor Tony St-Pierre 
Opposed: Councillor Ebony Logins 
Absent: Councillor Megan McMath 
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2182 Church Road Zoning Amendment - Supplementary Report  
  
RECOMMENDATION:  
THAT Council receive this report as supplemental information to RPT-2020-0124 
Zoning Bylaw Amendment - 2182 Church Road that was heard by Council on October 
13, 2020; and 
  
THAT Council give Second reading to Zoning Amendment Bylaw No. 791 (600-80), 
2020 to amend the Wadams Way Comprehensive Development Zone (CD14); and  
  
THAT Council authorize staff to schedule a Public Hearing for Zoning Amendment 
Bylaw No. 791 (600-80), 2020, in accordance with Section 466 of the Local 
Government Act, and 
  
THAT Council accept approximately 1025 m2 of park land dedication, and accept 
cash-in-lieu for the remainder of the required 5% parkland dedication requirement as 
per section 510 of the Local Government Act;  
  
AND THAT prior to final adoption of Zoning Amendment Bylaw No. 791, the owner 
enter into Section 219 covenants to address parkland dedication and construction, 
road dedication and construction, secure public use of strata greenspace, frontage 
improvements, servicing requirements, a pedestrian-activated signalized crosswalk,  
statutory rights-of-way, park maintenance and other necessary works and services.  
 
Report Summary: 
This report is supplemental information for the zoning amendment which was heard by 
Council on October 13th, 2020. The purpose of this report is to address concerns and 
comments raised by Council during the October 13th, 2020 Council meeting. Staff have 
met with the applicant in preparation of this report and discussed solutions.  
 
Previous Council Action: 
October 13, 2020 -  Council gave first reading to the bylaw cited as Zoning Amendment 
Bylaw No. 791 (600-80), 2020 to amend the Wadams Way Comprehensive 
Development (CD14) zone on 2182 Church Road. 
  
March 21, 2016 - Council adopted Zoning Amendment Bylaw No. 622 (600-19) to 
rezone 2182 Church Road from Large Lot Residential (R1) to Wadams Way 
Comprehensive Development (CD14) zone.   
 
Report: 
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On October 13th, 2020 the following concerns were raised by Council: 
1. Affordable housing contribution   
2. Increased park space for public 
3. Wadams way access to be open versus emergency access only 
4. Provision of childcare 
5. Commercial uses 
6. 250m2 lot size 
7. Parking 
  
1. Affordable Housing  
The current covenant on the land that the developer and the District agreed to when the 
property was rezoned in 2016 for 133 residential units stipulates that the developer will 
either designate and construct a minimum of 10% of the dwelling units approved by the 
zone as affordable housing units (this would equate to 14 units, 10% of 133 units) or the 
developer will provide cash in lieu of the affordable housing units. Cash in lieu was 
calculated to be $10,000 for each 10th unit (this was how the 10% was calculated) 
which equates to $1000 per unit. The covenant specified the contribution would be to a 
maximum of $130,000. Planning acknowledges a clerical error in the covenant as the 
"maximum amount" should say "to a maximum of $133,000" as this will ensure that the 
cash in lieu contribution is not less than $1000 per unit, which was the intent. The 
Developer is fine with correcting the error and is committed to providing $1000 per unit 
for a total value of $133,000.  
  
The Official Community Plan - Housing Policy 4.7.3 
(b) requires a minimum of 10% of all multi-family developments be affordable residential 
housing as defined by the District of Sooke. 
(f)  requires a minimum of 10% of all single-family subdivisions be affordable housing 
lots as defined by the District of Sooke. 
(g) consider allowing developers the flexibility to provide their required affordable 
housing in different forms thus creating an 'affordable housing mix' in new 
developments, e.g. secondary suites, condominium rental units, cash, or land in lieu to 
the District of Sooke towards on/off-site affordable housing. 
(h) require that, within large residential developments, at least 25% of the total dwelling 
units proposed should take the form of equivalent multi-family residential units. 
  
There is no increase to the density from the original rezoning approved in 2016, a 
zoning application that was evaluated under the current OCP. The affordable housing 
contribution satisfies OCP housing policies in section 4.7.3 as the developer is providing 
an affordable housing contribution of $1000 per unit for a total value of $133,000 to 
Bylaw No. 259 Housing Reserve Fund Establishment Bylaw and of the total dwelling 
units proposed, more than half, approximately 59% will be in the form of multi-family 
residential units.      
  
2. Increased Park for Public Use 
To respond to Council's request for increased park space, the developer proposes to 
satisfy this by allowing public use of the strata greenspace. The strata greenspaces are 
well connected to public sidewalks and roads and signage will be installed by the 
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developer welcoming public use of this space. The amenities proposed within the strata 
greenspace are public oriented and include a plaza with an outdoor patio/picnic area, 
walking paths, a children's play structure which will include a climbing structure and free 
standing pieces designed to provide play experiences for a range of ages, including 
toddlers, multi-purpose court and grass areas (Attachment 2). The design of this play 
area will be finalized as part of the development permit that Council will review. The size 
of the strata greenspace is approximately 1550 m2 with an approximately 775 m2 
courtyard for a total of 2325 m2 (25,000 ft2).  The area highlighted in pink on 
Attachment 2 shows the area for use by the public, approximately 919 m2 (9890 ft2).  
  
Public use of the strata greenspace, the playground construction, the equipment and 
maintenance will be secured through a section 219 covenant and a statutory right of 
way for public access. The strata will be responsible for the maintenance of the strata 
greenspaces and all amenities within it.   
  
In order to provide a good connection with the adjacent community and nearby parks, 
the developer is constructing a 2.5 m wide Multi-Use pathway along the entire frontage 
of Wadams Way, a signalized crosswalk at Anna Marie Road and sidewalks along all 
dedicated municipal roads throughout the development. 
  
To summarize the parkland proposal: 

• A dog park constructed at the developer's expense to the satisfaction of the 
Manager of Parks and Environmental Services at 1025 m2, 

• Cash-in-lieu of remaining 2.5% parkland, 
• Construction of strata greenspace at the developer's expense to the satisfaction 

of the Manager of Parks and Environmental Services with SRW and covenant for 
public use of approximately 919 m2 of the strata greenspace.  

  
3. Wadams Way Access 
Council has expressed concern with the proposed single access/egress off Church 
Road. Staff are reconfirming that the recommendations of the Traffic Impact 
Assessment (TIA) are acceptable, and find the single access more favourable than 
adding a second access off Wadams Way. A second access off Wadams Way will have 
little to no effect on the projected Level of Service (LOS), at the intersection of Sooke 
Road and Church Road. Site observations and modelling of conditions with the single 
Church Road access found that there is minimal existing congestion on Church Road 
during the peak periods of the day (AM/PM commuting periods) and vehicles entering 
the single site access will have no impact on Church Road traffic. The vehicles exiting 
the site (from the single driveway) will have average delays of less than 18 seconds 
which is reasonable/acceptable delay in peak hour. The addition of a second access on 
Wadams Way may slightly reduce the exiting average delay; however, the second 
driveway will add to the delays for vehicles turning off Wadams Way onto Church Road.  
  
Staff do not consider the minimal reduction on the Church Road exit delays to be worth 
the trade-off of creating additional conflict points with both pedestrians and vehicles 
along the Wadams Way connector and increasing vehicle delays on Wadams Way at 
Church Road. The primary points of conflict, for a Wadams Way access, would be with 
pedestrians and cyclists along the proposed multi-use trail. In addition, the Wadams 
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Way access would add east-west vehicle conflicts, due to turns from Wadams Way, 
which has reduced sightlines due to the hill to the west and the close proximity of the 
Church Road intersection to the east, as well as turning conflicts with the Anna Marie 
Road intersection. Ultimately the aim of the connector road (Wadams Way) is to move 
vehicle and pedestrian traffic across town safely, which means access managing the 
corridor to minimize conflicts or interruptions, and limiting unnecessary accesses is a 
key way to achieve this goal.  
  
The final concern noted was in regards to the emergency access to the site. The fire 
department supports the configuration as shown for its own emergency response, and 
in the case of an emergency requiring large-scale evacuation, the bollard in the 
emergency access lane could be easily removed to allow for a second egress. It is for 
all the above reasons that staff support the single access off Church Road as proposed 
by the TIA. 
  
4. Provision of Child Care 
In keeping within the current density in which the property is zoned, residential use at 
133 units, the developer has not incorporated a Child Care Facility. The design of the 
site which includes a Child Care facility would be significantly different from the 
development proposed which would include a change of the road layout and a reduction 
in the amount of ground-oriented housing on the site.  
  
As the matter was not a requirement by way of covenant, nor a standing District policy, 
the applicant is not prepared to provide land and/or a monetary contribution toward child 
care at this time. The applicant is willing to explore the matter with staff in future at an 
alternative location as part of a potential development application that the applicant 
believes could be better incorporated within a detailed planning process. 
 
5. Commercial Uses 
The OCP land use designation of this site is Community Residential (CR).  Land use 
policies for the CR designation support a mix of single and multiple-family residential 
dwellings.  The OCP supports small, neighbourhood-scale commercial units in new 
developments, however, with this site’s location at the edge of the Town Centre, and at 
the risk of the neighbourhood commercial component competing with Town Centre 
redevelopment, it was recommended that the site focus on residential development.  
Sooke’s Town Centre Plan, 2009 includes the following policies that support this 
position: 

• Concentrate retail uses, personal services and entertainment within the Town 
Centre (p. 15)   

• Concentrate community services and facilities in the Town Centre (p. 18)   
• Limit further rezoning for commercial use of properties outside the established 

commercial core (p. 15)    
• Promote the vitality of the Town Centre and encourage commercial growth on the 

waterfront and in the Town Centre (p. 58)    
  
6. Single-Family Lot Size 
The proposed 250 m2 lots will provide an attractive pedestrian-oriented streetscape with 
front porches and parking off a rear lane. Small lots expand the housing options 
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available in Sooke and will provide additional diversity and choice within the
transitioning neigbourhood of single-family residential on the outside peripheral of the 
Town Centre. Part II of the OCP on page 25 supports "a mix of smaller and larger lot 
sizes in the Community Residential area in existing and new developments to allow for 
a variety of dwelling types and sizes that appeal to several demographics and income 
levels."  Section 4.2 Sustainable Land Use Policy supports small infill development to 
allow for a greater range of housing opportunities and choices.  Attachment 3 provides 
preliminary planning and precedents for 250 m2 lots with 60% lot coverage which are 
anticipated on this site. Staff will ensure the form and character of this type of housing is 
proposed in the development permit process.   
  
7. Parking 
Parking requirements for single-family homes and townhouses are addressed on the 
parcel per the Zoning Bylaw. The Zoning Bylaw requires 2 parking stalls per single-
family dwelling and 1.5 parking stalls per townhouse unit.  
78 townhouse units x 1.5 parking stalls = 117 parking stalls 
54 single family dwellings x 2 parking stalls = 108 parking stalls 
Total parking required = 225 parking stalls 
  
The developer is meeting the Zoning Bylaw minimum parking requirements.  Additional 
parking is being provided with 31 on-street parking stalls and the townhouse units are 
designed to accommodate 2 to 3 parking stalls, depending on the unit type, which 
exceeds the 1.5 parking stalls requirement. Staff has confirmed their previous count of 
352 parking stalls discussed in the October 13th, 2020 staff report (Attachment 4). 
  
In summary, this development is supported by the OCP and introduces a new variety of 
housing opportunities adjacent to the Town Centre that will provide: 

• Significant pedestrian infrastructure within the site creating connections to 
Wadams Way and Church Road.  

• Pedestrian infrastructure (a multi-use trail) and a pedestrian-activated signalized 
crosswalk on Wadams Way. 

• Improvements to the existing frontage and multi-use trail along Church Road. 
• The land required for the future construction of a roundabout at Church and 

Throup Road (valued at $151,335 in 2016), and a contribution toward the interim 
intersection realignment for that intersection (valued at $28,500).  

• $133,000 cash-in-lieu contribution for affordable housing. 
• A small urban off-leash public dog park (2.5% of developable land) 
• Cash-in-lieu for remaining 2.5% of 5% parkland dedication 
• Public access to strata greenspace which includes a children's play area with a 

climbing structure and freestanding pieces, sports court, walkways and grass 
areas for playing/picnicking. 

• Improved riparian features, functions and conditions through the use of rain 
gardens. 

 
Legal Impacts: 
Adoption of Bylaw No. 791 will be subject to the registration of a Section 219 Covenant 
required to be registered prior to final adoption of the zoning amendment bylaw.  
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Budget/Financial Impacts: 
The current balance of the Affordable Housing Reserve Fund is $139,260.68. The 
current balance of the Community Amenities Reserve Fund is $58,200.00. 
 
Frequently Asked Questions: 
With the Housing Needs Assessment for Sooke now completed, when will an 
Affordable Housing Policy be presented? 
A clear, consistently applied policy will express the District’s commitment to affordable 
housing. Staff are working on a draft policy to present to the new Land Use and 
Development Committee for discussion in the early new year.  
  
What can cash-in-lieu of parkland funds be used for? 
Bylaw No. 47, Park Land Reserve Fund Bylaw, 2001 requires that funds held within the 
Park Land Reserve Fund, together with interest earned, be used for the purpose of 
acquiring parkland. 
  
What would be the approximate value of the cash-in-lieu of parkland? 
If an owner is to pay cash-in-lieu, the value of the land is either a) the average market 
value of all the land in the proposed subdivision or b) if the local government and the 
owner agree on a value for the land, the value on which they have agreed. Cash-in-lieu 
of parkland dedication payments are collected prior to subdivision approval. Exact 
amounts are determined with the final subdivision survey.  
 
Strategic Relevance: 

• Manage long-term growth while enhancing community identity, vitality and safety - 
Continue to address housing affordability and accessibility for all income levels 

 
Attached Documents: 
Attachment 1: 791 (600-80) Zoning Amend BL-2182 Church Road, 2020 
Attachment 2: Greenspace calculation with strata greenspace details 
Attachment 3 250 m2 lot size examples 
Attachment 4: Oct 13 Staff Report 
 
 
 
Approved by  
Matthew Pawlow, Director of Planning & Development Approved - 03 Nov 2020 
Carolyn Mushata, Corporate Officer Approved - 03 Nov 2020 
Norm McInnis, Chief Administrative Officer Approved - 04 Nov 2020 
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DISTRICT OF SOOKE 
ZONING AMENDMENT 

BYLAW NO. 791     
 
A bylaw to amend Bylaw No. 600 Sooke Zoning Bylaw, 2013 for the purpose of 
amending the Wadams Way Comprehensive Development Zone (CD14) on the 

property located at 2182 Church Road. 
 
The Council of the District of Sooke, in open meeting assembled, enacts as 
follows: 
 
1. This bylaw is cited as Zoning Amendment Bylaw No.791 (600-80), 2020. 
 
2.       Bylaw No. 600, Sooke Zoning Bylaw, 2013, is amended  by deleting   

Schedule 814 - Wadams Way Comprehensive Development Zone (CD14) 
by deleting Schedule 814 in its entirety, and replacing it with the following:  

 
“Schedule 814 – Wadams Way/Church Road (CD14) 
 
Wadams Way CD Zone   
 
 
 
814.1 

 
Purpose: This zone provides for street-oriented porch-front single-family 
dwellings on narrow fee simple lots with rear lane vehicular access, 
medium density townhouses with amenity areas and a public park. The 
intent of the development is to encourage social interaction and to create 
a stronger sense of community and security by maximizing resident and 
pedestrian oriented spaces. 
 

814.2 Permitted Uses:  
 
Area A - Single Family Residential 
Principal Uses          Accessory Uses 
a) Horticulture                      a) Boarding and lodging 
b) One single family dwelling    b) Home-based business 
     per lot* 
c)  One temporary construction            
     and real estate marketing    
     office  

  d)  Show home 
*See conditions of use   

           
 
                                                                          

CD14 
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 Area B – Multi-Family Residential 
Principal Uses             Accessory Uses 
a) Horticulture                          a) Limited home-based business 
b) Townhouse*                             b) Park 
c)  One temporary construction    c) Playground 
     and marketing office 
d)  One amenity building for  
     assembly use 

*See conditions of use               
Area C – Park 
Principal Uses                 
a) Park                            
b) Institutional accessory to a park                                    
c)  Assembly use 
d)  Playground 

   
814.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conditions of Use for Area A 
 a)  Suites are not permitted. 
 b)  Single family dwelling permitted on lots 8.5 m or more in width. 
 c)  All vehicular access and parking must be from a rear lane and   
      located in the rear yard. 
 d)  50% of the single-family dwellings shall have a covered front porch  
      with a minimum of nine (9) single family dwellings fronting Wadams  
      Way and a minimum of six (6) single family dwellings fronting  
      Church Road. 
  e) The setback distance to a front lot line may be reduced to 1.5 metres  
       for covered porches and entranceways, including stairs that do not  
       exceed 1.2 metres in height. 
  f) The setback distance to a lane lot line for a single family dwelling        
     may be reduced to 1.2 m providing vehicle access to the accessory   
     building is from a lane.  
  g) The setback distance to a side lot line for an accessory building may  
     be reduced to 0.75 m on one side yard setback.  
 

814.4 Conditions of Use for Area B 
  a) Suites are not permitted. 
  b) The setback distance to a flanking lot line for a Townhouse and   
      Amenity building may be reduced to 2 m on one flanking yard  
      setback and the distance to the covered porch may be reduced to  
      1 m on one flanking yard setback providing: 

i.  there is no vehicle access from the flanking lot line; and 
ii.  parking spaces are not sited within the flanking yard.  

c) The setback distance to a rear lot line for a Townhouse building may  
     be reduced to 3 m providing: 

i. there is no vehicle entrance on the side adjacent to the 
reduced rear yard. 
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814.5 Subdivision Regulations 
 a) Minimum lot size for Area A - 250 m2 

 b) Minimum lot size for Area B -  1000 m2  

 c) Panhandle lots are not permitted 
 

814.6 
 
 

Overall Density:  
a) The number of dwelling units of all types in Areas A and B shall not  
     exceed 133.  
b) The maximum density in Area B shall not exceed 50 dwelling units/ha. 
 

814.7 
 

Maximum Height:  
a) Single family dwelling - 10.5 m 
b) Townhouse - 15 m  
c) Amenity building -– 18 m 
d) Accessory buildings - 4 m 
 

814.8   
 

Maximum Lot Coverage:  
a) Area A - 60% 
b) Area B - 45% 
 

814.9   Minimum Setbacks: 
Use Front Lot 

Line 
Flanking 
Lot Line 

Side Lot 
Line 

Rear Lot 
Line 

Rear Lane 
Lot Line 

Single 
Family 
Dwelling 
 

3.0 m* 2.0 m 1.2 m 1.5 m* 10.0 m 

Accessory 
Building or 
Structure  
 

7.5 m 3.0 m 1.2 m* 3.0 m 0.3 m 

Townhouse 
 

3.0 m 3.0 m* 4.0 m* 4.5 m* n/a 

Amenity 
building 
 

3.0 m 3.0 m 1.2 m 3.0 m n/a 

*See conditions of use 
 

814.10 
 

Minimum Amenity Area for Area B: 8% 
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814.11 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Road Standards 
a)  Despite section 12.3 Standard Suburban Local SDD-R03 in      

Subdivision and Development Standards Bylaw, the road cross-
section standards for the internal public roads in the CD Zone are   
summarized in Table 1 with the roadway classification shown on 
Appendix “B”. 

 
Table 1 – Road Classification and Cross-Section Details 
Roadway 
Classification 

Sidewalk Boulevard Travel 
Lane 

Parking 

Road C  2.0 m  
(both 
sides) 

1.62 m  
(one side) 
0.50 m  
(one side) 
 
2.5 m 
swale/boulevard
(both sides) 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 

2.5 m  
(one side) 

Portion of 
Road B 
between Road 
F and Lane E  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

2.50  
(one side) 

Road F  2.0 m  
(one side) 

1.35 m  
(one side) 
 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 
 

2.5 m  
(one side) 

Lane H, Lane 
D, and Lane  
E (North of 
Road C)   

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

n/a 

 Lane E (South 
of Road C  

2.0 m  
(one side) 

n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

Road J (Fire 
Access)  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

 
b) Additional cross-section details related to aspects of the site servicing 

not referenced here can be found in the Subdivision and Development 
Standards Bylaw. 
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814.12 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Property Map: The official map for this CD Zone is kept by the 
Corporate Officer, and forms part of this bylaw.  The Subject Property 
Map is provided for information purposes only. 
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3. Bylaw No. 600, Sooke Zoning Bylaw, 2013 is further amended in Schedule A 
– Zoning Map by deleting the Wadams Way Comprehensive Development 
Zone (CD14) zone to the property shown hatched and outlined in black on 
Schedule A to this bylaw and legally described as: 

 
Lot 13, Section 10, Sooke District, Plan VIP1057, Except .036 of an acre 
thereof conveyed to the crown for road purposes as shown on explanatory 
plan deposited under No 68404I and except part in Plan EPP32377 
 

4.   Appendix “B” is attached to and forms part of the Wadams Way 
Comprehensive Development Zone (CD14) zone. 

 
5        If any portion of this bylaw is set aside by a Court of competent jurisdiction, 
 the portion is severed and the valid remainder shall remain in force and 
 effect. 
 
 
Read a FIRST time the 13  day of October, 2020 
 
Read a SECOND time the   day of                       , 2020 
 
 
PUBLIC HEARING held the  day of                         , 2020 
 
Read a THIRD time the   day of               , 2020 
 
APPROVED by the Ministry of Transportation and Infrastructure the       day  
of     ,  2020 
 
ADOPTED on the    day of        ,  2020 
 
 
 

   

Maja Tait 
Mayor  

 Carolyn Mushata  
Corporate Officer  
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FOR INFORMATION ONLY: Section 219 Covenants registered in the Victoria Land Titles office 
under numbers ____________________on the ___ day of   ______________, 2020. 
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SCHEDULE A
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APPENDIX B 
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Strata Area

Strata Courtyard/Park Area
Fee Simple Area

Fee Parkland Dedication

Strata Statutory R.O.W.
Strata Amenity Building & Lot Area

9893.4 SF
6669.8 SF

TOTAL Strata Amenity Area 25142.8 SF
Strata Area 191264.6 SF

Strata Green Area Coverage 13.1 %

Fee Simple Dog Park 11319.3 SF

TOTAL Fee Simple Green Space 11319.3 SF
Lot Area 453243.0 SF

Fee Simple Green Area Coverage 2.5 %

919.1 m2
619.7 m2

2335.9 m2
17769.1 m2

13.1 %
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Park Space
Within the 
Development

The children’s play area shown in this rendering is 

strata greenspace. The play space will be designed to 
accommodate play for a range of ages, including toddlers. 
The space will be built and designed by the Developer.

Park Dedication Boundary 

Park Secured by SRW
Public Dog Park

Rendering of Park (SRW) 

Attachment 2 
Strata Greenspace
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Precedent Images from Port Royal,
New Westminster

Front yards along tree lined 
streets with porches  that 
provide covered out door 
space that encourage 
social and neighbourhood 
interaction and a friendly 
streetscape.  

These are examples of similar sized lots of 250 m2 in area with 
60% site coverage on an award-winning 42-acre site developed 
by Aragon and designed by RWA Architecture (Ramsay Worden 
Architects). 

APPENDIX  3
Page 1 of 3

ATTACHMENT 3
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Well designed back 
yards that support a 
variety of activities 
including patios, kids 
play area, gardens and 
landscaping, laneways 
for vehicular access and 
informal play.   

Precedent Images from Port Royal,
New Westminster Showing Backyards & Outdoor Spaces

This sketch shows back yards, and side and rear yards plus possible 
single family yard areas in Church Street proposal.

APPENDIX  3
Page 2 of 3
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Proposed single family homes with front yards along tree 
lined streets with front yard porches that provide covered 
outdoor space and encourage neighbourhood interaction 
creating a pedestrian friendly streetscape, by providing 
garages with vehicle access off of the back lanes. 

Architectural Renderings of Church Road 
Single Family Neighbourhood

APPENDIX  3
Page 3 of 3

Site Plan of  a 30’ and 37’ wide lot 

Rendering of Road A looking west 

Rendering of Road B looking north

Rendering of entry to project looking west at Road A on Church Road 
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MINUTES 
District of Sooke 

Regular Council Meeting 
October 13, 2020 7:00 PM 

Council Chamber 
2225 Otter Point Road 

Sooke, BC 

 

 
 
COUNCIL PRESENT: 
Mayor Maja Tait 
Councillor Jeff Bateman 
Councillor Al Beddows 
Councillor Dana Lajeunesse 
Councillor Megan McMath 
Councillor Tony St-Pierre (electronic 
participation) 
 
ABSENT: 
Councillor Ebony Logins 
 

STAFF PRESENT: 
Norm McInnis, Chief Administrative Officer  
Patti Rear, Acting Corporate Officer 
Raechel Gray, Director of Finance 
Matthew Pawlow, Director of Planning (electronic 
participation)  
Jeff Carter, Director of Operations (electronic participation)  
Laura Hooper, Manager of Parks & Environmental 
Services (electronic participation) 
Brian Derrick, Engineering Technologist (electronic 
participation)  
Sarah Temple, Corporate Services Assistant 

    
 
 
12. BYLAWS 

  
12.1. Zoning Bylaw Amendment No. 791 (600-80), 2020 - 2182 Church Road 

  
The Director of Planning & Development provided a PowerPoint presentation and 
overview of the application to amend the CD14 Wadams Way Comprehensive 
Development zone. The proposed development maintains the maximum density of 
133 residential units within the CD14 zone but reduces the types of housing form and 
the placement of uses. Planned amenities include a dog park, a small "tot lot" 
playground and additional parking beyond required minimum.  
   
Council discussion:  

• Clarification regarding details of street lighting along pedestrian access path, 
access from Wadams Road, and build out of roundabout at Throup Road. Staff 
responded that many details will be included in the Development Permit, which 
has been simultaneously submitted. The developer is proposing a cash-in-lieu 
contribution for roundabout construction, which does not currently have a 
timeline for completion.  

• Limited amount of greenspace: tot lot is for strata residents only; dog park is 
small, but intent is to be open for public use.  

• Affordable Housing contribution of $10,000 per unit to a maximum of $130,000 
towards the Housing Reserve Fund as per Bylaw No. 259. At 133 units, this 
averages less than $10,000 per unit. Desire to see increased contribution.  
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• Concerns regarding recommendations of Traffic Impact Assessment, including 
one access road in and out of development, average car trips per hour seem 
low.  

• Proposed minimum lot size of 250 square meters and increases lot coverage 
to 60% is a dramatic change.   

• Council had previously suggested that childcare should be built into new 
developments.  

  
Council invited the applicant to speak:  
Luke Ramsay, representing Aragon Properties, addressed Council and provided 
additional details regarding the proposed development.  

• Proposed lot coverage allows for 15 foot by 30-foot rear yard, and 20 foot by 
20-foot rear garage. Small lots will reduce the price point, allowing families to 
enter the housing market who may otherwise not be able to.  

• Proposed units are 1400-1500 square feet for townhomes and 1600-1800 
square feet for single family homes.  

• Aragon Properties have completed similar developments with excellent 
feedback. Development proposal in front of Council is a reworking of the 
current CD14 guidelines in place on the subject property.  

  
Nadine King, representing Watt and Associates, spoke to the Traffic Impact 
Assessment completed for the proposed development:  

• Traffic assessments are based on one-hour time windows for the morning and 
evening peak hours. Data correlated across North America shows that at peak 
hours, single family homes generate one care trip per hour and townhomes 
generate 1/2 a car trip per hour.  

• National Fire Protection Association guidelines state that for developments of 
101 - 600 doors, two access points in and out are required. Pedestrian access 
off Wadams Way includes removable bollard that allow for emergency access, 
thereby meeting the two entrance/exit requirements.  

• Traffic at Church Road and Highway 14 will be alleviated by proposed lane 
additions currently under review by District of Sooke and Ministry of 
Transportation and Infrastructure.  

  
Council discussion:  

• The Chief Administrative Officer sought clarification from Council as to their 
concerns. In summary, Council wishes to see:  

o Consideration given to including childcare within development.  
o Increased park and/or greenspace 
o Additional vehicle egress onto Wadams Way.  
o Increased affordable housing contribution.  

 
2020-283 
MOVED by Councillor Tony St-Pierre, seconded by Councillor Jeff Bateman: 
THAT Council give First reading to Zoning Amendment Bylaw No. 791 (600-80), 2020 
to amend the Wadams Way Comprehensive Development Zone (CD14) on the 
property located at 2182 Church Road; and 
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THAT Council direct staff to work with the applicant to address the concerns raised by 
Council regarding affordable housing contribution, entrance and egress on to Wadams 
Way, greenspace dedication, and childcare. 

CARRIED. 
In Favour: Mayor Maja Tait, Councillor Jeff Bateman, Councillor Dana Lajeunesse, 
Councillor Megan McMath, and Councillor Tony St-Pierre 
Opposed: Councillor Al Beddows 
Absent: Councillor Ebony Logins  
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Planning & Development 
 - October 13, 2020 - RPT -2020-0124 

File No. 3220-20 
PLN01432 

 

  
2182 Church Road - Zoning Bylaw Amendment 
  
RECOMMENDATION:  
THAT Council give First and Second reading to Zoning Amendment Bylaw No. 791 (600-80), 
2020 to amend the Wadams Way Comprehensive Development Zone (CD14) on the property 
located at 2182 Church Road; and 
 
THAT Council authorize staff to schedule a public hearing for Zoning Amendment Bylaw No. 
791 (600-80), 2020, in accordance with Section 466 of the Local Government Act, and 
  
THAT prior to adoption of Zoning Amendment Bylaw No. 791 (600-80), 2020 the owner be 
required to enter into a Section 219 covenant registered in priority of all other charges on title 
for parkland dedication and construction, road dedications, Church Road and Wadams Way 
frontage improvements, servicing requirements, a pedestrian-activated signalized crosswalk 
with street light at Anna Marie and Wadams Way, rights-of-way, and other necessary works 
and services.  
 
Report Summary: 
The new owners of 2182 Church Road, Aragon Properties have applied to amend the Wadams 
Way Comprehensive Development (CD14) zone at 2182 Church Road. The new zoning 
maintains the maximum density of 133 residential units within the CD14 zone, but reduces the 
types of housing form, the placement of uses, provides a detailed park plan, internal road cross-
sections and layout, and has been tailored to accommodate a detailed design as part of a 
Development Permit application.   
  
A Development Permit for 78 townhouse units with amenity gathering space and greenspace, 
54 fee simple single-family small lots, and public park space in the form of an off-leash dog park 
has been submitted concurrently with the zoning amendment application. The Development 
Permit application will be presented to Council for consideration should the zoning amendment 
bylaw be adopted by Council.  
 
Previous Council Action: 
March 21, 2016 - Bylaw No. 622, Zoning Amendment Bylaw (600-19) -  2182 Church Road 
rezoned from Large Lot Residential (R1) to Wadams Way Comprehensive Development Zone 
(CD14) to allow for a variety of residential uses to a maximum density of 133 dwelling units 
(PLN01123) and parkland was adopted by Council with the registration of two covenants, 
CA5007560 and CA5007559.   
  
Covenant  CA5007560 requires the developer to dedicate land for the Church Road/Throup 
Road roundabout and either design and construct the Church and Throup Road intersection to 
an interim standard or pay cash-in-lieu of $28,500. A screening fence is also required to be 
installed along the north and west property lines of 2182 Church Road. Covenant CA5007559 
requires the developer to contribute to affordable housing. The developer has the option of 
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designating and constructing a minimum of 10% of the dwelling units as affordable housing 
units, as defined in the covenant, or provide cash-in-lieu of $10,000 per unit to a maximum of 
$130,000 towards the Housing Reserve Fund, Bylaw No. 259.  
 
Report: 
Rezoning Application History: 
When the Wadams Way Comprehensive Development Zone (Wadams Way CD14) was 
adopted in 2016, the owners at the time did not wish to develop the site and did not have a 
development plan for the property. The Wadams Way CD14 zone allows a maximum density of 
133 residential units and was written to provide more flexibility than a conventional zone so that 
a future owner/developer could more easily adapt to market conditions over time. An 
amendment to the Wadams Way CD14 was expected by staff once a new owner purchased the 
property, completed a detailed site analysis, and presented a detailed design plan.  
  
Community Context: 
The property is 4.21 ha (10.40 acres) and is centrally located in the community, falls within the 
Community Growth Area, is located within the Sooke Core Sewer Specified Area (SSA), and is 
adjacent to the Town Centre. The subject property is well situated for future development as it is 
adjacent to Church Road, a collector/connector road and Wadams Way, a connector road. It is 
within walking distance to amenities and services, is along a bus route, is near schools, is near 
pedestrian pathways and parks (Attachment 2).  The property is 10.4 acres (4.2 ha) in size and 
is bounded to the north by a manufactured home park, to the east by single-family residential 
dwellings, to the south, by roads Wadams Way and Anna Marie, as well as the Knox Centre 4-
storey affordable rental building, Lot A and the future library. To the west is Sooke Child, Youth 
& Family Centre and potentially, a future transit exchange as identified in the Sooke Local Area 
Transit Plan.  Currently, the site contains one single-family dwelling and two accessory 
structures. Approximately 70% of the property has been cleared and is used for livestock 
grazing.    
  
Project Description: 
The applicant has submitted a Development Permit concurrently with the zoning amendment 
application. The applicant has proposed 132 residential units in the form of 54 fee simple single-
family small lots and 78 strata townhouse units (Attachment 3). The maximum density of 133 
residential units approved in 2016 with the adoption of the Wadams Way CD zone will be 
maintained. Among the proposed amendments includes the rearranging of  "Areas" on the 
property for the principal uses. The maps below show the difference between the existing 
Wadams Way CD14 zone and the proposed changes.    
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Existing Wadams Way CD14 Zone Areas:            Proposed Amendments to Wadams Way 
CD Zone Areas: 
Area A: Single-Family Residential                             Area A: Single-Family Residential 
Area B: Single-Family/Multi-Family                            Area B: Multi-Family 
Area C: Multi-Family                                                  Area C: Park 
Area D: Park 
  
The comparison chart in attachment 4 highlights the main text changes proposed to the 
Wadams Way CD14 zone. 
  
Open Houses 
The Applicant has held 2 public information sessions. The first was held on July 19, 2018, and 
the second was held on June 11, 2019. Both sessions were held at the Sooke Community Hall 
from 5 to 7 pm. Comments received included concerns of the traffic impact on the existing 
neighbourhood, the location of the main entrance on Church Road,  entering and exiting the site 
when Church Road is busy in the mornings and afternoons (school times). Some commented 
that the proposed development of single-family dwellings and townhouses is appropriate for the 
area, especially for families and that the development, although bigger, still has a small 
community feel and values with the proposed greenspace, yard space, back laneways, and 
separate garages.  A few comments received thought the development was too big.  
  
Zoning Bylaw: 
Below is a list of specific zoning changes proposed to the Wadams Way CD14 zone: 

• Area A Single-Family: removed duplex and added show home to principal uses. 
• Area B Multi-Family: removed all uses except townhouse, horticulture, and one 

temporary construction and real estate office. 
• Area C: no longer a multi-family residential area - changed to "Park. 
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• Relocated the single-family area to Church Road and Wadams Way frontages. Added 
design requirements to achieve street-oriented single-family housing with front porches. 
Vehicular access is by a rear lane only with parking in a garage off the rear lane. 

• Reduced the minimum lot size for single-family residential to 250m2 and increased the 
maximum lot coverage to 60%. 

• Removed apartment building, assisted living facility, cluster dwelling units as housing 
forms from the permitted uses in the multi-family area. 

• Lowered the maximum height for a Townhouse from 20 m to 15 m. 
• A large strata amenity area and a green area were added in the townhouse area - 

includes a sports court, a children's play area, and an amenity building. 
• Relocated the parkland area to the corner of Wadams Way and Church Road. Park is 

proposed as an off-leash dog park for the public. 
• Incorporated specific servicing standards for public road cross-sections proposed within 

the development. 
• Specified that no suites are permitted in the single-family area or townhouses. 
• Added sections to the conditions of use to provide for flexibility in the siting of 

townhouses. 
  
The developer has provided a design booklet to showcase their development proposal 
(Attachment 5). The form and character of the development will be discussed further with a staff 
report to Council with the development permit application. The maximum density of 133 
residential units equates to 32 dwelling units/hectare, a density that is equivalent to the Low-
Density Multi-Family 1 (RM1) zone. Below provides more detail on the proposed land uses: 
  
Proposed Area A: Single Family Residential 
The proposed 54 single-family lots will be small fee simple lots (minimum 250 m2 lots) with 
vehicle access by rear lane only. To achieve a better street presence that will facilitate a safe, 
welcoming public streetscape, the single-family dwellings have been designed to be street-
oriented with front porches facing Wadams Way and Church Road. The proposed setbacks and 
density achieve an urban, pedestrian streetscape in compliance with the Official Community 
Plan (OCP), the Transportation Master Plan (2009 TMP and draft TMP), and the Parks and 
Trails Master Plan (2009 PTMP and draft PTMP). For the single-family area, the developer is 
looking to create a similar development to one of their previous projects in Port Royal, New 
Westminster as illustrated in the photo examples provided in Attachment 6. The similarities 
between the proposed development and the Port Royal, New Westminster development 
includes: 
  

• Variation in colour, siding type and details provided for the single-family homes. 
• Rear lanes are adequately wide to allow cars to pull into the garages, allow two-way 

traffic, and discourage fast driving. The lanes in the Port Royal, New Westminster 
development are frequented by neighbourhood kids for lane hockey and other activities.  

• Garbage and recycling collection is off the lanes. 
• Front porches 
• Provision of street trees and landscaping on the boulevards,  sidewalks and on-street 

parking. 
  
Proposed Area B: Multi-Family Residential 
The proposed multi-family area is approximately 1.77 ha and will consist of 78 townhouses, an 
amenity building with greenspace and outside patio space, a play structure for children and a 
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sports court.   The details of the proposed multi-family development will be brought forward with 
the Development Permit.   
  
Proposed Area C: Park 
The developer is proposing a 1025 m2 neighbourhood off-leash dog park at the corner of 
Church Road and Wadams Way that residents can easily walk to. This area is seen as 
desirable for a centrally located neighbourhood off-leash dog park with associated facilities. 
Establishing more off-leash dog areas in neighbourhoods is identified as a key direction in the 
draft PTMP as there are none currently designated in Sooke.  The proposed park will be a 
neighbourhood park as well as a rainwater management park. The size of the park is smaller 
than 0.2 ha (2000 m2),  the recommended size in the 2009 PTMP and the draft PTMP, however 
staff can support the smaller size because of the 2400 m2 of greenspace that will be provided 
within the townhouse strata area which includes a children's play area, and a sports court. A 
greenspace calculation plan is provided in Attachment 7. The property is also within walking 
distance to John Phillips Memorial Park, Ponds Park Corridor, Woodland Creek Park and 
nearby school playgrounds. Section 510 of the Local Government Act requires up to 5% of the 
land and/or payment in lieu to be provided for park purposes. 5% for parkland dedication on the 
property equates to 2105 m2. The developer has proposed a combination of parkland (1025 m2 
= approx. 2.5%) and cash-in-lieu of the remaining 2.5%. This will be calculated and the amount 
of cash-in-lieu determined at the time of subdivision. 
  
Parking 
Standard parking regulations will apply - 1.5 parking spaces per townhouse unit and 2 parking 
spaces per single-family dwelling to total 225 parking spaces. All of the proposed townhouses 
will feature side by side garages and no tandem parking is proposed. Many of the townhouse 
units have 2 car garages and all townhouse units have driveways to accommodate additional 
parking. After adding the proposed 31 on-street parking spaces, a total of 352 parking spaces 
will be provided.  Suites are not permitted in the single-family area due to the small size of the 
single-family lots. 
  
Official Community Plan: 
The subject property is located within the Community Residential (CR) designation in the District 
of Sooke Bylaw 400, Official Community Plan (OCP). The Town Centre designation is adjacent 
to the subject property, with the northern Town Centre boundary following the south side of 
Wadams Way. The proposed zoning aligns with the OCP policies (Attachment 8). The proposal 
meets several of the objectives of the CR land use designation including: 

• Providing a range of high-quality housing types, tenures and densities to meet the 
diverse needs of individuals and families of varying income levels and demographics. 
The townhouse-style housing typology has been identified as needed in Sooke and the 
size and context of the lot support the proposed density.  

• Provide affordable and attainable housing opportunities. The developer is contributing 
$130,000 to the Housing Reserve Fund which the District can use to facilitate the 
development of affordable housing.  

• Encourage a variety of housing types including townhouses that diversify the housing 
stock. Townhouse developments are a modest density means of diversifying the housing 
stock and is the type of housing identified as best for seniors (along with apartment-
style) which is Sooke's fastest-growing demographic.  

• Provide the most efficient use of land. The property is large, is serviced by water and 
sewer and is along a regular transit route within walking distance to the Town Centre. 
Increasing the density on the property is the most efficient use of the land when paired 
with the upgrades proposed along Church Road and Wadams Way.  
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• Primarily concentrate on new residential development in existing areas. The area 
immediately north of the Town Centre is an established residential neighbourhood.  

• Require safe and formalized pedestrian access to services from all residential areas, 
including connections to amenities and commercial service areas. The proposed road 
improvements and proposed pedestrian pathways achieve this.  

• Reduce the impact on the natural environment. A Riparian Area Protection Regulation 
(RAPR) Assessment Report has been prepared by a Qualified Environmental 
Professional (QEP) to meet the District's development permit guidelines for 
environmental protection in section 7.5.4.2 of the OCP. The RAPR report states that the 
finished rain gardens and swale will provide the riparian features, functions and 
conditions equivalent or better than the existing situation and the proposed development 
will meet the riparian protection standard if the development proceeds as proposed in 
the report and complies with the measures recommended in the report. More details on 
this will be provided with the development permit.    

  
  
Strengthening Pedestrian Connections 
A lot of consideration was given to creating pedestrian connections.  The proposed streets and 
paths are designed to support walkability and a safe environment for pedestrians. The single-
family lots are connected to Church Road and Wadams Way by sidewalks and pathways from 
their front property lines. The townhouse area is near internal pathways that connect tothe 
common amenity space at the centre of the development.  The common amenity and green 
space are then connected to Church Road and Wadams Way by concrete sidewalks shared 
with the single-family lots. The following specific pedestrian connections will be created as part 
of this development: 

• pathway connecting the proposed development to the future roundabout and existing 
pathway system along Throup Road and Church Road, which is a well-travelled 
pedestrian path, particularly with accessing nearby schools.  

• 2 m sidewalks along public internal roads within the development. 
• pathways in and around the proposed community amenity greenspace to create walking 

connections for townhouse units to sidewalks. 
• sidewalks and pathways that connecting the development to the off-leash dog park and 

to Wadams Way sidewalks. 
• a new 2.5 m multi-use pathway for use by pedestrians and cyclists along the north side 

of Wadams Way.  
• improvements to the existing multi-use pathway along Church Road, which is an 

improvement identified as a short term priority trail in the draft PTMP 
• a pedestrian-activated signalized crosswalk at Wadams Way and Anna Marie to create a 

safe pedestrian connection. This crosswalk will line up with the secondary fire access 
lane from Wadams Way into the development. The fire access lane will also function as 
a pedestrian greenway when not in emergency use. 

  
Servicing 
  
Sanitary - The site is within the SSA. An assessment determined sufficient capacity within the 
existing system to accommodate additional flows from the proposed development into the SSA. 
Any additional flows from the site would likely tie into the existing system on Church Road.  
  
  
Rainwater/Storm - As noted in the high-level stormwater management plan prepared by 
McElhanney Consulting Services Ltd. in September 2019, the increase in impervious surface 
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area throughout the site requires rainwater detention and controlled release into the municipal 
drainage system. A detailed stormwater management plan is required with the development 
permit. The overarching intent of the stormwater strategy on the site is to provide runoff at a 
quality and quantity at or better than what is currently provided while providing ecosystem 
integrity.  
  
Water - The entire site is serviceable by Capital Regional District (CRD) water. The design and 
construction of all proposed water servicing will be coordinated and approved by the District of 
Sooke and CRD Integrated Water Services. Fire flows have been confirmed in accordance with 
the Fire Underwriters Survey. 
  
Studies: 
Traffic Impact 
As noted in the Traffic Impact Assessment (TIA) (Attachment 10) completed by Watt Consulting 
Group, the single-vehicle access into the site will be from Church Road with a north/south 
emergency lane access provided to Wadams Way.  
  
The proposed development is expected to generate 78 vehicle trips during the AM peak hour 
and 100 trips during the PM peak hour. It was noted that the southbound left-turn movement 
from Church to Sooke Road is currently operating at a level of service of F (poor conditions with 
extensive delay) with queue lengths extended back as far as the RCMP station. As part of the 
2182 Sooke Church Road Development referral process, the Ministry of Transportation and 
Infrastructure (MOTI) provided the following comments.   

• The Ministry will require the developer to extend the through/right turn lane at Church road to an 
appropriate length so that traffic can get around the long-left turn queue. The developer is 
required to submit engineered drawings to the District Engineer to ensure the Ministry is satisfied 
with what is being proposed.  

• The Ministry updated their referral comment to add: This is a municipal road so the decision to 
implement the above recommendation (or not) is up to Sooke. It’s important to recognize and 
point out that there will be operational issues with this signalized intersection that won’t be able to 
be mitigated by retiming the traffic signal.  

  
The Developer's engineer has prepared a detailed engineered design for the extension of the 
through/right turn lane at Church/Highway 14 that has been accepted by MOTI and the District. 
This design will be incorporated into the District's Church Road Widening Design capital project 
that has been allocated in the 2020 Capital plan. An overall corridor design for Church Road is 
the first step in identifying improvements to Church Road to alleviate the existing traffic 
concerns. Upgrades identified to Church will most likely be phased, with the Highway 14 
intersection, and the Church/Throup Road roundabout may be the two highest priorities. 
A second vehicle access onto Wadams is not recommended, as the mid-block setting would 
create additional congestion and conflict points between nearby intersections and accesses. As 
a connector road, it is important to limit these factors, and therefore Operations and the TIA 
support the proposed single vehicle access/egress off Church Road. Operations and Fire have 
accepted the modified cross-sections to Bylaw 404 SDD-R03 for the internal roads.  The 
modified cross-sections are incorporated into the proposed amended Wadams Way CD14 zone.   
  
One of the key goals established in the 2020 TMP is the east-west connector from Phillips Road 
through to Grant Road, including the roundabout at Church and Throup. As the fronting portion 
of church road is part of the connector route, it should be designed to the same cross-section 
detail as the rest of the connector.  
Environmental 
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An RAPR Assessment Report was prepared by a Qualified Environmental Professional (QEP), 
Brian Wilkes and Associates Ltd for the subject property in November 2014. The Assessment 
Report was revised in 2020 to include the detailed development plan.  Two watercourses 
classified as ditches bisect the subject property; one is located in the south-east corner and cuts 
across the property. The second runs the length of the property parallel to the north property 
boundary.  Neither ditch provides fish habitat directly, but provide seasonal overland flow to the 
lower reaches of Throup Stream. The QEP has proposed alternative drainage provided by 
engineered swales and vegetated rain gardens which will provide the riparian features, 
functions and conditions that are equivalent or better than the existing drainage.  
  
  
As per the PTMP, 2009, rainwater management (i.e. rain gardens, constructed wetlands) can be 
added to existing or new parks to help improve conditions for downstream aquatic habitat, as 
well as add aesthetic and habitat values to the park itself. These rainwater parks can also play a 
recreational role, providing trail linkages and education interpretation. Further details of the rain 
gardens will be addressed with the development permit. 
  
Referral Comments: 
The referral summary is provided in Attachment 9. No concerns were received and all 
comments have been addressed, some of which Council will see with the details of the 
development permit application.  
  
Proposed Section 219 Covenant: 
A draft covenant will be presented to Council at the public hearing. Prior to the adoption of the 
zoning bylaw, a covenant is required to be registered on title. The covenant will detail the 
requirements of the Developer, including when requirements will be triggered (i.e. prior to final 
approval of the first subdivision). The covenant will include the following : 

1. Multi-use trail including street trees and all frontage improvements on Wadams Way to 
be designed and constructed in accordance with Bylaw 404 Connector cross-section 
SDD-R11. Asphalt surfacing for the multi-use trail can be modified to a minimum width of 
2.5 m. 

2. Church Road frontage to be designed and constructed to Bylaw 404 Connector cross-
section SDD-R11.  

3. A pedestrian-activated signalized crosswalk with a street light to be designed and 
installed at Anna Marie crossing on Wadams Way to the satisfaction of the Municipal 
Engineer. 

4.  Public internal roads, including public lanes and emergency access lane to be designed, 
constructed and dedicated in accordance with the modified SDD-R03 cross-section 
standards provided for in the Wadams Way Comprehensive Development Zone CD14. 
Any cross-section details related to aspects of site servicing not referenced in the 
Wadams Way Comprehensive Development Zone CD14will be designed and 
constructed as specified in Bylaw 404.    

5. Register in favour of the District against all internal roads (strata and public) and 
pedestrian pathways, sidewalks and trails on the Lands a statutory right-of-way that 
provides the public with a right to pedestrian, mechanical aids and cycling access in 
perpetuity. 

6. Street trees and street lighting along Church Road, Wadams Way and internal public 
roads, including rear lanes will be done in accordance with Bylaw 404. Street lighting on 
private roads must meet the same Bylaw 404 requirements as the public roads.  

7. Private lands, including servicing and street lights, are to be maintained by the strata.  
8. No parking signage to be installed along lanes. 
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9. Significant trench cutting and patching will not be permitted along Church Road or 
Wadams Way. Should trenching for servicing to separate lots be required off of Wadams 
Way or Church Road, the Developer is required to repave the entire affected travel lane 
from curb to longitudinal joint and replace all affected pavement markings.  

10. Recommendations within the Riparian Areas Regulation Assessment Report dated July 
7, 2020, prepared by Brian Wilkes and Associates Ltd., a Qualified Environmental 
Professional to be adhered to and implemented with the Development Permit and 
Subdivision.  

11. Parkland dedication will be a combination of a 1025 m2 public off-leash dog park and 
cash-in-lieu. The developer is responsible for the design and construction of the 
following at the developer's sole cost: 
• Structural design for the bridge 
• 2m pathway with a 500mm gravel verge on either side of the path; 
• one (1) standard parking space (2.7m x 5.8m) to be located adjacent to park for 

park maintenance vehicle with a sign for "maintenance vehicles only" 
• benches to meet the District of Sooke standard 
• water service with water fountain (dog/human/bottle filler) to be supplied; 
• waste bins and dog bag dispensers to be provided and must be bear-resistant; 
• underground irrigation and District standard controller required in the dog park and 

rain garden area; 
• slopes from the pathway to rain gardens/ponds must not exceed 3:1; 
• black chain link fence around the park; 
• double gate required on dog park for dog park safety, a second 2.0m access gate 

required for service; 
• pea gravel surface for the dog park to the satisfaction of the Manager of Parks and 

Environmental Services. 
  
 Existing covenants CA5007560 and CA5007559 require the following prior to subdivision: 

• Road dedication for the Throup Road roundabout and the requirement to either design 
and construct the Church and Throup Road intersection to an interim standard or pay 
cash-in-lieu of $28,500. The developer has elected to pay the cash-in-lieu. 

• A screening fence along the north and west property lines of 2182 Church Road 
• Provide cash-in-lieu of $10,000 per unit to a maximum of $130,000 towards the Housing 

Reserve Fund, Bylaw No. 259.   
  
Recommendation: 
Approval of the application is recommended for the following reasons: 

• The rezoning meets the policies and objectives of the OCP. 
• The proposed density is appropriate for this area adjacent to the Town Centre  
• This site is located in the CR area of the OCP; an area designated for residential growth. 
• The site is well situated to enhance overall pedestrian connectivity, improving future 

residents’ walkability and bikeability. 
• Increased density will support improved access and servicing for public transit. 
• The site has access to all municipal services. 
• The development of this site will facilitate road dedications and road improvements at 

the Church Road/Throup Road intersection, as well as further road frontage 
improvements along Church Road and Wadams Way. 

• Affordable housing cash-in-lieu will be contributed to the reserve fund 
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Legal Impacts: 
A section 219 Covenant will be registered on title and will include parkland dedication and 
construction, road dedications, Church Road and Wadams Way frontage improvements, 
servicing requirements, a pedestrian-activated signalized crosswalk with street light at Anna 
Marie and Wadams Way, rights-of-way, and other necessary works and services. 
 
Budget/Financial Impacts: 
The addition of approximately 133 units to the District of Sooke will positively impact the 
property tax base. Contributions to the Housing Reserve Fund, Bylaw No. 259 will be $130,000. 
The current balance of the fund is $139,260.68. 
  
Development Cost Charge contributions will be over $830K for roads and wastewater.  
 
Strategic Relevance: 

• Demonstrate leadership in climate action - Build additional trail infrastructure, 
connectivity, and amenities 

• Demonstrate leadership in climate action - Improve community emergency and 
disaster preparedness 

• Manage long-term growth while enhancing community identity, vitality and safety - 
Begin development of a community hub in the town centre 

• Manage long-term growth while enhancing community identity, vitality and safety - 
Continue to address housing affordability and accessibility for all income levels 

• Manage long-term growth while enhancing community identity, vitality and safety - 
Develop a regulatory framework to promote more sustainable land use patterns and 
development practices 

• Manage long-term growth while enhancing community identity, vitality and safety - 
Strengthen local economic development and tourism 

• Undertake public space improvements and beautification projects 
 
Attached Documents: 
Attachment 1: Bylaw No. 791 (600-80) 2020 
Attachment 2: Community Context Plan 2182 Church Road 
Attachment 3: Site Plan 
Attachment 4: Comparison Chart 2182 Church Rd 
Attachment 5: Design Booklet for RZ and DP 2182 Church 
Attachment 6: Port Royal examples 
Attachment 7: Green space calculation plan 
Attachment 8: OCP POLICY CONTEXT 2182 Church 
Attachment 9: Referral Comment Summary 
Attachment 10: Traffic Impact Assessment 
 
 
 
Approved by  
Matthew Pawlow, Director of Planning & Development Approved - 07 Oct 2020 
Carolyn Mushata, Corporate Officer Approved - 08 Oct 2020 
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Norm McInnis, Chief Administrative Officer Approved - 08 Oct 2020 
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DISTRICT OF SOOKE 
ZONING AMENDMENT 

BYLAW NO. 791     
 
A bylaw to amend Bylaw No. 600 Sooke Zoning Bylaw, 2013 for the purpose of 
amending the Wadams Way Comprehensive Development Zone (CD14) on the 

property located at 2182 Church Road. 
 
The Council of the District of Sooke, in open meeting assembled, enacts as 
follows: 
 
1. This bylaw is cited as Zoning Amendment Bylaw No.791 (600-80), 2020. 
 
2.       Bylaw No. 600, Sooke Zoning Bylaw, 2013, is amended  by deleting   

Schedule 814 - Wadams Way Comprehensive Development Zone (CD14) 
by deleting Schedule 814 in its entirety, and replacing it with the following:  

 
“Schedule 814 – Wadams Way/Church Road (CD14) 

 
Wadams Way CD Zone   
 
 
 
814.1 

 
Purpose: This zone provides for street-oriented porch-front single-family 
dwellings on narrow fee simple lots with rear lane vehicular access, 
medium density townhouses with amenity areas and a public park. The 
intent of the development is to encourage social interaction  and to create 
a stronger sense of community and security by maximizing resident and 
pedestrian oriented spaces. 
 

814.2 Permitted Uses:  
 
Area A - Single Family Residential 
Principal Uses          Accessory Uses 
a) Horticulture                      a) Boarding and lodging 
b) One single family dwelling    b) Home-based business 
     per lot* 
c)  One temporary construction            
     and real estate marketing    
     office  

  d)  Show home 
*See conditions of use   

           
 
                                                                          

CD14 
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 Area B – Multi-Family Residential 
Principal Uses             Accessory Uses 
a) Horticulture                          a) Limited home-based business 
b) Townhouse*                             b) Park 
c)  One temporary construction    c) Playground 
     and marketing office 
d)  One amenity building for  
     assembly use 

*See conditions of use               
Area C – Park 
Principal Uses                 
a) Park                            
b) Institutional accessory to a park                                    
c)  Assembly use 
d)  Playground 

   
814.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conditions of Use for Area A 
 a)  Suites are not permitted. 
 b)  Single family dwelling permitted on lots 8.5 m or more in width. 
 c)  All vehicular access and parking must be from a rear lane and   
      located in the rear yard. 
 d)  50% of the single-family dwellings shall have a covered front porch  
      with a minimum of nine (9) single family dwellings fronting Wadams  
      Way and a minimum of six (6) single family dwellings fronting  
      Church Road. 
  e) The setback distance to a front lot line may be reduced to 1.5 metres  
       for covered porches and entranceways, including stairs that do not  
       exceed 1.2 metres in height. 
  f) The setback distance to a lane lot line for a single family dwelling        
     may be reduced to 1.2 m providing vehicle access to the accessory   
     building is from a lane.  
  g) The setback distance to a side lot line for an accessory building may  
     be reduced to 0.75 m on one side yard setback.  
 

814.4 Conditions of Use for Area B 
  a) Suites are not permitted. 
  b) The setback distance to a flanking lot line for a Townhouse and   
      Amenity building may be reduced to 2 m on one flanking yard  
      setback and the distance to the covered porch may be reduced to  
      1 m on one flanking yard setback providing: 

i.  there is no vehicle access from the flanking lot line; and 
ii.  parking spaces are not sited within the flanking yard.  

c) The setback distance to a rear lot line for a Townhouse building may  
     be reduced to 3 m providing: 

i. there is no vehicle entrance on the side adjacent to the 
reduced rear yard. 
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814.5 Subdivision Regulations 
 a) Minimum lot size for Area A - 250 m2 

 b) Minimum lot size for Area B -  1000 m2  

 c) Panhandle lots are not permitted 
 

814.6 
 
 

Overall Density:  
a) The number of dwelling units of all types in Areas A and B shall not  
     exceed 133.  
b) The maximum density in Area B shall not exceed 50 dwelling units/ha. 
 

814.7 
 

Maximum Height:  
a) Single family dwelling - 10.5 m 
b) Townhouse - 15 m  
c) Amenity building -– 18 m 
d) Accessory buildings - 4 m 
 

814.8   
 

Maximum Lot Coverage:  
a) Area A - 60% 
b) Area B - 45% 
 

814.9   Minimum Setbacks: 
Use Front Lot 

Line 
Flanking 
Lot Line 

Side Lot 
Line 

Rear Lot 
Line 

Rear Lane 
Lot Line 

Single 
Family 
Dwelling 
 

3.0 m* 2.0 m 1.2 m 1.5 m* 10.0 m 

Accessory 
Building or 
Structure  
 

7.5 m 3.0 m 1.2 m* 3.0 m 0.3 m 

Townhouse 
 

3.0 m 3.0 m* 4.0 m* 4.5 m* n/a 

Amenity 
building 
 

3.0 m 3.0 m 1.2 m 3.0 m n/a 

*See conditions of use 
 

814.10 
 

Minimum Amenity Area for Area B: 8% 
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814.11 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Road Standards 
a)  Despite section 12.3 Standard Suburban Local SDD-R03 in      

Subdivision and Development Standards Bylaw, the road cross-
section standards for the internal public roads in the CD Zone are   
summarized in Table 1 with the roadway classification shown on 
Appendix “B”. 

 
Table 1 – Road Classification and Cross-Section Details 
Roadway 
Classification 

Sidewalk Boulevard Travel 
Lane 

Parking 

Road C  2.0 m  
(both 
sides) 

1.62 m  
(one side) 
0.50 m  
(one side) 
 
2.5 m 
swale/boulevard
(both sides) 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 

2.5 m  
(one side) 

Portion of 
Road B 
between Road 
F and Lane E  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

2.50  
(one side) 

Road F  2.0 m  
(one side) 

1.35 m  
(one side) 
 

7 m (3.5 m 
& 3.5 m) 
minimum 
travel lane 
 

2.5 m  
(one side) 

Lane H, Lane 
D, and Lane  
E (North of 
Road C)   

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 
 

n/a 

 Lane E (South 
of Road C  

2.0 m  
(one side) 

n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

Road J (Fire 
Access)  

n/a n/a 6 m (3.0 m 
& 3.0 m) 
minimum 
travel lane 

n/a 

 
b) Additional cross-section details related to aspects of the site servicing 

not referenced here can be found in the Subdivision and Development 
Standards Bylaw. 
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814.12 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Property Map: The official map for this CD Zone is kept by the 
Corporate Officer, and forms part of this bylaw.  The Subject Property 
Map is provided for information purposes only. 
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3. Bylaw No. 600, Sooke Zoning Bylaw, 2013 is further amended in Schedule A 
– Zoning Map by deleting the Wadams Way Comprehensive Development 
Zone (CD14) zone to the property shown hatched and outlined in black on 
Schedule A to this bylaw and legally described as: 

 
Lot 13, Section 10, Sooke District, Plan VIP1057, Except .036 of an acre 

thereof conveyed to the crown for road purposes as shown on explanatory 
plan deposited under No 68404I and except part in Plan EPP32377 
 

4.   Appendix “B” is attached to and forms part of the Wadams Way 
Comprehensive Development Zone (CD14) zone. 

 
5        If any portion of this bylaw is set aside by a Court of competent jurisdiction, 
 the portion is severed and the valid remainder shall remain in force and 
 effect. 
 
 
Read a FIRST and SECOND time the   day of                       , 2020 
 
PUBLIC HEARING held the  day of                         , 2020 
 
Read a THIRD time the   day of               , 2020 
 
APPROVED by the Ministry of Transportation and Infrastructure the       day  
of     ,  2020 
 
ADOPTED on the    day of        ,  2020 
 
 
 

   

Maja Tait 
Mayor  

 Carolyn Mushata  
Corporate Officer  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
FOR INFORMATION ONLY: Section 219 Covenants registered in the Victoria Land Titles of fice 
under numbers ____________________on the ___ day of    ______________, 2020. 
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SCHEDULE A
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APPENDIX B 
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  Existing Wadams CD Zone Proposed Wadams CD Zone Difference 

Density 133 residential units (Multi and 
Single Family combined)  
 
32 units per hectare 

133 residential units (Multi and 
Single Family combined) 
 
32 units per hectare 

No difference 

Uses Multi Family, Single Family and 
Public Park 

Multi Family, Single Family and 
Public Park 

No difference 

Housing Form 6 types (single, duplex, 
townhouse, apartment, cluster 
dwelling units and assisted living 
facility) 

2 types (single, townhouse) Reduction of housing form by 4  

Minimum lot 
sizing 

350m2 for single family lots 250m2 for single family lots 100m2 smaller 

Park 
Dedication 

5% 5% No difference 

Play ground Use included but no detailed 
design 

Use included and a playground 
proposed within strata amenity area 

 added value 

Parking Standard parking requirements Standard parking requirements + 31 
additional on-street visitor parking + 
50 additional driveway parking for 
townhouses 

81+ stalls in addition to zoning 
requirements 
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Affordable 
Housing 

provide cash in lieu of $10,000 
per unit to a maximum of 
$130,000 towards the Housing 
Reserve Fund, Bylaw No. 259. 

provide cash in lieu of $10,000 per 
unit to a maximum of $130,000 
towards the Housing Reserve Fund, 
Bylaw No. 259. 

No difference 
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Small lot single family 
development in Port Royal, New 

Westminster 
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POLICY CONTEXT – 2182 CHURCH ROAD 
 
OFFICIAL COMMUNITY PLAN, 2010 (BYLAW 400) 
This site is designated Community Residential (CR).  The vision of this designation is to ensure 
the highest density residential development will occur in this area of Sooke, while being the 
primary commercial hub of the community.  The following table outlines the application’s 
compliance with relevant sections of the OCP.   
 
This designation promotes the following goals and objectives: 

• Ensure the sustainable construction of single family and multiple family residential 
dwellings; 

• Reduce residential sprawl 
• Provide a range of high quality housing types, tenures and densities, which can meet the 

diverse needs of, and attract, individuals and families of varying income levels and 
demographics. 

• Provide affordable and attainable housing opportunities, to meet the needs of various age 
groups, family types, lifestyles and income groups; 

• Encourage a variety of housing types that diversify the housing stock 
• Require safe and formalized pedestrian access to services from all residential areas, 

including connections to amenities and commercial service areas; 
• Allow for a variety of housing options within new and existing residential areas. 

 
 
4.2  SUSTAINABLE LAND USE POLICY 
4.2.1 Create walkable neighborhoods 
4.2.2(b) Enhance the pedestrian environment through maintenance and improvement of  
              sidewalk infrastructure, as well as trails and connections through Sooke.  
        (c)  Enhance existing neighbourhoods and promote pedestrian-oriented subdivisions. 
        (d) Protect the natural environment, including aquatic ecosystems, environmentally   
              sensitive areas, and rare species. 
        (g) Promote a variety of housing including townhouses, rowhouses,               
               apartments,  family developments, co-operative housing, co-housing, co-strata  
               structures, secondary and basement suites, small starter homes and duplexes. 
 
4.3  ENERGY AND CLIMATE CHANGE 
4.3.3 (f)Create contiguous development (avoiding gaps of undeveloped properties); 
  
4.6 HEALTH AND QUALITY OF LIFE 
4.6.2 (c) Promote a healthy corresponding built environment (housing, roads, pathways) in   
              order to increase the opportunities for local residents and visitors to make healthy  
              lifestyle choices 
          (d) Create safe, walkable neighborhoods 
          (h) Reduce Sooke’s travel dependence on the automobile 
          (k) Encourage a family friendly atmosphere in Sooke 
 
4.7  HOUSING 
4.7.1   

• Provide a variety of housing options and densities for a diverse population. 
• Create a population that supports a range of businesses and cultural activities  

in the Town Centre. 
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• Develop housing that has a minimal environmental footprint 
 

4.7.2 (c) Provide affordable and attainable housing opportunities. 
  
4.7.3(b)  Require that a minimum of 10% of all new multifamily are affordable residential   
               housing and implemented through housing agreements. The option shall be given to   
               developers to locate their required affordable housing in close proximity to the Town  
               Centre. 
        (g)   Consider allowing developers the flexibility to provide their required affordable   
                housing in different forms thus creating an ‘affordable housing mix’ in new  
                developments, e.g. secondary suites, condominium rental units, cash, or land in lieu  
                to the District of Sooke towards on/off-site affordable housing. Single family urban  
                density sprawl is not supported. 
 
 
4.9  INFRASTRUCTURE 
4.9.3(e) Require all new development to install underground services where feasible. 
          (l) Protect aquatic ecosystems (lakes, wetlands, rivers, streams) as part of the surface 

   drainage system. 
 
4.10 ENVIRONMENT 
4.10.3 (j) Expand the percentage of area dedicated for natural park space, bicycle paths and  
               trails networks to maintain healthy ecosystems, management of water quality and  
               quantity (rainwater flows), and provide appropriate public access and transportation  
               corridors to connect the community.  
           (t) The District of Sooke shall review at the time of subdivision whether or not parkland  
               dedication shall be in the form of parkland or cash in lieu, with respect to the Parks   
               and Trails Master Plan.  
 
4.12 PARKS AND TRAILS 
4.12.3 (p) connect sidewalks to trails and strive for an uninterrupted and integrated pedestrian  
                mobility system 
           (r) integrate rainwater management facilities into parks and trails 
           (w) new parks shall achieve the priorities identified in the Parks and Trails Master Plan  
 
4.13 TRANSPORTATION 
4.10.3 (j) Promote Sooke as a pedestrian friendly community in which pedestrian  facilities are    
               established and integrated with Planning for transit service. 

 
 
5.1 COMMUNITY RESIDENTIAL 
5.1.2 (b) Provide affordable and attainable housing opportunities, to meet the needs of various  
               age groups, family types, lifestyles and income groups. 
         (c) Encourage a variety of housing types, including coach housing, row housing,              
              live/work units and townhouses etc. that diversify the housing stock. 
         (d) Provide the most efficient use of land and existing physical infrastructure in   
    terms of Infill/densification. 
        (e)  Deter new residential subdivision development outside the Community Growth   
    Area (CGA) 
        (f)  Primarily concentrate new residential development in existing areas or  

  neighbourhoods prior to expanding into new areas. 
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        (g) Require safe and formalized pedestrian access to services from all residential areas,  
              including connections to amenities and commercial service areas. 
         (l)  Promote greenspace and boulevard treatments which incorporate rainwater  
              management 
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SUMMARY OF COMMENTS RECEIVED 

IN RESPONSE TO DISTRICT OF SOOKE REFERRAL 
 
 
Address: 2182 Church Road File 
File No: PLN01432 
Date Sent: May 9, 2019 

 
EXTERNAL REFERRALS 

Agency  Comments 

BC Hydro  Response received May 22, 2019.  
See attached 
 

BC Transit  Response received July 4, 2019  
 
BC Transit is nearing the completion of a Local Area Transit Plan (LATP) for the 
Sooke area. This plan process is expected to identify opportunities for significant 
investments in the development of local transit service for Sooke 
neighbourhoods currently without access to transit, as well as identify 
opportunities to improve existing transit services.  

 
Streets with a high potential for future transit service improvements include 
Wadams Way and Church Road. The lot‐side edge of sidewalks along these 
corridors should extend a perpendicular distance of 2.6 metres or more from 
the curb. This distance is the minimum depth required to accommodate a bus 
stop that is wheelchair accessible  
 
The subject property is designated “Community Residential” in the District of 
Sooke’s Official Community Plan. Community Residential is described as 
supporting a mix of single and multiple family residential, with neighbourhood‐
scale commercial uses. The uses sought for the application aligns with the 
Community Residential designation within the Official Community Plan. The 
potential population density within the subject property is transit supportive. 
 
The site plans show strata townhouses in the northwest section of the property 
with single family houses in the southeast section along the Wadams Way and 
Church Road frontage. Typically, higher density is encouraged along transit‐
fronting streets, however the proposed distribution of detached houses will also 
create greater flexibility for future land uses.  
 
A compact street network design that offers one vehicular point of entry/access 
to the subdivision oriented to Church Street with a fire lane access to Wadams 
Way – designed and intended as a multimodal pathway outside of emergencies.  

Although residential and employment density are primary drivers of transit 
demand, it is connected and contiguous road and pedestrian network which 
enable residents access to nearby transit and amenities. Connected and 
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contiguous street networks also offer permeability to enable a seamless 
integration with the broader surrounding community for multiple modes of 
transportation.  

 
The main drive entry off Church Road is relocated to mid‐block as defined by the 
District of Sooke and supported by WATT but also allows easy transition for any 
Supportive service vehicle to enter the development unobstructed.  All internal 
roads within the development meet fire truck access, clear roadways of 6M 
requirements and turning radius requirements which would allow any 
HandyDART or support service vehicle to move freely throughout the 
development.  The District of Sooke has directed the number of entry points to 
this development along with fire access and have met all criteria. 
BC Transit supports the proposed development as it introduces a transit 
supportive density in close proximity to existing and future transit services and 
aligns with the Town of Sooke’s Official Community Plan. 
 

Beecher Bay  No response. 
 

T’sou‐ke Nation  No response. 

Capital Regional District 
Integrated Water 
Services 

 Response received May 16, 2019.  
 See attached 

RCMP   No response. 
 

School District #62  Response received May 13, 2019. 
At this time, the school district does not have any concerns with this referral. 
The catchment elementary school for the development is Sooke Elementary. 
 

Fortis BC  Response received May 13, 2019.  
We have reviewed the attached documents and do not make note of any 
conflicts; however, gas pipelines exist within the Road Allowance(s) fronting the 
Development. The Developer is to contact BC 1 Call at 1‐800‐ 474‐ 6886 a 
minimum of 48 hours ahead of any excavations within the Road allowances to 
obtain gas location records. 
 

Ministry of 
Transportation & 
Infrastructure  

Updated Response received July 3, 2020  
Hwy14@Church Rd  
Ministry File 2019‐02613. 

 I understand the Traffic Impact Assessment recommends extension of 
the SB left turn lane due to extended queue lengths (back as far as the 
RCMP station). 

 This is a municipal road so the decision to implement this 
recommendation (or not) is up to Sooke. It’s just important to recognize 
and point out that there will be operational issues with this signalized 
intersection that won’t be able to be mitigated with retiming the traffic 
signal.  
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MOTI First Response received August 16, 2019  
The Ministry will require the developer to extend the through/right turn lane at 
Church road to an appropriate length so that traffic can get around the long‐left 
turn queue. This is a requirement prior to the rezoning being approved. The 
developer is required to submit engineered drawings to the District Engineer to 
ensure the Ministry is satisfied with what is being proposed.   
 

Archaeology Branch  Response received May 10, 2019.  
See attached. 
 

INTERNAL 

Development Services 
 
 

Parks & Environmental 
Parkland Dedication – Parkland at Church and Wadams Way 

a) 5% of total lot area is required for parkland dedication.  
b) Wooden bridge: width minimum 2 meters and must have handrailing 

for fall heights. Wooden fence on north property line to be on 
private property, not parkland.  

c) Width of pathway must be minimum 2m path with a 500mm gravel 
verge on either side and access restricted with a top‐locking bollard 
(s).  Access must be wide enough for service vehicles.  

d) At least 1 standard parking space (2.7m x 5.8m) is required for a Park 
maintenance vehicle within or in very close proximity to the 
proposed dog park. The parking space will have a sign for 
“maintenance vehicles only”.  

e)  Benches in parkland to be District of Sooke standard. 
f) Water service with water fountain (dog/human/bottle filler) to be 

supplied.  
g) Waste bins and dog bag dispensers must be bear resistant District 

standard.  
h) Underground irrigation and District standard controller required.  
i) Slopes from pathway to raingardens/ ponds must not exceed 3:1 

slope.  Must have 0.5 m on each side of finished pathway before 
grade changes. 

j) Black chain link fence around park.  
k) Double gate required on dog park for dog safety (prevent escapes), a 

second 2.0 m access gate required for service. Applicant also added 
pea gravel as a surface for the dog park as per Parks request.  

 
 Operations 

 General – service the new development in accordance with the District of 
Sooke Subdivision and Development Standards Bylaw No. 404 requirements. 

 Covenant Requirements – CA5007560 speaks to the design and 
construction of the Church/Throup intersection or cash in lieu value of 
$28,500. 

  Multi‐use trail on Wadams Way to connect to CASA, including street  
trees on boulevard improvements as per Bylaw 404 SDD‐R11. Asphalt 
surfacing can be modified to a minimum width of 2.5 m.     
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 Pedestrian‐activated signalized Crosswalk required at Anna Marie  
and Wadams Way.  Streetlight also required at this location (l3.02).  

 Church Road frontage to be designed and constructed in accordance with 
the Collector Bylaw 404 cross section SDD‐R01. 

 Driveways – all driveways within public property are to be hard surfaced to 
the property line. 

 Screening – when screening of parkland with wooden fence, the fence must 
be on private property. 

 Stormwater Management –A high level stormwater management plan is 
required prior to amending the zoning designation on this property. A 
detailed stormwater management plan will be required prior to issuance of 
the development permit. The report must include a sediment and erosion 
control plan for construction.  

 Internal Road –Operations accepts the modified cross sections to SDD‐R03 
for the internal public roads. 

 Development of adjacent lands – Applicant proposes the construction of 
the multiuse trail along the frontage should extend to the Sooke Child Youth 
and Family Centre.  

 Landscaping ‐ Street trees shall be planted as District of Sooke Bylaw 404, 
Subdivision and Development Standards Bylaw, 2014.  Species provided are 
acceptable. Dedication at north property line – lawn to be no more sloped 
that 4:1.  

Subdivision 
 Phases must meet subdivision requirements (A102). 

 Recommend a covenant to prevent additional driveway access from 
laneways other or existing garages from the lane way.   

 fire flow calculations ‐   If their calculations support a larger setback a 
covenant would be required at subdivision which may affect house design 
and proposed layout as per FUS. FUS calculations were provided to Fire with 
no concerns.  

Landscaping ‐ Street trees shall be planted as District of Sooke Bylaw 404, 
Subdivision and Development Standards Bylaw, 2014.  Species provided are 
acceptable. 

 Building 
No concerns. 

  Fire  Updated response received January 14, 2020 
As per our discussion this morning and going over the drawings, all the fire 
departments comments from July 2, 2019 have been satisfied and  
the fire department is good with the changes they have made, with exception of 
proposed location of CP mailboxes which are too close to entrance and a pull 
out must be provided. Note: this will be addressed with the Development 
Permit 
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Response received July 2, 2019.  
1. Provide the plan which confirms the turning radiuses on all the corners so 

Fire can review.  
2. For the purposes of fire safety, the cross section for Road B, D, E, G, H & I to 

have a minimum 6.0 m (3.0 m & 3.0 m) travel lane. This width should allow 
better access with respect to some of the corners where there is a garage. 

 
 
3. No Parking signage along the laneways and strata roads (part of 

Development Permit).  
4. For safety and to avoid back up along Church into the development, it is 

recommended that the four (4) off street parking stalls located near the 
vehicle entrance at Church Road be removed.  

5. Increase the width of the Church Road entrance to 9 m.  
6. Provide a cross section for the fire emergency access lane. 
7. Fire will be conducting a comprehensive pre incident plan post construction 

and preoccupancy as part of this development 
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Archaeological comments 
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CRD Water comments 
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BC Hydro comments 
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1.0 INTRODUCTION 
Watt Consulting Group (“WATT”) was retained by Aragon Properties Ltd. (“Applicant”) to provide 
a Transportation Impact Assessment (TIA) for a proposed residential development at 2182 
Church Road in Sooke, BC (“Subject Site”). The proposed development is to consist of single 
family and multifamily units. 
 
This report summarizes the work conducted to fulfill the traffic and transportation analysis as 
agreed to with the District of Sooke and the Applicant in the Terms of Reference (see Appendix 
A). The study is based on the site plan drawings dated April 13, 2018.  
 
1.1 Study Area 

1.1.1 Subject Site 

The proposed development is located at 2182 Church Road, fronting Church Road between 
Wadams Way and Throup Road in the Broomhill Neighbourhood. The surrounding area of the 
subject site is residential land uses and a community center. Figure 1 shows the study area (with 
three study intersections) and the subject site location. 
 
1.1.2 Road Network 

There are four roadways within the study area as described below: 
 

• Sooke Road (Highway 14) is an undivided two lane rural arterial road under the 
jurisdiction of the British Columbia Ministry of Transportation and Infrastructure (MoTI). It 
is a key route for east-west and inter-city connectivity;  

• Church Road is a two-lane collector road under the jurisdiction of the District of Sooke. It 
provides a north-south connection between Sooke Road and Helgesen Road, with a future 
connection to Laronde Road; 

• Wadams Way is a two-lane collector road providing a connection between Otter Point 
Road and Church Road. It is under the jurisdiction of the District of Sooke; and 

• Throup Road is a two-lane collector road under the jurisdiction of the District of Sooke. It 
runs east-west from Church Road with a future through connection to Phillips Road. 

 
The posted speed limit on all of the roads in the study area is 50 km/h.  
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Figure 1: Study Area 

 
1.1.3 Study Intersections 

There are three intersections within the study area as described below: 
 

• Sooke Road and Church Road is a signalized intersection with protected / permitted 
phases for the eastbound and westbound left turn movements; 

• Church Road and Wadams Way is an unsignalized T-intersection with stop control on 
Wadams Way; and 

• Church Road and Throup Road is an unsignalized T-intersection with stop control on 
Throup Road. 
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2.0 TRAFFIC IMPACT ASSESSMENT 
2.1 Data Collection 

To document the existing traffic conditions in the study area as of 2019, weekday AM and PM 
traffic count data were collected for passenger vehicles, heavy vehicles, transit vehicles, bicycles, 
and pedestrian volumes. Turning movement counts were conducted for the study intersections 
during the following dates and times. 
 
AM (8:00 AM – 9:00 AM): 

• February 19, 2019 (Sooke Road and Church Road); 
• February 19, 2019 (Church Road and Wadams Way); and 
• February 19, 2019 (Church Road and Throup Road). 

 
PM (4:00 PM – 5:00 PM): 

• April 11, 2017 (Sooke Road and Church Road); 
• June 12, 2018 (Church Road and Wadams Way); and 
• June 12, 2018 (Church Road and Throup Road). 

 
A 1.2% linear growth rate was applied to the 2017 and 2018 volumes to forecast the 2019 
volumes. The 2019 existing weekday peak hour traffic volumes are shown in Figure 2. 
 
2.2 Study Time Horizons 

The study analyzed three different time horizon years for a total of five scenarios: 
 

• 2019: Existing conditions; 
• 2022: Opening day of full build-out, background and post-development site traffic; and 
• 2032: Ten-year horizon after full build-out, background and post-development site traffic. 

 
2.3 Traffic Model 

Traffic analysis at the operational level was conducted using Synchro Studio (version 9). Synchro 
/ SimTraffic is a two-part traffic modelling software that provides analysis of traffic conditions 
based on traffic control, geometry, volumes and traffic operations. Synchro 9 was used because 
of its ability to provide analysis using the Highway Capacity Manual (HCM) 2010 methodology, 
while 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. The results of the analysis are various 
measures of effectiveness (MOEs).  
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Figure 2: Existing 2019 Peak Hour Traffic Volumes 

 
Three MOEs were used to characterize and evaluate the traffic operations of the intersections: 

• Level of Service (LOS); 
• Total delay; and 
• 95th percentile queue length. 

 
LOS is a qualitative measure used to describe a roadway’s operational condition based on factors 
such as speed, travel time, delay, and type of traffic control. It is a stratification based on six letter 
grades, ranging from the LOS A (excellent conditions with minimal or no delay) to LOS F (poor 
conditions with extensive delay). Total delay (measured in seconds) is defined as the total 
additional travel time experienced by a vehicle due to all delay components including control 
devices, queuing, etc. 95th percentile queue length (measured in metres or number of vehicles) 
is defined as the queue length that has only a 5% probability of being exceeded during the 
analysis time period. 
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The simulation settings for the Synchro/SimTraffic analysis used the following parameters as 
approved by the District of Sooke: 
 

• Saturation flow rate of 1,800 vehicles/hour/lane; 
• Passenger vehicle length of 7.5m; 
• Heavy vehicle length of 23.0m; 
• Peak Hour Factors (PHF) from count data and not exceeding 0.95; and 
• Minimum rate of 2.0% heavy vehicles. 

 
2.4 Traffic Performance Thresholds 

Mitigation measures, including roadway and traffic control improvements, would typically be 
required when the following performance thresholds for intersections are exceeded: 
 

• LOS D for the individual turning movements; and 
• 95th percentile queues length for an individual movement exceeds the available queue 

capacity.  
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3.0 EXISTING CONDITIONS 
3.1 Land Use 

The subject site is currently zoned as CD-14 (Comprehensive Development – Wadam’s Way) 
according to Sooke Zoning Bylaw No. 600, 2013. There is an existing house on the site. West of 
the site there is a community center and the surrounding land use is mainly residential. 
 
3.2 2019 Existing Traffic Conditions 

A summary of the existing traffic operations is provided in Table 1 and the 2019 existing weekday 
peak hour traffic volumes are shown in Figure 2. 
 

Table 1: Existing 2019 Traffic Conditions 

Intersection Movement 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS Delay 
(s/veh) 

95th 
Queue 

(m) 
LOS Delay 

(s/veh) 
95th 

Queue 
(m) 

Church Road & 
Throup Road 

WB LR C 17 19 B 12 21 

NB TR A 0 1 A 0 0 

SB LT A 3 15 A 1 6 

Church Road / 
Goodmere Road 
& Sooke Road 

EB L B 16 26 A 7 25 

EB TR B 11 59 A 9 53 

WB L A 9 8 A 8 3 

WB TR C 24 136 B 12 56 

NB L C 32 5 C 26 7 

NB TR C 30 10 C 23 7 

SB L F 93 34 C 28 29 

SB TR C 31 101 C 25 26 

Church Road & 
Wadams Way 

EB LR B 15 18 B 11 15 

NB LT A 3 13 A 4 15 

SB TR A 0 3 A 0 3 
Note: The 95th Queue length is reported from the SimTraffic simulation results. All other values are as per Synchro. 

 
The southbound left turn movement from Church Road to Sooke Road is currently operating at 
LOS F in the AM peak hour. The 95% queue is overflowing into the southbound through-right lane 
causing a spillback of more than 100 meters on Church Road. This is an existing issue and 
pavement markings exist along Church Road to prevent blockage of the accesses of the RCMP 
detachment located approximately 150 meters north of Sooke Road. The majority of green time 
is allocated to the east-west movement along Sooke Road, which is the priority movement to 
facilitate movement of people and goods along the highway corridor. The through movements 
along Sooke Road are currently operating at LOS C or better in the AM and PM peak hours. All 
other individual movements at the study intersections are operating at LOS C or better in the AM 
and PM peak hours. 
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4.0 FUTURE CONDITIONS 
4.1 Proposed Land Use 

The proposed residential development consists of 56 single-family dwelling units and 80 
multifamily (townhome) dwelling units. 
 
4.2 Site Access 

A single access is proposed on Church Road as per the site plan dated April 13, 2018. Figure 3 
shows the proposed site plan and site access. 
 

 
Figure 3: Proposed Site Plan and Access 

 
4.3 Traffic Forecasts 

4.3.1 Site Traffic – Trip Generation 

The number of vehicle trips anticipated to be generated from the proposed development was 
estimated using the Institute of Transportation Engineers (ITE)’s Trip Generation Manual, 10th 

Edition. The Trip Generation Manual provides trip rates for a wide variety of land uses gathered 
from actual sites across North America over the past 35 years.  
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Trip Generation rates for the weekday AM and PM peak hours are shown in Table 2 and the 
estimated number of trips generated is shown in Table 3. 
 

Table 2: ITE Vehicle Trip Generation Rates 
ITE 

Code 
ITE Land 

Use Quantity 
Weekday AM Peak Hour Weekday PM Peak Hour 

Rate In Out Rate In Out 

210 
Single-family 

Detached 
Housing 

Dwelling 
Units 0.74 25% 75% 0.99 63% 37% 

220 
Multifamily 
Housing 

(Low-Rise) 

Dwelling 
Units 0.46 23% 77% 0.56 63% 37% 

Note: Based on experience in determining residential trip generation rates in the Greater Victoria area, the ITE average rate is usually 
equal to or higher than the actual trips generated. Therefore, it is used as a conservative estimate of the trips generated. 

 
Table 3: Estimated Site Vehicle Trips 

ITE 
Code 

ITE Land 
Use Quantity 

Weekday AM Peak Hour Weekday PM Peak Hour 
Rate In Out Total Rate In Out Total 

210 
Single-family 

Detached 
Housing 

56 Units 0.74 10 31 41 0.99 35 20 55 

220 
Multifamily 
Housing 

(Low-Rise) 
80 Units 0.46 9 28 37 0.56 28 17 45 

Total 136 Units   19 59 78   63 37 100 
 
The number of estimated trips to be generated from the proposed development are as follows: 
 

• Weekday AM Peak Hour: 78 vehicle trips – 19 trips in and 59 trips out of the site 
• Weekday PM Peak Hour: 100 vehicle trips – 63 trips in and 37 trips out of the site 

 
4.3.2 Site Traffic – Trip Distribution and Assignment 

Trip distribution and assignment was determined by a combination of the observed directional 
splits in the adjacent street network, accounting for local and regional trip generators, and known 
travel patterns for the proposed use. Figure 4 shows the percentage distribution at the study 
intersections. 
 
Based on existing traffic counts1, it was assumed that 20% of the westbound inbound traffic along 
Sooke Road would turn right (short-cut) at Charters Road and access the subject site via Throup 
Road. 
 

                                                
1 Weekday AM and PM traffic data at Sooke Road / Charters Road were collected in January 2019 as part of another development.  
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Figure 4: Trip Assignment Breakdown 
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4.4 Background Traffic Conditions 

The background analysis was undertaken to compare the traffic conditions of the study 
intersections without the proposed development during the 2022 horizon (opening year) and 2032 
horizon years. Background traffic volumes were forecasted using a 1.2% annual linear traffic 
growth rate applied to the observed volumes from 2019. Future traffic from the concurrent single 
family developments (31 units) along Felderhof Road and Helgesen Road was included in the 
background analyses. 
 
4.4.1 2022 Background Conditions 

Table 4 provides a summary of the 2022 forecasted background traffic operations and Figure 5 
shows the forecasted weekday peak hour volumes for the 2022 background scenario. 
 

Table 4: Background 2022 Traffic Conditions 

Intersection Movement 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS Delay 
(s/veh) 

95th 
Queue 

(m) 
LOS Delay 

(s/veh) 
95th 

Queue 
(m) 

Church Road & 
Throup Road 

WB LR C 18 20 B 13 22 

NB TR A 0 0 A 0 0 

SB LT A 3 14 A 1 6 

Church Road / 
Goodmere Road 
& Sooke Road 

EB L B 18 23 A 8 29 

EB TR B 12 66 B 10 59 

WB L A 9 9 A 9 4 

WB TR C 28 133 B 13 53 

NB L C 33 7 C 27 6 

NB TR C 30 9 C 24 7 

SB L F 121 34 C 29 31 

SB TR C 31 250 C 26 33 

Church Road & 
Wadams Way 

EB LR C 16 22 B 11 15 

NB LT A 3 14 A 4 14 

SB TR A 0 3 A 0 3 
Note: The 95th Queue length is reported from the SimTraffic simulation results. All other values are as per Synchro. 

 
In 2022, the southbound-left at the intersection of Church Road and Sooke Road will continue to 
operate at LOS F in the AM peak hour with long delays (average delay of two minutes per vehicle). 
The overflowing queue will extend north from Sooke Road and block Country Road. All other 
individual movements at the study intersections will operate at the same levels of service as the 
2019 existing conditions (LOS C or better), with minor increases in delay, in the AM and PM peak 
hour. 
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Figure 5: Background 2022 Peak Hour Traffic Volumes 
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4.4.2 2032 Background Conditions 

A summary of the 2032 forecasted background traffic operations is provided in Table 5 and the 
forecasted weekday peak hour volumes for the 2032 background scenario are shown in Figure 
6. 
 

Table 5: Background 2032 Traffic Conditions 

Intersection Movement 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS Delay 
(s/veh) 

95th 
Queue 

(m) 
LOS Delay 

(s/veh) 
95th 

Queue 
(m) 

Church Road & 
Throup Road 

WB LR C 23 22 B 14 26 

NB TR A 0 3 A 0 1 

SB LT A 3 16 A 1 7 

Church Road / 
Goodmere Road 
& Sooke Road 

EB L C 24 26 A 9 27 

EB TR B 14 87 B 12 59 

WB L B 10 13 A 10 5 

WB TR D 47 168 B 14 60 

NB L C 35 8 C 30 10 

NB TR C 31 9 C 26 9 

SB L F 198 34 C 35 32 

SB TR C 33 284 C 28 39 

Church Road & 
Wadams Way 

EB LR C 19 22 B 12 16 

NB LT A 3 15 A 4 19 

SB TR A 0 3 A 0 4 
Note: The 95th Queue length is reported from the SimTraffic simulation results. All other values are as per Synchro. 

 
In 2032, the southbound-left at the intersection of Church Road and Sooke Road will continue to 
fail with longer delays in the AM peak hour (average delay of three minutes per vehicle). The 
overflowing queue will extend north from Sooke Road and block Country Road The westbound 
through-right movement will operate at LOS D in the AM peak hour. All other movements at the 
study intersections will operate at the same levels of service as the 2022 background conditions 
(LOS C or better) in the AM and PM peak hours.  
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Figure 6: Background 2032 Peak Hour Traffic Volumes 
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4.5 Post-Development Traffic Conditions 

4.5.1 2022 Post-Development Conditions 

Table 6 provides a summary of the 2022 forecasted post-development traffic operations and 
Figure 7 shows the forecasted weekday peak hour volumes for the 2022 post-development 
scenario. 
 

Table 6: Post-Development 2022 Traffic Conditions 

Intersection Movement 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS Delay 
(s/veh) 

95th 
Queue 

(m) 
LOS Delay 

(s/veh) 
95th 

Queue 
(m) 

Church Road & 
Throup Road 

WB LR C 18 24 B 13 23 

NB TR A 0 2 A 0 0 

SB LT A 3 14 A 1 6 

Church Road / 
Goodmere Road 
& Sooke Road 

EB L B 19 27 A 9 27 

EB TR B 12 67 B 11 56 

WB L A 9 3 A 9 3 

WB TR C 29 108 B 14 57 

NB L C 34 7 C 28 7 

NB TR C 30 8 C 24 8 

SB L F 168 34 C 33 33 

SB TR C 32 277 C 27 46 

Church Road & 
Wadams Way 

EB LR C 18 21 B 12 17 

NB LT A 3 16 A 3 16 

SB TR A 0 23 A 0 4 

Church Road & 
Site Acess 

EB LR B 11 16 A 10 14 

NB LT A 1 6 A 2 11 

SB TR A 0 13 A 0 0 
Note: The 95th Queue length is reported from the SimTraffic simulation results. All other values are as per Synchro. 

 
In the opening year of the development (2022), the southbound left turn movement at Church 
Road and Sooke Road will operate at LOS F in the AM peak hour. Adjusting intersection signal 
timings at the intersection will not significantly improve conditions.  
 
The turning movements to and from the site will operate at LOS B or better in the AM peak hour 
and LOS A in the PM peak hour. No queueing issues are expected along Church Road. All other 
movements will continue to have the same levels of service as the background conditions. 
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Figure 7: Post-Development 2022 Peak Hour Traffic Volumes 
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4.5.2 2032 Post-Development Conditions 

The 2032 forecasted post-development traffic operations are provided in Table 7 and the 
weekday peak hour volumes for the 2032 post-development scenario are shown in Figure 8. 
 

Table 7: Post-Development 2032 Traffic Conditions 

Intersection Movement 

Weekday AM Peak Hour Weekday PM Peak Hour 

LOS Delay 
(s/veh) 

95th 
Queue 

(m) 
LOS Delay 

(s/veh) 
95th 

Queue 
(m) 

Church Road & 
Throup Road 

WB LR C 23 24 B 14 30 

NB TR A 0 2 A 0 0 

SB LT A 3 19 A 1 7 

Church Road / 
Goodmere Road 
& Sooke Road 

EB L C 25 31 B 11 30 

EB TR B 14 76 B 12 63 

WB L B 10 15 A 10 5 

WB TR F 50 248 B 15 65 

NB L D 36 9 C 31 7 

NB TR C 31 9 C 26 6 

SB L F 258 31 D 40 33 

SB TR C 34 447 C 29 66 

Church Road & 
Wadams Way 

EB LR C 23 45 B 13 16 

NB LT A 3 18 A 3 20 

SB TR A 0 60 A 0 2 

Church Road & 
Site Acess 

EB LR B 11 15 B 11 14 

NB LT A 1 10 A 2 12 

SB TR A 0 15 A 0 0 
Note: The 95th Queue length is reported from the SimTraffic simulation results. All other values are as per Synchro. 

 
In the 10-year post development horizon (2032), the southbound left at Church Road and Sooke 
Road will operate at LOS F in the AM peak hour. The queue will extend north past Wadams Way. 
The westbound though-right movement will fail in the AM peak hour due to the growth of the 
volume to over 700 vehicles per hour. In the PM peak hour, the southbound left will operate at 
LOS D. During the AM peak hour the northbound left will operate at LOS D. These operations are 
still within the traffic performance thresholds.  
 
The turning movements to and from the site will continue to operate at LOS B or better in the AM 
peak hour and LOS A in the PM peak hour, with no queueing issues along Church Road. All other 
individual movements at the study intersections will continue to operate at the same levels of 
service as the 2032 background conditions (LOS C or better) in the AM and PM peak hours. 
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Figure 8: Post-Development 2032 Peak Hour Traffic Volumes 
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4.6 Mitigation Options 

4.6.1 Sooke Road and Church Road 

The intersection was recently signalized as part of the Mariner’s Village development which 

changed the operations of the Goodmere Road leg from right-in / right-out to a full movement. In 
the 2019 AM peak hour, the southbound-left operates at LOS F and will continue to be of concern 
in the 2022 and 2032 horizons. The increase in delay is mainly attributed to the growth in 
background traffic. In 2032, the westbound through-right will operate at LOS F with an average 
delay of just under a minute per vehicle. A short right turn lane will improve the westbound 
approach but the southbound approach will continue to be an issue. 
 
Signal timing adjustments will not significantly improve the overall performance of the intersection. 
The District of Sooke’s 2009 Transportation Master Plan includes a new collector through road 
connection between Church Road and Phillips Road via Throup Road. This connection is needed 
to mitigate the current and future southbound and westbound queues and delays. When 
constructed, some of the southbound-left and westbound-right traffic will be redistributed to 
Phillips Road. This will reduce the demand for green time at the Church Road / Sooke Road 
intersection and improve longer term conditions of the intersection.  
 
4.6.2 Church Road and Site Access 

A left turn warrant analysis was conducted for the site access at Church Road. The volumes on 
Church Road will be higher in the PM peak hour than the AM peak hour for both 2022 and 2032. 
As such, the PM peak hour volumes were used in the left turn warrant analysis which was based 
on MoTI’s left turn warrant process. 
 
The left turn volumes account for 25% of the advancing volumes in both the 2022 and 2032 
horizon years. Traffic travelling northbound on Church Road was considered as advancing 
volume and southbound traffic was considered as opposing volume. The advancing and opposing 
volumes are forecasted to be between 200 – 250 vehicles per hour in the PM peak hour. As 
shown by the chart in Figure 9, a left turn lane is not warranted based on both the 2022 and 2032 
post development traffic volumes. 
 
4.6.3 Church Road and Throup Road 

A change in traffic control was recommended at the intersection of Church Road and Throup 
Road in the Transportation Master Plan. The intersection is currently operating at LOS C or better 
in the AM peak hour and LOS B or better in PM peak hour, and is predicted to continue to operate 
well in the short-term and long-term. A left turn warrant analysis was conducted for the 
southbound approach and it is not warranted (see Figure 10). A change in traffic control at this 
location is not required in the 10-year post development horizon and the existing stop control can 
be maintained. When a future connection is made to Phillips Road, a roundabout will be required. 
Therefore, the right-of-way for a future, single-lane roundabout should be reserved. 
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Figure 9: Left Turn Warrant for Church Road at Site Access 

 

 
Figure 10: Left Turn Warrant for Church Road at Throup Road 
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5.0 SAFETY AND GEOMETRIC REVIEW 
5.1 Access Corner Clearance 

Section 8.8 of the TAC Geometric Design Guide for Canadian Roads (2017) suggests a minimum 
corner clearance of 20 meters between an access and a stop-controlled intersection on a collector 
road. The proposed access off of Church Road is about 70 meters north of the Church Road / 
Wadams Way intersection, which exceeds the recommended corner clearance distance. A review 
of queues on Church Road found that there is no interaction between the site access and the 
Church Road / Wadams Way intersection. 
 
5.2 Sight Distances 

Sight distances were measured at the proposed site access location on Church Road. Turning 
sight distances were reviewed for the site access based on TAC’s Section 9.8. The stopping sight 
distance (SSD), which is 65 meters at 50 km/h, must be met. Table 8 shows the required 
intersection sight distances for turning movements onto a collector road from a stop (passenger 
vehicle, two lane road, and design speed 50 km/h). The required turning sight distance is 105 
meters for left turns and 95 meters for right turns. 
 

Table 8: Sight Distances at Site Access on Church Road 

Movement Direction Required Sight 
Distance (m) 

Actual Sight 
Distance (m) 

Sight Distance 
Achieved? 

Left Turn  
Looking Left 105 82 No 

Looking Right 105 150 Yes 
Right Turn Looking Left 95 82 No 

 
Looking right (south), the measured sight distance (150 meters) exceeds the requirements but 
looking left (north), the sight distance is restricted by the vertical crest curvature of Church Road 
(see image below).  
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The measured sight distance to the north (82 meters) exceeds TAC’s recommended minimum 
stopping sight distance (65 meters) for 50 km/h, but not the turning sight distance requirements. 
Warning signs (W-007-1 and W-007-1 Tab) should be considered to advise southbound drivers 
of the driveway ahead. 

 
W-007-1 and W-007-1 Tab: Concealed Driveway Sign  
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6.0 SUSTAINABLE TRANSPORTATION REVIEW 
A sustainable transportation review was conducted to determine how the proposed development 
can support the District of Sooke’s Transportation Master Plan and the Parks & Trails Master 
Plan. 
 
6.1 Pedestrian Network 

There are existing shared pathways (asphalt-paved multi-use trails) along the Church Road 
frontage and on the south side of Wadams Way. A zebra marked pedestrian crosswalk across 
Wadams Way connects the two trails. Marked crosswalks also exist at the intersection of Church 
Road and Throup Road. The multi-use trails provide walking connections between the Broomhill 
neighbourhood and Central Town Centre. Commercial and retail services, grocery stores, 
restaurants and coffee shops are within a 10-minute walk of the subject site. The subject site’s 

walk score is 592, which means that some errands can be accomplished on foot. 
 
A sidewalk is recommended on the north side of Wadams Way along the site frontage to provide 
connectivity to the community center (west of the subject site). This sidewalk will prevent double-
crossing of Wadams Way and shorten the walking distance for residents who live along Church 
Road. 
 
6.2 Cycling Network 

Church Road and Wadams Way are identified as part of the cycling network. Cyclists are 
accommodated on the existing multi-use trails. The paved trails provide a comfortable off-street 
cycling experience connecting the Broomhill neighbourhood with the Central Town Centre within 
a four-minute bike ride. The Wadams Way cycling route connects Church Road with the Otter 
Point Road cycling route. 
 
No cycling facilities are required with the proposed development. 
 
6.3 Transit Network 

The nearest bus stop is located 130 meters (less than one-minute walk) south of the site access 
on Church Road. This stop serves Route 63 – Otter Point. This community route provides service 
four times each weekday in a loop. It is a six-minute walk (600 meters) from the subject site to a 
pair of bus stops located on Sooke Road at Church Road. These stops serve Route 61 – 
Sooke/Langford/Downtown Victoria, Route 64 – East Sooke, and Route 65 – Sooke/Downtown 
Victoria. Service is provided every 15 – 30 minutes on weekdays and every hour on weekends. 
 
No transit impacts are expected as a result of the proposed development. 
  

                                                
2 Walk Score (2019). Retrieved from https://www.walkscore.com/score/2182-church-rd-sooke-bc-canada  
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7.0 CONCLUSIONS 
The proposed residential development at 2182 Church Road is expected to generate 78 vehicle 
trips during the AM peak hour and 100 trips during the PM peak hour. 
 
The east-west highway through movements along Sooke Road, which are the priority movements, 
are currently operating at LOS C or better in the AM and PM peak hours. The southbound left 
turn movement of Church Road at Sooke Road is currently operating at LOS F and will continue 
to fail in future scenarios without changes to the network. The westbound through-right will fail in 
the 2032 horizon. Signal timing adjustments at the intersection will not significantly improve the 
overall performance. The Throup Road connection to Phillips Road is needed to reallocate some 
of the southbound left traffic.  
 
The other two study intersections (Church Road / Wadams Way, and Church Road / Throup 
Road) are currently operating at LOS C or better, and will continue to have similar operations with 
or without the development. No queuing issues are expected on Church Road due to the 
development traffic. The existing stop control at Church Road / Throup Road is sufficient in the 
10-year post development horizon, but the right-of-way should be reserved for a single 
roundabout when the connection is made from Throup Road to Phillips Road. 
 
Left turn warrants were conducted for Church Road at the site access and Throup Road. Based 
on the 2022 and 2032 post development traffic volumes, left turns are not warranted and Church 
Road can be maintained as a two-lane cross section. 
 
At the site access, the sight lines are sufficient (looking south to Wadams Way) but are restricted 
by the vertical crest curvature of Church Road (looking north to Throup Road). Warning signs 
should be installed to advise southbound drivers of the concealed driveway. When the intersection 
of Throup Road is changed to a roundabout, the warning signs will not be necessary. 
 
7.1 Recommendations 

The following are recommended to be undertaken by the developer: 
• Install concealed driveway sign and tab on the west side of Church Road, north of the 

subject site. 
• Reserve the right-of-way for a single-lane roundabout at the intersection of Church Road 

and Throup Road. 
• Install a sidewalk on the north side of Wadams Way along the site frontage. 
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Tara Johnson

From: Joses Akampurira <JAkampurira@wattconsultinggroup.com>
Sent: July 10, 2019 2:16 PM
To: Luke Ramsay
Cc: Nadine King; Tania Wegwitz; Mona Dahir
Subject: RE: Minimum travel lane and Church Rd entrance - 2182 Church Rd Rezoning & DP - PLN01432/33

Hi Luke, 
 
Here is our response to the District’s question in the conversation thread below: 
 
Access A (original access):  

 The spacing between the approximate location of the Road A access and the two adjacent intersections is 
approximately 40m at the roundabout (Church Road / Throup Road) and 125m at the stop controlled 
intersection (Church Road / Wadams Way). 

 According to TAC, there are two sight distances that need to be met: turning sight distance (vehicles turning 
from the access) and stopping sight distance (vehicles on the main road stopping for a vehicle turning onto the 
roadway). The minimum turning sight distance at 50km/h is 105m for left turning vehicles, and 95m for right 
turning vehicles. The stopping sight distance for a vehicle at 50km/h is 65m.  

 The turning sight distances, and stopping sight distances are not satisfied due to the close proximity of the 
roundabout. 

 
Access C (access proposed by District):  

 The spacing between the approximate location of the Road C access and the two adjacent intersections is 
approximately 90m at the roundabout (Church Road / Throup Road) and 75m at the stop controlled intersection 
(Church Road / Wadams Way). 

 The minimum turning sight distance at 50km/h is 105m for left turning vehicles, and 95m for right turning 
vehicles. The stopping sight distance for a vehicle at 50km/h is 65m.  

 The turning sight distances for a vehicle turning left and right is satisfied:  
o Left Turning Vehicles – 105m looking left, >105m looking right; 
o Right Turning Vehicles  – >95m looking  left  

 The stopping sight distance for a vehicle on the road is also satisfied and is >65m. 
 
Access C would be a better location for the driveway, as it satisfies all of the sightlines. Access A does not satisfy all 
sightlines, but there is an understanding that the travel time (at reduced speeds) through the roundabout may reduce 
the required sight distance. While this may be true, motorists at access A may not have sufficient time to react, which is 
why Access C is recommended.  
 
Sincerely, 
Joses 
 
 

 
Celebrating 35 years in business 

        Joses Akampurira, E.I.T.  Transportation EIT 
 

T 778.313.1014 ext 432  
 

  
www.wattconsultinggroup.com  
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