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Introduction 
 

In December 2021, the District of Sooke engaged with property owners of Whiffin Spit and Kalatsin 
areas to explore potential wastewater service expansion given an available grant opportunity.  
 
Generally, What We Heard through this initial engagement was that: 

1. More information is needed; and 
2. Financial support is required to proceed. 

 
In follow-up to this engagement, the District along with project consultants Urban Systems and Stantec 
Engineering, conducted information sessions for property owners on September 13 and 15, 2022. The 
purpose of these information sessions was to: 

• Work collaboratively with Sooke residents to explore potential sewer service expansion. 
• Inform residents of the benefits and potential costs of establishing a potential sewer service. 
• Outline the next steps. 
• Answer and record questions for additional follow-up. 

 
This information package provides follow-up from these sessions as well as questions submitted after 
the event.  
 
Contact: 
Christina Moog, Communications Coordinator 
Tel: 250.642.1634, ext. 678 
Project email: wwplanning@sooke.ca 

 

  

https://letstalk.sooke.ca/27140/widgets/110005/documents/82155
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Legislative Process and Timeline 
 

Can you recap where we are at all in the project? What are the next steps? 
After surveying the Sooke community earlier this year on the potential wastewater expansion project, 
responses indicated that more information on the project is needed, and grant funding is required to 
proceed. Based on what we heard, the District of Sooke (the District) has been updating the Let’s Talk 
Wastewater Planning website with project information and has hosted a series of information sessions. 
Now, the District is awaiting a response from the Province on its grant application.  
A grant response is expected early in 2023.  
 
If the grant is not received, the District will not continue to initiate potential sewer service expansion in 
that area. Again, Kaltasin and Whiffin Spit are separate service areas. 
 
If the grant is received, the District will continue working with property owners on potential sewer 
service expansion by establishing a Local Area Service including a Loan Authorization Bylaw. This 
process requires support from affected property owners and is initiated by the Local Area Service on 
Council Initiative – Subject to Petition Against. This provides an opportunity for affected property 
owners not in support of potential sewer expansion to express their opposition.  
 
Before the petition is initiated (if the grant application is successful), there will be additional 
information sessions to communicate final costs and next steps for affected property owners.  
 

How does adding sewer impact the assessed value of my property? 
The assessed value of a property is determined by BC Assessment. Though the addition of sewer 
services may increase the development potential of some properties this will not be automatically 
reflected in the assessed value of a property or its improvements. Building permit approvals, zoning 
adjustments and unique property characteristics such as location, size, layout, age, quality, and 
building condition are all considered by BC assessment. For more information about understanding the 
BC Assessment process, please visit their website, Understanding the Assessment Process. 
 
Note: the assessed value of land and improvements is determined by BC Assessment and is different 
from Market Value.  
  

https://letstalk.sooke.ca/wwplanning
https://letstalk.sooke.ca/wwplanning
https://info.bcassessment.ca/Services-products/Understanding-the-assessment-process
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Why does this process seem front-loaded with costly design and analysis? Why not wait till the grant 
status is known? 
Part of submitting a competitive grant application requires an understanding of the expected project 
costs. Therefore, conceptual designs of the potential sewer service expansion areas have been 
developed to support a successful grant application. These costs have been communicated to the 
public to keep residents informed.   
 
Further, we have heard from residents that to make an informed decision on potential sewer 
expansion, more reliable cost information is needed. Acquiring this information takes time. The project 
team is balancing this need with the uncertainty of the grant through this phase of the project.  
 

Tell me more about the local area petition process. When will this take place?   
The District will require long-term financial borrowing to establish the Local Area Service and expand 
the sewer system. Because of this, the District needs the approval of property owners in the potential 
service area(s) (i.e., Whiffin Spit and Kaltasin).  
 
If successful with the grant applications, two separate petition processes will take place: one for 
Whiffin Spit, and one for Kaltasin. In advance of the petition period, the District will host additional 
information sessions to ensure property owners know exactly what action is required by them through 
this process.  
 
While there are different ways of seeking electoral consent under provincial legislation, the District is 
looking to use the “Local Area Service on Council Initiative – Subject to Petition Against.” 
 
Through this process, if at least 50 percent of owners representing at least 50 percent of the assessed 
value of land and improvements of the benefiting properties sign the petition, then the new service for 
the area will not be created, the project will not proceed and the grant will be returned.  
 
If less than 50 percent of the owners representing at least 50 percent of the assessed value of land and 
improvements do not oppose the initiative, borrowing is approved, and sewer expansion will proceed. 
 
Note: The Petition Against is one of three options to establish a Local Area Service under the Local 
Government Act whose criteria is set by the provincial government. A key reason for selecting this 
option is that it is District led, and the other options are resident-led or conducted through a 
referendum. The Petition Against initiative most closely aligns with the previous consultation outcomes 
of the Liquid Waste Management Plan and Official Community Plan. For more information, please visit 
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either the Whiffin Spit or Kaltasin Legislative Process and Timeline Information Sheets on the District’s 
Wastewater Planning Website.  
 

Are non-residential properties (e.g., commercial) included in the Council Initiative – Subject to Petition 
Against? Who sets the criteria associated with this petition option? Is this a fair option to property 
owners for establishing a Local Area Service? 
Yes, residential and non-residential properties are included in the Council Initiative – Subject to 
Petition Against.  
 
The provincial government sets the criteria associated with the petition and the District must adhere to 
these guidelines. In considering the options available to establish a Local Area Service, the Petition 
Against provides a balance of fairness whereby this option is local government-led and gives decision-
making power to those responsible for the associated cost impacts. More specifically, this option 
allows property owners to express their opposition, whereas a referendum would allow non-property 
owners (e.g., tenants) to have a say on expansion, although these community members would not be 
responsible for bearing the cost of expansion. For these reasons, the Petition Against option has been 
selected to balance fairness.  
 

Can properties and stratas opt-out of connecting to the sewer system or is the connection within the 
area mandatory?  
Since 2006, properties in the existing Local Area Service are required to decommission their septic 
system and connect to the municipal sewer system (when available) within 6 months. This is outlined 
in the Mandatory Connection Bylaw. Failure to do so can result in fines. Typically, strata properties are 
treated the same as non-strata properties and are required to pay annual operation and maintenance 
fees.  
 
The District is currently considering the opportunity for property owners to delay their connection to 
the sewer system for up to five years after the municipal system is expanded. Consideration for 
delayed connections may be given to owners who replaced their septic systems after 2020. The project 
team will have these answers for property owners before the petition process commences. If sewer 
servicing proceeds, all other properties will be required to connect to the sewer system within two 
years of expansion completion.  
 
As design continues, there are some specific properties which may not be suitable for sewer 
connections. As these properties are identified they may be exempted, or the sewer-specified area 
modified. The project team will communicate directly with these property owners. 
 

 

https://letstalk.sooke.ca/wwplanning
https://sooke.ca/wp-content/uploads/bylaws/281-Mandatory-Sewer-Connection.pdf
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Septic Systems vs. Municipal Sewer System 
Help me understand the differences between septic and sewer. What are the benefits of one system 
over the other?  

SEPTIC 

If you have a septic system, this means you have your own treatment facility right in your yard. These 
units are typically buried underground and include a septic tank and a drainage field. In the septic tank, 
organic matter is broken down and the solids and liquids are separated.  

While the solids are designed to stay in the tank, the liquid is sent to the drainage field where it seeps 
into the soil through a network of pipes with small holes which provides additional treatment benefits. 
However, if too much water is flowing into the septic tank, the separation process may not have 
enough time to happen, causing wastewater to be pushed out into the drainfield. This event can 
happen if household appliances are inefficient or used improperly. This has potential environmental 
and health impacts. 

Like the municipal wastewater system, septic systems must be properly maintained. Property owners 
with septic systems are responsible for this maintenance, which includes having it inspected by a 
professional every few years. When these steps are forgotten, their impact has a cumulative effect on 
Sooke and can put the health of our environment and community members at risk. This risk gets even 
bigger when we rely on historic systems that do not meet today’s standards. If you rely on your own 
septic system, then you have an important responsibility to maintain it.  
 
Note: Even with good maintenance, a typical life span of a septic system is 20 to 40 years. Island Health 
shares, “It is unlikely that any sewerage system will last forever” and advises that an Authorized 
Provider1 can let you know about the useful life expectancy of an existing system.  

Benefits  

• System function is not impacted by service interruptions within the municipal systems 

• No monthly sewage bills. Costs are limited to initial installation and occasional maintenance 

• When located in suitable areas (e.g., gravel or clay soils, deep water table, etc.) and engineered, 
constructed, and maintained properly, septic tanks serve as a viable, environmentally 
responsible solution for liquid waste management 

 

 
1 An Authorized Person (AP) is either a Professional or a Registered Onsite Wastewater Practitioner (ROWP). Both Professionals and ROWPs 
have training and experience in designing and installing sewerage systems (Island Health).  

https://www.islandhealth.ca/learn-about-health/environment/sewerage-subdivision
https://www.islandhealth.ca/learn-about-health/environment/sewerage-subdivision
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Challenges  

• Septic systems must be maintained by property owners, at their expense, and require regular 
maintenance by a professional, authorized by the BC Public Health Act Sewerage System 
Regulation. Systems must be pumped every 2-5 years.   

• Foregoing routine maintenance has some serious consequences including:  

o Expensive repairs.   

o Health risks: A failing septic system can release untreated or partially treated 
wastewater right in your backyard. Human wastewater contains disease causing 
organisms and can pose health risks to your family and your neighbours.   

o Negative environmental impacts: Because the septic system uses the environment to 
treat wastewater, a failing system can pollute our streams, lakes, shorelines, 
groundwater, and local drinking water wells.  

• Large lot sizes are required to accommodate septic fields. This impacts the overall land use and 
what you can put on, or around your property. Gardens, trees and shrubs cannot be planted 
over or near a septic drainfield due to excess water and root growth. Buildings, patios and other 
impermeable surfaces cannot be built over the drainfield because they limit oxygen supply for 
the soil. This creates limitations for property owners.   

 

SEWER WASTEWATER TREATMENT  
The wastewater treatment system in Sooke has been operational since 2006. When properties are 
located in the Sewer Service Area, this means everything that goes down a drain, or gets flushed down 
the toilet ends up at the District’s wastewater treatment plant. 

For properties in the Sewer Service area, a series of pipes, known as the sewer collection system, 
carries their raw sewage to the wastewater treatment plant. Here, the raw sewage is treated before it 
is returned back to the environment. The first step of treatment uses a fine screen to filter out any 
large pieces of trash, such as food, wipes, and feminine products. After this, small particles such as 
sand, gravel and coffee grounds are removed through a process known as grit removal. From here, the 
sewage is treated in two sequential batch reactors (SBR) which use biological oxidation (i.e., micro-
organisms) and gravity to treat the water and allow any remaining residue to settle out while the clean 
water is left on top of the basin. Lastly, the cleaned water is sent to the UV (ultraviolet) channel for 
disinfection. This step destroys remaining bacteria and viruses before the treated water is returned 
back to the environment. 
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Overall, the wastewater treatment plant helps the District achieve a higher level of wastewater 
treatment which leads to cleaner water returned to the environment with a smaller impact. To protect 
public and environmental health, wastewater treatment plants must meet strict design standards and 
regulations. Meeting these requirements can make the cost of treatment facilities quite expensive.  

Benefits:   

• Less work for property owners (no maintenance required).   

• Reduces potential environmental impacts of failing septic systems.  

• Ensures compliance with the District’s Liquid Waste Management Plan.  

• Encourages sustainable land use through the development of compact community centres, 
where indicated in the Official Community Plan.  

 Challenges:   

• High costs for residents and the District (operations and maintenance, usage, etc.). 

• Managing aging and failing infrastructure requires a proactive approach and is resource 
intensive. 

• The consequence of system issues or service interruptions are much larger in comparison to 
septic systems (e.g., an entire street versus a single property). 

 

If we proceed with sewer expansion, will there be other benefits to our neighbourhood such as 
improved road conditions or sidewalks? What other benefits does this project offer residents? Who 
pays for these additional amenities?  
The primary focus of the potential sewer expansion in Kaltasin and Whiffin Spit are to: 

• Reduce potential environmental impacts of failing septic systems 
• Support continued efforts to improve the environmental quality of the harbour, and  
• Provide property owners with a sustainable wastewater management system 

 
Once underground work is identified, the District is committed to exploring above-ground amenities and 
will include these considerations through future neighbourhood planning exercises and budget.  

 
If future development in either Kaltasin or Whiffin Spit is approved through the District’s development 
approval process, additional community benefits or amenities such as sidewalks and bike lanes may be 
considered outside of property taxes by the development process and revenues collected via 
“Development Cost Charges” (DCCs) as per the District’s DCC Bylaw. In these cases, development cost 
charges would be considered to help pay for these additional amenities. To learn more about 
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development cost charges in Sooke, please visit https://sooke.ca/district-services/departments/land-
development/development-cost-charges/. 
 

When are private pumps required? When will residents know if their property requires a private pump? 
Private pumps are required when: 

• Sewage from a property cannot flow to the District’s sewer main by gravity – this depends on 
private property site constraints (e.g., topography) and the elevation of the sewer main, or 

• The sewer main properties are connecting to is pressurized. In this case, the District will cover 
the cost of purchasing the private pump. Installation costs are the responsibility of the property 
owner.   

• The goal is to maximize the number of gravity connections to limit the number of private pumps 
required. The number of private pumps required will be better known as detailed design in 
completed (late 2023). 
 

When will the final locations of the pump stations be known and communicated with the public? Where 
are they currently planned for? What is their impact on the existing area (e.g., how much space does is 
take up, noise,)? 

The District is currently at the preliminary design stage for the potential sewer expansion projects. This 
means the general locations of pump stations are known, but not yet finalized. Currently, the Whiffin 
Spit pump station is planned to be located on Whiffin Spit Road, approximately 150m north of 
Deerlepe Park, and in Billings Spit Park for Kaltasin. The footprint of each pump station is roughly the 
size of a three-car garage. 

Noise impact is very minor during typical operation. Some noise can be expected when the generator is 
operational which is only the case during power outages. The generator should only be audible if you 
are in the immediate area and for a short period of time while the pumps are operating. 

 

I believe that the Stantec representative said that the grant application as submitted includes the cost of 
about 200 low-pressure pumps. Is this accurate? If so, does this mean that if the project goes ahead, 
and if the full amount of the grant as submitted is received, that Whiffin Spit property owners that are 
required to install low-pressure pumps to connect to the system would be spared the cost of the 
pumps? 

The pumps will be supplied to houses connecting to a low-pressure collections system. Those that 
require low-pressure pumps to meet the grade of the gravity collection system will not be provided. 
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I am concerned about odour. Is odour an issue?   

Managing odour is a common concern for the public when thinking about wastewater, however, when 
the proper odour control measures are put in place, the odour is effectively managed. The potential 
sewer service expansion design includes filters and flow management techniques to reduce odour 
issues. Additional options to aerate the sewage or add chemicals may also be considered to limit 
odours.  

Outside of the potential sewer service expansion project, the District is following up on other odour 
concerns from the municipal sewer system including retrofits to existing pump stations to improve 
odour control (e.g., West Coast Road pump station). As part of the 2021, 5-year financial plan, the 
District of Sooke is investing $80,000 into Odour Control Mitigation and will continue to address any 
future odour concerns as they arise.  

This “new to Sooke” technology is an activated carbon filtration system or reverse pressure system, 
which is a system used in neighbouring municipalities such as Langford and is favourable to odour 
mitigation. 

 

Tell me more about installation. What are the next steps for homeowner who would have to connect 
their property to the municipal system? Will the District help provide engineering services on private 
property? 
Should the District proceed with the sewer expansion, property owners will be responsible for 
conducting all work on private property. The work required to connect to the sewer system will vary 
depending on the property and may include, but is not limited to:   

• Choosing and contracting the appropriate tradespeople  
• Receiving a permit for the sewer connection as required by Bylaw No. 70, Building Regulation 

Bylaw, 2001 
• Connection to the sewer service at the property line  
• Installation and electrical connection of grinder pumps (if required) 
• Decommissioning of septic systems  
• Payment of fees 
• Any other regulatory requirements that may apply to specific private properties (for example 

some properties may have environmental, archaeological, riparian, or other requirements)  

If the grant is received, the District will develop a resource guide/tool kit to help support property 
owners understand more and help them in making an informed decision in advance of the petition.   
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How long will the construction projects last? How will traffic be managed during construction?  
Responses to the grant application are expected in Spring 2023. If the grant and petition process is 
successful, preliminary dates for construction and implementation are targeted for 2023-2024, with 
the wastewater system brought online in spring of 2025. Following this timeline, detailed design would 
occur late 2023, at which point system routes, road closures and impacts on traffic, including the 
necessary traffic management plans would be better known.  
 

How has climate change (e.g., sea-level rise) been considered throughout this process? 

Sea level rise primarily needs to be considered with respect to electrical equipment at pump stations. 
The preliminary location of the Whiffin Spit pump station will not be in an area that may be affected by 
sea level rise. However, the Kaltasin pump station is proposed to be located in the vicinity of Billings 
Spit Park and as such, may be vulnerable to potential flooding in a situation where a storm event 
combines with sea level rise. The station will be designed such that electrical equipment (kiosk and 
generator) is at an elevation where electrical components are protected from these events. If raising 
the equipment up is not feasible, a short wall could also be constructed around the pump station for 
this protection. This option could be implemented now or in the future. 

 

With increasing extreme weather events (power outages, floods, etc.) and the lower elevation of these 
areas, what is the contingency plan should there be an issue with flooding, line breaks, spillage, or pump 
shutdown?  

Whether sewage is sent to a septic field or a municipal wastewater treatment plant, both systems can 
face risks due to extreme weather. This is why it is critical our infrastructure is properly designed, 
monitored and maintained.  

Extreme weather events such as flooding or rainfall can cause soils to become saturated (i.e., filled 
with water) which presents problems for septic systems. As we learned above, the soils in the 
drainfield provide the final treatment step as part of the septic system treatment process. However, if 
the soil is full of water, the drainfield does not have the capacity to accept liquid from the septic tank. 
This means the soil cannot provide the last step of treatment. This may cause wastewater in the septic 
tank to back up and overflow, creating environmental and public health concerns. These issues can be 
avoided when septic systems are properly designed and maintained. This includes scheduling routine 
pump outs of septic tanks and ensuring systems are working efficiently throughout the year. This 
emphasizes the important role property owners have in maintaining their septic system.  

On the other hand, the District’s sewer infrastructure heavily relies on operations staff and system 
design to provide 24-hour service, even during extreme weather events. All lift stations are outfitted 
with backup generators that are inspected and tested biweekly by qualified staff. With 24-hour 
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monitoring, each pump station is designed with backup pumps, secondary communications systems, 
backup level controls, and backup alarm systems attached to a supervisory control and data acquisition 
system with 24 hours supervision and on-call emergency staff. Having such redundancy throughout the 
system helps ensure operations continue despite unexpected issues.  

Similar to property owners maintaining their septic systems, operations staff play a key role in ensuring 
the District’s sewer system remains up and running during extreme storm events. This includes 
proactive system maintenance, and also means providing stand-by support for unforeseen issues. For 
example, during previous power outages, District operators have been responsible for resetting 
equipment and monitoring operations throughout the day and night as needed. Since the wastewater 
treatment plant started operating in 2006, operations staff have been dealing with and adapting to 
extreme weather events.  

The District is also developing a wastewater master plan which will help to proactively maintain system 
infrastructure and avoid failures such as pipe breaks and flooding. This plan will look at the condition 
and capacity of sewer infrastructure and helps the District identify infrastructure priorities for 
replacement or upgrades.   
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Financing/Costs 
 

What is more cost-effective? Septic or sewer? What might impact costs on my property? 
The long-term cost of connecting to the municipal system may be more cost-effective than septic 
systems. However, this largely depends on two key costs that can vary from property to property. 

The first is the cost to replace a septic system. Significant septic system repair or replacement is 
typically needed every 40 years,  or sooner (< 15 years) when systems are not maintained (Capital 
Regional District). These costs can be quite large depending on the characteristics of the septic system 
and how well it has been maintained.   

The second cost that influences the cost-effectiveness of connecting to the municipal sewer system is 
the on-site costs to property owners. This includes the cost to tie into the sewer main at the property 
line, decommissioning septic systems and any additional equipment required on private property for 
connection (e.g., privately owned pumps). Unique site characteristics and constraints (e.g., long 
driveways, topography, stream crossing, etc.) can impact the cost of installation. The one-time on-site 
costs for most single-family property owners is expected to range from $2,000 - $10,000, however, 
may be higher for properties with geotechnical or environmental challenges.  

Overall, for most typical single-detached properties with dwellings near the road right-of-way, the cost 
of the sewer system will likely be lower than septic. Further, there may be opportunities for residents 
to partner with their neighbours to reduce the on-site costs of connecting to the system by hiring 
contractors to connect multiple properties along a street at the same time.  

If sewer service expansion benefits the community, by helping restore the basin, why are specific 
neighbourhoods paying for this service and not the entire community?  
Properties currently connected to the District’s sewer system have been paying a number of fees in 
order to receive this service which has provided historic benefits to the entire community. These 
existing properties have paid for, or are paying: 

• Parcel Taxes - to recover the capital cost of the existing sewage collection and treatment 
facilities 

• Operations and Maintenance Costs (through the Parcel Tax) – to support the ongoing operation 
of the wastewater treatment plant, pumps, and collection system as well as replacing parts of 
the system as they age, and 

• On-site Costs – to pay for the physical connection into the sewer main at the property line and 
fees associated with decommissioning the septic system, if applicable. 

This means that users on septic today have historically been receiving these community-wide benefits 
thanks to users connected to the sewer system. Therefore, it is the responsibility of new users to pay 
their fair share when added to the system.  

https://www.crd.bc.ca/docs/default-source/septic-pdf/4-panel-brochure-septic-savvy-april2020.pdf?sfvrsn=3e0c1ecc_2
https://www.crd.bc.ca/docs/default-source/septic-pdf/4-panel-brochure-septic-savvy-april2020.pdf?sfvrsn=3e0c1ecc_2
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How accurate is the budget? A 40% contingency seems high. With increases in staff shortages, labour 
demands, and inflation, what will happen if the project goes over budget?   
For many projects, a contingency is included to budget and prepare for unknown or unpredicted costs. 
It is important to recognize that although estimates are made based on best judgement, professional 
knowledge, experience and information available at the time, there are several factors that impact 
these costs that can change, especially with time. This is why a contingency is provided. 

The current costs for potential expansion to Whiffin Spit and Kaltasin are considered “preliminary” in 
that they are not fully designed but still allow high-level planning and options analysis to be carried 
out. Preliminary designs usually carry a 25% - 40% contingency to account for site conditions that are 
not currently known at this time. For example, geotechnical, archeological, and environmental 
conditions can have large-scale financial impacts which are not yet known. The 40% contingency helps 
account for these unknown costs. Therefore, as the design is progressed, the estimates will be refined, 
and the contingency will decrease as financial unknowns are better understood.    

If the project costs are greater than the total amount of money from the grant and the amount 
approved by the public through the Loan Authorization Bylaw, the District would need to find an 
alternative funding source. This level of contingency makes the need for an alternative funding source 
less likely. If costs are lower than expected as the final design is complete, these savings would be 
passed onto property owners.  

 

What financing options are available?   

If the sewer service is expanded, property owners will be responsible for paying the proposed parcel 
tax. The proposed parcel tax is the remaining amount of money to construct the sewer system after 
grant funding and/or development cost charges have been accounted for. Property owners will have 
the option of paying the parcel tax as a one-time charge or an annual amount financed over 25 years.  

 

What interest rates apply to financing? Is no interest an option? 

The District secures its financing through the Municipal Finance Authority of BC (MFA-BC). Current 
interest rates on this financing over 25 years are 4.37%. This rate may change with time. Learn more 
about the MFA-BC, including long-term borrowing rates, at https://mfa.bc.ca/. 

If financing over 25 years, there is the possibility that the parcel tax may decrease as development 
occurs and more properties are added to the system. This is because the total cost to establish the 
system would be shared by more people. 

https://mfa.bc.ca/
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The alternative payment option is a one-time payment. In this case, no interest would be incurred. 

I have no idea how to integrate this into my household budget. Can you help? 

Once the grant status is known and project costs are further refined, the District can provide property 
owners with sample calculations to help you understand how this expense may fit into your household 
budget.  

Another tool for property owners is payment through a pre-authorized withdrawal system (PAWS). 
Through the pre-authorized payment plan, 10 equal payments are made to the District on the 1st of 
each month (August 1-May 1) with any remaining portions for that year paid before the property tax 
deadline in July.  

Through PAWS, property owners receive interest on the pre-payments. Interest will be calculated at a 
rate equal to Prime Rate less 2%, as prescribed by the Lieutenant Governor in Council under the 
provisions of section 239 of the Community Charter. 

 

What is the District doing to help with the affordability of this proposed project? What if connecting to 
sewer is a financial hardship for a property owner? How will property owners who experience financial 
hardships be supported and not burdened by the costs associated with sewer connection?  

District staff are actively seeking grant opportunities to offset the costs of potential sewer expansion. 
For property owners facing financial hardship, the option to finance the proposed parcel tax over 25 
years may be better suited than a one-time charge. Additionally, residents on fixed incomes may wish 
to apply to the provincial Property Tax Deferment Program. This program allows eligible registrants to 
defer their property taxes under one of the following deferment programs: 

• Regular Program 

• Families with Children Program 

Once you receive a copy of your Property Tax Notice you may apply to determine if you are eligible. For 
more information on property tax deferment contact the Surveyor of Taxes Office at 1-250-356- 8121 
or visit their website. 

Note: annual operation and maintenance costs can not be deferred. 

Further, by examining alternative connection timelines in the mandatory connection bylaw, we hope 
we can provide property owners with a longer timeframe to assist with this financial planning.  

 

file://usl.urban-systems.com/projects/Projects_VIC/2493/0012/01/R-Reports-Studies-Documents/R1-Reports/Draft%20and%20Final%20Engagment%20Materials/www2.gov.bc.ca/gov/content/taxes/property-taxes/annual-property-tax/defer-taxes
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If the parcel tax is financed over 25 years, but the property is sold before the financing is paid off, who is 
responsible for the remaining cost? The old or new owner? 

In this event, the remaining costs stay attached to the parcel, therefore, the responsibility of paying 
these costs is transferred to the new owner.  

 

What are the average costs to existing property owners connected to the sewer system? How have 
these costs changed over time?  

Property owners of a single-family dwelling in the core sewer-specified area currently pay a parcel tax 
of $653. This covers the capital costs for establishing the community sewer system for the core area, as 
well as annual operation and maintenance costs for the system. Over time, this cost has increased to 
better support operations and maintenance needs, including inflation.   

The parcel tax rate varies for different parcel uses. This is to help keep financial contributions equitable 
so that those who have a bigger impact on the sewer system pay more. For example, a property owner 
of a single-family dwelling with a suite pays a parcel tax of $1,110.10. The District is currently exploring 
options to achieve greater levels of equitability by updating operations and maintenance costs that 
would apply to existing and future system users.  

The Sooke Core Sewer Specified Area Cost Recovery Bylaw (Bylaw No. 150) provides detailed 
information on the cost to existing property owners connected to the municipal sewer system.  

For next steps, the District will provide a final estimate for annual utility fees for operations and 
maintenance, if the grant is received, and prior to initiating the petition process. 

 

When would taxation begin? 

Taxation would begin after the Local Area Service for sewer is established and the Loan Authorization 
Bylaw is adopted. The parcel tax, if established, would be included on each property’s annual tax 
assessment and paid alongside the annual property tax.  More information on the final parcel tax 
amount and start date will be communicated in the next round of public engagement if the grant is 
successful.  

 

I need to fully understand the impact on a strata. What is involved in decommissioning septic specific to 
a strata? How do the on-site costs for stratas compare to those for a single family? 
Property owners, including stratas, that are required to connect to the community sewer system must 
apply for and receive a permit for the sewer connection under the District’s Building Regulation Bylaw. 
 

https://sooke.civicweb.net/document/4005/
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This is for the portion of work on private property that runs a sewer pipe from the building to the 
property line. Unlike some single-family residents, stratas cannot connect to the community sewer 
system using a gravity pipe and therefore require a pump to send waste from their property to the 
District’s sewer system. For strata developments, all sewer infrastructure on private property or on 
private roads (common property) are the ownership and responsibility of the Strata Council. This 
includes connection installation, operation and maintenance and future asset replacement and 
refurbishment of private sewer infrastructure. 

Once a connection is established, the septic or holding tank must be decommissioned. The typical 
process for doing such is as follows:  

1. All solids and liquids must be removed by a registered hauler and disposed of at a licensed 
sewage treatment plant, lagoon or receiving facility.  

2. Any electrical devices or components must be removed and disposed of. Devices containing 
mercury, such as pump floats, must be disposed of at a licensed hazardous waste disposal 
facility.  

3. Once solids and liquids have been removed, the empty tank should be filled with clean sand, 
gravel or other acceptable material and sealed. Filling the tank, rather than crushing it helps 
avoid the introduction of contaminants into the surrounding soil  

4. The area should be graded and covered with vegetative cover (e.g., grass) 

This process is also applicable for non-strata septic systems. 

Generally, the on-site costs for strata residents are expected to be comparable to the on-site costs for 
individual property owners, however on-site costs will vary depending on the strata, same as for 
individual property owners.  The parcel tax will be the same for all properties in the respective sewer 
expansion area (i.e., Whiffin Spit or Kaltasin). There may be some variance in the operation and 
maintenance cost for different system users. This rate and its structure are currently being explored by 
the District. 

 

If the expansion goes forward, can I terminate my strata corporation and hand all servicing 
responsibilities over to the District? Will the District take-over the decommissioned septic fields from 
stratas to use as park land? 

We have heard some strata corporations may be interested in terminating the strata if a municipal 
sewer system is installed, however, the services provided by a bare land strata corporation (e.g., water 
sewer, roads/transportation etc.) may not be constructed, installed, or maintained to local government 
standards. For this reason, many local governments will not accept strata servicing responsibilities. 
More information on bare land strata subdivision services can be found on the Province’s website.   

https://www2.gov.bc.ca/gov/content/housing-tenancy/strata-housing/termination#:%7E:text=It%20is%20strongly%20recommended%20that%20a%20bare%20land%20strata%20corporation,strata%20plan%2C%20e.g.%20six%20months.
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The District is considering the opportunity to retrofit decommissioned septic system sites, donated by 
strata corporations, into park lands. This consideration comes after interest and recommendations 
from local strata corporation is expressed to the District.  
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Community Planning  
 

Why are these areas being considered for potential sewer expansion? What else is being done to 
improve the environmental quality of the harbour and basin? 
In 2010, the District adopted its Liquid Waste Management Plan (LWMP) which identified a prioritized 
list of future areas for inclusion into Sooke’s Sewer Service Area based on economic and environmental 
criteria. Kaltasin and Whiffin Spit were identified as the high-priority catchments. For this reason, the 
District is continuing to action its commitment within the LWMP to explore potential expansion in 
these areas.  

The District is also honouring its commitment in the LWMP to regulate the maintenance of septic 
systems by looking to adopt the Capital Regional District’s Bylaw No. 3479. This will require property 
owners to have their systems pumped out every five years which the CRD is responsible for enforcing. 
Other local municipalities that have adopted this Bylaw include Saanich, Langford, Colwood and View 
Royal.   

Other measures the District has taken to protect the environment include the installation of a black 
water pump to encourage boat users to stop dumping in and around marinas. The District’s Bylaw 
Compliance Officer also follows up on complaints of illegal dumping.  

 

Sewer expansion typically means more development. Our road network is already at capacity. Why is 
this project a priority?  How will sewer expansion impact development?  
The purpose of the sewer is not to encourage more development. Overall, reducing the potential 
environmental impacts of failing septic systems and improving the environmental quality of the 
harbour are the priorities motivating the potential sewer expansion. 

In short, direction on wastewater planning comes from the Liquid Waste Management Plan and 
direction on community planning, specifically land use, comes from the Official Community Plan. 

The draft OCP (Bylaw No. 800, 2022 currently at second reading), identifies Whiffin Spit as “Rural 
Residential” and the area of Kaltasin as a mix of “Rural Residential and “Employment Lands.” See map 
on next page.  

Refer to page 61 of the OCP Bylaw No. 800, 2022, which describes “rural residential” as: 

Land Use Maximum Height Maximum Density Potential Growth 

Large lot single family 
dwellings, agriculture 

3 storeys Minimum lot size: 4ha Low 

 

https://www.crd.bc.ca/docs/default-source/crd-document-library/bylaws/liquidwasteseptagesewersourcecontrolandstormwater/3479---onsite-sewage-system-maintenance-bylaw-2007B.pdf?sfvrsn=3cc83e72_0
https://letstalk.sooke.ca/23783/widgets/100841/documents/88269
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OCP Bylaw No. 800, 2022 – currently at second reading, Land Use Designation Map 

 

The draft OCP also identifies Whiffin Spit and Kaltasin (independently) as areas for Neighbourhood 
Area Plans (Area Plans) (OCP, Bylaw No. 800, 2022, p. 59). 

The Area Plan process allows for further consultation with residents to provide a clear and 
comprehensive land-use vision for specific neighbourhoods while also incorporating the broader needs 
and vision of the community. Area Plans are great tools to manage growth in neighbourhoods where 
change may occur. Area Plans typically include road networks, infrastructure considerations, parks and 
trails, environmental considerations and other items the neighbourhood identifies as important. Once 
the Neighbourhood Area Plans are completed they will form part of the OCP.  

Further, any future development in Kaltasin and/or Whiffin Spit will be required to pay the sewer 
parcel tax and make contributions to towards the proposed sewer expansions, which has the potential 
to lower the overall parcel tax for residents. Developers will also be required to pay Development Cost 



24 
 

Charges (DCCs) in accordance with the District’s DCC bylaw. Additionally, through Community Amenity 
Contributions (CACs) captured through the rezoning process, developers may also be encouraged to 
contribute other community benefits such as pedestrian infrastructure (frontage improvements), 
community facilities and other amenities.  

Where the road network is at capacity, the District will require developers to make contributions 
toward future road upgrades and network improvements. These will be captured through required 
frontage improvements, development cost charges and/or project upgrades negotiated through 
development agreements or as CACs.  

 

Tell me more about the environmental benefits. Show me the data that speaks to the environmental 
concerns and how this costly project is the best solution to the identified problem.  

As part of developing the Stage 3 Liquid Waste Management Plan in 2010, the Advisory Committee 
identified an interest in creating a prioritized list of future areas for inclusion in Sooke’s Sewer Service 
Area based on both economic (cost) and environmental concerns. At this time, Whiffin Spit North and 
Kaltasin catchments were determined as high-priority catchments for inclusion in the SSA, as was 
Whiffin Spit South. The choice to consider the entire Whiffin Spit catchment area for future inclusion in 
the SSA helps to achieve environmental goals and make the potential expansion more affordable for 
property owners through cost-sharing.  

The results of more recent and ongoing monitoring show that the greatest threats to water quality in 
the Sooke Inlet, Harbour and Basin are likely a combination of: 

• rainwater runoff from polluted areas (e.g., roads, impervious areas, pet farms, etc.), 

• natural wildlife populations, and  

• populated areas that have septic system only and are not connected to the sewage system.  

The Capital Regional District (CRD) has indicated that the 2021 stormwater monitoring results 
demonstrate that sewage is still present in the Sooke Harbour with specific traces to human bacteria. 
The CRD, in collaboration with the District of Sooke and Ministry of Environment and Climate Change 
Strategy are working on publishing an Attainment Report by the end of the year. This report will 
compare recent monitoring data with water quality objectives set by the Province for Sooke Harbour. 

While the 2021 Attainment Report is not currently available, the CRD has provided the District with the 
following: 

• Bacteria of human origin were measured in Sooke Harbour and the mouth of the Sooke River 
using bacterial source tracking techniques in all four samples collected on Nov 24, 2021.  

• Fecal  coliform concentrations exceeded shellfish harvesting guidelines in Sooke Harbour. 
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• Compared to the 2016 results, there were more exceedances of guidelines in 2021. It is likely 
the unusually wet weather (several atmospheric rivers occurred during the fall sampling) 
resulted in more bacteria in the marine environment than was measured in 2016. 
Overwhelmed onsite sewage systems are likely a source.    

Given what we know about historic areas of concern, the risk of failing septic systems and evidence of 
human bacteria, the Kaltasin and Whiffin Spit areas continue to be priority sewer expansion areas.   

In addition to exploring potential wastewater expansion, the District is also honouring its commitment 
in the LWMP to regulate the maintenance of septic systems by working towards adopting the Capital 
Regional District’s Bylaw No.3479 which will require property owners to have their systems pumped 
out every five years. Other measures the District has taken to protect the environment include the 
installation of a black water pump to encourage boat users to stop dumping in and around marinas. 
The District’s Bylaw Compliance Officer also follows up on complaints of illegal dumping.  
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