
  

 

Project Overview 
 
In September 2015, the Town 
started Phase I of the Downtown 
Mixed Use & Multi-Family 
Density Review study. The 
purpose of the project was to 
evaluate existing density 
regulations and if warranted 
develop a new system of 
calculating residential density 
that encourages redevelopment 
within the downtown core and 
multi-family residential areas and 
provides a flexible approach to 
building design while remaining 
sensitive to existing built form. 
The project arose out of issues 
identified in the current structure 
of the Zoning Bylaw which 
regulates the number of 
residential dwelling units 
permitted on a particular 
property, as opposed to 
regulating the total floor area, 
which is typical in other similar 
municipalities. Staff were 
concerned that the current 
regulations encouraged the 
development of only larger, more 
expensive dwelling units in multi-
family developments and mixed-
use commercial/residential 
developments, and discouraged 

smaller, more affordable units. By 
regulating floor area instead of 
units, property developers would 
have the flexibility to respond to 
market demand for smaller unit 
sizes and a wider variety of 
housing options in Sidney. 
Zoning bylaw requirements for 
maximum building height and 
number of storeys in the study 
area (areas zoned for multi-family 
development or mixed-use 
commercial/residential 
development) would remain 
unchanged, as would existing 
regulations for maximum lot 
coverage and minimum setback 
from property lines. If adopted by 
Council, the new regulations 
would work with other proposed 
changes (upper storey step backs, 
street wall requirements, etc.) to 
moderate the overall size of new 

buildings while still providing 
flexibility to build an interior floor 
plan that better responds to 
market conditions. 
Staff have now finalized draft 
amendments to the Zoning Bylaw 
and Official Community Plan 
(OCP) Bylaw and have drafted an 
Amenity Policy document that 
will redirect some of the value of 
these new developments towards 
public improvements and 
affordable housing.  Council 
adopted the Bonus Density and 
Community Amenity 
Contribution Policy No. DV-013 
on March 13th. The bylaw 
amendments to the OCP Bylaw 
and Zoning Bylaw were given 1st 
and 2nd reading by Council on 
March 13th and staff were 
directed to advertise for a public 
hearing on the bylaws, which will 
be on March 27th. Council will 
consider giving the bylaw 
amendments 3rd reading and 
adopting them at the same 
meeting as the public hearing 
(March 27th).  
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Important Proposed 
Bylaw Changes 

 

In general terms, changes to the 
OCP would be to:  
 

 retain a reworded general 
OCP policy on increased 
density in each occurrence 
within the bylaw;  

 move the specific density 
limits to the Zoning Bylaw in 
the form of base and bonus 
FAR limits;  

 and move the list of possible 
amenities to the Bonus 
Density and Community 
Amenity Contribution Policy. 

 
One of the main changes to the 
Zoning Bylaw would be the 
introduction of the concept of 
“floor area ratio" (FAR) in the 
Zoning Bylaw in place of Sidney's 
current standard of "units per 
hectare" (UPH).  
 
Each affected zone would permit 
a maximum amount of floor area 
to be constructed on a lot, 
instead of a maximum number of 
units. Also, each affected zone 
would allow property owners to 
work within an established 
density range of a base density 
and bonus density, permitting 
them to increase the amount of 
floor area they can build in 
exchange for providing the Town 
with a set amenity contribution. 
This mechanism allows the Town 
to recapture some of the value 
created by allowing a higher 
density. 
 

It is important to note that 
regulations for building height, 
number of storeys and lot 
coverage in Sidney will NOT 
change, only how the buildings 
are divided up into residential 
dwelling units on the inside. 

 
The project also includes the 
introduction of an Amenity Policy 
for the Town. Working together 
with the new bylaw regulations 
on floor area, this policy would 
work to recapture some of the 
value created by new 
development and direct it toward 
public improvements in the 
streets and other infrastructure, 
as well as to an affordable 
housing fund which would help 
Council facilitate the construction 
of affordable housing in Sidney. 
 

In order to ensure that not only 
small units will be built, the 
changes also include a 
requirement that 10% of the 
units in the building be built for 
families, with a minimum of three 
bedrooms. 
 

Changes would also be made to 
design guidelines in the Official 
Community Plan to ensure that 
new buildings integrate well into 
Sidney’s existing character. 
 

Complete copies of the proposed 
bylaw amendments can be found 

on the Town website at  
www.sidney.ca/densityreview  

 
 

 

Bonus Density and 
Community Amenity 
Contribution Policy 

 

The Bonus Density and 
Community Amenity 
Contribution Policy No. DV-013 
sets specific calculations for 
amenities related to bonus 
density and to community 
amenity contributions triggered 
by increases in density via 
rezoning. In accepting these 
contributions the Town is 
recapturing a portion of the value 
that Council creates when it 
zones the property for a higher 
density, and that value is then 
directed toward a public benefit. 
The policy provides the public 
and development community 
with greater clarity regarding the 
Town’s expectations with regard 
to developments that involve an 
increase in density. The following 
are the main elements of the 
policy: 

A fixed rate amenity contribution 
of $150/square metre of 
additional floor area above the 
base FAR maximum in each 
relevant zone would be required 
in each of three scenarios: 

 When a development in a 
relevant zone is proposing to 
exceed the base FAR 
maximum but not exceed the 
bonus FAR maximum, as 
stated in the Zoning Bylaw. 
The contribution made would 
be considered a “Bonus 
Density Amenity”. 

 When a development in a 
relevant zone is proposing to 
develop more floor area than 
the bonus FAR maximum 
permits in that zone, and 
subsequently applies to 
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rezone a property to a new 
zone that permits a higher 
FAR maximum. The 
contribution made would be 
considered a “Community 
Amenity Contribution”. 

 When a development in a 
relevant zone is proposing to 
rezone a property from one 
of the subject zones to 
another existing zone that 
permits a higher base FAR 
maximum. The contribution 
made would also be 
considered a “Community 
Amenity Contribution”. 

 
Council may accept a tangible, in-
kind amenity contribution of 
equal or greater value to the fixed 
rate amount. The list of potential 
community amenities is as 
follows:  
 
1. non- market housing;  
2. off-site street or park 

improvements;  
3. land or improvements 

involving publicly accessible 
open space and/or pedestrian 
routes, either through 
dedication, easement or 
covenant; 

4. additional public parking 
either underground or within 
the built form of a proposed 
development;  

5. public art; and  
6. environmental protection, 

conservation, and/or 
remediation. 

 
An amenity contribution shall be 
paid or made prior to the 
issuance of a Building Permit for 
the proposed development. 
Amenity contributions would be 
allocated to a General Amenity 
Reserve Fund and an Attainable 
and Affordable Housing Reserve 
Fund at a rate of 33% and 67% 
respectively. Staff are to monitor 

the amenity program and report 
annually to Council on its 
outcomes. 
 
The policy would come into 
effect on the date of the adoption 
of the proposed Bylaw 2132, 
being the amendment to the 
Zoning Bylaw. 
 

Frequently Asked 
Questions 
 
The following are some common 
questions staff have received 
regarding the changes, and 
responses to them. 
 
What is FAR and how is it different 
from UPH?  
Floor Area Ratio (FAR) is the 
relative amount of built floor area 
compared to total lot area. At its 
most basic, this ratio is calculated 
by dividing the total floor area by 
the total lot area. This results in a 
total amount of buildable floor 
area on a given lot, effectively 
limiting the total size of the 
building. It is different from UPH 
(units per hectare) because UPH 
restricts how many dwelling units 
can be put in a building and is 
silent on the total floor area of 
the building, whereas FAR 
restricts the total floor area in a 
building and does not regulate 
the total number of dwelling units 
that the total floor area can be 
divided into. 
 
What do these changes mean and 
what is the rationale behind 
making them? 
The changes would help to 
improve development in Sidney 
by shifting the focus of 
development applications away 
from the interior of the building 
(i.e. unit counts and sizes, which 
actually require the most 
flexibility to respond to changing 

market demands) and towards 
the exterior of the building (i.e. 
regulating total floor area to 
control the overall exterior size 
and shape of the building) and its 
architectural merit. 
 
How does this affect each zone? 
The Density Review study and its 
proposed amendments to the 
bylaws are solely focused on the 
Downtown Commercial, 
Neighbourhood Commercial, and 
Multi-Family Residential Zones. 
None of the amendments will 
affect properties that are within 
neighbourhoods with Single-
Family or Single- and Two-Family 
zoning designations. If you own a 
property and are unsure of its 
zoning, please visit the Town 
website at www.sidney.ca or 
contact the Development 
Services Department at the Town 
Hall for information. 
 
How do I find out more? 
There is a project webpage on 
the Town website at 
www.sidney.ca/densityreview 
with links to related staff reports, 
presentations from the 
consultant, the Amenity Policy, 
and the proposed bylaw 
amendments.  
 
You are also welcome to contact 

the Development Services 
department in person,  

by telephone at 250-656-1725 
 or by email at 

developmentservices@sidney.ca 
 
 
 
 
 
 
 
 
 
 
 

http://www.sidney.ca
http://www.sidney.ca/densityreview
mailto:developmentservices@sidney.ca
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Getting Involved in the Planning Process 
 

 
The Town of Sidney is committed to ensuring that everyone has a chance to voice their opinion and make 
their views known regarding development proposals and any projects or initiatives undertaken by the Town.  
There are many opportunities for residents to get involved in the planning and land use decision-making 
process – they all start with communication with Council and staff.  
 
The Town’s website is designed to help keep you informed. There are links to current development 
applications, projects and initiatives, bylaws, contact information for each individual department, and much 
more. To see current applications for major developments, from the homepage (www.sidney.ca) simply click 
on “I want to…” then “Find Out About” then “Active Development Applications” to see what is happening in 
town. 
 
The Town also endeavours to provide different opportunities for public participation in Town-led projects and 
initiatives, in addition to the regular opportunities for public input during a development application process. 
Public events give residents the opportunity to discuss and comment on the ideas brought forward by the 
respective consulting team and Town staff. Events like these are advertised on a project’s page on the Town’s 
website, in Town social media accounts, and through advertisements in local papers. Online surveys are also 
utilized for some projects to give the public an opportunity to provide feedback even if they were unable to 
attend the public events.  
 
The Town’s website is an important component to the Town’s public outreach activities, and residents are 
encouraged to check it regularly for updates. Project webpages typically have a “Get Involved” section that 
provides information on upcoming public events, and provides a contact name in the Development Services 
Department where residents can get more information.   
 
Planning staff are always available to discuss any planning project, development application or any other 
planning related inquiries. Simply pick up the phone, write an email or visit Town Hall to get more information. 
 

 

 

The Public Hearing for the Density Review Bylaws  

will take place on March 27th at 7:00 pm in  

Council Chambers at the Town Hall 

 

 www.sidney.ca 

http://www.sidney.ca

