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TOWN OF SIDNEY

Report to Council

Mayor and Council
Alison Verhagen, Manager of Planning
Corey Newcomb, Municipal Planner
March 6,2017 File:6520-20
Bylaws No. 2131 and2132 and Amenity Policy related to Downtown Mixed Use
and Multi-Family Density Review

PURPOSE:

Ïhe purpose of this report is to provide Councilwith information on the proposed Bylaws No. 2131 and
2132, being amendments to Zoning Bylaw No. 2015 and Official Community Plan Bylaw No. 1920, and
on the proposed Bonus Density and CommunityAmenity Contribution Policy No. DV-O13; as a result of
the Downtown Mixed Use and Multi-Family Density Review.

BACKGROUND:

The Downtown Mixed Use and Multi-Family Density Review began in September 2015. Multiple
presentations have been made to Council by Barefoot Planning, the consultant retained to undertake
this study, along with staff reports on each phase of the study.

Council made the following resolutions on October 11, 2016:

1. That Council see merit in the findings for Phase ll of the Downtown Mixed lJse and Multi-
Family Density Review Final Report with the exception of the recommendation on base and
bonus densities, instead seeing merit in the subject zones containing one maximum density
for development;

2. That staff be directed to begin preparing amending bylaws to the Official Community Plan
Bylaw No. 1920, Zoning Bylaw No. 2015, and Off-Street Parking and Loading Bylaw No.
1661 in order to implement the recommendations in the report, with the alteration to bonus
density as stated; and

3. That the Town hold an open house to present the draft bylaws to the community priorto the
Public Hearing.

MOTION CARRIED UNANIMOUSLY

An Open House event was held on November 3,2016, and staff estimate that approximately 30 people
attended. lnformation presented on display boards at the event was also uploaded to the Town's website
on the same day. As the purpose of the Open House was primarily to disseminate information on the
proposed bylaws, staff did not collect the opinions of those who attended. Subsequent to the Open
House, staff began preparing the draft bylaws over the month of November.

There was further discussion on the Density Review project direction at CoW on December g, 2016,
where a multi-family development application involving bonus residential density was considered.
Council received CoW's recommendations on December 19th where the following resolutions were
made:
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l. That staff investigate the possibility of directing the proposed amenity contribution of funds
toward an attainable housing reserue fund;

2. That the offered amenity be calculated on a floor area basis rather than a per unit basis;

3. That staff revisit the draft Zoning Bylaw amendment regarding density and report back to
Council with options for incorporating a bonus density and amenity structure within the
Town's bylaws, with a specific focus on attainable housing; and

4. That the application be forwarded to the Advisory Planning Commission for review and
comment.

CARRIED 5:2

That Council Resolution No. 2016.35.528 (items 1 & 2 noted below) from the Council Meeting
of October 11, 2016, be rescinded:

1. That Council see merit in the findings for Phase ll of the Downtown Mixed IJse and Multi-
Family Density Review Final Report with the exception of the recommendation on base and
bonus densities, instead seeing merit in the subject zones containing one maximum density
for development; and

2. That staff be directed to begin preparing amending bylaws to the Official Community Plan
Bylaw No. 1920, Zoning Bylaw No. 2015, and Off-Street Parking and Loading Bylaw No.
1661 in order to implement the recommendations in the report, with the alteration to bonus
density as stated.

CARRIED: 4:3

That the other items contained within Council Resolution No. 2016.35.528 [October 11, 2016]
(except those relating to density and bonus density) be retained.

MOTION CARRIED UNANIMOUSLY

A presentation on options for incorporating a bonus density and amenity structure within the Town's
bylaws was made by the consultant at the CoW meeting on January 16, 2017. Council made the
following resolutions on January 23,2017:

1. That staff be directed to create an overarching Amenity Program that includes a bonus
density structure within the Zoning Bylaw, as well as an Amenity Policy that addresses the
calculations and contributions for Bonus Density and Community Amenity Contributions;

2. That base and bonus Floor Area Ratios be included in each of the subject zones with
reference to an Amenity policy, as recommended in the Phase 4: Amenity Program report
from Barefoot Planning, as follows:

a. RMS: base FAR maximum of .75, bonus FAR maximum of 1.30;

b. RM6: base FAR maximum of .90, bonus FAR maximum of 1.75;

c. RM7: base FAR maximum of 1.30, bonus FAR maximum of 2.00;

d. Cl on Beacon: base FAR maximum of 2.30, bonus FAR maximum of 2.70;

e. Cl off Beacon: base FAR maximum of 2.40, bonus FAR maximum of 3.00;

as part of the Zoning Bylaw amendment including recommendations from the Phase tl Final
Report on the Density Review, for consideration by Council;

3. That another category be added to the existing General Amenity Reserue Fund to separatety
track amenity contributions towards facilitating the creation of attainable and affordable
housing;

\\PC-1 1 0\Common\_Town\DEVELOPMENT SERV|CES\Planning\ProlectsVoning\2015 Density review\2O17 03 06 - Report to Council -
Density Review bylaw amendments to Zoning and OCP.docx



Density Review - Downtown Core and Multi-Family ResidentialAreas I March 6,2017 | Page 3

4. That amenity funds directed toward housing should be used to fund programs that facilitate
and incentivize affordable and attainable housing, rather than to directly produce a limited
number of actual units;

5. That staff draft an Amenity Policy for consideration by Council that includes the details (e.9.
calculations and contributions) of the bonus density and rezoning-based CACs, including
the following:

a. A fixed-rate amenity contribution of $150 per square metre of additional floor area
above the base FAR maximum;

b. Allowance for the provision of Council-approved in-kind amenities of equal or greater
value allowing in-kind contributions of an equal or greater value to the fixed rate
amount;

c. 1/3 of cash in lieu contributions be directed towards general amenities and 2/3
towards housing; and

d. That Council give future consideration to a negotiated amenity approach for large
scale redevelopment sites.

6. That staff monitor the Amenity Program and report annually to Council on its outcomes.

MOTION CABRIED 4:2

DISCUSSION:

The Phase ll Final Report from the consultant set out specific policy recommendations, including:

. The implementation of 'Tloor area ratio" (FAR) in place of Sidney's current standard of "units per
hectare" (UPH). This includes recommendations for specific FAR limits for each zone, including
a base and "bonus" level of density;

. (1) The replacement of existing UPH limits in each relevant zone within the Zoning Bylaw with
"base" and "bonus" FAR maximums, (2) removal of the existing UPH "bonus density" policy in
the Official Community Plan (OCP) Bylaw and instead moving that wording into a new policy
document, and (3) the incorporation of amenity contribution levels into a new Bonus Density and
Community Amenity Contribution Policy;

. A requirement for a minimum 10% of new multi-family units to be 3 bedroom, with buildings at
least 2 storeys in height;

. Changes to built form requirements, including a minimum 2 storey building face at the street in
the C1 zone, with a maximum setback of 4.5 metres (14.8 feet);

o Upper storey stepbacks only from the fourth storey and above, and additional stepbacks and
setbacks where a development is next to smaller scale areas, such as single-family;

. Recommendations related to off-street (i.e. private) parking in the study area, including reducing
the cash-in-lieu fee and limiting the amount of total surface parking on a lot.

Phase lll of the consultant's work identified appropriate single FAR maximums for each related zone,
as per Council's direction at that time, and also made recommendations on which elements of a building
should be included and excluded in the calculation of total floor area. The Phase lll work regarding a
single FAR maximum was shown to the public at the open house on November 3'd and was incorporated
by staff into a previous version of the amending bylaws, which were ultimately not brought to Council
for consideration due to the timing of the December 19th resolution of Council pertaining to re-examining
options for a bonus density and amenity structure within the Town's bylaws. The Phase lV Report from
the consultant set out specific policy recommendations on the incorporation of base and bonus density
and amenity contributions, which are reflected in the Council resolution from January 23,2017, included
above in the Background section of this report.
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Staff have drafted bylaws for consideration to reflect the direction from Council on the consultant's pol¡cy
recommendations.

Overview of Proposed Official Communitv Plan Amendments: Bvlaw No. 2131

As per Council's direction, staff have drafted changes to the Zoning Bylaw to incorporate a base and
bonus density into each relevant zone and to replace references to UPH limits with FAR limits. ln order
to keep these Zoning Bylaw changes consistent with the OCP (which is required by lhe Local
Government Act), a number of changes to OCP policy are necessary to ensure the two bylaws work
together.

By way of background, Sidney's OCP contains the following policies relating to residential density in the
Multi-Family Residential and Downtown Commercial land designation areas:

Multi-Family Residential:

5.3.19 Multi-Family Residential developments may be permitted up to a maximum density of 65 units
per hectare. Density may, howeven be increased up to 100 units per hectare for multi-family, subject
to the provision of special social and/or public amenities (i.e. senior's care housing, child care facilities,
handicap suites, low-cost rental housing, underground parking, green space), in accordance with the
Zoning Bylaw and Section 904 [now section 482] of the Local Government Act.

Downtown Commercial

6.3.14 Mixed-use developments [commercial/residential] that include residential dwellings may be
permitted up to a maximum density of 85 units per hectare. Density may, however, be increased up to
a maximum density of 120 units per hectare, where in accordance with the Zoning Bylaw and Section
904 [now section 482] of the Local Government Act, one or more of the following amenities are provided:

a. Land or improvements for a Town Square;

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

c. Additional public parking either underground or within a multi-level structure;

d. Off-site street or local park improvements;

e. Affordable housing.

The Downtown / Downtown Waterfront Local Area Plan contains the following policy on residential
density in the LAP study area:

3.4.4 Permit increased residential densities from a maximum of 120 units per hectare to a maximum
of 260 units per hectare when one or more of the following amenities are provided:

i. Land for publicly accessible open space and/or pedestrian routes (i.e. Town Square, plazas,
courtyards, greenways, etc.), either through dedication, easement or covenant;

ii. lmprovements to publicly accessible open space and/or pedestrian routes;

iii. Public parking either underground or within a multi-level structure;

iv. All-day employee parking;

v. Off-site street or local park improvements;

vi. Attainable housing; and

vii. Public art
\\PC-110\Common\_Town\DEVELOPMENT SERv|CES\Planning\ProjectsVoning\2015 Dens¡ty review\2O17 03 06 - Report to Council -
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Bylaw No 2131 alters the above policies to reflect the move to a FAR-based Zoning Bylaw. As noted
above, staff propose 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 límits;
and

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

Overview of Proposed Zoninq Bvlaw Amendments: Bvlaw No. 2132

The following are the amendments proposed in the draft Bylaw No. 2132

Changes to definitions regarding density and how it is calculated, in line with the move to a FAR-
based calculation.

Adding a section with specific exclusions to how density is calculated. This ensures clarity in
bylaw interpretation for applicants designing new buildings in the relevant zones. lt also allows
for the inclusion of certain elements that improve quality of life, such as balconies, bicycle
storage, renewable energy systems, and amenity space, in a project without a reduction in
usable floor space (i.e. incentivizing amenities such as exercise facilities within the building.)

Alterations to the density of the RMs, RM6, RM7, RM-C, C1 and C2 zones, changing from a
"units per hectare" calculation to a "floor area ratio" calculatíon, with the density levels as per the
consultant's most recent recommendations and Council's subsequent resolution.

Removing the "bonus density'' section for existing CD40 developments (i.e. those that were
approved previously with a component of bonus density) from the bylaw, and for simplicity,
rezoning those properties back to Downtown Commercial (C1).

Retaining the CD40 zone for one specific project; the "Aranza" affordable housing development
at 9818 Fourth Street, due to its unique aspects.

Removing the "bonus density''sections for existing RM5-B and RM7-B developments (i.e. those
that were approved previously with a component of bonus density) from the bylaw, and for
simplicity, rezoning those properties back to their respective RM5 and RM7 zonings. This
includes the recently approved developmenlaL244T Henry Avenue, which would have its zoning
designation reverted back to RM7, but have the specific amenities accepted by Council as part
of its approval retained in the Zoning Bylaw for the time being. Section 5.3.10.c, which details
the specific amenities, would be removed from the Zoning Bylaw at a later date as part of a
housekeeping amendment to the Zoning Bylaw, following the completion of the development
and actual receipt of amenities by the Town.

lnclusion of specific requirements for the RM and C zones to require a minimum percentage of
units as three-bedroom family-oriented housing, and a minimum number of storeys for
townhouse dwellings.

a

a

a

a

a

a

o

a

It is important to note that the changes proposed in the amending bylaw make no alteration to existing
Zoning Bylaw regulations pertaining to maximum building height, maximum number of storeys,
minimum setback from lot lines, maximum lot coverage, or minimum lot area for redevelopment.
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As noted above, the Town's consultant also made recommendations with regard to maintaining a
minimum building face along the street and providing upper storey setbacks. However, due to some
overlap between these recommendations and ongoing work in the Downtown Streetscape and Urban
Design Standards project that is currently underway, staff believe incorporating these recommendations
should be done following a final report from the Streetscape project, which staff expect in the spring of
thís year.

Overview of Bonus Densitv and communitv Amenitv Contribution Policv

The draft 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. ln 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 $1S0/square metre of additional floor area above the base
FAR maximum in each relevant zone would be required in each of three scenarios:

o 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 DensityAmenity".

o 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 rezone a
property to a new zone that permits a higher FAR maximum. The contribution made
would be considered a "Community Amenity Contribution".

o 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 equalor greater value to the fixed
rate amount, including a list of potentialcommunity amenities.

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 GeneralAmenity Reserve Fund and an Attainable
and Affordable Housing Reserve Fund at a rate of 33% and 670/o respectively. Council's direction
was to divide the funds 1/3 (33.33%) / 2/3 (66.66%) between the two funds, however for clarity
and precision staff have drafted the policy to round the decimal to the nearest whole number.

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.

\\PC-110\Common\-Town\DEVELOPMENT SERV|CES\Planning\Projects\Zoning\2015 Density review\2O17 03 06 - Report to Council -
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NEXT STEPS:

Staff will be bringing forward proposed amendments to the Off-Street Parking and Loading Bylaw in the
near future. Bylaw amendments related to built form that is controlled by the Development Permit design
guidelines for Multi-Family Residential and Downtown Commercial that were recommended by the
Density Review study will be brought forward following the completion of the Downtown Streetscape
and Urban Design Standards, as that study will also contain recommendations for changes to the
Downtown Commercial Development Permit Area Design Guidelines.

STAFF RECOMMENDATION:

That Council receive this report for information.

Respectf ully subm itted, I concur, I concur,

IP RPP
Munici Planner Manager of Planning

lconcur,

ndy Humble, MCIP, RPP
Chief Adm inistrative Off icer

AV:mb
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TOWN OF SIDNEY POLICY AND PROCEDURES

1. Purpose

The purpose of this policy is to establish a framework for the calculation and collection of
Bonus Density amenity contributions and Community Amenity Contributions triggered by
increases in development density as permitted by the Town of Sidney Zoning Bylaw or as
approved by Council through a rezoning process. Bonus Density and rezoning processes
that include Community Amenity Contributions allow additional development density in
accordance with the Official Community Plan and Zoning Bylaw in return for community
amenities which benefit the people living and working in Sidney.

2. Application of Policy

This policy applies to all applications for multiple unit residential development in the Multi-
Family Residential areas and to all development within the Downtown Commercial area, as
designated by the Official Community Plan which propose to exceed the maximum Base
Density permitted within that specific zone, as established by the Town of Sidney Zoning
Bylaw.

lnterpretation

Terms used in this policy shall have the same meaning as those found in related policies and
regulation contained in the OfficialCommunity Plan and Zoning Bylaw.

4. Galculations

Development applications shall make a cash contribution of $150 per square metre of
additional gross floor area above the Base Density permitted by the property's existing zoning
as it is designated at the time of submission of the development application in each of the
following circumstances:

1. Development applications which propose to exceed the applicable Base Density but do
not exceed the Bonus Density within that specific zone, as established by the Zoning
Bylaw.

2. Development applications which propose to change the zoning designation of a property
or properties where the new zoning designation would allow a higher Base Density.

3. Development applications which propose to exceed the applicable Bonus Density
maximum of that specific zone, as established by the Zoning Bylaw, and therefore require
a zoning amendment to allow additional density.

5. Gouncil Discretion on Amenities

1. Council may accept contributions of tangible amenities (i.e. physical improvements such
as infrastructure improvements) in lieu of cash contributions at a rate of equal or greater
value to the fixed rate amount contained in Section 3 of this policy. Tangible amenities are
to benefit the community in the area of the proposed development, including but not limited
to:

a. Non-market housing;

TITLE:
BONUS DENSITY AND COMMUNITY AMENITY GONTRIBUTION

Origin: Development Services
Adopted: Ref: DV-013
Amended: Page: 1 o12
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b. Off-site street or park improvements;
c. Land or improvements involving publicly accessible open space and/or

pedestrian routes, either through dedication, easement or covenant;
d. Additional public parking either underground or within the built form of a

proposed development; and
e. Public art.

2. Council may give future consideration to a negotiated amenity contribution based on the
calculations and contributions contained in Sections 4 and 5.1 of this policy for larger scale
development applications involving multiple properties.

6. Collection of Amenity Gontributions

The full amount of amenity contributions shall be paid prior to issuance of a Building Permit.

7. Allocation of Funds

1. Funds collected as amenity contributions shall be allocated as follows:

Amenity Density Bonus Amenity
Gontribution Allocation

Location of Funds

General Amenities 33o/o
General Amenity Reserve

Fund

Attainable and Affordable
Housing 67o/o

Attainable Housing Reserve
Fund

2. Funds allocated to Attainable and Affordable Housing should be used to fund programs
that facilitate and incentivize affordable and attainable housing, rather than to directly
produce a limited number of actual units.

Reporting on Gollection and Disbursement of Amenity Gontributions

Staff shall report to Council, on an annual basis, on the collection and disbursement of
Amenity Contributions collected as per this policy.

9. Effective Date

This policy shall come into force on the date of adoption of Zoning Bylaw, Amendment No.
30, Bylaw No. 2132.

I



TOWN OF SIDNEY

BYLAW 2131

A BYLAW TO AMEND OFFICIAL COMMUNITY PLAN BYLAW NO. 1920

The Council of the Town of Sidney, in open meeting assembled, enacts as follows:

This Bylaw may be cited as "Official Community Plan Bylaw, Amendment No. 16, Bylaw No.
2131".

That Official Community Plan Bylaw No. 1920 be amended as follows:

1 . By amending policy 5.3.19, Residential Lands, Residential Density, so that it reads:

Multi-Family Residential developments may be permitted at a density greater than 40
units per hectare. Density may be increased subject to the provision of amenities as per
Bonus Density and Community Amenity Contribution Policy No DV-013, the Zoning
Bylaw, and Section 482 of the Local Government AcL

By amending policy 6.3.14, Downtown Commercial Lands, Mixed Use (Residential) / Density,
so that it reads:

Density of mixed-use developments may be increased subject to the provision of
amenities as per Bonus Density and Community Amenity Contribution Policy No.
DV-013, the Zoning Bylaw, and Section 482 of the Local Government Act.

By deleting the second preamble paragraph of policy 3.4, Residential Density Policies,
Residential Density, of the Downtown/ Downtown Waterfront LocalArea Plan and replacing
it with the following:

The Official Community Plan encourages additional residential density in the downtown
core in order to diversify the size and type of dwelling units with the goal of attracting and
retaining a balanced demographic to the area. Subsequently, the following policy is aimed
at increasing the population density in the downtown:

By amending policy 3.4.4, Residential Density Policies, of the Downtown / Downtown
Waterfront LocalArea Plan so that it reads:

Permit increased residential densities subject to the provision of amenities as per Bonus
Density and Community Amenity Contribution Policy No. DV-O13, the Zoning Bylaw, and
Section 482 of the Local Government Act.

By deleting policy 3.4.5, Residential Density Policies, of the Downtown / Downtown
Waterfront Local Area Plan.

2

3

4.

5

Read a first time the

Read a second time the

Public Hearing held the

Read a third time the

Adopted the

day of

day of

day of

day of

day of

,2017

,2017

,2017

,2017

,2017

MAYOR CORPORATE OFFICER
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TOWN OF SIDNEY

BYLAW 2132

A BYLAW TO AMEND ZONING BYLAW NO. 2OI5

The Council of the Town of Sidney, in open meeting assembled, enacts as follows:

This Bylaw may be cited as "Zoning Bylaw No. 2015, Amendment No. 30, Bylaw No. 2132',.

That Zoning Bylaw No. 2015 be amended as follows:

By amending the current definition in Section 2 Definitions, for uph so that it reads as
follows:

Units per hectare (uph): An established level of residential dwelling units permitted per
hectare of land, used to determine the Density of a Lot or Strata Lot, calculated as follows:

Units per Hectare x Lot Area (in hectares) = Permitted number of units

By amending the current definition in Section 2 Definitions, for Density so that it reads as
follows:

The number of residential units permitted on a Lot or Strata Lot when calculated in Units
per Hectare, not including Secondary Suites or Detached Secondary Dwellings, or the
total amount of Gross Floor Area permitted on a Lot or Strata Lot when calculated in Floor
Area Ratio.

By deleting the definition of Floor Space Ratio in Section 2 Definitions, and replacing it
with:

Floor Area Ratio (FAR): The total gross floor area of all buíldings and structures on a Lot
or Strata Lot divided by the total Lot Area, not including any exclusions to Gross Floor
Area as permitted elsewhere in this bylaw.

By adding new definitions, in alphabetical order, to Section 2 Definitions, as follows:

Base Density: The maximum Floor Area Ratio permitted on a lot, except where the
requirements for Bonus Density have been satisfied.

Bonus Density: The maximum additional Floor Area Ratio permitted on a lot above the
Base Density, subject to the provision of amenities as required by this bylaw and the Town
of Sidney Bonus Density and Community Amenity Contribution Policy, as amended from
time to time.

3.

4.

5. By adding to Section 5.1 General Building and Structure Regulations: All Zones, the
following section:

5.1.11 Floor Area Exclusions

a. The following parts or areas shall be excluded when calculating the Gross Floor
Area of a building or structure for the purposes of determining its Floor Area Ratio:

i. All open balconies, sundecks, porches, or similar projections;
¡i. All patios and rooftop patios and gardens;
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Any floor area used for off-street parking and loading located within the
principal building envelope in the first storey, half-storey or below grade, or
within an accessory building situated in the rear yard;
Any floor area used for bicycle storage or accessory uses that support
modes of active transportation located within the principal building
envelope in the first storey, half-storey or below grade, or within an
accessory building situated in the rear yard, as required by the Town of
Sidney Off-Street Parking and Loading Bylaw;
Any floor area used for heating or mechanical equipment that is located
below grade or in a half storey;
Any amenity areas that are accessory to a residential use such as meeting
rooms or recreational or exercise facilities, up to a maximum of 10 percent
of the total permitted floor area;
Any floor area dedicated to public use that has a social, cultural or
recreational nature, where the floor area is secured in the public domain by
a registered agreement on the title of the property, or where the title of the
property is transferred to the Town of Sidney;
All undeveloped floor areas which are located above the highest storey or
half storey and to which there is no permanent means of access other than
a hatch; or adjacent to a storey or half storey with a ceiling height of less
than 1.2 metres;
Any floor area dedicated to residential storage located below grade, or
residential storage areas located above grade to a maximum of 3.7 square
metres per dwelling unit. Any area above 3.7 square metres per dwelling
unit above grade shall count towards the Floor Area calculation;
Any floor area dedicated to the use of a Renewable Energy Apparatus or
its supporting equipment to a maximum of 1 percent of the total permitted
floor area;
Any additionalwallthickness above that required by the Building Code that
is dedicated toward increasing the energy efficiency of the building.

By dividing the "Maximum Residential Density" column in Section 5.3.1, General Spatial
Regulations Table: Multi-Family Residential Zones so that it has two sub-columns; a "Base
Density" column and a "Bonus Density" column.

By amending the "Maximum Residential Density" column in Section 5.3.1, General Spatial
Regulations Table: Multi-Family Residential Zones so that Townhouses and Apartments
under the RM5 zoning designation have a Base Density of 0.75 FAR and a Bonus Density
of 1.30 FAR.

By amending the "Maximum Residential Density" column in Section 5.3.1, General Spatial
Regulations Table. Multi-Family Residential Zones so that Townhouses and Apartments
under the RM6 zoning designation have a Base Density of 0.90 FAR and a Bonus Density
of 1.75 FAR.

By amending the "Maximum Residential Density" column in Section 5.3.1, General Spatial
Regulations Table: Multi-Family Residential Zones so that Townhouses and Apartments
under the RM7 zoning designation have a Base Density of 1 .30 FAR and a Bonus Density
of 2.00 FAR.

By amending the "Maximum Residential Density" column in Section 5.3.1, General Spatial
Regulations Table: Multi-Family Residential Zones so that Community Care Facility and
Apartments under the RM-C zoning designation have a Base Density of 1.30 FAR and the
Bonus Density column reads "Norìe".

IV

V

vi

vii

viii

tx.

x.

xi.

6

7

8.

I

10.
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11 By renaming the "Maximum Residential Density" column in Section 5.4.1, General Spatial
Regulations Table: Commercial Zones to "Maximum Density" and dividing the column so
that it has two sub-columns; a "Base Density" column and a "Bonus Density" column.

12. By amending the "Maximum Density" column in Section 5.4.1, General Spatial
Regulations Table: Commercial Zones so that the "Abutting Beacon Avenue" row under
the C1 zoning designation has a Base Floor Area Ratio of 2.30 FAR and a Bonus Floor
Area Ratio of 2.70 FAR.

13. By amending the "Maximum Density" column in Section 5.4.1, General Spatial
Regulations Table: Commercial Zones so that the "Abutting all other streets" row under
the C1 zoning designation has a Base Floor Area Ratio of 2.40 FAR and a Bonus Floor
Area Ratio of 3.00 FAR.

14 By amending the "Maximum Density" column in Section 5.4.1, General Spatial
Regulations Table: Commercial Zones so that the C2 zoning designation has a Base Floor
Area Ratio of 1.30 FAR and the Bonus Density column reads "Norìe".

15 By amending the CD40 row in Section 3.9 Zoning Group Table: Comprehensive
Development Zones, so that it reads:

cD40 9818 Fourth St.

To provide for a mixed-use development that includes a
minimum of 51% of the dwelling units in the building to
be dedicated in perpetuity as attainable rental
residential dwellinq units.

16. By deleting the RM5-B and RM7-B rows in Section 3.3 Zoning Group Table: Multi-Family
Residential Zones.

17. By deleting Section 5.9.5 Bonus Density Amenity Requirements Table.

18. By deleting Section 5.3.10 Bonus Density Amenity Requirements Table

19 By deleting the RMS-B and RM7-B rows in Section 5.3.1 General Spatial Regulations
Table: Multi-Family Residential Zones in their entirety.

By adding to Section 5.3 Building and Structures: Multi-Family Residential Zones, the
following new section:

20

5.3.10

a.

b.

c.

Bonus Density Amenity Requirements

ln the RM5, RM6, and RM7 Zones, the maximum residentialdensity on a property
may not exceed the level specified in the Maximum Residential Density: Base
Density column of Section 5.3.1.
Notwithstanding Section 5.3.10.a, the Floor Area Ratio on a property may be
increased up to the maximum specified in the Maximum Residential Density:
Bonus Density column of Section 5.3.1 subject to the provision of amenities as
required by the Town of Sidney Bonus Density and Community Amenity
Contribution Policy and accepted by a resolution of Council.
Notwithstanding Sections 5.3.10.a and 5.3.10.b, on the property legally described
as Lots 1-8, Section 12, Range 4 East, North Saanich District, Plan VlS844, and
That Part of Road Dedication on Plan 470, Section 12, Range 4 East, North
Saanich District, as shown on Plan EPP64080 (2447 Henry Avenue), the
maximum residential density may be increased to 168 units per hectare provided
that prior to the issuance of Building Permit, the property owner shall have a)
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provided Building Permit application drawings that indicate all vehicle parking for
the development is to be contained in an underground parking area; and b)
provided $75,000 towards streetscape improvements.

21 By adding to Section 5.4 Building and Structures: Commercial Zones, the following new
section:

5.4.4

a

b.

Bonus Density Amenity Requirements

ln the Cl Zone, the maximum density on a property may not exceed the level
specified in the Maximum Density: Base Density column of Section 5.4.1.
Notwithstanding Section 5.4.4.a, the Floor Area Ratio on a property may be
increased to the maximum specified in the Maximum Density: Bonus Density
column of Section 5.4.1 subject to the provision of amenities as required by the
Town of Sidney Bonus Density and Community Amenity Contribution Policy and
accepted by. a resolution of Council.

22 By amending the Maximum Residential Density for CD40 Zone in Section 5.9.1: General
Spatial Regulations Table. Comprehensive Development Zones 1 through 40, to 336 uph.

23. By amending Section 5.9.3.f, Comprehensive Development Building Regulations, so that
it reads as follows:

24

ln CD Zone 4Q, prior to the issuance of Building Permit, the owner shall register a Housing
Agreement on the title of the lands to secure a minimum of 51o/o of the dwelling units in
the building as attainable rental residential dwellings in perpetuity.

By adding to Section 5.3.8 Multi-Family Building Regulations: Townhouse Dwellings, the
following section:

e. Townhouse dwellings must be a minimum of two (2) storeys, with the second storey
having a minimum floor area of 25 square metres of finished habitable space.

25 By adding to Section 5.3.9 Multi-Family Building Regulations: Apartment Dwellings, the
following sections:

d. A minimum of 1oo/o of the units in each building must:

i. have a minimum of three (3) bedrooms. All calculations shall round up to the
nearest whole number; and

ii. have a minimum gross floor area of 100 square metres; and
iii. be located only within the first or second storey of the building.

26 By adding to Section 5.4.3 Commercial Building Regulations: All Structures, the following
section:

g. Where residential units are included in a building, a minimum of 10o/o of the units must:

i. have a minimum of three (3) bedrooms. All calculations shall round up to the
nearest whole number; and

ii. have a minimum gross floor area of 100 square metres; and
iii. be located only within the first or second storey of the building.

By amending the "Minimum Storeys" column in Section 5.4.1, General Spatial Regulations
Table: Commercial Zones so that the C2 zoning designation has a minimum 2 storey
requirement.

27
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28. By re-labeling the hatched properties shown below in Figure 1, and known as

Strata Lots 1-10, Section 11, Range4 East, North Saanich District, Plan EPS635 (9776
Fourth Street)

Strata Lots 1-17, Section 10, Range4 East, North Saanich District, PlanVlS7119 (9751
Fourth Street and2440-2444 Bevan Avenue)

Strata Lots 1-25, Section 11, Range4 East, North Saanich District, Plan EPS2645 (9818
Third Street)

Strata Lots 1-17, Section 10, Range 4 East, North Saanich District, Plan EPS2019 (9715-
9719 First Street)

Strata Lots 1-26, Section 10, Range 4 East, North Saanich District, Plan EPS2951 (2405-
2411 Bevan Avenue)

LotA, Section 10, Range 4 East, North Saanich District, Plan EPP61128 (9710 Fourth
Street)

from Comprehensive Development Zone 40 (CD40) to Downtown Commercial (C1)
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29 By re-labeling the hatched property shown below in Figure 2, and known as:

Lot 4, Section 10, Range 4 East, North Saanich District, Plan 5315 lncluding the Area
Designated on SRW Plan V1P69656 (9667 First Street)

from RMS Bonus Density (RMS-B) to Multi-Family Low Density Residential (RMs).

ure 2

30. By re-labeling the hatched properties shown below in Figure 3, and known as:

Lot A, Section 11, Range 4 East, North Saanich District, Plan EPP68635 (2475 Mt. Baker
Avenue)

Lots 1-8, Section 12, Range 4 East, North Saanich District, Plan VlS844 and That Part of
Road Dedication on Plan 470, Section 12, Range 4 East, North Saanich District, as shown
on Plan EPP64080 (2447 Henry Avenue)

from RM7 Bonus Density (RM7-B) to Multi-Family High Density Residential (RM7)
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