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TOWN OF SIDNEY

TO:

FROM:

DATE:

SUBJECT

Report to Comm¡ttee of the Whole

Chair and Members of the Committee

Corey Newcomb, Municipal Planner
Alison Verhagen, Manager of Planning

January 11,2017 File:6520-20

Density Review Project: Bonus Density, Amenity Contributions, and Attainabie
Housing

**lt is recommended that the consultant's report "Phase 4: Amenity Program", attached as
Appendix A, be read prior to reading this report.

PURPOSE:

The purpose of this report is to provide Council with 1) options for incorporating a bonus density and
amenity structure within the Town's Bylaws; and 2) options for directing amenities to attainable housing

BACKGROUND:

Council received a presentation from Barefoot Planning, the consultant retained to undertake this study,
along with a staff report at the Committee of the Whole (CoW) meeting of September 19th, 2016. Council
made the following resolution on CoW's recommendation from that meeting on October 11th, 2016:

1. That Council see merit in the findings for Phase tl of the Downtown Mixed IJse and Mutti-
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 prior to the
Public Hearing.

MOTION CARRIED UNANIMOUSLY

The Open House 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 recommendation on December 19th where the following resolutions were made:
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1. 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 foruarded 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 Use 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 repoft, with the alteration to bonus
density as stated.

CARRIED: 4:3

Thatthe other items contained within Council Resolution No.2016.35.528 (exceptthose relating
to density and bonus density) be retained.

MOTION CARRIED UNANIMOUSLY

DISCUSSION:

There are several fundamental questions and related decisions to be considered when discussing
bonus density and amenity contributions:

1. Base and Bonus density: Within which bylaw or policy to regulate this, and by what method?

2. Amenity contributions: Within which bylaw or policy to guide them, when to recommend receiving
them, and where to direct the contributions?

Council also directed staff to investigate options for directing amenity contributions towards an
attainable housing reserve fund.

Barefoot Planning has submitted the attached report which reviews options for introducing bylaw
regulations for bonus density and a policy structure for amenity contributions, and has also reviewed
options for how best to direct funding towards achieving more attainable and/or affordable housing
within the Town (see Appendix A). This report furthers the review and recommendations provided by
the Phase ll Final report which was presented to Council in July 2016 and again in September 2016.

Staff have reviewed the consultant's report and agree with the findings and recommendations, which
are as follows (staff comments follow each recommendation as bullet points):

1. Adopt an overarching Amenity Program that includes a bonus density structure within the Zoning
Bylaw, as well as an Amenity Policy that addresses calculations and contributions for Bonus
Density and for CommunityAmenity Contributions (CACs) triggered by increases in density and
subsequent created value via rezoning.

F:\_Town\DEVELOPMENT SERv|CEs\Planning\Projects\Zoning\2015 Density review\Phase 3\2017 01 11 - Report to CoW - Bonus Density
and Amenity opt¡ons plus Housing.docx
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a This would require amending the Zoning Bylaw to include a base and bonus Floor area ratio
(FAR) maximum for each subject zone (Multi-Family and Downtown Commercial), and
creating a new Amenity Policy to guide amenity contributions. lncluding a base FAR
maximum and bonus FAR maximum in each zone means that a development proposing a
FAR above the base maximum but below or equal to the bonus maximum would be
considered through the Development Permit process, and would not require a Zoning
Amendment process.

2. a) Adopt a fixed-rate amenity contribution that also allows in-kind contributions of an equal or
greater value.

o This means Council may accept either a financial contribution towards the designated
reserve fund or a different amenity of equal or greater value. This is recommended by the
consultant as being better for Sidney than the other option of negotiating each amenity
contribution each time bonus density is requested.

b) Give consideration to, in the long term, a negotiated amenity approach - particularly for large
scale redevelopment sites.

r This would give flexibility for negotiating more site-specific amenity contributions from unique
large-scale development proposals.

3. Adopt an Amenity Policy that includes the details (e.9. calculations and contributions) of the
bonus density and rezoning-based CACs.

o This means that the details of how to calculate and contribute amenities would be contained
as policies in a new Council-adopted Policy, not included as regulations within the text of the
Zoning Bylaw.

o Rezoning-based CACs would be triggered in two circumstances: 1)when a property owner
applies to rezone a property from one of the subject zones to another that permits a higher
base FAR maximum. Previously the Town has not negotiated for an amenity contribution
when a rezoning application proposes to rezone a property from one existing zone to
another, for example, from RM5 to RM7. However, allowing such a rezoning under the FAR
regulations would mean allowing additional floor area on the property and if the property
owner had not applied to rezone, they would be subject to providing amenities as per the
recommended Amenity Policy to develop any floor area above the base FAR maximums.
Therefore, a portion of that created value of additional floor area (created through the
rezoning process) should be recaptured through the Amenity Policy; and 2) when a property
owner wants 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. These two scenarios are discussed on pages 5 and I of the consultant's report
(see appendix A);

4. Amenity funds directed to 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.

a This would allow for more flexibility in allocating the funds which would possibly result in a
larger, more widespread return on investment, rather than retaining all funds collected
towards housing until there is a sufficient amount in the fund to construct actual individual
units.

F:\_Town\DEVELOPMENï SERV|CES\Planning\ProjectsVoning\2015 Density review\Phase 3\2017 01 11 - Report to CoW - Bonus Density
and Amenity options plus Housing.docx
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5. Employ a fixed amen¡ty contribution of $150 per square metre of additional floor area above the
FAR maximum, while developing policy that supports the provision of Council-approved in-kind
amenities of equal or greater value.

. This recommendation sets the fixed amount for an amenity contribution, and reflects the
goal of recapturing for the community some of the land value Council creates by allowing
additionalfloor space to be developed on a property.

6. Establish a second amenity fund, in addition to the existing General Amenity Reserve Fund, with
a focus on facilitating attainable and affordable housing.

o This would allow funds collected as amenities to go towards housing initiatives and
opportunities, rather than the previous general direction for amenity funds towards
streetscape improvements, public art, etc.

7. Direct cash in lieu contributions to both a General Amenity Reserve Fund and a Housing Fund
at a Council-determined rate (e.9. 1/3 towards General Amenities and 213 towards Housing)

. Council should determine what ratio split is appropriate for dividing funds received as
amenities between general amenity funds, typically used for streetscape improvements like
street furniture and sidewalk improvements, and housing opportunities and initiatives. The
consultant is suggesting that 1/3 of funds received go towards general amenities and 2/3 go
towards a Housing Fund, following recent discussions of Council.

8. Undertake annual reporting (for transparency/recognition) and monitoring (for effectiveness) of
the Amenity Program.

. The Amenity Program would be new for the Town, therefore annual reporting and monitoring
are recommended to ensure that the base and bonus FAR maximums, and amenity
calculations and contributions are working as intended.

The Phase ll Final Report from the consultant, received by Council in 2015, 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;

. Core policychangeswould include (1) the replacementof existing UPH limits in each relevant
zone with "base" and "bonus" FAR maximums, (2) removal of the existing UPH "bonus density"
policy in the Official Community Plan (OCP) and its replacement with a new policy, and (3) the
incorporation of amenity contribution levels directly into the Zoning Bylaw itself;

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

o Changes to built form requirements, including a minimum 2 storey building face at the street in
the C1 zone, with a maximum setback oÍ 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;

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

Councilsaw merit in all recommendations with the exception of base and bonus FAR, instead requesting
additional information on this topic. lf Council sees merit in these proposed recommendations on base

F:\_Town\DEVELOPMENT SERV|CES\Planning\ProjectsVoning\2015 Density review\Phase 3\2017 01 11 - Report to CoW - Bonus Dens¡ty
and Amenity options plus Housing.docx
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and bonus density, staff will continue drafting bylaws for consideration to reflect the recommended
amendments to the Zoning Bylaw and Official Community Plan (OCP). This includes amending the
existing OCP policies on density to remove the references to UPH maximums, but retaining the guiding
policy wording with respect to bonus density.

FINANCIAL IMPLICATIONS:

The Town has an existing amenity reserve fund to which contributions for streetscape improvements
and public art have been directed. Adding a housing component to the Town's amenity structure could
be done by simply adding another category to the existing reserve fund; this is preferable to creating an
additional reserve fund solely for housing purposes. Contributions made to each category of amenities
for the Town would be tracked by staff, as is currently the case.

It should be noted that directing greater amounts of amenity contributions towards affordable and
attainable housing goals would reduce the amount available for streetscape improvements such as
sidewalks and street furniture, which has previously been the focus for amenity funds.

NEXT STEPS:

lf directed by Council, staff would bring fonarard proposed amendments to the Zoning Bylaw and OCP
Bylaw along with a proposed Amenity Policy for Council's consideration. Staff would bring fonrard
proposed amendments to the Off-Street Parking and Loading Bylaw as well in the near future. Bylaw
amendments related to built form which 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 fonryard following the completion of the Downtown Streetscape and Urban Design
Standards project, as that study will also contain recommendations for changes to the Downtown
Commercial Development Permit Area Design Guidelines.

STAFF RECOMMENDATIONS:

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. RM5: base FAR maximum ol .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. C1 on Beacon: base FAR maximum of 2.30, bonus FAR maximum of 2.70

e. C1 off Beacon: base FAR maximum ol2.4O, bonus FAR maximum of 3.00;

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

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

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;

F:\_Town\DEVELOPMENT SERV|CES\Planning\ProlectsVoning\2015 Density review\Phase 3\201 7 01 11 - Report to CoW - Bonus Density
and Amenity options plus Housing.docx
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5. That staff draft an Amenity Policy for considerat¡on by Council that includes the detaits (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 allows 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 213 towards
housing; and

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

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

Respectf ully subm itted, Respectf ully subm itted, lconcur,

Corey MCIP RPP Alison Verhagen, CIP RPP Tim Tanton, MPA, P.Eng.

Director of Development Services,
Engineering, Parks & Works

Municipal nner Manager of Planning

lconcur,

Humble, MCIR RPP
Chief Adm inistrative Off icer

Attachment:
Appendix A: Phase 4: Amenity Policy by Barefoot Consulting, Jan 11,2017

F:\_ïown\DEVELOPMENT SERV|CES\Planning\ProjectsVoning\2015 Density review\Phase 3\2017 01 11 - Report to CoW - Bonus Density
and Amenity options plus Housing.docx
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For a quick read, see Appendix A (p. 13) for a summary table of the
recommendations found within this report.

L lntroduction
ln Phase 2 of the Density Review, Barefoot Planning recommended the

following Bonus Density framework:

[1] ln the OCB a high-levelguiding policy;

[2] ln the Zoning Bylaw, a Base and Bonus FAR maximum for each zone

and a 'fixed-rate' contribution based on m2 of bonus floor area.

The inclusion of Bonus Density and an Amenity Program has subsequently

been a topic of considerable discussion, consideration, and now

reconsideration: Council has directed staff to revisit Bonus Density and an

amenity structure within the Town's bylaws, with a specific attention to

affordable housing as a desired amenity,

The purpose of this report is to [a] present alternative options for an Amenity

Program, which includes Bonus Density and a policy for Community

Amenity Contributions (CACs), [b] recommend how to incorporate

affordable housing as a desired amenity contribution; and [c] recommend a

preferred framework option.

ll. Shared Language
The terms Community Amenity Contribution (CAC), Bonus Density, and
AmenityPolicy are confusing, often used interchangeably and/or incorrectly,

and lack consistency across planning policies and literature. For example,

the Town's existing 'Bonus Density' policy requires a rezoning to be

triggered, acting as a sort of hybrid between a typical Bonus Density policy

and a rezoning-based Community Amenity Contribution Policy.

ln order to simplify the discussion and establish a shared language and

understanding, the following clarifications are offered.

Amenity Program refers to any policies or regulation that establish a

Bonus Density and/or rezoning-based Community Amenity Contribution
(CAC)program.

Amenity Policy refers to a policy document that contains the relevant

details (e.9., calculations, contributions) for both Bonus Density and CACs.

Bonus Density refers to a program in which the increase in density and

contribution do not require a rezoninq (e.9., moving from 1.3 to 1.7 FAR

within the RM7 zone),

\)Density Review: Amenity Program
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A rezoning-based Community Amenity Gontribution (GAC) refers to a
policy-supported contribution given because of an increase in density that

requires a rezoning (e.9., moving from RM5 to RM7).

An Amenity Contribution refers to the actual amenity or cash-in-lieu

contribution offered by a proponent via an amenity policy.

Affordable Housing refers to non-market or below-market housing (rental

or ownership), For this report, affordable housing primarily refers to
permanent forms of housing targeting lower-income earners, but technically
also refers to emergency and transitional housing.

Attainable Housing refers to housing that is 'more affordable'to mid-
range income earners (e.9., small lot family housing, smaller unit

apartments, purpose-built rental housing).

lll. Brief Rationale for an Amenity Program
The Town has three primary tools for obtaining amenity or infrastructure
contributions from development:

'1. Direct provision of works (i.e., off-site improvements, such as

road and utility upgrades) or lands (e.9., park or road dedication)

2. Development Gost Gharges (e.9., funds toward area-wide
infrastructure improvements, like sewer and wate$

3. Amenity Program (e.9., provision of amenities or cash-in-lieu)

An amenity program is a key - and the most direct - tool for obtaining
certain community amenities and benefits, including affordable housing,

streetscape improvements, active transportation, heritage preservation, and

public art. Should the Town eliminate its existing OCP policies on Bonus
Density, it will no longer have any form of amenity program. This means

that, when Council grants increases in density via rezoning, the Town will no

longer have regulatory or policy support to receive amenity contributions -
or capture any 'created value' for the community. (Council decisions can
'create value' by, for example, approving an increase in bulldable density for

a parlicular property, thereby increasing its market value).

History suggests that increases in density (beyond a base/single FAR)

would occur through rezoning with or without an amenity program;

however, amenity contributions (and so the equitable distribution of created

value)will only happen with some form of amenity program,

lV. Amenity Program Options
There are a variety of options for incorporating an amenity policy into the
Town's regulations. For example, the Town could...

. Establish Bonus Density regulations in the Zoning Bylaw, in a separate

Amenity Policy, or both;

4Density Review: Amenity Program
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. Establish an Amenity Program that includes Bonus Density, rezoning-

based CACs, or both;
o Establish fixed-rate cash-in-lieu contributions or negotiated amenity

contributions;
¡ Establish a list of desired community amenities, cash-in-lieu fund(s), or

both.

A detailed examination of all potential options is beyond the scope of this
work. However, three main issues are worth addressing: [1] Bonus Density

vs, rezoning-based CAC Policy vs. both; [2] fixed rate vs. negotiated
amenity contributions; and [3] amenity details in the Zoning Bylaw vs. the

OCP vs, a separate Amenity Policy document.

a. Bonus Density vs. rezoning-based CAC Policy vs. Both
¡ ln Phase 2, it was recommended that Bonus Density maximums be

incorporated into the Zoning Bylaw, rather than the OCP (current), in

order to streamline the development process, reduce the number of
rezoning applications, and increase predictability and transparency.

o However, neither the Phase 2 recommendations nor existing Town
policies include a CAC Policy that is triggered by a rezoning that

increases density (e,9., RMS to RM7).

o For example, consider an RM5 property with a Base FAR maximum of
0.75. With only a Bonus Density policy, the landowner could pursue

either of the following options to achieve a Bonus FAR maximum of
1.30:

o Option 1: apply for Bonus density of 1.30 FAR and be subject to an

amenity contribution based on the amount of bonus floor area.

. Option 2: apply to rezone to RM7, build to the base of 1.30 FAR,

and not be subject to an amenity contribution.

o ln other words, the same increase in density in Option 1 is not treated

consistently with that in Option 2.

¡ Therefore, adopting a comprehensive program that addresses

increases in density within zones (Base to Bonus FAR) and between
zones (rezoning)will maximize community benefit and ensure

consistent treatment of development.

Recommendatíon #l; Adopt an overarching Amenity Program that

includes [a] a Bonus Density structure within the Zoning Bylaw and [b] an

Amenity Policy that addresses calculations and contributions for Bonus

Density and for CACs triggered by increases in density (and thereby created
value) through rezoning,

b. Fixed Rate vs, Negotiated Contributions
o Fixed-rate contributions are amenable to simpler and more

streamlined processes, and offer transparency and predictability for all

5Density Review : Amen ity Proç1 rant
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o However, fixed-rate contributions [a] achieve less communiiy beneflt,

because they are not tailored to each development; [b] rely on the

Town or another agency to realize the funds as actual amenities; and

[c] require regular monitoring, so that they are reflective of current

market conditions and achieve public benefit while not acting as a

barrier to development.

. By contrast, negotiated contributions are [a] tailored to the specific

conditions of each project, [b] can acquire an appropriate combination

of benefits/amenities and cash-in-lieu contributions for any site, and [c]
maximize public benefit based on a proportion of actual land lift (i.e.,

created value).

o However, negotiated contributions are [a] more complex (typically

based on a detailed land lift analysis), [b] require more staff and

developer expertise, and [c] result in a less predictable and transparent

- and often more contentious - process.

Recommendation #2a,' Based on current staff and local developer
expertise, recent development/policy history and market conditions, a

fixed-rate amenity contribution is the best fit for the Town. ln order to
maximize community value, a fixed-rate policy that also supports Council-
approved amenities of equal or greater value to the fixed-rate amount

should be strongly considered.

Recommendation #2b:The Town should also give consideration to, in the

long term, a negotiated approach. Specifically, the Town should consider a
negotiated approach to amenity contributions on large scale redevelopment
sites, in order to more accurately evaluate, understand, and recapture

created value to maximize communiÇ benefit and allow for flexible

outcomes.

c. Amenity Details in Bylaw vs, OCP vs. Separate Document
¡ ln Phase 2, it was recommended that the details of Bonus Density,

including a fixed-rate amenity contribution, be included within the

Zoning Bylaw.

. However, the proposed Amenity Program structure now incorporates

additional considerations, including a focus on attainable housing and

- as recommended - a rezoning-based CAC Policy.

¡ Moreover, these future amenity policies are part of a larger transition

by the Town, with regard to density regulation, So, even more than

typically necessary (to reflect changing market conditions, inflation,

etc), these policies will require careful monitoring and - very likely - on-
going 'maintenance' (amendments) to ensure they are serving their
intended purpose.

6Density Review: Amenity Progratt
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o Therefore, a separate policy document that is more adaptable and

easily amended than the Zoning Bylaw or OCP would help this

program evolve and continue to work effectively.

Recommendation #3; To create a more 'agile' and flexible program, it is
recommended that the Town adopt a separate Amenity Policy document

that includes the details (e.9., calculations, contributions) of the Bonus

Density and rezoning-based CAC framework.

V, Achieving Affordable & Attainable Housing
ln considering the options - and details - of a potential amenity policy

framework, the directed focus on attainable and affordable housing needs

consideration. ln evaluating the potentialto achieve attainable and

affordable housing via an amenity program, we should first step back and

briefly consider [a] the tools available to achieve attainable and affordable

housing in Sidney and [b] the effectiveness of an amenity program as a tool

to achieve affordable housing in Sidney.

The following are some of the key mechanisms available to the Town to
achieve more attainable and affordable housing:

1. lncreased densities

2. Smaller unit sizes

3. Smaller lot sizes

4. Secondary suites, garden suites, laneway houses

5. Other infill housing policies (e.9., policy support for infill subdivisions)

6. Policies protecting and/or increasing the purpose-built rental stock

7. Reduced or exempted parking requirements

B. Removing barriers to affordable (e.9., non-profit)and attainable
housing (e.9., rental housing) by streamlining processes, waiving

fees, offering grants, etc.

9. Housing agreements (often part of 10 or 1 
'1)

10. lnclusionary Zoning, which is a policy that typically requires the

provision of affordable housing units as a proportion of all units in

larger scale developments.

1 1. Amenity policies (e.9., provision of units or cash-in-lieu)

12. lnnovative and novel ideas, such as utilizing public land for non-

market housing

a, Affordable Housing via Amenity Contributions
When considering Affordable Housing as a key amenity contribution, the

Town should consider the relative impact that such a program can have on

the affordable and attainable housing stock in Sidney.

Amenity contributions toward affordable housing can be realized as the
provision of housing units (ordinarily achieved by negotiated contribution or

7Density Review: Amenity Proç1ram
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an lnclusionary Zoning policy) or cash-in-lieu contributions to a designated

ffiordable) Housing fund.

The potential to use the proposed, fixed-rate cash-in-lieu funds to directly
develop units is limited, as illustrated in the following example:

Taking a rough development cost of $SOO,OOO per Affordable Housing unit

and an amenity contribution of $150/m2 of bonus floor area, the Town

would require 2,000m2 of bonus floor area (roughly 25 bonus units) to
achieve just one affordable housing unit. Compare this rate of 1 per 25 (4o/o)

to a reasonable negotiated amenity or lnclusionary Zoning rate of 1

affordable housing unit per 10 units (10%). At this rate, and the relatively

modest rate of development in Sidney, this is not an effective way to
develop affordable housing in the Town.

That said, these amenity funds could instead be used to facilitate affordable

and attainable housing in other ways. For example, they could be used to

fund a program that removes barriers for non-profit or purpose-built rental

development. The funds could allow the Town to waive application fees or
provide grants to cover certain development costs, thereby incentivizing an

increase in these units.

Recommendation #4,' W¡th fixed-rate contributions, amenity funds

directed toward attainable and affordable housing should be used to [a]

fund programs and policies that facilitate and incentivize affordable and

attainable housing, rather than to [b] directly produce a limited number of

actual units.

Vl. Amenity Contribution Details
To clarify, there are three scenarios in which an Amenity Program can be

triggered,

1. Bonus Density = Proposed density is greater than the Base FAR

maximum but less than or equalto the Bonus FAR maximum

2a. CAC Policy I = Rezoning within the scope of established zones

(i.e., rezoning from a lower to a higher density zone - RMS to RM7)

2b. CAC Policy ll = Rezoning outside the scope of established zones

(i.e., rezoning for an FAR beyond the Bonus FAR maximum).

As recommended in Section lV., an Amenity Policy framework should apply
to each of these three scenarios, and all three should be approached

consistently and predictably.

a, Amenity Contribution Amount
As already discussed, there are two primary options for determining an

amenity contribution amount - fixed rate or negotiated. Fixed rate is the

preferred option for Sidney.

BDensity Review: Amenity Progrant
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The amount of the fixed-rate contribution was previously addressed in

Phase 2 of this study. We have not found reason to amend the

recommended amount of $150/m2.

However, because physical amenities typically provide greater community
value than cash-in-lieu, the Town should develop an amenity policy that

allows Council to approve desired amenities of an equal or greater value

than the fixed-rate amount.

Recommendation #5.' Employ a fixed amenity contribution rate of $150/
m2 of Bonus floor area, while allowing the provision of Council-approved

amenities of equal or greater value.

b. Amenity Fund(s)
Conventionally, cash-in-lieu contributions go into a general Amenity Fund

that can be used to fund desired, Council-approved projects (e.9.,

streetscape and public space upgrades). With the directed focus on

Affordable and Attainable housing, it would make sense to establish a

second amenity fund - (Affordable) Housing Fund. "Affordable" is placed

tentatively for Council's discretion, depending on whether the intended
focus is strictly on non-market affordable housing or a mix of affordable and

attainable housing.

Recommendation #6.'The Town should establish a second amenity fund,

in addition to the existing General Amenity Reserve Fund, with a focus on

facilitating attainable and affordable housing.

c. Funding Amenities
With this recommendation and Council's direction in mind, it is necessary to

determine the amount of cash-in-lieu that is directed to the Housing Fund

versus the general Amenity Fund - lOOo/o/Oo/o,5Oo/o/50%?

Before making a recommendation, it is worth noting that, in the past,

Sidney has directed its general amenity funds towards desired amenities,

such as street furniture and sidewalk improvements, Therefore, as greater

amounts are directed to housing initiatives, there will be less of these funds

available to fund such projects, meaning the Town will have to find other

ways to achieve them - if at all.

With these factors in mind, a split between a Housing Fund and general

Amenity Fund makes sense.

Recommendation #7:fhe Town should direct cash-in-lieu contributions to

both a general Amenity Fund and a Housing Fund. A split of roughly 670/o

(2/3) housing and 33% (1/3) general speaks to the current Council directive.

vDensity Review: Amenity Progrant
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However, this is a decision for Councilto make based on the provided

information.

Vll. Other Considerations

a. Best Practices for Amenity Programs
The following is a list of best practices that staff should consider in

developing its final Amenity Program:

o Be open and transparent, so it's easy for developers and the

community to understand and easy for staff to implement.

. Be predictable, so developers know what to expect and the Town can
plan ahead.

o Ensure strong policy is accompanied by strong communication, a

supportive internal culture, and staff capacity to implement the
program.

¡ Address density increases within existing zones (Bonus) and through

rezonings.

o Treat all developments consistently; however, outcomes need not

always be the same. Allow flexibility to consider unique circumstances
or direct provision of an amenity,

. Balance achieving 'benefits'and 'amenities'. Benefits tend to
be social in nature - for the 'greater good' (e.9., affordable
housing); whereas, amenities are for all rcsidents to utilize, like
public spaces or facilities.

. Make discretionary decisions about in-kind (provided)amenities (i.e.,

what it is, whether or not to accept it) based on input from the

community (e.g., though neighbourhood planning)and the developer.

ïhe developer should not simply choose the provided amenity.

o Ensure contributions are meaningful and meet the needs of new and

existing residents.

. Ensure contribution rates are reasonable and do not act as a barrier to
development.

o Ensure Amenity Program outcomes represent good planning and

smart growth, rather being seen as 'selling density'.

. Conduct annual reporting on Bonus Density / CAC Policy programs, in

order to add more transparency and recognize the benefits to the

community.

¡ Recommend or negotiate amenity contributions, do not impose them.

. Review recommended contribution rates annually to reflect market

conditions and impacts on development.

Recommendation #8,'The Town ensure two additional elements to its
Amenity Program implementation: [1] annual reporting to add transparency
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and recognize the benefits to the community and [2] on-going monitoring of
recommended contribution rates and related Amenity Program details.

Vlll. Recommended Amenity Program Framework

a, Policy Framework
The recommended Amenity Program framework is as follows:

Policy / Regulation Detail

ocP Guiding policy that enables Bonus Density
and rezoning-based CACs.

Zoning Bylaw Base and Bonus FAR maximums for each
zone with reference to Amenity Policy.

Amenity Policy
Separate policy document detailing Bonus
Density and CAC calculations and
contributions.

GeneralAmenity Fund
Discretionary fund directed toward general
community amenities.

Housing Amenity Fund
Discretionary fund directed toward facilitating
the creation of affordable / attainable housing,

b, Bonus Density
The following Base and Bonus density FAR maximums are proposed in the
Zoning Bylaw.

Zone FAR Maximums

RM5 Base = 0.75, Bonus = 1.30

RM6 Base = 0.90, Bonus = 1.75

RM7 Base = 1.30, Bonus = 2.00

G1 On Beacon Base = 2.30, Bonus = 2.70

C1 Off Beacon Base = 2.40, Bonus = 3.00

c. Amenity Contributions
The following amenity contribution rates and policies are recommended

Density Review: Amenity Proç1ram "11
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Policy / Regulation Contribution

Bonus Density

[a] $1so/mz of bonus floor area beyond the
base FAR, [b] a Council-approved in-kind
contribution of equal or greater value, or [c] a
combination of the two.

Rezoning-based CAG

[a] $1SO/mz of floor area beyond the base FAR

of the existing zoning, [b] a Council-approved
in-kind contribution of equal or greater value,
or [c] a combination of the two.

Other rezoning-
based CAC

ln 'other' rezoning scenarios that result in land
lift (e.9., from an R to an RM zone), negotiate
on a case-by-case basis, informed by the
recommended contributions rates above.

d. Amenity Program Examples
The recommended Amenity Program structure can be illustrated in the

following three scenarios.

Scenario 1: The owner of a 1,000m2 lot that is zoned RM7 wants to

develop at 1.8 FAR, which triggers the Bonus Density policy but does not

require a rezoning.

Scenario 1 Existing Proposed

Zoning RM7 RM7

FAR 1.3 base / 2.0 bonus 1,8

Total Floor Area Base = up to '1,300m2 1,800m2

Bonus Floor Area n/a 500m2

Contribution Rate n/a 150m2

Contribution n/a 500 x'150 = $25,000

Per Unit Estimate"
*based 

on average unit size
o1 75m2 $'l l,zso.

Scenario 2: The owner of a 1,000m2 lot that is zoned RM6 wants to
rezone to RM7 and develop at 1.8 FAR, which triggers the Amenity Policy

and requires a rezoning. lt is treated consistently with the straightforuuard

Bonus Density scenario above.

Scenario 2 Existing Proposed

Zoning RM6

Density Review: Amenity Program
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Scenario 2 Existing Proposed

FAR 0.90 base / 1.75 bonus 1.8

Total Floor Arca Base = up to 900m2 1,800m2

Bonus Floor Area nla 900m2

Contribution Rate nla 150m2

Gontribution n/a 900x150=$135,000

Per Unit Estimate*
*based 

on average unit size' of75m2
$1 1,250.

Scenario 3: The owner of a 1,000m2 lot that is zoned RM7 wants to
develop af 2.2FAR, which is beyond the Bonus FAR maximum. ln this

case, it requires Councilapproval (a rezoning) but is treated consistently
with the other scenarios, in terms of contributions, through the Amenity

Policy.

Existing Proposed

Zoning RM7 RM7* (rezoning)or CD

FAR 1.30 base / 2.00 bonus 2.2

Total Floor Area Base = up to 1 ,300m2 2,2OOm2

Bonus Floor Area n/a 900m2

Gontribution Rate n/a 150m2

Contribution n/a 900x159=9135,000

Per Unit Estimate*
*based 

on average unit size

o'f 75m2
$l l,zso.

lX. Conclusion
ln conclusion, it is recommended that the Town of Sidney adopt a
comprehensive Amenity Program that [a] addresses Council-approved

increases in density through Bonusing and rezoning and [b] is consistent
with the previously-recommended Bonus Density framework from Phase 2

of this study.

See Appendix A. for a summary overuiew of recommendations.
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Appendix A. Amenity Program Summary Table

Name Detail

RECOMMENDATIONS

Recommendation 1

Adopt 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 CACs triggered by increases
in density via rezoning.

Recommendation 2a
Adopt a fixed-rate amenity contribution - that
also allows in-kind contributions of an equal or
greater value - is the best approach for Sidney.

Give consideration to, in the long term, a
Recommendation 2b negotiated amenity approach - particulady for

large scale redevelopment sites.

Recommendation 3
Adopt a separate Amenity Policy that includes
the details (e.9., calculations, contributions) of
the Bonus Density and rezoning-based CACs.

Recommendation 4

Amenity funds directed toward housing should
be used to [a] fund programs that facilitate and
incentivize affordable and attainable housing,
rather than to [b] directly produce a limited
number of actual units.

Recommendation 5

Employ a fixed amenity contribution rate of
$l SO/mz, while developing policy that supports
the provision of Council-approved in-kind
amenities of equal or greater value.

Recommendation 6
Establish a second amenity fund with a focus on
facilitating attainable and affordable housing.

Recommendation 7
Direct cash-in-lieu contributions to both a
generalAmenity Fund and a Housing Fund at a
Council-determined rate (e.9., 1/3 and 2/3).

Recommendation B

Undertake annual reporting (for transparency/
recognition) and monitoring (for effectiveness) of
the Amenity Program.

AMENITY PROGRAM STRUCTURE

OCP
Guiding policy that enables Bonus Density and
rezoning-based CAC.

Zoning Bylaw Base and bonus FAR maximums for each zone

Density Review: Amenity Program 14
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Name Detail

Amenity Policy
Separate policy document detailing Bonus
Density and CAC calculations and contributions.

GeneralAmenity
Fund

Discretionary fund directed toward general
community amenities.

Housing Amenity
Fund

Discretionary fund directed toward facilitating the
creation of attainable and affordable housing.

FAR MAXIMUMS

RM5 Base = 0.75, Bonus = 1.30

RM6 Base = 0.90, Bonus = 1.75

RM7 Base = 1.30, Bonus = 2.00

C1 On Beacon Base = 2.30, Bonus = 2.70

C1 Off Beacon Base = 2.40, Bonus = 3.00

AMENITY CONTRIBUTIONS

Bonus Density
[a] $l soZmz of bonus floor area beyond the base
FAR, or [b] Council-approved in-kind contribution
of equal or greater value.

[a] $l SO/mz of floor area beyond the base FAR of
Rezoning-based CAC the existing zoning, or [b] Council-approved in-

kind contribution of equal or greater value.

Other rezoning-based
CAC

ln 'other' rezoning scenarios that result in land lift
(e.9., from an R to an RM zone), negotiate on a
case-by-case basis, informed by the
recommended contributions rates above.
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