
TOWN OF SIDNEY 
 

ADVISORY PLANNING COMMISSION MEETING 
 

ARBUTUS ROOM – 2:00 pm 
 

Tuesday March 15, 2022 
Thursday March 17, 2022 
Tuesday March 22, 2022 

 
MINUTES 

 
Tuesday March 15, 2022 

 
PRESENT: 
 

Chair: Kelly Bull-Tomer 
  
Vice Chair: Clarence Bolt 
  
Members: Lucina Baryluk, John Crowhurst, Denny Gelinas, Richard Novek, 

Bernardine van der Meer, Andrew Tidman, Douglas Watt 
  
Council Liaison: Councillor Chad Rintoul  
  
Staff: Corey Newcomb, Senior Manager of Long Range Planning 

Alison Verhagen, Senior Manager of Current Planning 
 Richard Roy, Municipal Planner 
 Ruth Howell, Administrative Assistant 

 
1. CALL TO ORDER 
 
The Chair called the meeting to order at 2:00 pm. 
 
MOVED by D. Watt, seconded by R. Novek, that the Agenda be adopted as circulated. 

 

MOTION CARRIED UNANIMOUSLY 
 
2.  ADOPTION OF AGENDA 

 

MOVED by D. Gelinas, seconded by R. Novek, that the Agenda be adopted as circulated. 

 

MOTION CARRIED UNANIMOUSLY 
 
3. ADOPTION OF MINUTES: March 01, 2022 
 
MOVED by L. Baryluk, seconded by D. Watt, that the Minutes from March 01, 2022 be adopted 

as circulated. 

 

MOTION CARRIED UNANIMOUSLY 
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4.  REVIEW OF DRAFT OFFICIAL COMMUNITY PLAN: Staff Report and Introduction by 
Corey Newcomb, Senior Manager of Long Range Planning 

 
After a brief introduction of the draft OCP by C. Newcomb, K. Bull-Tomer suggested that each 
section be discussed with a Record of Decision noted at the end of each section. 
 
1. Plan Overview & Introduction 
 
 Many members felt that West Sidney is segregated from the rest of Sidney and would like to 

see more in the OCP about how to integrate West Sidney (both with pedestrian and traffic 
flow) to the rest of the town. Some felt that the intersection/overpass at Beacon/Pat Bay 
highway should be mentioned and form part of the policies in the OCP. 

 Some members felt that the West Side Local Area Plan should be integrated into the OCP. 
Should the OCP incorporate the approved LAP, thus driving the new OCP, or should the 
OCP policies drive a revised LAP, that is, update it? 

 In the “Sidney Today” section (page 8) there should be some reference to the industrial area 
of West Sidney as a driver of the economy.  

 It would be beneficial to specifically reference which “other plans and guidelines” are being 
referred to in the document (i.e. – Downtown Local Area Plan? West Sidney Local Area 
Plan? etc.). 

 There was general consensus that the Transect diagram is confusing. Removing the map 
below the transect diagram would make the transect diagram more understandable. 

 
2. Vision and Goals 
 
Some members felt the Vision Statement was too wordy. 
 
3. Future Land Use 
 

 Providing minimum lot sizes in land use descriptions can lead to confusion regarding what 
can be built (perhaps use a general note to reference the zoning bylaw). Clear guidance for 
new builds and infill so that neighbourhood flow is maintained – not hodgepodge 
development. Guidance on the built form and density would improve clarity. 

 Several members felt that the Neighbourhood Commercial Policy Area was too broad, open-
ended and that no guidance is given on what will be considered appropriate criteria. 

 With respect to Harbour Road Marine Industrial, one member thought the definition was too 
restrictive in that it penalizes residential properties. 

 
4. Policies 
 
4.1 A Regionally Connected, Vibrant Downtown 
 
How are we going to add more public space to downtown? There should be more detail or ideas 
around this as the OCP should not only articulate aspirational goals but provide a road map on 
how to get there. Discussion around widening sidewalks, public plaza, closing off Beacon for 
periods of time with scheduled deliveries. 

 
4.1.2 - Quantification is required of what is meant by “a significant portion of units that are deep 
affordable and/or below market affordable housing.” The group was divided on whether to be 
more specific vs. leaving the policy loose and flexible. 
 
4.1.4 - Are we getting enough from developers where there is increased bonus density? Should 
be reviewing the amenity dollar amount and options regularly (last done in 2016). 
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There is no limitation on heights on Gateway site and perhaps the OCP should provide some 
clarity regarding same and the rezoning of Gateway, etc. Administrative approach to Gateway 
should be stated if it is exempt from OCP. 
 
4.1.11 - The group was generally leery of having residential in the downtown commercial area 
as it has been largely unsuccessful so far, is aesthetically unappealing (unless pushed back or 
grade separated) and it is near impossible to go back to commercial once an area has been 
used as residential.  Amount of commercial should be supported by a retail absorption analysis 
– how much retail is required for the Town? 
 
4.1.21 - We need parking in the downtown for visitors and residents who need to make trips 
downtown for appointments and errands. Although you are looking at Transportation Demand 
Management, don’t decrease the ability to park downtown too much or too rapidly. We need 
some balance here. 
 
5. ADJOURNMENT OF MEETING 
 
MOVED by D. Gelinas, seconded by D. Watt, that the meeting be adjourned at 4:00 pm. 

 

MOTION CARRIED UNANIMOUSLY 
 
Thursday March 17, 2022 

 
PRESENT: 
 

Chair: Kelly Bull-Tomer 
  
Vice Chair: Clarence Bolt 
  
Members: Lucina Baryluk, John Crowhurst, Denny Gelinas, Bernardine van der Meer 
  
Council Liaison: Councillor Chad Rintoul  
  
Staff: Corey Newcomb, Senior Manager of Long Range Planning 

Alison Verhagen, Senior Manager of Current Planning 
 Richard Roy, Municipal Planner 
 Ruth Howell, Administrative Assistant 
  
Regrets: Richard Novek, Andrew Tidman, Douglas Watt 

 
6. CALL TO ORDER 
 
The Chair called the meeting to order at 2:00 pm. 
 
MOVED by D. Gelinas, seconded by L. Baryluk, that the meeting be called to order.  

 

MOTION CARRIED UNANIMOUSLY 
 
7.  REVIEW OF DRAFT OFFICIAL COMMUNITY PLAN cont’d 
 
The Tuesday March 15 discussion of the draft Official Community Plan finished at section 4.1. 
The discussion continued. 
 



Town of Sidney Advisory Planning Commission Meeting Agenda 
March 15 / 17 / 22, 2022 

 

4 

4.2 A Distinct Seaside Town Reflecting Local History, Culture and Context 
 
4.2.13 - This does not really fit in this section and should be moved to the Seaside & Marine 
section. 
 
4.2.29 - This is a little too general. Would like to see specific infrastructure (government wharf, 
fishing pier, Beacon wharf) mentioned. While the future of these assets may be a political 
decision for the council of the day, the OCP needs to provide some guidance as to the 
overarching plan. 
 
4.2.1 – 4.2.13 Reconciliation, Partnership, Education, Engagement 
 
 This section should focus on government-to-government relationships. It should be broader 

so that these policies aren’t limiting or excluding. NGOs and leadership councils come and 
go over time. The document needs to be respectful and sensitive to communication 
channels. 

 Concerns about the wording: “WSANEC Leadership Council” (not government) vs. 
WASANEC First Nations” (government? – better?) 

 One member felt that there was too much overlap in the reconciliation section. 4.2.10 
promises a lot but are we going to be able follow through? A suggestion was made that the 
Town sit down with the other two municipalities that border the First Nations land and go 
through the 94 recommendations in the Truth & Reconciliation document and target some 
specifically. 

 
4.3 Connected, Accessible and Liveable Neighbourhoods That Meet the Needs of the Whole 

Community 
 
There was a comment that there is a lot in this chapter; it might be better presented if 
Transportation was its own chapter and to tie the transportation and the housing policies 
together a bit more succinctly. 
 
4.3.1- 4.3.26 Partnerships and Housing 
 
 4.3.23 – Perhaps we could have some policy around strata councils not being allowed to 

restrict rentals in stratas to increase rental options in Sidney? While you may not be able to 
do this as a requirement of a development permit, consideration could be made when things 
come through for rezoning. 
 

 4.3.11 & 17 – Is cash in lieu a good idea? The amenity should be providing rental units or 
below market housing since we are always behind with cash in lieu and it is not enough 
cash and as a result it never gets used. At a minimum, the cash in lieu should be earmarked 
solely for rental/below market housing. 
 

 4.3.20 - Why are we limiting live-aboards in marinas? The language should be permissive, 
not restrictive. If we can mitigate upland impacts, isn’t this a good way to provide additional 
housing? Also, in a recession when there are less recreational boats using the marinas and 
housing affordability worsens, this is an alternate way of keeping the marinas busy and 
people housed. 
 

 One member thought there seems to be an anti-single-family bias in the draft OCP. No room 
for landscaping, no space, just chopped up lots. Liveability could be increased by requiring 
minimum open space requirements. 
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4.3.27-4.3.51 Transportation 
 
4.3.41 - The APC would like to see some language in the OCP addressing the functionality of 
Hwy 17/Beacon interchange for vehicles. A transportation plan along with the land use plan? 
Some members thought that the development in the NW corner of the intersection in West 
Sidney is premature (may limit?) insofar as it affects the ability to plan transportation 
infrastructure. 
 
4.3.52-4.3.53 Neighbourhood Commercial and Neighbourhood Commercial Policy Areas 
 
 The draft OCP needs more policy direction as to what the upper limit/cap would be on 

townhomes and multiplexes. 
 It would be less confusing if you switched around 4.3.52 and 4.3.53. 
 Also perhaps revise the wording of 4.3.52 in this manner – “Multi-Unit Residential 

designated areas near or within a 5-minute walk Neighbourhood Commercial” 
 
4.3.54-4.3.56 Parks 
 
4.3.55 - Are there areas in Sidney that are park-deprived? Which areas specifically are we 
targeting? 
 
4.3.57-4.3.60 Food Security 
 
 Why limit 4.3.57 to operating agreements with non-profit organizations? 
 
4.3.61-4.3.63 Services 
 
4.3.61 - One member thought we should make it easier to return/recycle as the facility is 
marginal at best. Perhaps a partnership with Amazon? Perhaps have sources of waste – 
packaging, e.g., - be responsible for their end life as well. This is done in many places. 
 
4.4 A Diverse and Balanced Community Supporting a Thriving Local Economy 
 
 There were many positive comments regarding this section. The objectives were laid out 

well and the improvement of the visual image is a good add-on. The working harbour 
notation is important and well placed. Members were happy to see the provisions related to 
bicycles and parking.  

 The wording regarding the employment section (4.4.1.15) might have its wording altered to 
“supporting emerging value-added Hi-tech industries.” 

 
4.5 Biodiverse, Connected Ecosystem Informed by Traditional, Local, and Scientific 

Knowledge 
 
4.5.1 - Even though Lochside is on public land, it is important that it be included as an 
environmentally important area to make it clear Town will adhere to best practices. If not 
through ESA, then in some other way. 
 
4.5.3-4.5.12 Partnerships 
 
4.5.1 - The APC is wondering if the OCP could provide a link to all of the maps/tools that are 
used by the Town such as the DP map, GAS map, ESA map and Form/Character map. Can 
these be made available for ease of understanding? There was a comment that it would be 
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good to show public land as well as private in the environmentally sensitive development permit 
area map. 
 
4.5.7 - The APC thought it was important to take stock periodically with a state of the 
environment report. 
 
4.5.23-4.5.27 Preservation 
 
4.5.23 - There were quite a few concerns regarding the optics and fairness of ending the ESA 
north of Rothesay Avenue when there are protected Douglas Fir trees south of Rothesay Ave in 
the area which has now been designated multi-unit (presumably so that the vision of the 
walkway can be realized via the much less onerous multi-unit residential DP process). It seems 
unfair to subject private property owners to the rigorous marine foreshore 
guidelines/requirements (QEP, no patios bigger than 10% in the area between natural boundary 
and a line 10 m inland, no hard construction methods, etc.) and to just drop all of those 
requirements to properties below Rothesay Ave so that a public walkway can be built at some 
point in the future, presumably with all of the elements discouraged in the ESA just north 
(concrete, seawall, piers, hardscape, fill, etc.) 
 
The APC is wondering if the OCP could provide a link to all the maps/tools that are used by the 
Town such as the DP map, GAS map, ESA map and Form/Character map. Can these be made 
available for ease of understanding? Or layered somehow in the OCP? 
 
4.5.24 - Preservation. The APC applauded the municipality for its robust approach to tree 
planting on public lands since on the smaller lots there is no opportunity. Some members of the 
APC thought the 15% tree canopy coverage goal should be increased. 
 
4.5.28 – A request was made that, if WSANEC place names are going to be used, a 
pronunciation guide in easy English be included on signs. 
 
8.  MEETING ADJOURNMENT 
 
MOVED by B. van der Meer seconded by D. Gelinas, that the meeting be adjourned at 4:00 pm. 
 

MOTION CARRIED UNANIMOUSLY 
Thursday March 17, 2022 
 
PRESENT: 
 

Chair: Kelly Bull-Tomer (via Zoom) 
  
Vice Chair: Clarence Bolt 
  
Members: Lucina Baryluk, John Crowhurst, Denny Gelinas, Richard Novek, Andrew Tidman, 

Bernardine van der Meer 
  
Council Liaison: Councillor Chad Rintoul  
  
Staff: Corey Newcomb, Senior Manager of Long-Range Planning 
 Richard Roy, Municipal Planner 
 Ruth Howell, Administrative Assistant 
  
Regrets: Douglas Watt 
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9. CALL TO ORDER 
 
The Chair called the meeting to order at 2:00 pm. 
 
MOVED by B. van der Meer, seconded by R. Novek, that the meeting be called to order.  

 

MOTION CARRIED UNANIMOUSLY 
 
Records of Decision from March 15 and March 17 were circulated previously. Members are to 
respond to K. Bull-Tomer directly with comments.  
 
10.  REVIEW OF DRAFT OFFICIAL COMMUNITY PLAN cont’d 
 
4.6 A Healthy Resilient Community That Takes Action to Address Climate Change 
 
Context and Objectives 
 

 One member felt that the objectives should encourage construction practices and use of 
materials that will help work towards a zero-waste economy. 

 Another member felt that very few of these objectives are SMART goals i.e., time bound, 
measurable, etc. While the OCP provides overarching policy, he felt that it lacked 
commitment and metrics on how to follow-up and would like to see the accountability built-in 
and direction to council to review OCP for its annual strategic plan at a minimum. 

 
4.6.1-4.6.7 Healthy Community 
 

 4.6.4 - When Zoning is reviewed, a standard should be set for mandatory open space on 
property (perhaps covered in the design guidelines). 

 
4.6.8-4.6.16 Leadership in Climate Action 
 

 4.6.11 - Would like to see something stronger than “endeavor” to meet the targets, 
recognizing that a substantial portion of these targets are dependent on the actions of other 
agencies and levels of government (maybe this should be plainly mentioned in the OCP?) 
 

 4.6.9 & 4.6.12 - Would like to see the Town aim high with respect to construction of a new 
Town Hall – develop a higher standard than LEED construction and using the STEP 
CODES. 
 

 4.6.16. - Although perhaps detailed in the Climate Action document, there should be a 
reference to green infrastructure in this document as well. 
 

 4.6.17 & 4.6.18 - While one member felt that there should be more specificity about what we 
are intending with respect to existing buildings, others felt that since the programs are 
changing so rapidly, it would be good to keep this more general. 
 

 4.6.23 - Can we add another bullet point re: “encourage retrofitting existing buildings …” as 
there are lots of opportunities being offered by BC Hydro, Government, Fortis, and other 
municipalities (like Saanich) are contributing $$ towards conversion and retrofitting. 
 

 4.6.27 - Can we change “back yard composting” to “organic waste recycling” to reflect the 
issues with rodents and other pests that can be problematic with urban back yard composts.  
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 This section should also have some mention of liquid waste management (it currently does 
not) and water conservation. 

 
4.6.28-4.6.35 Sea Level Rise 
 

 One member thought this section was too general and that there should be an outline of a 
specific direction or overarching policy in this section. Are we going to berm the town? Or? It 
would be good to provide some idea of how the town will be addressing this issue 
incrementally. Even though the Town does not have the resources to address the entirely of 
this issue on its own, perhaps it can mention that it continues to be in consultation with the 
CRD and that studies have been done (such as the mapping project) which will be reviewed 
and implemented, etc. 
 

 4.6.29 – The group thought that the “case by case” basis for building below the FCL needs 
to be taken away and a definitive bylaw put in place so that the results are consistent 
throughout and not dependent on which engineer has been hired. 

 
4.6.36-4.6.41 Emergency Preparedness 
 

 4.6.36 - One member felt the emergency preparedness section was a little weak and the 
items could be strengthened with more specific goals. For example, “support initiatives that 
strengthen community emergency planning” – what initiatives are we talking about? 
 

 Other APC members felt that we have robust emergency support services in Sidney and felt 
that consultation with PEMO and the other municipalities would be helpful 

 

 There are no policies on water conservation. Should we add some? 
 
5. Implementation 
 
5.1-5.10 Implementation Policies 
 
5.1.4 - Would like to see this policy strengthened as it is crucial to have developers inform and 
advise the community. 
 
6. Development Permit Areas 
 
The APC struggled with the DP area section. There is a readability issue and it is hard to follow. 
Could it be restructured so the designation precedes the actual DP area?  Perhaps bullet 
points? Colour coding? Graphics would help. 
 
6.4. - Clarity needed regarding which signs are exempt. Somewhat confusing.  
Exemptions: “minor alterations which do not change the intent” – some concern regarding 
discretionary leeway here and would like to see some stronger wording. 

 
6.5 Environmentally Sensitive Areas 
 

 1 & 2 Can we just say: “building footprint should be designed to minimize the impact on 
existing trees”? 

 One member would like the document to be consistent with the “must” “should” “shall” and 
“may” verbiage used throughout. 
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 “Native species” is problematic as a word and inasmuch as many indigenous plants are not 
hearty and/or thriving here anymore. Perhaps replace with “hardy species” or “drought 
resistant”? 

 
Riparian Guidelines 
 

 We only have two areas – Reay and Mermaid Creek areas – perhaps they could be 
specifically mentioned? 

 All of the directions and instructions regarding electronic submissions, etc., seem too 
specific and misplaced here. 

 
6.7 Sustainability 
 
Form & Character 

 There is a big contradiction between minimizing articulation for energy performance vs. high 
design guidelines. Perhaps the Town’s practice of balancing the various criteria and 
competing policies should be mentioned and named on map? 

 
6.8 Form and Character 
 
Comfort & Enjoyment 
1-21: - The group was very pleased with the focus on context. 
 
27: With respect to building scale and stepping back, APC thought it would be good for the OCP 
to make note of the importance of this guideline for the south side of Beacon Avenue given that 
this is the most difficult issue when working with developers and yet the most important aspect 
of retaining Sidney’s “seaside charm.” Perhaps something more regulatory and proscriptive in a 
zoning bylaw is coming, but it would be great to see more teeth in the OCP document. 
 
6.9 General Residential 
 
23: wondered about the use of the word “grass crete” – perhaps something more generic or 
understandable could be used instead. 
. 
6.10 Intensive Neighborhood Residential 
 

 One member felt that detached secondary dwellings section does not belong here and you 
can’t do a duplex on a lot less than 400 square meters. 

 The “Duplex” section should also have design guidelines 1-10 for detached secondary 
dwellings included. 

 
6.11 Multi-Unit Residential 
 

 Favorable comments regarding the section equating the height of the building to the width of 
the street. 

 6. Can we also mention stepping building heights down where you transition to lower 
density? 

 
C. Bolt left the meeting at 4:06 pm. 
 
Townhouses 

 Is there a possibility of getting more clarification/detail on what is meant by “generous 
shared outdoor amenity space”? 



Town of Sidney Advisory Planning Commission Meeting Agenda 
March 15 / 17 / 22, 2022 

 

10 

 
6.12 General Commercial / Mixed Use 
 

 Similar comments as before – need to mention stepping back upper stories. 
 
6.13 Downtown Commercial 
 

 General concern that “street wall façade” idea would lead to cookie cutter, less charm. The 
little nooks and crannies between buildings and businesses gives Sidney a unique appeal. 

 How high is a storey? Perhaps some clarification here that the guidelines are encouraging 
designers to make the ground floor more amenable to various uses for adaptive reuse 

 One member felt that the “design intent” should have an element of providing washrooms for 
the public to use. 

 19: should we put this section regarding the separation of 9 m between upper stories in the 
West Sidney section as well? 

 One member wondered why we are suggesting/requiring shading/weather protection 
canopies when we are trying to keep sunlight on the street and ground floor. 

 
6.14 Neighbourhood Commercial 
 

 While recognizing that a Zoning Bylaw would likely provide answers, APC was struggling 
with specifics as to what will this look like. How many storeys? etc. More detail and 
specificity, or at least some, would be appropriate. 

 
6.15 West Sidney Village 
 

 While understanding the character of the West Sidney Village, one member still could not 
understand the layout of having the multi-unit or single-family residential right near the 
highway. He felt the village portion should be nearest the highway. 

 
6.16 General Industrial 
 

 Should we add anything about pre-fab buildings? 

 Should we require a landscape buffer to screen storage and other unsightly elements on 
those sites? 

 While we need to stay flexible in the Industrial area, should there be criteria on what kind of 
building materials we want to see? Or what types of structures may be exempt from a DP so 
it is not overly complicated for the employment generators. 

 
Schedules A-D: Maps 
 

 Would be great to have a tool that would allow an owner to see all of the various layers that 
applied to a certain property or area. Can we include the DP area map? Perhaps colour 
coded? 

 
Appendix C: Glossary 
 

 Seems mobility-related heavy. 

 Missing some key definitions or often used words such as: adaptable, accessible, secondary 
dwellings. 
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11.  MEETING ADJOURNMENT 
 
K. Bull-Tomer will circulate Record of Discussion for comment to APC members. 
 
MOVED by R. Novek, seconded by A. Tidman, that the meeting be adjourned at 4:45 pm. 
 

MOTION CARRIED UNANIMOUSLY 
 
 

 
__________________________ 

CHAIRPERSON 
Kelly Bull-Tomer 

 


