
Town of Sidney 

Official Community Plan Review Advisory Committee 

AGENDA 
Thursday, November 4, 2021 

Virtual Meeting via Zoom 
 2:00 p.m. 

** This meeting will be video recorded and posted on the Town’s website. ** 

1. Call to Order and Welcome

2. Territorial Acknowledgement

3. Approval of Agenda

4. Approval of June 22, 2021 Minutes

5. Presentation: OCP Project Phase 2 Summary and Key Directions Report Feedback
- Staff Report by Corey Newcomb, Senior Manager of Long Range Planning

6. Adjournment



TOWN OF SIDNEY 

OFFICIAL COMMUNITY PLAN REVIEW ADVISORY COMMITTEE 
MEETING MINUTES of June 22, 2021 

Meeting held via Videoconferencing 

PRESENT: 

Chairperson: Mayor Cliff McNeil-Smith 

Members: David Calveley, Denny Gelinas, Hannah Nawroth, Marie Savage, 
Bernardine van der Meer , Gae VanSiri, Todd Weibe 

Council Liaison: Councillor Peter Wainwright 

Staff: Randy Humble, Chief Administrative Officer  
Corey Newcomb, Senior Manager of Long Range Planning 
Kira Gill-Maher, Climate Action Coordinator 

Recording Secretary Kelly Albucz, Development & Administrative Coordinator 

1. CALL TO ORDER:

The Chair called the meeting to order at 2:30 p.m. 

2. Territorial Acknowledgement.

The Mayor respectfully acknowledged that this afternoon’s meeting is being held on the traditional 
territory of the WSÁNEĆ First Nation; the Tsawout, Tsartlip, Pauquachin, and Tseycum. 

3. ADOPTION OF AGENDA:

Moved by: M. Savage
Seconded: D. Gelinas 

That the Agenda be adopted as circulated. 
MOTION CARRIED 

4. ADOPTION OF MINUTES:

Moved by: D. Calveley
Seconded: T. Weibe 

 That the Minutes of January 26, 2021 be adopted as circulated. 
MOTION CARRIED 
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5. Climate Action and the Official Community Plan

Senior Manager of Long Term Planning C. Newcomb introduced new Climate Action Coordinator
Kira Gill-Maher, who gave a presentation regarding how the new Official Community Plan will
incorporate climate action initiatives and legislative requirements.

Committee members then discussed aspects of the presentation, including the following:

P. Wainwright noted that biological impacts (e.g. to trees and plants) from climate change should
be considered as well. Chair McNeil-Smith advised that Council has adopted an Urban Forest
Strategy which will help consider the need for species change as the climate changes.

A committee member requested an overview of GHG emission inventories between Sidney and 
the other CRD municipalities. K. Gill-Maher will provide this information to the committee by email 
following the meeting. 

As climate change vulnerabilities are identified and adaptation strategies developed, staff noted 
that collaboration amongst many different organizations will be required. The Saanich Peninsula 
municipalities will need to have a collaborative approach to be successful in meeting regional 
targets and addressing the need for actions like minimum flood construction levels. Staff confirmed 
that they are working with peninsula municipalities to try to develop a harmonized approach to 
climate action across the region. 

Staff also noted that the BC Step Code “Step 3” will be mandatory by 2022, which will improve the 
energy efficiency of buildings in the community. 

6. OCP Review Project Update and Next Steps

C. Newcomb gave a brief update of the recent activities of the OCP review project:

 Phase 2 community engagement activities were very successful:
o 710 unique “Community Design Survey” responses received representing over 5%

of Sidney residents.
o 160 “OCPizza Night” workbooks were submitted by residents.
o Meetings held with community groups, including students at Parkland Secondary.

 Next Step: Key Directions Report to Council
o This is the final deliverable of Phase 2 and will form the basis for Phase 3 work

drafting the OCP document itself.
o Modus is currently assessing engagement feedback and options for moving

forward and will be compiling this report over the next several weeks.
o Key Directions Report will come forward to Council in July or August.

Chair McNeil-Smith advised that a planned forum between the three Saanich Peninsula 
municipalities and First Nations representatives would be taking place tonight with staff and 
mayors of all three municipalities attending. 

7. ADJOURNMENT:

That the meeting be adjourned by unanimous consent at 3:40 p.m. 

__________________________ 
CHAIRPERSON 



 

TOWN OF SIDNEY 
 

Report to OCP Review Advisory Committee 

TO: Chair and Committee Members  

FROM: Corey Newcomb, Senior Manager of Long Range Planning 

DATE: November 1, 2021 Folder No. 6480-20 

SUBJECT: OCP Review Project: Phase 2 Summary and Key Directions Report Feedback 

PURPOSE:  
The purpose of this report is threefold: 

1. To provide the Committee with a summary of Phase 2 of the Official Community Plan (OCP) 
Review and Update Project; 

2. To provide an overview of the Key Directions Report (links to report on Town of Sidney 
website), which is the main deliverable for Phase 2 of the project, and; 

3. To provide a summary of feedback from the public and the Advisory Planning Commission 
on the Key Directions Report. (See report appendices) 

BACKGROUND: 
Phase 1 of the OCP Review and Update Project began in May 2020 and wrapped up in August 2020. 
This phase primarily involved background research and analysis, including a detailed overview of 
the Town’s current policy structure, bylaws and related documents. Phase 1 also included some 
stakeholder interviews and notification letters to various stakeholder groups advising them of project 
initiation. This work resulted in a “Background and Recommendations Report”, which was reviewed 
by APC in October 2020 and provided some high-level recommendations related to policy gaps and 
opportunities when considering land use and planning options in Phase 2. 

Phase 2, titled “Explore Options”, is the primary community engagement stage of the project. The 
goal of Phase 2 was to gather feedback and stimulate discussion on the community’s vision for the 
future of Sidney. To accomplish this, a variety of engagement opportunities were organized between 
September 2020 and June 2021. Some of these events and their feedback are recorded in more 
detail in the Key Directions Report, and included the following activities: 

• A Project Launch Open House on September 26, 2020 at the Mary Winspear Centre and 
online (200 attendees) 

• An Interactive Ideas Map that was online from September 2020 – March 2021 that generated 
149 unique ideas and provided the opportunity for discussion on those ideas. 

• A three-day virtual Design Charrette on February 23rd, 24th, 25th attended by 50 community 
members (including many APC members) with breakout groups focused on specific land use 
categories. 

• A Community Design Survey in March 2021; this was based on the discussions at the 
charrette, and generated 735 unique responses. 

• “OCPizza Night” Workbooks, which were delivered to most households in Sidney and was 
also available online in June 2021; 162 completed workbooks were received.  

http://www.sidney.ca/Assets/Development+Services/Projects/OCP+Review/Key_Directions_Report.pdf
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• A series of discussions with the W̱SÁNEĆ Leadership Council’s Technical Advisory 
Committee and the Districts of North and Central Saanich on the shared future of the Saanich 
Peninsula. 

• A series of stakeholder workshops throughout Phase 2 with various community groups, 
students at Parkland High School, and the business community. 

• 6 meetings of the OCP Review Advisory Committee and 1 meeting with the Advisory Planning 
Commission to date, providing feedback and project direction. 

• A sub-regional planning session with staff from the Peninsula Recreation Commission, Island 
Health, the Capital Regional District, BC Transit, Central Saanich and North Saanich. 

• Inserts in four successive issues of the Town Talk newsletter, detailing the project and 
opportunities to get involved (delivered to most homes in Sidney.) 

• + many emails and conversations with members of the community. 

The overall project and public events were promoted throughout Phase 2 via advertisements in the 
Peninsula News Review and Seaside Magazine, as well as an ongoing social media campaign on 
Twitter and Facebook to advertise event times, dates and locations, to encourage discussion and to 
obtain feedback. Staff have been very satisfied with the level of community engagement to date, 
which has included residents from every demographic group, the business community, other 
government organizations, as well as a positive and productive series of meetings with the W̱SÁNEĆ 
Leadership Council.  

The ideas, a summary of responses and feedback from the entire engagement process, the policy 
analysis from the Background and Recommendations Report, input from staff, and the professional 
opinions of the project consultant Modus have been combined and recorded in the “Key Directions 
Report” (see draft report attached as Appendix A). It is important to note that this document is not a 
comprehensive collection of all policy approaches that will form the first draft of the OCP, rather it is 
a targeted discussion of issues that were commonly brought up during community engagement or 
that arose out of policy gaps identified in Phase 1. These issues warranted a more thorough analysis 
and discussion in the Key Directions Report, but by no means represent the breadth of policy that 
will be contained in the final draft OCP. There is also a great deal of engagement feedback detail not 
recorded in the Key Directions Report that will be used to inform other sections of the draft OCP. 

At the September 7, 2021 Committee of the Whole meeting, and the September 13, 2021 Council 
meeting, Council discussed the Key Directions Report in detail and made a number of resolutions 
pertaining to its content and community engagement opportunities on the Report as the project 
moves into Phase 3. Some of these resolutions also referred feedback from the public and the 
Advisory Planning Commission to this committee for review and comment: 

That the Key Directions Report be referred to the Advisory Planning Commission for 
review and comment. 

MOTION CARRIED UNANIMOUSLY 

That the Town issue a medla release regarding the purpose, policy directions and 
project context of the Key Directions Report, and invite public comment for a four 
week period. 

MOTION CARRIED UNANIMOUSLY 

That comments received from the Advisory Planning Commission and the public be 
referred to the OCP Review Advisory Committee for their review and comment. 

MOTION CARRIED UNANIMOUSLY 

The Advisory Planning Commission reviewed the report during two meetings on September 21st 
and October 5th. The Town also received public comment on the report between September 20th 
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and October 20th. The combined feedback from these, as well as previous Council comment and 
direction on the Key Directions Report, is summarized below and attached as Appendices B and C 
for reference. 

DISCUSSION: 
As noted above, the Key Directions Report is not intended to be a comprehensive policy discussion 
on every aspect of the future draft OCP, nor is it intended to be a “final” version of the policies in it; 
rather, it is intended to highlight some general policy directions on issues that were commonly raised 
during the public engagement process as being particularly important to the community and needing 
further consideration prior to their inclusion as draft OCP policy.  

The Key Directions Report also presents an initial draft vision and goals for the OCP; staff welcome 
this committee’s feedback on these aspects of the report and note again that they are early drafts 
which will be refined further through additional internal discussions and community engagement 
when the draft OCP is presented to the public in early 2022. 

Some of the major policy approaches from the Key Directions Report were discussed in detail with 
members of Council at the September 6, 2021 Committee of the Whole meeting, and the direction 
that resulted from that meeting. That direction from Council, as well as other policies which the public 
or APC specifically commented on, are summarized below.  

Key Directions Report – Policy Discussion Points 

As noted above, the following are policy directions that have been specifically commented on by 
Council, APC or the public since the report’s release. Many of these directions have significant 
implications for the development of draft OCP policy. 

Policy Direction – Downtown Density and Building Scale 

Feedback from community engagement throughout the project was clear; there is support in the 
community for maintaining downtown Sidney’s low-rise character. Generally, respondents seem to 
support a height limit of 3-4 storeys, although some people still supported 5-6 storeys. The issue of 
downtown density and building heights was also a topic of discussion at the design charrette in 
February.  Based on this community feedback, the Key Directions Report proposes the following two 
policy approaches: 

Policy Direction: Maintain the half blocks north and south of Beacon Avenue between Second 
Street and half a block past Fifth Street by: 

• limiting density and building heights to a maximum of three storeys, and 
• establishing design guidelines for fine-grained storefronts and use of natural materials 

(e.g. wood, brick). 

Policy direction: Designate ‘Downtown West’, the area from Patricia Bay Highway to the half 
block before Fifth, as Sidney’s ‘Regional Hub’, with a limit of four storeys. A fifth storey may be 
permitted, only in this area, via discretionary approval (i.e. a rezoning or variance application) 
where a substantial public amenity is proposed (e.g. social housing, etc.). Regulate the form and 
character of the area through downtown guidelines, including step backs from streets (especially 
along Beacon Avenue) for buildings above four storeys and use of natural materials (e.g. wood, 
brick). 

Essentially, the above policy approaches would involve the removal of the current potential for 5-6 
storey buildings in certain areas of the downtown (through a variance process), and replacing this 
with a policy cap of 3 storeys along Beacon Avenue east of Fifth Street, and 4 storeys elsewhere in 
the downtown. 
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Also, as per the second policy, Council could also consider a significantly stepped-back fifth storey 
where a significant public amenity (e.g. below market housing) is proposed through a discretionary 
(i.e. rezoning or variance) approval process. 

The Council resolution resulting from this discussion is as follows: 

That staff bring forward a detailed height allowance map in the draft OCP based on 
the recommendations in the Key Directions Report; i.e. 3 storeys along Beacon 
Avenue east of Fifth Street and 4 storeys elsewhere in the downtown, with the potential 
for a fifth storey in “Downtown West” where a significant public amenity is proposed. 

MOTION CARRIED UNANIMOUSLY 

APC Feedback 

The APC generally supported the two policy directions relating to density levels in the downtown, but 
felt that attention needs to be given to implementing upper storey setbacks for buildings over two 
storeys in height. 

Public Feedback 

Support for this policy direction. One comment also stressed the need for upper storey setbacks. 
The Sidney Community Association stressed the need to clarify the conditions for the approval of a 
fifth storey as per the policy. 

Policy Direction – Ground-floor Residential in the Downtown 

Another proposed policy direction related to the downtown is as follows: 

Policy direction: Areas of downtown outside of ‘Downtown West’ and ‘Downtown East’ will be 
limited in scale to 4 storeys, and density bonusing and other zoning regulations will be 
adjusted accordingly. Allowable uses on the ground floor will be expanded to include a limited 
number of ground-oriented residential units (e.g. townhomes) and live/work units located 
primarily around the periphery of downtown. 

This policy direction is consistent with the report’s proposed changes to density in the downtown (i.e. 
a general 4 storey cap away from Beacon Avenue) but proposes to allow townhouse-style units in 
the downtown commercial area. Although the Town has experimented with “live/work” units in the 
downtown commercial area, purely residential units in this area have not been permitted. Current 
OCP policy supports only the “encouragement of residential dwelling units on the upper storeys of 
commercial buildings.” 

Because allowing a residential use such as townhouses where commercial space might otherwise 
be located will effectively preclude the potential for future commercial uses, staff believe that allowing 
residential uses on the ground floor in the downtown should be undertaken with caution. Sidney’s 
downtown functions as a commercial centre for the northern half of the Saanich Peninsula and as 
Sidney grows, so will demand for commercial space. A shortage in supply may have the effect of 
driving up lease rates, among other effects. For that reason, staff believe that residential uses should 
only be permitted in areas where commercial space is not likely to be successful. In staff’s opinion, 
this would be primarily on peripheral areas of the downtown (e.g. south of Bevan Avenue) and the 
residential use should be combined with other commercial uses on the same frontage to ensure the 
area retains a commercial component. Discretionary approval of the residential use (i.e. via a 
variance process) should also be considered. 

In summary, staff support a limited amount of ground-floor residential in the downtown, where it will 
not substantially impact the supply and success of commercial spaces. 

The Council resolution resulting from this discussion is as follows: 
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That a policy supporting ground-floor residential uses (i.e. townhouses) in Sidney’s 
downtown be included in the draft OCP, but with limitations on its location and overall 
extent so as not to become a significant use in the downtown area. 

CARRIED 6:1 

APC Feedback 

The APC generally supported this policy direction. There was some discussion about the need for 
better design approaches for “live/work” units in the downtown, which staff concur with. 

Public Feedback 

There were no public comments on this policy direction. 

Policy Direction – Expanding Uses in Sidney’s Residential Neighbourhoods 

Many of Sidney’s residential areas are already a mix of many housing types; apartments, 
townhouses, single-family homes and duplexes. However many neighbourhoods are also comprised 
of largely single-family homes that have seen little physical change since they were constructed 50 
or more years ago. The following policy proposes some potential additions to these neighbourhoods, 
with a focus on adding more rental housing to Sidney’s housing stock: 

Policy Direction: Encourage garden suites, secondary suites, duplexes to be built throughout 
Sidney’s residential neighbourhoods. Develop Form and Character guidelines that regulate 
safety and privacy and enhance neighbourhood character. Allow Townhomes and 
Multiplexes to be built in appropriate locations (e.g. near neighbourhood commercial nodes), 
regulated by neighbourhood form and character guidelines. 

Generally, staff believe this policy is supportable. Indeed, duplexes and secondary suites are already 
permitted in the bulk of Sidney’s neighbourhoods, and garden suites are simply a form of “exterior” 
secondary suite, which staff believe can be added to the other permitted uses with a well thought-
out regulatory framework.  

Townhouses and multiplexes (a form of walk-up apartment building) on the other hand, would be a 
more significant change to largely single-family neighbourhoods, and warrant a more nuanced 
approach. Staff agree with the proposed direction in the report that these uses should be more 
selectively located, clustered around designated “neighbourhood commercial” nodes (these are 
shown in pink on the map on page 15 in the report). This would add housing choice and density next 
to these neighbourhood commercial uses, both supporting their growth and providing the new 
residents with services within a short walk of their homes. These neighbourhood commercial uses 
are also largely located on anticipated future active transportation routes, meaning that the additional 
density would be ideally located to support walking and cycling for longer trips. 

The Council resolution resulting from this discussion is as follows: 

That staff bring forward the map in the draft OCP referring to townhouse, multiplex 
developments and commercial nodes within Sidney's single family residential 
neighbourhoods. 

MOTION CARRIED UNANIMOUSLY 

APC Feedback 

Discussion around this item at APC focused on the need for a sensitive approach to implementation. 
APC suggested a similar approach to Council’s request for a detailed map indicating where the new 
land uses would be located and they stressed the need for careful integration on townhouse densities 
in Sidney. 

Public Feedback 
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There were two comments in support of additional opportunities for garden suites, secondary suites, 
and duplexes in Sidney’s residential neighbourhoods. One comment did not support additional 
townhouses in Sidney, and one comment did not support the “5 minute neighbourhood” idea. The 
Sidney Community Association also stressed the need to clarify the proposed location of new 
townhouse and multiplex developments, also in line with the Council resolution. 

Policy Direction – Implementing a Cycling Network across Sidney 

In early 2021, the Town received a grant to undertake high-level active transportation policy 
development as part of the OCP process. The Town has also budgeted to develop an Active 
Transportation Plan (ATP), beginning in late 2021. The intent in the OCP process is to develop a 
high-level policy framework for active transportation which will allow the ATP process to focus on 
developing more detailed “shovel ready” cycling facility designs. Accordingly, the report recommends 
the following: 

Policy Direction: As part of the upcoming Active Transportation Plan process, the Town will 
prioritize creating a cycling network across Town with all ages and abilities cycling facilities, 
to make it easier and more attractive for residents, visitors, and tourists to travel north-south 
and east-west in Sidney. 

Essentially, this policy proposes a comprehensive cycling network across Sidney (routes would be 
determined as part of the ATP process) that would include the “gold standard” of cycling 
infrastructure: “all ages and abilities” or AAA facilities. These facilities can either be fully separated 
from vehicle traffic or can involve reducing traffic volumes and speeds to make local street bikeways. 

Staff note that the development of such a network would likely increase active transportation uptake 
in Sidney significantly, and a substantial increase in active transportation is likely to be a key pillar in 
meeting the Town’s climate action targets to reduce greenhouse gas emissions. Other benefits 
include potential reduction in vehicle traffic volumes, improved air and water quality, reduced traffic 
noise and population health benefits. 

The Council resolution resulting from this discussion is as follows: 

That policy to support the implementation of an “all ages and abilities” cycling 
network across Sidney be included in the draft OCP. 

MOTION CARRIED UNANIMOUSLY 

APC Feedback 

This policy direction was supported. 

Public Feedback 

Four responses supported this direction, while one did not. 

Policy Direction – Environmental Restoration through Redevelopment 

Feedback from the community engagement process also highlighted the need for policy in the OCP 
to protect and enhance Sidney’s watersheds. Mermaid Creek, which runs south to north through the 
centre of Sidney and ends at Roberts Bay, has over the years been piped, culverted and diverted to 
the point where little of the original creek bed remains. It is also a designated municipal drainage 
course in Bylaw No. 1318 and fulfills an important function in this regard.  

Discussions throughout the OCP process have focused on ways in which the Town might better 
protect this watershed and even “renaturalize” this water course. Because many homes have been 
built immediately adjacent to or even on top of the original creek bed, one potential solution is to 
encourage redevelopment in such a way that provides the watercourse more space: 
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Policy Direction: Explore feasibility of encouraging redevelopment of older single-detached home 
properties adjacent to portions of Mermaid Creek, allowing for consolidated lots to increase 
density with medium-scale (i.e. 2-3 storey) townhouses or apartments in order to: 

• increase setbacks of buildings from the creek beds, allowing for public open space, 
• assess feasibility of daylighting piped sections of the creek. 
• improve stormwater management, 
• increase tree and native species cover next to the creek beds, and 
• enhance public amenities (e.g. a creekside trail or park) in an ecologically sensitive way 

and encourage community stewardship (e.g. through interpretive signage). 

By encouraging a slightly larger scale of development on larger, consolidated lots, the development 
could be sited further back from the creek than the existing single-family homes (which, if 
redeveloped as single-family homes would remain largely in their current location). The density 
increase would allow for lot consolidation and open space adjacent to the creek, with the intent that 
eventually the creek could be restored to some degree. 

Staff recognize that the land use changes necessary to achieve many of the goals in the bulleted list 
above may take many decades, and near-term action on these items would be minimal (noting that 
efforts to restore other sections of the creek near Roberts Bay may proceed separately). However 
the first step toward this goal is to acquire the land where the original creek bed was located; as it is 
not likely that the Town would be able to simply purchase these parcels, staff see merit in the 
proposed approach (of encouraging land consolidation and medium density redevelopment with 
greater setbacks from the creek bed) and propose that a more detailed approach be developed as 
part of the draft OCP. 

The Council resolution resulting from this discussion is as follows: 

That policy to support increased density at a medium scale (i.e. 2-3 storeys) adjacent 
to the Mermaid Creek drainage course, and that a more detailed approach to the 
redevelopment of the affected parcels be included as part of the draft OCP. 

CARRIED 6:1 

APC Feedback 

This policy direction was supported, although Commission members recognized that successfully 
achieving this level of environmental restoration is a long-term commitment by the Town. 

Public Feedback 

Generally, this approach was supported by public feedback. However, some responses had 
concerns about additional residential density being located in the watershed area. 

Policy Direction – Establish a Foreshore Development Permit Area 

Feedback from community engagement also highlighted the desire of many in the community to see 
a greater degree of protection of the natural environment and the marine foreshore, particularly 
around environmentally sensitive areas such as the Tsehum Harbour Bird Sanctuary. While much of 
this area is already protected by multiple Development Permit Areas, the possibility of expanding 
similar protection to other areas of the marine foreshore was raised as well. While a more detailed 
review of specific shoreline areas is necessary before a specific approach can be developed, the 
project team felt this was a valuable project direction, and the following was included in the Key 
Directions Report: 

Policy Direction: Protect and enhance the coastal environment through implementation 
of foreshore development permit areas with a 50m buffer. Encourage greenshores/soft 
shores approaches that utilize more natural methods to protecting ocean shorelines. 
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Protection of the marine foreshore was also a frequent topic in discussions with the W̱SÁNEĆ 
Leadership Council (WLC) throughout Phase 2 of the project. The WLC stressed the need to better 
protect traditional food sources, such as clam beds.  

APC Feedback 

APC did not comment specifically on this topic, but stressed the need for better environmental 
protection in Sidney in general. 

Public Feedback 

A significant number of responses (29) were received from residents concerned about the impact of 
a new foreshore Development Permit Area (DPA) and how it might affect their properties. Staff 
acknowledge that greater foreshore protection may result in some restrictions on the type of 
development that can happen on these properties. However, many of the residents who responded 
on this topic already live within an existing DPA and are currently subject to some level of 
development control. Sidney’s approach to its existing foreshore DPA’s is a very balanced one and 
focuses on retaining natural groundcover, tree protection and silt control rather than strict building 
controls. Staff expect this balanced approach would continue if new DPA’s are established through 
the OCP update project. 

This policy direction was supported by two community groups (Friends of Shoal Harbour and Roberts 
Bay Residents) as a desirable and necessary environmental initiative. Because this is a general 
policy direction at this time, details on how a DPA might function in practice are not ready. However, 
staff are working to develop these details and will clearly present them to the public with the draft 
OCP. 

Other Key Direction Report Comments 

Other relevant comments on the Key Directions Report not summarized above are as follows: 

• 2 comments supporting the climate action initiatives contained within the Key Directions 
Report. 

• APC stressed the need for First Nations engagement as part of the reconciliation process 
during the OCP review. Staff advised that discussions with the W̱SÁNEĆ Leadership Council 
have been ongoing and fruitful. Two comments from the public also supported this approach. 

• 8 members of the public supported Sidney allowing backyard chickens as a local food 
security initiative, while 2 did not. 

Project Next Steps 

Following its review by the OCP Advisory Committee, feedback on the Key Directions Report from 
the public, APC and the OCP Advisory Committee will be directly incorporated into the OCP drafting 
process; the Key Directions Report itself will not be updated. Staff will work to incorporate comments 
into the draft OCP in a way which addresses any concerns raised, and expect to bring draft sections 
of the new OCP forward for public review in early 2022. Updated information will be posted on the 
project webpage at www.sidney.ca/ocp.  

STAFF RECOMMENDATION: 
That the general directions of the Key Directions Report be endorsed by the OCP Review 
Advisory Committee. 

 
Respectfully submitted, 

 
 
 

http://www.sidney.ca/ocp


OCP Review Project: Phase 2 Summary and Key Directions Report  |  September 15, 2021  |  Page 9 of 9 

F:\_Town\DEVELOPMENT SERVICES\Planning\Projects\Planning Projects OCP and LAPs\2020 - 2021 OCP 
Review\Staff Reports\2021 10 28 - Report to OCP Review Avisory Committee - OCP Key Directions Report & Phase 2 
Summary.docx 

Corey Newcomb, MCIP RPP  
Senior Manager, Long Range 
Planning 

 
Appendix A: APC Minutes from the September 21st and October 5th Meetings 
Appendix B: Summary of Public Comments on the Key Directions Report 
Appendix C: Long form submissions from local community groups 



TOWN OF SIDNEY 

ADVISORY PLANNING COMMISSION MEETING MINUTES 

October 5, 2021 

Meeting held in Council Chambers 

PRESENT: 

Vice Chairperson: Clarence Bolt 

Members: Douglas Watt, Richard Novek, Denny Gelinas, John Crowhurst, Lucina Baryluk, 
Bernadine van der Meer 

Council Liaison: Councillor Chad Rintoul 

Staff: Alison Verhagen, Senior Manager of Current Planning 
Corey Newcomb, Senior Manager of Long Term Planning 
Kelly Albucz, Development & Administrative Coordinator 

Absent: Kelly Bull-Tomer, Andrew Tidman 

1. CALL TO ORDER:

The Chair called the meeting to order at 2:00 p.m.

2. ADOPTION OF AGENDA:

Moved by D. Watt, seconded by R. Novek that the Agenda be adopted as circulated.

CARRIED 

3. ADOPTION OF MINUTES:

Add bullet point to “Policy Direction – Downtown Density and Building Scale: change wording in
Policy Direction from “Second Street” to “First Street”.

Moved by R. Novek, seconded by B. van der Meer that the Minutes of September 21, 2021
be adopted as amended.

CARRIED 
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3. OCP UPDATE PROJECT: PHASE 2 SUMMARY & KEY DIRECTIONS REPORT

The following notes include comments brought forward from the APC September 21, 2021 
meeting as the discussion was to be continued: 

A. Policy Direction – Downtown Density and Building Scale

Policy Direction: Maintain the half blocks north and south of Beacon Avenue between Second 
Street and half a block past Fifth Street by: 

 Limiting density and building heights to a maximum of three storeys, and

 Establishing design guidelines for fine-grained storefronts and use of natural
materials (e.g. wood, brick)

The Commission discussed the following aspects: 

 Current step back requirements are for buildings of four to five storeys; step backs for
buildings of over two stories on Beacon Avenue would make more sense. Staff indicated
that these are currently in the Downtown Local Area Plan (part of the OCP) and are
reviewed and revised going forward.

 Step backs are difficult to design and considered challenging for developers trying to
balance construction costs and increasing land costs.

 Restricting building heights to one or two storeys effectively “freezes” any future
redevelopment for those buildings as development becomes uneconomical. Staff noted
that the OCP will attempt to create a balance between realistic redevelopment
opportunities and the community desire for a lower scale of development along Beacon
Avenue.

 “Fine grained” building frontages would be the kind seen currently on Beacon Avenue;
smaller storefront windows with materials such as brick or wood creating a more
traditional main street look rather than a modern steel/glass look.

 The designated blocks be stated as “between First Street” rather than “between Second
Street”.

Policy Direction: Actively pursue opportunities for improved public space in downtown Sidney, 
including a public square, a “pedestrian priority” street design for Beacon Avenue and 
opportunities around the waterfront. 

The Commission discussed the following aspects: 

 Development Cost Charges (DCCs) and other associated fees paid by development
should be revisited after the OCP has been updated to ensure that the town is achieving
the desirable level of public amenities from new developments.

 Land in downtown Sidney is already quite expensive and the opportunity to obtain land
to create a village square and improved pedestrian corridors will diminish as time and
infill development proceeds.

 Downtown public plaza hasn’t been realized due to the high cost and small size of most
downtown lots/developments, and the limited potential to carve off a piece of land large
enough for such a project.

Policy Direction: Designate “Downtown West” the area from Patricia Bay Highway to the half 
block before Fifth as Sidney’s “Regional Hub” with a limit of four storeys. A fifth storey may be 
permitted, only in this area, via discretionary approval (i.e. a rezoning or variance application) 
where a substantial public amenity is proposed (e.g. social housing, etc.). Regulate the form 
and character of the area through downtown guidelines, including step backs from streets 
(especially along Beacon Avenue) for buildings above four storeys and use of natural materials 
(e.g. wood, brick).  
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The Commission discussed the following aspects: 

 There is an opportunity for additional development away from downtown Sidney but
this is complicated by the lack of Highway 17 access from all directions in the north
end of Sidney. Likely area of future access improvements (e.g. Rapid Bus, highway
overpass, etc.) is in the Beacon Avenue area.

 Consideration should be given to retaining some uses where the only appropriate
place may be in the downtown area; i.e. gas stations or fast food restaurants. These
uses will need land going forward as well. Staff responded that the existing uses of
this type are likely to stay in place as long as there is market demand for them, but
that they would still be permitted going forward.

B. Policy Direction – Ground-floor Residential in the Downtown

Policy Direction: Areas of Downtown outside of “Downtown West” and “Downtown East” will be 
limited in scale to 4 storeys, and density bonusing and other zoning regulations will be adjusted 
accordingly. Allowable uses on the ground floor will be expanded to include a limited number 
of ground-oriented residential units (e.g. townhomes) and live/work units located primarily 
around the periphery of downtown. 

The Commission discussed the following aspects: 

 Retail in Sidney continues to thrive in spite of challenging conditions, supporting the
need for commercial space at street level with possibility of integration of residential
space in some areas.

 Appreciation that not every street in the downtown is entirely suited to commercial use;
support for the Council resolution to allow some residential at street level where it makes
sense.

 Relevant policy and design guidelines from the existing Downtown Local Area Plan will
be incorporated within the new OCP.

 Definition for live/work space and townhouses/ground floor residential within the
downtown core area to be better defined to better serve livability strategies.

C. Policy Direction – Expanding Uses in Sidney’s Residential Neighbourhoods

Policy Direction: Encourage garden suites, secondary suites, and duplexes to be built throughout 
Sidney’s residential neighbourhoods. Develop Form and Character guidelines that regulate safety 
and privacy and enhance neighbourhood character. Allow Townhomes and Multiplexes to be built 
in appropriate locations (e.g. near neighbourhood commercial modes), regulated by neighbourhood 
form and character guidelines.  

The Commission discussed the following aspects: 

 Reference map indicating higher density housing will be developed by staff.

 Concern regarding interface and transition between housing types in terms of housing
types, heights and density.

 Concern regarding what the current Zoning bylaw allows in terms of Multi-family density
and heights.

 Members agreed they would like to see more careful “up zoning” in order to protect existing
Single Family Dwelling areas.

 Dog friendly environments, livability of neighbourhoods and public realm is important.
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D. Policy Direction – Implementing a Cycling Network across Sidney

Policy Direction: As part of the upcoming Active Transportation Plan process, the Town will 
prioritize creating a cycling network across Town with all ages and abilities cycling facilities, to make 
it easier and more attractive for residents, visitors, and tourists to travel north-south and east-west 
in Sidney. 

The Commission discussed the following aspects: 

 Commission supports this initiative.

 Pedestrian and accessible infrastructure should be made/created as well as cycling
improvements. Broaden focus beyond just cycling, and consider bigger transportation
system issues.

 Sidney West Side needs to be incorporated into the transportation accessibility plan.

 Facilities for secure bicycle storage at connection points to transit needs to be considered.

E. Policy Direction – Environmental Restoration through Redevelopment

Policy Direction: Explore feasibility of encouraging redevelopment of older single-detached home 
properties adjacent to portions of Mermaid Creek, allowing for consolidated lots to increase density 
with medium-scale (i.e. 2-3 storey) town houses or apartments in order to: 

 Increase setbacks of buildings from the creek beds, allowing for public open space,

 Assess feasibility of daylighting piped sections of the creek

 Improve storm water management,

 Increase tree and native species cover next to the creek beds, and

 Enhance public amenities (e.g. a Creekside trail or park) in an ecologically sensitive way
and encourage community stewardship (e.g. through interpretive signage).

The Commission discussed the following aspects: 

 Members felt goal is well developed;

 Mermaid Creek close to Roberts Bay is where more impact can be made with the back-
end/upstream of Mermaid creek taking longer to achieve and more future oriented.

 Members agreed that larger scale environmental restoration requires a long-term plan with
a commitment over time.

 Tree removal due to development, as well as new plantings should be done with support of
a professional arborist in order to maximize benefits and minimize long term issues that can
arise from poor selection and placement.

General comments on the OCP Key Directions Report 

The Commission discussed future planning regarding sea level rise and flood hazard. “Seaside 
character” was also discussed and what it means when used in the context of an OCP. Aspects 
include sense of community, scale of development, less so architectural vernacular. 

The Commission discussed the level of consultation with W̱SÁNEĆ First Nations, expressing 
concern over impacts of OCP changes within the three municipalities. Members agreed that 
sensitivity toward reconciliation throughout the public engagement process was necessary. It was 
also noted that integrated community planning between adjacent municipalities, particularly in the 
boundary areas, is required for form and character continuity within those areas. 
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Moved by D. Watt, seconded by D. Gelinas That the Advisory Planning Commission 
recommends to Council that the Key Directions Report be received for information with key 
points noted within the minutes to be considered by Council. 

4. ITEMS DISPOSITION BY COUNCIL:

Councillor Chad Rintoul gave an update on Council’s decisions with regard to recent Development
Applications.

5. ADJOURNMENT:

Moved by R. Novek, seconded B. van der Meer that the meeting be adjourned.

CARRIED 

Meeting adjourned at 3:59 p.m. 

__________________________ 
CHAIRPERSON 



Summary of Public Feedback on the Key Directions Report 
Collected September 20, 2021 – October 20, 2021

57 unique submissions from members of the public (Note: some comments covered multiple topics) 

Vision and Draft Goals:  (1 comment) 

• The vision should paint a clearer picture of Sidney in 2040

Food Security (11 comments) 

• Do not support community gardens (1)
• Support backyard chickens (8)
• Do not support backyard chickens (2)

Active Transportation (5 comments) 

• General support for active transportation (4)
• Do not support cycling network (1)

Buildings (19 comments) 

• Support for reducing building heights in the downtown (8)
• Policy regarding discretionary approval for a 5th storey should be clarified (1)
• Affordable housing should not be in the “Downtown West” area (1)
• Support upper storey setbacks for downtown buildings (1)
• Support for improved Development Permit guidelines in the downtown (3)
• Do not support additional townhouses, duplexes in residential areas (1)
• Location and extent of townhouse and multiplex areas need clarification (1)
• Do not support “5 minute neighbourhood” concept (1)
• Support additional opportunities for secondary suites, granny flats, other mortgage helpers (2)

Environment (36 comments) 

• Concern with establishment of foreshore Development Permit Areas (29)
• Support protection of shoreline through Development Permit Areas (4)
• Support for long term Mermaid Creek renaturalization and watershed protection (3)

Other (5 comments) 

• Support for First Nations reconciliation initiatives in OCP (2)
• Support for climate action initiatives as per Key Directions Report (2)
• A suggestion to review the West Side Local Area Plan approach on workforce housing prior to

implementation (1)

Comments Unrelated to Key Directions Report Topics: (7 comments) 

• Support for action on removing derelict vessels in Sidney waters (4)
• Enhanced tree protection (1)
• Need for a controlled intersection at McDonald Park Rd and Highway 17 (1)
• Additional public park amenities such as an outdoor pool, new water park (1)
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October 18, 2021 

To:  Mayor & Council – Town of Sidney 

From: Sidney Community Association 

Re:   Key Directions Report 

The Sidney Community Association Board is providing our response to the Key Directions report.  These 
comments reflect input from  the Board as well as  members of the SCA. 

Our comments focus on the vision and goals but also state our expectations regarding the content of the 
draft OCP.   A key component of the draft OCP will be the inclusion of an Implementation section that 
clearly describes deliverables and timelines. 

Vision 

The vision contains statements that are considered to be goal statements.  We are looking for a vision 
statement that paints a picture of Sidney in 2030 and reflects expected changes due to demographics, 
climate change, and economic opportunities. 

Goal 1- A Regionally Connected Vibrant Downtown 

Policies & Design Guidelines 

We recognize that there is a community desire to review the height limits in downtown Sidney.  Our 
expectation that the policies and design guidelines in the draft OCP will include many of the elements of 
the current Downtown Area Plan.  Specifically, Land Use; Movement; Built Form; Opportunity Sites; and 
Implementation. 

Downtown West 

The policy direction for ‘Downtown West’ referencing conditions regarding the addition of a fifth storey 
should be clarified. 

Amenities are typically provided for public use and are considered as part of a rezoning process.  Within 
this context the reference to ‘social housing’ should not be considered a public amenity.  

A range of housing types serving a range of needs may be appropriate in the downtown but the SCA 
does not support locating affordable housing in ‘Downtown West’ which is described in the Key 
Directions Report as a Regional Hub. 

Appendix C
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Goal 2 – A Distinct Seaside Character Reflecting Local History, Culture and 
Reconciliation 

Shoreline 

The policy directions regarding the protection of the shoreline should clarify where the 50 m buffer will 
be measured from.  The policies need to reflect the expected impact from sea level rise which will 
significantly impact the Sidney shoreline as shown in the image below. 

 

 

 

Our expectation that the environmental guidelines contained in the draft OCP will take full advantage of 
the current legislative controls as well as requiring an alteration to the shoreline to be overseen by a 
qualified environmental professional. 

We would suggest that the policies incorporate the work of the Saanich Peninsula Bioregional Network 
(SPEC). 

Goal 3- Connected, Accessible and Liveable Neighbourhoods That Meet the 
Needs of the Whole Community. 

Neighbourhood Nodes 

The policy direction that townhomes and multiplexes be developed near neighbourhood commercial 
nodes. When paired with the August 31, 2021 staff report that recommends allowing these types of 
development be supported within a 5 minute walk of neighbourhood nodes, this creates a concern for 
the SCA.  As an example, this would mean extending the RM5 Zone, which has already shown to be 
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problematic, to include the area as shown below based on the neighbourhood node at Resthaven and 
Malaview.  This area extends 400 m from the intersection, which is equivalent to a 5 minute walk. 

 

Active Transportation Plan 

The policy direction regarding the Active Transportation Plan should be broadened beyond cycling to 
include all forms of mobility.  The implementation of the OCP should include updating the street 
standard in the Town’s Subdivision and Development Bylaw. 

Goal 4- A Diverse and Balanced Community Supporting a Thriving Local 
Economy 

Workforce Housing 

The policy regarding providing additional affordable workforce housing in West Sidney is a laudable 
objective.   However, the policies and implementation in the West Sidney Local Area Plan have shown to 
be flawed.  The OCP should include as part of the implementation, the review of the West Sidney LAP. 

The policy direction regarding investing in public infrastructure in support of housing requires further 
explanation. 

Industrial Land Uses 

The policy direction regarding reviewing the industrial land uses in West Sidney and Harbour Road 
should clarify if the intent is to restrict certain industrial uses because of their potential impact on 
adjacent residential areas. 
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Goal 5- Biodiverse, Connected Ecosystems Informed by Traditional, Local and 
Scientific Knowledge 

We recognize the importance of restoring Mermaid Creek, however, the policy directions should be 
broadened to reference other Environmentally Sensitive Areas as well as reflecting the Town’s Urban 
Forest Strategy.  

Goal 6- A Healthy, Resilient Community That Takes Action to Address Climate 
Change 

Public Spaces 

The policies regarding public spaces should emphasize that this be achieved as a public amenity through 
the rezoning process.  This would offset the requirement to use public money to achieve what would 
likely be a very expensive objective. 

Climate Action Plan 

The Climate Action Plan should be framed in a manner that makes its relatable to Sidney residents and 
businesses.  We suggest the Plan focus on the key components of climate change which are Buildings; 
Transportation; and Food Production. 

 

Conclusion 

In conclusion our major concern is in regard to the potential impact of the implementation of the “5 
minute neighbourhood” described in Goal 3. 

Our expectation is that the draft OCP will include a well crafted Vision;  strong environmental and design 
guidelines; and clear statements regarding implementation. 

 

 

Dennis Carlsen 

On behalf of the Board of the Sidney Community Association. 
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Roberts Bay Residents Steering Committee 

Response to OCP Key Directions Report 

October 2021 

The Roberts Bay Residents Steering Committee appreciates the opportunity to participate in the OCP 
Review and to respond to the Key Directions Report. We welcome the Report’s summary of input from 
the various consultation processes with residents, businesses, community organizations and the 
W̱SÁNEĆ Leadership Council. We understand that the Key Directions Report highlights general policy 
direction on issues that were often raised during the community engagement process and that the draft 
OCP will delve further into these issues as well as covering a broader range of topics. 

Our responses will focus on Goals 2, 3, 5 and 6 in terms of the Roberts Bay neighbourhood and its 
ecology.  

GOAL 2:  A DISTINCT SEASIDE CHARACTER REFLECTING LOCAL HISTORY, 
CULTURE AND RECONCILIATION 

Policy Direction: Protect and enhance the coastal environment through implementation of foreshore 
development permit areas with a 50m buffer. Encourage green shores/soft shores approaches that 
utilize more natural methods to protecting ocean shorelines. 

Response from Roberts Bay Residents Steering Committee: 

Two of the four Policy Directions for this Goal focus on enhancing Sidney’s seaside character and two 
focus on increasing our understanding of W̱SÁNEĆ culture and traditional practices as Salt Water People. 
We support all four Policy Directions and particularly welcome focus on the protection and enhancement 
of the coastal environment. However, we respectfully request clarification on the meaning of “foreshore 
development permit areas with a 50 m buffer” and how that would differ from the present “Roberts Bay 
Development Permit Area”.  Many waterfront properties on Roberts Bay are less than 50 m deep. We 
would appreciate the opportunity to provide further feedback once we have received this clarification.   

GOAL 3: CONNECTED, ACCESSIBLE AND LIVEABLE NEIGHBORHOODS THAT MEET 
THE NEEDS OF THE WHOLE COMMUNITY 

The five Policy Directions for this Goal do not distinguish the unique needs of specific neighbourhoods. 
Our Steering Committee discussions have focussed on the one which has generated the most concern in 
our neighbourhood. 

Policy Direction: Encourage garden suites, secondary suites, duplexes to be built throughout Sidney’s 
residential neighbourhoods. Develop Form and Character Guidelines that regulate safety and privacy 
and enhance neighbourhood character. Allow Townhomes and Multiplexes to be built in appropriate 
locations (e.g. near neighbourhood commercial nodes), regulated by neighbourhood form and 
character guidelines.  
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Response from Roberts Bay Residents Steering Committee: 

The neighbourhood around Roberts Bay is a unique, environmentally sensitive area because it includes: 
the shallow coastal bay, the beach, and the area above the natural boundary. Large trees and 
understorey shrubs exist quite far from the shore but are also an important part of the coastal 
ecosystem. This is an important migratory bird area where full time resident wildlife are also trying to 
survive. Neighbours have witnessed ongoing development on waterfront and nearby lots that 
consistently removes and destroys natural soils and reduces the permeable surfaces through subdivision, 
grossly increased lot coverage, mature tree removal and hardening of the natural boundary of the beach.  

Going forward, we believe that preventing further deterioration and restoring the ecology of the bay and 
its surroundings must be the overriding consideration in all development decisions in this neighbourhood. 
If there are strong, well enforced, Zoning Bylaw provisions that prevent new development from 
increasing current actual lot coverage, eliminating mature, healthy trees, or encroaching within 30 
meters of the natural boundary, we would not oppose garden suites, secondary suites, or duplexes.  
Although the townhomes and the Miraloma at the end of Harbour Road are well integrated into their 
surroundings, we do not believe that this level of density could be applied elsewhere in an expanded 
Environmentally Sensitive DPA area without causing further deterioration of the ecosystems. 

GOAL 5: BIODIVERSE, CONNECTED ECOSYSTEMS INFORMED BY TRADITIONAL, 
LOCAL AND SCIENTIFIC KOWLEDGE 

The report identifies 5 policy directions for this goal. We fully support the first 2 regarding collaboration 
and cooperation to support sustainable practices and support for public knowledge but will comment on 
only the ones described as Sidney-specific ideas. We also want to highlight missing policy directions. 

Policy Direction: Recognize the value of the natural environment and its natural assets and include 
these as part of the Town’s asset management framework. For instance, soils, plants, and natural and 
artificial stormwater management systems within the Mermaid Creek and KEL,SET (Reay Creek) 
watersheds to improve the management of rainwater. 

Response from Roberts Bay Residents Steering Committee:  

We strongly support this policy, both in general and regarding the example of management of storm 
water. The Mermaid Creek storm drain is a major source of toxic contaminants entering Roberts Bay and 
being consumed by fish and every other creature that lives in the bay.  The changes in the speed and 
amount of stormwater flowing out of the pipe during storms is a major cause of erosion, bank failure and 
sediments covering or washing away shoreline and marine plants.  

Policy Direction: Support the restoration and maintenance the Mermaid Creek estuary.  

Response from Roberts Bay Residents Steering Committee:  

We strongly support the restoration and maintenance the Mermaid Creek estuary. 

Policy Direction: Explore feasibility of encouraging redevelopment of older single-detached home 
properties adjacent to portions of Mermaid Creek, allowing for consolidated lots to increase density 
with medium-scale (i.e. 2-3 storey) townhouses or apartments in order to:  
• increase setbacks of buildings from the creek beds, allowing for the expansion of public open space,  
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• assess feasibility of daylighting piped sections of the creek.
• improve stormwater management,
• increase tree and native species cover next to the creek beds, and
• enhance public amenities (e.g. a creekside trail or park) in an ecologically sensitive way and
encourage community stewardship (e.g. through interpretive signage).

Response from Roberts Bay Residents Steering Committee: 

- In order to increase setback from the creek we are questioning if a re-zoning will be necessary
- Re “increase setbacks of buildings”: it is IMPORTANT to be specific and use the standard for

riparian areas: 30 m following the  RIPARIAN AREAS REGULATION For Local Governments
GUIDEBOOK. Would it be possible? Do we have enough space?

- We support the idea of daylighting piped sections of the creek if enough space is available to
create small wetlands that can absorb storm water from Mermaid Creek watershed.

- Storm water management is essential, and we need to be proactive considering the development
of Sidney and the future climate change challenges.

- We strongly support increased tree and native species cover next to the creek beds.
- We also fully support the idea to enhance public amenities (e.g. a creekside trail or park) IF it is

done in an ecologically sensitive way and encourage community stewardship (e.g. through
interpretive signage).

GOAL 5:  IMPORTANT POLICY DIRECTIONS NOT INCLUDED IN THE KEY DIRECTIONS REPORT 

It is impossible here to list all of the measures, such as expanding our Environmentally Sensitive DPA 
areas, which we hope to see in the draft OCP, but we do wish to highlight the following: 

1. Extend control into our marine zoning with a clear directive regarding mooring buoys and
abandoned vessels.

Roberts Bay Residents Steering Committee strongly supports the views expressed in Malcolm
Falconer’s Oct 4 email to OCP@sidney.ca.  Taking action to protect and enhance the coastal
environment received 80% support in the Community Design Survey (p 14) and is critical to Sidney’s
Distinct Seaside Character (GOAL 2). It has become apparent that the Federal and Provincial bodies
cannot be relied upon to protect and preserve our local marine environments and that local
governments have the legal authority to do so. Ideally, this should be done in partnership with the
District of North Saanich.

2. Adopt the B.C. Wildlife Act, the Species at Risk Act, and the Migratory Birds Convention Act, in
order for the town to have the ability to protect wildlife.

GOAL 6: A HEALTHY, RESILIENT COMMUNITY THAT TAKES ACTION TO ADDRESS CLIMATE CHANGE 

Roberts Bay Residents Steering Committee recognizes the threat that climate change poses for people 
and ecosystems and we are pleased to see Climate Action as a significant goal for the OCP.  

https://www2.gov.bc.ca/assets/gov/environment/plants-animals-and-ecosystems/fish-fish-habitat/riparian-areas-regulations/rar-guidebook-local-government_web_final_aug_2016.pdf#:%7E:text=local%20government%20can%20establish%20an%20area%20around%20its,for%20ravines%20larger%20than%2060%20m%20in%20width.
https://www2.gov.bc.ca/assets/gov/environment/plants-animals-and-ecosystems/fish-fish-habitat/riparian-areas-regulations/rar-guidebook-local-government_web_final_aug_2016.pdf#:%7E:text=local%20government%20can%20establish%20an%20area%20around%20its,for%20ravines%20larger%20than%2060%20m%20in%20width.
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