3.0 Land Use

This strategy has been developed taking into account the position of the Town of Sidney as the economic center
of the Saanich Peninsula. It acknowledges existing land use patterns in the downtown as well as key planning and
sustainable development principles such as:
• enhancing the pedestrian experience;
• increasing residential densities;
• reducing automobile reliance; and
• the efficient utilization of existing infrastructure.
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3.1 Existing Land Use
The major existing land uses in the downtown area
include commercial, residential and public / institutional.
While there is currently a strong orientation in both the
current OCP and Zoning bylaws towards the
encouragement of mixed-use commercial / residential,
that objective has not been fully realized. In this plan, the
Town is setting out guidelines to encourage a significant
residential downtown core.

3.1.1 Official Community Plan Bylaw 1920
The following provides an overview of existing land use
designations within the study area which were adopted
in Official Community Plan Bylaw No. 1920 in May 2007:

OCP Bylaw 1920 designation map

Commercial:
The predominant land use designation within the LAP study area is Downtown Commercial (COM-1), the general intent of which is to ensure a vibrant
mixed-use community. A fundamental goal of the Official Community Plan is to develop the downtown as a place of intense activity and strong
pedestrian orientation through the establishment of higher residential
densities. For reference purposes, detailed policy statements regarding
land use can be found within the Downtown Commercial Lands (Section 6)
of the Official Community Plan.

Institutional:
The other major OCP land use identified within the study area is
Institutional, which encompasses three sites:
1.
2.
3.
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Retail in Sidney on Beacon Avenue
photo by Town Staff

The Mary Winspear Community Centre;
The Firehall; and
The Town Hall precinct, including the RCMP detachment and
Beacon Community Services

3.1 Existing Land Use
Parks:
The OCP recognizes three parks within the downtown area:
1.

2.

3.

Bevan Park, located on the south side of Beacon Avenue at the entrance to
downtown Sidney. It is approximately 0.28 hectares (0.69 acres) in size and
accommodates the Sidney Information Centre.
Beacon Park is situated at the eastern terminus of Beacon Avenue, between
the Pier Hotel and the waterfront. This 0.34 hectare (0.85 acres) park was
recently redeveloped and expanded in conjunction with the Pier Hotel
development. To reinforce the parks’ role as a central meeting and gathering
place and as a focal point on the waterfront, a new multi-use pavilion structure
provides a central attraction in the park.
Eastview Park is located at the end of Bevan Avenue on the southern boundary
of the study area. This linear waterfront park was recently redeveloped and is
approximately 0.22 hectares (0.54 acres) in size.

Zoning Bylaw 1660 designation map

3.1.2 Zoning Bylaw 1660

Beacon Park and the Fish Market
photo by Town Staff

Zoning Bylaw 1660 largely reflects the Official
Community Plan land use designations for the
downtown area. Current zoning supports mixed-use
developments by permitting residential dwellings above
ground floor commercial uses. The predominant
downtown zoning designations are Core Commercial (C)
and Commercial / Residential (C1) which permit
residential densities between 70 and 85 units per
hectare. In addition to the C and C1 zones are several site
specific Comprehensive Development (CD) zones that
are scattered throughout the downtown and along the
waterfront areas. CD zones allow for more unique
development projects outside the parameters of existing
land use designations. Notable CD zones include the Pier
Hotel development, Cannery Row development, Seaport
Place property and Port Sidney Marina site.
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3.2 Land Use & Density Goals
3.2.1

Promote a sustainable mix of retail, commercial, parks, community, institutional and residential uses.

3.2.2

Intensify development in key areas in order to generate a critical mass of development to promote a sustainable and lively downtown.

3.2.3

Encourage mixed use development that provides a range of services and facilities that promote an active day and night time environment.

3.2.4

Integrate waterfront uses that will connect the waterfront to the downtown.

3.2.5

Concentrate densities in the downtown in a sustainable manner in close proximity to services.

3.2.6

Establish a range of residential uses to ensure diversity of choice and to bring people and activity to the area.

Land Use Map

Legend
mixed-use
residential
commercial
institutional

built after
2003, or has
historical value
public plaza/
courtyard
pedestrian
pathway
trees &
landscaping

18

Land use illustrative concept plan

marine-oriented
use

3.3 Mixed Land Use Policies
Mixed Use
Mixed use is a key component of many current development trends,
including Transit Oriented Development (TOD), Traditional
Neighbourhood Development (TND), Liveable Communities and Smart
Growth principles. Mixed use developments positively impact
downtowns by establishing urban vitality, social interaction and a
pedestrian street life.

Mixed-use development in Sidney at Resthaven Dr. & James White Blvd.
photo by Town Staff

In order to achieve a mixed-use downtown, the following policies are
identified:

Mixed-use development in Sidney at Fifth St. & James White Blvd.
photo by Town Staff

3.3.1

Accommodate mixed-use development with commercial or
retail spaces on the ground floor and residential units above.
The introduction of new residential uses downtown will enable
more people to live and work closer to amenities of the
commercial core, bolstering the local economy and adding a
stronger sense of vibrancy. (See 3.4 & 3.5)

3.3.2

Design mixed-use development to create a special community
identity and a focal point for a variety of community and
neighbourhood functions.

3.3.3

Establish residential as a prominent land use within the study
area.

3.3.4

Encourage retail and service commercial at street level.
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3.4 Residential Land Use Policies
Residential Use

Mixed-use development in Sidney on Second Ave.
photo by Town Staff

A local residential population is necessary for a dynamic, economically strong
and vibrant downtown. It provides a positive effect on the retail climate, local
public transit systems and quality of life. A densely inhabited town center
creates an exciting place to live and promotes a positive pedestrian
atmosphere allowing residents to enjoy the convenient availability of
community services, retail goods, cultural activities and nearby
employment.
The plan envisions the creation of an innovative form of lane-oriented
housing within the centre of downtown blocks. These units would front onto
an internal green court and provide ground floor work spaces with residential
uses above. Shared courts would be designed so that vehicles are treated as
occasional visitors into a space that gives priority to pedestrians and
community activities.

The residential land use policies are as follows:
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Through-block connections with retail in San Louis Ibispo, CA
photo by Mel Satok

3.4.1

Promote the development of a range of housing
options to meet the needs of all income levels,
which include shared court/lane housing,
live/work, rental and flex housing.

3.4.2

Promote the downtown as a place for families
with children through the development of a
children’s park and support programs for families.

3.4.3

Encourage the development of centralized
parking locations for residents, parking contracts
for residential developments, and shared parking
programs.

3.4 Residential Density Policies
Residential Density
The establishment of increased residential development within the
downtown is critical to enhancing its vitality. The benefits of increased
density include: positive interaction and diversity, increased access to
community services, potential for attainable housing, more efficient use of
infrastructure, reduced car travel and parking demand and reduced urban
sprawl.
The Official Community Plan encourages additional residential density in
the downtown core in order to diversify the size and type of dwelling units
with the goal of attracting and retaining a balanced demographic to the
area and supporting our local economy. Subsequently, the following policy
is aimed at increasing the population density in the downtown:

Residential Density in Fort Worth, TX
photo from dfwi.org

Lane housing in London, U.K.
Photo by Rabichan (Flickr)

3.4.4

Permit increased residential densities subject to the provision of amenities as per Bonus Density
and Community Amenity Contribution Policy No. DV-013, the Zoning Bylaw, and Section 482 of
the Local Government Act.
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3.5 Commercial Land Use Policies
Commercial Uses
Vibrant downtowns provide a range and variety of retail and service commercial uses.
The introduction of a significant amount of new mixed residential and office space,
will result in a daytime employee and evening resident population that will support
and use retail services.
Retail land use policies are as follows:

Retail in downtown Sidney
photo by Town Staff

3.5.1

Require retail-only on ground floor street frontages, in particular along
Beacon Avenue.

3.5.2

Retain and encourage small businesses such as bookstores, art galleries and
other local family owned businesses that lend an eclectic quality to the retail
experience.

3.5.3

Encourage smaller-scale and compact commercial development. Discourage
big-box or large format retail.

Downtown offices create employment and add vitality in terms of utilizing the retail
and service commercial sector. Currently, Sidney has a relatively small office component
with approximately 145,180 square feet of office space (about 13% of entire
commercial space in the LAP study area) predominantly located along Bevan Avenue,
generating increased foot traffic during the daytime, while supporting both residential
and retail activity.
Key office use policies are:
3.5.4

Plan for sufficient and varied choices in the location, size and format of new office
space within the downtown.

3.5.5

Encourage construction of new office space above retail commercial uses.
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Retail and office space in Sidney, at Fifth St. & Bevan Ave
photo by Town Staffh

Office Uses

3.6 Institutional Land Use Policies
Community / Institutional Uses

3.6.1

Promote mixed-use commercial development
with opportunities to accommodate various
forms of attainable housing on the vacant lands
south of the Mary Winspear Community Centre.

3.6.2

Encourage the development of a new Town Hall
with a Town Square which would provide an
inland venue for community gathering and
festivities, possibly in the block bounded by
Fourth, Third, Beacon and Sidney Avenue with
frontage on Beacon Avenue for the Square.
Consider a 3-P (Public Private Partnership),
whereby the existing Town Hall site could be
redeveloped for residential uses with
construction of a new Town Hall as a component
of the partnership agreement.

3.6.3

Investigate the possibility to relocate the Fire
Hall / Emergency Services to a site outside or on
the periphery of the downtown, such as in the
vicinity of the Public Works Yard or the west side
of Sidney.

A Town Square and Municipal Hall concept for Sidney
Sketch provided by HBBH

Institutional land use policies are:

Refer to
Section 6.3
for more
details

The RCMP station in Sidney
Photo by Town Staff

Institutional and community uses support local
residents and provide key elements of an urban
structure that help establish a strong sense of
community and identity. The Municipal Hall, Mary
Winspear Community Centre, RCMP detachment,
Beacon Community Services are all critical elements of
the area.

Town Square
concept sketch
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3.7 Waterfront Land Use Policies
Waterfront Uses
Sidney by the Sea is the defining quality of Sidney and maritime influences should
characterize the uses along the waterfront. The waterfront presents an exciting
opportunity to develop Sidney as a dynamic and diverse maritime destination. A key
opportunity for defining Sidney’s connection to the water and maritime influences will
be the Ocean Discovery Centre overlooking Beacon Park.

Waterfront
Concept
Map

To attain this goal, the following policies have been developed:
Transition the waterfront area from passive public park space in the south;
community gathering and celebration spaces at the foot of Beacon; to a mixed
maritime village and potential marina expansion in the north. Connect all of
these areas via a public waterfront walkway.

3.7.2

Establish uses and activities that reflect and enhance the unique character of
the waterfront and foster the community's relationship with the shoreline.

3.7.3

Ensure a diversity of open spaces and public access to the waterfront.

3.7.4

Encourage a marina expansion, possibly incorporating a public pier to provide
access onto the water, boating services, and day-use moorage for the boating
public.

3.7.5

Provide public facilities (e.g. restrooms, telephones, drinking fountains, bicycle
racks) in open spaces and public access areas.

3.7.6

Provide services to visitors by allowing appropriate accessory commercial
activities (e.g. food and beverage stands or carts, bike, skate or kayak rentals).

3.7.7

Provide adequate and appropriate public parking, preferably underground, in
the vicinity of the waterfront.
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Refer to Sections
6.4 & 6.5 for
greater detail of
specific sites

Port Sidney Marina
photo by Mel Falk

3.7.1

