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Beacon Wharf is a timber 
structure that the Town took 
ownership of in 2006 when it 
was divested by the federal 
government. The wharf came 
“as is”; the Town knew that its 
lifespan was limited, and that 
it would eventually require 
replacement at the Town’s 
own expense.

The Town leases 3 separate 
areas of the wharf to private 
operators for the Fish Market, 
the Pier Bistro, and the Sidney 
Spit Ferry. These leases have 
been short-term since 2017 
and month-to-month since 
July 2021. The leases include 
wording about replacing the 
wharf structure and, therefore, 
terminating the leases.

Due to its poor structural 
condition, the wharf has been 
closed to vehicle traffic since 
2010 and large vessels have 
been prohibited from tying to 
the wharf since at least 2010.
The wharf is aging and requires 
frequent inspection and 
maintenance. It is estimated to 
have a remaining life of 7 to 8 
more years. 

BEACON WHARF TIMELINE
2006

2012

2018

2019

2020

2020

July 
2021

Sept. 
2021

2010

April  
2021

Sidney assumes ownership 
of wharf

Recommended repairs 
completed (extended life 
for 5-8 more years)

2nd engineering condition 
assessment completed

SNCL completes Beacon 
Wharf Surveys & Feasibility 
Study

Recommended repairs 
completed (extended life 
for 7 – 8 more years)

Beacon Wharf Select 
Committee established

Select Committee presents 
Final Report

Public Engagement 
commences

Engineering condition 
assessment completed

Beacon Wharf Floating 
Assessment completed



The 2018 Downtown Waterfront Vision was 
developed based on an extensive public 
engagement process. 

The Downtown Waterfront Vision 
introduced three ideas for replacing Beacon 
Wharf*: 

Design criteria for a new wharf:
• 50 year design life
• Commercial buildings
• Safe, pedestrian access at all times
• Vehicle access
• Utility servicing
• Short term moorage 

*Note: The Downtown Waterfront Vision did not 
take sea level rise or costs into consideration.

2. SELECT COMMITTEE

In 2020, Council established the Beacon Wharf Select Committee. The 
Committee reviewed options for Beacon Wharf ’s future.     

The Committee met monthly between August 2020 and June 2021 and 
includes:
• three members of Council, and 
• two community volunteers. 
Four members of senior Town staff supported the committee.

The initial shortlist of feasible 
options reviewed was based on 
SNCL’s studies:

1. Replace with rock base/rubble  
   mound wharf 
2. Replace with piled structure
3. Replace with floating structure 
4. Remove wharf and do not   
    replace.

These options were assessed 
based on environmental 
impacts, view impacts, and their 
comparative costs.

The Committee narrowed it down 
to 2 recommended options:

1.  Replace with a f loating 
wharf,  under a Public-Private 
Partnership (P3) with Sidney 
Waterfront Partnership.

2. Maintain the existing wharf to 
the end of its expected lifespan,  
and do not replace it .

Now the community is being 
asked to review and comment on 
these options.

DOWNTOWN 
WATERFRONT VISION

BEACON WHARF SELECT COMMITTEE

The Committee’s Work to Date

  Option 1 – Refurbished wharf with     
rock base

  Option 2 – Rebuilt wharf with steps 
and pathways along water

  Option 3 – Rebuilt wharf with 
cascading steps & floating breakwater



Engineering Condition Assessments

Engineering assessments have been completed to assess the condition of the wharf; these have resulted in 
repairs to the wharf. The timing and costs of the two most recent engineering studies are summarized below.

These repairs were interim measures,  
allowing the existing structure to remain 
operational until a wharf replacement 
option was selected. 

The wharf will require another assessment 
to keep it safe for up to 8 more years,  and 
likely additional repairs,  costing between 
$100,000 and $300,000. A significant 
rebuild will likely cost millions of dollars .

SNC-Lavalin Studies

SNC Lavalin (SNCL) completed the Beacon 
Wharf Surveys and Feasibility Study in 2019. 
They reviewed the feasibility of replacing the 
wharf with one of the concepts identified in 
the Sidney Downtown Waterfront Vision. 

Wave and wind action impacting the wharf 
are severe, and will only get worse with 
climate change.  As a result, the flood 
construction level of a future wharf would be 
much higher than the existing wharf. SNCL 
analyzed several potential replacement 
options.

SNCL also investigated the feasibility of 
a floating pontoon and found this to be a 
possible option for Sidney’s waterfront.

3. PROCESS TO DATE

2010 2012

Engineering condition 
assessment completed

Repairs 
completed

2018 2020

$300,000 5-8 years

Cost of 
repairs

Expected extension of wharf 
lifespan for

$128,000 7-8 years

Rebuilding the Wharf

Significant repairs to the wharf will likely require removal of the 
existing buildings (the fish market and the bistro). Structures 
on a rebuilt wharf would then have to be constructed to current 
building regulations. 

A major investment from the Town would be required to 
maintain the status quo. The current lease rates, which are 
below market, would have to be increased if a significant 
investment was made.

Rebuilding as-is is not considered feasible because of sea level 
rise and wave action. Major investment on the wharf would be 
more justifiable if the amount of public space was increased 
and short term moorage was made possible.

Building a wharf without buildings on it greatly reduces its 
value and was not considered to be a viable option.



4. RECOMMENDED OPTIONS

SWP is in a unique position to partner with 
the Town on a floating wharf since they 
already have a significant investment in 
Sidney’s waterfront. A P3 partner makes a 
commercial structure on the wharf realistic, 
and would provide a motivated project 
manager. 

SWP’s proposal includes a restaurant, a 
commercial space, and a dedicated public 
space on the main floor, and eight hotel 
rooms on the second floor. Parking will be 
provided for patrons at the Shops at Port 
Sidney. The vision is to build a structure 
similar to the Brooke Street Pier in Hobart, 
Tasmania (shown on the right).

The proposal from SWP was reviewed and 
advanced as one of the recommended 
options. 

P3 Proposal

The Town was approached 
by a local company with a 
successful history of working 
with the Town on major 
projects, Sidney Waterfront 
Partnership (SWP). 

Council decided to invite a 
proposal from SWP, because, 
based on past experience, it 
is unlikely that a Request for 
Proposals would result in any 
submissions.

A floating option was considered to be more palatable than a piled or rubble mounded option for the following: 
• Minimal view impacts
• Less impacted by sea level rise
• Connectivity with existing infrastructure 
• Lower cost

SNCL inspected a pontoon that is currently for sale and found it to be suitable in concept, pending a 
structural inspection, for Sidney’s waterfront. 

There are likely other options for a floating structure, however, it will be more costly to build a new floating wharf 
of similar mass. It wouldn’t make economic sense for the Town to construct a commercial building without first 
having a partner, so the option of entering into a P3 was considered.

1) REPLACE WITH A FLOATING WHARF,  UNDER A PUBLIC-PRIVATE 
PARTNERSHIP (P3)



5. RECOMMENDED OPTIONS

What is a P3?

A P3 is a public-private partnership between a 
government body and the private sector to build and/or 
maintain public infrastructure. 

Projects completed under P3 arrangements offer:
• Cost sharing 
• Risk sharing
• Service delivery efficiencies

Please note that this is not a final design. The renderings are shown to provide 
a high level example of what this option could look like.

1) REPLACE WITH A FLOATING WHARF,  
UNDER A PUBLIC-PRIVATE PARTNERSHIP (P3) (CON’ T)

Key benefits of the f loating P3 
option:

• A financially viable option 
• Reduces cost and risk to the Town
• Commercial activity on the wharf
• Commercial property taxes and/or lease   
 revenues to partially offset costs
• Allows for moorage
• Motivated project manager
• Town-owned space on ground floor
• Public space on wharf more than doubled  
• Public access closer to water
• Minimal impact on views

P3 Proposal Responsibilities:

•  Contribute pontoon
•  Build a 2-level structure
•  100% of costs of commercial building
•  Designate 26 parking stalls for Beacon 
       Wharf
•  20% of project cost outside of the building 
       footprint

SWP

•  Refurbishment of the pontoon
•  50 year lease with SWP
•  Extension of The Shops lease by 16 years   
      (to match the 50 year wharf lease)

Town



6. RECOMMENDED OPTIONS

Waterfront infrastructure is expensive to build 
and maintain, and Sidney has the Bevan Pier 
roughly 150 meters from the wharf. For that 
reason, the option to remove the existing wharf 
at the end of its life and not replace it is also 
recommended for consideration.

The existing wharf will likely require additional 
inspections, and potentially repairs, before the 
wharf reaches its end of life in the next 7 to 8 
years. 

Examples of what a reimagined waterfront could look like 
are shown on this board.

The space at the end of Beacon 
Ave could be designed into 
a vibrant public space. A 
significant amount of public 
engagement would be required 
in this design process. 

Some of the priorities in the 
Waterfront Vision were to 
improve public spaces and 
gathering places, improve 
access between the ocean and 
the community, and add year 
round attraction and vibrancy. 
The option of removing and not 
replacing the wharf would allow 
for alternative improvements to 
be made.

2) MAINTAIN THE WHARF TO THE END OF ITS EXPECTED LIFESPAN 
AND DO NOT REPLACE IT 



7. REJECTED OPTIONS

• 3.5m higher than existing wharf
• 2.1m higher than Beacon Roundabout
• More economical than rubble mounded structure

Key concerns:
• Impact on views
• Challenging to incorporate temporary moorage
• Connectivity challenges to Beacon Park and waterfront walkways
    (see illustration below)

This option was rejected.

PILED STRUCTURE

This option is more economical than a rubble mounded structure and would allow the existing wharf to be maintained 
for as long as possible before replacing. 

SNCL’s analysis determined that an alternate configuration, as well as a higher deck elevation, would be required to 
minimize impacts of future wave action and sea level rise. 

Constructing a piled wharf at a lower elevation now and raising it in the future, as required by sea level rise and 
increased wave action, was not considered to be a viable option due to cost and complexity of raising the elevation of 
a building.

OPTION 5A: PILED WHARF,  MODIFIED 
FOOTPRINT PARALLEL TO BEACON PARK 



• 3.5m higher than existing wharf
• 2.1m higher than Beacon Roundabout

Key concerns:
• Impact on views
• Large amount of rock/rubble exposed at all times
• Connectivity challenges to Beacon Park and walkway
• Challenging to incorporate temporary moorage

This option was rejected.

Note: The dark blue indicates current high tide level.

• 2.5m higher than existing wharf
• 1.1m higher than Beacon Roundabout
• Lowest elevation for non-floating option

Key concerns:
• Impact on views
• Large amount of rock/rubble exposed at all times
• Connectivity challenges to Beacon Park and walkway
• Challenging to incorporate temporary moorage

This option was rejected.

8. REJECTED OPTIONS

RUBBLE MOUNDED STRUCTURE

A rubble mounded structure was envisioned during the Downtown Waterfront Vision; however, SNCL found that the 
required elevation would be approximately 2.5-3.5 metres higher than the existing wharf. 

Large volumes of rock would be exposed during low and high tides. Due to visual impacts, high costs and 
connectivity challenges, the Committee rejected this option.

OPTION 4: STEPPED BERM 

OPTION 6: STEPPED BERM, MODIFIED 
FOOTPRINT PARALLEL TO BEACON PARK 



9. SEA LEVEL RISE / FCL

Flood Construction Level (FCL) is the 
minimum elevation that a building can be 
built to prevent future flooding within a set 
design life. 
 
FCLs are determined by adding the 
following:
• Future sea level rise
• Regional uplift, or subsidence
• High tide
• Estimated storm surge
• Estimated wave effects
• A minimum 0.3 m freeboard 

An illustration of this calculation is shown 
on the right.

Sea Level Rise (SLR) means the elevation of the ocean will rise as a result of climate change. Melting ice and 
the thermal expansion of oceans has resulted in increasing sea levels; this will get worse with ongoing climate 
change. SNLC assumed a sea level rise of 0.8m over 50 years for their analyses. 

Sea level rise and wave action result in a higher flood 
construction level than what may seem reasonable at 
today’s levels. Building to this FCL will prevent future 
flooding of buildings on the wharf and keep occupants 
safe.

The Town’s existing interim FCL is 1.6 meters above the 
existing wharf elevation.  In other words, building the 
wharf today, at existing elevation, would not be permitted 
if there were to be year-round buildings on it.

Existing and proposed elevations are summarized in the 
table on the right.

What is FCL?

What is sea level rise?

IMPLICATIONS FOR THE WHARF DESIGN

BC Guidelines (2018)

Existing Top of Wharf

Item

Beacon Roundabout 
Curb

Sidney’s Interim FCL

SNCL’s Replacement 
Wharf Options FCLs*

+ 5.5 m

Elevation (CD)

+ 6.9 m

+ 7.1 m

+ 8.0 m to + 11.1 m 

Picture from 2006 storm

* Not including the floating option



10. FINANCIAL INFORMATION

Borrowing estimates and 
impacts

For any option, there will be a cost to the 
Town to pay for all or part of the project. 
Most of this will be through borrowing. 

Under the current P3 proposal, the 
Town’s portion of the construction cost 
is expected to be around $5 million, with 
some additional costs for the road and 
offsite works. 

Anticipated borrowing amount: $5M*

Estimated cost per household: between 
$30-$38 / year for a 25-year period*

This cost could be partially offset through 
incremental property tax revenues 
generated from commercial operations on 
the wharf.

The Town will not undertake long-term 
borrowing without community approval. 
An official process would follow if the 
Town had to borrow to finance a project.

*the above estimate is based on the P3 option and 
will increase if another option is selected. Only 
removal would result in lower costs.

Project Costs
Waterfront infrastructure is extremely expensive 
to build and maintain. Estimated future climate 
impacts contribute to the cost and complexity of 
these structures. 

The Committee narrowed down the options from 
SNCL’s 2019 report, and added the option of a 
floating structure. To compare the cost of these 
options, SNCL estimated the lifecycle costs of 
each. Lifecycle cost means the cost of construction, 
plus the cost of maintenance over the 50-year 
lifespan. 

The table to the right summarizes those costs in 
today’s dollars.

Notes:
• Estimates do not include buildings or modifications required  
      to connect the structure to the existing shoreline.
• Floating option listed was estimated before the P3 
      proposal was received. The P3 proposal is expected to 
      reduce the cost for the floating option.
• The estimated cost of removing the wharf is $713,000, in 
      today’s dollars, and has been included in the life cycle cost  
      of each option. 



11. SIDNEY’S WATERFRONT

1969 1980 2003 2005 2007 2011 2019

Sidney’s waterfront has changed a lot in the past century. It was once an active, working waterfront – including 
a hotel, a sawmill, and a cannery. The industrial elements were gradually replaced by service- and tourism-
oriented elements, transforming the waterfront into the vibrant area it is today.

Beacon Wharf has been a part of Sidney’s waterfront for over 100 years. While the waterfront has gradually 
changed and improved over the years, the wharf has remained largely unchanged since the last major 
renovation around 60 years ago. 

The downtown waterfront has flourished from the many changes and improvements made over the years. 
Revitalizing Beacon Wharf is the next step in Sidney’s waterfront evolution.

Lochside Drive
• Utiltity 
     undergrounding
• Linear park   
     beautification

Examples of waterfront changes and improvements over the years

Beacon Park
• Creation of Beacon Park
• Landscaping
• Pavillion

Tulista Park
• Landscaping
• Skate Park

Beacon Avenue
• Utility undergrounding
• Sidewalk widening

1915
1948



12. NEXT STEPS

Public Engagement

• Special edition of Town Talk released
• Publicized through social media and    
     Town’s website
• Pop-up engagement and storyboards at 
     Beacon Park
• Complete the survey by October 15, 2021

Report Back to Council

• Report back to Council in November with   
     feedback from engagement for final  
     decision.

Where can I f ind more 
information?

Refer to the Beacon Wharf project page 
on the Town’s website if you wish to 
review additional information. 

The page includes the SNCL studies,  the 
final report to Council by the Committee,  
and recordings of the presentations to 
Council by the Select Committee and 
Sidney Waterfront Partnership. 

Access the project page at:  
www.sidney.ca/wharf


