
 

 

 
          

 
AGENDA 

 
SALT SPRING ISLAND AGRICULTURAL ADVISORY PLANNING COMMISSION 
 

Date: Thursday, September 16, 2021 
Time: 3:00 PM 
Location: Electronic Online 

 
 
1. AGENDA 
  
 1.1 Approval of Agenda 
  
2. MINUTES OF PREVIOUS MEETINGS 

Please propose amendments to the draft minutes as worded 
resolutions in writing to be presented at the meeting. 

  
 2.1 Draft Minutes of the Aug 12, 2021 AAPC Meeting – For Adoption 
 Page 2 

 
3. BUSINESS ITEMS 

 
3.1        Changes to Residential Permissions in the Agricultural Land Reserve 
             Staff Memorandum                                                                                                   
 

4. OTHER BUSINESS 
 

5. ADJOURNMENT 
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Salt Spring Island  
Agricultural Advisory Planning 

Commission  
Minutes of a Regular Meeting 

 

 
Date of Meeting: Thursday, August 12, 2021 
 

Location:  Electronic Meeting 
 

Members Present:  Bree Eagle, Chair  
  Brent Brochu-Ingram, Vice Chair  
 Conrad Pilon, Commissioner  
 Nathan Roberson, Commissioner 
 Jan Steinman, Commissioner 
 
Absent:  Ken Byron, Commissioner  
  Zack Hemstreet, Commissioner   
   
Staff Present:  Geordie Gordon, Planner 2 
 Kristine Mayes, Planner 1 
 Sarah Shugar, Recorder 
 Rob Pingle, Planning Team Assistant 
 
Media and Others  Peter Grove, Local Trustee 
Present: Laura Patrick, Local Trustee 
 Doug Pepper, Ministry of Agriculture 
 
These minutes follow the order of the agenda although the sequence may have varied. 
 

Planner Mayes called the meeting to order at 3:00 p.m.   
 
1. APPROVAL OF AGENDA  

 

By general consent the agenda was adopted. 
 

2. MINUTES OF PREVIOUS MEETING 
 

2.1  Draft Minutes of the May 13, 2021 AAPC Meeting 
  

By general consent, 
that the minutes of the May 13, 2021 Salt Spring Island Agricultural Advisory Planning 
Commission meeting were adopted. 
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3. BUSINESS ITEMS 
 
3.1 Election of Chair 
 

Planner Mayes announced the election procedures.   
 
Planner Mayes called for nominations for Chair. Commissioner Eagle was nominated and 
accepted the nomination.  Planner Mayes called three times for further nominations.  Hearing 
none, she declared the nominations closed. Commissioner Eagle was elected Chair by 
acclamation. 
 
Planner Mayes called for nominations for Vice Chair. Commissioner Brochu-Ingram was 
nominated and accepted the nomination. Planner Mayes called three times for further 
nominations.  Hearing none, she declared the nominations closed. Commissioner Brochu-Ingram 
was elected Vice Chair by acclamation. 

 
3.2 SS-RZ-2020.2 - Peter Hunt / Meghan Carr - 125 Churchill Road 
 

Planner Mayes presented a memorandum dated July 29, 2021 regarding proposes amendments 
to the Salt Spring Island Land Use Bylaw No. 355 and the Salt Spring Island Official Community 
Plan No. 434 (OCP) to make lawful a restaurant and two commercial accommodation units. 
 

Member Steinman and Doug Pepper joined the meeting at 3:15 p.m. 
 
In discussion the following comments and questions were noted: 

 There was a comment that the subject property had an art gallery and whether the 
proposed bylaws include a cultural space/art gallery. Planner Mayes reported the rezoning 
application is specific to a restaurant and two commercial accommodation units and any 
additional uses may require a legislative mechanism such as a Temporary Use Permit. 

 There was a question regarding the proximity to properties within the Agricultural Land 
Reserve (ALR). Planner Mayes reported the properties to the south and west of the subject 
property are within the ALR. 

 There was a question regarding whether there has been public input. Planner Mayes 
reported the application is in the first stage of referral process including referral to various 
agencies.  

 There was a question regarding septic capacity and water availability impacts. Planner 
Mayes reported the property is serviced by North Salt Spring Waterworks District and the 
applicants have proposed a septic system with capacity for the bakery to have 38 seats. 

 There was a question regarding whether there has been any evidence that the neighbouring 
properties within the ALR are impacted by the proposed uses on the subject property. 
Planner Mayes reported she is not aware of any complaints regarding impacts to the 
neighbouring properties that are within the ALR. 

 There was a comment that cars have parked in front of a neighbouring farm stand and that 
may need to be addressed. 

 There was a question regarding whether the AAPC would be consulted following public 
consultation. Planner Mayes reported the Local Trust Committee referred the application to 
the AAPC and the LTC could re-refer the application to the AAPC further along in the 
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process. A public hearing will also be an opportunity for the community to provide input on 
the application. 

 There was a suggestion for the staff report to address local farming concerns as part of the 
public consultation process. 

 
It was MOVED and SECONDED, 
That the Salt Spring Island Agricultural Advisory Planning Commission recommend to the Salt 
Spring Island Local Trust Committee that proposed Bylaw Nos. 523 and 524 proceed for the 
following reason: The rezoning, when consistent with the proposed bylaw would not impinge on 
or obstruct any agricultural operations in the area and the business would provide one more 
retail outlet for local farm and related agricultural products. 

 CARRIED 
 
3.3 SS-RZ-2017.2 - Fernando & Tammy Dos Santos - 221 Drake Road, SSI 

 
Planner Gordon presented a memorandum dated July 12, 2021 regarding an update on an 
existing rezoning application to permit 30 affordable housing units on the subject property at 
221 Drake Road.  
 
It was MOVED and SECONDED, 
That the Salt Spring Island Agricultural Advisory Planning Commission recommends that the Salt 
Spring Island Local Trust Committee proceed with proposed Bylaw No. 505, subject to the 
following recommendation: that a water management plan is completed to the satisfaction of 
the Islands Trust. 

CARRIED 
 

4. OTHER BUSINESS 
 
 4.1 Future Meetings 
 

Planning Team Assistant Pingle reported in person meetings may be required on September 30, 
2021. 

 
5.     ADJOURNMENT  
  
 By general consent the meeting adjourned at 3:42 p.m. 
 
 
 
 
__________________________________ 
Bree Eagle, Chair 
 
 

CERTIFIED CORRECT: 
 
 
__________________________________ 
Sarah Shugar, Recorder 
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  MEMORANDUM 

  

Islands Trust Memorandum 1 

File No.: 6500-20: Housing Action Program 
DATE OF MEETING: September 16, 2021 

TO: Salt Spring Island Agricultural Advisory Planning Commission  

FROM: Geordie Gordon, Planner 2, Salt Spring Island Team 
Kristine Mayes, Planner 1, Salt Spring Island Team 

SUBJECT: Changes to Residential Permissions in the Agricultural Land Reserve 

PURPOSE 

The Salt Spring Island Local Trust Committee (SS LTC) has referred a staff report and draft Bylaw No. 526 (cited as 
"Salt Spring Island Land Use Bylaw No. 355, 1999, Amendment No. 3, 2021") to the Agricultural Advisory Planning 
Commission (AAPC). 

BACKGROUND 

At the SS LTC meeting of August 31, 2021, the LTC passed the following resolution: 

SS-2021-172 
It was MOVED and SECONDED, 
That the Salt Spring Island Local Trust Committee direct staff to draft a bylaw to concur with the Agricultural Land 
Reserve (ALR) Use Regulation, which will increase options for housing flexibility within the ALR and refer the draft 
bylaw and the staff report dated August 31, 2021, regarding changes to residential permissions in the Agricultural 
Land Reserve to the Agricultural Advisory Planning Commission and the Housing Action Program Task Force. 

CARRIED 

NEXT STEPS 

Once the AAPC has deliberated on the draft bylaw, the following draft resolutions have been provided for 
consideration: 

1. If the AAPC wishes to recommend proceeding with the bylaw: 

That the Salt Spring Island Agricultural Advisory Planning Commission recommend to the Salt Spring 
Island Local Trust Committee that draft Bylaw No. 526 proceed for the following reasons:  
 [list reasons]... 

2. If the AAPC wishes to recommend proceeding with the subject to conditions: 

That the Salt Spring Island Agricultural Advisory Planning Commission recommend to the Salt Spring 
Island Local Trust Committee that draft Bylaw No. 526 proceed, subject to the following 
recommendations: 
 [list recommendations]... 

3. If the AAPC wishes to recommend not proceeding with the bylaw: 

That the Salt Spring Island Agricultural Advisory Planning Commission recommend to the Salt Spring 
Island Local Trust Committee that draft Bylaw No. 526 not proceed for the following reasons: 
 [list reasons]... 

Submitted By: Geordie Gordon, Planner 2 & Kristine Mayes, Planner 1 September 1, 2021 

ATTACHMENTS 

1. Staff Report from the August 31, 2021 Meeting Agenda Package 
2. Draft Bylaw No. 526 
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 STAFF REPORT 

 

Islands Trust Staff Report 1 

File No.: 6500-20: Housing Action Program 
DATE OF MEETING: August 31, 2021 

TO: Salt Spring Island Local Trust Committee 

FROM: Geordie Gordon, Planner 2, Salt Spring Island Team 
Kristine Mayes, Planner 1, Salt Spring Island Team 

COPY: Louisa Garbo, Island Planner, Salt Spring Island Team (Housing Action Program Manager) 
Stefan Cermak, Regional Planning Manager, Salt Spring Island Team 

SUBJECT: Changes to Residential Permissions in the Agricultural Land Reserve 

RECOMMENDATION 

1. That the Salt Spring Island Local Trust Committee refer the Staff Report dated August 31, 2021, regarding 
changes to residential permissions in the Agricultural Land Reserve to the Agricultural Advisory Planning 
Commission and Salt Spring Island Agricultural Alliance for consideration at the Salt Spring Island Local 
Trust Committee Special Business Meeting of November 18, 2021. 

PURPOSE 

This report provides options for the Salt Spring Island Local Trust Committee (SS LTC) to amend bylaws in advance 
of forthcoming Agricultural Land Commission (ALC) changes to residential permissions within the within the 
Agricultural Land Reserve (ALR). This report also considers ways that some goals of the Housing Action Program, 
such as diversity of housing types, may be partially addressed through updated ALR housing flexibility.  

BACKGROUND 

On July 12, 2021, the Ministry of Agriculture announced changes to the residential permissions in the Agricultural 
Land Reserve Use Regulation, B.C. Reg. 30/2019 (ALR Use Regulation). The changes come into force and effect on 
December 31, 2021 and will increase options for housing flexibility within the ALR. At their special meeting of July 
15 2021 to discuss agricultural priorities with the Agricultural Advisory Planning Commission (AAPC) and Salt Spring 
Island Agricultural Alliance (SSIAA), the Salt Spring Island Local Trust Committee (SS LTC) passed the following 
resolution: 

SS-2021-140 
It was MOVED and SECONDED, 

That the Salt Spring Island Local Trust Committee directs staff to prepare a report on options to amend bylaws to 
accommodate the Agricultural Land Commission July 12, 2021 announcement on residential flexibility in consideration 
of the 2020 Salt Spring Island Area Farm Plan Renewal. 

CARRIED 

ANALYSIS 

Policy/Regulatory 

Islands Trust Policy Statement: 

The Islands Trust Policy Statement (ITPS) contains principles and policies for the SS LTC to consider when amending 
the LUB. The following policies have been identified as being especially pertinent: 

4.1.5 Local trust committees and island municipalities shall, in their official community plans and regulatory bylaws, 
address the preservation, protection and encouragement of farming, the sustainability of farming, and the 
relationship of farming to other land uses 

4.1.8  Local trust committees and island municipalities shall, in their official community plans and regulatory bylaws, 
address land uses and activities that support the economic viability of farms without compromising the agriculture 
capability of agricultural land.  
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Islands Trust Staff Report 2 

5.2.4  Local trust committees and island municipalities shall, in their official community plans and regulatory bylaws, 
address any potential growth rate and strategies for growth management that ensure that land use is compatible 
with preservation and protection of the environment, natural amenities, resources and community character.  

5.2.5  Local trust committees and island municipalities shall, in their official community plans and regulatory bylaws, 
address means for achieving efficient use of the land base without exceeding any density limits defined in their 
official community plans.  
Staff Note: Agricultural zones already permit an additional dwelling. 

If the SS LTC resolves to direct staff to draft a bylaw, staff will assess compliance with the ITPS Directives Only 
Checklist.  

Official Community Plan:  

Lands within the ALR are generally designated Agriculture (A) and Watershed-Agriculture (WA) in the Salt Spring 
Island Official Community Plan No. 434 (OCP). Objectives for this designation are “to incorporate the spirit and 
intent of the provincial Agricultural Land Commission Act, the Agricultural Land Reserve Use, Subdivision And 
Procedure Regulation, and the Farm Practices Protection ("Right to Farm") Act into local land use policies and 
bylaws” and “to accommodate a level and type of residential use on agricultural land that reflects the business 
needs of farm operations and is consistent with objectives for island population”. See Appendix No. 1 for a full 
review of relevant OCP policies. 

Land Use Bylaw:  

This staff report primarily considers the following LUB regulations within agricultural zones:  

9.1.1 Permitted Uses of Land, Buildings and Structures 

 A1 A2 

Principal Uses, Buildings and Structures  

Single-family dwellings   

Accessory Uses  

One additional dwelling unit provided that it: 

a) is a mobile home for immediate family consistent with Agricultural Land Reserve Use, 
Subdivision and Procedure Regulation, B.C. Reg. 171/2002, or  

b) is a secondary suite that is consistent with Agricultural Land Reserve Use, Subdivision 
and Procedure Regulation, B.C. Reg. 171/2002, or 

c) is a farmworkers’ dwelling unit that has been specifically approved through a Non-Farm 
Use application to the Agricultural Land Commission. 

  

Information Note:  General Order #1622/83 of the B.C. Land Reserve Commission permits one additional 
dwelling unit in the form of a temporary mobile home to house family members or farm 
help, with specific conditions.  Policy #043/98 of the B.C.  Land Reserve Commission 
permits one secondary suite as part of the main dwelling unit provided it meets specific 
conditions.  Where the construction of a permanent detached farm worker’s dwelling 
unit is proposed, this bylaw requires that an application be made to the B.C. Land 
Reserve Commission, through the Salt Spring Island Local Trust Committee.  The need 
for additional farm workers to be housed on the property in a permanent detached 
second dwelling unit will be evaluated in the context of criteria developed by the 
Ministry of Agriculture and Food and the B.C. Land Reserve Commission.   

  

Home-based business use subject to Section 3.13   

Commercial guest accommodation in a campground accessory to a commercial farm business, 
subject to Schedule “F”, provided that no more than 10 per cent of campsites are designed to 
accommodate self-contained recreational vehicles. 

  

Information Note:  In the ALR, this use must also be applied for and approved in writing by the B.C. Land 
Reserve Commission.  

  

Seasonal cottages subject to Section 3.14   

Information Note:  

 

A seasonal cottage is considered a “non-farm use” by the B.C. Land Reserve 
Commission.  Permission to construct a seasonal cottage must also be applied for and 
approved in writing by the Commission. 

  

9.1.2  Size, Siting and Density of Permitted Uses, Buildings and Structures 

 A1 A2 

Number of Units and Site Areas  

Maximum number of campsites per ha in a campground on any lot 15 N/A 

Maximum number of campsites in a campground or on any lot 50 N/A 
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Islands Trust Staff Report 3 

Agricultural Land Commission: 

On July 12, 2021, Order in Council No. 438 amended the ALR Use Regulation, to allow for additional residences, 
with certain restrictions, to be constructed on land within the ALR. The changes are to be effective December 31, 
2021. The intent behind these changes was outlined in a policy paper from the Ministry of Agriculture in January 
2020. In response to previous changes to the ALR regulations, the Ministry of Agriculture heard a consistent 
message from the provincial farming community that greater residential flexibility within the ALR is required.  

As a result, changes to the ALR Use Regulation include permission for pre-existing residential structures built 
before February 22, 2019, manufactured homes built between July 4, 2019 and December 31, 2021, with changes 
coming into effect on December 30, 2021 as follows: 

(a) at the time that construction begins, the parcel has located on it only one residence, whether or not a secondary suite 
is located in the residence as permitted under section 31 

(b) neither residence will be attached to, nor be part of, the other residence; 

(c) one of the following applies to the residences, as constructed: 

 (i) if the parcel is 40 ha or less, there will be 

  (A) one residence, the total floor area of which is 500 m2 or less, and 

  (B) one residence, the total floor area of which is 90 m2 or less; 

 (ii) if the parcel is more than 40 ha, there will be 

  (A) one residence, the total floor area of which is any size permitted under the Act, and 

  (B) one residence, the total floor area of which is 186 m2 or less 

Once these changes come into effect, the above noted additional dwellings will only require approval (via bylaw) 
by local governments or First Nations; approval by the ALC will not be required. Applicants will still be required to 
submit a notice of intent to the ALC for soil/fill use for an additional residence. Local governments may continue 
to be more restrictive in their permissions for additional housing than the forthcoming changes to the ALC Use 
Regulation allow.  

Issues and Opportunities 

Salt Spring Island Area Farm Plan Renewal (2020) 

The SSIAA published the Salt Spring Island Area Farm Plan Renewal 2020-2030 (SSI AFPR) in March 2020. The intent 
of the 2020 plan is to build on previous plans “…to further advance agricultural activities on SSI through to 2030”. 
The 2020 plan contains goals, strategies, recommendations, and actions to undertake to achieve this objective. A 
detailed implementation plan is proposed to be forthcoming. 

One of the strategies contained within the SSI AFPR is to “Advocate for new and improved regulations that enable 
farming on SSI”. Recommendations for implementing this strategy include increasing the availability of farm 
worker housing. The SSI AFPR notes that there is limited data on the needs associated with farm worker housing 
– a recommended action is to include this as a specific subset in the Capital Regional District (CRD) Housing Needs 
Assessment reports (see below section). The SSI AFPR also recommends that a survey be undertaken of all farms 
and farmworkers to help determine this housing need.   

Other actions recommended in the SSI AFPR are more restrictive than the amended residential ALR permissions. 
Additionally, the SSI AFPR makes recommendations for all farms, whether within the ALR or not. Staff consider 
residential changes for farms outside the ALR designation would require significant further analysis to determine 
policy impacts, given the widespread permissions for agriculture across zones. As the two issues (housing on farms 
in the ALR and housing on farms outside the ALR) are grouped together, the SSI AFPR recommends: 

Recommended Action Planner Comments 

 Investigate Temporary Use Permits as an avenue for 
farmworker housing outside the ALR.  

Outside the scope of current ALC changes (see “Farms outside 
the Agricultural Land Reserve” below). 

 Make standard provisions for farmworker housing 
within the OCP/LUB regardless of zoning; encourage 
ALC to review SSI provisions for farmworker housing 
in the ALR on SSI and provide their feedback.  

ALC changes address provision of farmworker housing within 
ALR – no application to ALC needed as of December 31, 2021. 

Farmworker housing outside ALR would likely require further 
staff analysis.  
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Islands Trust Staff Report 4 

 Provide consistency in the OCP/LUB so that 
farmworker housing and farm business provisions 
apply to all zones where agriculture is a permitted 
use.  

The impacts of this type of change would need to be further 
considered – agriculture is a permitted use in many zones 
across the island. The increase in density of housing could be 
significant.  

 Require use of an annual Statutory Declaration 
and/or other mechanisms (Housing Agreement, 
Covenant) to ensure that both year-round and 
seasonal farmworker housing is used only for 
farmworkers.  

Staff have used Statutory Declarations for use of farm 
buildings, and note their relatively weak legal enforceability. 
Covenants are a more useful regulatory tool, though require 
legal professionals and staff time to administer and enforce. 
This provision is more restrictive than the ALC permissions, 
which do not require any demonstration that the additional 
dwelling is to be in support of farming.   

 Explore an ‘eco village’ designation on a “home plate” 
portion of a property with a farm business to enable 
families that co-own a farm to live and work on their 
property if it is outside the ALR.  

The OCP contains policies that encourage affordable eco-
village development, see B.2.2.2.18. Implementation of this 
policy may require further refining of OCP policies to achieve 
aims of SSI AFPR.  

 Reduce the environmental impact of farmworker 
housing through design by requiring rainwater 
catchment systems and encouraging the use of 
composting toilets and greywater systems 

Recent requirement of potable rainwater systems for full-time 
rental cottages exceeding 56 square metres has been 
identified by some applicants as a financial barrier to 
construction. Other provisions such as the use of composting 
toilets would require approval from other agencies (e.g. CRD 
and VIHA).  

Mechanisms to Ensure Compliance  

The 2020 AFPR indicates a desire to have additional dwellings permitted on agriculture land only as farmworker 
housing and proposes that some sort of legal mechanism be used to ensure that the dwelling unit is used in 
accordance with a specific set of requirements. Legal tools available to the Islands Trust, in addition to zoning 
restrictions, are covenants, housing agreements, and statutory declarations. If the SS LTC’s intention with 
proposed changes to ALC regulation is to limit additional housing to farmworkers dwellings the SS LTC could direct 
staff to draft a bylaw accordingly. Farmworker dwelling units are defined in the LUB as: 

“dwelling unit, farmworker's” means a dwelling unit that is accessory to a commercial farm business on a lot and 
is used for the residential accommodation of a farmworker permanently employed full-time in that farm business.  

The implications of such direction may set up a “chicken or the egg” scenario whereby nascent farming operations 
require farmworker housing to facilitate farm classification, but would be unable to obtain permission for the 
housing from the Islands Trust without the designation. 

Other options that might present greater flexibility but limited enforcement ability include covenants and 
statutory declarations. Staff currently utilize statutory declarations for farm buildings where a property is not 
classified as a farm. Statutory declarations are useful in ensuring a property owner is aware of how a building is to 
be used, but have limited legal enforceability. If a statutory declaration is used, Bylaw Compliance and 
Enforcement would likely proceed as it normally does if a land use complaint is registered.  

Covenants typically have a much greater legal enforceability than a statutory declaration. Covenants would require 
legal costs to be borne by the applicant to develop and register a covenant on title. These administrative costs 
may serve as a barrier to development. Additionally, ensuring compliance with the covenant would likely require 
an annual report and review, increasing the administrative burden on staff. Staff have not assessed whether the 
capacity to enforce the covenant exists – given the number of properties in the ALR to which the proposed changes 
may apply, the number of covenants needing to be developed would likely be significant.   

Should the SS LTC wish to further explore legal mechanisms to ensure compliance, staff recommend the SS LTC 
seek a legal opinion on various legislative options.  

Housing Needs Assessment (2020)  

In November 2020, the Capital Regional District (CRD) released a Housing Needs Assessment (HNA) for Salt Spring 
Island. The HNA was based primarily on 2016 census data but suggested that Salt Spring Island could experience 
a more rapid population growth in the future, up from 10% 2006-2016, driven by growth of the senior population.  
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The conclusions of the HNA indicate that approximately 300 housing units are required to make up the existing 
housing deficit, with approximately 300 also needed 2020-2025 to address future demand.  

As noted by the SSIAA, the 2020 HNA does not specifically reflect the housing situation on agricultural lands – the 
number of units required is a total count. The HNA report notes that housing issues create difficulties in recruiting 
workers across economic sectors, which would also affect agricultural production.   

Should the SS LTC wish to obtain more specific data on farming and housing, the SS LTC could request that the CRD 
look at adding more specificity in future HNAs. Staff note that because the SSI AFPR considers agricultural land 
outside the ALR, that at least some of the housing need would have been captured in the 2020 HNA. 

LUB Section 9.1 – Agricultural Zones  

Subsection 9.1.1 sets out the permitted uses of land, buildings and structures in the Agricultural Zones. The LUB 
currently permits: 

 a single-family dwelling;  

 one additional dwelling (provided it is a mobile home for immediate family, secondary suite or farmworkers' 
dwelling unit (via application to the ALC)); 

 home-based businesses; and  

 commercial guest accommodation in a campground (A1 zone only (via application to the ALC), subject to 
Schedule F); and/or a seasonal cottage (A1 zone only (via application to the ALC), subject to Section 3.14).  

In consideration of the forthcoming changes to residential permissions in the ALR, the SSI AFPR, and discussion at 
July 15, 2021 Special SS LTC Meeting, staff have provided possible draft bylaw amendments to Subsection 9.1.1 
(accessory uses: additional dwelling & commercial guest accommodation sections) and Subjection 9.1.2 (number 
of units and site areas) below: 

Current LUB  Possible Draft Bylaw Amendment 

  A1 A2 

   

One additional dwelling unit provided that it: 
a) is a mobile home for immediate family 

consistent with Agricultural Land Reserve 
Use, Subdivision and Procedure Regulation, 
B.C. Reg. 171/2002, or  

b) is a secondary suite that is consistent with 
Agricultural Land Reserve Use, Subdivision 
and Procedure Regulation, B.C. Reg. 
171/2002, or 

c) is a farmworkers’ dwelling unit that has been 
specifically approved through a Non-Farm 
Use application to the Agricultural Land 
Commission. 

One additional dwelling unit, provided that the existing 
single-family dwelling is 500 square metres in floor area 
or less and is consistent with Agricultural Land Reserve 
Use Regulation, B.C. Reg. 30/2019, that is: 
a) a pre-existing dwelling unit constructed before 

February 22, 2019, or 
b) a mobile home constructed between July 4, 2019 

and December 31, 2021, or 
c) a farmworkers’ dwelling unit not exceeding 90 

square metres in floor area on agricultural land 
classified as a farm under the Assessment Act, or 

d) a full-time rental cottage subject to Section 3.15, or 
e) a secondary suite subject to Section 3.16, or 
f) on a lot greater than 40 hectares in area, a dwelling 

unit not exceeding 186 square metres in floor area. 

  

(See Information Note in “Land Use Bylaw” Section above) Information Note: For lots 40 hectares or less in area where the 
single-family dwelling exceeds 500 square metres in floor area, 
permission to construct an additional dwelling unit for farm use 
must be applied for and approved in writing by the Agricultural 
Land Commission. 

  

Commercial guest accommodation in a 
campground accessory to a commercial farm 
business, subject to Schedule “F”, provided that 
no more than 10 per cent of campsites are 
designed to accommodate self-contained 
recreational vehicles. 
(See Information Note in “Land Use Bylaw” Section above) 

Commercial guest accommodation in a campground on 

agricultural land classified as a farm under the 
Assessment Act, subject to Schedule “F”. 

  

Seasonal cottages subject to Section 3.14 
(See Information Note in “Land Use Bylaw” Section above) 

(Delete) 
  
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Current LUB / Possible Draft Bylaw Amendment: 

 A1 A2 

Number of Units and Site Areas  

Maximum number of campsites per ha in a campground on any lot 15 10 N/A 

Maximum number of campsites in a campground or on any lot 
Maximum number of bedrooms used in a bed and breakfast home-based business and 
campsites on any lot 

50 10 N/A 

The possible amendments to the “additional dwelling unit section” reflect the forthcoming changes to residential 
uses within the ALR Use Regulation with an emphasis on providing farmworker housing or long-term rental 
housing. A draft bylaw could also provide an opportunity to amend the campground regulations under Subsection 
9.1.1 and 9.1.2 as they are no longer in line with the ALR Use Regulation, which only permits a maximum of 10 
sleeping units for agri-tourism accommodation (including campsites or areas for sleeping, e.g. cabins).  

The LUB currently allows seasonal cottages in all A1 zoned properties over 1.2 hectares. The information note 
specifies this use requires permission from the ALC via a non-farm use application. Once the expanded residential 
permissions come into effect, permission from the ALC to construct a cottage will no longer be required. Therefore, 
absent any immediate changes to the LUB, by December 31, 2021, property owners will be able to apply to 
construct seasonal cottages on A1 zoned properties without ALC approval – staff note several inquiries have been 
received in respect to constructing seasonal cottages following changes to the ALR Use Regulation. Staff propose 
removal of “seasonal cottages” as a permitted use, in consideration of the desires of the agricultural community 
for dedicated long-term housing for farmworkers – which is not in line with the definition of seasonal cottage use. 
It should also be noted he ALR Use Regulation limits the use of ‘cabins’ (and other agri-tourism accommodations) 
to ALR properties with farm land classification. LUB Subsection 3.14.3 does not permit a seasonal cottage to “be 
constructed or occupied on any lot occupied by two or more other dwelling units”, and staff consider the long 
term use of a second dwelling to be more in line with ALC regulations and the intentions of the agricultural 
community.  

Farms outside the Agricultural Land Reserve 

At the July 15, 2021 Special SS LTC Meeting, a question was raised in respect to increasing farmworker housing on 
non-ALR agricultural properties (Appendix No. 1). According to Islands Trust and BC Assessment data, there are 
187 lots on Salt Spring Island outside the ALR with farm land classification per the Assessment Act (Table No. 1), 
81% of which are in the Rural (R) zone. Options for farm worker housing on non-ALR properties – if permitted on 
the lot – is limited to a full-time rental cottage, secondary suite, non-compliant long-term use of seasonal cottages 
(enforcement deferred per SS LTC Standing Resolution SS-2021-109), or additional dwellings in accordance with 
LUB Section 3.17. Staff note 30 non-ALR properties with farm land classification are within the R(f) zone which 
permits a full-time rental cottage. In land use designations where the SS LTC may issue TUPs, a TUP could be applied 
for to allow temporary dwelling units (not requiring a building permit, such as long-term occupancy of recreational 
vehicles or tiny homes on wheels). Staff note there are currently no guidelines for staff to assess the merits of such 
applications (only OCP policies and objectives) as proposed Bylaw No. 471 (TUPs for Residential Use) is still under 
consideration by the SS LTC.   

   
Table 1: Farm Status on Non-ALR Properties Table 2: Farm Status Properties Exceeding 20-ha Table 3: Possible Subdivision Potential Farm Status 

Properties (based on min. average area of lots only) 
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LUB Section 3.17 – Dwellings on Large Farms:  

Staff note increased density in non-ALR lands may be addressed through the Housing Action Program. 
Notwithstanding, in consideration of the comments made members of the AAPC and SSIAA during the July 15, 2021 
Special SS LTC Meeting (Appendix No. 2), the SS LTC could consider amending LUB Section 3.17 to – in part – to 
increase density without subdividing on large farms. 

Section 3.17 presently states “despite other provisions of this bylaw, where a lot is 20 ha or more in area and is 
classified as a farm under the Assessment Act, a total of three dwelling units are permitted provided that two of 
the dwelling units are to accommodate people deriving their livelihood from the farm business on that lot”. Of the 
187 properties outside the ALR that have farm status, 24 exceed 20 hectares (Table No. 2). Staff have provided a 
possible amendment to this regulation, which could permit the construction and occupancy of dwellings of a 
specific floor area corresponding to subdivision potential of a lot (which could benefit approximately 55 of the 187 
above properties with farm classification (Table No. 3) subject to a review of relevant regulations): 

3.17  DWELLINGS ON LARGE LOTS 

3.17.1 Despite other provisions of this bylaw, where agriculture is a permitted principal use on a lot not in an 
Agricultural zone and complies with Section 3.5 and the Subdivision and Servicing Requirements, additional 
dwelling units not exceeding 186 square meters corresponding to the subdivision potential of a lot may be 
constructed and occupied where a lot is classified as a farm under the Assessment Act if the owner grants 
to the Salt Spring Island Local Trust Committee a covenant under the Land Title Act prohibiting further 
subdivision of the lot.  

Should the SS LTC wish to consider amending LUB Section 3.17, an alternate resolution has been provided to direct 
staff to prepare a report to explore issues and opportunities in respect to such a proposed change separately from 
changes to residential permissions in the ALR.  

OPTIONS 

Staff have provided the SS LTC with the following options on how to proceed with this report: simply receive for 
information, direct staff to draft bylaw amendments, direct staff to report back on amendments to LUB Section 
3.17, or request more information.   

The SS LTC should note that projects list is presently fully allocated thus the bylaw options presented here are 
intended to be succinct and serve the specific purpose of increasing potential farm worker housing and hence 
partially address a select group of housing needs as per the principles and purpose of the Housing Action Program. 

Staff also note that there is some urgency in updating the LUB as once the ALC changes come into effect, there 
may be unanticipated consequences of expanded permissions that the current version of the bylaw does not 
address, such as seasonal cottages.  

1. Receive for information 

The SS LTC may receive this memorandum for information. Staff advise that the implication of this option is 
that the current “additional dwelling” regulations would remain in force. A mobile home up to 90 square 
metres could be constructed but could only be used for immediate family as well as a secondary suite and 
seasonal cottage. A farm workers’ dwelling unit could not be constructed without specific approval from the 
ALC through a Non-Farm Use application, which would no longer be required after December 31, 2021, thus 
creating a potential barrier to approval. Applicants would no longer be able to apply to the ALC for a Non-
Farm Use as it would not be required by the ALC, but would therefore not be able to meet the letter of the  
regulatory requirements of the LUB as written.  

2. Direct staff to draft a bylaw to concur with the ALR Use Regulation, which will increase options for housing 
flexibility within the ALR 

The SS LTC may direct staff to draft a bylaw to amend LUB Section 9.1 (permitted uses in Agriculture zones). 
Staff advise that the implication of this option is increased ability for agricultural zoned lands to utilize the 
additional dwellings in accordance with changes to residential permissions to the ALR Use Regulation as well 
as the opportunity to consider recommendations of the SSI AFPR. Recommended wording for resolution:  
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That the Salt Spring Island Local Trust Committee direct staff to draft amendments to Section 9.1 of the 
Salt Spring Island Land Use Bylaw No. 355 to concur with Agricultural Land Reserve Use Regulation, B.C. 
Reg. 30/2019 which will increase options for housing flexibility within the ALR and to limit the maximum 
number of sleeping units for agri-tourism accommodation to 10. 

3. Direct staff to report back on amendments to LUB Section 3.17 (Dwellings on Large Farms) 

The SS LTC may also, or separately, direct staff to prepare a report to explore amendments to LUB Section 
3.17. Staff advise that the implication of this option is exploring a potential bylaw amendment to increase 
the ability for non-agricultural zoned lands with farm classification to utilize subdivision potential for 
farmworker or long-term housing in consideration of recommendations of the SSI AFPR. Recommended 
wording for resolution:  

That the Salt Spring Island Local Trust Committee direct staff to prepare a report on options to amend 
Section 3.17 of Salt Spring Island Land Use Bylaw No. 355 to utilize subdivision potential for farmworker 
or long-term housing. 

4. Request further information 

The SS LTC may request further information prior to making a decision. Staff advise that the implications of 
this option is a delay in implementing bylaw amendments. If selecting this alternative, the SS LTC should 
describe the specific information needed and the rationale for this request. Recommended wording for 
resolution:  

That the Salt Spring Island Local Trust Committee direct staff to report back on [item]… 

NEXT STEPS 

The SS LTC may receive this memorandum or direct staff to draft a bylaw, prepare additional reports or request 
further information. 

Submitted By: Geordie Gordon, Planner 2 & Kristine Mayes, Planner 1 August 12, 2021 

Concurrence: Stefan Cermak, Regional Planning Manager August 18, 2021 

APPENDICES 

1. OCP Policies 
2. Extract of Minutes from the July 15, 2021 SS LTC Special Meeting 
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OCP Objective/Policy Complies Planner Comments 

Policy A.5.1.8 To integrate the spirit and intent of federal and provincial 
environmental legislation and the Agricultural Land Commission Act and 
the Farm Practices Protection ("Right to Farm") Act into local 
environmental policies and bylaws. 

yes A draft bylaw could propose amendments 
incorporating the intent of provincial legislation. 

Objective B.2.1.1.1 To support a mix of housing types in appropriate 
locations without compromising protection of the natural environment.  

yes A draft bylaw could propose dwellings limited by floor 
area – existing LUB regulations set out setbacks to 
features such as water bodies. 

Objective B.2.1.1.2 To develop zoning that allows many different types 
of housing and accommodates a diverse population. 

yes A draft bylaw could offer greater residential flexibility.  

Objective B.2.1.1.3 To acknowledge that a framework that limits growth 
may restrict housing choices as supply is limited; to respond to the 
challenge of fostering socioeconomic diversity within such a framework. 

yes The flexibility offered is capped at a maximum floor 
area.  

Policy B.2.1.2.1 Zoning changes should be avoided if they would likely 
result in a larger island population than is expected under the 
development potential zoned in 2008.  Exceptions to this policy are to 
be few and minor and only to achieve affordable housing and other 
objectives of this Plan. 

maybe 
 

One additional dwelling is already permitted in 
Agricultural zones – a draft bylaw could propose 
amendments to subsection 9.1.1 of the LUB. Analysis 
has not been done to determine the impact these 
changes might have on the island population.  

Policy B.2.2.2.16 Seasonal cottages should continue to be allowed 
wherever they are allowed by current zoning. The Local Trust 
Committee may also consider amending the Land Use Bylaw to allow 
the use of seasonal cottages as full time affordable rental housing units 
in certain areas.  In order to encourage housing for families, the Land 
Use Bylaw may be amended to permit cottages with a maximum floor 
area of 90 m2 on lots 2 hectares or larger in area, while retaining the 
existing floor area limits on cottages on lots between 1.2 hectares and 2 
hectares in area.  
Any amendment to zoning to allow cottages to be used as full time 
residences should address the following criteria: 
a. Full time residence of cottages should only be allowed in areas 

with an adequate supply of potable water. 
b. Full time residence of cottages should not be allowed in areas that 

are community water system supply watersheds or in community 
well capture zones. 

c. New construction of cottages for full time residence should be not 
allowed in areas containing sensitive ecosystems or areas that are 
hazardous for development. 

d. The use of cottages will not be for short-term rental in accordance 
with the Land Use Bylaw. 

e. Building safety and waste disposal issues are addressed through 
compliance with the B.C. Building Code and applicable health 
standards. 

f. The Local Trust Committee will consider the use of housing 
agreements and other measures to ensure that cottages are 
affordable and to address occupancy. 

g. The Local Trust Committee will work with the Capital Regional 
Housing Corporation on the administration of housing agreements 
in order to implement this policy. 

h. The Local Trust Committee should coordinate implementation of 
zoning changes with Capital Regional District Building Inspection 
and the Vancouver Island Health Authority. 

i. The Local Trust Committee may also consider limits on the location 
of cottages to minimize dependency on private automobiles. 

j. The Local Trust Committee will make zoning changes incrementally 
and monitor changes in order to have the effect of limiting the 
overall number of full-time units on the island. 

k. The Local Trust Committee will consider an annual registration 
system in order to remain informed about the number and location 
of occupied cottages. 

yes A draft bylaw could propose to permit a ‘full-time 
rental cottage’ as one of the possible additional 
dwelling units on an agricultural zoned property. 

a. As a requirement of Building Permit, the CRD 
would require proof of water. 

b. Agricultural zoned properties may be located 
within community water system supply watersheds 
/ community well capture zones. 

c. LUB regulations and Development Permits areas 
may address siting in respect to sensitive 
ecosystems/hazards. 

d. The definition of full-time rental cottages specifies 
use is pursuant to a residential tenancy agreement. 

e. The construction of full-time rental cottages is 
subject to a building permit. 

f. No housing agreements/measures proposed. 
g. No housing agreements proposed. 
h. A draft bylaw could be referred to the CRD & VIHA 

(Island Health). 
i. The draft bylaw proposes the amendment for 

Agricultural zoned properties, which may increase 
dependency on private vehicles.  

j. One additional dwelling is already permitted in 
Agricultural zones 

k. Can be tracked through preliminary plan review 
process. 

OFFICIAL COMMUNITY PLAN NO. 434

ATTACHMENT 1 – POLICIES

Appendix 1
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Policy B.3.1.2.5 Campgrounds are permitted by zoning in some 
Agriculture-zoned locations.  The Local Trust Committee should 
consider rezoning applications from property owners wishing to 
develop small, low impact campgrounds on larger properties in the 
following Designations: 

Rural Neighbourhoods 
Agriculture (subject to approval of the Agricultural Land Commission) 
Forestry  
Uplands 

Applications for such a zoning change should demonstrate an adequate 
water supply, appropriate sewage disposal capability, and a site plan 
that would be uncrowded and well buffered by natural vegetation from 
neighbouring properties.  If the Local Trust Committee considers such 
rezoning applications, preference should be given to those where 
services can be easily reached by walking, bicycle or public transit.  
Rezoning applications for the development of campgrounds meant 
primarily for large Recreational Vehicles should not be considered. 

yes Campgrounds are already permitted in Agricultural 
zones – a draft bylaw could propose amendments in 
line with the ALR Use Regulation and will still be 
subject to Schedule “F”. 

Objective B.6.1.1 To recognize and retain traditional resource-based 
livelihoods such as agriculture, forestry and fishing.  To maintain and 
protect their land bases, support sustainable management practices and 
to develop zoning that accommodates supportive land uses.  To resist 
pressures to manage agriculture, forestry and fishing for reasons that 
are primarily aesthetic.   

yes A draft bylaw could propose amendments 
incorporating ALC changes to residential permissions. 

Objective B.6.2.1.1 To support farming as a social, cultural and 
economic priority, and an ecologically responsible land use on Salt 
Spring Island. 

yes A draft bylaw could propose amendments 
incorporating ALC changes to residential permissions. 

Objective B.6.2.1.2 To maintain and protect the long term potential for 
farming and agro-forestry on Salt Spring Island; to preserve agricultural 
land and necessary water supplies. 

maybe A draft bylaw could propose amendments 
incorporating ALC changes to residential permissions. 
One additional dwelling is already permitted in 
Agricultural zones. Additional development may take 
small amounts of land out of agricultural production, 
but only as consistent with ALC permissions.  

Objective B.6.2.1.3 To incorporate the spirit and intent of the provincial 
Agricultural Land Commission Act, the Agricultural Land Reserve Use, 
Subdivision And Procedure Regulation, and the Farm Practices 
Protection ("Right to Farm") Act into local land use policies and bylaws. 

yes A draft bylaw could propose amendments 
incorporating the intent of provincial legislation. 

Objective B.6.2.1.4 To limit the non-farm use of agricultural land. yes A draft bylaw could propose dwellings limited by floor 
area. 

Objective B.6.2.1.5 To accommodate a level and type of residential use 
on agricultural land that reflects the business needs of farm operations 
and is consistent with objectives for island population. 

yes A draft bylaw could propose amendments 
incorporating ALC changes to residential permissions. 

Objective B.6.2.1.6 To reduce the potential for conflicts between 
agricultural areas and those areas that have been identified for higher 
density settlement. 

yes Agricultural land is distributed across the island, 
potential conflict may be minimal. Some agricultural 
land is located in close proximity to areas designated 
for higher density (e.g. Ganges)  

Objective B.6.2.1.7 To encourage the creation and implementation of 
environmental farm plans.   

yes A draft bylaw could propose to implement 
recommendations from the SSI AFPR. The proposed 
changes may offer greater flexibility than that called 
for in the SSI AFPR.  

Objective B.6.2.1.8 To ensure that sufficient water supplies remain 
available for agricultural purposes.   

yes One additional dwelling is already permitted in 
Agricultural zones. 

Objective B.6.2.1.9 To recognize agriculture’s contribution to the 
island’s social, economic and environmental nature and appeal, and to 
retain and build on the island’s agricultural base, especially organic.  

yes Proposed changes would offer options to farmers to 
house workers and expand/more easily maintain 
agricultural capacity.  

Policy B.6.2.2.1 The Local Trust Committee should maintain an 
Agricultural Advisory Committee to: 
a. provide community advice about bylaw changes, applications for 

rezoning or subdivision, and applications to the Agricultural Land 
Commission. 

b. help in developing and interpreting local policies about farming. 
c. identify other ways that the Local Trust Committee can encourage 

and support farming in the community. 

yes A draft bylaw could be referred to the AAPC.  
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Policy B.6.2.2.2 To The Local Trust Committee will work with the local 
farming community, the Ministry of Agriculture and Lands, and the 
Agricultural Land Commission to develop common policies to the 
benefit of farming on Salt Spring Island and to support implementation 
of the Area Farm Plan. 

yes A draft bylaw could propose to implement some 
recommendations from the SSIAA, MoA, incorporates 
changes to residential permissions, and proposes to 
implement some recommendations from the SSI AFPR. 
Referral to agricultural bodies is recommended.  

Policy B.6.2.2.4 Zoning within the Agriculture and Watershed-
Agriculture Designations will continue to allow the land uses, structures 
and densities allowed by existing zoning and subdivision bylaws. Where 
existing zoning allows general employment and commercial uses, these 
will remain as permitted uses unless the property owner applies for a 
zoning change. 

yes One additional dwelling is already permitted in 
Agricultural zones. 

Policy B.6.2.2.5 Farming activities and necessary structures should 
continue to be allowed by zoning in other Designations on all 
properties where they are currently allowed. 

yes A draft bylaw could propose additional dwellings on 
farmland outside of the ALR.  

Policy B.6.2.2.8 On the advice of the Agricultural Advisory Committee, 
the Local Trust Committee should continue to support local farming by: 
a. addressing the need for additional housing on agricultural land. 
b. permitting appropriate farm uses as defined by the Agricultural 

Land Reserve Act and Regulations. 
c. recognizing the traditional uses of the property owned by the Salt 

Spring Island Farmer's Institute on Rainbow Road. 
d. allowing for the processing and warehousing of island farm 

products on the Institute's property. 
e. supporting zoning that would allow various forms of community 

farming activities. 
f. supporting the development of farmers' markets. 
g. considering changes to the Land Use Bylaw, based on the 

objectives of the Area Farm Plan and in consultation with the 
Agricultural Land Commission and the Ministry of Agriculture and 
Lands, to permit additional dwellings for farm workers. 

h. considering changes to the Land Use Bylaw to further support agri-
tourism. 

i. supporting efforts to ensure a viable local livestock industry. 
j. updating agricultural information, monitoring changes in the 

agricultural sector and helping to identify unused or available 
farmland. 

yes a. A draft bylaw could propose amendments 
incorporating ALC changes to residential 
permissions. 

b. N/A 
c. N/A 
d. N/A 
e. Additional housing options may increase 

community farming activities. 
f. N/A 
g. A draft bylaw could propose amendments 

incorporating the intent of provincial legislation. 
h. A draft bylaw could propose amendments 

incorporating the intent of provincial legislation in 
respect to agri-tourism.  

i. N/A 
j. N/A 

 

Policy B.6.2.2.22 The Local Trust Committee will consider impacts on 
local food security when making land use decisions. 

yes Comments from AAPC will likely provide comment on 
this impact.  

B.6.2.2.23 The farming community of Salt Spring Island is recognized 
and encouraged in its ongoing efforts in support of local agriculture. 

yes  

B.6.2.2.25 The B.C. Assessment Authority is urged to carefully consider 
its impact on local farming.  It is encouraged to develop policies and 
procedures that recognize the unique challenges faced by the local 
farming community.  The Local Trust Committee will develop and 
recommend specific policies in consultation with local farmers through 
the Agricultural Advisory Committee. 

N/A  

B.6.2.2.32 The Local Trust Committee will encourage and support efforts 
by others to promote and sustain local food security. 

yes  

B.6.2.2.32 The Local Trust Committee will support the implementation 
of the Area Farm Plan by the Salt Spring Island Agricultural Alliance. 

yes A draft bylaw could propose to implement some 
recommendations from the SSI AFPR. Further 
consultation with the SSIAA is recommended.   

Objective C.3.2.1.5 To ensure that zoning changes within the boundaries 
of water systems do not result in such a level of demand on island water 
sources that agricultural activities cannot obtain water. 

yes One additional dwelling is already permitted in 
Agricultural zones. 

Objective C.3.2.2.11 When the Local Trust Committee receives 
applications for zoning changes within a water system's boundaries, and 
the zoning change would increase the demand for water, the Committee 
will consider the impacts on agriculture, as further outlined in Section 
B.6.2. 

yes One additional dwelling is already permitted in 
Agricultural zones. 
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Salt Spring Island Local Trust Committee  
Special Meeting 
Minutes DRAFT
  2 
July 15, 2021 

  

 

 3.4 ALC Information Update, dated July 12, 2021  

The ALC Information Update was received.   
 
In discussion the following comments were noted: 

 Concern was expressed about the relationship between the Islands Trust and the ALC 
with these new rules in place and RPM Cermak discussed the implications. 

 A concern was addressed about the increased ability for farm worker housing to limit 
the amount of farm land available. 

 The Area Farm Plan was discussed as a document that will help provide local guidance 
to the implementation of these new rules. 

 A question was raised about increasing farmworker housing on non-Agricultural Land 
Reserve (ALR) land.  

 A question was raised if a framework was possible for Islands Trust to limit expansion of 
housing on Agricultural Land Reserve (ALR) land unless farming was present. 

 A question was raised about filing a notice of intent about soil movement in 
development of a residential property. Ministry staff noted that this was to ensure 
agricultural land was keep as undisturbed as possible; Salt Spring Island Local Trust Area 
Soil Removal and Deposit Regulation Bylaw No. 418 was noted as a similar local 
regulation. 

 

Appendix 2
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Special Meeting 
Minutes DRAFT
  3 
July 15, 2021 

  

 
 
 

SS-2021-140 
It was MOVED and SECONDED, 
That the Salt Spring Island Local Trust Committee direct staff to prepare a report on options 
to amend bylaws to accommodate the Agricultural Land Commission July 12, 2021 
announcement on residential flexibility in consideration of the 2020 Salt Spring Island Area 
Farm Plan Renewal. 

CARRIED 
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DRAFT 
 

SALT SPRING ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 526 

 
 

A BYLAW TO AMEND SALT SPRING ISLAND LAND USE BYLAW NO. 355, 1999

 
 

The Salt Spring Island Local Trust Committee, being the Trust Committee having jurisdiction in respect of 
the Salt Spring Island Local Trust Area under the Islands Trust Act, enacts as follows: 
 
1. Citation 

 

This bylaw may be cited for all purposes as “Salt Spring Island Land Use Bylaw, 1999, Amendment 
No. 3, 2021”.  

 
2. Salt Spring Island Local Trust Committee Bylaw No. 355, cited as “Salt Spring Island Land Use Bylaw, 

1999,” is amended as follows: 
 

2.1 By replacing the table under Subsection 9.1.1 – Permitted Uses of Land, Buildings and 
Structures – with the following: 

 

 A1 A2 

Principal Uses, Buildings and Structures  

Agriculture, farm buildings and structures   

Information Note:  

 

By definition, “agriculture” includes the processing, storage, 
sale of farm products produced on the same lot, or on 
another lot that is part of the same farm business.  

  

Single-family dwellings   

Accessory Uses  

One additional dwelling unit, provided that the existing single-family 
dwelling is 500 square metres in floor area or less and is consistent with 
Agricultural Land Reserve Use Regulation, B.C. Reg. 30/2019 or any 
legislation which may be enacted in substitution, that is: 
a) a pre-existing dwelling unit constructed before February 22, 2019, or 
b) a mobile home constructed between July 4, 2019 and December 31, 

2021, or 
c) a farmworkers’ dwelling unit not exceeding 90 square metres in floor 

area on agricultural land classified as a farm under the Assessment Act, 
or 

d) a full-time rental cottage subject to Section 3.15, or 
e) a secondary suite subject to Section 3.16, or 
f) on a lot greater than 40 hectares in area, a dwelling unit not exceeding 

186 square metres in floor area. 

  

Information Note:  For lots 40 hectares or less in area where the single-family 
dwelling exceeds 500 square metres in floor area, permission 
to construct an additional dwelling unit for farm use must be 
applied for and approved in writing by the Agricultural Land 
Commission. 
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Processing of the farm products of another farm located within the Salt 
Spring Island Local Trust Area. 

  

Information Note:  

 

This use requires the written permission of the Agricultural 
Land Commission. 

  

Sale of the farm products of another farm, provided that the floor area used 
for the storage and display of the products from another farm may not 
exceed 5 square metres or one third of the total floor area on a lot that is 
occupied by farm product storage and display. 

  

Home-based business use subject to Section 3.13   

Commercial guest accommodation in a campground on agricultural land 
classified as a farm under the Assessment Act, subject to Schedule "F". 

  

 
2.2 By replacing the table under Subsection 9.1.2 – Siting and Density of Permitted Uses, 

Buildings and Structures – with the following: 
 

 A1 A2 

Lot Coverage  

Maximum combined lot coverage of all buildings and structures, excluding 
greenhouses (per cent) 

35 35 

Maximum combined lot coverage of all buildings and structures, including 
greenhouses (per cent) 

75 75 

Maximum lot coverage of all campsites, buildings and structures in a 
campground (per cent) 

5 N/A 

Number of Units and Site Areas  

Maximum number of campsites per ha in a campground on any lot 10 N/A 

Maximum number of bedrooms used in a bed and breakfast home-based 
business and campsites on any lot 

10 N/A 

Setbacks  

Despite Article 4.3.1(2), the following lot line setbacks apply in the zone 
indicated: 

  

Minimum rear lot line setback (metres) for buildings, structures and uses 
that are not listed in Subsections 4.3.4 through 4.3.9 

4.5m 4.5m 

 
And by making consequential numbering alterations to effect this change. 

 
 
 
 
 
READ A FIRST TIME THIS 29TH DAY OF JUNE  2021 
 
READ A SECOND TIME THIS ______ DAY OF _________ 20  
 
PUBLIC HEARING HELD THIS ______ DAY OF _________ 20  
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READ A THIRD TIME THIS ______ DAY OF _________ 20  
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
 
  ______ DAY OF  _________ 20  
 
 
ADOPTED THIS ______ DAY OF _________ 20   
 
 
 
            
Chair       Secretary 
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