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INTRODUCTION 
The Salt Spring Island Local Trust Area is undertaking an update to the Salt Spring Island 

(SSI) Official Community Plan (OCP) and Land Use Bylaw (LUB). To address and plan for 

housing affordability, environmental protection, and climate change resilience on SSI, an 

update is required. This memo provides an assessment of the OCP gap analysis and 

legislative review to confirm the alignment of the OCP with the Islands Trust Act and the 

Local Government Act (LGA). The current OCP was adopted in 2008 with updates in 2020. 

The LUB review is to begin in April 2026. 

Purpose of Official Community Plan 

An OCP provides a framework for decision-making by the local government and is not a 

regulatory document. Instead, it serves as a foundational policy document used to guide 

future decisions and development. Further information on what exactly an OCP is used for 

is found below: 

IT DOES:      IT DOES NOT: 

o Outline the community’s desired 

vision 

o Include objectives and policies to 

achieve vision 

o Include a framework that officials 

use to justify land-use decisions 

o Enable developers and residents 

to plan with clarity and confidence 

o Align with other municipal bylaws 

and zoning amendments 

o Protect the community by guiding 

land use away from hazards such 

as flood zones and steep slopes 

 

o Get approved without being vetted 

by the community 

o Contain objectives and policies 

contrary to community vision 

o Override provincial requirements 

for housing needs 

o Rezone land or stop future 

rezoning applications from being 

submitted 

o Remove or alter the island’s 

population goals 

o Remove existing protections that 

have been established through 

regulatory document
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The Gap Analysis Report provides an assessment of gaps within the current OCP as well as 

a legislative review to confirm the alignment of the OCP with the Islands Trust Act and the 

Local Government Act (LGA). 

McElhanney has been retained to provide consulting services to support SSI in completing 

a comprehensive review and update of the OCP. The policy gap analysis deliverable is 

identified in phase 1 of the Salt Spring Official Community Plan and Land Use Bylaw 

Amendment Project work plan. This task entails reviewing the current OCP and identifying 

gaps, areas for improvement, and discuss the implications of recent legislative changes to 

the LGA, enacted by Bill 44 – 2023.  

Summary of OCP Review 

The OCP review and Gap Analysis highlights opportunities to strengthen and modernize the 

plan to better reflect current community needs and provincial requirements. While the 

existing OCP covers many important topics, improvements can be made to enhance 

clarity, usability, and alignment with updating housing, environmental and climate goals. 

The review encourages a more streamlined and accessible document that supports clear 

and effective decision making.  

Key opportunities for improvement: 

• Create dedicated sections for housing, environmental protection and climate 
resilience 

• Align policies with updated legislation and local housing needs 

• Use clear, consistent language and improve document structure and organization 

• Ensure objectives are supported by actionable policies 

• Refresh and consolidate content to reduce concept duplication and improve clarity 

The table below identifies gaps and issues in the existing OCP split into categories of 

housing and development, environmental protection and water sustainability, climate 

action, compliance with the Local Government Act and Islands Trust Policy Statement, 

structure and length, clarity and actionability, and relevance. Recommendations follow for 

the OCP update based on the findings within these categories. 
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The recommendations provided within this report are for review and consideration. The intent is 

that these recommendations will provide the basis for the next round of community engagement 
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Existing OCP Gap / Issue Recommendation 
Housing and Development 

The current OCP addresses 
housing issues across various 
sections but does not provide a 
standalone housing section. As a 
result, housing-related objectives 
(such as affordability housing need, 
special housing etc.) are 
fragmented and often embedded in 
with regulatory style land use 
policies. 

Affordable housing is 
generally treated as 
an exception to 
density limits rather 
than a central 
planning priority. 

• Create a dedicated housing 
section in the updated OCP 
that consolidates all 
housing related objectives 
and policies including 
affordable housing, housing 
diversity, housing needs, 
rental supply and special 
needs housing. This section 
should touch on the key 
areas of local need. This 
would align the OCP with 
the provincial housing 
needs report requirements 
and making housing related 
policies easier to apply and 
interpret for all bylaw users.  

• Consider reframing 
affordable housing as a core 
community objective rather 
than an exception of land 
use rules. Policies could 
enable flexible density, 
partnerships, and 
innovative forms of housing 
where they address 
identified needs, ensuring 
the OCP actively supports 
housing solutions within 
servicing and environmental 
constraints.  

• Streamline the land use 
section to focus on 
location, form and scale of 
residential development, 
while referencing a new 
housing section for policies 
on needs, affordability and 
diversity. This will reduce 
duplication and clarify the 
intent of each section.  
 

6



 

SALT SPRING ISLAND OCP | Gap Analysis  
Page 6 

 
The current OCP does 
not address housing 
need. 

Establish in a dedicated 
housing section that 
references the Housing Needs 
Report, the 5- and 20-year 
projected housing needs 
metrics and ensures policies 
support the development of 
housing types and forms that 
aligns with the SSI goals. 
Growth management 
objectives should be located in 
the land use and settlement 
section to avoid conflict with 
provincial housing objectives. 
Consideration should be given 
to establishing a desired 
population in 2046 to reflect 
the intent of B2.1.2.1. 

Objectives are missing actionable 
policies to support the written 
objectives. For example, see the 
following: 

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

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

• Section B.2.1.1.3 Objective 
– To acknowledge that a 
framework that limits 
growth may restrict housing 
choices as supply is 
limited; to respond to the 
challenge of fostering 

 Have policies that support the 
objectives section. 
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socioeconomic diversity 
within such a framework. 

• Section B.2.1.2 Policy - 
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. 

Some policies included in the land 
use section would be better suited 
in a housing section as they are 
foundational tools in housing policy 
planning and not the physical use 
or designation of land. Example: 

• Section B.2.2.2.1 – The 
Local Trust Committee will 
initiate a Housing Needs 
Assessment, to be updated 
regularly and on the basis of 
which the Local Trust 
Committee may establish 
priorities for consideration 
of affordable housing 
applications. 

• Section B.2.2.2.2 – The 
Local Trust Committee, in 
cooperation with the 
Capital Regional District 
and the community, should 
work to establish a target 
level for the percentage of 
rented and owned 
affordable housing units in 
the total housing stock, 
based on projected 
community housing needs.  

 

Create a Housing section to 
consolidate all housing related 
policies. Restructure 
document to have existing 
policies and objectives in a 
consolidated housing section 
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Environmental Protection and Sustainability 

In “The Island Environment” 
section, there are currently 27 
policies covering topics such as 
water quality, riparian and wetland 
protection, soil, environmentally 
sensitive areas, etc.  

While 
comprehensive, there 
is some repetition, 
and the policy 
language is 
occasionally vague, 
which may reduce 
clarity. The volume of 
policies makes the 
section difficult to 
navigate. Need to 
maintain and 
highlight how these 
strive to meet the 
Islands Trust 
Mandate. 

• Consolidate overlapping 
policies into thematic 
groups (e.g., sensitive 
ecosystems, water 
management, habitat 
protection, sustainable 
development) to improve 
clarity.  

• Maintain comprehensive 
coverage of environmental 
topics while making the 
section more readable and 
user-friendly, potentially 
using subpoints under 
thematic policies. 

 

Overall the document currently has 
fragmented environmental policies 
throughout the document as well 
as the 27 policies that exist in the 
Island Environmental section. 

• Consolidate environmental 
policies: develop a 
dedicated section in the 
OCP that consolidates all 
environmental protection 
policies providing clearing 
and cohesive framework.  

• Strengthen policy language: 
replace ambiguous terms 
with more definitive 
language to enhance the 
enforceability of 
environmental policies.  

 

Climate Action 

Limited climate change 
considerations: the OCP does not 
adequately address climate change 

The OCP lacks 
updated targets and 

Implement current targets for 
the reduction of greenhouse 
gas emissions and associated 
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impacts or resilience strategies. An 
official community plan must 
include targets for the reduction of 
greenhouse gas emissions in the 
area covered by the plan, and 
policies and actions of the local 
government proposed with respect 
to achieving those targets.  

policies that will 
achieve those targets. 

policies to support those 
targets. 

Some policies may be 
out of date or no 
longer allowed in the 
OCP.  

• Avoid referencing external 
documents and resources 
that could change over 
time.  

• No longer permitted to 
require building energy 
efficiency due to changes in 
the Building Act. Encourage 
the development of low 
carbon and energy efficient 
building through incentives.  

Compliance with Local Government Act 

The Local Government Act (LGA) 
outlines the provincial 
requirements for municipal Official 
Community Plans.(Note: The 
Island Trust is exempt from the 
SSMUH requirements as outlined 
in Bill 44) 

The following 
sections of the LGA 
are not currently met 
by the current OCP: 

• Section 473 (1) (a) 

Review the current OCP and 
ensure that all provincial 
requirements per the Local 
Government Act are met or 
exceeded in the updated OCP.  

Compliance with Islands Trust Policy Statement 

• The Islands Trust is currently 
revising the Policy Statement 
and the timeline for adoption of 
a new Policy Statement is not 
presently defined. Trust Council 
currently utilizes a “check list” 
approach for ensuring that land-
use related bylaws are 
consistent with the Island Trust 
Policy Statement. Islands Trust 
staff advise that if a new Policy 
Statement is adopted a new 
approach to review for Policy 
Statement congruency may be 
developed. 

 

• Regularly consult with the 
Islands Trust Policy 
Statement Amendment 
Project team to continually 
ensure the most up-to-date 
process for adoption of a 
new OCP is followed. 

• Develop the new OCP 
against the draft Islands 
Trust Policy Statement to 
ensure the OCP is “future 
proofed” against the likely 
changes to the Policy 
Statement. 
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• The current draft of the updated 
Islands Trust Policy Statement 
builds off the existing Policy 
Statement but also addresses 
how the Trust Area will adapt to 
current and future challenges 
and opportunities, and to reflect 
its commitments related to 
climate change and housing 
development – key factors being 
considered through the Salt 
Spring Island OCP update. 

 

 

Structure and Length 

The OCP is currently split into 2 
volumes. Volume 1 is Land Use and 
Servicing Objectives and Volume 2 
is Development Permit and 
Conservation Areas, Temporary 
Commercial and Industrial Use 
Permits, Appendices and 
Attachments.  

The current OCP is organized in a 
manner that may lead to confusion 
and difficult wayfinding for 
document users and some section 
names could be made clearer. 

The OCP is divided 
into two volumes, 
which can be 
cumbersome for 
users.  

Section names like 
“The Island 
Environment” sounds 
more like a 
description of the 
Island vs a focused 
section on 
environmental 
protection and 
stewardship.   

• Consolidating the two 
volumes into a single 
document could improve 
accessibility and usability. 

• Use clear section names 
that are not descriptive and 
rather directive. 

• Restructure the document 
for ease of use and 
administration. 

Recommended Table of 
Contents is attached in 
Appendix A 

The definitions are split between V1 
& V2. 

Definitions are 
separated between 
the two volumes and 
can be difficult to 
navigate. 

Have one complete document 
with all definitions in once 
location.  

Part A.1 The Islands Trust lacks any 
visual to represent the area. 

A visual aid may be 
helpful to support 
representing the area. 

Include visual aids throughout 
the document where 
appropriate. 
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Each objective and policy is 
numbered and it is difficult to 
differentiate between the two, as 
well as hard to navigate the 
document.  

The current OCP has 
a complex numbering 
format that can make 
the document 
difficult to navigate 
and less accessible 
to readers. 

Simplifying the numbering 
system or supplementing it 
with clearer headings, 
summaries or visual aids could 
improve usability for readers 
and users of the document.   

Clarity and Actionability 

 

Some policies use 
vague language, 
which can lead to 
inconsistent 
interpretation and 
application.  

 

An OCP should use directive 
words like shall, should, and 
may to guide action and avoid 
descriptive or vague terms like 
has, can or important, that 
doesn’t provide clear direction 
or action.  

Part A.3, Vision frames some of the 
many challenges faced by the 
island. Aging population is included 
in this paragraph 

Aging population 
should not be seen as 
a problem, and rather 
a priority or emerging 
need. 

Update the vision to be 
inclusive and forward focusing 
and highlight problems and 
priorities in language that does 
not feel discriminatory. Add 
Guiding principles to provide 
context to the policy 
framework in the document. 

Part A.4.3 Limits to Growth is 
focused on the capacity of the 
island for development. 

This could be 
included in a growth 
management section. 

Reword this section to growth 
management or capacity for 
growth and move to the Land 
Use and Settlement Patterns 
section. This would make the 
section feel more of a 
parameter for responsible 
development.  

Part A.7.2.2 says “The Local Trust 
Committee will continue to require 
applicants for large new 
commercial, general employment 
or multifamily developments in 
village areas to ensure their 

The term “Large” 
could be interpreted 
differently and should 
be clarified to reduce 
ambiguity. 

Consider defining or giving 
examples when referencing 
specific sizes or types of 
development.  
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development does not increase 
flooding of downslope properties” 

Part B.2.1.2.1 is a growth 
management policy.  

This policy is 
currently in the  
residential land use 
policy section. 

Have growth management 
policies in a growth 
management section and have 
housing related policies on use 
and form in the land use 
section as well as a new 
housing section.  

Themes in different sections, e.g. 
environmentally sensitive areas. 

There may be 
opportunity to 
streamline or 
condense recurring 
policy themes 
throughout the OCP, 
particularly where 
similar objectives 
appear in multiple 
sections. 

Create key policy areas within 
the document to streamline 
the document while making it 
easier to find policies. This 
could enhance clarity, reduce 
redundancy and document 
length and help highlight the 
interconnections between 
policy areas. 

There are times in the current 
document where the policies don’t 
seem to provide direction for the 
objectives, or the policy is lacking 
all together. For example, B.2.2 
Affordable, rental and special 
needs housing. 

A lack of supportive 
policy can lead to 
unclear direction for 
staff and the local 
trust committee.  

Consider ensuring that policy 
direction supports the 
objectives of each section. 

Section B.4.1 General Community 
and Institutional Land Uses, 
Resource Land Use Objectives and 
Sand and Gravel Deposits have 
existing objectives but no 
supportive policy. 

No policy to support 
these land uses and 
does not provide 
actionability or 
direction. 

Include policy for this type of 
land use.  

Section B.5.1.2.2 in General Village 
Land Use Objectives and Policies 
reads more regulatory and better 
suited for a zoning bylaw than an 
OCP. 

The policy includes 
overly detailed 
regulatory standards 
better suited to a 
zoning bylaw. 

The OCP should express 
broader policy intent and defer 
specific density and design 
limits to land use regulations.  

Relevance 
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Closing  

The Gap Analysis summarizes key findings from the review of the current Salt Spring Island 

OCP. The document is organized to present an overall summary, detailed observations, 

and an assessment of compliance with the LGA and Islands Trust Policy Statement. 

Observations are grouped by topic, each with associated recommendations to help guide 

updates to the OCP.

There are policies in the OCP that 
are still relevant to the SSI 
community today and others that 
may not be as relevant. 

Retain policies that 
are still relevant to 
the SSI Community. 

Keep the existing policy 
framework and modernize. 
Engage with the community to 
ensure that policies that are 
still relevant to the community 
are retained. Implement 
policies to help achieve the 
community’s needs. 

There are currently multiple 
aquatic/marine related land use 
designations. 

Review these 
different designations 
and consider 
relevance. 

May be an opportunity to 
consolidate.  

Table 2 in the OCP is related to the 
current water connections and 
remaining water supply capacity. 

This may be out of 
date. 

Ensure these tables are 
relevant and updated as 
necessary.  

This DPA applies to foreshore 
owned by the crown.  

There should be 
clarity that the DPA 
only applies to the 
crown land when a 
private party holds 
tenure. 

Provide clarity on this.  
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Appendix A – Draft OCP Table of Contents 
 

Context 

Vision and Principles 

Community Wellbeing 

Housing 

Environment & Sustainability 
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Implementation 
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INTRODUCTION 
The Salt Spring Island Local Trust Area is undertaking an update to the Salt Spring Island 

(SSI) Official Community Plan (OCP) and Land Use Bylaw (LUB). The OCP update is 

focused on the areas of environmental protection, housing development, and climate 

change resilience. 

Purpose of Official Community Plan 

An OCP provides a framework for decision-making by the local government and is not a 

regulatory document. Instead, it serves as a foundational policy document used to guide 

future decisions and development. Further information on what exactly an OCP is used for 

is found below: 

 

IT DOES:      IT DOES NOT: 

o Outline the community’s desired 

vision 

o Include objectives and policies to 

achieve vision 

o Include a framework that officials 

use to justify land-use decisions 

o Enable developers and residents 

to plan with clarity and confidence 

o Align with other municipal bylaws 

and zoning amendments 

o Protect the community by guiding 

land use away from hazards such 

as flood zones and steep slopes 

 

o Get approved without being vetted 

by the community 

o Contain objectives and policies 

contrary to community vision 

o Override provincial requirements 

for housing needs 

o Rezone land or stop future 

rezoning applications from being 

submitted 

o Remove or alter the island’s 

population goals 

o Remove existing protections that 

have been established through 

regulatory documents
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The Technical Review Summary Report provides an assessment of the key technical and 

policy documents that relate to settlement patters on SSI.  To address and plan for housing 

affordability, environmental protection, and climate change resilience on SSI, an update to 

the OCP is required. 

McElhanney has been retained to provide consulting services to support SSI in completing 

a comprehensive review and update of the OCP. The technical review summary report is 

identified in Phase 1 of the Salt Spring Island Official Community Plan and Land Use Bylaw 

Amendment Project work plan. This task entails providing an assessment of the current 

OCP and supporting documents, identifying strengths to build upon and areas requiring 

updates to address contemporary housing challenges and regulatory requirements. 

List of Documents Reviewed 

The Technical Review includes the following documents: 

• Salt Spring Island Watershed Protection Plan 

• Islands Trust Housing Needs Assessment 

• Homes for Islanders: An Integrated Housing Solutions Framework for Salt Spring 

Island 

• Islands Trust Housing Options Toolkit 

• Salt Spring Island Area Farm Plan Renewal 2020-2030 

• Salt Spring Island Climate Action Plan 2.0 (CAP 2.0) 

Each of the sections in this report contains a summary of the documents above, along with 

a table of key policy recommendations relevant to the OCP and LUB review. Strategies are 

split into three key categories: environmental protection and water preservation, climate 

action, and housing and development. 
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DOCUMENT REVIEW 
Environmental Protection and Water Preservation  

Salt Spring Island Watershed Protection Plan (March 2023) 

This multi-agency watershed protection plan covers 2023-2032 and was jointly developed 

and endorsed by the Capital Regional District, Islands Trust, and North Salt Spring 

Waterworks District. The plan represents a unified approach to watershed stewardship in a 

complex jurisdictional environment where responsibility is shared among federal, 

provincial, Indigenous, and local governments, water service providers, and community 

organizations. Building on previous strategies from the past two decades, including Islands 

Trust's Freshwater Sustainability Strategy (2021) and North Salt Spring Waterworks 

District's Strategic Plan (2021), this plan consolidates collaborative action toward 

watershed protection. 

The plan addresses critical water availability challenges and development pressures 

through 19 actions organized into five categories: Watershed Ecosystem Science, 

Groundwater Science, Community Water Use Efficiency and Stewardship, Watersheds 

and Drinking Water Protection Planning, and Watershed Protection Governance and 

Coordination. The plan emphasizes the need for improved data collection, integrated 

monitoring programs, enhanced coordination between agencies, and incorporation of 

water availability information into land use planning decisions. A key governance reform 

includes completing a review of coordination arrangements to optimize administrative 

structures. 
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Key Topic Summary Relevant to OCP Review 

Topic Summary 

Integrate water availability and 
vulnerability information into land use 
policies and regulations (Action 13) 

The Local Trust Committee should use new 
water availability data to inform OCP 
policies and land use bylaws, including:  

o Updating OCP policies based on 
water availability assessments 

o Considering zoning changes that 
support density in areas with 
sufficient water availability and 
lower risk 

o Ensuring density increases are 
guided by groundwater and surface 
water budget outcomes 

o Protecting groundwater aquifer 
recharge zones through 
development permit areas 

Establish groundwater regions as a 
focus for land use planning (Action 14) 

Use the 17 identified groundwater sub-
regions as primary geographic 
management units for freshwater 
allocation and land use planning purposes 

Develop proof-of-water requirements for 
development applications (Action 15) 

Incorporate Salt Spring-specific proof-of-
water requirements into land use bylaws 
for subdivision and rezoning applications, 
accounting for climate change projections 
and considering the role of rainwater 
harvesting, non-potable sources, and 
cistern storage 
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Update watershed and riparian mapping 
(Action 3) 

 

o Review application of existing 
riparian areas mapping for 
Development Permit Area 7 

o Update/expand mapping for 
Development Permit Area 4 (Lakes, 
Streams, Wetlands) 

o Create watershed resiliency maps 
for climate change adaptation 

o Harmonize watershed mapping 
across partner agencies 

Climate change integration 

Water availability assessments and 
planning tools must account for "most 
recent climate change projections" and 
emerging information about changing 
hydrological conditions 

Watershed resilience mapping 
Complete mapping including wildfire risk 
and extent of contiguous forest to 
understand landscape adaptation to 
climate change 

Link development decisions to water 
capacity 

The plan explicitly states that "decisions to 
increase development density [should be] 
guided by the outcomes of the 
groundwater and surface water availability 
assessments" 

Consider density bonusing  
The plan notes that density bonusing could 
"encourage lot clustering focused on 
preserving important aspects of the 
watershed" 

Require water storage in new 
development 

Investigate requiring "freshwater storage 
cisterns in new development and 
redevelopment" 

Investigate source substitution 
Explore "the potential role of source 
substitution for non-potable purposes 
including rainwater, greywater, and 
recycled water" 
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Salt Spring Island Area Farm Plan Renewal 2020-2030 (March 2020) 

The Area Farm Plan Renewal, prepared by Upland Agricultural Consulting, is a community-
driven strategic framework advancing agriculture and local food production through 2030, 
integrating climate emergency response with agricultural viability and environmental 
stewardship. Developed through extensive engagement (two town halls with 90 and 75 
participants, steering committee, three working groups), the plan builds on 2008 AFP 
successes while addressing persistent challenges. 

Critical Context: 

• Local production <10% of island food supply despite significant land base 
• 2,943 ha in ALR + 3,000+ ha with agricultural zoning 
• 1,197 ha ALR land potentially available; 135 ha inactive farmland (easiest expansion 

opportunity) 
• 196 farms (2016), median income $9,554, average farmer age 58.3 years 
• Water availability already limiting and worsening with climate change 
• 40% of SSI GHG emissions from imported food - local production is critical climate 

action 
• Acute farmworker housing shortage constraining expansion 

The plan positions agriculture as central to multiple OCP priorities: environmental 
protection (regenerative practices), climate action (carbon sequestration, reduced food 
miles), water preservation (best management practices), and economic sustainability 
(viable farm businesses). It frankly acknowledges implementation challenges: volunteer 
limitations, funding difficulties, and infrastructure gaps—providing valuable lessons for 
OCP implementation. 

The AFP organizes recommendations around three goals directly aligned with OCP 
priorities: 
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Key Topic Summary Relevant to OCP Review 

Topic Summary 

Build Capacity 

• Secure funding for AFP 
implementation coordinator and grant-
writer 

• Engage paid administrative support 
and project coordinators 

• Establish stable funding for essential 
work (addresses decade of volunteer 
limitations) 

Strengthen Food System Infrastructure 

•  Support operationalization of 
community food hub (The Root) with 
commercial kitchen, storage, 
distribution, seed bank, demonstration 
gardens, and education programs 

• Ensure sustainable operations within 
the abattoir; explore collective 
livestock marketing, value-added 
processing, increased retail 
opportunities 

• Implement market development 
program with crop planning, 
aggregation, GAP certification 
incentives, online platform, diversified 
sales channels 

Reduce Input Costs 

• Establish composting facility to reduce 
input costs, build soil organic matter, 
sequester carbon, increase water 
holding capacity. Currently organic 
materials shipped off-island at high 
cost; finished compost trucked on-
island 

• Coordinate bulk purchasing/storage of 
inputs to reduce costs and 
transportation GHG 
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Facilitate Land Access 

• Support Farmland Trust land matching 
program to connect inactive farmland 
with new farmers 

• Includes landowner outreach, tenure 
agreements, management services 

• Consider agricultural potential of 
publicly-owned land 

Build Resiliency in Local Food and 
Agriculture System 

• Promote redundancy in critical inputs 
(backup power, multiple water 
sources) 

• Promote diversity in crops, livestock, 
farm ecosystems 

• Increase human capacity through 
knowledge sharing and skill building 

• Encourage increased food production 
at all levels (home gardens to 
commercial farms) 

• Showcase resilient systems on 
demonstration sites and farm tours 

Increase Supply of Locally Adapted, 
Good Quality Seed 

• Work with Salt Spring Seed Sanctuary 
and local seed growers to:  
o Preserve and adapt heritage seed 

for region 
o Bulk up supply of locally grown 

seed for commercial production 
o Conduct trials for ongoing 

improvement and selection for 
region. 
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Improve Integrated Water Management 
on Farms 

• Compile and disseminate best 
practices for water conservation to 
producers 

• Promote practices through peer-to-
peer learning, demonstration sites, 
farm tours 

• Coordinate bulk-buying of water 
management equipment 

• Create opportunities for farms to share 
water storage reservoirs (with legal 
agreements) 

• Demonstrate feasibility of 
conservation methods on farm trial 
sites 

• Work with water organizations on SSI 
to promote conservation 

Build Soils and Improve Soil Health 

• Establish composting facility 
• Investigate new technologies/methods 

for composting different waste 
streams 

• Work with CRD to purchase chipping 
equipment for wood waste 
mulch/composting (alternative to 
burning) 

• Promote best practices to build soil 
organic matter and prevent nutrient 
loss 
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Widely Adopt Regenerative Agriculture 
Practices 

• Communicate best practices for 
regenerative agriculture to producers 

• Learn from and work with Indigenous 
communities to revitalize traditional 
food production, harvesting, foraging 

• Promote increased production on 
already-cleared land rather than 
clearing new areas 

• Encourage additional tree planting in 
farm landscapes 

• Encourage use of local compost 
sources for soil health 

• Explore potential for biochar on SSI 
and its role for carbon sequestration 

Promote and Showcase Resilient, 
Regenerative and Indigenous 
Agricultural Practices 

• Gather data on regenerative practices 
already used on SSI and more widely 

• Establish demonstration sites and 
farm trials (on individual farms and/or 
demonstration farm) 

• Provide incentives for farmers to 
conduct on-farm trials (cost-sharing, 
funding, workshop/tour fees) 

• Host workshops and farmer-to-farmer 
field tours 

• Seek funding for Indigenous food 
projects and work with Indigenous 
communities to support revitalization 
of traditional food production, 
harvesting, foraging 
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Increase Habitat for Pollinators Across 
the Island 

• Provide information on local 
pollinators and plants enhancing 
habitat 

• Summarize and share research on 
preventing pollinator decline (pesticide 
use, EMF effects, habitat loss) 

• Monitor and review research on 
pollinator decline & EMF technology 
linkages; advocate accordingly 

• Consider Bee BC partnership program 
for funding opportunities 

• Consider requirements for sustaining 
both native bee and honey bee 
populations 

Support Ongoing Program Development 
and Activities at The Root 

• Build partnerships between The Root, 
producers, food retail businesses, 
restaurants, schools, other 
organizations 

• Provide resources to continue program 
development 

Expand Agriculture and Food Knowledge 
Among SSI Residents and Visitors 

• Continue promoting local food and 
agriculture at community events 

• Create online platform for sharing 
information about agriculture and food 
on SSI 

• Host skill-building workshops and 
learning activities for community 
development 

• Build on current school gardens and 
create further educational 
programming 

• Further develop agri-tourism strategy 
to supplement farm income (adhering 
to ALC rules) 

• Identify ways to engage residents and 
visitors through events, tools, 
resources (e.g., "eat local" resources 
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Broaden Role of Agricultural Advisory 
Planning Commission (AAPC) 

• Expand AAPC role with LTC and 
Islands Trust to provide consistent 
agricultural representation to local 
government 

• Use AAPC meetings as venue to 
receive and discuss public input on 
urgent agricultural matters 

• Enable AAPC review of issues 
including farmworker housing, 
commercial cannabis production, 
composting regulations 

Work with Local Government to Ensure 
Policies and Regulations Support 
Agricultural Production and Protect 
Farmland 

• Place agriculture/local food 
production as top priority in Islands 
Trust strategic plans 

• Include "no net loss" of agricultural 
land provisions in OCP and LUB (both 
ALR and productive land outside ALR); 
ensure no removal of prime 
agricultural land 

• Align wording and provisions in LUB 
and OCP relating to agriculture 

• Ensure local government decisions 
don't create barriers to Class A 
agricultural compost production 
aligning with provincial regulations 

• Request tax-based support of 
agricultural infrastructure on SSI, 
similar to other community 
infrastructure 

• Carry out advocacy at provincial and 
local levels for policies supporting 
small to medium scale agriculture 
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Increase Availability of Farm Worker 
Housing 

• Include farmworkers as subset in 
CRD/Islands Trust Housing Needs 
Assessment reports for SSI 

• Conduct survey of farmers and 
farmworkers to determine housing 
needs; develop and implement 
remedial plan 

• Investigate Temporary Use Permits for 
farmworker housing outside ALR 

• Make standard provisions for 
farmworker housing within OCP/LUB 
regardless of zoning 

• Encourage ALC to review SSI 
farmworker housing provisions in ALR 
and provide feedback 

• Provide OCP/LUB consistency so 
farmworker housing and farm business 
provisions apply to all zones where 
agriculture permitted 

• Require annual Statutory Declaration 
and/or other mechanisms (Housing 
Agreement, Covenant) to ensure year-
round and seasonal farmworker 
housing used only for farmworkers 

• Explore 'eco village' designation on 
"home plate" portion of property with 
farm business to enable co-owning 
families to live and work on property 
outside ALR 

• Reduce environmental impact through 
design: require rainwater catchment, 
encourage composting toilets and 
greywater systems 
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Housing  

Islands Trust Housing Needs Assessment (April 2025) 

The Islands Trust Housing Needs Assessment provides a comprehensive, provincially-

mandated analysis of housing needs across the Islands Trust Areas (excluding Bowen 

Island), prepared by Urbanics Consultants Ltd. This report uses the methodology provided 

by the Province of British Columbia in summer 2024 to assess current housing deficits and 

project future needs through 2041. The assessment represents a significant update to 

housing data and projections for the region. 

For Salt Spring Island specifically, the assessment projects a need for 821 housing units 

over the next 5 years and 2,525 units over the next 20 years (2021-2041). These projections 

are primarily driven by anticipated growth based on provincial demographic projections for 

fertility, mortality, migration patterns, and household formation. The housing need 

calculations incorporate multiple factors including addressing current homelessness, 

households experiencing extreme core housing need (extreme unaffordability), projected 

changes, achieving healthy rental vacancy rates, and a provincial "demand factor" buffer 

for municipalities. 

The report acknowledges that these regional projections may not fully capture the unique 

characteristics of individual islands, and provides an alternative, more fine-grained 

demographic analysis in Section 4. Across all study areas, the total projected need is 6,361 

units between 2021 and 2041, with Salt Spring Island representing approximately 40% of 

this total need, reflecting its position as the largest and most populous island in the Trust 

Area. 
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Key Topic Summary Relevant to OCP Review 

Topic Summary 

Housing & Development 

Increase housing supply and diversity 

• Address the significant projected 
housing need of 2,525 units over 20 
years through diversified housing types 

• Focus on creating housing options that 
serve current deficits key underhoused 
populations - 

• Prioritize housing development near 
transportation infrastructure 
supporting walking, bicycling, public 
transit, and alternative modes of 
transportation 

Establish affordable and rental housing 

• Address extreme core housing need 
(ECHN) affecting households 
experiencing severe unaffordability 

• Increase rental housing stock to 
achieve healthier vacancy rates 

• Develop targeted approaches for key 
sectors including seniors, renters, 
families, and those with special needs 

Develop and implementation plan 

• Build upon findings from previous 
housing needs assessments with 
concrete implementation strategies 

• Integrate housing planning with 
transportation infrastructure to reduce 
vehicle dependency 

• Ensure housing solutions align with the 
Islands Trust mandate to preserve and 
protect the unique environment 
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Homes for Islanders: An Integrated Housing Solutions Framework for Salt Spring Island 
(2023) 

 
"Homes for Islanders,” prepared by Salt Spring Solutions Society, represents a 

community-driven, integrated approach to Salt Spring Island's housing crisis that explicitly 

connects housing solutions with environmental protection, climate action, and water 

preservation. Unlike previous siloed planning efforts, this framework synthesizes 

recommendations across multiple local government organizations (Islands Trust, Capital 

Regional District, and North Salt Spring Waterworks District) to create a coherent 

implementation strategy. 

The report identifies a critical pattern: decades of housing studies and recommendations 

have failed to be implemented due to lack of coordination, inadequate resources, and 

insufficient public engagement. The authors emphasize that unregulated housing 

development is causing severe environmental impacts including deforestation, soil 

erosion, loss of green space and wildlife corridors, stressed freshwater resources, and 

increased greenhouse gas emissions, while simultaneously failing to address the housing 

needs of working-class and vulnerable residents. 

The framework proposes five interconnected strategies that balance environmental 

protection with housing equity. A central theme is that compact, clustered development in 

appropriate locations can simultaneously protect rural areas and nature spaces while 

providing more affordable housing options. The report strongly advocates for coordinating 

housing policy with water supply management, recognizing that the current water 

moratorium in Ganges Village is a critical barrier to creating needed housing, particularly 

non-market and community housing. 
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Key Topic Summary Relevant to OCP Review 

Topic Summary 

Housing and Development 

Coordinated and Properly Resourced 
Local Approach to Housing 

• Establish and resource a dedicated 
local housing entity (CRD-led) 

• Expand the CRD's Rural Housing 
Program for Southern Gulf Islands to 
include Salt Spring Island 

• Develop an implementation-focused 
Salt Spring Island housing strategy 

• Hire or identify an experienced housing 
planner to coordinate work across 
CRD, Islands Trust, and other partners 

Effective Public Education, Engagement, 
and Dialogue on Housing 

• Educate elected officials and staff on 
public education and engagement best 
practices 

• Develop and resource a Public 
Education and Engagement Policy 
across Islands Trust, CRD, and 
NSSWD 

Environmental/Climate Connection:  
Public understanding of the connections 
between compact development, 
environmental protection, and housing 
affordability is essential for implementing 
protective policies. 
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Preservation of Rural Areas and Nature 
Space through Clustered Housing 

• Create public education programs 
about the benefits of compact 
development 

• Update OCP and Land Use Bylaw to 
enable and incentivize compact, 
clustered development 

• Increase contiguous land protection in 
rural areas and cap detached housing 
size 

• Establish coordinated approach for 
covenants ensuring housing 
affordability and land protection 

• Create agency capacity to negotiate 
and administer housing agreements 

• Update priorities for acquiring new 
local and regional parks aligned with 
conservation community opportunities 

• Allocate Regional Housing Trust Fund 
resources to support rural-scale, 
covenant-restricted affordable 
housing 

• Make water supply research and 
mapping publicly available with clear 
direction on where density can be 
accommodated 

• Proactively share research on actual 
domestic water use and system leaks 

• Advocate to Province to lower proof-
of-water requirements to reflect actual 
usage 

• Create capacity for homeplate zoning 
and conservation community 
implementation 

Environmental/Climate Connection:       
This strategy directly addresses the OCP 
review's focus on environmental protection 
by preserving contiguous natural areas, 
protecting wildlife corridors, reducing 
habitat fragmentation, and concentrating 
development to minimize ecological 
footprint. Clustered housing reduces 
infrastructure needs, vehicle trips, and 
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greenhouse gas emissions while protecting 
rural character. 

 

Readying Ganges Village for More 
Housing 

• Proactively and respectfully engage 
with local First Nations 

• Actively pursue alternatives to water 
moratorium for community housing in 
Ganges Village and for non-market 
housing and ADUs district-wide 

• Allocate resources for leak monitoring, 
resolution, and reporting to reduce 
system leaks 

• Hold joint public meeting on 2020 
Water Service Optimization Study 
findings 

• Coordinate to revise proof-of-water 
requirements based on actual use and 
prioritize water for compact and non-
market housing 

• Create regional interagency strategy 
for sustained advocacy on alternative 
water supply and conservation 
practices 

• Prioritize remaining sewer capacity for 
non-market housing, ADUs, and multi-
unit housing in Ganges Village 

• Expand wastewater treatment plant 
capacity and develop greywater 
repurposing infrastructure 

• Map and plan for projected sea level 
rise in Ganges Village 

• Coordinate planning and prioritize 
infrastructure for residential 
development in areas outside sea-
level rise zones 

• Catalogue all ALR properties in Ganges 
Village and engage Agricultural Land 
Commission about potential removals 

• Establish comprehensive interagency 
planning process for Ganges Village 
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Accessory Dwellings for Housing, in the 
Right Places 

• Update OCP and Land Use Bylaw to 
enable ADUs (secondary suites, 
garden cottages, carriage houses) in 
appropriate locations aligned with 
water availability 

• Establish clear regulations 
distinguishing long-term ADUs from 
short-term vacation rentals 

• Implement business licensing system 
for short-term rentals following best 
practices 

• Resource internal capacity for 
managing private housing agreements 
with affordability controls 

• Identify funding for capital grants and 
incentives for ADU development under 
housing agreements 

• Provide recommendations for optimal 
ADU locations based on water supply 
information 

• Revise policies to define ADUs as 
intensification of existing service 
rather than new hook-up 

• Remove barriers to legalizing existing 
ADUs within NSSWD service area 

• Explore innovative water conservation 
policies, alternative non-potable water 
sources, and restrictions on domestic 
water use 
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Islands Trust Housing Options Toolkit (January 2024) 

The Islands Trust Housing Options Toolkit, prepared by Islands Trust Regional Planning 

Committee, is a comprehensive, practical implementation guide designed to accelerate 

housing-related land use planning projects across the Islands Trust Area. Unlike the 

previous two documents that focus on needs assessment and strategic frameworks, this 

toolkit provides trustees, planning staff, and community groups with concrete procedural 

tools, templates, and technical guidance for executing housing initiatives within the 

authority of Local Trust Committees (LTCs) under Sections 29 and 31 of the Islands Trust 

Act. 

The toolkit is explicitly structured as a living document with three types of tools: Process 

tools (project timelines and workflows), Template tools (standardized formats for planning 

documents), and Background tools (reference materials including an annotated 

bibliography of three decades of Islands Trust housing reports). This comprehensive 

resource consolidates information that would otherwise be scattered across multiple 

documents, enabling projects to "advance rapidly and along a predictable trajectory." 

A critical strength of this toolkit is its grounding in Islands Trust's actual regulatory 

authorities and limitations. The document is realistic about what LTCs can and cannot 

accomplish through land use regulation alone, while providing a full menu of options 

within their jurisdiction. The toolkit emphasizes that housing projects should be 

undertaken with "a clear view to any other land use planning work underway, to maximize 

efficiency and consistency” - particularly relevant for Salt Spring's OCP review, which must 

integrate housing with environmental protection, climate action, and water preservation 

goals. 

The toolkit's annotated bibliography synthesizes lessons from over 30 housing reports 

dating back decades, revealing a pattern of unrealized recommendations due to 

coordination failures, resource constraints, and implementation gaps—precisely the 

issues identified in "Homes for Islanders." The baseline report component documents 

existing housing policy and regulation across all islands, enabling comparative analysis 

and identification of best practices. 

The toolkit is organized around specific housing forms and regulatory mechanisms rather 

than overarching strategies. The following recommendations are organized by category: 
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Key Topic Summary Relevant to OCP Review 

Topic Summary 
Housing and Development – (Form and Use Options) 

Secondary Suite Development 

• Permit secondary suites (self-
contained units within the same 
building as the principal residence) in 
some or all residential zones 

• Ensure OCP policies support 
secondary suite zoning and address 
specific community concerns 

• Remove owner-occupancy restrictions 
that impede rental opportunities 

Environmental/Climate Connection: 
Secondary suites maximize use of existing 
building footprints and infrastructure 
without additional land clearing or sprawl. 

Water Preservation Connection: 
Accommodates additional housing with 
minimal increase in water demand by 
utilizing existing service connections 
efficiently. 
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Accessory Dwelling Unit (ADU) 
Development (Cottages/Garden Suites) 

• Permit detached accessory dwelling 
units separate from but accessory to 
principal residences 

• Ensure sufficient buildable area 
through appropriate setback and lot 
coverage regulations 

• Consider strata subdivision of ADUs to 
enable entry-level homeownership 

• Provide recommendations for optimal 
ADU locations based on water supply 
availability 

Environmental/Climate Connection: ADUs 
provide housing with minimal additional 
environmental impact by utilizing existing 
property infrastructure and avoiding 
greenfield development. 

Water Preservation Connection: Strategic 
placement based on water availability; 
treat as service intensification rather than 
new connections; explore alternative water 
sources and conservation measures. 

 

Alternative Dwelling Unit (AltDU) 
Development 

• Consider permitting tiny homes on 
wheels, yurts, recreational vehicles, 
and other non-Building Code 
compliant structures as principal or 
accessory dwellings 

• Note: Regional districts with building 
permit authority may not support this 
approach 

• Use OCP policies to guide rezoning or 
Temporary Use Permit applications for 
AltDUs 

Environmental/Climate Connection: 
Smaller dwelling forms have reduced 
environmental footprints, though 
permanence and servicing considerations 
require careful planning. 
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Single-Family Dwelling Variation 
Development 

• Permit duplexes, rooming houses, 
boarding houses, and flex housing 
(adaptable to changing household 
needs) 

• Update OCP policies to support these 
housing forms in appropriate zones 

Environmental/Climate Connection: 
Provides housing diversity and density 
without multi-story construction, 
maintaining neighborhood character while 
reducing per-unit land consumption. 

Small-Scale Multi-Unit Housing (Market) 
Development 

• Permit duplexes, triplexes, fourplexes, 
townhouses, and rowhouses on single 
residential lots 

• Amend lot coverage, setback, and 
height limits to create sufficient 
buildable area 

• Establish OCP criteria for identifying 
suitable locations 

Environmental/Climate Connection: 
Efficient land use that concentrates 
housing while maintaining human scale; 
reduces infrastructure requirements per 
dwelling unit. 
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Multi-Family Dwelling Unit (Market and 
Affordable) Development 

• Permit larger multi-family 
developments (apartments, 
condominiums) in appropriate 
locations 

• For affordable housing, require 
development by government/non-
profit organizations with 
rent/purchase/resale price controls 
through housing agreements 

• Ensure OCP policies are supportive 
and establish clear criteria for suitable 
locations 

Environmental/Climate Connection: 
Highest density residential form enables 
preservation of rural lands; most efficient 
infrastructure and services delivery; 
supports transit and active transportation. 

Unit-Based Zoning (Rather Than Housing 
Type) 

• Zone for maximum number of dwelling 
units rather than specifying types 

• Allow property owners to determine 
appropriate housing mix within total 
unit cap 

• Manage intensity through lot coverage, 
impervious surface, and total floor 
area maximums 

Environmental/Climate Connection: 
Flexibility enables optimal site design that 
responds to specific environmental 
features while achieving housing targets. 
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Conversion and Adaptive Reuse 

• Permit principal residential use of 
under-used commercial or other-
zoned properties 

• Allow conversion of commercial 
accommodation to residential use 
(coordinate with short-term rental 
regulation) 

• Consider Temporary Use Permits for 
appropriate situations 

Environmental/Climate Connection: 
Adaptive reuse of existing structures 
avoids new construction impacts while 
utilizing existing infrastructure. 

Housing and Development – (Density Options) 

Multi-Family Density Bonus 

• Establish base permitted density with 
provisions for additional density in 
exchange for affordable housing 
creation 

• Require clear OCP policies 
establishing criteria for suitable 
locations and affordability 
expectations 

Environmental/Climate Connection: 
Incentivizes affordable housing while 
concentrating density in appropriate 
locations; bonus density should be 
contingent on environmental performance 
standards. 

Subdivision Density Bonus 

• Allow additional lot density in 
exchange for provision of lots for 
affordable housing 

• Establish clear OCP guidance on 
market/non-market mix and 
affordability expectations 

Environmental/Climate Connection: Can 
enable conservation subdivisions that 
protect sensitive areas while meeting 
housing needs. 
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Conservation Density Bonus/Homeplate 
Zoning 

• Allow flexibility in dwelling numbers 
and types within maximum homeplate 
or total floor area (e.g., 500m²) in 
exchange for conservation covenants 

• Likely implemented through rezoning 
applications with negotiated covenant 
terms 

• Ensure OCP contains guiding policies 
for navigating such applications 

Environmental/Climate Connection: 
Directly advances environmental 
protection goals by permanently 
protecting large portions of properties 
through conservation covenants while 
enabling appropriate housing 
development. This is a key mechanism for 
achieving both housing and conservation 
objectives simultaneously. 

Water Preservation Connection: Clustered 
development within homeplates enables 
shared water systems and conservation 
measures. 

Ecovillage Zoning 

• Allow subdividable properties to be 
developed as strata with flexible 
dwelling types and sizes 

• Place large portions in conservation 
covenants while incorporating 
ecological building principles 

• Maintain full protection of sensitive 
ecosystems through Development 
Permit Areas 

Environmental/Climate Connection: 
Primary mechanism for conservation 
communities that protect rural character, 
wildlife corridors, and ecosystems while 
providing housing. Aligns directly with 
"Homes for Islanders" Strategy 3. 
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Eco-Density Bonus 

• Provide additional dwelling units for 
exceeding ecological standards (solar 
panels, rainwater harvesting, 
ecological materials, greywater 
recycling, net-zero energy, solar hot 
water) 

• Reduce operating costs and ecological 
impacts of dwellings 

Environmental/Climate Connection: 
Directly incentivizes climate action 
through building performance; reduces 
energy consumption and greenhouse gas 
emissions. 

Water Preservation Connection: 
Encourages rainwater harvesting and 
greywater systems that reduce demand on 
potable water supplies. 

Increase Overall Density 

• If build-out analysis shows current 
zoning insufficient for projected needs, 
consider upzoning suitable areas 

• Ensure alignment with OCP land use 
designations 

Environmental/Climate Connection: 
Strategic density increases in appropriate 
locations prevent sprawl in sensitive areas. 

Housing and Development – (Size, Siting, and Miscellaneous) 

Mixed-Use Zoning 

• Permit residential use above ground-
floor commercial uses 

• Consider raising height/storey limits 
for two storeys of residential above 
commercial in specific locations 

Environmental/Climate Connection: 
Maximizes land use efficiency in village 
cores; supports walkability and reduces 
vehicle trips. 

45



 

SALT SPRING ISLAND OCP | Technical Review 
Page 31 

Floor Area/Footprint Limits 

• Limit size of permitted dwellings to 
discourage oversized single-family 
homes and inappropriate commercial 
accommodation 

Environmental/Climate Connection: 
Critical tool for resource conservation 
and limiting environmental impact per 
dwelling unit; addresses "mega-home" 
development pattern identified in "Homes 
for Islanders." 

Reduced Setbacks 

• Review and reduce lot line setbacks 
where multiple units are permitted 

• Ensure sufficient buildable area 
without requiring variance permits 

Environmental/Climate Connection: 
Enables compact development while 
protecting more of each property in natural 
state. 

Reduced Automobile Parking 
Requirements 

• Reduce parking requirements 
particularly in village areas near jobs 
and services 

• Focus reductions on small lots with 
secondary suites, ADUs, or small-
scale multi-unit housing 

Environmental/Climate Connection: 
Reduces impervious surfaces and allows 
land to be used for housing rather than car 
storage; supports shift to active 
transportation modes. 

Climate Action Connection: Reduces 
vehicle dependency and associated 
greenhouse gas emissions; supports 
pedestrian-oriented village development. 

Housing and Development – (Tenure Options) 
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Residential Rental Tenure Zoning 

• Exercise Local Government Act 
Section 481.1 authority to require all or 
some multi-family housing be rental 
tenure 

• Include OCP policies acknowledging 
this LTC power 

Affordable Housing Connection: Addresses 
rental housing shortage identified in 
Housing Needs Assessment; prevents 
conversion of rental stock to strata. 

Strata Subdivision of ADUs 

• Allow ADUs to become separate real 
estate entities through building strata 
subdivision 

• Develop OCP policies to guide 
decision-making when applications 
received 

Affordable Housing Connection: Creates 
entry-level homeownership opportunities; 
increases housing diversity. 

Remove Owner-Occupancy Restrictions 

• Eliminate requirements that property 
owners live on-site when secondary 
suites, ADUs, or small-scale multi-unit 
housing permitted 

• Review OCP policies to ensure they 
don't encourage such restrictions 

Affordable Housing Connection: Maximizes 
rental housing opportunities; removes 
artificial constraints on housing supply. 

 

Housing and Development – (Workforce Housing) 
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Require Workforce Housing with New 
Commercial/Industrial/Institutional 
Zoning 

• Require provision of workforce housing 
units as condition of new commercial 
development 

• Ensure all commercial zones permit 
on-site workforce housing 

• Identify and zone locations for off-site 
workforce housing 

Economic Sustainability Connection: 
Addresses critical workforce housing 
shortage that undermines island economy 
and service provision. 

Seasonal Workers Housing 

• Zone land to permit seasonal worker 
housing or establish guiding policies 
for rezoning/TUP applications 

• Address unique needs of agricultural, 
tourism, and seasonal industries 

Housing and Development – (Seniors Housing) 

Multi-Family Seniors Housing 

 

• Zone to permit larger developments 
exclusively for elderly residents 

• Establish OCP policies defining 
conditions for such development 

Accommodate Aging in Place 

 

• Implement sufficiently flexible 
residential zoning (secondary suites, 
ADUs, AltDUs, flex housing) to enable 
elderly residents to remain on 
properties longer 

Social Equity Connection: Addresses 
demographic reality of aging island 
demographics while enabling 
intergenerational housing through ADUs. 

Housing and Development – (Agriculture/Farmland) 
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Consistency with Agricultural Land 
Commission (ALC) Regulations 

• Ensure ALR land zoning permits 
residential use consistent with current 
ALC regulations 

• Monitor ALC regulation changes and 
update zoning accordingly 

Environmental Protection Connection: 
Protects agricultural land resource while 
enabling appropriate farm-related housing. 

Additional Density for Non-ALR 
Farmland 

• For large working farms, consider 
additional dwelling units for 
farmworker use 

• Allow additional units in exchange for 
restrictions on future subdivision 

• Establish minimum lot sizes and other 
criteria in OCP 

Environmental Protection Connection: 
Supports agricultural viability without 
fragmenting farmland. 

Consider ALR Exclusions for Residential 
Purposes 

• If ALR land determined suitable for 
additional residential development, 
identify in OCP as candidate for future 
exclusion application by LTC 

Note: This is a significant policy decision 
requiring careful analysis of agricultural 
capability, community needs, and 
environmental impacts. For Ganges 
Village, this aligns with "Homes for 
Islanders" Strategy 4 recommendations. 

Housing and Development – (Density Transfer Mechanisms) 
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Transfer of Development Rights 

 

• Establish OCP policies to guide 
transfer of latent residential 
development potential away from 
sensitive ecosystems, groundwater 
recharge areas, car-dependent areas 

• Direct development toward more 
suitable locations 

• Ensure policies are clear and 
accessible to landowners 

Environmental Protection Connection: Key 
mechanism for protecting critical 
environmental areas while enabling 
housing development in appropriate 
locations; enables market-based 
conservation. 

Water Preservation Connection: Directs 
development away from groundwater 
recharge areas and toward locations with 
adequate water supply. 
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GIS and Mapping 

McElhanney prepared 4 maps to contextualize housing issues and considerations for the 

OCP update, provided in Appendix A. The table below provides descriptions of these maps 

and summarizes their implications. 

Mapping Implications Relevant to OCP Review 

Map Description Implications 

Park Proximity Map – Shows the location 
of all parks on the island with 500 and 
1000-metre buffers 

• Most parcels on the island are within 
1000-metres of a park. Notable gaps 
include parcels along Beddis Road and 
in Fernwood. 

• Development in areas without close 
proximity to park access may need to 
provide enhanced on-site or shared 
outdoor amenity space to 
compensate. 

• Parcels may require future trail, 
sidewalk, or greenway connections to 
link residents to existing parks. 

• Redevelopment or subdivision in these 
areas should consider parkland 
dedication, cash-in-lieu, or 
identification of future park sites to 
close access gaps. 

Development Permit Area Map – Shows 
the location of the 7 DPAs along with high 
soil erosion hazard areas, slope stability 
hazard areas, and heritage conservation 
areas. 

• Areas with combined hazards can 
signal potential long-term 
infrastructure challenges 

Land Use Designation Map 

• Clarifies whether existing development 
is aligned with intended long-term land 
use vision 

• Shows where growth is expected to 
concentrate 

• Flags locations where incompatible 
uses may be adjacent 
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Parcel Density Map – Shows parcel 
density (sparse to dense gradient) along 
wit 250-, 500- and 1000-metre Village 
boundary buffers. 

• Highlights where development is 
already concentrated, helping identify 
areas more suitable for infill or 
servicing upgrades 

• Low-density areas may indicate high 
per-unit servicing costs 

• Helps identify where new policies for 
housing diversification or DPA 
refinements should be focused based 
on existing density patterns 

• Can be used to show overlaps with 
park proximity and transit service, 
indicating areas that may be 
underserved 

Bus Route Map – Shows bus routes along 
with a 200-metre buffer 

• Parcels within buffer can be 
highlighted as suitable for higher 
density or infill development due to 
good transit access 

• Areas outside of buffer may be flagged 
for improved pedestrian connections 
and future transit expansion or 
alternative mobility options 

• Areas with limited access to transit 
should be considered for policy 
development aimed at reducing 
mobility barriers for seniors and youth 
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Climate Resilience  

Salt Spring Island Climate Action Plan 2.0 (CAP 2.0) (February 2021) 

The Salt Spring Island Climate Action Plan 2.0, prepared by Transition Salt Spring Society, 
is a comprehensive community-led climate emergency response providing 250 
recommended actions to reduce greenhouse gas emissions 50% by 2030 and adapt island 
ecosystems and infrastructure to accelerating climate impacts. Building on CAP 1.0 
(2011), this plan represents over a year of intensive work by volunteers, experts, and broad 
community engagement, developed concurrently with the Area Farm Plan and explicitly 
integrated with it. 

Critical Context: 

• 21-37% of global GHG emissions come from the food system (land-clearing, 
production, transport, processing) 

• 40% of SSI's GHG emissions from imported food - making local food production a 
primary climate action strategy 

• Climate impacts already occurring: hotter/drier summers, warmer/wetter winters, 
increased extreme weather 

• 2026 modeled drought: 18 days over 30°C, three months without rain 
• Salt Spring must both reduce emissions AND adapt to unavoidable changes already 

underway 

The plan emphasizes that climate action creates co-benefits: meaningful livelihoods, 
increased food security, economic vitality, avoided damage costs, and preserved 
tourism/natural amenities. It requires significant investments but positions these as 
economic opportunities rather than burdens. 

Three Critical Prerequisites for Success: 

1. Foster systemic change: Break down organizational silos; coordinate across CRD, 
Islands Trust, water districts, fire rescue, non-profits 

2. Build better policy frameworks: Update OCP and Land Use Bylaw for climate 
resilience; raise carbon price to $200/tonne 

3. Provide adequate funding: Carbon tax revenues, grants, community bonds, 
institutional restructuring to reflect emergency gravity 
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Key Topic Summary Relevant to OCP Review 

Topic Summary 

Climate Action – (Land Use and Settlement Patterns) 

Build in a manner that promotes 
efficiency and sustainable growth 

• Densification within walking distance 
of transit routes 

• Transit-supportive subdivision 
regulations 

• Land use planning integrated with 
transportation planning 

• Village-centered growth to reduce 
vehicle dependency 

• Protection of agricultural lands and 
forests 

• Sea level rise planning for coastal 
areas 

• Fire risk reduction through settlement 
pattern decisions 

OCP Integration: Land use chapter should 
be rewritten with climate resilience as 
organizing principle. Consider: 

• Village-centered density 
• Active transportation connectivity 
• Transit-oriented development 

principles 
• Agricultural land protection as climate 

strategy 
• Forest protection for carbon storage 

and fire management 
• Water availability mapping guiding 

development decisions 
• Sea level rise adaptation in coastal 

planning 
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OCP POLICY RECOMMENDATIONS 
Theme Document Policy Recommendation 

Environmental 
Protection & 
Water 
Sustainability 

Salt Spring Island Watershed 
Protection Plan (March 2023) 

• Add to land use and settlement 
section: 
o When considering any 

new development, an 
assessment of water 
quality and quantity 
should be provided that 
illustrates the feasibility of 
the proposal.  

o LTC should consider the 
development of 
development permit area 
for the confirmation of 
ground water availability. 
This DP should utilize the 
available mapping as the 
basis for the DP areas.  

Salt Spring Island Area Farm 
Plan Renewal 2020-2030 
(2020) 

• Recognize food infrastructure 
as an essential community 
service. 

• Support composting as an 
environmental and agricultural 
priority. Enable appropriate 
zoning for agricultural facilities. 

• Support land matching as a 
strategy for activating farmland 
without new clearing. 

• Recognize food system 
resilience as a climate 
adaptation strategy and 
support policies enabling 
diverse agricultural activities, 
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backup systems, and local 
production at multiple scales. 

• Support seed saving as an 
agricultural activity and 
recognize seed 
banks/sanctuaries as valuable 
agricultural infrastructure. 

• Prioritize composting 
infrastructure and policies that 
support soil building practices. 
Address barriers to agricultural 
composting operations. 

• Support agricultural 
demonstration sites and 
education programming as a 
community benefit. Recognize 
value of Indigenous food 
knowledge and support 
appropriate collaboration. 

• Recognize The Root and similar 
facilities as community food 
infrastructure deserving 
support similar to other 
community facilities. 

• Support agri-tourism as an 
economic development 
strategy and ensure regulations 
enable appropriate on-farm 
activities (farm tours, 
education, events) within ALC 
guidelines. 

• Establish an explicit policy that 
there shall be no net less of 
agricultural land (ALR and 
productive non-ALR) and no 
removal of prime agricultural 
land. This provides clear 
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direction for all land use 
decisions. 

• Recognize agricultural 
infrastructure (processing, 
storage, composting, water 
management) as an essential 
community service deserving 
public investment 
consideration. 

Housing & 
Development 

Islands Trust Housing Needs 
Assessment (2025) 

• Support diverse options within 
areas that have adequate 
servicing 

• Work with CRD and the 
province to establish 
opportunities for the 
underhoused and unhoused  

Homes for Islanders: An 
Integrated Housing Solutions 
Framework for Salt Spring 
Island (2023) 

• Coordination ensures housing 
development aligns with 
environmental protection goals 
and avoids piecemeal 
development that fragments 
ecosystems. 

• Prioritize housing in areas with 
existing servicing. 
Concentrating housing in 
Ganges Village reduces sprawl, 
protects rural areas, enables 
active transportation, and 
facilitates water/sewer 
infrastructure efficiency. Sea 
level rise planning directly 
addresses climate adaptation. 

Islands Trust Housing Options 
Toolkit (2024) 

• Support secondary suite and 
ADU development, which 
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maximize use of existing 
building footprint and 
infrastructure 

• Establish criteria for identifying 
suitable locations for small-
scale multi-unit housing 
development and multi-family 
dwelling units 

• Develop guiding policies for 
navigating density bonuses and 
strata subdivisions of ADUs 

• Include policies acknowledging 
LTC power of requiring rental 
tenure in multi-family housing 

• Review OCP policies to remove 
restriction of requiring property 
owners to live on-site 

• Recognize through policy 
unique needs of agriculture, 
tourism and seasonal 
industries 

• Establish policies defining 
conditions for multi-family 
seniors housing development 

• Establish policies to guide 
transfer of latent residential 
development away from 
sensitive ecosystems and 
groundwater recharge areas 

Climate Action 
Salt Spring Island Climate 
Action Plan 2.0 (CAP 2.0) 
(2021) 

• Land use section of OCP 
should be written with climate 
resilience as an organizing 
principle 
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OCP UPDATE

N O V E M B E R  2 5 ,  2 0 2 5

SALT SPRING ISLAND
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Purpose of an OCP

OCP update process Scope

Process Update

Background Review Findings

Next Steps  
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An Official Community Plan (OCP) is not a regulatory document. The document provides a framework for decision making by 
the Local Government.  An OCP serves as a foundational policy document used by local governments to guide future 
decisions and development. Its core purpose and roles in decision-making include:

1. Articulating a Long-Term Vision
2. Providing a Policy Framework for Consistency
3. Protecting Public Health, Safety & General Welfare
4. Encouraging Sustainability and Resilience
5. Enabling Informed, Transparent Decision-Making

In local government decision-making, the OCP becomes the reference point for:

• Zoning changes and land subdivisions
• Infrastructure and capital program investments
• Community development initiatives
• Environmental protection measures
• Housing affordability strategies

By anchoring policy in a community developed vision, the OCP promotes proactive, coordinated, and transparent 
governance.
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1. Housing needs 
assessments updates

2. Climate action and 
GHG profiles updates

3. Environmental 
relevance and updates

4. Infrastructure 
considerations
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• Initial engagement – complete and 
currently processing results

 (additional supplementary phase 1 
engagement approved)

• Background Review/ Gap Analysis – 
Complete (Today)
• GIS and Mapping  

• OCP Policy Tracking Matrix (On-going)
• Policy review / revision 
• Document restructuring 
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• Initial engagement – complete and currently processing results
 (additional supplementary phase 1 engagement approved)

• Background Review/ Gap Analysis – Complete (Today)
• GIS and Mapping  

• OCP Policy Tracking Matrix (On-going)
• Policy review / revision 
• Document restructuring 
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1.Establish Context and Baseline
It helps understand the existing policy framework, historical decisions, and guiding principles that shape current practices. This ensures new policies build on a solid 
foundation rather than duplicating or contradicting prior work.

2.Identify Strengths and Gaps
By analyzing previous reports, plans, and assessments, you can highlight what is working well and pinpoint areas where policies are outdated, unclear, or missing. This 
is essential for creating targeted improvements rather than broad, unfocused changes.

3.Ensure Alignment with Current Needs and Regulations
Background review checks whether existing policies align with updated legislation, community priorities, and emerging issues such as housing needs, climate 
resilience, or infrastructure capacity. This prevents compliance risks and ensures relevance.

4.Support Evidence-Based Decision Making
Reviewing technical studies, spatial data, and prior analyses provides factual grounding for recommendations. It ensures that proposed policies are informed by 
reliable data rather than assumptions.

5.Promote Consistency and Integration
Many policy documents overlap or use different terminology. A review helps consolidate and harmonize language, objectives, and strategies across sections, making 
the final policy clearer and easier to navigate.
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• Are the findings relevant?

• Are the recommendations 

outlined consistent with 

your understanding? 

• Do the recommendations 

address the four scope 

areas of the project?
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REVIEW OF TECHNICAL 
REPORTS

OCP REVIEW (GAP ANALYSIS) GIS SPATIAL REVIEW
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Salt Spring Island Watershed Protection Plan

Salt Spring Island Area Farm Plan Renewal 2020 - 2030

Island Trust Housing Needs Assessment

Homes for Islanders: An Integrated Housing Solutions Framework for Salt Spring 
Island

Islands Trust Housing Options Toolkit

Salt Spring Island Climate Action Plan 2.0
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Require water assessments for new development and consider a groundwater-focused DPARequire

Establish a no-net-loss policy for all ALR and productive non-ALR landEstablish

Treat key food and farm infrastructure (ex. The Root, seed banks, processing, storage, composting, etc.) as essential community servicesTreat

Encourage agri-tourism and collaboration with Indigenous food knowledge to strengthen local food resilienceEncourage
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Focus housing in serviced areas (especially Ganges Village) to limit 
sprawl and protect ecosystemsFocus

Support diverse options like suites, ADUs, and small-scale multi-unit 
homes with clear criteriaSupport

Refine policies for density bonuses, strata ADUs, rental tenure, and 
removal of owner-occupancy rulesRefine

Coordinate with CRD and the Province to support underhoused 
residents and seasonal/agricultural workersCoordinate

Guide development away from sensitive ecosystems and groundwater 
recharge areas, including seniors and multi-family housingGuide
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• Land use section of OCP should be written with climate 

resilience as an organizing principle

• Park Proximity Map - Most parcels on the island are within 

1000-metres of a park. Notable gaps include parcels along 

Beddis Road and in Fernwood

• Parcel Density Map - Highlights where development is 

already concentrated, helping identify areas more suitable 

for infill or servicing upgrades

• Bus Route Map - Shows 200-metre buffer. Parcels within 

buffer can be highlighted as suitable for higher density or 

infill development due to good transit access
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•
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Task Proposed Timeline PAPC meeting Schedule 

Supplementary Phase 1 Engagement Plan Jan 2026

• Project needs
• PAPC needs
• Key project feedback process

January 22nd 
(Workshop)

Educational/Engagement Materials January 2026

Continued First Nations Outreach On-going 

Draft Vision and Guiding Principles January 2026

Engagement Plan Review January 29th 

Supplementary Phase 1 Engagement Feb – March 2026

Refine Land Use Designations February 2026

• OCP Status Update
• Key Questions Review
• LUB Findings 

March 2nd 

1st preliminary Draft OCP Feb - March 2026

Supplementary Engagement Findings April 23rd
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Thank you!

Any questions?
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  STAFF REPORT 

C:\Program Files\eSCRIBE\TEMP\19135322431\19135322431,,,SS-LTC-2026-01-20_RPT-Phase2B-BusinessCase.docx  

Islands Trust Staff Report 1 

File No.: 6500-20-2007 
 Salt Spring OCP-LUB Update 

Project 
DATE OF 
MEETING: 

January 20, 2026 

TO: Salt Spring Island Local Trust Committee 

FROM: Chris Hutton, Regional Planning Manager 
Salt Spring Island Team 

SUBJECT: Salt Spring OCP-LUB Project – Major Project Business Case 

RECOMMENDATION 

1. That the Salt Spring Island Local Trust Committee approve the Major Project Business 
Case for the OCP-LUB Project attached to the January 20, 2026 Special Meeting Agenda 
for consideration of the fiscal 2026-2027 year budget. 

REPORT SUMMARY 

Present a revised business case for the allocation of funding and staff resources for continuation of the 
Salt Spring Island OCP-LUB Project in the next fiscal.  

BACKGROUND 

At its November, 2025 Regular Meeting, the Salt Spring Local Trust Committee passed the following 
resolution:  

SS-2025-134 
It was MOVED and SECONDED 
that the Salt Spring Island Local Trust Committee endorse a project change Option 2, as outlined in the 
report titled Phase 1 Update Project Memorandum from McElhanney. 

CARRIED 
 
SS-2025-135 
It was MOVED and SECONDED 
that the Salt Spring Island Local Trust Committee amend the Major Project Business case for the OCPLUB 
Project for the fiscal 2026–2027 year budget by increasing the budget by $40,000 in order to address the 
recommended actions and timeline outlined in the Phase 1 Update Project Memorandum from McElhanney. 

CARRIED 
This report presents an updated work timeline and schedule to achieve this within an updated business 
case to reflect this request to clarify and confirm the LTC’s direction.  

DISCUSSION 

A revised schedule has been prepared and is found in the work plan that supports the inclusion of the 

additional phase 2B Supplemental Engagement in the near-term without over-spending in this fiscal. 

The supplemental engagement phase will include both on-line and in-person engagement on a wide 

range of topics and seek to reach a range of public, interest groups, and governance partners.  
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Islands Trust Staff Report 2 

ALTERNATIVES  

1. Cancel the Salt Spring OCP-LUB Project 

Given that a contract is in place that considers the entire project budget, cancellation is strongly 
not advised. Staff would be allocated to addressing the impacts of cancelling the contract and 
other project and development work for the Regional Planning Team and the Salt Spring Office’s 
Local Trust Committees: 

That the Salt Spring Island Local Trust Committee remove the OCP-LUB Project from the Project 
List and advise the Executive Committee that it has done so. 

2. Reduce or make no change to the project budget.  

LTC could reduce this budget by suspending the involvement of staff and having the consultant 
only report directly to LTC, absent internal project management. This would limit the ability to 
manage change and provide local insight and expertise. This would also require elimination of the 
Project Advisory Planning Committee: 

That the Salt Spring Island Local Trust Committee remove the OCP-LUB Project from the Project 
List and advise the Executive Committee that it has done so. 

NEXT STEPS 

If LTC approves the business case submission, the current contract with the Project Consultants will be 
updated to include the additional funds in the next fiscal, once the coming budget is approved.  

 

Submitted By: 
Chris Hutton, MPA, MCIP, RPP 
Regional Planning Manager, Salt Spring Island January 16, 2026 

ATTACHMENTS 

1. 2026-2027 Business Case for the Salt Spring Island OCP-LUB Project-REVISED 
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Budget Funding 
Request Short-Form 
Business Case 

 

 
 

Completion of this form initiates a request to the management team, FPC, and ultimately Trust Council 
for allocation funding in the next fiscal year budget. The form is to be completed and submitted at the 
start of the decision-making process. The business case forms part of the Annual Budget Process (refer 
to Islands Trust Council Budget Process Policy 6.3.i). 

 
 

TO BE COMPLETED BY INITIATOR 

Requested by (Committee or Operational Unit):  

 Budget Source (select all that apply): 

Salt Spring Local Trust Committee (SS LTC)  

 Specific Project Funding (select all that apply) 
X  Third Party Contractors Staff 

Travel Expense Staff Overtime 
Expense 
New Staff Member – Temporary for project Computer 
Hardware/Software 

Department: 

Planning Services 

Name of Request: 

Major amendment to SS OCP and SS LUB Furniture & Equipment 

 
Computer Hardware/Software/Supplies 

 
            New Staff Resources (see Staff Costing Tool) 

                          Permanent Temporary 
Temp Duration:   
 

    X       Other – please describe:  
 Ongoing Engagement with First Nations with 

interests on SSI  
 Project Consultant contract 
 Communication and educational info, printouts, mail-

outs, brochures, posting of meetings and legal 
notifications 

 Technical support on virtual and in-person 
community engagement meetings  

$ Value of Request (indicate by fiscal year and 
total if  
project is multi-year):  
 
2025-26 - $160,000 $204,000 (only $128,000 will 
be spent) 
2026-27: $75,000 $147,000 ($72,000 from 
unspent 2025/26 approved budget) 

 
Nov. 6, 2025, SS LTC Resolution requesting 
increase in 2026/27 budget by $40,000. 

  

 

Date of Submission to Finance: September 
15, 2025 
SSLTC endorsed: September 11, 2025 
Amended Nov. 14, 2025, as per SS LTC 
Resolution #2025-136, Nov. 6, 2025 

 

Funding Required for (date range): 
April 1 2026-March 31, 2027, $ 75,000 $ 147,000 
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TIE TO ISLANDS TRUST GUIDING DOCUMENTS: (Indicate how the proposed project/activity/work ties to Trust Council’s 

strategic plan, Policy Statement directives, Council Bylaws, work programs, the Trust’s object, etc. Provide a copy/paste of the relevant 
reference, along with hyperlinks to external documents where available. 

 

Explicitly intended to implement the Islands Trust Policy statement and committed to collaborate with the Islands Trust 
Policy Statement development team until its adoptions and to and adapt as needed through its consideration, as needed. 
Project will improve bylaw enforcement by ensuring clarity and accessibility in their development. 

 
ISSUE/OPPORTUNITY: (What issue are you trying to resolve with this initiative, or what opportunity has been identified that would 

benefit Islands Trust by undertaking this initiative? What are the future needs? What organizational objectives are being addressed? 

Include background information that decision makers will need to properly assess this request.) 

 
This business case involves the underspent project budgets for the 2025/2026 fiscal year (FY2025/26) that was approved by 
the Islands Trust Financial Planning Committee to be carried over to the 2024/2025 budget cycle. Following numerous 
resolutions, the business case now extends excess and additional LTC-requested funds in the 2025/2026 into the 
2026/2027 fiscal year.  

This business case involves funding support for a major amendment to the Salt Spring Island Local Trust Committee 
Bylaw No. 434, 2008 (OCP) and the Salt Spring Island Local Trust Committee Land Use Bylaw No. 355, 1999 (LUB), and 
planning activities required to inform policy development, such as:  

 consultation with 13 First Nations that have territorial interests in SSI,  

 an inclusive and robust public engagement process,  

 preparation of a comprehensive draft of a revised OCP and LUB. The major amendment to SS OCP continues 
to advance the Housing Action Program (HAP) and the Salt Spring Island Community Wildfire Resiliency Plan a 
number of initiatives and studies produced by the Islands Trust, other governments whose jurisdiction impacts 
Salt Spring, and those of various third sector entity contributions and their potential complementary impacts. Of 
paramount importance is the identification of opportunities to diversify housing choice and the supply and 
affordability of housing.  

 An updated LUB will reflect the policies and goals of the revised OCP and out them into regulatory action, in 
accordance with strategic policy.  

 

PROJECTED RESULTS/DELIVERABLES: (How does this address the issue/opportunity described above? Indicate how 

results of this work will impact decision-making by trustees or staff. Will this work result in better decisions, more efficient decision-
making, more efficient completion of work, better public perception, etc. Consider all possible results from undertaking this work.) 

 

The following deliverables will be achieved through the Salt Spring Island OCP-LUB Update Project: 
1. Updated Salt Spring Island Official Community Plan, including the creation of a new Interface Wildfire 

Hazard Protection policy and development permit area. 

2. Updated Salt Spring Island Land Use Bylaw  

3. Monitoring Implementation Plan 

The funding request for FY25/26 is to cover costs associated with the following: 
 

Item Descriptions Total 2-Year 
Project Budget 

Total FY2025-26 
Cost 

Total FY2026-27 
Cost 

Early and ongoing consultation with 13 First Nations with 
treaty and territorial interests on SSI 

$52,000 $26,000 
$0   

$ 26,000 
$ 52,000 

Consultant to conduct and facilitate a robust and inclusive 
public engagement program and policy options 
development 

$171,000 
211,000 

$126,00 
$ 126,000 

$45,000 
$ 85,000 

Communication and educational info, printouts, mail-outs, 
brochures, posting of meetings and legal notifications 

$9,000 $6,000 
$ 1,000 

$3,000  
8,000 

Technical support on virtual and in-person sessions, and 
facility rental for in-person sessions, open houses and 
community engagement meetings  

$3,000 $2,000 
$ 1,000 

$1,000  
$ 2,000 84



Total $235,000                  
$ 275,000 

$ 160,000 
$128,000 

$75,000  
$147,000 

Table 1: Updated Project Budget 
 
RISK ASSESSMENT: (List and discuss potential risk factors associated with this work, if identified. List and discuss the options that 

exist to mitigate identified risks.) 

 
The previous request stated that if funding was approved, a request to carry over unspent money will likely be required. 
 
There has been no full review of the SS OCP since its adoption in 2008; the last amendment was an update to the 
industrial lands per OCP Amendment Bylaw No. 488. The current document no longer reflects current issues, particularly 
on policies relating to climate change, First Nations reconciliation, infrastructure servicing, and various affordable housing 
related policies. This risk is mitigated by the concurrent OCP-LUB Review. Conducting these projects enables Islands 
Trust to merge engagement activities, technical review, and other project tasks to achieve efficiencies in the project work 
and consistency across both documents. 

 
CRITICAL SUCCESS FACTORS: (What related factors have been identified that are important to the success of completing this 

work/initiative? Which of these factors are considered critical to the success of this initiative? Discuss outcomes if critical success factors 
are not met.) 
 

The support of skilled facilitation and innovative approaches and an unbiased, neutral third-party professional to assist in 
the process are critical. Best practice in OCP development and engagement fields are constantly evolving fields and 
specialists can offer considerable value to these process elements. While staff in the Salt Spring office and the Regional 
Planning Team can provide valuable input and support, relying solely on in-house staff resources would burden staff and 
take away from sustaining the ongoing administration of planning services (i.e. development inquiries, applications, and 
minor projects). The financial implications of contracting the service are outweighed by the advantages of specialist 
expertise and specific scopes of work. 

RECOMMENDED OPTION: (State your recommendation, referencing the options discussed earlier, and summarise why you chose 

it over others.) 

Approve the request to secure the approved $235,000 over two-years by re-funding the balance of $64,000 funds not 
anticipated to be spent in the 2025-2026 fiscal year to the 2026-2027 fiscal year in addition to funding an additional $40,000 to 
complete the OCP-LUB Project to increase housing options and housing equity on the island in ways that integrate: 

 The interests of First Nations with treaty and territorial interests in the Salt Spring Island Local Trust Area; 

 Ecosystem integrity and connectivity; and 

 Climate change resiliency. 

 
COST/BENEFIT ANALYSIS: (Discuss both quantitative and qualitative considerations of this initiative. Quantitative discussion 

should include financial costs as well as benefits (savings). Qualitative considerations include non-quantifiable costs and benefits.) 

 
Quantitative: 

 $211,000 over two fiscal years for a project consultant team to refine a draft consultant Scope of Services, 
develop project management systems, and design execute a bylaw review program that incorporates 
significant and inclusive public and interest holder engagement and delivers revised bylaw documents and 
reports 

 $52,000 over two fiscal years for early and ongoing consultation with First Nations to be undertaken by Islands Trust 
staff. 

 $12,000 over two fiscal years is requested to support incidental, logistical, and legislative costs. These include 
printing and publication, venue rentals, legal notices, and any potential legal or third-party reviews needed to 
complete the project. 

 

Qualitative: 
The need for a plan review on Salt Spring is very timely given a number of contextual factors that impact the approach to 
land use governance on Salt Spring Island. These include:  
1. The recent and upcoming completion of numerous policy projects that change public and organizational expectations, 

such as the Islands Trust Policy Statement update and the Housing Needs Assessment.  
2. Infrastructure investments and policy changes in water and wastewater service providers that will improve the capacity 

and certainty of reliable servicing for more housing.  
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PURCHASING PROCEDURE: (Describe any purchasing processes that will be needed to support this initiative (i.e. Direct Award, 

RFP, ITQ to qualified vendor) if goods or services need to be procured for the work. If this is for new staff hiring, indicate likely hiring 
method (ie: external competition, government-restricted internal competition, etc.) 

 

Per Islands Trust and BC procurement process or preferred vendors, as appropriate for hiring consultants and procuring 
products and materials incidental to the project, respectively. Will make sure of on-site materials and facilities where possible, 
and utilize known, right-sized solutions where not on-hand.  

 
Figure 1: Project timeline - Revised Jan. 16, 2026 

 

STAFF RESOURCING: (What staff resources will be needed to achieve success on this initiative? Estimate how many hours of 

staff time will be required, by staff level/role. Comment on the reasonability of expected staff hours when assessed in conjunction with 
other work underway or planned.) 

 

As proposed, this is an Extraordinary Project under Trust Council Policy 6.2.1 due to its budget and anticipated staff 
resourcing needs. (~1,800 hours/year/staff = 1.0 FTE) 

 RPM and Island Planner: 1.25 FTE (2,250 hours/yr) 

 Planner 2: 0.4 FTE (720 hours/yr) 

 Admin: 0.25 FTE (450 hours) 

 Information Services (Mapping): 0.1 FTE (180 hours) 
 

Service support will be needed from Administrative Services for Information Services, Finance Support. Trust Area Services 
will also contribute non-extraordinary advisory and role in supporting public engage. First Nations engagement will be critical 
to the success of this project and an outsized role is anticipated in staff resources from this departmental function. 

1: Project 
Initiation and 

Planning 
(MayJul/25)

2: Background 
Research and 

Early Engagement 
(Jul:Sep/25)

2B: 
Supplementary 
Engaegement  
(Jan:Mar/26)

3: Drafting Core 
OCP Elements 

(March:Apr/26)

4: Final OCP and 
LUB Initiation  
(May:Jun/26)

5: LUB 
Refinement and 

Final OCP 
Submission 

(Jun:Aug/26)

6: Finalization, 
Adoption, and 

Close-Out 
(Aug:Sep/26)
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CHANGE MANAGEMENT/COMMUNICATIONS/COLLABORATION: (Discuss proposed change management 

requirements, communications needed, involvement with others. Are there any concerns related to these? If so, how will these be 
addressed? Have other stakeholders been identified?) 

 

A change management structure is proposed to ensure that the project achieves its intended objectives and 
outcomes on time and on budget. However, it is also understood that new information or developments often 
emerge in the course of public policy processes that may impact the original project plan.  The Regional Planning 
Manager will bring forward substantial changes that would affect the project budget or timeline outlined in this 
Terms of Reference for LTC and approval. The evaluation will assess the following, as necessary: 

 Budget and schedule impacts 

 Alignment to the project objectives 

 Contract implications 

 Relational implications (public, inter-governmental) 

 Feasibility and benefits of the change 

 Complexity and/or difficulty of the change options requested 

 Scale of the change solutions proposed 

 Risk to the project in implementing the change 

 Risk to the project in not implementing the change 
o Impact on the project in implementing the change (time, resources, finance, quality) 

 

 

Requested by: Salt Spring Island Local Trust Committee 
 

Prepared by Chris Hutton, MCIP, RPP, Regional Planning Manager, September 15, 2025 
Amended per LTC Direction: 
November 6, 2025 

SS-2025-136 
It was MOVED and SECONDED 
that the Salt Spring Island Local Trust Committee amend the Major Project Business case for the 
OCPLUB Project for the fiscal 2026–2027 year budget by increasing the budget by $40,000 in order 
to 
address the recommended actions and timeline outlined in the Phase 1 Update Project 
Memorandum 
from McElhanney. 

CARRIED 
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