AGENDA
SALT SPRING ISLAND ADVISORY PLANNING COMMISSION
Date:
Time:
Location:

1.

AGENDA
1.1

2.

Thursday, November 14, 2019
1:00 PM
Salt Spring Island Baptist Church - Lower Hall, 520 Lower Ganges Road

Approval of Agenda

Page 1

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

2.1
3.

Draft Minutes of the October 17, 2019 APC Meeting – For Adoption

Page 2

BUSINESS ITEMS
3.1

Strategic Priorities for the 2018-2022 Local Trust Committee Term

Page 7

Staff Report
3.2

Regulation of the Production of Cannabis
Staff Report

4.

OTHER BUSINESS – None

5.

ADJOURNMENT
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Salt Spring Island
Advisory Planning Commission
Minutes of a Regular Meeting

Date of Meeting:

Thursday, October 17, 2019

Location:

Baptist Church, Lower Level Meeting Room
520 Lower Ganges Road, Salt Spring Island

Members Present:

Richard Hayden, Chair
Jean Brouard, Commissioner
Francine Carlin, Commissioner
Susan Hannon, Commissioner
Nancy Krieg, Commissioner
Neil Morie, Commissioner
Stanley Shapiro, Commissioner
Maggie Squires, Commissioner
Jeff Thompson, Commissioner
Janet Stethem, Commissioner

Staff Present:

Stefan Cermak, Regional Planning Manager (RPM)
Lisa Wilcox, Senior Intergovernmental Policy Advisor
Jason Youmans, Island Planner
Serena Klaver, Planner 1
Sarah Shugar, Recorder

Media and Others
Present:

Peter Grove, Trustee
Laura Patrick, Trustee
Julie Verville (Kirsten Reite Architecture), Representative of the Applicant
Jennifer Kay (TownSquare Planning), Representative of the Applicant
David Fulbrook, Property Owner
Kris Brawley, Property Owner
One member of the public

These minutes follow the order of the agenda although the sequence may have varied.
Planner Klaver introduced Islands Trust staff and Trustees.
Chair Richard Hayden called the meeting to order at 1:03 p.m.
1.

APPROVAL OF AGENDA
By general consent the agenda was adopted.

Salt Spring Island
Advisory Planning Commission Minutes
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2.

MINUTES OF PREVIOUS MEETING
2.1

Draft Minutes of the July 11, 2019 APC Meeting
The following item was presented for consideration:
4.1

Replace “Consider replacing the online form with an online survey;” with
“Consider replacing the online forum with an online survey;”

It was MOVED and SECONDED,
that the minutes of the July 11, 2019 Salt Spring Island Advisory Planning Commission
meeting be adopted as amended.
CARRIED
3.

BUSINESS ITEMS
3.1

SS-DVP-2018.17 - Kirsten Reite Architecture - 2661 & 2621 Fulford-Ganges Road
Planner Youmans presented a memorandum dated October 8, 2019 regarding a
Development Variance Permit application for 2661 & 2621 Fulford-Ganges Road.
Representative of the applicant Julie Verville and property owner David Fulbrook spoke
to the application.
There was discussion and the following comments were noted:
 Support was expressed for a win-win resolution concerning the application.
 There was a question regarding the septic setbacks. Planner Youmans reported the
Province regulates septic system setbacks through the Sewerage System Regulation,
but these do not supersede local government regulation. Property owner David
Fulbrook suggested the existing septic site could be used without a variance.
 There was a question regarding whether there is any pressure to conform to the
Coastal flood plain mapping.
 There was a question regarding whether the applicant felt like the revisions have
diminished the vision for the site.
 Concern was expressed regarding reducing the setback to Fulford Creek as it is a
salmon-bearing creek.
 Concern was expressed that a commercial kitchen and commercial accommodation
could have a large impact on a septic system. There was a question regarding
whether the applicant has considered a secondary treatment system. Property
owner David Fulbrook reported the setback adjacent to Fulford Creek will be met.
 There was a question regarding an Archaeological Impact Assessment (AIA).
Property owner David Fulbrook reported the AIA has been submitted, 10 test pits
have been dug on the site and he felt the results of the AIA were encouraging.
Property owner David Fulbrook reported the middens were deposited as a result of
Fulford Ganges road construction.
 Senior Intergovernmental Policy Advisor Lisa Wilcox expressed concern regarding
the applicant’s interpretation of the AIA.
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There was a question regarding whether the APC has a copy of the AIA. Planner
Youmans reported AIAs are not considered public documents.
Support was expressed for leaving the decision regarding the AIA to the BC
Archaeological branch. Property owner David Fulbrook reported the application has
been referred to the Tsawout First Nation.
Concern was expressed regarding archaeological materials found in the two lower
test pits. The existing septic system is within a known archaeological site and within
areas subject to sea level rise.
Support was expressed for the application and that effort has been made to address
many of the concerns.
Support was expressed regarding the previous proposal that included retail kiosks as
they added definition, served as a windbreak and allowed for local products to be
sold.
Support was expressed for a place for community involvement. Planner Youmans
reported that staff concerns regarding the proposed accessory uses were based on
what the zoning allows, not an assessment of whether they were good ideas or not.
It was noted the property would need to be rezoned to permit the market accessory
use “plaza” and the applicant was asked if he would consider going through a
rezoning process. Property owner David Fulbrook reported he is not interested in
rezoning the property.
There was a question regarding how much of a liquor store space could be used for
other retail products.
Support was expressed for the plaza concept and for providing leadership around
change. It was noted the community needs the partnership with the applicant and
that the applicant has demonstrated due diligence and that it is time to look at the
bigger picture.
There was a comment that the Islands Trust has been requested to add village
planning as a priority.
Support was expressed for protecting the creeks and Fulford Harbour.
Support was expressed for the proposed viewing platform that was included in an
earlier version of the proposal.

It was MOVED and SECONDED,
that the Salt Spring Island Advisory Planning Commission recommend the Salt Spring
Island Local Trust Committee support application SS-DVP-2018.17 subject to concerns
regarding the septic fields setbacks being addressed by the qualified professional
reports.
CARRIED
It was MOVED and SECONDED,
that the Salt Spring Island Advisory Planning Commission recommend the Salt Spring
Island Local Trust Committee consider the plaza as a meeting place and should include
retail kiosk use and consider the biologist report regarding the viewing platform.
CARRIED
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It was MOVED and SECONDED,
that the Salt Spring Island Advisory Planning Commission recommend the Salt Spring
Island Local Trust Committee consider present design of the accommodation units to be
adequate and commensurate with the context of the property.
CARRIED
The meeting recessed at 2:48 p.m. and reconvened at 2:55 p.m.
Commissioner Janet Stethem left the meeting at 2:55 p.m.
3.2

Strategic Priorities for the 2018-2022 Local Trust Committee Term
RPM Cermak presented a Powerpoint regarding strategic priorities.
Support was expressed for replacing “implement climate change mitigation and
adaptation measures” with “implement the climate change mitigation plan and
adaptation measures”.
RPM Cermak circulated a document entitled “Goal: Preserve and Protect the
Environment” and requested the Committee to divide into smaller groups to discuss.
Concern was expressed that there is not sufficient time to address this item. It was
agreed to discuss one strategic priority and defer the priorities not discussed at the
October 17th session.
The Committee discussed strategic priority “Protect the Coastal Douglas Fir (CDF)
Ecosystem” and the following items were noted:
 Utilize an Island wide Development Permit Area (DPA) such as Galiano Island;
 Utilize same rules as in DPA6, for example;
 Utilize better mapping of the CDF ecosystem;
 Address climate change predictions;
 Ensure proper exclusions and exemptions; and
 Define “protection”: example, no net loss and future regeneration: no logging,
controlling deer population, address understory, address invasive species control.
There was discussion regarding the strategic priority process.
By general consent, the Advisory Planning Commission requested staff to email the
PowerPoint presentation summary and a digital version of the “Goal: Preserve and
Protect the Environment” document.

4.

OTHER BUSINESS
4.1

SS-RZ-2016.4 - Bylaws 500 & 501 (Adopted) – 270 Furness Road, SSI
Received for information.
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4.2

SS-RZ-2017.4 - Bylaws 507 & 513 (Adopted) – 132 Corbett Road, SSI
Received for information.

5.

ADJOURNMENT
By general consent the meeting adjourned at 4:00 p.m.

__________________________________
Richard Hayden, Chair

CERTIFIED CORRECT:

__________________________________
Sarah Shugar, Recorder
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STAFF REPORT
File No.:

DATE OF MEETING:

August 27, 2019

TO:

Salt Spring Island Local Trust Committee

FROM:

Stefan Cermak, Regional Planning Manager
Salt Spring Team

SUBJECT:

SSI LTC 2018-2022 Strategic Priorities

6500-20 (2018-2022
Strategic Priorities)

RECOMMENDATIONS
1. That the Salt Spring island Local Trust Committee endorse the draft Strategic Priorities v.1, dated August
27, 2019.
2. That the Salt Spring Island Local Trust Committee direct staff to refer the draft Strategic Priorities v.1,
dated August 27, 2019 to the Advisory Planning Commission for comment and for input on performance
measurements and timeframe.
3. That the Salt Spring Island Local Trust Committee assign Implementation of Climate Change Mitigation
and Adaption Measures as its next top priority as soon as resources are available.

PURPOSE
This report provides the Salt Spring Island Local Trust Committee (SSI LTC) with draft Strategic Priorities
(Appendix 1).

BACKGROUND
On December 6, 2018, the Salt Spring Island Local Trust Committee (SSI LTC) reviewed its work program and
began discussing what projects to prioritize for the 2018-2022 term. After discussion, the SSI LTC passed the
following relevant resolution:
SS-2018-262
It was MOVED and SECONDED,
that the Salt Spring Island Local Trust Committee direct staff to conduct a strategic planning session
and consult the community to help clarify the expectations of the new Local Trust Committee and to
help staff develop a work plan for the four year term.
CARRIED

On January 4, 2019, the SSI LTC considered community consultation options. After discussion, the SSI LTC passed
the following relevant resolutions:

Z:\12 Long Range Planning\12 SS\6500 LTC Work Program\20 Projects (P)\2018-2022 Strategic Priorities\Staff Reports and
PPT\2019_08_27_SSILTC_2018-22 Strategic Priorities_RPT_Draft.docx
Islands Trust
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SS-2019-01
It was MOVED and SECONDED,
that the Salt Spring island Local Trust Committee direct staff to schedule a Special Business
Meeting for March 15, 2019 to consult the public about strategic directions for the 20182022 term.
CARRIED
SS-2019-04
It was MOVED and SECONDED,
that the Salt Spring island Local Trust Committee direct staff to provide advice regarding
outreach to the associated islands.
CARRIED

A Special Business Meeting was held March 15, 2019. The minutes of the Special Business Meeting were
adopted March 30, 2019 and are included here again for convenience (Appendix 2). A summary of notes and
comments captured through consultation posters is included in Appendix 3. Staff have changed the term
“Strategic Directions” used from 2015-2018, and earlier in the current process, to “Strategic Priorities” for better
understanding and clarity.
Regarding resolution SS-2019-04, The SSI LTC has tentatively agreed to conduct special business meetings on
Secret Island and Piers Island on October 4, 2019 as outreach to the associated islands.

DISCUSSION
The purpose of strategic planning is to help the SSI LTC identify where they are going and how they will get
there. The simplest strategic plan is developing a list of priorities for the term. A list of priorities helps staff to
understand expectations, develop a working plan beyond core duties, and identify required resources. This
approach is probably the most common approach in BC and is recommend for the SSI LTC.

Vision and Goals
The Islands Trust Act provides the following definition of the purpose of the Islands Trust, which is referred to in
the legislation as its “object”:
“The object of the Trust is to preserve and protect the unique amenities and environment for the
benefit of the residents of the Trust Area and of British Columbia generally, in cooperation with
municipalities, regional districts, improvement districts, other persons and organizations and the
Government of British Columbia.”
Staff have used the object to establish goals in the strategic priorities.
The Islands Trust Policy Statement is the document providing overall policy direction to the Islands Trust while
the Salt Spring Island Official Community Plan (OCP) is the document providing overall policy direction to the Salt
Spring Island Local Trust Committee. The OCP supports the Policy Statement and the mandate (or Object) of the
Islands Trust.
Staff have used the vision statement included in the OCP as the vision informing the draft strategic priorities.
Islands Trust
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Strategic Priorities
The list of proposed strategic priorities was generated from the existing list of top priorities, the existing list of
projects, consideration of Trust Councils draft strategic plan content, review of the Official Community Plan,
brainstorm with Islands Trust staff experienced in long-range planning, distillation of a one-day community
engagement session held March 15th, 2019 and ongoing communications. The drafted strategic priorities
include:







Implement climate change mitigation and adaption measures
Ensure fresh water sustainability
Protect the Coastal Douglas Fir (CDF) Ecosystem
Increase availability of affordable housing
Protect and enhance agriculture
Increase meaningful consultation and cooperation with citizens, agencies and First Nations

On March 13, 2019 Trust Council declared a climate emergency in the Trust Area. Declaration of a climate
change emergency in the Trust Area came after a delegation from Transition Salt Spring-Climate Action Group
who also presented a petition signed by over 480 people.
On June 18, 2019, Trust Council received a briefing outlining local planning tools for climate change mitigation
and adaption. This briefing, and others, were referred to the July 17, 2019 Trust Programs Committee and Local
Planning Committee meeting for consideration in developing a climate emergency strategy for inclusion in the
Trust Council strategic plan. Staff anticipate Trust Council to adopt either an approved or an interim strategic
plan during the September Trust Council meetings.
Declaring an emergency demands attention and thus staff recommend that implementing climate change
mitigation and adaption measures be the SSI LTCs next top priority. As noted below, actions taken to achieve
this strategy may also achieve other strategies.

Priority Actions
The list of drafted priority actions is based on SSI LTC authority and sphere of influence. The tools or actions
available to the SSI LTC are limited. In general, the SSI LTC may amend the Official Community Plan, amend the
Land Use Bylaw, direct bylaw enforcement, compliance and education activities, advocate to other agencies,
create or amend agreements with other (limited) agencies, or amend administrative bylaws to address
procedures. The only thing the SSI LTC must do is refer bylaws to the Executive Committee for approval.
The limited available tools or actions is evident in that numerous strategies share similar potential actions. For
example, implementing climate change mitigation and adaption measures using a newly drafted Development
Permit Area (DPA) may also support ensuring fresh water sustainability and protecting the Coastal Douglas Fir
Ecosystem. However, limiting the scope of each potential project may be critical in achieving measurable success
and thus staff would caution against considering using single tools to achieve too many goals at once.
As currently drafted, priority actions are based on available tools. However, staff expect priority actions to
expand or to become more specific as desired outcomes, measurements, and timeframes are developed.
Moreover, staff consider strategic priorities to be instrumental in establishing the SSI LTC work program, and
thus will report quarterly as previously directed. The next scheduled report date is October 29, 2019.

Islands Trust
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Performance Measures
Performance measures and targets for assessing progress have yet to be developed, nor has consideration of
resources and overall timing. Staff recommend referring the strategic priorities to the Advisory Planning
Commission for comment and assistance in developing some of the performance measures and timeframe.

SSI LTC Work Program
Trust Council policies (6.7.i) require the SSI LTC to maintain a list of top priorities and a long projects list. Top
priorities are allocated resources. The SSI LTC’s current Top Priorities include:

Top Priority
Watershed Sustainability
Affordable Housing – Cottages
Temporary Use Permits for Secondary Suites and
Cottages.
Ganges Village Planning – Harbourwalk
Industrial Land Uses
Development Approval Information Bylaw

Notes
Freshwater Specialist – Project Manager;
Captured in strategic priorities
Public Hearing to be scheduled;
Captured in strategic priorities
“Special Project.” Bylaw 471 stalled at second
reading;
Captured in strategic priorities
CRD may take over SRW application;
Not captured in strategic priorities
EC approved bylaws. Waiting Minister approval;
Not captured in strategic priorities
Draft ready for SSI LTC consideration (admin bylaw);
Not captured in strategic priorities

The SSI LTCs long list of projects include:
List of Projects
Affordable Housing – Land Use Bylaw Update
Housing for Farm workers; Subdivision for a Relative
Regulation of Cannabis Production
Reduce Lot Coverage in Rural Upland Zones
Ganges Rainwater Catchment
STVRs
Accessory Buildings Without a Principle Use
Bylaw Review and Procedural Updates
Technical and Minor Amendments
First Nations Heritage and Cultural Site Protection
Marine Environment Protection
Official Community Plan update
Integrated Community Sustainability Plan
Proposed CNMCA – Internal Boundaries

Islands Trust

Notes
Captured in strategic priorities
Captured in strategic priorities
Captured in strategic priorities
Captured in strategic priorities
Captured in strategic priorities
Captured in strategic priorities
Captured in strategic priorities - limited
Captured in strategic priorities - limited
Captured in strategic priorities - limited
Captured in strategic priorities - limited
Captured in strategic priorities - limited
Captured in strategic priorities - limited
Not captured
Not captured
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While not on the long projects list, provincial requirements needing assigned resources in this term include:




Update on achievement of GHG Emissions Reduction Targets
Adoption of a 5 year Affordable Housing Plan
Address expiring Land use Contracts (2 exist on Salt Spring Island)

The above three items have been captured in the strategic priorities.
Staff recommend revising both the top priorities list and projects list after SSI LTC endorsement of the final
strategic priorities.

NEXT STEPS
Upon SSI LTC endorsement of the draft strategic priorities, staff will refer the draft document to the Advisory
Planning Commission for their comment and input into performance measurements and a timeframe. Staff will
report back to the SSI LTC no later than October 29, 2019.

ALTERNATIVES
The SSI LTC may seek to edit the draft strategic priorities at this stage. The most effective way to achieve this is for
the SSI LTC to reach consensus and carry a resolution. The following resolution may assist the SSI LTC:
That the Salt Spring Island Local Trust Committee amend the draft Strategic Priorities v.1, dated August
27, 2019 as follows:
1 [list amendements]…
2 [list amendements]…

The SSI LTC may wish to either not refer the draft strategic priorities to the APC or to assign assign Implementation
of Climate Change Mitigation and Adaption Measure as the next top priority in which case the motions need not
be made.

Submitted By:

Stefan Cermak, Regional Planning Manager, Salt Spring Island Team

August 16, 2019

Appendix 1 – Draft Strategic Priorities v.1 August 27, 2019
Appendix 2 – Special Business Meeting Minutes March 15, 2019
Appendix 3 – Special Business Meeting Consultation Posters Summary March 15, 2019

Islands Trust
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Strategic Priorities

Appendix 1

v.1, August 27, 2019

Salt Spring Island Local Trust Committee

Purpose of the Strategic Priorities
The 2018-2022 strategic priorities guides the work, sets goals and priority actions for the Salt Spring
Island Local Trust Committee. It tells our citizens what the SSI LTC plans to accomplish and sets
performance measures and targets for assessing progress over the term. The strategic directions aligns
with the Islands Trust object and the Salt Spring Island Official Community Plan (OCP) vision.

Goals
The Islands Trust Act provides the following definition of the purpose of the Islands Trust, which is
referred to in the legislation as its “object”:
“The object of the Trust is to preserve and protect the unique amenities and environment for
the benefit of the residents of the Trust Area and of British Columbia generally, in cooperation
with municipalities, regional districts, improvement districts, other persons and organizations
and the Government of British Columbia.”

The object of the Islands Trust are the goals that the strategic priorities are trying to achieve. The goals
have been broken into three components:




To preserve and protect the environment
to preserve and protect the unique amenities
To cooperate with agencies, persons, and organizations

Vision
The Salt Spring Island Official Community Plan (OCP) is the document providing policy direction to the
Salt Spring Island Local Trust Committee. The OCP provides the following vision for Salt Spring Island:
“We live in a place of extraordinary beauty, great environmental significance, and rare biological
diversity. We appreciate and accept our responsibility to be the stewards of our island home, to
honour its past, care for its present, and protect its future. We know that it is more important to
leave a legacy than to leave an impact.
We also respect our island’s human heritage – the First Nations peoples who lived in harmony with
the land and sea, and whose traditional territory we inhabit, and the early Hawaiian, black and
Japanese pioneers who landed on these shores with little more than their cultures and their
determination and turned them into a way of life. And we acknowledge the old island families, with
their diverse origins, whose generations have served our community and moulded past into present.
Today, we know that our island and its people face many challenges. Some of these are global, such
as climate change and diminishing fossil fuel supplies, both of which pose particular problems for
island communities. Others are more local, like our aging population and the loss of socioeconomic
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diversity. The availability of housing to meet a wide variety of needs, and the supply of safe, potable
water are also issues that must be addressed. There are many others.
With our Official Community Plan, we lay out a vision focussed on a set of objectives and based on a
commitment to honour the natural integrity of the island, while striving to meet the basic needs of
its inhabitants. We commit ourselves to leave the next generation with an environment and with
opportunities at least as secure as those that we ourselves have enjoyed.
We understand that social and economic development must be in harmony with our mandate. We
accept that there are limits to growth, limits to resources, and limits to the ability of our
environment to absorb continued development. We recognize human impacts and understand that
healthy societies depend on healthy ecosystems, and we will work to minimize our impacts and
restore the land. Our need to protect the land must also ensure its agricultural future, not only
because agriculture is a traditional way of island life, but also because in a changing world it is
imperative that we enhance the security of our supply of food.
We also look to secure the future of our community, to ensure that it remains rural and residentcentred, with economic opportunities to support a broad range of people. We appreciate the
extraordinary artistic and creative talents among our residents. And we hope that the children who
grow up here will not only find it a place to remember but will always be proud to call it home.
We are an active, engaged, vibrant community, increasingly confident that through careful planning
and the self-reliance and ingenuity of our population, we can solve many of our own problems. In
an age of climate change and carbon footprints, we must also learn to adapt and tread with small
feet.
The Official Community Plan that follows begins with a wide range of community objectives. These
are the overriding principles that give us guidance and direction. As a whole, this Plan offers a
vision, charts a course, and aims high. It is as full of hope and aspiration as it is of limits and
restraint. In it there is a path to follow that can lead us where we want to be.”
Elements of the vision have been included in the strategic priorities.

Strategic Priorities
Strategic priorities guides the work, sets goals and priority actions for the Salt Spring Island Local Trust
Committee. These priorities are:







Implement climate change mitigation and adaption measures
Ensure fresh water sustainability
Protect the Coastal Douglas Fir (CDF) Ecosystem
Increase availability of affordable housing
Protect and enhance agriculture
Increase meaningful consultation and cooperation with citizens, agencies and First Nations

Page 2 of 3
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Priority Actions
Priority actions are the actions that the SSI LTC may take to achieve the strategic priorities. The tools or
actions available to the SSI LTC are limited. In general, the SSI LTC may:







Amend the Official Community Plan
Amend the Land Use Bylaw
Direct bylaw enforcement compliance and education activities
Advocate other agencies
Create or amend agreements with other (limited) agencies
Amend administrative bylaws to address procedures

Performance Measures
Performance measures will help the SSI LTC evaluate its success towards achieving their goals. These
measures may be as simple as adopting a bylaw or as complex as measuring forest cover and vacancy
rates.
Performance measures and targets for assessing progress have yet to be developed.

Timing
Timing will help the SSI LTC prioritize actions in sequence and help anticipate required resources and
actions.
Timing has yet to be developed.

Object of the Trust

Policy Statement

Salt Spring

Official Community Plan

Work Program — Top
Priorit ies & Long List

-

Tru st CouicilStrateg ic Plan

SSI LTCStrategic Priorities

*
*
*

*

Regulate Development and Land Use
Coordination or Service Ag reements
Enforce Bylaws
Advocacy

Page 3 of 3
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Salt Spring Island Local Trust Committee Strategic Priorities, v.1, August 27, 2019

Goal: Preserve And Protect The Environment
Strategy
1 Implement climate change mitigation and
adaption measures

Priority Actions
1 Amend Piers Island OCP GHG emission target reductions
Amend OCP: new or revised DPAs (ex: GHG reduction, energy and water
2 conservation, shoreline development, hazardous areas (including wildfires)),
revise GHG emission targets, density transfer, amenity zoning
3

2

Ensure fresh water sustainability

1
2
3

3

Protect the Coastal Douglas Fir (CDF)
Ecosystem

1
2

Increase knowledge of island hydrology (ex: groundwater, freshwater, salt water
intrusion, island carrying capacity),
Amend OCP: new or revised DPAs (ex: water conservation, environmental
protection), Revise potable water objectives and policies
Amend LUB: density, uses, clustering, site coverage, building size, stormwater
runoff, exempt water conservation features from regulations develop rainwater
catchment incentives or requirements
Amend OCP: new or Revised DPA (CDF Sensitive Ecosystem), conservation
covenant requirements, density transfer, amenity zoning
Amend LUB: density, uses, clustering, site coverage, building size, stormwater
runoff, exempt conservation features from regulations

DRAFT

Priority Actions
1 Draft 5 year Affordable Housing Plan (required)
Amend OCP: density transfer, amenity zoning, revise DPA (ex: multifamily form
2
and character), TUPs

Permformance Measurement

Timing

Priority Actions
Permformance Measurement
Educate, communicate, and cooperate ongoing revision of strategies, actions, and
1
goals
2 Strategic bylaw enforcement and compliance
3 Advocate agencies to help achieve strategies and goals
4 Create or amend agency agreements
Coopearte with agencies to provide and receive information for better
5
governance

Timing

3
4
5 Protect and enhance agriculture

Timing

Amend LUB: density, uses, clustering, site coverage, building size, stormwater
runoff, flood plain regulations, exempt conservation features from regulations

Goal: Preserve And Protect the Unique Amenities
Strategy
4 Increase availability of affordable housing

Permformance Measurement

1
2
3

Amend LUB: redefine seasonal cottages, redefine STVRs, expand secondary suites,
density, marine live-aboards, explore opportunities for non-traditional residential
development emphasizing farm worker dwellings, subdivision for a relative
Aging in Place Plan (ex: care taker suites)
Support update to Area Farm Plan
Amend OCP and LUB: Explore opportunities for non-traditional residential
development emphasizing farm worker dwellings
Amend LUB: regulate cannabis production, compliance with ALC Act and
Regulation changes

Goal: Cooperation with Agencies, Persons and Organizations
Strategy
6 Increase meaningful consultation and
cooperation with citizens, agencies and First
Nations

6
7
8

Amend bylaws addressing technical issues (ex: permit limited accessory uses
before principal uses, amend width of docks, amend fence heights, etc)
Address expiring Land Use Contracts
Amend administrative bylaws (ex: prioritize specific applications, amend fees
bylaw for affordable housing applications, etc)
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Salt Spring Island Local Trust Committee
Minutes of Special Meeting

Date:

Tuesday, March 15, 2019

Location:

Harbour House Hotel
121 Upper Ganges Road, Salt Spring Island, BC

Members Present:

Peter Luckham, Chair
Peter Grove, Local Trustee
Laura Patrick, Local Trustee

Staff Present:

Stefan Cermak, Regional Planning Manager
Jason Youmans, Island Planner
Seth Wright, Island Planner
Geordie Gordon, Planner 1
William Shulba, Senior Freshwater Specialist
Kristine Mayes, Planning Team Assistant
Sarah Shugar, Recorder

Media and
Others Present:

Gary Holman, Capital Regional District Salt Spring Island Electoral Area
Director
Gulf Islands Driftwood Reporter
Approximately 55 members of the public

These minutes follow the order of the agenda although the sequence may have varied.
1.

CALL TO ORDER
Chair Luckham called the meeting to order at 2:45 p.m. He introduced himself, the Trustees,
CRD Director Holman and staff and acknowledged that the Salt Spring Island Local Trust
Committee is meeting within Coast Salish Territory.

2.

APPROVAL OF AGENDA
By general consent the agenda was approved.

3.

BUSINESS ITEMS
3.1

Introduction to Islands Trust and Salt Spring Island Local Trust Committee
Chair Luckham, Trustee Patrick and Trustee Grove welcomed everyone to the meeting
and presented opening remarks. Trustee Patrick reported a Climate Emergency was
declared within the Local Trust Area and a Declaration of Reconciliation was supported
at Trust Council held March 12-14, 2019 on Gabriola Island.

Salt Spring Island Local Trust Committee
Special Meeting Minutes
March 15, 2019

ADOPTED

1
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RPM Cermak showed a video entitled “Islands Trust: Preserve and Protect” and provided
a presentation regarding the authority and role of the Salt Spring Island Local Trust
Committee.
Members of the public, CRD Director Holman, and staff read from the vision section of
Salt Spring Island Official Community Plan.
3.2

Town Hall
Chair Luckham opened the town hall at 3:15 p.m.
A member of the public spoke to the global student School Strike for climate events
being held today to protest political inaction on climate change and expressed support
for affordable housing and transportation.
A member of the public spoke to the Small Cells and a Wireless World – The Right to
Choose report that has been previously presented to the Local Trust Committee and
expressed support for a local antenna siting policy, telecommunications infrastructure,
and a community owned fibre network.
A member of the public expressed support for the recommendations in the Affordable
Housing in the Islands Trust Area staff report and noted they should be added to the
priorities list including alternative water strategies for affordable housing.
A member of the public expressed support for updating the Salt Spring Island Area Farm
Plan and requested that the Local Trust Committee add this to the priority items list.
A member of the public expressed support for climate change to be a top priority.
A member of the public expressed support for tree cutting and forestry protection to be
a priority.
A member of the public expressed support for affordable housing, ecovillages,
Development Permit Areas to protect tree cutting in sensitive ecosystems, Island
Health’s regulations regarding composting toilets and grey water systems, and the
declaration of a climate emergency by the Islands Trust.
A member of the public expressed concern regarding clear cut logging practices, spoke
to the global students School Strike for Climate events and requested the Local Trust
Committee to adopt tree cutting regulations similar to the Galiano Island Tree Cutting
and Removal Development Permit Area.
A member of the public requested the Local Trust Committee to adopt the Islands Trust
Housing Strategic Plan and include targets for affordable housing.
A member of the public expressed support for protection of forest ecosystems and
requested the Local Trust Committee to enact a Development Permit Area for tree
cutting regulations and forestry practices.
A member of the public expressed support for farm worker housing.
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A member of the public acknowledged Trustees for supporting the declaration of a
climate emergency within the Local Trust Area at Trust Council and requested that all
action of the Local Trust Committee is done through the climate change lens and that
funds be allocated to climate change planning.
A member of the public expressed support for forest ecosystem protection and climate
change adaptation planning.
A member of the public expressed support for forest protection and the impacts to the
groundwater supply, and for recognition of aboriginal interests and governance in the
Official Community Plan.
A member of the public expressed support for simplifying development applications and
ensuring that administrative communications are user friendly.
A member of the public expressed support for affordable housing and noted the
importance of housing island workers.
A member of the public expressed support for water catchment system legislation and
incentives.
A member of the public expressed support for affordable and quality housing, tree
cutting regulations and climate change planning.
A member of the public expressed concern regarding Bylaw Enforcement Officers, and
expressed support to have affordable housing a higher priority than the Industrial Lands
project.
A member of the public expressed support for a proactive approach to affordable
housing including a review of bylaws.
A member of the public requested the Local Trust Committee to take immediate action
to restrict tree cutting in watershed zones.
A member of the public expressed support for updating the Official Community Plan to
include current concerns and enforce implementation.
A member of the public expressed support for ecovillages as a positive contribution to
affordable housing and expressed concerns regarding the impact of Short Term Vacation
Rentals (STVRs) on affordable housing.
A member of the public expressed support for the Wagon Wheel Housing Society
affordable housing ecovillage project.
A member of the public acknowledged the Local Trust Committee and staff for work
done on the Ganges Village Plan – Harbourwalk project.
3.3

Break
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3.4

Distilling Policy Priorities
There was a break out session at 4:15 p.m. for a “dotmocracy” exercise and for
facilitated group discussions. There were facilitated discussions at six tables with the
following themes: Affordable Housing; Forest Ecosystem Protection; Climate Change;
Farming; Wired Fibre Optics and Other.
At 5:30 p.m., Chair Luckham asked the facilitators at each table to summarize key points.
Regional Planning Manager Cermak summarized key points discussed at the “Affordable
Housing” table:
 Permit extra density in combination with ecosystem protection;
 Limit the footprint of development within a number of square feet (home plate)
that could include tiny homes etc. within the footprint;
 Identify opportunities to house workers using development permit applications;
 Advocate to include Salt Spring Island in the Province of British Columbia’s
Speculation and Vacancy Tax;
 Delegate authority to expedite affordable housing projects.
Freshwater Specialist Shulba summarized key points discussed at the “Forest Ecosystem
Protection” table:
 Incentivize ecosystem protection using tools such as density transfers;
 Consider effectiveness of Development Permit Areas in respect to forest
management and use the Galiano Island Tree Cutting and Removal Development
Permit Area as a model for Salt Spring Island;
 Understand how climate change and adaptation affect long range planning within
the Islands Trust Area;
 Harmonize Islands Trust policy with provincial conservation sustainability goals;
 Implement a no subdivision policy after clear cutting logging and require the
submission of an approved farm plan prior to farmland clear cutting.
Planner Youmans summarized key points discussed at the “Other” table:
 Decrease processing times for development applications;
 Simplify planning documents to help the public with process;
 Shorten report lengths and ensure staff levels are adequate;
 Ensure that the public is aware of application processes;
 Determine whether rainwater collection is appropriate on all areas of Salt Spring
Island and map potential impacts on groundwater.
Planner Wright summarized key points discussed at the “Climate Change” table:
 Applying climate change lens to all applications;
 Evaluate resiliency of proposed developments in climate catastrophe future;
 Protect existing forests and agricultural land on private and public lands;
 Engage opportunities to enhance food security;
 Establish a climate change DPA to protect sensitive ecosystems;
 Provide incentives to encourage reduction of carbon footprint.
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Planning Team Assistant Mayes summarized key points discussed at the “Farming” table:
 Update bylaws to reflect the current state of farming, recognizing the importance of
small scale farming;
 Support farms in achieving goals of agri-tourism, temporary accommodation and
farmworker housing;
 Advocate to the Agricultural Land Commission and coordinate with relevant agencies;
 Acknowledge that Salt Spring Island’s farming community is unique.
A member of the public summarized key points discussed at the “Wired Fibre Optics”
table:
 Learning from other communities who have undertaken similar policies;
 Build alliances;
 Access available funding;
 Create a local antennae siting plan.
3.5

Reporting Back and Next Steps
Chair Luckham thanked everyone for attending the meeting and noted that the Advisory
Planning Commissions have vacancies and that applications will be accepted until April
26, 2019.
He noted the next steps in the strategic planning process include disseminating the
information gathered during the meeting, compiling a staff report and conducting
further public engagement in the form of a survey to receive input from members of the
community that could not attend the meeting.
SS-2019-58
It was MOVED and SECONDED,
that the Salt Spring Island Local Trust Committee request staff to look into child care
options for future meetings.
CARRIED

4.

ADJOURNMENT
By general consent the meeting adjourned at 5:52 p.m.

_________________________
Peter Luckham, Chair
CERTIFIED CORRECT:

_________________________
Sarah Shugar, Recorder
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March 15, 2019. Public Engagement. Strategic Directions

Appendix 3

CONSULTATION POSTERS SUMMARY

The following notes have been transcribed to retain the original content as much as possible. Minor edits have been made
for readability and formatting.

What are your hopes and concerns for Salt Spring Island Local Trust Committee
projects?
HOPES
Affordable Housing











Create a category of housing for “Intentional Communities”
Housing can be solved with a change of bylaws
Tiny homes need to be allowed at least temporarily on properties smaller than 3 acres change/make bylaw
Cottages should be permitted on a variety of sized properties! eg-think primary caretaker’s cottages allowing aging
at home without the need to live in 2+ acres in order to age at home.
Let’s write a new rental contract giving owners more rights in evicting tenants – result: more owners would rent
long term
Reduce the myriad of restrictions for secondary suites eg. re portion of floor space
Plan for housing available to young families in a sustainable way ie. For every principle residence 2 affordable
units = suite, cottage or purpose built apart.
Allow homeowners to rent cottages full time on .5 acre or more. Reduce size limitation. Re. water - have
contingent to evidence of sustainable potable water collection. Forests (and Forest Ecosystems)
Allow homeowners to rent cottages fulltime to build laneway housing
Support all communal living initiatives (provided climate change is taken into account & sustainability

Climate Change & Sustainability









That the LTC takes urgent and effective action to respond to the climate emergency
For SSI to be a world leader on climate change
More funds and staff or contract resources for climate emergency actions
Have all decision approval be based on climate change (& proactive new alternative solutions) before acceptance.
ie Climate change = umbrella
My hope for SSI projects is that everything – planning, policy, bylaws be premised on demonstrated sustainability
Protection of watershed from massive tree removal needed immediately!(quantified, proven, monitored, enforced
to ensure future life on SSI. All Life
Map & protect the first water recharge area on the Island
Promote the use of the Coastal Douglas Fir zone tool kit &LTC needs to adopt & use it. It also needs a section of the
importance of tree cover in the recharge areas

Enforcement and Cost Recovery


Only 7% of the actual cost is covered by the develop applications & SSILTC needs to raise the application cost to
reflect closer what is the actual cost to taxpayers
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Update the LUB355 to meet the 2006 OCP – Islands Trust needs to advocate strongly for fines for DPA violations
This has been talked about for years & no action

Other


LTC will deepen its community connections by instituting collaborative Action teams, work with existing groups & a
clear TORs /will build on capacity & the TOR

CONCERNS
Enforcement – Either not enough or too little






Lack of enforcement when going to court
Bylaw enforcement to be more researched than complaint or complainer to no & have power
Penalize them, thru “prosecution” shut-downs – LET THEM BE!! (especially when official change takes so long!)
If people are finding their own safe solutions to being “stuck” in the middle of housing crisis, don’t double
Why all the zeal against “community farms” but none vs. AirBNB

Not acting quick enough to address issues





Foot dragging on forestry issue (until we have lost more mature forest)
Concerned that the OCP Review concept will absorb too much time & too many resources while there are good
reports & recommendations that need attention & implementation
Won’t have the strength to do what it takes to address climate change
Disappearing working class and young families

Governance



The perception of a disconnect between I.T. & N.S.S.W.D
Installation of “elected” band leaders was a way for the federal government to clothe colonial-style expropriation
[of natural resources for private profit] in an aura of legitimacy,

Communication


It would be nice to see a public information program – maybe volunteer organized & self-funded/fundraised?
aimed at prospective land owners before they buy – that educates about the “preserve and protect” mandate – or
maybe could be made a requirement of land sales?
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What does good governance by the SSILTC look like to you?









Inclusivity
Skilled collaboration
Efficient public accessibility
Making climate change a top priority
Creative interaction structures & modes
Push for needed laws or actions by the Provincial Government
Creating a Ganges Village Plan perhaps with its own governance i.e. a town council
Get full time funding for 3 full time employees to put the Climate Emergency Affordable Housing Plan in action

How would you like to see the Islands Trust Object carried out on SSI?







Recognize the disastrous environmental impact of tourism
Developing by-laws to prevent clear cuts. Preserve the forest!
Change OCP to make climate change the most pressing concern
Enlarge the Community Committee process under themes and project areas
Encourage sustainable development that balances environment, economy & community
Collaboration with other community organizations - assist with TOR & all the grass roots to work for you

What would make you proud?



Making the wagon wheel project happen in 2019
I am proud - - will be more proud when we start managing our forests with a long term climate view.
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Open Microphone: Identification of Key Priorities
Key Priorities






Affordable Housing for young families and worker retention (x11)
Forestry guidelines/tree cutting/clear cutting/Protection/DPAs/Watershed (x10)
Developing sustainability indicators including for Climate Change/Climate emergencies/adaptation (x5)
Eco Villages (x3)
Simplifying policy/clarity (Admin) (x2)



Building Policies
o Alternative water strategies
o Greywater systems/composting toilets
o Building code (Policy)
o Water Catchment systems



Infrastructure
o Harbourwalk
o Transportation
o Communication Infrastructure (TELE)







Recognition of Original peoples
Bylaw enforcement education
Small business vs. Industrial
Update area farm plan
OCP Update

Stations created based on identified key priorities:
Station 1: AFFORDABLE HOUSING
Station 2: FOREST ECOSYSTEM PROTECTION
Station 3: CLIMATE CHANGE
Station 4: FARMING
Station 5: COMMUNITY OWNED WIRED FIBER
Station 6: OTHER
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Station 1: AFFORDABLE HOUSING
Goals:






Increased affordable housing
Increased vacancy rate for rehab (3% 5%)/decreased wanted postings
No sub-standard living
Long term plan for demographic needed to sustain community
Housing for young families, worker retention, eco villages, etc

Actions:




































Based on impacts not just building type (SFD vs. duplex)
Cluster housing
Combine ‘home plate’ & conservation
Ecological conservation as trade-off for higher density of housing (several supporting marks)
Incentivizing the clustering of development to maximize ecosystem integrity
Clustering of development to enable ecological conservation
Facilitate ‘X’ number of affordable units for purchase
Affordable home ownership
Governance structure of water/water supply
Zoning changes needed to allow eco-villages
Incentivized zoning (develop model of development)
Provide affordable housing amenity for increased sq.ft.
Allowing more flexibility
Reed-based filtration to address sewage concerns
Restrict building size through LUB
Vacant housing tax extended to SSI (advocacy needed)
R54
Care-taker housing
Tiny homes into temporary use permits (make bylaw a priority) (471)
Better utilize island capital to build affordable housing  public information on what opportunities there may be
Develop a housing strategy for the spectrum of housing needs
Prioritize housing for people that are contributing to the community
Identify opportunities to house workers as part of rezoning (hotels, fire hall, etc…)develop policy to do so
Emphasis on water planning
Principles vs. regulationsadd common sense to process
Application fees – prioritization –ecosystem protection
-better cover staff costs for profit-based application
Re-think processes for bylaws/applications etc.
Delegate more authority to IT Staff to make more timely decisions because we are dealing with climate and
affordable housing emergencies
Secondary suites cause property values to jump
Without rental agreements in place how to ensure affordability?
How can we not put a second kitchen in?
Stop pandering to “Fact Free” arguments
Revised water use requirements more reflective of real use
Use existing broom farms
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Station 2: FOREST ECOSYSTEM PROTECTION
Problem:















Unregulated logging private lands: Profit a prende
Tree removal bylaw not existent
Watershed Ecosystem Integration 101
Recharge vulnerabilities
Planning failure, DPAs for Garry Oak Protection
Sustainable forestry vs. clear-cut logging
Can’t limit clear-cut in watershed
Lots are clear-cut b/c need money; no incentives to protect ecosystems
Get $$$ from clear-cut & from sale of land
Land holding value - following the $$$
Creating value from re-zoning
Sluggish re-zoning times
Larmour property – no covenantfamily doesn’t have same ethics as historic land owners
Short term gainslogging value

Questions to Islands Trust/LTC















Can we regulate the activity?
How to avoid Analysis Paralysis?
How will Climate Change adaptation affect Mgnt & Long-range planning
What are the barriers to enforcement?
What regulatory pathways & political will to address
How much forest is In ALR?
How many applications have been enacted by DPA
How can we achieve forest mgmt. or tree cutting
Can all CDF2 & Gary Oak overnight be protected by DPA
What alt. is there to DPA? That is more effective
Could update LUB to incentivize zoning – density transfer
Resource analysis in potential density transfer areas
What are the criteria for density transfer
How do you get families interest in covenants when not ecologically minded?

Desired Outcomes/Answers














ALRTree needs to be part of farm plan
ALCwatershed zoning
Once DPA is passed all properties are subject “No Grandfathering”
Alignment w/Provincial conservation/sustainability goals
DPAManage tree cutting (Ex: Galiano LTA)
Define DPA areas; draft regulations
Carbon sequestration
Province to permit ticketing as an enforcement tool in DPAs
We need effective enforcement
Subdivision rule: can’t develop lots after clearcut; 5 yrs? 20yrs? One growth cycle
See if restrictions #s will workout value of density vs logging
Requirement for density cluster
Cluster plans toward road in subdivision
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Proactive in protection in ecosystems w/density transfer critic to leverage protection
Private lands protections
o incentive through conservancy
o regulatory roughness b/c it is faster to log
o free enterprise vs. democratic
Home plate concept-density concept
o floor area footprint
density bonus incentive to protect ecosystems
Sustainable plans
Affordable housing agreements
Implement CDF2-toolkit
Evaluation. Did it work? Test & Report

Station 3: CLIMATE CHANGE (Mitigation and Adaptation)
Goal: Become carbon neutral by 2030
Actions:






















Does Islands Trust have the authority to effect Climate Change reductions?
Look at everything (every policy, project & Bylaw) through a climate change lens
Require all development applications to provide a carbon budget
Increase food growing capacity
Promote & encourage electric bikes & vehicle infrastructure
“Beef up the joy” to encourage positive change
Inverse the pyramid from application/development base planning to capacity based planning
Apply the Precautionary Principle
Work in collaboration with other agencies
Increase forest as land cover
Maintain agricultural land base
Apply an ecological value analysis to protection & development across Island
Enact the CDF Toolkit
Discourage air travel
Seaplanes
Rent teleconferencing facilities
Encourage individual food security & Victory gardens & develop farm apprentice programs to support marginally
housed
Establish eco-villages zoning as a model for sustainability
Link 2 above together as skill “centres” eg: skills to build tiny home (Habitat for Humanity) Eg: Growing
food/farming
Establish a Climate Change DPA
Place-based planning

CONSULTATION POSTERS SUMMARY. March 15, 2019

Page 7 of 10

Salt Spring Island Advisory Planning Commission | November 14, 2019 | Page 27 of 62

119

Station 4: FARMING
Goal










Apprentice/Intern (Practical) Farm owner/lessorMulti owner situations
Food Security
Update bylaws to reflect current realities – and changes in ALR policies
Scale: big farms vs. small farms (the new way)
Need intergenerational farms
Agri-tourismtemporary accommodation/worker dwellings
Modernize rules to permit housing security for apprenticing and bunkies
Want younger people on farms –
Housing security for younger people can include platforms, tents, etc (communal living)

Strategies









Update bylaws (information bulletins)
Flexibility to make bylaw determinations (do not constrict)
Advocacy to ALR (esp. farmworker housing); acknowledge SSI is different (ex: not monoculture) needs alternative
strategies
Low impact accommodation options
Applications for variances
Interagency cooperation (Islands trust>ALC)+CRD
Update Area Farm Plan
Allow (creative) Farm Worker Dwellings

SHOULDN’T





Ignore the problem- don’t want to lose small farms
don’t base bylaws on BC as a whole
ALC-should provide reasoning for changes. (ex. modular home, acc. above farm buildings)
Stop people from living on farms who work on farms

Station 5: COMMUNITY OWNED WIRED FIBER
Action Plan






Learn from other Communities
o Saturna owns their own telecommunications infrastructure
o San Juans own & control their internet service provider & network
Build awareness & alliances
o Public education on implications of relying on a telecom-owned & controlled wireless network – health,
environment, data privacy
o Economic benefits of community–owned fiber - Chamber of Commerce, home-based businesses, revenue
generated from subscribers
o Ability to distribute locally-owned energy utility (renewables)
Create a proactive local antenna siting plan that is as protective as current federal regulations allow (See
recommendations shared re: LPC Antenna Siting Template
Create a telecommunications working group that could do a feasibility study & a needs assessment so we can
benefit from the sub-sea fiber optic cable the SRD’s Connected Coast is bringing to 4 ports on Salt Spring
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Access funding currently available to realize the project

Summary
How we “connect” affects every aspect of our community. We have a brief window to build a telecommunications
infrastructure that promotes & supports social & economic & ecological health & self-reliance. The challenge before us, &
the Trust is to be bold, courageous & creative to preserve and protect for generation to come

Station 6: Other
Governance and Administration





















Movement in documents from high level to regulation to action
Any way to simplify the system – make it easier for public to understand
Create a strategy for Salt Spring “What will Salt Spring be when it grows up”
Do you help me solve my water problem, or tell me to go solve my problem?
Is the staff authorized to make the decisions?
Here, everything becomes political
101 days from intake to desk of planner – every six weeks cost goes up x percent
Reports too long – can they be simplified
Can we template our reports?
o Decrease processing times; Address affordability; Amend docs accordingly; Simplify; X 2; Action!
Report length
More staff
More resources for staff
Customer Service
Combine OCP/LUB less regulation
Leverage uniqueness of being Trust of the Province
Should be Min of Municipal Affairs and the Islands Trust Area
We have a provincial mandate
o How to use this:
 Not encumbered in the same way munis are
 We should be accorded special treatment
 Why don’t we strut our stuff
Interpret the Act to its full extent
Lobby Trust Council to do this

Rainwater












Rainwater collection x2
What will protect ecosystems?
What impact on recharge areas?
If everyone catches all the water, what happens to the recharge
Cedar Lane as a pilot
More people are doing it
Not totally opposed, but must be limits
Tree removal for water availability to keep needles out
Do we need mapping to see where rainwater should/should not be permitted
Interconnection of gov’t & climate change
Fix SSIWPA

Limits to Growth
CONSULTATION POSTERS SUMMARY. March 15, 2019
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STAFF REPORT

islandsTrust

File No.: 6500-20
Regulation of Cannabis
Production
DATE OF MEETING:

October 29, 2019

TO:

Salt Spring Island Local Trust Committee

FROM:

Jason Youmans, Island Planner
Salt Spring Island Team

SUBJECT:

Regulation of Cannabis Production

RECOMMENDATION
1. That Salt Spring Island Local Trust Committee Bylaw No. 518, cited as Salt Spring Island Land Use Bylaw
1999, Amendment No. 1, 2019, be read a first time.
2. That the Salt Spring Island Local Trust Committee endorse the Cannabis Regulations Project Charter v 1,
dated October 10, 2019.
3. That the Salt Spring Island Local Trust Committee has reviewed the Islands Trust Policy Statement
Directives Only Checklist and determined that Bylaw No. 518, cited as “Salt Spring Island Land Use
Bylaw 1999, Amendment No. 1, 2019,” is not contrary to or at variance with the Islands Trust Policy
Statement.
4. That the Salt Spring Island Local Trust Committee refer Bylaw No. 518 to the Agricultural Advisory
Planning Commission (AAPC) and the Advisory Planning Commission (APC) for review and comment
5. That the Salt Spring Island Local Trust Committee refer Bylaw No. 518 to the agencies, community
groups, and First Nations identified in Appendix 3 for review and comment
6. That the Salt Spring Island Local Trust Committee direct staff to schedule a Community Information
Meeting on Bylaw No. 518.
REPORT SUMMARY
This report provides the Salt Spring Island Local Trust Committee (LTC) with a project charter (Appendix 1) to
advance priority project Regulation of Cannabis Production. It also provides the LTC with draft Bylaw No. 518 (see
Appendix 2) regulating cannabis production on Salt Spring Island using, as requested by the LTC, a proposed
Gabriola Island Local Trust Committee bylaw as the model.
As drafted, Bylaw No. 518 would limit cannabis production on Salt Spring Island to land that is in the Agricultural
Land Reserve (ALR) and restrict the combined lot coverage of buildings and structures for that purpose to 200
square metres.
This staff report recommends that Bylaw No. 518 be given first reading, and that it be referred to agencies,
community groups, First Nations and local advisory commissions for comment, and that a community information
meeting be held.
C:\Program Files\eSCRIBE\TEMP\15145628613\15145628613,,,SS-LTC_2019-1029_Regulation_of_Cannabis_Production_RPT_FINAL.docx
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BACKGROUND
Currently, indoor and outdoor cannabis production is permitted on any Salt Spring Island property that is zoned to
allow agriculture as a principal or accessory use.1 Processing of cannabis products is permitted in the agricultural
zones and in the Industrial 1, 3 and 4 zones as “farm-related light industry.”
At its October 2, 2019 meeting, the Salt Spring Island Local Trust Committee (LTC) passed the following resolution:
SS-2019-186
It was MOVED and SECONDED,
that the Salt Spring Island Local Trust Committee add Regulation of Cannabis Production to the Top
Priorities List.
CARRIED
This resolution followed an LTC resolution made August 29, 2019 which stated:
SS-2019-152
It was MOVED and SECONDED,
that the Salt Spring Island Local Trust Committee direct staff to draft a bylaw based on the Gabriola Island
Local Trust Committee Bylaw No. 303 for consideration.
CARRIED
Regulatory Framework
The Cannabis Act2 provides a framework for the production, distribution, sale and possession of cannabis, which
is jointly regulated by federal, provincial and local governments across Canada.
Under the Cannabis Act, the federal government’s primary responsibilities include licensing both medical and nonmedical cannabis producers, regulating the industry (advertising, marketing, and promotion), and determining
health and safety standards (e.g. potency and ingredients).
Provinces and territories license and oversee the distribution and retail sale of cannabis.3
Local governments have delegated zoning authority from the Province, through the Local Government Act (LGA),
to regulate the location, size, and siting of cannabis businesses and cannabis-related land use activities.
ALR Use Regulation

1

Notwithstanding any license of regulatory requirements of other agencies.
Cannabis Act. https://laws-lois.justice.gc.ca/eng/acts/c-24.5/
3
FCM. 2018. Municipal Guide to Cannabis Legalization. https://fcm.ca/Documents/issues/Cannabis-Guide-EN.pdf
2
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The Agricultural Land Commission (ALC) regulates farm and non-farm uses and development within the Agriculture
Land Reserve (ALR) in the context of the mandate to protect land for agricultural purposes. In 2018, the ALR Use
Regulation (BC Reg. 171/2002) was amended by adding:
Cannabis
8 (1) The use of agricultural land for producing cannabis lawfully may not be prohibited as
described in section 4 if the cannabis is produced
(a) outdoors in a field, or
(b )inside a structure that, subject to subsection (2), has a base consisting entirely of soil.
(2) The use of agricultural land for producing cannabis lawfully may not be prohibited as
described in section 4 if the cannabis is produced inside a structure that meets both of the
following conditions:
(a) the structure was, before July 13, 2018,
(i) constructed for the purpose of growing crops inside it, including but not limited
to producing cannabis lawfully, or
(ii) under construction for the purpose referred to in subparagraph (i), if that
construction
(A) was being conducted in accordance with all applicable authorizations and
enactments, and
(B) continues without interruption from the date it began until the date the
structure is completed, other than work stoppages considered reasonable in
the building industry;
(b) the structure has not been altered since July 13, 2018 to increase the size of its base
or to change the material used as its base.
Cannabis production thus remains a “farm use” under the ALC’s regulations. However, unlike other farm uses, the
regulations provide latitude for local governments to regulate and prohibit certain types of cannabis production.
Storing, packing, preparing or processing cannabis can be undertaken without a non-farm use application in the
Agricultural Land Reserve if the cannabis has been produced in a manner consistent with the ALR Use Regulation
AND at least 50% of the cannabis being stored, packed, prepared or processed is produced on the farm. If less
than 50% of the cannabis is produced on the farm OR cannabis production is inconsistent with the ALR Use
Regulation, a non-farm use application to the ALC is required.4
Cannabis Production on Salt Spring Island
Licensed cannabis producers are required to submit a Notice of Intent to the local government of jurisdiction. To
date, the LTC has received notices of intent from nine (9) producers on Salt Spring Island. Of these, five (5) are
located in the ALR. One known producer has not submitted a formal notice of intent, but was recently denied a
development variance permit to expand the size of farm buildings permitted on the property. See Appendix 6 for
a summary of cannabis producers seeking federal licenses on Salt Spring Island.
ANALYSIS

4

ALC Information Bulletin 04 Cannabis Production in the ALR: https://www.alc.gov.bc.ca/assets/alc/assets/legislation-andregulation/information-bulletins/information_bulletin_04_cannabis_production_in_the_alr.pdf
Islands Trust
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Policy/Regulatory
Islands Trust Policy Statement:
The Islands Trust Policy Statement (ITPS) expresses the commitments of Trust Council and directives to local trust
committees regarding how those LTC’s can achieve the Islands Trust object. Directive policies about farming
(Appendix 4) are intended to preserve agricultural land and address the relationship of farming and neighbouring
land uses. Directive policies about economic opportunities encourage those that are compatible with community
character. Staff have reviewed the policy statement directives only checklist and can recommend that Bylaw No.
518 is consistent with the Islands Trust Policy Statement.
Official Community Plan:
The Salt Spring Island Official Community Plan (OCP) is very supportive of Island farming, local food security, and
the protection and preservation of agricultural land. It is also cautious about the introduction of new regulations
that restrict farming. Appendix 5 contains policies that are specific to the consideration of agriculture. Staff have
also included in Appendix 5 the more general policies that guide the Island’s overall vision. The following policies
are particularly relevant to the LTC’s current initiative to regulate cannabis production:
B.6.2.2.4 - Zoning within the Agriculture and Watershed-Agriculture Designations will continue to allow
the land uses, structures and densities allowed by existing zoning and subdivision bylaws. Where
existing zoning allows industrial and commercial uses, these will remain as permitted uses unless the
property owner applies for a zoning change.
B.6.2.2.5 - Farming activities and necessary structures should continue to be allowed by zoning in other
Designations on all properties where they are currently allowed.
B.6.2.2.6 - The Local Trust Committee will not make changes to local bylaws to prohibit or restrict
farming in the Agricultural Land Reserve or that are obstacles to the creation of local abattoirs, cold
storage facilities, or other facilities that would improve local food security.
B.6.2.2.7 - The Local Trust Committee could consider changes to local bylaws to prohibit or restrict
farming in areas outside of the Agricultural Land Reserve where farming is now allowed in order to
protect water quality.
Given the aforementioned policies which discourage the LTC from adopting additional regulations on agriculture,
the LTC should consider whether Bylaw No. 518 is consistent with the OCP. Staff suggest it can be, since cannabis
production was not anticipated as an agricultural crop when the OCP was adopted, and only through its legalization
has it become a possible lawful farm use. It is also only one crop of many that a farmer can grow. As such, its
exclusion is not an undue restriction on farming generally.
Additionally, the fact that the Agricultural Land Commission considers cannabis production to be a “farm use” but
then gives local governments the tools to prohibit its indoor production in all but the most limited circumstances
suggests that the ALC is not entirely comfortable that indoor cannabis production is a desirable use of ALR land.
OCP industrial policies focus on the need to accommodate island-centric light industry while minimizing impacts
on neighbouring properties.
Land Use Bylaw:
Use Regulations
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Salt Spring Island Land Use Bylaw No. 355, 1999 includes the following relevant provisions:
“agriculture” means the use of land, buildings or structures for a farm operation
“farm operation” means any of the following activities:
(a) growing, producing, raising or keeping animals or plants, including mushrooms, or the primary
products of those plants or animals;
(b) clearing, draining, irrigating or cultivating land;
(c) using farm machinery, equipment, devices, materials and structures;
(d) applying fertilizers, manure, pesticides and biological control agents, including by ground and
aerial spraying;
(e) conducting any other agricultural activity on, in or over agricultural land; and includes
(f) intensively cultivating in plantations, any (i) specialty wood crops, or (ii) specialty fibre crops
prescribed by the Minister of Agriculture;
(g) conducting turf production;
(i) outside of an agricultural land reserve, or (ii) in an agricultural land reserve with the
approval under the Agricultural Land Commission Act;
(h) aquaculture as defined in the Fisheries Act if carried on by a person licensed, under Part 3 of
that Act, to carry on the business of aquaculture;
(i) raising or keeping fur bearing animals or game, within the meaning of a regulation made under
the Animal Health Act, by a person licensed or permitted to do so under that Act;
(j) processing or direct marketing by a farmer of one or both of (i) the products of a farm owned
or operated by the farmer, and (ii) within limits prescribed by the Minister of Agriculture, products
not of that farm, to the extent that the processing or marketing of those products is conducted on
the farmer's farm;
but does not include
(k) an activity, other than grazing or hay cutting, if the activity constitutes a forest practice as
defined in the Forest and Range Practices Act;
(l) breeding pets or operating a kennel;
(m) growing, producing, raising or keeping exotic animals, except types of exotic animals
prescribed by the Minister of Agriculture.
Under the aforementioned definitions, agriculture is a permitted principal use in the A1, A2, F1, F2, R7, R8, R9, R,
RU1, RU2, RW1, and RW2 zones. Essentially, agriculture is permitted almost everywhere on the Island except for
within the commercial core and higher density residential areas.
Farm-related light industry is permitted in the Industrial 1, Industrial 3 and Industrial 4 zones.
Size and Siting Regulations
Currently, cannabis is subject to the same size and siting regulations that apply to all other forms of agriculture.
On Agriculture 1 (A1) and Agriculture (2) land, that means farm buildings and structures for cannabis production
can occupy up to 35 percent of the lot area; 75 percent when greenhouses are included.
On lands outside of the A1 and A2 zoning, the maximum size for farm buildings is 465 square metres.
In all zones, farm buildings are permitted to be 10.7 metres in height, provided they do not contain more than
two storeys.
Islands Trust
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ISSUES AND OPPORTUNITIES
Bylaw No. 518 (Regulation of Cannabis Production)
The LTC has requested that cannabis production on Salt Spring Island be regulated in accordance with provisions
of proposed Gabriola Island Land Use Bylaw No. 303. Salt Spring Island Land Use Bylaw No. 518 does the following:




Adds a bylaw definition for cannabis production and cannabis products;
Amends the definition of agriculture to exclude cannabis production on lands outside the ALR;
Limits the size of cannabis production buildings in the ALR

The following table describes the changes proposed under Bylaw No. 518.

Amendment
1.

Amend definition of “agriculture” to exclude
“cannabis production”

Comments
Currently, cannabis production is considered a form of
agriculture. As such, it is permitted in any zone where
agriculture is allowed.
The Agricultural Land Reserve Use Regulation identifies
cannabis production as a farm use, hence cannabis
production must continue to be permitted within the ALR.
Land owners not in the ALR will retain the ability to grow
cannabis for personal use in accordance with federal
regulations.

2.

Amend definition of “farm-related light industry” to
include manufacture of cannabis products.

The creation of value-added cannabis products may be an
appropriate use in the Industrial 1, 3 and 4 zones where
farm-related light industry is currently permitted.

3.

Add definitions of “cannabis production” and
“cannabis products.”

Defined uses may be generally or specifically permitted (or
prohibited) in zones.

4.

Add general prohibition for “cannabis production”

The general prohibition clarifies that cannabis production is
generally prohibited in all zones except as permitted in the
ALR. Cannabis production may be permitted if specifically
listed as a permitted use in a zone.

5.

Add “cannabis production within the ALR” as a
permitted use in the Agriculture 1 (A1) and
Agriculture 2 (A2) zones.

There are a handful of properties that are zoned A1 or A2
but are not in the ALR. It is important to specify that the
permission to produce cannabis only applies in the ALR.
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6.

Introduce lot line setback for cannabis production
buildings and structures of 60 metres.

Cannabis production facilities can have odour and light
impacts.
Setback regulations may be varied upon application to the
Salt Spring Island LTC or Board of Variance.

7.

Introduce setback for cannabis production from
schools and other public institutions of 1000 metres.

Staff have heard concern from school administrators about
the proximity of existing cannabis production facilities to
schools.
Setback regulations may be varied upon application to the
Salt Spring Island LTC or Board of Variance.

8.

Add a lot coverage limitation in the Agriculture 1 and
2 zones for buildings and structures used for
cannabis production to 200 square metres

200 square metres is the maximum size of a microcultivation production facility under federal regulations.
Thus, some types of indoor cultivation would be permitted
on Salt Spring Island.
This regulation would permit a two storey building.
Size regulations may be varied upon application to the Salt
Spring Island LTC or Board of Variance.

The LTC may wish to consider further amendments to address the siting, size or location of buildings or structures
for cannabis production such as maximum site area, maximum lot coverage, minimum setbacks, minimum lot size
or vegetative screening and buffering requirements.
Impact of New Regulations
Proposed and Existing Cannabis Production
If Bylaw No. 518 is adopted, Islands Trust staff will deny land use approval for building permits for indoor cannabis
production on any property that is not in the ALR. Outdoor cannabis production would also be prohibited outside
of the ALR. Cultivation for personal consumption as permitted by federal legislation would remain permitted.
Cannabis production facilities both within and outside of the ALR that have already received land use and building
permit approvals can continue to operate in accordance with Division 14 of the Local Government Act addressing
lawful non-conformity. Outdoor cannabis production will remain lawful in the ALR. Building permit referrals for
new cannabis production buildings and structures within the ALR will be assessed for total lot coverage.
Cannabis production facilities whose land use approvals are mid-stream may be subject to Section 463 of the Local
Government Act if the LTC resolves to withhold building permits in accordance with that Section (see Appendix 7).
Properties within the ALR that wish to have an indoor cannabis production facility with a floor area larger than 200
m2 would require a development variance permit.
Properties outside of the ALR that wish to undertake cannabis production would require rezoning.
The following table summarizes the impact of Bylaw No. 518.
Indoor Cannabis Production
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ALR Land

Permitted up to 200 m2 lot Permitted
coverage

Non-ALR Land

Prohibited
cultivation)

(except

personal Prohibited
cultivation)

(except

personal

Staff are aware of at least one proposed cannabis production facility that would be affected by adoption of Bylaw
No. 518. The owners of 192 Vesuvius Bay Road had previously applied to the Agricultural Land Commission (ALC)
to convert an existing equestrian riding ring into a cannabis production facility. A change in regulations at the ALC
means this proposal no longer requires ALC approval. However, the application was reviewed by the LTC’s
Agricultural Advisory Planning Commission (AAPC). See Appendix 8 for minutes of the AAPC’s deliberations. The
LTC also resolved to forward the application to the ALC with support. If Bylaw No. 518 is passed, the facility at 192
Vesuvius Bay Road would exceed the 200 square metre lot coverage maximum, and a development variance
permit would be required from the LTC in order for the proposed use of the building to proceed. Appendix 9 of
this staff report contains a letter from an agent on behalf of the owners of 192 Vesuvius Bay Road requesting that
the LTC consider amendments to Bylaw No. 518 to accommodate the repurposing of existing farm buildings for
cannabis production. The LTC may wish to consider this request.

Impacts of Cannabis Production on Salt Spring Island
Negative
Staff are aware of complaints concerning odour, lighting and tree removal from indoor and outdoor cannabis
production facilities on the island. The security requirements for licensed cannabis producers also create a visual
impact owing to the substantial fencing requirements imposed by the federal government. Because of the
extensive security regime, indoor cannabis production facilities often have an industrial, rather that agricultural
appearance.
A recent development variance permit application for a cannabis production facility on Rural-zoned land resulted
in numerous neighbourhood comments identifying concerns about water consumption associated with the use.
Positive
Given the number of licensed cannabis production facilities for which the LTC has received notification, it is
presumed that lawful on-Island cannabis production employs a number of Islanders, with attendant economic
spin-offs, although staff do not know to what degree. Existing licensed growers that have received land use and
building approvals could continue to operate in accordance with Division 14 of the Local Government Act.

Industrial Land Uses Project
Through Bylaw No. 489 of the LTC’s long-running Industrial Land Uses project, the LTC was planning to permit
agriculture in the General Employment 2 (GE2) zone with the understanding that cannabis production in particular
might be a use well suited to industrial zoning.
Bylaw No. 518, however, will amend the Salt Spring Island Land Use Bylaw to prohibit cannabis production as a
form of agriculture outside of the ALR. By doing so, cannabis production will not be permitted in the General
Employment 2 (GE2) zone if Bylaw No. 489 is ultimately adopted in its present form by the LTC. Putting cannabis
production back in the General Employment 2 zone would require amending the bylaw and returning it to public
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hearing, or potentially including it in Bylaw No. 518, but withholding advancement of Bylaw No. 518 until after
Bylaw No. 489 is adopted.

Regulation of Cannabis Sales
Bylaw No. 518 and the Regulation of Cannabis Production project is not intended to address retail sales. However,
a review of the current local government regulatory regime on Salt Spring may be warranted at present.
The Salt Spring Island Land Use Bylaw does not contain any regulations specific to cannabis retail. It is a permitted
retail use anywhere retail sales are permitted. Instead, LTC consideration of cannabis retail license applications
takes place in accordance with LTC Standing Resolution SS-2018-177 which states:
It was MOVED and SECONDED, that the Salt Spring Island Local Trust Committee adopt the following
standing resolution with respect to the processing of non-medical cannabis retail license applications:


Proposed or amended licenses for non-medical cannabis retail establishments require an
application to the Local Trust Committee.



The application process shall comprise a public consultation component, which includes at least
one notification to neighbours, one public meeting, posting of public notices and one
advertisement in a local periodical.



The public consultation process shall be determined by the Local Trust Committee after initial
review of the proposal.



However, as a minimum, the Local Trust Committee will mail or otherwise deliver a notice to all
owners and residents of properties within a 500 metre radius of the subject property where the
establishment is proposed at least 10 days before adoption of a resolution providing comment on
the application. The required notice shall include the following information:
o

Name of the applicant and a description of the proposal in general terms;

o

The location of the proposed establishment and the subject site; o The place where, and
date and time when, both a public meeting will be held and a resolution of the Local Trust
Committee considered;

o

The name and contact information of the Islands Trust planning staff member who can
provide copies of the proposed or amended license application;

o

How public comments may be submitted to the Local Trust Committee.

To date, the LTC has received one cannabis retail license application.
If LTC wishes to amend the Salt Spring Island Land Use Bylaw to address cannabis retail sales it could direct staff
to draft a bylaw that does the following:





Adds a definition of non-medical cannabis sales;
Specifies the zones in which cannabis sales are permitted or prohibited; and
Specifies siting, size or location criteria for cannabis sales (e.g. minimum distance to schools).
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Staff do not consider the foregoing to be a time-sensitive issue, since the LTC is required to advise the Province
whether or not it concurs with non-medical cannabis retail license applications. If the LTC does not concur with
a retail license application, the Province has stated that it will not issue a license.
Other LTC Bylaws
Staff analysis to date has focused on the Salt Spring Island Land Use Bylaw. However, other LTC bylaws such as
the Piers Island and Prevost Island LUBs may also be reviewed and amended accordingly. Staff will also review and
recommend updates to administrative bylaws (eg. fines bylaw) as required.
Health Canada Licensing
On May 8, 2019, Health Canada announced that it will require new applicants for licences to cultivate, process or
sell (medical) cannabis to have a fully-built site that meets all the requirements of the Cannabis Regulations in
addition to other application criteria. This approach results from a review of its licensing process, which found that
more than 70% of applicants who had passed the initial application review over the past three years had not yet
demonstrated that they had a built facility which meets regulatory requirements.
Climate Change
The Islands Trust Council recently passed a climate emergency resolution, which requires consideration of
potential climate change impacts in relation to development applications or bylaw amendment proposals. In this
particular case, the LTC should consider the potential negative impacts of large-scale industrial cannabis facilities
within the LTA, including a reduction in pervious surfaces, loss of productive agricultural land, potential
groundwater extraction and potential greenhouse gas emissions.
Project Charter
Staff have prepared a draft project charter for LTC consideration (see Appendix 1). It proposes a reasonably quick
timeline for bylaw adoption, as the LTC has asked staff to replicate the draft Gabriola Island cannabis production
regulations.

Consultation
Community Information Meeting
Staff recommend that the Local Trust Committee host a single Community Information Meeting (CIM) to share the
details of Bylaw No. 518 as currently proposed and receive feedback on the bylaw.
Notice of this CIM will be advertised in the Gulf Islands Driftwood newspaper, posted on the Salt Spring Exchange
and Islands Trust websites, and e-mailed to Islands Trust subscribers.
Statutory Requirements
Statutory notification of the proposed land use bylaw amendments will be made in accordance with Section 466
of the Local Government Act and Salt Spring Island Development Procedures Bylaw No. 304. This will require
newspaper advertising. Correspondence related to this application may be sent to ssiinfo@islandstrust.bc.ca.
Family-Focussed Consultation
The LTC retains standing resolution 2019-88 that staff should consider how to engage families on LTC projects.
Staff do not recommend any family-focussed engagement on this project as the LTC, by directing staff to develop
a draft bylaw based on Gabriola Island’s, has signalled its intent to restrict cannabis production in a particular way.
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All that remains are minor tweaks to meet the LTC’s objectives. Staff do, however, recommend that Bylaw No. 518
be referred to School District 64 for review and comment as it proposes a large setback from schools.
Additional Consultation
The LTC should consider whether additional community consultation is warranted, such as an online survey.
Post-Adoption Communications
If Bylaw No. 518 is adopted, staff recommend that the LTC undertake some post-adoption communications to
ensure the community is aware of the regulatory change and the rationale for it. Staff will provide further
recommendations in this regard if Bylaw No. 518 should advance.
Agencies
See Appendix 3 for list of agencies to which staff recommend bylaw referral.
First Nations
Land Use Bylaw amendments trigger the requirement for First Nations referral. See Appendix 3 for a list of First
Nations to which staff recommend bylaw referral. Staff will continue to work with the Islands Trust Senior Policy
Advisor to coordinate appropriate First Nations referrals.
Community Groups
Local groups may have an interest in changing regulations concerning cannabis production. These include the
Agricultural Alliance and the Chamber of Commerce. See Appendix 3 for a list of community groups to which staff
recommend bylaw referral.

Rationale for Recommendation
The recent legalization of recreational cannabis has created a particularly lucrative agricultural crop. This, in turn,
has led to some unanticipated land use impacts and caused local governments around the province to revisit where
and under what circumstances cannabis production should be permitted and whether it should be considered an
agricultural, or industrial, land use.
The LTC has made regulation of cannabis production a priority project and requested staff to develop a regulatory
regime based on a proposed set of amendments to the Gabriola Land Use Bylaw. This staff report provides a
project charter to frame the LTC’s project, and a draft bylaw for consideration of advancement and community
consultation.

ALTERNATIVES
The LTC may consider the following alternatives to the staff recommendation:
1. Amend Bylaw No. 518
If the LTC has already identified aspects of Bylaw No. 518 that it finds warrant amendment, it may direct
that staff undertake such amendments. An appropriate resolution is as follows:
That the Salt Spring Island Local Trust Committee direct staff to amend proposed Bylaw No. 518 as follows:
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1. By . . . . . .
If the LTC directs staff to amend the bylaw, staff will amend it accordingly and return at a future meeting
for first reading.
2. Amend the Project Charter
The LTC may determine that aspects of the proposed project charter are not to its satisfaction. If this is
the case, it can direct staff to amend the project charter. An appropriate resolution is as follows:
That the Salt Spring Island Local Trust Committee direct staff to amend the Regulation of Cannabis
Production project charter as follows:
1. By . . . .
If the LTC directs staff to amend the project charter, staff will amend it accordingly and carry out the
project in accordance with the amended charter.

3. Receive for information
NEXT STEPS
Subject to budget confirmation from the Director of Local Planning Services, staff will undertake the bylaw referrals
and Community Information Meeting described above.
Submitted By:
Concurred By:

Jason Youmans, Island Planner

Stefan Cermak, Regional Planning Manager

October 18, 2019
October 22, 2019

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.
9.

Draft Project Charter
Bylaw No. 518
Recommended Referral Agencies, First Nations, and Community Groups
Islands Trust Policy Statement Directives Only Checklist
OCP Policies
Summary of Cannabis Producers that have submitted Notices of Intent
Local Government Act Section 463
AAPC Minutes – June 13, 2019 (excerpt)
LTC correspondence re. 192 Vesuvius Bay Road
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Regulation of Cannabis Production — Charter v1
Salt Spring Island Local Trust Committee

Appendix 1

Date: October 10, 2019

Purpose

The Salt Spring Island Local Trust Committee seeks to minimize negative land use impacts
from cannabis production and update its land use regulations to ensure consistency with federal and provincial legislation respecting cannabis and the Agricultural Land Reserve.

Background

Since the federal Cannabis Act and Regulations were introduced in 2018, Salt Spring
Island has seen development of a number of large cannabis production facilities, some with problematic
land use impacts. Additionally, the Agricultural Land Commission has amended regulations for cannabis
production in the ALR, establishing the extent to which local government can regulate cannabis production.

In Scope

Objectives

 Ensure LTC bylaws are consistent with federal and provincial legislation respecting cannabis
 Ensure land use regulations are
consistent with OCP policies
and community wishes
 Consultation with stakeholders,
agencies and First Nations

 Amendments to Salt Spring Island Land Use Bylaw
 Stakeholder consultation
 Bylaw Amendment process
 Identification of subsequent
project phases

Out of Scope

 OCP Amendments
 Advocacy to federal or provincial agencies

Workplan Overview
Deliverable/Milestone

Date

Preliminary Report to LTC and Draft Bylaw

Fall 2019

Preparation of Project Webpage

Fall 2019

Endorsement of Project Charter, First Reading of Bylaw and Bylaw Referrals

Fall 2019

Community Information Meeting #1

Fall 2019

Report to LTC—request for 2nd reading/Public Hearing or Notice in Lieu

Winter 2020

Community Information Meeting #2 / Public Hearing

Winter 2020

Report to LTC—request for 3rd reading / Forward to Executive Committee

Spring 2020

Bylaw adoption

Spring 2020

Project Team

Budget

Jason Youmans, Island Planner

Project Manager

Kristine Mayes

Planning Support

Shayla Burnham

Admin Support

RPM Approval:

LTC Endorsement:

Stefan Cermak

Resolution #:

Date: October 22, 2019

Date:

Budget Source:
LPS Project Budget (2019/2020)
Fiscal

Item

Cost

2019-20

Community Information Meeting

$750

2019-20

Public Hearing

$1,500

2019-20

Total

$2,250
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Appendix 2

DRAFT
SALT SPRING ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 518

A BYLAW TO AMEND SALT SPRING ISLAND LAND USE BYLAW, 1999

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

1. Citation
This bylaw may be cited as for all purposes as “Salt Spring Island Land Use Bylaw, 1999, Amendment No.
1, 2019.”
2. Salt Spring Island Local Trust Committee Bylaw No. 355, cited as “Salt Spring Island Land Use Bylaw No.
355, 1999” is amended as follows:

2.1 Section 1.1 DEFINITIONS, Subsection 1.1.1 is amended as follows:
2.1.1

The definition of “farm operation” is amended to include (the exclusion from the
definition of farm operation):
(n) Cannabis Production
The definition of “Industry, farm-related light” is amended by adding the sentence:
“This use includes cannabis products.”

2.1.2

Adding the following definitions:
“Cannabis Production” means the production, cultivation, synthesis, harvesting,
altering, propagating, processing, packaging, storage, distribution or scientific research
of cannabis or cannabis products but excludes the growing of cannabis by an individual
for their personal use and consumption.
“Cannabis Products” means plant material from cannabis and any products that include
cannabis or cannabis derivatives, intended for consumption.

2.2 Section 3.1 USES PROHIBITED IN ALL ZONES, Subsection 3.1.1 is amended by adding:
(8) Cannabis Production except as permitted on land within the Agricultural Land
Reserve.
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2.3 Section 4.3 SETBACKS FROM LOT LINES AND ACCESS EASEMENTS, is amended by adding:
4.3.10 The minimum setback for buildings, structures or greenhouses used for cannabis
production is 60 metres from any lot line and 1,000 metres from any school,
park, public institution or community facility zone.

2.4 Section 9.1 Agricultural Zones, Subsection 9.1.1 Permitted Uses of Land, Buildings and Structures,
is amended by adding the following principal use to the table of Principal Uses, Buildings and
Structures in the A1 and A2 zones:
Cannabis Production on land within the Agricultural Land Reserve
2.5

Section 9.1 Agricultural Zones, Subsection 9.1.2 Size, Siting and Density of Permitted Uses,
Buildings and Structures, is amended by adding the following restriction to the Lot Coverage
table in the A1 and A2 zones:
Maximum combined lot coverage of all buildings and structures used for the purpose of
cannabis production (square metres): 200

3. And by making such consequential numbering alterations to effect all changes in this bylaw.

Chair

READ A FIRST TIME THIS

_________

DAY OF

____________,

20_______

READ A SECOND TIME THIS

_________

DAY OF

____________,

20_______

PUBLIC HEARING HELD THIS

_________

DAY OF

____________,

20_______

READ A THIRD TIME THIS

_________

DAY OF

____________,

20_______

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
_________
DAY OF
____________,

20_______

ADOPTED THIS

20_______

_________

DAY OF

____________,

Secretary

2 of 2
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Bylaw No. 518
Recommended Referral Agencies, First Nations and Community Groups
AGENCIES
Provincial



Agricultural Land
Commission
Ministry of Agriculture

Regional



CRD Building Inspection
CRD Economic
Development
Commission

FIRST NATIONS
 Cowichan Tribes
 Halalt First Nation
 Lake Cowichan First
Nations
 Lyackson First Nation
 Penelakut First Nation
 Stz’uminus First Nation
 Malahat First Nation
 Pauquachin First Nation
 Tsartlip First Nation
 Tsawout First Nation
 Tseycum First Nation
 Semiahmoo First Nation
 Hul'qumi'num Treaty
Group (for information
only)
 Te’Mexw Treaty
Association (for
information only

COMMUNITY GROUPS
 Salt Spring Island
Agricultural Alliance
 Salt Spring Island
Farmer’s Institute
 Salt Spring Island
Chamber of Commerce
 RCMP
 School District 64
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IslandsTrust

ISLANDS TRUST POLICY STATEMENT
DIRECTIVES ONLY CHECKLIST
File No.: 6500-20
File Name: SS Regulation of Cannabis
Production

PURPOSE
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to
ensure Local Trust Committees address certain matters in their official community plans and regulatory bylaws,
Island Municipalities address certain matters in their official community plans, and to reference any relevant
sections of the Policy Statement.

POLICY STATEMENT
The Policy Statement is comprised of several parts. Parts I and II outline the purpose, the Islands Trust object, and
Council’s guiding principles. Parts III, IV and V contain the goals and policies relevant to ecosystem preservation
and protection, stewardship of resources and sustainable communities.
There are three different kinds of policies within the Policy Statement as follows:




Commitments of Trust Council which are statements about Council’s position or philosophy on various
matters;
Recommendations of Council to other government agencies, non-government organizations, property
owners, residents and visitors; and
Directive Policies which direct Local Trust Committees and Island Municipalities to address certain
matters.

DIRECTIVES ONLY CHECKLIST
The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement
(Consolidated April 2003) which require Local Trust Committees to address certain matters in their official
community plans and regulatory bylaws and Island Municipalities to address certain a matters in their official
community plans in a way that implements the policy of Trust Council.
Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island
Municipality bylaw amendment applications and proposals to ensure consistency with the Policy Statement. Staff
will add the appropriate symbol to the table as follows:


N/A

if the bylaw is consistent with the policy from the Policy Statement, or
if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
if the policy is not applicable.
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PART III: POLICIES FOR ECOSYSTEM PRESERVATION AND PROTECTION
CONSISTENT
N/A

NO.

DIRECTIVE POLICY

3.1

Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning, establishment, and maintenance of a network of protected areas that
preserve the representative ecosystems of their planning area and maintain their ecological integrity.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the regulation of land use and development to restrict emissions to land, air and water
to levels not harmful to humans or other species.
Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of unfragmented forest ecosystems within their local planning areas
from potentially adverse impacts of growth, development, and land-use.
Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address means to prevent further loss or degradation of freshwater bodies or watercourses,
wetlands and riparian zones and to protect aquatic wildlife.
Coastal and Marine Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of sensitive coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning for and regulation of development in coastal regions to protect natural
coastal processes.

3.1.3

N/A

3.1.4



3.1.5
3.2

N/A

3.2.2
3.3

N/A

3.3.2
3.4

N/A

3.4.4

N/A

3.4.5

PART IV: POLICIES FOR THE STEWARDSHIP OF RESOURCES
CONSISTENT

NO.

DIRECTIVE POLICY

4.1

Agricultural Land
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and preservation of agricultural land for current and future use.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the preservation, protection, and encouragement of farming, the sustainability of
farming, and the relationship of farming to other land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the use of adjacent properties to minimize any adverse affects on agricultural land.
DIRECTIVE POLICY
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the design of road systems and servicing corridors to avoid agricultural lands unless the
need for roads outweighs agricultural considerations, in which case appropriate mitigation measures
shall be required to derive a net benefit to agriculture.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address land uses and activities that support the economic viability of farms without
compromising the agriculture capability of agricultural land.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the use of Crown lands for agricultural leases.
Forests
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the need to protect the ecological integrity on a scale of forest stands and landscapes.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the retention of large land holdings and parcel sizes for sustainable forestry use, and
the location and construction of roads, and utility and communication corridors to minimize the
fragmentation of forests.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the designation of forest ecosystem reserves where no extraction will take place to
ensure the preservation of native biological diversity.
DIRECTIVE POLICY



4.1.4



4.1.5



4.1.6

CONSISTENT

NO.

N/A

4.1.7



4.1.8

N/A

4.1.9
4.2

N/A

4.2.6

N/A

4.2.7

N/A

4.2.8

CONSISTENT

NO.
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4.3
4.4

N/A

4.4.2

N/A

4.4.3
4.5

N/A

4.5.8

N/A

4.5.9

N/A

4.5.10

N/A

4.5.11
4.6



4.6.3

Wildlife and Vegetation
Freshwater Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure neither the density nor intensity of land use is increased in areas
which are known to have a problem with the quality or quantity of the supply of freshwater, water
quality is maintained, and existing, anticipated and seasonal demands for water are considered and
allowed for.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure water use is not to the detriment of in-stream uses
Coastal Areas and Marine Shorelands
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the needs and locations for marine dependent land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the compatibility of the location, size and nature of marinas with the ecosystems and
character of their local planning areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location of buildings and structures so as to protect public access to, from and
along the marine shoreline and minimize impacts on sensitive coastal environments.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat
houses, board walks and causeways.
Soils and Other Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of productive soils.

PART V: POLICIES FOR SUSTAINABLE COMMUNITIES
CONSISTENT
N/A

NO.

DIRECTIVE POLICY

5.1

Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of views, scenic areas and distinctive features contributing to the overall
visual quality and scenic value of the Trust Area.
Growth and Development
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address policies related to the aesthetic, environmental and social impacts of development.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address any potential growth rate and strategies for growth management that ensure that land
use is compatible with preservation and protection of the environment, natural amenities, resources
and community character.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address means for achieving efficient use of the land base without exceeding any density limits
defined in their official community plans.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of areas hazardous to development, including areas subject to
flooding, erosion or slope instability, and strategies to direct development away from such hazards.
Transportation and Utilities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of a classification system of rural roadways, including scenic or
heritage road designations, in recognition of the object of the Islands Trust.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the impacts of road location, design, construction and systems.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the designation of areas for the landing of emergency helicopters.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of land use patterns that encourage establishment of bicycle paths
and other local and inter-community transportation systems that reduce dependency on private
automobile use.
Disposal of Waste
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of acceptable locations for the disposal of solid waste.
DIRECTIVE POLICY

5.1 3
5.2



5.2.3

N/A

5.2.4

N/A

5.2.5

N/A

5.2.6
5.3

N/A

5.3.4

N/A

5.3.5

N/A

5.3.6

N/A

5.3.7
5.4

N/A

5.4.4

CONSISTENT

NO.
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5.5

N/A

5.5.3

N/A

5.5.4

N/A

5.5.5

N/A

5.5.6

N/A

5.5.7
5.6

N/A

5.6.2

N/A

5.6.3
5.7



5.7.2
5.8

N/A

5.8.6

Recreation
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the prohibition of destination gaming facilities such as casinos and commercial bingo
halls.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location and type of recreational facilities so as not to degrade environmentally
sensitive areas, and the designation of locations for marinas, boat launches, docks and anchorages so
as not to degrade sensitive marine or coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of sites providing safe public access to beaches, the identification and
designation of areas of recreational significance, and the designation of locations for community and
public boat launches, docks and anchorages.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and designation of areas for low impact recreational activities and
discourage facilities and opportunities for high impact recreational activities.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning for bicycle, pedestrian and equestrian trail systems.
Cultural and Natural Heritage
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification, protection, preservation and enhancement of local heritage.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the preservation and protection of the heritage value and character of historic coastal
settlement patterns and remains.
Economic Opportunities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address economic opportunities that are compatible with conservation of resources and
protection of community character.
Health and Well-being
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address their community’s current and projected housing requirements and the long-term
needs for educational, institutional, community and health-related facilities and services, as well as the
cultural and recreational facilities and services.

POLICY STATEMENT COMPLIANCE


In compliance with Trust Policy
Not in compliance with Trust Policy for the following reasons:
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Appendix 5
OCP POLICY REVIEW
B.6 RESOURCE LAND USE OBJECTIVES AND POLICIES
B.6.1 - Objectives
B.6.1.1 - To recognize and retain traditional resource-based livelihoods such as agriculture, forestry and fishing.
To maintain and protect their land bases, support sustainable management practices and to develop zoning that
accommodates supportive land uses. To resist pressures to manage agriculture, forestry and fishing for reasons
that are primarily aesthetic.
B.6.1.2 - To maximize the local economic benefits of industries that consume island resources by providing for
value-added processing of island resource products.
B.6.2 - AGRICULTURE LAND USES
B.6.2.1 - Objectives
B.6.2.1.1 - To support farming as a social, cultural and economic priority, and an ecologically responsible land
use on Salt Spring Island.
B.6.2.1.2 - To maintain and protect the long term potential for farming and agro-forestry on Salt Spring Island; to
preserve agricultural land and necessary water supplies.
B.6.2.1.3 - To incorporate the spirit and intent of the provincial Agricultural Land Commission Act, the
Agricultural Land Reserve Use, Subdivision And Procedure Regulation, and the Farm Practices Protection ("Right
to Farm") Act into local land use policies and bylaws.
B.6.2.1.5 - To accommodate a level and type of residential use on agricultural land that reflects the business
needs of farm operations and is consistent with objectives for island population.
B.6.2.1.8 - To ensure that sufficient water supplies remain available for agricultural purposes.
B.6.2.1.9 - To recognize agriculture’s contribution to the island’s social, economic and environmental nature and
appeal, and to retain and build on the island’s agricultural base, especially organic.
B.6.2.2 - POLICIES
Note: Where land is located within the North Salt Spring Waterworks District, any rezoning proposals that would
result in a net increase in water demand must also take into account the severe restraints on the District's
available water supply. Policies in Section C.3.2.2 must also be considered.
B.6.2.2.4 - Zoning within the Agriculture and Watershed-Agriculture Designations will continue to allow the land
uses, structures and densities allowed by existing zoning and subdivision bylaws. Where existing zoning allows
industrial and commercial uses, these will remain as permitted uses unless the property owner applies for a
zoning change.
B.6.2.2.5 - Farming activities and necessary structures should continue to be allowed by zoning in other
Designations on all properties where they are currently allowed.
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B.6.2.2.6 - The Local Trust Committee will not make changes to local bylaws to prohibit or restrict farming in the
Agricultural Land Reserve or that are obstacles to the creation of local abattoirs, cold storage facilities, or other
facilities that would improve local food security.
B.6.2.2.7 - The Local Trust Committee could consider changes to local bylaws to prohibit or restrict farming in
areas outside of the Agricultural Land Reserve where farming is now allowed in order to protect water quality.
B.6.2.2.8 - On the advice of the Agricultural Advisory Committee, the Local Trust Committee should continue to
support local farming by:
b. permitting appropriate farm uses as defined by the Agricultural Land Reserve Act and Regulations.

B.6.2.2.10 - The Local Trust Committee could consider changing zoning to permit the following land uses, where
permitted by the Agricultural Land Reserve Act or regulations, on individual properties in the Agriculture
Designation: small-scale processing and sales of island-grown forest products; farming schools; farm-based
tourist accommodation; waste management facilities. Such uses should only be allowed where farming
capability is minimal and the planned use would not interfere with land productivity. Preference should be given
to proposals that would improve the viability of an existing farm operation.
B.6.2.2.20 - Zoning changes should not be made to allow large new multi-family, industrial, institutional or
commercial developments in the Agriculture or Watershed-Agriculture Designation. An exception could be
considered for community facilities or limited industrial zoning that would provide broad benefits to the
community and are specifically mentioned in this Plan.
B.6.2.2.22 - The Local Trust Committee will consider impacts on local food security when making land use
decisions.
Others are encouraged to support the objectives of this Section in the following ways:
B.6.2.2.23 - The farming community of Salt Spring Island is recognized and encouraged in its ongoing efforts in
support of local agriculture.
B.6.2.2.24 The Islands Trust Fund Board is encouraged to help in the creation of an agricultural land trust.
B.6.2.2.29 - The Local Trust Committee will encourage and support efforts by others to promote and sustain
local food security.
Background Note: "Where properties are located within the Agricultural Land Reserve, they are subject to the
Agricultural Land Commission Act, Regulations and relevant Orders pursuant to the Act. The approval of the
Agricultural Land Commission will therefore be required in addition to any authority obtained in accordance with
the policies contained in this Plan or other bylaws governing land use. Furthermore, policies and bylaws must be
consistent with the Act, failing which they will have no force or effect." - Agricultural Land Commission

183
Salt Spring Island Advisory Planning Commission | November 14, 2019 | Page 51 of 62

A.4 - COMMUNITY OBJECTIVES
A.4.1 - General Objectives
A.4.1.1 - To recognize and protect the fragility and significance of our natural environment as one of our
community's greatest and irreplaceable assets.
A.4.1.2 - To recognize and protect our unique nature as an island - a remote place, unconnected to other land
masses, which exists at a smaller scale; a place where boundaries are absolute, resources are finite, and
biophysical and socioeconomic impacts can be concentrated due to containment and proximity.
A.4.1.3 - To retain our island's rural character and peaceful and quiet atmosphere; to guide development so that
it complements the outstanding natural beauty that surrounds us and reflects our unique community character.
To ensure that the predominant feature of Salt Spring Island remains the natural environment, rather than
manmade structures.
A.4.1.4 - To adopt the precautionary principle in the decision-making of the Local Trust Committee. The
precautionary principle asserts that, when an activity raises threats of harm to human health or the
environment, precautionary measures should be taken even if some cause-and-effect relationships are not fully
established scientifically. In this context, the essential elements of a precautionary approach to decision-making
include:
a. a duty to take anticipatory action to prevent harm;
b. the right for the community to know complete and accurate information on potential human health and
environmental impacts as best it can be determined;
c. requiring the proponent to supply this information to the public;
d. an obligation to consider alternatives and select the alternative with the least potential impact on human
health and the environment, including the alternative of no change;
e. a duty to consider broader short-term and long-term costs and benefits to the community when evaluating
potential alternatives; and
f. a responsibility to make decisions in a transparent, participatory manner, relying on the best available
information.
A.4.1.6 - To work cooperatively with other agencies, groups and the community in achieving the objectives of
this Plan.
A.4.2 - Sustainability
A.4.2.1 - To recognize the importance of sustainability in all community decisions. To avoid land use decisions
that threaten the integrity or sustainability of natural ecosystems.
A.4.2.2 - To maintain and restore the community's natural capital represented by such items as our agricultural
and forest land base, our potable water supplies, and primary value of our natural and unspoiled rural character.
A.4.2.4 - To recognize that long-term social and economic well being requires living within the limits of
ecological sustainability, which is the maintenance of ecological processes so that the biological productivity of
the Earth endures without dependence on non-renewable resources.
A.4.3 - Limits to Growth
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A.4.3.1 - To continue to focus attention on the finite nature of all of our island's resources, especially those that
are drawn from our natural environment.
A.4.3.2 - To provide direction for the conservation and stewardship of natural resources, especially our surface
and groundwater supply.
A.4.3.3 - To reflect the finite nature of islands by identifying limits to residential, commercial and institutional
growth tailored to the community's land base and ecological carrying capacity. Special attention should be paid
to ensuring that the human use of potable water can be sustained without negative impact on other values and
uses for natural water bodies.
A.4.3.4 - To accommodate and direct appropriate development so that its location, appearance and impact are
in harmony with the natural environment, community resources, character and existing land uses. To ensure
that clustered settlements are well designed so that they become and remain acceptable and compatible with
existing development.
A.4.4 - Our Sense of Community
A.4.4.5 - To recognize the importance of broad community consultation, economic security, coordinated and
efficient infrastructure development and established land use policies to the maintenance of a healthy
community.
A.4.4.7 - To recognize that development should be managed to protect our sense of community and maintain
our ability to absorb changes.
A.4.6 - Island Livelihoods and Economies
A.4.6.1 - To recognize the important role that varied livelihoods and a vibrant economy play in our community's
unique character.
A.4.6.2 - To maintain and encourage a diverse and creative community by providing a wide range of
opportunities and locations for earning a living that are compatible with and can take advantage of the
protection and preservation of the island's beauty and character. In particular, to encourage small, locally
owned businesses whose revenues remain on the island, especially those which expand local production and
consumption to meet the needs of islanders.
A.4.6.3 - To encourage living-wage, meaningful, year-round employment and income-generating opportunities
that especially enable young people and families to remain on the island.
A.5 THE ISLAND ENVIRONMENT
A.5.1 - OBJECTIVES
A.5.1.1 - To recognize the intrinsic value of our ecosystems and that the health of our ecosystems is inextricably
linked to human health.
A.5.1.6 - To encourage sustainable land use practices and adopt best management practices.
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A.5.1.8 - To integrate the spirit and intent of federal and provincial environmental legislation and the
Agricultural Land Commission Act and the Farm Practices Protection ("Right to Farm") Act into local
environmental policies and bylaws.
A.5.2 - POLICIES
A.5.2.12 - The Local Trust Committee encourages landowners and others to avoid the use of pesticides,
herbicides and fungicides. If used, pesticides, herbicides and fungicides should be applied in a manner that
avoids damage to adjoining lands and drainage areas.
A.5.2.13 - The Local Trust Committee encourages landowners and others to utilize current best practices
and guidelines in undertaking an ecosystem-based approach to site planning and development. An example is
the guidelines in the manual Develop With Care: Environmental Guidelines for Urban and Rural Land
Development in British Columbia, 2006, prepared by the B.C Ministry of Environment. Landowners and
developers are encouraged to utilize the following principles in new development:
a. identify environmental values prior to site clearing and design.
b. locate development away from areas with high environmental values, and place natural buffers between the
development site and sensitive features.
c. concentrate development in areas with low environmental values.
d. develop and implement site plans that protect biodiversity, clean air, and clean water.
e. locate developments away from areas that may be subject to erosion, flooding, wildfires, and wildlife
conflicts.
f. locate developments away from areas of agricultural potential and establish buffers between the
development site and farmland.
g. minimize impacts of roads and driveways and reduce fragmentation of habitat.
h. maintain water quality.
i. maintain air quality and reduce greenhouse gas emissions.
j. design energy- and water-efficient developments that conserve natural resources.
k. minimize wastes, and manage wastes in an environmentally sound manner.
l. work with the local community to maximize the benefits of good environmental planning at the community
and site level.
The Local Trust Committee should continue to ensure that these principles are reflected in its regulations and
development permit area guidelines.
A.5.2.17 - The Local Trust Committee will recognize the needs of the local farming community, the Farm
Practices Protection ("Right to Farm") Act, the Agricultural Land Commission Act and regulations, and the
recommendations of the Area Farm Plan when developing policies or bylaws about environmental protection.
The Agricultural Advisory Committee and the Ministry of Environment will be consulted as part of this process to
develop mutually acceptable management solutions which protect sensitive environments but do not prohibit
or unreasonably restrict farming.
A.6 - CLIMATE CHANGE AND ENERGY EFFICIENCY
A.6.1 - Objectives
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A.6.1.2 - To establish the importance of energy efficiency, energy security, greenhouse gas emissions reduction,
and carbon cycling in land use, site planning, building design and transportation.
A..6.1.6 - To recognize the importance of our forested lands in removing carbon dioxide from the atmosphere.
A.6.2 - Policies
A.6.2.15 - The Local Trust Committee should support local food production as a significant factor in reducing
food transportation costs and greenhouse gas emissions.
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Appendix 6

CANNABIS NOTIFICATIONS

Salt Spring Island, BC
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Appendix 7

Withholding building permits and business licences that conflict with
bylaws in preparation
463

(1)A local government may direct that a building permit be

withheld for a period of 30 days, beginning on the day the application
for the permit was made, if it passes a resolution identifying what it
considers to be a conflict between a development proposed in the
application for a building permit and
(a)an official community plan that is under preparation, or
(b)a bylaw, under any of the following, that is under
preparation:
(i)Division 5 [Zoning Bylaws];
(ii)Division 12 [Phased Development Agreements];
(iii)section 523 [runoff control requirements];
(iv)section 524 [requirements in relation to flood
plain areas];
(v)section 525 [off-street parking and loading space
requirements].
(2)Subsection (1) does not apply unless a local government has, by resolution at
least 7 days before the application for a building permit, begun the preparation of a
plan or bylaw that is in conflict with the application.
(3)During the 30 day period referred to in subsection (1), the local government
must consider the application for the permit and may
(a)direct the permit be withheld for a further 60 days, or
(b)grant the permit, but impose conditions in it that would
be in the public interest, having regard to the plan or bylaw
that is under preparation.
(4)If the local government does not adopt a plan or bylaw referred to in subsection
(1) within the 60 day period, the owners of the land for which a building permit was
withheld under this section are entitled to compensation for damages arising from
the withholding of the building permit.
(5)For the purposes of subsection (4),
(a)Division 7 [Expropriation and Compensation] of Part
8 [Regional Districts: General Powers and
Responsibilities] of this Act applies in relation to a regional
district, and
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(b)Division 4 [Expropriation and Compensation] of Part
3 [Additional Powers and Limits on Powers] of
the Community Charter applies in relation to a municipality.
(6)In relation to land that is subject to a resolution under subsection (1), the
council may direct that a business licence in respect of the same land be withheld
for a period not longer than 90 days, if the council considers that the use to which
the land would be put and to which the business licence application relates would
be contrary to the use that would be permitted by the bylaw that is under
preparation.
(7)Any requirement to approve a permit or licence under this section is subject to
section 557 [Environmental Management Act requirements].
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Appendix 8

3.

BUSINESS ITEMS
3.1

Election of Chair
Planner Klaver announced the election procedures.
Commissioner Eagle was nominated and accepted the nomination. Planner Klaver called
three times for further nominations. Hearing none, she declared the nominations
closed. Commissioner Eagle was elected Chair by acclamation.
Chair Eagle called for nominations for Vice Chair. Commissioner Steinman was
nominated and declined the nomination. Commissioner Hemstreet was nominated and
accepted the nomination. Chair Eagle called three times for further nominations.
Hearing none, she declared the nominations closed. Commissioner Hemstreet was
elected Vice Chair by acclamation.

3.2

Designate Member to sit as Ex-Officio Member of Advisory Planning Commission
By general consent, the Salt Spring Island Agricultural Advisory Planning Commission
appointed Commissioner Hemstreet as the ex-officio member of Advisory Planning
Commission.

3.3

SS-ALR-2018.2 - Green City Builders - 192 Vesuvius Bay Road, SSI
Planner Klaver presented a staff report dated April 26, 2019 regarding a Non-Farm Use
Application in the Agricultural Land Reserve.
Applicant Elizabeth FitzZaland and property owner Rebecca Bloch spoke to the
application.
In her absence, Commissioner Waldick provided a written submission dated June 5,
2019 addressing SS-ALR-2018.2 and the following points were presented for
consideration at the meeting:
 Concern was expressed regarding the proposal to convert 27,000 square feet of
sand base to an impermeable cement base as it would reduce the area of land
available for soil based cultivation in the future.
 Support was expressed for preserving farmland for local food cultivation and food
security in light of climate change that will impact food prices and production.
 Support was expressed for protecting soils, water infiltration, water quality and
sensitive ecosystems within the Watershed-Agriculture (WA) and Watershed & Islet
Residential (WIR) land use designation and Development Permit Area 7 (Lakes,
Streams and Wetlands).
Discussion ensued and the following comments were noted:
 There was a question regarding whether the applicant has considered options for
an alternative base instead of a concrete base. Property owner Adam Gold reported
there may be alternative surfaces that would meet the Health Canada requirements
and Applicant FitzZaland reported a concrete base is the industry standard for
cannabis production.
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There was a question regarding whether the applicant would consider installing a
concrete base in only 40% of the arena. Property owner Rebecca Bloch reported
the proposal is based on economy of scale for the business case.
There was a question regarding whether the Islands Trust has created new policies
regarding cannabis production following the Agricultural Land Commission (ALC)
decision to designate local government as the approving agency for cannabis
production within the Agricultural Land Reserve (ALR).
There was a comment that consideration of the concrete floor base within the ALR
is more important to the Agricultural Advisory Planning Commission than the farm
product that will be produced.
Concern was expressed that regulations are consistently changing regarding
cannabis production within the ALR.
There was a comment that the property owners have taken one of the most historic
farms on Salt Spring Island that had not been actively farmed for many years and
rehabilitated it into a working, productive farm.
There was a comment that the property owners have demonstrated their
environmental stewardship of the property.
Support was expressed to find a farm use for the existing 2,500 square foot building,
as it is a durable piece of infrastructure.
Support was expressed for the potential employment opportunities the cannabis
production facility would bring to Salt Spring Island.
There was a question regarding whether the cannabis would be grown using organic
farming methods. Property owner Adam Gold reported the cannabis production
would be organic.

It was MOVED and SECONDED,
that the Salt Spring Island Agricultural Advisory Planning Commission strongly
recommend to the Salt Spring Island Local Trust Committee that application SS-ALR2018.2 for 192 Vesuvius Bay Road be forwarded to the Agricultural Land Commission
with the following comments:
 The proposed use is considered to be the highest and best farm use for the existing
structure;
 The proposal will bring opportunities for a skilled labour force to Salt Spring Island;
and
 The addition of a concrete base to the existing sand base will increase the farming
capability rather than decrease the farming capability.
CARRIED
3.4

SS-ALR-2018.3 - A. Lauzon - 1200 Beddis Road, SSI
Planner Gordon presented a staff report dated May 21, 2019 regarding a Subdivision
Application in the Agricultural Land Reserve.
Applicant Deborah Lauzon spoke to the application.
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r

City Builders

October 21, 2019
Salt Spring Island Local Trust Committee and Planning Staff
1-500 Lower Ganges Road
Salt Spring Island, BC V8K 2N8
Dear Trustees and Planning Staff,
Re: Requested Modifications to Proposed Cannabis Bylaw
I am writing on behalf of my client, the Berman-Gold family, to comment on the draft cannabis bylaw under
review by your organization, and to request modifications to the proposed regulations.
The Berman-Gold family owns a large agricultural property at 192 Vesuvius Bay Road. The property includes a
large, defunct equestrian arena. The family has been working with the Islands Trust and the staff from the
Agricultural Land Commission (ALC) for many years to identify an appropriate farm use of this structure. In
November 2018, the family initiated an ALC application to use the arena for cannabis cultivation. The
application was first reviewed by the Salt Spring Local Trust Committee (LTC) on April 30, 2019. The LTC
referred the application to the local Agricultural Advisory Planning Commission (AAPC). On June 13, 2019, the
AAPC recommended that the LTC refer the application the ALC with support, noting that “the proposed use
was the highest and best farm use of the existing structure.” On June 25, 2019, the LTC acted on the AAPC
recommendation; the LTC forwarded the application with support to the ALC and noted again that the
proposal was the best farm use for the structure.
In September 2019, the ALC reviewed the new interpretations of the regulations governing cannabis
cultivation and placement of fill in the Agricultural Land Reserve (ALR). Senior ALC staff determined that the
proposed use is allowed outright in the arena structure and no longer requires ALC approval. The application
was cancelled (please see attached documentation). The Berman-Gold family breathed a sigh of relief, and
began initiating steps to obtain Health Canada and Capital Regional District permits to renovate the arena and
established a licensed cannabis plant nursery business. By our estimates, the family will be ready to submit for
building permits in early spring 2020.
On October 1, 2019, just as after we understood the major land use issues on the property to be resolved, the
LTC directed staff to draft a cannabis bylaw based on a model from Gabriola Island. While creating local
cannabis regulations is prudent of the LTC, the model from Gabriola includes height and lot coverage
limitations that would prevent the proposed cannabis use at 192 Vesuvius Bay Road. A significant amount of
time and resources were dedicated to the development and review of this proposal by the Berman-Gold
family, Islands Trust and ALC staff, the LTC and others. Following much analysis and process, everyone arrived
at the conclusion that the proposed use is the best farm use for this structure. We therefore ask that you do not

Green City Builders

|

143 Kanaka Road, Salt Spring Island

|

250-538-7027

Salt Spring Island Advisory Planning Commission | November 14, 2019 | Page 61 of 62

193

now adopt a bylaw that prohibits the best use and negates all the process my client has undertaken in good
faith.
I would like to offer suggestions for adapting the proposed bylaw:
1.
2.

Include a provision to allow cannabis cultivation in larger structures if the structure is pre-existing, was
constructed with building permits and is located on a property in the ALR with sufficient water.
Same as above but with discretionary review by the LTC.

My client is open to other options for resolving this issue. We simply and respectfully request that the LTC
honours its previous expression of support, and that additional process is not required of my client. The
Berman-Gold family is eager to finalize planning for the arena structure and get back to what they do best –
farming.
I look forward to working with you to find a solution. Please do not hesitate to contact me.
Sincerely,

Elizabeth FitzZaland, RPP, MCIP
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