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

1.

AGENDA
1.1

2.

Thursday, January 9, 2020
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 December 12, 2019 APC Meeting – For Adoption

Page 2

BUSINESS ITEMS
3.1

SS-DP-2019.4 - The Gulf Islands Residence Association - 154 Kings Lane
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, December 12, 2019

Location:

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

Members Present:

Jeff Thompson, Alternate Chair
Susan Hannon, Commissioner
Richard Hayden, Chair
Neil Morie, Commissioner
Stanley Shapiro, Commissioner
Maggie Squires, Commissioner

Regrets:

Jean Brouard, Commissioner
Francine Carlin, Commissioner
Nancy Krieg, Commissioner
Janet Stethem, Commissioner

Staff Present:

Stefan Cermak, Regional Planning Manager (RPM)
Jason Youmans, Island Planner
Kristine Mayes, Planner 1
Sarah Shugar, Recorder

Media and Others
Present:

Peter Grove, Trustee
Laura Patrick, Trustee

These minutes follow the order of the agenda although the sequence may have varied.
Alternate Chair Thompson called the meeting to order at 1:00 p.m.
1.

APPROVAL OF AGENDA
By general consent the agenda was adopted.

2.

MINUTES OF PREVIOUS MEETING
2.1

Draft Minutes of the November 14, 2019 APC Meeting
It was MOVED and SECONDED,
that the minutes of the November 14, 2019 Salt Spring Island Advisory Planning Commission
meeting be adopted.
CARRIED

Salt Spring Island
Advisory Planning Commission Minutes
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3.

BUSINESS ITEMS
3.1

Strategic Priorities for the 2018-2022 Local Trust Committee Term
A staff report dated August 27, 2019 regarding Strategic Priorities for the 2018-2022 Local Trust
Committee Term was presented.
In discussion the following comments were noted:
 There was a suggestion that the strategic priority identified as “Increase meaningful
consultation and cooperation with citizens, agencies and First Nations” is a process issue
rather than a strategic priority.
 Support was expressed for Island Sustainability to be a strategic priority. RPM Cermak
reported sustainability could be used as a measurement for all of the strategic priorities.

Planner Youmans arrived at 1:10 p.m.






There was a question regarding whether the “Salt Spring Island Local Trust Committee
Strategic Priorities, v.1, August 27, 2019” has been updated to reflect the Advisory Planning
Commission’s (APC) feedback provided at the previous APC meeting. RPM Cermak reported
the document has not been updated.
There was a comment that the Islands Trust documents prioritize environmental
sustainability above economic and social sustainability. It was suggested that there should
be a balance between social, economic and environmental sustainability and the Local Trust
Committee (LTC) may wish to address this.
Support was expressed that the Islands Trust documents do speak to balance between social
and economic sustainability within the constraints of protecting the environment.

Commissioner Hayden arrived at 1:12 p.m.
3.2

Temporary Use Permits for Residential Use
Planner Youmans presented a staff report dated November 19, 2019 regarding a revised version
of Bylaw No. 471 that would amend the Salt Spring Island Official Community Plan (OCP) to
allow the LTC to issue Temporary Use Permits (TUPs) for residential uses.
In discussion, the following comments were noted:
 Concern was expressed regarding objective G.1.4.9 – “Consideration of temporary
residential use of secondary suites or seasonal cottages should be based on demonstrated
family need, other hardship, or helping achieve the Local Trust Committee’s strategic
priorities.” There was a question regarding what is the justification to limit the TUPs to be
based on family need or hardship. Planner Youmans reported the OCP guides the LTC
regarding the number of new dwelling units that should be created and that one of the LTC’s
strategic priorities is to increase availability of affordable housing.
 Concern was expressed that issuing TUPs for residential use will not address the need for full
time rental housing. Planner Youmans reported the LTC has a standing resolution at this
time to not enforce unlawful housing on properties that have one unlawful dwelling and
that unlawful dwelling units could be at risk of bylaw enforcement if the standing resolution
is rescinded. TUPs are a tool in the LTC’s toolkit.
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There was a question regarding whether the TUPs are a long-term solution. Planner
Youmans reported a TUP can be issued for a three-year term and can be renewed for an
additional three-year term to a maximum of six years. A new TUP application would be
needed to continue the TUP following the six-year term and that amending the land use
bylaw is a better long-term solution.
There was a question regarding the uptake of the Secondary Suites Bylaw. Planner Youmans
reported the uptake of the Secondary Suites Bylaw was low due to the North Salt Spring
Waterworks District (NSSWD) moratorium on new water connections. Planner Youmans
reported dwelling units within the Agricultural Land Reserve (ALR) are permitted to have
secondary suites.
Support was expressed for TUPs for full time use of tiny homes and recreation vehicles
although TUPs are not an ideal process for permanent housing such as cottages.
There was a comment that the statement within objective G.1.4.9 “or to achieve Local Trust
Committee strategic priorities” is very broad.
There was a question regarding why the first draft of Bylaw No. 471 did not proceed in 2014.
RPM Cermak reported Bylaw No. 471 did not proceed in 2014 due to Grace Islet becoming
an LTC priority and a shortage of staff resources.
Concern was expressed that TUPs are not a long-term solution to provide housing and that it
will be necessary to determine the specific housing needs and provide changes that will
address those specific needs.
Trustee Grove noted TUPs are currently a tool for commercial uses and could be a tool for
residential uses if deemed appropriate.
Concern was expressed that some of the housing would not pass the permitting process and
could result in less rental stock being available. Additionally, the costs of going through the
permit process could result in the housing being less affordable.
There was a question regarding whether health and safety standards could be reconsidered.
Planner Youmans reported recreational vehicles and tiny homes are not regulated under the
BC Building Code and staff contacted Salt Spring Island Fire Rescue regarding basic home
safety/fire inspections.
There was a question regarding the follow up on requests to NSSWD to help monitor
impacts on the NSSWD water supply and residential consumption patterns that result from
secondary suites and whether this item has been completed as noted in the Secondary
Suites Implementation Program Project Charter.
There was a comment that the potential uptake could be low for several reasons including
property owners of dwelling units with composting toilets may not want to go through the
process if they would be required to install septic systems or sewer connections.
Concern was expressed that there are conflicts in regulations due to different types of
dwelling units and that Bylaw No. 512 and Bylaw No. 471 would need to be consistent.
There was a question regarding whether there could be “spec” septic systems and/or
storage tanks that could be pumped out for tiny homes and recreational vehicles to reduce
costs to property owners.
Concern was expressed that the proposed version of Bylaw No. 471 is a band-aid approach
and will not adequately address the affordable housing crisis on Salt Spring Island.
There was a question regarding whether people living in illegal dwellings are being counted
for in the Statistics Canada Census Program and that maybe the population of Salt Spring
Island could be closer to the build out maximum than currently believed.
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Support was expressed that TUPs for residential uses would be a step in the right direction
towards providing more affordable housing.
There was a question regarding whether this approach is a good use of limited staff
resources.

It was MOVED and SECONDED,
that the Salt Spring Island Advisory Planning Commission recommend the Salt Spring Island Local
Trust Committee proceed with revised version of Bylaw No. 471 that would amend the Salt
Spring Island Official Community Plan to allow the Local Trust Committee to issue Temporary
Use Permits for residential uses, subject to the recommendation that this is a modest step in an
area that needs substantial further action.
CARRIED
4.

OTHER BUSINESS
4.1

2020 APC Meeting Schedule
The 2020 APC Meeting Schedule was received for information and a date of Thursday January 9,
2020 was added.

5.

ADJOURNMENT
By general consent the meeting adjourned at 2:00 p.m.

__________________________________
Jeff Thompson, Alternate Chair
CERTIFIED CORRECT:

__________________________________
Sarah Shugar, Recorder
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STAFF REPORT

islandsTrust

File No.: SS-DP-2019.4
X-Ref
SS-RZ-2018.4
DATE OF MEETING:

December 17, 2019

TO:

Salt Spring Island Local Trust Committee

FROM:

Claire Negrin, RPP, MCIP, Island Planner
Salt Spring Island Team

SUBJECT:

Development Permit Application referral to Advisory Planning Commission
Applicant:
J. Smith, Gulf Islands Seniors Residence Association
Location:
154 Kings Lane

RECOMMENDATION
1. That the Salt Spring Island Local Trust Committee direct staff to refer Development Permit Application
SS-DP-2019.4 (154 Kings Lane) to the Salt Spring Island Advisory Planning Commission for comment.
REPORT SUMMARY
The Gulf Islands Seniors Residence Association has submitted a development permit application (Attachment 3)
for a proposed 48 suite seniors’ independent living facility at 154 Kings Lane.
The purpose of this report is to facilitate a referral to the Advisory Planning Commission (APC) for this application
(SS-DP-2019.4).
BACKGROUND
The subject property is owned by the Gulfs Islands Seniors Residence Association. The property is currently in the
process of being re-zoned as per Bylaw No. 515 (SS-RZ-2018.4) in order to facilitate the future construction of a 48
suite seniors’ independent living facility. Bylaw No. 515 has received three readings by the LTC, and will be
considered by the Executive Committee on December 18, 2019. Subsequently, it will be brought to the LTC for
consideration of final reading. This DP application cannot be considered by the LTC until after final reading of Bylaw
No. 515.
ANALYSIS
Official Community Plan:
The subject property is located within Development Permit Area 1 – Island Villages. This Development Permit Area
guides the form and character of commercial, industrial, and Multi-family development within village designations,
on hazardous lands, and near agricultural lands.
The guidelines for Development Permit Area 1 have been provided as Attachment 2.
Staff have not undertaken a complete review of the proposed development relative to the applicable guidelines,
but will do so in advance of returning this matter to the LTC for consideration.

C:\Program Files\eSCRIBE\TEMP\16461110727\16461110727,,,SSI LTC_2019-12-17_SS-DP-2019.4_Meadowlane_RPT01.docx
Islands Trust
Staff Report
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As per section D.5.2 b) of the OCP, the LTC receives public opinion regarding design aspects of development permit
applications through advisory bodies, such as the Advisory Planning Commission:
The Local Trust Committee will continue to receive public opinion into design aspects of Development
Permit applications through its Advisory Design Panel. The Local Trust Committee will also consider
establishing other community advisory groups to provide advice during the Development Permit process.
Advisory Planning Commission Bylaw:
The Salt Spring Island Local Trust Committee Advisory Planning Commission Bylaw, 2013 outlines how and when
the LTC will requested referrals from the APC. As per Section 4 of the SSI Advisory Planning Commission Bylaw:
4. Referrals to the Commission
1. The Local Trust Committee may by resolution, refer any matter respecting land use, community
planning or proposed bylaws and permits under Divisions 2, 7, 9 and 11 of Part 26 of the Local
Government Act.
8. The Chairperson may call a special meeting, after consultation with the Secretary and all other
members of the APC, to deal with any matter for which a quick response is requested.
9. Although the recommendations of the APC must be received by the Local Trust Committee, the
Local Trust Committee is not bound by the recommendations.
Attachments
The LTC will observe that Attachment 3 contains a DPA 1 guideline checklist that has been completed by the
applicant. Please note that this is the applicant’s own assessment of whether their development complies with
the guidelines, and does not reflect staff’s assessment.
Rationale for Recommendation
Staff are recommending that the application be reviewed by the Advisory Planning Commission for comment due
to the scale of the proposed development. Staff are recommending that the application be forwarded to the APC
prior to the draft DP being prepared in order to expedite the process. Staff will use the comments of the APC to
inform further discussions with the applicant about plan amendments that may be required to better meet the
applicable DPA 1 guidelines.
ALTERNATIVES
1. Consider the DP without APC review
The LTC is not required to refer the DP application to the Advisory Planning Commission. As such, the LTC
may proceed with consideration of the draft Development Permit without comments from the APC. Should
the LTC prefer this alternative, then no resolution is required. Staff will proceed with the review of the
application and will prepare a draft permit for future consideration of the LTC.
NEXT STEPS
The next meeting of the APC is tentatively scheduled for January 9, 2020. Once the Development Permit
application has been reviewed by the APC and comments have been received, staff will work with the applicant to
address any recommended plan amendments based on the APC’s deliberations, or consider and incorporate those
comments into the draft Development Permit, as appropriate. The draft Development Permit will then be
submitted to the LTC for consideration.

Islands Trust
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NOTE: A Development Permit can only be considered by the LTC after zoning on the property has been approved.
Submitted By:

Claire Negrin, RPP, MCIP
Island Planner

December 9, 2019

Concurrence:

Stefan Cermak
Regional Planning Manager

December 10, 2019

ATTACHMENTS
1. Site Context
2. Development Permit Area 1 Guidelines
3. Application and Supporting Materials/Technical Reports

Islands Trust
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Appendix 1

ATTACHMENT 1 – SITE CONTEXT
LOCATION
Legal Description
PID
Civic Address

Lot 2, Section 4, Range 3 East, North Salt Spring Island, Cowichan District, Plan
23507
003-106-756
154 Kings Lane

LAND USE
Current Land Use
Surrounding Land Use

Medical Offices
Abutting properties to the west and south west are within the ALR.
The property to the north has residential with significant outdoor storage abutting
the subject property.
Properties to the south and east are residential.
The Greenwoods Complex Care Facility and the Lady Minto/Gulf Islands Hospital are
located one block south of the subject property.

HISTORICAL ACTIVITY
File No.
SS-TUP-2009.2

SS-RZ-2011.4
SS-DP-2013.2
SS-DP-2015.5
SS-RZ-2018.4
SS-CL-2019.6
SS-DP-2019.4

Purpose
TUP Renewal - To allow medical office services for more than two medical
practitioners and not exceeding five medical practitioners within the existing
building.
Rezoning C5 & R6 zoned property to allow medical clinic with accessory medical
uses and residential second floor
Construction of 2 buildings for prof. & retail medical. Permit Issued 2013-11-05
2-year DP Extension for King's Lane Medical Clinic
Proposal to allow Affordable Seniors' Residence Facility
Water Supply for Meadowlane Complex
Constructing a 48-Unit Seniors Facility in DPA1

POLICY/REGULATORY
Official Community Plan
Designations
Land Use Bylaw
Other Regulations
Covenants
Bylaw Enforcement

Ganges Village Upper designation
Development Permit Area 1
Community Facility 1 zone variation (d) (CF1(d))
Not Applicable
No covenants are registered on title.
No bylaw enforcement files have been opened on this property.

\\islandstrust.local\DFSMain\EDM\09 Current Planning\12 SS\3160 DP\25 Applications (P)\2019\SS-DP-2019.4 - 154 Kings Lane\06 Staff
Reports\Site Context.docx
Islands Trust
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SITE INFLUENCES
Islands Trust Conservancy
Regional Conservation
Strategy
Species at Risk
Sensitive Ecosystems

There are no conservation lands on or near the subject property.
Not Applicable
No species at risk critical habitats are recorded on or near the subject property.
No Sensitive ecosystems are present on the property. The southwest property
line contains a young forest ecosystem, shown below.

Ecosystem
Rural

Developed

Young Forest

Agriculture

Hazard Areas
Archaeological Sites
Climate Change
Adaptation and Mitigation
Shoreline Classification
Shoreline Data in TAPIS

Islands Trust

No hazardous areas are recorded on the property.
No archaeological sites are recorded on the property.
Subject property is located 52 – 58 metres above current sea level.
Highest road access to the property reaches as low as 40 metres above current
sea level (Lower Ganges Road).
Not Applicable
Not Applicable

Staff Report
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Appendix 2
E.1

DEVELOPMENT PERMIT AREA 1 - ISLAND VILLAGES

E.1.1

Description of Permit Area and Exemptions

E.1.1.1

Development Permit Area 1 is shown on Map 16. It is designated according to Section 879(1)(e) of the
Municipal Act to identify objectives and guidelines for the form and character of commercial, industrial or
multi-family residential development in the Area. It is also designated according to Section 879 (1)(b) to
protect development from hazardous conditions that could result from changes to stormwater drainage.
Finally, Development Permit Area 1 is designated according to Section 879 (1) (c) for the protection of
farming on nearby lands.
Background Note: The official version of Map 16 is drawn at a scale of 1:20,000 and is available through
the offices of the Islands Trust. The page size version of Map 16 attached to this Plan has been included for
convenience.

E.1.1.2

All development in this Development Permit Area is exempted from the requirement to obtain a
Development Permit, except:
a.
b.
c.

d.
e.
f.
g.
h.

E.1.1.3

E.1.2

subdivision of land zoned for commercial, industrial or multifamily use.
subdivision of land that adjoins agricultural land or that drains into agricultural land.
new construction or alterations to existing buildings on land zoned for commercial, industrial or multifamily use if the new development is of a size that must provide off-street parking (according to local
bylaws) or if the new development would change the capacity of an existing parking lot.
installation of plastic backlit signs, of signs that do not comply with the local sign bylaw, or of signs
that are to be placed more than 5 m above the ground.
development of a parking lot with more than ten spaces for commercial, industrial or multi-family
residential use.
construction of institutional buildings that would create more than 280 m 2 of new impervious surface.
Only the guidelines in section E.1.10 apply to such construction.
alteration of the existing drainage regime on properties that adjoin or drain into agricultural land.
removal of vegetation within 3 m of agricultural land (excluding the emergency removal of a
hazardous tree).

While guidelines about form and character do not apply to institutional developments, local institutions are
encouraged to consider these guidelines when developing large projects within the Area.
Reasons for this Development Permit Area
The villages of Salt Spring Island function as commercial, social and cultural centres of the community.
Existing zoning means there is considerable potential for these activities to continue to grow in village areas.
Development Permit designation will guide the community's most significant, concentrated and visible new
development so that it is compatible with existing buildings, with the natural environment and with
community objectives for villages.
Zoning within the Area allows a high density of development which is expected to result in the creation of
large new areas of impervious surfaces. In the past, such development has changed natural patterns of
stormwater drainage and resulted in flooding or erosion of downslope properties.

Salt Spring Island Local Trust Committee
Official Community Plan Bylaw No. 434 – Volume 2 (Consolidated)
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This Development Permit Area is adjacent to land that is within the Agricultural Land Reserve or that has been
traditionally used for agricultural activities. The higher densities of development permitted in this Area could
have negative effects on nearby agricultural activities, if that development is not carefully managed. By paying
attention to the design of development in this Area, the potential for on-going conflicts between agricultural
activities and higher density developments can be minimized.
This Development Permit Area also includes three properties outside of village areas that are currently zoned
for multifamily development. Objectives for the development of these properties are similar to those for village
multifamily zones.
E.1.3

Objectives of this Development Permit Area

E.1.3.1

To encourage the development of attractive, compact villages that harmoniously combines commercial,
residential, cultural and recreational facilities in a way that encourages pedestrians and enhances village
economies.

E.1.3.2

To protect and enhance views of harbours and uplands, and provide pedestrian access to parklands and
shorelines.

E.1.3.3

To encourage creative designs that continue to reflect the diversity and richness of Salt Spring Island. To
avoid design controls that would make island villages appear architecturally sterile or contrived.

E.1.3.4

To ensure that large new village developments are compatible with the natural, rural character of the island.

E.1.3.5

To keep the secure character of villages.

E.1.3.6

To encourage the use of local artisanship and materials.

E.1.3.7

To encourage new multifamily developments to provide for privacy, security, quiet and a sense of
community in keeping with their intended use.

E.1.3.8

To protect property owners from flooding or detrimental changes to stormwater runoff, flow regimes or
quality that can result from the construction of new impervious surfaces on upslope properties.

E.1.3.9

To protect nearby agricultural lands (including their water supplies) and to reduce the potential for conflicts
between agricultural activities and higher density settlement areas.

E.1.4

Guidelines for General Site Design, Building Location and Access
Background Note: Development Permits that are issued for developments in this Development Permit Area
could contain conditions that are based on the following guidelines. Not all guidelines will apply to every
permit. Permits will not contain conditions that are unrelated to these guidelines. The conditions on a
Development Permit will not prevent a property from being used as the local zoning bylaw allows.
General Guidelines

E.1.4.1

All commercial, industrial and multifamily sites should be designed to reduce impacts on neighbouring
properties, on-site residential areas and public places, including the sea. Particular attention should be paid
to locating and screening loading docks, waste containers, propane tanks, air-conditioning units and other
service areas to reduce noise and visual impacts. This guideline is particularly important for development
next to schools and hospitals.

E.1.4.2

All commercial, industrial and multifamily developments should be designed so that the obstruction of views
from neighbouring properties is minimized.

E.1.4.3

Additions to existing commercial and multifamily buildings should maintain the existing building setbacks
from the street, unless such setbacks are markedly different from the general neighbourhood pattern.

Salt Spring Island Local Trust Committee
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E.1.4.4

Major new commercial, industrial and multi-family developments should include construction of a sidewalk
or walking path on adjacent road rights-of-way. All sidewalks and internal site circulation routes should
ensure barrier-free access.
Background Note: Construction of sidewalks or other parts of a development on road rights-of-way requires
the approval of the Ministry of Transportation and Infrastructure.

E.1.4.5

Site access to commercial and multi-family developments should encourage use by pedestrians and
cyclists. Internal circulation routes for pedestrians and cyclists should be segregated from vehicular routes,
with an emphasis given to pedestrian and cyclist safety over vehicular convenience if necessary. Site plans
of large new developments should show how transit stops could be accommodated in the future. Site
access in Ganges Village should be arranged to coordinate with the Ganges Public Pathway System,
including the seawalk. Potential routes for the system are shown in a conceptual way on Map 17.

E.1.4.6

Commercial developments should provide structures
for the convenient and secure parking and locking of
bicycles, close to and visible from the adjacent streets.
Such structures should not obstruct pedestrian
movement on the site.

E.1.4.7

Where appropriate, buildings in the Ganges Village
Core, Channel Ridge Village Core and in Fulford
Harbour should be connected with arbours, courtyards
and pathways to make them inviting to pedestrians.
Along pedestrian routes, attractive public seating and
resting areas should be incorporated into project
designs.

E.1.4.8

Where possible, buildings should be sited and
designed in a way that maximizes solar gain and
reduces energy loss. Obstruction of solar gain on
surrounding properties should be minimized.

Guidelines for specific village locations and situations
E.1.4.9

To ensure a compact and pedestrian-oriented
commercial area in village cores, new commercial
developments in the Ganges Village Core, the Channel
Ridge Village Core and in Fulford Harbour Village
should ideally be located with no or little setback from
the front property line.
Minor variations could be
included to provide small public spaces and pedestrian
amenities along the streetfront. Exceptions to this
guideline could be considered:

Salt Spring Island Local Trust Committee
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a.

On Hereford Avenue in Ganges where greater setbacks could reflect the location of existing
structures. Building setbacks along Hereford Avenue should show a transition between new and old
structures that enhances pedestrian use, and includes public space and amenities.

b.

On waterfront properties in the Ganges Village Core and in Fulford Harbour Village, where
developments should be oriented towards the harbours and parking should be located upland of the
principal use on the property.

Background Note: Building construction within 4.5 m of a public road right of way will require the approval of
the Ministry of Transportation and Infrastructure.
E.1.4.10 Where commercial developments have street frontage in the Ganges Village Core, Channel Ridge Village
Core and Fulford Harbour Village, the main floor should be preferably occupied by retail stores, restaurants,
and personal service uses in order to maintain the interesting and lively commercial character of the
villages. Most new business and professional offices and residential units should ideally be located on the
upper levels of commercial developments or on a side of the building without street frontage. Access for the
disabled to upper levels should be considered.
E.1.4.11 To avoid the appearance of strip development along Lower Ganges Road in Ganges Village, new
developments with frontage on Lower Ganges Road north of Upper Ganges Road should be setback 7.6 m
from Lower Ganges Road and should maintain an effective vegetation screen between structures or parking
lots and the road, with minor breaks for access only. Where no other frontage exists, buildings should be
oriented inward around a central court. Where a secondary frontage exists with access to Lower Ganges
Road, building access should be from the secondary frontage, and building orientation should be either
inward or oriented to the secondary frontage. Where commercial parcels lie between Lower Ganges Road
and a residential street, all access should be developed from Lower Ganges Road, to buffer the residential
area from commercial traffic.
Additions to existing commercial development along Lower Ganges Road should use special creative
efforts to avoid continuance of the existing "strip mall" appearance. Parking and shop fronts should be
screened from Lower Ganges Road with generous landscaping buffers and islands. Use of designs that
face the interior of the parcel with an inner court and using scales of traditional village streetscapes should
be considered.
E.1.4.12 New commercial and multi-family developments along Upper Ganges Road in the Ganges Village Core,
along Fulford-Ganges Road in Fulford Harbour Village and along roads entering Channel Ridge Village
should enhance the entry into these villages. Parking should be screened by vegetation or structures so
that it is not visible from those entering the villages. Care should be taken that buildings in these areas
create a sense of entry and do not present an unattractive appearance to those entering the villages.
E.1.4.13 Developments along the boundary between the Upper Ganges Village and Ganges Village Core
subdesignations should encourage pedestrian linkages between these two areas.
E.1.4.14 Developments in Channel Ridge Village and Fulford Harbour Village should include landscaping
arrangements that contribute to a comprehensive pathway system similar to the Ganges Public Pathway
System. Development in the Channel Ridge Village Core should be focussed on a central village green
linked to the pathway system. Recommended walkways for Fulford Harbour Village are shown on Map 18.
E.1.4.15 Development along Ganges and Fulford Harbours should be oriented towards village harbours. In Ganges,
it should incorporate the seawalk portion of the Ganges Public Pathway System as an integral part of its
design (consistent with the plan shown on Map 17). Windows, doorways, patios, decks and pathways
should be positioned to overlook and provide for pedestrian access to the harbour and seawalk.

Salt Spring Island Local Trust Committee
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E.1.4.16 All development in the Ganges Village and Fulford Harbour Village Designations should be located so as not
to interfere with existing harbour views from public areas and roadways. Particularly important harbour
views to be preserved in Ganges include those from Upper and Lower Ganges Roads, the foot of Park
Drive, Rainbow Road and Fulford-Ganges Road, Centennial Park and Gasoline Alley. Views to be
preserved in Fulford Harbour include those from Fulford-Ganges Road and from Beaver Point Road.
E.1.4.17 Developments next to Ganges and Fulford Harbours should be massed in a way that allows sea view
corridors to remain between parts of buildings. Development of Channel Ridge Village should maximize
views of Stuart Channel. Consideration should be given to designs that dramatize the view by framing, or
that use transparent features such as lattice work, breezeways and colonnades to retain the sea view.
E.1.4.18 Developments adjoining agricultural lands should be designed to minimize conflicts with that land. The
location of access roads, the siting of structures, and the layout of subdivisions should follow the guidelines
that have been developed by the Ministry of Agriculture and Lands and the Agricultural Land Commission as
a guide to implementing the Farm Practices Protection (Right to Farm) Act (MAFF, 1996). Site designs
should allow for a vegetated buffer, as outlined in Guideline E.1.7.22.
Guidelines for multi-family developments
E.1.4.19 Developments should have staggered or recessed entrances that allow for privacy. Clusters of duplexes are
preferable, so that each dwelling unit has more than a front and rear view from the interior. Clusters should
use asymmetrical designs to avoid the appearance of "row housing" or "mirror image" units.
E.1.4.20 On through streets, the building setback required by local bylaws should be maintained so that a buffer
remains for homes. On non-through streets, a variance of the setback could be requested (e.g. to 3 to 4.5
m), to encourage human activity and create a lively, occupied character to the street.
E.1.4.21 Where developments are designed for families or seniors, all units should have direct access from the
ground level. However, developments that provide special needs housing or affordable seniors’ supportive
housing may consist of two-storey complexes, if all dwelling units for seniors and those with special needs
have ground level access or can be accessed by elevators.”
E.1.4.22 Space should be provided for private and common storage and for a convenient mail kiosk.
E.1.4.23 Developments that are to be strata-titled should show the way that their required parkland dedication will be
incorporated into the site design.
E.1.4.24 Internal circulation routes should integrate dwelling units with common open space and play areas and with
public walkways such as the Ganges Public Pathway System. Particular attention should be paid to the
development or maintenance of safe and effective pathways between multifamily developments and
schools, public institutions and village services.
E.1.4.25 Developments that provide special needs housing or seniors’ supportive housing should incorporate
appropriate design elements such as those outlined in Appendix B – Supportive Housing Design
Considerations, of the document entitled “Supportive Housing for Seniors, A Policy and Bylaw Guide”,
prepared by the B.C. Ministry of Community Development in July, 1999. Where necessary to accommodate
such design elements, other design guidelines of this Development Permit Area may be relaxed or varied by
the Salt Spring Island Local Trust Committee.
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E.1.5

Guidelines for Offstreet Parking Lot Location and Design
Background Note: All parking lot access and egress points, including those for offsite parking lots, must be
approved by the Ministry of Transportation and Infrastructure.

E.1.5.1

The preferred location for a parking lot is behind the building it serves, so that the lot cannot be seen from
the main street on which the building is located. If parking behind a building is not possible, streetfront
parking lots should be designed with a maximum street frontage of 10 m and an effective landscape screen.
Developments on Ganges or Fulford Harbours should be considered as exceptions to this general guideline
so that buildings (rather than parking lots) are located immediately next to the harbour. In these situations,
parking lots would have street frontage but should be well screened from the street and incorporate effective
and attractive facilities for pedestrians to access the harbour.

E.1.5.2

To avoid an urban or "strip mall" appearance in island villages, parking lots should not be located on a
corner lot or between a building and the
adjacent sidewalks.

E.1.5.3

S

Parking lot access lanes should be located and
designed to reduce breaks along the street wall
and to reduce accesses that cross sidewalks.
Entrances from secondary frontages or from
rear lanes are preferred. Parking lots should
hold all vehicular manoeuvring requirements for
entry and exit to and from individual parking
spaces.

Ul

Preferred

£ED

Avoid

an

rm
tTD

n
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Cars back out into Traffic

E.1.5.4

Offstreet parking spaces should not be located
so that cars must exit or manoeuvre by backing
over a sidewalk or other pedestrian route.

E.1.5.5

In Ganges, between Jackson Avenue and
and pull forward to / Lower Ganges Road, new developments
merge with traffic
proposed along the north side of McPhillips
Avenue, both sides of Hereford Avenue and the
south side of Rainbow Road should allow for the development of a rear lane way (where topography
permits) that provides access to parking lots in the rear and minimizes access breaks along the streets.
The lane way should be about 7.5 m in width and should be landscaped and paved to make it an attractive
pedestrian route. Consideration could be given to using arcades, hidden courts or other architectural
features that would encourage development of secondary retail frontage along the lane.

Cars turn on site

^ 9

^

E.1.5.6

Parking spaces for the disabled should be plentiful, prominently marked and carefully located for maximum
convenience and proximity to accessible building entrances and weather protection features. If necessary,
exceptions to the guidelines for parking location may be made to maximize convenience for the disabled.

E.1.5.7

Part of the parking required for commercial developments could be located in a parking lot on another
property, provided the following conditions are met besides the ones listed above:
a.

The offsite parking lot is within a convenient walking distance (up to about a half a kilometre) of an
entrance to the building it serves. Larger parking lots in the Ganges Village Core should be located to
the west of Jackson Avenue.

b.

Offsite parking lots for commercial uses are to be located on properties that are immediately next to
the commercial use or on more distant properties zoned for non-residential use.

c.

Offsite parking lots must be exclusively dedicated and secured with a legal agreement that is in place
before issuance of a building permit and continues for the life of the building served.
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d.

Parking spaces for the disabled are not to be located offsite.

e.

Signs showing the location of offsite parking should be clearly visible from streets next to the building
being served. Such signs may not be necessary if the offsite parking lot is to be used primarily by
tenant employees as a condition of lease.

E.1.5.8

Parking lots should not generally consist of more than thirty spaces, unless a considerable amount on midlot landscaping is incorporated into the design. Parking lots in the existing commercial part of Fulford
Harbour Village should not generally consist of more than fifteen spaces. Where development requires
more spaces, parking should be located in discontinuous areas or be separated by generous landscaping.

E.1.5.9

Parking should only be at ground level or below.

E.1.5.10 Areas should be provided for the loading and unloading of trucks. Sites should allow delivery trucks to
manoeuvre without having to block or back onto an adjacent street, parking aisle or pedestrian route.
Emergency vehicles should be able reach all parts of the development easily.
E.1.5.11 Multi-family developments should provide parking in locations that minimize walking distances for residents.
However, designs where the front elevation of units is dominated by a garage door or parking pad should
be avoided. Parking areas located along the front elevation of units should be well screened by vegetation.
Parking for visitors should be located close to project entries and should be assigned and marked as visitor
parking. Screened parking should be provided for the storage of recreational vehicles and boats.
E.1.6

Guidelines for Building Form
HEIGHT

E.1.6.1

Building height should be in keeping with local bylaws and neighbouring structures. If a third storey is
allowed by zoning for residential use, it should be located as a half storey. In such a situation, a building
height variance up to 10.6 m could be requested, provided other design aspects work to reduce the
apparent mass of the structure.
SCALE, MASSING and MODULATION

E.1.6.2

Horizontal building modulation and articulated facades should be used to reduce the apparent mass of
buildings facing the street. They should create a pedestrian scale and interest along adjacent sidewalks and
along the Ganges Public Pathway System. To enhance village vitality, consideration should also be given to
creating secondary retail frontage along arcades and at the rear of buildings. These ideas should especially
be considered where buildings are next to the Ganges Public Pathway System.

E.1.6.3

On slopes, horizontal modulation (stepped structures) should be used so the building conforms to the site.

E.1.6.4

Existing site topography and landscape should not be significantly altered and should be complemented by
proposed structures.

E.1.6.5

Development next to Ganges and Fulford Harbours should be designed to conform to rather than conceal
the natural contours of the harbour. Where zoning allows structures to extend over the water surface, the
maximum height should not exceed 7.6 m above sea level at the natural boundary of the sea.

E.1.6.6

New buildings should not have a street frontage width more than 2.5 times their height. Buildings with
extensive street frontage should avoid long homogenous facades. They should have a scale, size, massing,
shape, roof line and exterior finish that is sufficiently varied and articulated as to give the impression of
separate small units, rather than a large mass.

E.1.6.7

The existing "rhythm" of buildings along street frontages should be respected. Buildings that replace
existing structures should retain the original width of the front elevation and the spacing between buildings.
In Fulford Harbour particularly, the size, spacing, front elevation width and orientation of buildings along
Fulford-Ganges and Morningside roads should be retained by any new development.
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E.1.6.8

In Ganges Village, new development along Lower Ganges Road north of Upper Ganges Road, should be
massed with articulation and rhythms similar to existing non-commercial development. The development of
a commercial strip appearance along the road should be avoided.

E.1.6.9

Landmark buildings should not be created in island villages.
ROOF DESIGN

E.1.6.10 To encourage use of the village during all seasons, continuous weather protection should be provided for
pedestrians along sidewalks. The minimum width should be 1.5 m.
E.1.6.11 All roof-top mechanical equipment (satellite dishes, air-conditioning) should be screened from view.
WINDOW AND DOOR DESIGN
E.1.6.12

Large areas of curtain-wall glazing should not be used.

E.1.6.13 The use of handcrafted doors made by local artisans is encouraged.
DETAILS
E.1.6.14 The use of imaginative, handcrafted products of local craftspeople is encouraged. In Fulford Harbour
Village particularly, natural and "found" materials should be incorporated into exterior details by local
artisans, in keeping with existing development. More conventional or formal materials should be avoided.
E.1.6.15 A pleasant pedestrian environment in villages should be enhanced by pedestrian-oriented features.
E.1.6.16 Development along Ganges and Fulford Harbours should incorporate and retain existing docks, wharves
and buildings that reflect traditional harbour uses such as freight storage and fishing fleet service.
E.1.6.17 All portions of a building should be authentic, functional space - artificial or contrived architectural features
(for example, artificial lighthouses, windmills or turrets) should not be included in building designs.
E.1.6.18 Blank walls visible from pedestrian routes or roadways should be treated with landscaping, architectural
features or artwork. At least half of the surface should be covered.
E.1.6.19 Large new developments should have their electrical and telephone connections provided underground.
E.1.6.20 Facilities should be provided for convenient, barrier-free access for the disabled.
E.1.7

Guidelines for Landscaping and Parking Surfaces

E.1.7.1

Informal, natural landscaping that gives a native appearance is encouraged as opposed to formal,
decorative plantings. Hard surfacing should not be used as a substitute for vegetation.

E.1.7.2

Landscaping adjacent to Ganges and Fulford Harbours should be left in as natural a state as possible.
Existing trees should be incorporated. Designs should display natural features such as attractive rock
outcroppings, tidal pools and mature trees.

E.1.7.3

Plant materials should be durable, low-maintenance types. Care should be taken not to obscure sight lines
at intersections and parking lot entrances.

E.1.7.4

Landscaping should be used to as an integral part of developments and should help in the function and
organization of a site; to create the sense of entry into buildings and to define and enliven public spaces.
While screening of unattractive building features is important, landscaping should be designed to ensure a
broader function.
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E.1.7.5

Soft landscaping should cover a minimum of 40% of parcel areas in multifamily residential developments
and at least 20% of the parcel area in commercial and industrial developments. Developments that provide
special needs housing or affordable seniors’ supportive housing may have a reduced area of soft
landscaping if necessary to accommodate special facilities, providing that neighbouring properties are
buffered by a vegetation screen and that parking lots are landscaped as outlined in Guideline E.1.7.16. The
area calculated as soft landscaping does not include parking areas, vehicle lanes and manoeuvring areas,
private open space and adjacent boulevards on public lands.

E.1.7.6

All landscaping work on major new developments should meet the British Columbia Landscape Standard
published by the British Columbia Society of Landscape Architects and the British Columbia Nursery Trades
Association and should be covered by a performance bond for a period of one year from the date of final
installation, in order to ensure survival or replacement of plantings. All landscaping should be maintained in
perpetuity.

E.1.7.7

All hard and soft landscaping and paving, including sidewalks, pedestrian amenities, street furniture, cycle
racks and parking lot lines on major new developments should be installed prior to issuance of any building
occupancy permit. A letter of credit should be deposited for an amount equal to 150% of the cost of the
work to be completed.

E.1.7.8

Plant materials should be chosen with a view to conserve water.

E.1.7.9

Landscaping next to creeks within villages should be left natural and wild to retain fish habitat. Species with
a high water demand or that may require the use of pesticides or fertilizers should not be located in this
area. Bark mulches and impermeable landscape fabric should not be used. Landscaping should be
consistent with guidelines in Development Permit Area 4.

E.1.7.10 Special care should be taken to retain existing vegetation and incorporate it into new development.
Particular attention should be paid within Channel Ridge Village to the preservation of Garry Oak and
Arbutus trees and to the unique habitat that surrounds them.
E.1.7.11 Other existing natural site features such as rock formations and ground contours should be preserved.
E.1.7.12 Care should be taken to ensure that new landscape features enhance, but will not block existing ocean
views from roads and public areas as they mature.
E.1.7.13 Fencing should be natural in appearance and coordinated with the design of the main building. Appropriate
materials are those that reflect a natural, locally crafted character, such as local stone, heavy timbers or
local wood.
E.1.7.14 The use of trees and other vegetation along roadways in a manner that "crowds" the street, and causes
automotive traffic to slow is strongly encouraged.
E.1.7.15 Deciduous boulevard trees should be included with a spacing of 10 m in all large new commercial and multifamily projects in Ganges Village with frontage on Fulford-Ganges and Lower Ganges Roads.
E.1.7.16 Parking lots should be carefully landscaped to screen them from adjacent streets and land uses, to provide
shade and to avoid large expanses of uninterrupted asphalt. The following landscape guidelines apply
specifically to parking lots, including off-site parking lots:
a.

Parking lots with street frontage should be screened by a landscaped strip with a minimum width of 3
m. The perimeter of parking lots should also be screened with a minimum width of 2 m.

b.

Parking lots with more than 10 spaces should include interior landscaping islands and peninsulas that
occupy at least 5 per cent of the lot area besides the street frontage and perimeter strips. Irregular
shapes of parking islands are encouraged, especially those incorporating existing vegetation naturally
and informally.

c.

Reductions in parking space requirements may be requested to accommodate adequate parking lot
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landscaping.
d.

The use of permeable parking materials such as "hard grass" is strongly encouraged to soften the
visual effect of parking lots and minimize changes to site drainage.

E.1.7.17 Parking lots should be surfaced and lined before issuance of an occupancy permit to ensure efficient use.
Alternatives to paving such as interlocking or permeable pavers are encouraged. Unpaved parking lots may
be considered in some locations provided lots have less than 10 spaces and other techniques are used to
ensure efficient use. Unpaved parking lots are encouraged in Fulford Harbour Village. Driveways providing
access to multifamily developments should employ speed control devices at entries.
E.1.7.18 Sidewalks, patios and decks should be constructed of natural materials or interlocking pavers. Brushed
concrete and asphalt should be avoided. In Fulford Harbour in particular, sidewalks should be carefully and
creatively designed to ensure that the informal and somewhat irregular character of the village is retained.
E.1.7.19 Pathways that form part of the Ganges Public Pathway System should usually consist of natural materials.
Pathway width should be a minimum of 1 m.
E.1.7.20 All multifamily developments should include landscaped areas for individual and group activities of a
recreational or social nature. At least 9 m 2 of private open space should be provided for each dwelling unit.
Developments that provide special needs housing or affordable seniors’ supportive housing may provide
less private open space, if areas for outdoor group activities are provided.
E.1.7.21 Multifamily developments designed for families should also include at least 2.5 m2 of children's play area for
each bedroom in the development, excluding master bedrooms.
E.1.7.22 Where the property being subdivided or developed adjoins agricultural land, a vegetated buffer is to be
planted or retained. The buffer should usually be at least 3 m wide and should be consistent with the
Landscaped Buffer Guidelines (ALC, 1993) developed by the Agricultural Land Commission. The buffer
area should be protected from disturbance by a covenant.
E.1.8

Guidelines for Lighting

E.1.8.1

Lighting of commercial and industrial sites should be kept to the minimum necessary for pedestrian safety
and visibility. A low level of light should be maintained in the night time atmosphere of villages. Lighting in
parking lots should be adequate for security purposes.

E.1.8.2

Light fixtures on commercial and industrial sites should be carefully chosen to focus light on the area to be
illuminated. The spillage of light into onsite residential areas, neighbouring properties, streets or other public
areas including the sea should be avoided. Fixtures should not result in glare when viewed from residential
areas that overlook villages.

E.1.8.3

Light fixtures should be simple and unobtrusive in design. The use of indirect lighting mounted on the fronts
and sides of village buildings is encouraged.

E.1.8.4

Incandescent fixtures are preferred.

E.1.8.5

Light fixtures mounted on masts or walls should be pedestrian in scale and should not exceed 3.5 m in
height.

E.1.8.6

Lighting should be provided along the Ganges Public Pathway System. Light fixtures provided along the
seawalk portion of the System should be of consistent height and design.

E.1.8.7

Flashing or strobe lights should not be used to attract attention to commercial uses.
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E.1.9

Sign Guidelines

E.1.9.1

Signs should be coordinated with buildings in terms of location, scale, materials, finishes and colours.

E.1.9.2

Signs should be kept to the minimum size and number needed to inform and direct residents and visitors.
Sign size and lettering should not exceed that necessary to direct pedestrians and slow-moving traffic:
letters should rarely exceed 20 cm in height; the area of individual signs should rarely exceed 2.5 m 2. Total
permitted sign area should not exceed that permitted by local bylaw.

E.1.9.3

All signs should be kept at a pedestrian viewing level. They should not obstruct pedestrian traffic. Some
exceptions to the guidelines in this Section may be considered for marine-oriented businesses which offer
services to marine traffic. However care must be taken to ensure that the character of the harbour as
viewed from the sea is not dominated by commercial signs.

E.1.9.4

Signs should be constructed of natural materials, preferably with a handcrafted look. Plastic, back lit signs
should not to be used, especially those dominated by product logos and trademarks.

E.1.9.5

Front-lit signs with soft light levels are preferable.

E.1.9.6

Signs should not move or be audible. They should not incorporate lighting that moves or flashes or gives
the impression of doing so. Neon lighting should not be used outside buildings.

E.1.10 Guidelines regarding Stormwater Drainage and Water Pollution
E.1.10.1 New commercial, industrial, institutional and multi-family residential developments that will create more than
280 m2 of new impervious surfacing should include a report prepared by a Professional Engineer that
determines the extent of changes to the natural drainage. It should identify any conditions that should be
incorporated into the development permit to protect property from flooding, erosion or from other
undesirable impacts as the result of changes to stormwater runoff. Particular attention should be paid to
ensuring that drainage changes will not result in detrimental impacts such as flooding or reduced
groundwater availability on agricultural lands or watercourses that either adjoin the development or are
located in the same watershed.
E.1.10.2 Developments that would create less than 280 m2 of impervious surface area should not alter drainage in a
way that would cause detrimental impacts on other properties, including agricultural land. The Local Trust
Committee could request that a drainage plan be prepared by a Professional Engineer to assist it in
establishing development permit conditions related to drainage,
E.1.10.3 Development should not result in the pollution of surface or groundwater supplies. Particular care should be
taken to ensure that there are no detrimental impacts on agricultural land or to fishbearing watercourses
because of water pollution.
Note: Applicants are referred to B.C. Ministry of Environment, Lands and Parks (1992) for mechanisms to
minimize storm water pollution in a manner that will meet the objectives and guidelines of this Development
Permit Area.
Illustration and Information Sources for Development Permit Area 1:
Arendt, R. 1994
Rural by design: maintaining small town character.
Planners Press. American Planning Association, Washington, D.C.
B.C. Agricultural Land Commission 1993
Landscaped buffer specifications, Burnaby, B.C.
B.C. Ministry of Agriculture, Fisheries and Food, 1996
Strengthening farming in British Columbia.
A guide to implementation of the Farm Practices Protection (Right to Farm) Act, Victoria, B.C.
B.C. Ministry of Environment, Lands and Parks, 1992
Urban Runoff Quality Control Guidelines for British Columbia
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Salt Spring Office

Nuiuicni vsmue

200 - 1627 Fort Street
Victoria, BC V8R 1H8
Telephone: 250.405 5151
Fax: 250.405 5155
information@islandstrust.bc.ca
North Pender, South Pender, Galiano,
Mayne, Saturna, Exectutive

1 - 500 Lower Ganges Road
Salt Spring Island, BC V8K 2N8
Telephone: 250.537 9144
Fax: 250.537 9116
ssiinfo@islandstrust.bc.ca
Salt Spring

700 North Road
Gabrioia Island, BC VOR 1X3
Telephone: 250.247 2063
Fax: 250.247.7514
northinfo@islandstrust bc.ca
Denman, Gabrioia, Gambier,
Hornby, Lasqueti, Thetis

.
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Appendix 3

Victoria Office
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www.islandstrust.bc.ca

Preserving Island communities, culture and environment
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.

Toll Free via Enquiry BC in Vancouver 660 2421 Elsewhere in BC 1.800 663.7867

Development Permit Application Form
Office Use Only
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Fee Paid:

Please choose one of the following:

SS - DP- ZO A .

' 'A

File No.:

Receipt No.:

® Development Permit 0Development Permit Amendment
SECTION 1: DESCRIPTION OF PROPERTY
(AS INDICATED ON STATE OF TITLE CERTIFICATE)

Lot/Parcel 2

Plan

Block

23507

Range 3 EAST

District Lot/Section 4 COWICHAN DIST

Other Description NORTH SALT SPRING ISLAND

Street Address or General Location 164 KINGS LANE, SALT SPRING ISLAND BC, V8K 2P7
Jurisdiction and Folio Number 764-00655-015

(From Property Assessment/Tax Notice)

003-106-756

Parcel Identifier (PID)

(From State of Title Certificate)

SECTION 2: OWNER INFORMATION
(ADD ADDITIONAL PAGE IF MORE THAN TWO OWNERS)

Second Owner Information

First Owner Information

GULF ISLANDS SENIORS RESIDENCE ASSC. (GISRA)
Name
121 ATKINS RD.

Name

Street Address

Street Address

City SALT SPRING ISLAND

Region

BC

City

Postal/Zip Code V8K 2X7

Postal/Zip Code

Telephone (250)-538-1995

Telephone

Fax

A/ A

Region

Fax

E-mail

E-mail

SECTION 3: APPLICANT INFORMATION
(IF DIFFERENT FROM OWNER)

Name
City

Telephone

Tif (rttMaeur 6W) Street Address

(

\
it

Region

l<

Fax

AiA

t(

K

Postal/Zip Code
E-mail

fr

Freedom of Information and Protection of Privacy

i

Personal information contained on this form is collected under the Local Government Act for the purpose of responding!
directly connected with this application. Information on your application form may be available to the public upon req asl
legislation. Please contact a Deputy Secretary at one of the above noted offices if you have any questions

^
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The processing of your application will be delayed if it is incomplete. Please read the guide before you complete the application form.
Keep the guide for your reference during the application process. Contact a staff person for assistance.
Mail or deliver the completed application form, fee, plans and supporting material to the Islands Trust Office. The fee is payable to the
Islands Trust. Contact Islands Trust staff for the current fee prior to submitting your application as fees may change annually.

SECTION 4: Provide one full-scale, and three (3) reduced (11 x 17) copies of a detailed site plan and other drawings that must
include information in or or more of the following lists (if you are unsure which type of development permit area applies
to your application, contact planning staff at one of the offices listed on the first page of the application form).
If you are applying fora “Form and Character” development permit, include the following on your site plan (includes development
permit areas established to guide the form and character or multi-family, commercial, industrial or intensive residential developments).

fxl
[ Xl
fxl
\x\
[ Xl

existing and proposed uses on parcel

uses of existing and proposed buildings
dimensions and/or floor areas (each floor) of all existing and any proposed buildings on the property
height of existing and proposed buildings/additions

setbacks for all existing and proposed buildings to property lines, natural boundary of sea, watercourses and cliffs
setbacks of all existing and proposed septic tanks and field and wells on the property, from natural boundaries of the sea, wetlands
and watercourses

[ x] parking areas including numbered parking stalls, aisle widths, stall dimensions (where applicable)
[ xl locations and dimensions of all legal easements, covenant areas, and utility corridors on the property
| | location of all wetlands, drainage areas, ponds and topography on the property
landscaping showing existing and proposed landscaping. Also, include an estimate of the cost of landscaping, provided by a
[ xl Landscape Architect or qualified professional. This estimate will be used to determine the amount of any security required for the
development. (Alternatively, the above can be included in the site plan).

[ x] elevation plan
[ xl proposed building materials, colour scheme and other architectural details
[ xl existing and proposed signs, including locations, dimensions, proposed construction materials and colour scheme
If you are applying fora “Protection Area” development permit, provide the following on your site plan (includes development
development permit established for the protection of the natural environment and protection of development from hazardous conditions):

| | existing and proposed uses on parcel
| | height of existing and proposed building or building additions

| | setbacks for all existing and proposed buildings to property lines, natural boundary of sea, watercourses and cliffs
setbacks of all existing and proposed septic tanks and field and wells on the property, from natural boundaries of the sea, wetlands
and watercourses and any well that are on or within 50 metres of the property

|

1

locations and dimensions of all legal easements, covenant areas, and utility corridors on the property

SECTION 5: Describe the current use(s) of the land and building(s) on the property.

.

Current parcel is a 3.43 Acre site located within the DPA1 area of Salt Spring Island It resides in the upper Ganges area, and is in close proximity to
shopping, hospitals and retail services. The former site of the local bowling alley, this parcel now contains a 2500 SF Medical Clinic and an 1875 SF
upper living area (second floor) containing 2 multi-family dwelling units. The existing building is a 2 storey wood frame structure with adjacent parking to
the North.

SECTION 6: Describe the proposed development.
The proposed building is a 48 Suite Seniors Independent Living facility which also houses amenity areas fonrelSel
provided with meals and are served by a commercial kitchen and dining hall . Contained within the building ir dllol
ie
entry is an area designated 'Service Club' currently earmarked for the Sait Spring Seniors Society. The co r nAra i,
le vii
Club and administration areas are located on the main floor. 6 suites are included on the main floor, and have EefcaVate garden access courtyardsJa id
the balance of the suites reside on the 2nd and 3rd floors. The building is designed as a 3 storey wood frai u trqctpre over basement. Exterior is/
designed in a contemporary 'West Coast' vernacular, with a both a natural and engineered facade.
’

^
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SECTION 7: If you are requesting a variance, provide reasons for varying bylaw requirement(s). On a site plan prepared by a B.C.
Land Surveyor, show the existing bylaw requirement and your proposed variance with accurate dimensions.

SECTION 8 : APPLICATION COMPLETION CHECKLIST

fxl
|xl

I have included detailed site plans and elevation drawings as required in Section 4 of this application form

[x ]

I have included recent State of Title Certificate (not more than 30 days old)

fx|

I have included copies of all covenants registered against this title

I have completed all sections of this application form

[ x ] All owners listed on the title have signed the application

[x] I have included the correct fee (Contact Islands Trust staff for current fees)
IMPORTANT: Your application will not be considered complete unless it contains all of the information above.
A Note about Obtaining State of Title Certificate and Covenants: State of Title Certificate and covenants may be obtained from the
Land Title Office or through your local government agent office for a fee.

SECTION 9: OWNER'S CONSENT AND AUTHORIZATION
( Signature of all registered owners is required. For additional owners, including Strata Corporations, attach a separate sheet)

In order to assist Islands Trust Planners in the review and evaluation of my application, by signing below, I authorize the Planners
assigned to this application to enter onto the land at reasonable times, after making reasonable efforts to arrange to schedule a
convenient time for such a visit, to inspect the land. I acknowledge a right, if a convenient time can be scheduled, to accompany the
Planner on the site visit.

By signing below, l authorize the Applicant named in Section 3 of this application to represent this application:
First Consent and Authorization

^

Cori

nt and Authorization Signature

Second Consent and Authorization

Consent and Authorization Signature

/

/

Da

/

/) .

7^

f

/

Date

Contaminated Sites Regulation

Please note that pursuant to Section 4(4) of the Contaminated Sites Regulation, B.C.Reg. 375/96, site profile is not req|ri
Islands Trust. If you have any questions, please contact the Islands Trust office.
Development Permit Application

Islands Trust 2011
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Applicant Submission
MEADOWLANE INDEPENDENT LIVING
164 KINGS LANE, SALT SPRING ISLAND BC

Salt Spring Island
Local Trust Committee O.C. P
GUIDELINES FOR BUILDING FORM_DP CHECKLIST

J

E.1.6.1

c/

E.1.6.2

J

E.1.6.3

y

E.1.6.4

VIA

E.1.6.5

1/

E.1.6.6

Building height should be in keeping with local bylaws and neighbouring structures. If a third storey is
allowed by zoning for residential use, it should be located as a half storey. In such a situation, a building
height variance up to 10.6 m could be requested, provided other design aspects work to reduce the
apparent mass of the structure.

Horizontal building modulation and articulated facades should be used to reduce the apparent mass of
buildings facing the street. They should create a pedestrian scale and interest along adjacent sidewalks and
along the Ganges Public Pathway System. To enhance village vitality, consideration should also be given to
creating secondary retail frontage along arcades and at the rear of buildings. These ideas should especially
be considered where buildings are next to the Gan :es Public Pathway System.
On slopes, horizontal modulation (stepped structures) should be used so the building conforms to the site.
Existing site topography and landscape should not be significantly altered and should be complemented by
proposed structures.
Development next to Ganges and Fulford Harbours should be designed to conform to rather than conceal the
natural contours of the harbour. Where zoning allows structures to extend over the water surface, the maximum
height should not exceed 7.6 m above sea level at the natural boundary of the sea.
New buildings should not have a street frontage width more than 2.5 times their height. Buildings with
extensive street frontage should avoid long homogenous facades. They should have a scale, size, massing,
shape, roof line and exterior finish that is sufficiently varied and articulated as to give the impression of
separate small units, rather than a large mass.
The existing "rhythm of buildings along street frontages should be respected. Buildings that replace
existing structures should retain the original width of the front elevation and the spacing between buildings.
In Fulford Harbour particularly, the size, spacing, front elevation width and orientation of buildings along
Fulford-Ganges and Morningside roads should be retained by any new development.
In Ganges Village, new development along Lower Ganges Road north of Upper Ganges Road, should be
massed with articulation and rhythms similar to existing non-commercial development. The development of
a commercial strip appearance along the road should be avoided.
Landmark buildings should not be created in island villages .
To encourage use of the village during all seasons, continuous weather protection should be provided for
pedestrians along sidewalks. The minimum width should be 1.5 m.
All roof-top mechanical equipment (satellite dishes, air-conditioning) should be screened from view
11

E.1.6.7

m

E.1.6.8

7

E.1.6.9

<y

E.1.6.11
E.1.6.12
E.1.6.13

y

WA

E.1.6.10

E.1.6.14

Comments

Guideline for Building Form

#

.

Large areas of curtain-wall glazing should not be used
The use of handcrafted doors made by local artisans is encouraged.
The use of imaginative, handcrafted products of local craftspeople is encouraged. In Fulford Harbour
Village particularly, natural and "found” materials should be incorporated into exterior details by local
artisans, in keeping with existing development. More conventional or formal materials should be avoided.

Building height is in keeping with the neighbouring tnree-storey Greenwoods
Brahaven, and other multi-family buildings on Salt Spring Island. The perceived scale
of the building is minimized through design features including a well articulated
facade, a varied material palette, and stepping back of the building footprint at
grade where the development meets Kings Lane providing a covered walkway from
the street.
Design conforms to guideline. See comment above.

The site is relatively flat except for the West side in the BC Hydroe R.O. W. which
banks up steeply. This landscape feature will be maintained and developed as a
garden area for use by residents and the public.
The portion of the site under consideration for new construction has for the most
part been cleared by previous developments. Existing significant landscape features
including the green strip to the south will be maintained.
N/ A

The L shape of the building minimizes the extent of street frontage along Kings
Lane. The exterior expression of this elevation is well articulated and materially
varied to reduce perceived scale.

The street frontage of proposed Meadowbrook development is similar (slightly
smaller) than the adjacent Clinic, and the siting of the building allows for a much
larger than required setback between the new development and neighbouring home
to the East.
N/ A

Meadowbrook is not intended to be a landmark building.
A 1.5 m covered pedestrian walkway is provided from street to main entry.
Roof-top mechanical will be screened.
No curtainwall is used on this project.
N/ A. Handcrafted doors do not meet BC Building Code requirements for this project
Extensive use of human scale wood details, such as four-post glulam columns and
fir soffited canopies lend a handcrafted feel to the building. GISRA is looking at
options for including the work of local artists and artisans in the development.
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Applicant Submission
MEADOWLANE INDEPENDENT LIVING
164 KINGS LANE, SALT SPRING ISLAND BC

Salt Spring Island
Local Trust Committee O.C. P
GUIDELINES FOR BUILDING FORM _DP CHECKLIST

#

A pleasant pedestrian environment in villages should be enhanced by pedestrian-oriented features.

J

E.1.6.15

Am
u/

,/

E.1.6.18

Development along Ganges and Fulford Harbours should incorporate and retain existing docks, wharves
and buildings that reflect traditional harbour uses such as frei iht storage and fishin fleet service.
All portions of a building should be authentic, functional space - artificial or contrived architectural features
Tor exam ; le, artificial li .hthouses, windmills or turrets should not be included in buildin g desi : ns.
Blank walls visible from pedestrian routes or roadways should be treated with landscaping, architectural
features or artwork. At least half of the surface should be covered.

E.1.6.19

Large new developments should have their electrical and telephone connections provided underground.

E.1.6.16
E.1.6.17

y

' E.1.6.20
E.1.7.1

m

E.1.7.2

7

E.l.7.3

E.1.7.4

y

c

Comments

Guideline for Building Form

/

E.1.7.5

i edestrian oriented features including a new sidewalks, a garden path, and
connection to the Island Pathways network have been included into the proposed
development.

N/A

,

Facilities should be provided for convenient, barrier-free access for the disabled.

Informal, natural landscaping that gives a native appearance is encouraged as opposed to formal,
decorative :jlantin:;s. Hard surfacim ; should not be used as a substitute for vegetation.
Landscaping adjacent to Ganges and Fulford Harbours should be left in as natural a state as possible.
Existing trees should be incorporated. Designs should display natural features such as attractive rock
outcroppings, tidal pools and mature trees.
Plant materials should be durable, low-maintenance types. Care should be taken not to obscure sight lines
at intersections and parking lot entrances.
Landscaping should be used to as an integral part of developments and should help in the function and
organization of a site; to create the sense of entry into buildings and to define and enliven public spaces.
While screening of unattractive building features is important, landscaping should be designed to ensure a
broader function.
Soft landscaping should cover a minimum of 40% of parcel areas in multifamily residential developments
and at least 20% of the parcel area in commercial and industrial developments. Developments that provide
special needs housing or affordable seniors' supportive housing may have a reduced area of soft
landscaping if necessary to accommodate special facilities, providing that neighbouring properties are
buffered by a vegetation screen and that parking lots are landscaped as outlined in Guideline E.1.7.16. The
area calculated as soft landscaping does not include parking areas, vehicle lanes and manoeuvring areas,
private open space and adjacent boulevards on public lands.

All spaces are authentic and functional.
There are no blank walls visible from pedestrian routes or roadways on the
proposed development.

Electrical and telephone connections will be provided underground.
As this is a seniors housing project, accessible features are thoroughly incorporated
into the deshn.
The planting pallette consists of almost completely native plant species and native
cultivars . Non-native drought tolerant tree species have also been incorporated.
N/A

The native planting is intended to naturalize as it matures. Maintenance should be
minimal and should retain the natural form of the , lants selected.
Planting areas are focused around the building entrances, patios and foundations to
enhance the public spaces and provide privacy for private patios.
Soft landscaping covers 39% of the parcel area (2815 sq.m. proposed soft
landscape, 2550 sq.m, existing landscape/ 7.5m ALR buffer to remain).

Refer to Planting Note #1 on Sheet L2.

E.1.7.6

All landscaping work on major new developments should meet the British Columbia Landscape Standard
published by the British Columbia Society of Landscape Architects and the British Columbia Nursery Trades
Association and should be covered by a performance bond for a period of one year from the date of final
installation, in order to ensure survival or replacement of plantings. All landscaping should be maintained in
perpetuity.

All hard and soft landscaping and paving, including sidewalks, pedestrian amenities, street furniture, cycle
racks and parking lot lines on major new developments should be installed prior to issuance of any building
occupancy permit. A letter of credit should be deposited for an amount equal to 150% of the cost of the
work to be completed.

Landscape cost estimate enclosed.

E.1.7.7
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LX

E.1.7.8

N/ A

E.1.7.9

S

E.1.7.10

LX

E.1.7.11

Other existing natural site features such as rock formations and ground contours should be preserved.

A//A

E.1.7.12

y

E.1.7.13

Care should be taken to ensure that new landscape features enhance, but will not block existing ocean
views from roads and public areas as the , mature.
Fencing should be natural in appearance and coordinated with the design of the main building. Appropriate
materials are those that reflect a natural, locally crafted character, such as local stone, heavy timbers or

E.1.7.14

m

E.1.7.15

E.1.7.16

/

i

E.1.7.17

Comments

Guideline for Building Form

#

Plant materials should be chosen with a view to conserve water.
Landscaping next to creeks within villages should be left natural and wild to retain fish habitat. Species with
a high water demand or that may require the use of pesticides or fertilizers should not be located in this
area. Bark mulches and impermeable landscape fabric should not be used. Landscaping should be
consistent with ;uidelines in Development Permit Area 4.
Special care should be taken to retain existing vegetation and incorporate it into new development.
Particular attention should be paid within Channel Ridge Village to the preservation of Garry Oak and
Arbutus trees and to the unique habitat that surrounds them.

-

1he plant palette consists of native and non native drought tolerant species., refer
to Plant Legend on Sheet L2.
N/ A

A 7.5m ALR treed buffer strip to remain along the west and south-west property
lines is proposed. (2) existing fruit trees and a large maple tree along the King's
Road frontage are to be retained.
The rolling berm under the hydro right -of-way will remain. It will be regraded to
i rovide a oath and sitting area.
N/ A

Natural wood fencing is proposed to screen outdoor mechanical and loading area at
east side of building

local wood.

The use of trees and other vegetation along roadways in a manner that "crowds " the street, and causes
automotive traffic to slow is stron ;l encouraged.
Deciduous boulevard trees should be included with a spacing of 10 m in ail large new commercial and
multifamilv projects in Ganges Village with frontage on Fulford-Ganqes and Lower Ganges Roads.
Parking lots should be carefully landscaped to screen them from adjacent streets and land uses, to provide
shade and to avoid large expanses of uninterrupted asphalt. The following landscape guidelines apply
specifically to parking lots, including off-site parking lots:
a. Parking lots with street frontage should be screened by a landscaped strip with a minimum width of 3
m. The perimeter of parking lots should also be screened with a minimum width of 2 m.
b. Parking lots with more than 10 spaces should include interior landscaping islands and peninsulas that
occupy at least 5 percent of the lot area besides the street frontage and perimeter strips. Irregular
shapes of parking islands are encouraged, especially those incorporating existing vegetation naturally
and informally.
c. Reductions in parking space requirements may be requested to accommodate adequate parking lot
Salt Spring Island Local Trust Committee 18 June 2015
Official Community Plan Bylaw No. 434 - Volume 2 (Consolidated) landscaping.
d. The use of permeable parking materials such as "hard grass" is strongly encouraged to soften the
visual effect of parkin i lots and minimize chan :es to site drainage.
Parking lots should be surfaced and lined before issuance of an occupancy permit to ensure efficient use.
Alternatives to paving such as interlocking or permeable pavers are encouraged. Unpaved parking lots may
be considered in some locations provided lots have less than 10 spaces and other techniques are used to
ensure efficient use. Unpaved parking lots are encouraged in Fulford Harbour Village. Driveways providing
access to multifamily developments should employ speed control devices at entries.

.

Tree and shrub planting is proposed along the King's Lane frontage.
N/ A

The parking area to the north is screened with a 3m planted strip with (2) existing
fruit trees to remain. Where the site plan permits, all other parking areas have a 2m
wide planted screen and tree planting. Shade tree planting is not permitted in the
Hydro Right-of-Way

Parking lots will be surfaced. Interlocking pavers are currently be considered and
are desired subject to budgetary constraints.
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E.1.7.18

m

E.1.7.19

L

E.1.7.20
E.1.7.21

E.1.7.22

m

E.1.8.1

A//A

E.1.8.2
E.1.8.3

X

/

Sidewalks, patios and decks should be constructed of natural materials or interlocking pavers. Brushed
concrete and asphalt should be avoided. In Fulford Harbour in particular, sidewalks should be carefully and
creatively designed to ensure that the informal and somewhat irregular character of the village is retained.
Pathways that form part of the Ganges Public Pathway System should usually consist of natural materials.
Pathway width should be a minimum of 1 m.
All multifamily developments should include landscaped areas for individual and group activities of a
recreational or social nature. At least 9 m2 of private open space should be provided for each dwelling unit.
Developments that provide special needs housing or affordable seniors' supportive housing may provide
less ; rivate open space, if areas for outdoor group activities are provided.
Multifamily developments designed for families should also include at least 2.5 m2 of children’s play area for
each bedroom in the development, excluding master bedrooms.
Where the property being subdivided or developed adjoins agricultural land, a vegetated buffer is to be
planted or retained. The buffer should usually be at least 3 m wide and should be consistent with the
Landscaped Buffer Guidelines ( ALC, 1993) developed by the Agricultural Land Commission. The buffer
area should be protected from disturbance by a covenant.

decorative paving is proposed on a I patios and entry plaza spaces currently
pedestrian walkways are a mix of interlocking permeable pavers, asphalt, broom
finish concrete, and compacted gravel depending on use, location, and level of
pedestrian traffic
N/A
,

Patios, plazas and a seating area viewpoint are provided for group activities. All
ground floor units have a 9 sq.m, or greater private patio space.
N/ A.
A 7.5M ALR buffer is proposed along the west and south-west property lines . A 3 m
vegetated buffer is provided at all property lines.

Lighting of commercial and industrial sites should be kept to the minimum necessary for pedestrian safety
and visibility. A low level of light should be maintained in the night time atmosphere of villages. Lighting in
parking lots should be adequate for security purposes.

N/ A

Light fixtures on commercial and industrial sites should be carefully chosen to focus light on the area to be
illuminated. The spillage of light into onsite residential areas, neighbouring properties, streets or other public
areas including the sea should be avoided. Fixtures should not result in glare when viewed from residential
areas that overlook villages.
Light fixtures should be simple and unobtrusive in design. The use of indirect lighting mounted on the fronts
and sides of villa je buildings is encouraged.

N/ A

Unobtrusive and indirect lighting strategies will be employed
L.E.D. fixtures are planned as part of our Green design. L.E.D. fixtures are much
more energy efficient and last longer than incandescent lights, and can provide
similar light quality.
Lighting design will reflect a residential/pedestrian scale in both size and mounting.

E.1.8.4

Incandescent fixtures are preferred.

E.1.8.5

Light fixtures mounted on masts or walls should be pedestrian in scale and should not exceed 3.5 m in

E.1.8.6

Lighting should be provided along the Ganges Public Pathway System. Light fixtures provided along the
seawalk portion of the System should be of consistent height and design.

N/ A

Flashing or strobe lights should not be used to attract attention to commercial uses.
Signs should be coordinated with buildings in terms of location, scale, materials, finishes and colours.
Signs should be kept to the minimum size and number needed to inform and direct residents and visitors.
Sign size and lettering should not exceed that necessary to direct pedestrians and slow-moving traffic:
letters should rarely exceed 20 cm in height; the area of individual signs should rarely exceed 2.5 m2.Total
permitted sign area should not exceed that permitted by local bylaw.

N/ A
Proposed signage has been coordinated with building design. See drawing A4.
The total proposed sign area of 2m2 does not exceed that permitted by bylaw. See
drawing A4.

E.1.8.7
E.1.9.1

o

Comments

Guideline for Building Form

#

E.1.9.2

height
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w

/

E.1.9.3

All signs should be kept at a pedestrian viewing level They should not obstruct pedestrian traffic Some
exceptions to the guidelines In this Section may be considered for marine oriented businesses which offer
services to marine traffic However care must be taken to ensure that the character of the harbour as
viewed from the sea is not dominated by commercial signs.

Proposed signage at pedestrian level, and is located so as to not obstruct
pedestrian traffic. See drawing A4.

E.1.9.4

Signs should be constructed of natural materials, preferably with a handcrafted look. Plastic, backlit signs
should not to be used, especially those dominated b product lo ;os and trademarks

Proposed signage is constructed of natural material (metal) . See drawing A4.

Front-lit signs with soft light levels are preferable.

Proposed signage to be front light by unobtrusive landscape lighting. See drawing

Signs should not move or be audible. They should not incorporate lighting that moves or flashes or gives
the impression of doing so. Neon lighting should not be used outside buildings.
New commercial, industrial, institutional and multi-family residential developments that will create more than
280 m2 of new impervious surfacing should include a report prepared by a Professional Engineer that
determines the extent of changes to the natural drainage. It should identify any conditions that should be
incorporated into the development permit to protect property from flooding, erosion or from other
undesirable impacts as the result of changes to stormwater runoff. Particular attention should be paid to
ensuring that drainage changes will not result in detrimental impacts such as flooding or reduced
groundwater availability on agricultural lands or watercourses that either adjoin the development or are

Proposed signage conforms. See drawing A4.

t/ E.1.9.5
E.1.9.6

E.1.10.1

(11

/4

Comments

E.1.10.2

E.1.10.3

-

.

located in the same watershed.
Developments that would create less than 280 m2 of impervious surface area should not alter drainage in a
way that would cause detrimental impacts on other properties, including agricultural land. The Local Trust
Committee could request that a drainage plan be prepared by a Professional Engineer to assist it in
establishing development permit conditions related to draina e,
Development should not result in the pollution of surface or groundwater supplies. Particular care should be
taken to ensure that there are no detrimental impacts on agricultural land or to fish bearing watercourses
because of water pollution.
Note: Applicants are referred to B.C. Ministry of Environment, Lands and Parks (1992) for mechanisms to
minimize storm water pollution in a manner that will meet the objectives and guidelines of this Development
Permit Area.

A4.

Erosion and sediment controls, ground & surface water protection & storage,
drainage plan, grading plan and design by Stantec Engineering.

N/ A

Erosion and sediment controls, ground & surface water protection & storage,
drainage plan, grading plan and design by Stantec Engineering.
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