Salt Spring Island Local Trust Committee
Special Meeting Revised Agenda
Date:

July 15, 2021

Time:

4:00 pm

Location:

Electronic Meeting
Pages

1.

CALL TO ORDER

4:00 PM - 4:00 PM

2.

APPROVAL OF AGENDA

4:00 PM - 4:00 PM

3.

BUSINESS ITEMS
3.1.

Local Trust Committee Chair's Welcome and
Opening Remarks

4:00 PM - 4:05 PM

3.2.

Minutes from the February 11, 2021 Salt Spring
Island Local Trust Committee and Agricultural
Advisory Planning Commission Meeting

4:05 PM - 4:10 PM
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For Information
3.3.

SS-ALR-2021.1 - K. Tuttle - 231 Meadow Drive,
SSI

4:10 PM - 4:15 PM

Non-Adhering Residential Use in the ALR - Verbal Update for Information

3.4.

ALC Information Update, dated July 12, 2021

4:15 PM - 4:30 PM

For Information
3.5.

Discussion of Agricultural Priorities

4:30 PM - 6:00 PM

A discussion with the Salt Spring Island Local Trust Committee, members of
the Agricultural Advisory Planning Commission and representatives of the Salt
Spring Island Agricultural Alliance.
4.

ADJOURNMENT
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Salt Spring Island Local Trust Committee
Minutes of a Special Meeting
Date:

Thursday, February 11, 2021

Location:

Electronic Meeting
200-1627 Fort Street, Victoria

Members Present:

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

Staff Present:

Stephan Cermak, Regional Planning Manager (RPM)
Jason Youmans, Island Planner
Geordie Gordon, Planner 2
Kristine Mayes, Planner 1
Shayla Burnham, Administrative Assistant
Sarah Shugar, Recorder

Others Present:

Brent Brochu-Ingram, Agricultural Advisory Planning Committee
Terry Clement, Agricultural Alliance
Bree Eagle, Agricultural Advisory Planning Committee
Anne Macey, Agricultural Alliance
Doug Pepper, Ministry of Agriculture
Conrad Pilon, Agricultural Advisory Planning Committee
Margaret Thomson, Agricultural Alliance
Ruth Waldick, Agricultural Advisory Planning Committee
Brian Webster, Agricultural Alliance
One member 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 4:02 p.m. and welcomed everyone to an electronic
meeting of the Salt Spring Island Local Trust Committee. Chair Luckham introduced himself, the
Trustees and staff and acknowledged that the Local Trust Committee is meeting within Coast
Salish Territory. Introductions were carried out.

2.

APPROVAL OF AGENDA
By general consent the agenda was approved.
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3.

BUSINESS ITEMS
3.1 Local Trust Committee Chair's Welcome and Opening Remarks
Chair Luckham reported this meeting is an opportunity for the Salt Spring Island Local Trust
Committee to have a discussion with the members of the Salt Spring Island Agricultural
Advisory Planning Commission (AAPC) and representatives of the Salt Spring Island
Agricultural Alliance on agriculture related issues.
3.2 Protection of Coastal Douglas-Fir and Associated Ecosystems
Planner Youmans presented a PowerPoint presentation regarding the Protection of Coastal
Douglas-Fir and Associated Ecosystems project.
In discussion the following comments and questions were noted:
 It is important to consider the use of language in the project charter and to be inclusive
of all points of view on the topic.
 It is important to consider the Coastal Douglas-Fir and Associated Ecosystems project in
association with other priorities such as food security.
 It is important to consider the connections between the Coastal Douglas-Fir and
Associated Ecosystems project, wild fire risk, water availability, and other climate impacts.
 Meeting attendees were encouraged to attend the Transition Salt Spring Climate Action
Network event on February 23, 2021.
 Incentives such as agro-forestry, permaculture crops and fruit crops could be used to
protect sensitive areas such as forest edges.
 The Coastal Douglas-Fir (CDF) zone covers the most intense agricultural areas in the lower
mainland, Vancouver Island and Southern Gulf Islands and a high percentage of the CDF
zone is within the Agricultural Land Reserve (ALR). There was a question regarding
whether the Coastal Douglas-Fir and Associated Ecosystems project applies to the entire
region. Planner Youmans reported the Coastal Douglas-Fir and Associated Ecosystems
project is a Salt Spring Island Local Trust Committee project and applies to the Salt Spring
Island Trust Area. The Coastal Douglas fir Conservation Partnership is a roundtable of
stakeholders including the Ministry of Forests, Lands, Natural Resource Operations and
Rural Development (FLNRORD), local governments and conservation agencies with the
goal to encourage local governments to maintain Coastal Douglas fir in the entire region.
 Concern was expressed regarding the CDF project objectives and the project charter does
not acknowledge the complexity of the issues including farmland. Almost 50% of the
actively farmed land on Salt Spring Island is not within the ALR. Some of the priorities in
the CDF project are in conflict such as preserving the CDF zone and protecting local food
security.
 There was a suggestion for community engagement to include early consultation with
the agricultural community, to be specific to agricultural related issues and provide
sufficient time for feedback and discussion.
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Support was expressed for the protection of CDF zones and that the large-scale
deforestation such as the logging of large parcels on Mt. Tuam that has impacted the
watercourses in that area.
It is important to highlight the associated ecosystems as part of the CDF project. Many of
the ecosystems that exist in farming areas including south facing slopes are compatible
with agriculture. Many farmers utilize conservation covenants.
There was a suggestion to consider an option such as an expanded or neo-ALR to help
preserve the actively farmed areas that are not within the ALR.
There is an active food sovereignty interest in the Saanich area and Salt Spring Island is
considered to have valuable areas for food production. Many of the potential food
production areas on Salt Spring Island are on the edge of forests with a range of native,
deciduous woodland species. Most of these areas could be protected using initiatives
such as conservation covenants.
There was a suggestion that initiatives to compensate farmers not to farm on farmland
would be a contentious issue.
AAPC Chair Bree Eagle reported the CDF project has not been referred to the AAPC for
comment.
It was noted farmland within the ALR would not be significantly impacted by regulations
to protect CDF zones. Approximately 44% of the actively farmed areas on Salt Spring
Island are not within the ALR. There was a question regarding how the Right to Farm Act
would protect existing farms that are not within the ALR. Ministry of Agriculture (MoA)
representative Doug Pepper reported the Right to Farm Act protects farmers to conduct
normal farm practices.

3.3 Draft Amendments to APC Bylaw No. 467 & APC Terms of Reference
Planner Mayes presented a PowerPoint presentation regarding proposed amendments to
Salt Spring Island Local Trust Committee Advisory Planning Commission Bylaw No. 467 (APC
Bylaw) and the Salt Spring Island Advisory Planning Commission(s) Terms of Reference (TOR)
for discussion to address the recommendations of the AAPC.
In discussion the following comments were noted:
 Support was expressed to invite a MoA representative to be a member of the AAPC.
Previous MoA representatives Derek Masselink and Rob Klein have provided technical
information regarding activities within the ALR. Planner Mayes reported the ability to
invite a MoA representative to be a member of the AAPC is included in the updates to
the draft APC Bylaw and TOR.
 It was noted that it would have been valuable to have the input from a MoA
representative when the AAPC was asked to review and comment on the Local Trust
Committee project concerning the regulation of cannabis.
 MoA representative Doug Pepper advised he and his colleagues are available for
consultation on any agricultural related topics.
3.4 Discussion of Agricultural Priorities
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Chair Luckham advised this is an opportunity for the Salt Spring Island Local Trust Committee
to have a discussion with the members of the Salt Spring Island Agricultural Advisory Planning
Commission (AAPC) and representatives of the Salt Spring Island Agricultural Alliance on
agriculture priorities.
In discussion the following comments were noted:
 Concern was expressed regarding climate change, seasonal weather shifts, heat,
drought and related impacts to agricultural communities. Impacts need to be considered
on a site-specific basis.
 MoA representative Doug Pepper reported there is work underway related to impacts
of climate change in the Vancouver Island region that will be transferrable to the Gulf
Islands.
 Support was expressed for ongoing consultation between the Agricultural Alliance and
the Salt Spring Island Local Trust Committee.
 Agriculture has a long history on Salt Spring Island and has the potential to be a positive
contributor to climate action.
 Concern was expressed that the Islands Trust Policy Directives document does not
address the role of food production in a meaningful way and support was expressed to
consider all issues through the lens of agriculture. Chair Luckham encouraged the
Agricultural Alliance to submit input regarding the policy statement.
 Support was expressed for the importance of farm stands and places for farmers to sell
their products during the COVID-19 pandemic.
 It was suggested that the term food security has an association to a food crisis and does
not accurately represent local agriculture.
 The launch of the updated Area Farm Plan for Salt Spring Island has been impacted by
the COVID-19 pandemic. Priorities are articulated in the updated farm plan and would
be beneficial to discuss with the Salt Spring Island Local Trust Committee.
 The agricultural community would like to form a task group to review Islands Trust
bylaws that speak to composting to provide opportunity for farmers to be permitted to
compost, improve soils in an environmentally responsible way. RPM Cermak suggested
the process would be for the Agricultural Alliance to present to the Salt Spring Island
Local Trust Committee and the LTC could refer the topic to the AAPC.
Agricultural Alliance Chair Terry Clement recommended the use of language that is

inclusive of agriculture and is not specific to land within the ALR.
 The MoA has composting regulations that would be helpful to inform discussions
regarding composting.
4.

ADJOURNMENT
The next meeting is scheduled on July 15, 2021 and the following meeting is scheduled on
November 18, 2021.
By general consent the meeting adjourned at 5:35 p.m.
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_________________________
Peter Luckham, Chair
CERTIFIED CORRECT:

_________________________
Sarah Shugar, Recorder
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From: ALC Burnaby ALC:EX <ALCBurnaby@Victoria1.gov.bc.ca>
Sent: Monday, July 12, 2021 3:55 PM
Subject: ALC Information Update: Residential Flexibility Changes

ALC Information Update
Monday, July 12, 2021 – Please circulate to all relevant staff including Planning, Building and
Engineering Departments.

Upcoming Changes to the ALR Use Regulation - Residential Flexibility
The Ministry of Agriculture, Food and Fisheries has announced that changes to the residential
permissions in the ALR Use Regulation will come into force and effect on December 31, 2021.

Read the BC Government news release and backgrounder here:
https://news.gov.bc.ca/releases/2021AFF0043-001352 (expanded below)

Increasing housing flexibility in the ALR
New rules will allow property owners in the Agricultural Land Reserve (ALR) increased housing flexibility,
helping farmers and non-farmers support their families and businesses in their communities.
Options for an additional small secondary home have been added to regulations, allowing farmers and
ALR landowners to have both a principal residence and small secondary residence on their property with
a streamlined approval process. Only permissions from local government or First Nations government
will be required, and there will be no application to the Agricultural Land Commission (ALC).
The additional residence can be used for housing extended family, agritourism accommodation, housing
for farm labour or a rental property for supplemental income. There is no longer a requirement that
additional residences must be used by the landowner or immediate family members.
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“Our government’s goal from the outset has been to protect farmland for future generations, so British
Columbians can have a secure local food system and our communities can prosper,” said Lana Popham,
Minister of Agriculture, Food and Fisheries. “We recognize the unique needs of established farming
families, those new to farming and those living in the ALR who don’t farm.”
Examples of flexible housing options permitted under the regulation include, but are not limited to:





garden suites, guest houses or carriage suites;
accommodation above an existing building;
manufactured homes; and
permitting a principal residence to be constructed in addition to a manufactured home that was
formerly a principal residence.

The changes respond to the feedback received in regional engagement sessions and to the ministry’s
policy intentions paper, where ALR landowners made it clear they wanted this type of residential
flexibility.
“We took the time to listen and come up with solutions that will help both farmers and non-farmers
alike, while protecting the integrity of our valuable agricultural land,” Popham said. “We hope this
regulatory change will assist new farmers starting their businesses, encourage landowners to partner
with new farmers to get their land into production, and address the needs of British Columbian
families. Having an option for housing opens up new doors to families and provides more opportunities
for more agricultural land to go into production, increasing our province’s food security.”
Farming families will continue to be able to apply to the ALC for multiple, larger homes if they are
necessary for farming purposes.
The new rules come into effect Dec. 31, 2021.
Quotes:
Brian Frenkel, president, Union of British Columbia Municipalities (UBCM), and councillor, District of
Vanderhoof –
“UBCM is pleased to see changes that increase residential options for landowners in the ALR. Our
members have identified housing affordability, house sizes and farm worker housing as important issues
in their communities, and these changes will help local governments to address these challenges by
working with local farmers and ALR landowners.”
Jennifer Dyson, chair, ALC –
“In B.C. we have a finite amount of land set aside for agriculture. Balancing the growing demands on the
ALR and greater flexibility that benefits agriculture is a priority of the ALC.”

Katie Underwood, owner, Peas n' Carrots farm –
“I am excited about this rule change, which supports farmers living on the land they manage, especially
when affordable housing is in such short supply and purchasing farmland is near impossible for new
farmers. As a farmer who does not live on her farm, living on site would strengthen my connection to
the land, create peace of mind, particularly during windy nights, and encourage me to rest more often.”
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Facts about ALR housing flexibility










The size of a small secondary residence will depend on the size of the land parcel and the existing
home.
On parcels 40 hectares or smaller, if the existing residence is 500 square metres (approximately
5,400 square feet) or less, a second residence of 90 square metres (approximately 970 square feet)
or less can be built.
If the existing residence is larger than 500 square metres, then a small secondary residence for
non-farm use would not be permitted. However, farmers can still apply to the Agricultural Land
Commission (ALC) for an additional residence for farm use.
On parcels larger than 40 hectares, a second residence 186 square metres (approximately 2,000
square feet) or less is permitted, no matter the size of the first residence.
Landowners who had previously invested in a secondary manufactured home on their land have
until Dec. 31, 2021, to ensure appropriate permits and authorizations are in place. This
grandparenting period has been extended from the previous July 31 deadline.
Filing a notice of intent for soil/fill use to the ALC for the additional residence continues to be a
requirement.

The Order in Council (OIC) 438/2021 with the pending ALR Use Regulation language can be found here:
https://www.alc.gov.bc.ca/assets/alc/assets/legislation-and-regulation/the-act-andregulation/oic_438_2021_additional_residences.pdf
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