
 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

VOLUME 1
TITLE PAGE



 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

A NOTE TO READERS

This is Volume 1 of the Official Community Plan for Salt Spring Island, British Columbia.  It was approved by the
Minister of Municipal Affairs and Housing on May 31, 1998 and adopted by the Salt Spring Island Local Trust
Committee on June 10, 1998.

Volume 1 contains the main body of the Plan.  After the Introduction (Part A), Part B outlines policies and
objectives for Land Use.  It includes a section that corresponds to each of the Land Use Designations on Map 1
(the main land use map of the Plan).  Part C discusses community infrastructure and servicing issues.  Part D
has objectives and policies about environmentally sensitive areas, hazardous lands and community heritage.

Volume 2 contains sections that apply only to specific parts of the island.  It begins with Development Permit
and Heritage Conservation Areas (Parts E and F).  Part G identifies those parts of the island where Temporary
Commercial and Industrial Permits could be issued.  The remaining part of Volume 2 (Part H) is made up of
appendices to the Plan.

A separate booklet with background information and a summary of the Plan is also available.  It is
recommended that readers of this Plan read that booklet first.
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PART A
INTRODUCTION

A.1 THE SALT SPRING ISLAND OFFICIAL COMMUNITY PLAN

This Official Community Plan describes goals and policies for using land on Salt Spring Island.  It provides a
community vision for future land use and defines the policies and actions that could achieve that vision.

A.2 PURPOSE

The  purposes of this Plan are:

A.2.1 To outline long range land use and servicing requirements that reflect the values and aspirations of the
community of Salt Spring Island and act as a guide for future decisions of the Salt Spring Island Local
Trust Committee("the Trust Committee"), community members, other levels of government and service
providers.

A.2.2 To explain the way in which the Islands Trust Policy Statement  can be put into effect on Salt Spring
Island.  (Note: As a plan created under both the Islands Trust Act and the Municipal Act, this Plan must
be and is guided by that Statement).

A.3 AUTHORITY AND INTERPRETATION

A.3.1 The Trust Committee is given the responsibility and the authority to create and adopt an Official
Community Plan by the Municipal Act and the Islands Trust Act.  The Municipal Act  outlines the content
and function of Official Community Plans.  In reading this Plan, it is important to note the following
points:

A.3.2 This Plan applies to Electoral Area "F",  shown on Map 1.

A.3.3 The exact location of symbols or boundaries shown on the most maps in this Plan will be legally defined
by land use bylaws enacted over time by the Trust Committee.  The precise boundaries of Development
Permit Areas and the Heritage Conservation Area are shown on Maps 16, 19, 20, 21, 22, 23, 24 and
25.

A.3.4 When reading the policies of this Plan, the word "will" is used to show actions that the Trust Committee
is committed to, as resources are available, or as circumstances suggest.  The word "should" means
that a policy is a guideline that, if followed by the Committee, is expected to contribute to Plan
objectives.  The words  "can" and "could" suggest actions that are consistent with this Plan and may
be taken by the Trust Committee, at its discretion.  The term "should not" suggests actions that are not
consistent with this Plan.  These actions would require a Plan amendment to be considered by the
Committee. 

A.3.5 Any mention of proposed public facilities on private lands is to be considered a broad objective only.
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A.3.6 Where matters are outside the jurisdiction of the Trust Committee, this Plan states broad community
objectives.  It shows where the Committee may encourage others to take actions that it believes would
contribute to community objectives.  This Plan cannot and does not represent a commitment from other
agencies to act according to community objectives. 

A.3.7 Most of this Plan is non-regulatory.  It is different from zoning or subdivision bylaws that restrict the
actions of individual landowners.  Instead, this Plan guides the future land use decisions of the Trust
Committee.  It provides advice and information to other levels of government and, in places,
encourages them to take specific actions.  It can only affect the actions of individuals if their property
is within a Development Permit Area or a Heritage Conservation Area. 

A.3.8 The definitions in Appendix 1 apply to the interpretation of this Plan.  Where a word is not specifically
defined, then its meaning is the same as is indicated by B.C. legislation or the Oxford Dictionary.

A.3.9 Throughout this Plan, reference is made to the land use bylaws that are in effect at the time of adoption
of the Plan.  The bylaws referred to are the Salt Spring Island Zoning Bylaw 123 and Salt Spring Island
Subdivision Bylaw 207 (and amendments made before adoption of this Plan) that are included as
Appendix 6.

A.3.10 British Imperial measurements are referred to in this Plan.  Except in Parts E and F, they should be
considered approximate measures that will serve as a general guide for the future development of more
specific land use bylaws.    

A.4 SEVERABILITY

A.4.1 If any part of this bylaw is for any reason held to be invalid by the decision of any Court of competent
jurisdiction, the invalid portion shall be severed and the decision that it is invalid shall not affect the
validity of the remainder.

A.5 STRUCTURE AND FORMAT

A.5.1 Parts B, C and D form the main body of this Plan.  They consist of objectives of land use planning and
servicing and the policies expected to achieve those objectives.  The policies suggest the actions that
the Trust Committee will or could initiate to implement the Plan.  They also suggest the way in which
the Committee could respond to land use applications.

A.5.2 Certain parts of the Salt Spring Island Plan Area are designated as Development Permit  or Heritage
Conservation Areas.  The boundaries of these areas are clearly outlined on Maps 16, 19, 20, 21, 22,
23, 24 and 25.  The objectives and guidelines for Development Permit and Heritage Conservation Areas
are outlined in Parts E and F.  

A.5.3 Areas where the Trust Committee could consider issuing Temporary Commercial and Industrial
Permits are identified in Part G.

A.5.4 Part H contains Appendices that are part of this Plan.

A.6 ADMINISTRATION

A.6.1 The Executive Director of the Islands Trust or other officer appointed by the Trust Committee will
administer the provisions of this Plan.
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A.7 IMPLEMENTATION

A.7.1 It is intended that this Plan will consist not only of objectives, but also of policies for action to achieve
the stated objectives.  This Plan clearly outlines how its objectives could be carried out through changes
to land use bylaws, through the decisions that the Trust Committee makes in response to the proposals
of others, and by advocating particular actions by others.  Actual priorities and the level and timing of
implementation will be dependent of future discretionary decisions made by successive Trust
Committees and the resources available to them.

A.7.2 The Trust Committee will carry out parts of this Plan upon adoption as follows:

a) Many policies in this Plan suggest how the Trust Committee should respond to applications to
amend existing local bylaws (for example, rezoning applications).  These bylaws currently
regulate the following items:

i) the use and density of use of land, buildings and structures;
ii) the siting, size and dimensions of buildings, structures and uses permitted on the land;
iii) the location of uses on the land and within buildings and structures;
iv) the shape, dimensions and area of parcels of land, including the establishment of

minimum and maximum sizes of all parcels of land that may be created by subdivision;
v) off-street parking and loading spaces;
vi) signs;
vii) screening;
viii) flood plain elevations approved by the Minister of Environment, Lands and Parks;
ix) subdivision servicing requirements.  
x) drainage management (specific properties only)

The Committee will carry out parts of this Plan by  responding to  applications for zoning changes
as suggested by policies of this Plan.  It will continue to seek community advice in such matters
through community advisory bodies and through the established public processes for bylaw
amendments. 

b) Where land is designated as a Development Permit Area or a Heritage Conservation Area, (and
a proposed development is not exempted), a permit is to be obtained before subdivision, building
construction or land alteration.  Development Permits do not change the use or density that is
permitted on a property by the zoning bylaw. They contain development conditions to achieve the
objectives of the Development Permit Area.

If a structure has received a building permit before adoption of this Plan, a Development Permit
or Heritage Alteration Permit is not required to be consistent with Development Permit Area or
Heritage Conservation Area guidelines of this Plan.
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MAP 1 - LEGEND
LAND AND SHORELINE USE DESIGNATION

USE  DESIGNATION OCP  POLICY  SECTION

A AGRICULTURE B.6.1
CRR CHANNEL RIDGE RESIDENTIAL B.2.6
CVC CHANNEL RIDGE VILLAGE CORE B.5.4
CVO CHANNEL RIDGE VILLAGE (OUTER) B.5.4
E EDUCATIONAL B.4.2
ER ECOLOGICAL RESERVE B.8.3
F FORESTRY B.6.2
FH FULFORD HARBOUR VILLAGE B.5.3
GVC GANGES VILLAGE - CORE B.5.2
GVU GANGES VILLAGE - UPPER B.5.2
HS HEALTH SERVICES B.4.3
I INDUSTRIAL AND COMMERCIAL SERVICES B.3.3
PR PARK AND RECREATION B.7.1
RL RURAL NEIGHBOURHOODS B.2.5
RN RESIDENTIAL NEIGHBOURHOODS B.2.4
SA SHORELINE AQUACULTURE B.9.5
SC SHORELINE CONSERVATION   B.9.2
SD SHORELINE DEVELOPMENT B.9.4
SR SHORELINE RECREATIONAL B.9.3
U UPLANDS  B.8.2
WA WATERSHED - AGRICULTURE B.6.1
WF WATERSHED - FORESTRY B.6.2
WIR WATERSHED & ISLET RESIDENTIAL B.8.1

I.R. Indian Reserve (outside Plan area)

Note: Shoreline areas that are not included in one of the Shoreline Designations above are
"undesignated'. See Section B.9.6 for related policies.
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MAP 1 - (PLACEHOLDER)
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Map 1 (inset) - Placeholder
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The Committee will continue to receive public opinion into design aspects of Development Permit
applications through its Advisory Design Panel.  The Committee will also consider establishing
other community advisory groups to provide advice during the Development Permit process.

c) This Plan will also be implemented through the existing processes by which the Trust Committee
considers applications for Temporary Commercial and Industrial Permits, Development  Variance
Permits, and Strata Conversions.  Policies included in the Plan provide guidance for the
Committee that will be applied to each of these development application processes.

d) The Trust Committee recognizes the presence of the Tsawout reserve on south Salt Spring
Island, and urges continuation of the historical use of the land as a natural preserve.

e) The Trust Committee will also implement this Plan through coordinated efforts with other
government agencies, including the review of applications referred to the Committee, advising
other  agencies of the policies of this Plan and by developing agreements with agencies that
assist in carrying out local policies.

f) The Trust Committee could carry out some policies of this Plan by continuing to enter into
covenants with willing property owners.  

A.7.3 The Trust Committee will develop a Plan Implementation Program to suggest how some parts of this
Plan can be carried out over the long term.  It will identify the major initiatives suggested by this Plan,
their general priorities, time frames and a preliminary work plan.  Actual priorities and specific time
frames will depend on future decisions of successive Trust Committee and on the availability of financial
and staff resources.  Some policies of this Plan that can be put in place over a longer term and that will
be included in the Plan Implementation Program are:

a) The creation of new public advisory groups as suggested throughout this Plan, such as an
Agricultural Advisory Committee, an Environmental Advisory Committee and a Heritage Advisory
Committee.  Once formed, these groups will be asked to provide advice about land use matters
such as applications for rezoning, subdivision and development permits.

b) The development and distribution of informational and educational materials that will assist the
community to make good stewardship decisions.

c) Agreements with other agencies to achieve community objectives.

d) Amendments or additions to existing land use bylaws as suggested throughout the Plan. 

A.8 BACKGROUND INFORMATION

A.8.1 Planning is done best when a wealth of information is available, but often there is a shortage of pertinent
information.  Rather than suggesting that public funds be used on costly research, a fundamental
approach of this Plan is to require necessary information to be provided by those who wish to begin a
significant development or make a major zoning change.

A.8.2 In places throughout this Plan there are "background notes", written in italics.  Because the italicised
parts are provided for information only, they are not adopted parts of this Plan and could be updated
in the future without amending the Plan itself.  More detailed information is available in a report prepared
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near the beginning of the Plan review process in 1994.  It is titled "Salt Spring Island - Snapshot of
Today, Choices for Tomorrow".  Other  information that is available about Salt Spring Island and was
used in developing this Plan is listed at the end of the various parts of the Plan.  

A.9 FUTURE AMENDMENTS AND REVIEWS

A.9.1 This Plan can be amended by the Trust Committee at its own initiative or in response to an application
from a property owner.  Those applying to amend this Plan must submit applications in the form
provided for in the Trust Committee's bylaws.

A.9.2 The Trust Committee can initiate a review of this Plan any time, as staff and financial resources are
available.  The Trust Committee should initiate a community review  and update of this Plan at least every
five years.

A.10 MONITORING SUCCESS

A.10.1 The success of any plan depends on many things that cannot be known when the Plan is developed.
External conditions and unexpected events can change the effect that local policies are expected to
have.  To monitor this Plan's effectiveness, the Trust Committee could identify several measures or
indicators to find out whether community goals are being achieved by this Plan.  If necessary, the
Committee should consider amending policies to better reach community objectives.
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PART B  
LAND USE OBJECTIVES AND POLICIES

B.1 GENERAL LAND  USE OBJECTIVES

A primary purpose of this Plan is to illustrate the locations of present land uses and show suitable sites for future
land uses.    Proposed locations for future land uses are shown in a general way by the Land Use Designations
shown on Map 1.  These Land Use Designations largely reflect present land use on the island.  Some existing land
uses, such as community and infrastructure uses are illustrated on Maps 2, 3, 6  and 7.  Policies for each Land
Use Designation are contained in this part of the Plan.  They indicate the types of land uses that could be allowed
to take place in each designation by zoning bylaws.  They also show the maximum density of development that
could be allowed.  The following general objectives have been followed in establishing the locations and policies
for the Land Use Designations.  They should also be considered in making amendments to local land use bylaws.
The relationship between the Land Use Designation Map (Map 1) and zoning maps is illustrated on Diagram 1.

B.1.1 The Islands Trust Object and Policy Statement

B.1.1.1 To recognize the importance and influence of the Islands Trust Policy Statement, adopted in 1993
to more fully articulate the Object of the Islands Trust.  That Object is:  

"To preserve and protect the trust area and its unique amenities and environment for the benefit of the
residents of the trust area and of the Province generally, in cooperation with municipalities, regional
districts, improvement districts, other persons and organizations and the government of the
Province." 

B.1.1.2 To apply the Object and the Policy Statement to Salt Spring Island and to identify the unique and
specific ways that they can influence land use in this community.  

B.1.2 Our natural environment

B.1.2.1 To recognize and protect the essential fragility and significance of our natural environment as one of
our community's greatest and irreplaceable assets.  

B.1.2.2 To  adopt a principle of precaution in assessing those activities that could create impacts.

B.1.2.3 To recognize and protect our unique nature as an island - a remote place, unconnected to other land
masses, which exists at a smaller scale; a place where boundaries are absolute, resources are finite,
and biophysical and socioeconomic impacts can be concentrated due to containment and proximity.

B.1.2.4 To protect our tidal and aquatic shorelines.
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DIAGRAM 1 (PLACEHOLDER)
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MAP 2 (PLACEHOLDER)
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B.1.3 Sustainability 

B.1.3.1 To recognize the importance of environmental, social and economic sustainability in all community
decisions. To avoid land use decisions that are likely to result in activities that can clearly not be
sustained over time.

B.1.3.2 To avoid development that depends on a net loss or the liquidation of the community's natural capital.
That capital is represented by such items as our agricultural and forest land base, our potable water
supplies, and the less tangible value of our natural and unspoiled rural character.

B.1.3.3 To identify ways through which the community can use and conserve all of its resources with
deliberate forethought and accountability.  To ensure that resources remain available for the benefit
of the island's inhabitants, including those who will inhabit the future.

B.1.3.4 To recognize our local responsibility to contribute to global sustainability.

B.1.4 Settlement patterns

B.1.4.1 To redirect the island's future pattern of settlement from one of "modest overall density" to one that
includes clusters of development interspersed with large areas of open space and resource lands. 

B.1.4.2 To guide settlement to locations where it is most suitable and where appropriate services can be
provided in the most efficient and affordable manner.

B.1.4.3 To promote efficient land use with zoning that accommodates mixed or shared uses where appropriate
and by encouraging joint use of major community developments.

B.1.4.4 To identify a variety of ways in which settlement pattern changes may be encouraged and enabled (for
example through the transfer of development potential), instead of the regulatory removal of the
development potential that exists at the time of this Plan's adoption. 

B.1.5 Growth management

B.1.5.1 To reflect the finite nature of islands by identifying limits to residential, commercial and institutional
growth tailored to the community's land base and resource limits.  Special attention should be paid
to ensuring that the human use of potable water can be sustained without negative impact on other
values and uses for natural water bodies.   

B.1.5.2 To ensure that Plan policies are maintained, as, over a long period, economic and social forces may
become focussed on land that remains relatively undeveloped in comparison with its surroundings.

B.1.5.3 To accommodate and direct appropriate growth so that its location, appearance and impact are in
harmony with the natural environment, community resources, character and existing land uses. To
ensure that clustered settlements are well designed so that they become and remain acceptable and
compatible with existing development.

B.1.6 Socioeconomic diversity

B.1.6.1 To recognize the strength and exceptional value of the community's diverse human population - a
population characterized by people of many ages and backgrounds who, through choice or
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circumstance, have a rich variety of lifestyles and livelihoods.  To recognize the very real, if intangible,
loss that would be felt in the community if this diversity was diminished by external pressures and
changes.  

B.1.6.2 To preserve and protect human diversity in our community by ensuring that the island's people are
accommodated by a broad spectrum of appropriate and accessible housing and facilities, service
opportunities and choices of livelihood.  

B.1.6.3 To acknowledge that a framework that limits growth may restrict housing choices as supply is limited;
to respond to the challenge of fostering socioeconomic diversity within such a framework.

B.1.6.4 To identify creative and proactive ways through which a diverse, liveable and vibrant community can
be created within the confines of our island's finite land base and resources.

B.1.6.5 To provide appropriate and accessible social and recreational opportunities for all residents.

B.1.6.6 To foster the development of meaningful, year-round employment opportunities.

B.1.7 The finiteness of resources

B.1.7.1 To give renewed attention to the finite nature of all of our island's resources, especially those that are
drawn from our natural environment.

B.1.7.2 To provide direction for the conservation and stewardship of natural resources, especially our surface
and groundwater supply.

B.1.8 Our sense of community

B.1.8.1 To recognize the importance of our island community's traditional sense of cohesiveness, self-reliance
and interconnectedness.  To  enhance and celebrate these values through the support of community-
building events, activities and land uses.  

B.1.8.2 To focus on the achievement of community objectives through fair and clear policies that balance the
aspirations and needs of its residents.  Policies should be enabling, encouraging and educational.

B.1.8.3 To recognize the importance of broad community consultation, economic security, coordinated and
efficient infrastructure development and established land use policies to the maintenance of a healthy
community.

B.1.8.4 To ensure that our community continues to function as an authentic, resident-centred community in
the face of internal and external pressures to change and grow; to ensure that growth, including the
growth of tourism, is managed in a way that does not displace or detract from our community's
important function as a home for its residents.

B.1.8.5 To ensure the continued development of land use opportunities for non-traditional residential
settlement.  Opportunities that are based on the communal stewardship of land, conservation of
resources and alternative forms of infrastructure are of special importance.

B.1.8.6 To recognize that the rate of growth should be managed, where possible, to protect our sense of
community and maintain our ability to absorb changes.
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B.1.9 Community health and safety

B.1.9.1 To accommodate the community's need to be safe, secure and healthy - physically, mentally and
spiritually.

B.1.9.2 To recognize, mitigate and avoid natural hazards to development.

B.1.9.3 To influence the community's more significant development to promote safety, security and
convenient access for all.

B.1.9.4 To encourage a broad range of recreational opportunities, with an emphasis on those that do not
consume resources and that benefit the health and safety of residents.

B.1.10 Island livelihoods and economies

B.1.10.1 To recognize the important role that varied livelihoods and a vibrant economy play in our community's
unique character.

B.1.10.2 To maintain and encourage a diverse and creative community by providing a wide range of
opportunities and locations for earning a living that are compatible with and can take advantage from
the  protection and preservation of the island's beauty and character.

B.1.10.3 To encourage home based businesses that do not harm the residential character of neighbourhoods.

B.1.10.4 To recognize the value of tourism to our community by preserving and protecting the island's natural
environment, authentic sense of community and the aesthetic values that attract visitors.

B.1.10.5 To accommodate additional commercial land uses where there is a community need.

B.1.10.6 To recognize and retain traditional resource-based livelihoods such as agriculture, forestry and fishing.
To maintain and protect their land bases, support sustainable management  practices and
to develop zoning that accommodates supportive land uses.  To ensure that sufficient water supplies
remain available for agricultural purposes. To resist pressures to manage agriculture, forestry and
fishing for reasons that are primarily aesthetic.  

B.1.10.7 To maximize the local economic benefits of industries that consume island resources by providing for
value-added processing of island resource products.

B.1.11 Transportation systems

B.1.11.1 To plan land use in a way that encourages those forms of transportation that consume the fewest
resources and least land; to encourage different settlement patterns so that walking, cycling and public
transit are more likely to become viable, convenient and natural alternatives to automotive
transportation. 

B.1.11.2 To influence the location and function of water and air transportation facilities so that they support the
community's land use, servicing and social objectives.
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B.1.12 Our island's look and feel

B.1.12.1 To retain our island's rural character and atmosphere;  to guide development so that it complements
the outstanding natural beauty that surrounds us and reflects our unique community character.   To
ensure that the predominant feature of Salt Spring Island remains the natural environment, rather than
manmade structures.

B.1.12.2 To identify and protect important components of our island's heritage, whether they are reminders of
past or present lifestyles.

B.1.12.3 To remain an island community without a fixed land connection to other land masses.

B.1.13 Villages

B.1.13.1 To support the development of Ganges Village as the main commercial core of the island.  To maintain
its economic viability by guiding development into a compact, pedestrian-friendly form with a broad
variety of complementary uses.

B.1.13.2 To recognize Fulford Harbour as an important residential village with a commercial service function
for the south end of the island.

B.1.13.3 To recognize the Channel Ridge village site as a future site of compact residential and commercial
development that is to exist primarily as a resident-oriented village.

B.1.13.4 To consider the location of one or more additional hamlets or villages, if such a development would
result only from the transfer of existing development potential and result in the preservation of large
areas of open space or intact resource lands.

B.1.13.5 To ensure that village land uses continue to focus on the requirements and convenience of residents
and that traditional village functions are not displaced.
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B.2 RESIDENTIAL LAND USE OBJECTIVES AND POLICIES

B.2.1 Housing quantity

Background Note: There are approximately 5700 land parcels on Salt Spring Island (1996 data).
While approximately 2000 of these are vacant,  local zoning allows for the construction of a single
family dwelling on each of them.   Of the existing land parcels, many are large enough that they can
be further subdivided under the existing local subdivision bylaw. A few are zoned for multi-family use.
 All told, the number of dwelling units that could be built on Salt Spring Island under current zoning is
estimated to be about 7650.    The eventual population of Salt Spring Island that might result from
the zoning now in place is estimated to be a little over 18000.  If the rate of population growth between
1971 and 1991 continues, this population level would be reached by 2020.  

B.2.1.1 OBJECTIVES

B.2.1.1.1 To avoid zoning changes that would lead to a higher island population than could be expected under
current zoning.

B.2.1.2 POLICIES 

B.2.1.2.1 Zoning changes should be avoided if they would likely result in a larger island population than is
expected under current zoning.  Exceptions to this policy are to be few and minor and only to achieve
other objectives of this Plan.
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B.2.2 Affordable, rental and special needs housing

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase to water demand must also take
into account the severe restraints on the District's available water supply.  Policies in
Section C.3.1.2 must also be considered.

B.2.2.1 OBJECTIVES

B.2.2.1.1 To develop zoning that allows many different types of housing and accommodates a diverse
population.

B.2.2.1.2 To encourage adequate amounts of affordable, rental and special needs housing. 

B.2.2.1.3 To integrate affordable, rental and special needs housing into appropriate residential areas where
community services are most accessible.  To favour opportunities for integrated affordable housing
over institutional and subsidized projects.

B.2.2.1.4 To provide, through zoning, the opportunity for island seniors to remain in the community, especially
in their own or their families'  homes.

B.2.2.2 POLICIES 

B.2.2.2.1 In zones where single family dwellings are presently allowed, the Trust Committee should consider
changing local zoning to also allow (as an alternative to a single family dwelling), a flexible unit
dwelling that:

a. has a maximum of two storeys, and 
b. has a maximum floor area of about 168 m  , and 2

c. could contain between one and three dwelling units, depending on the needs and wishes of the
property owner.  

Flexible unit dwellings should only be allowed on lots larger than 1.2 ha or on smaller lots in village
areas.  If zoning is changed to allow flexible unit dwellings, design guidelines and zoning regulations
should be developed to ensure the dwellings fit into single-family neighbourhoods.  

B.2.2.2.2 If flexible unit dwellings are allowed, they should be allowed in only a few zones on a trial basis to find
out if they do supply needed housing without having a negative effect on neighbouring properties.
Flexible unit dwellings should not be allowed in zones within the Watershed-Islet Residential
Designation unless they are shown not to increase population or sewage generation over that
expected in single family dwellings.

 
B.2.2.2.3 Flexible unit dwellings could also be allowed in zones in the Industrial and Commercial Services Land

Use Designation, where a property is primarily used for industrial and commercial services purposes.

B.2.2.2.4 If flexible unit dwellings are allowed, they should not be converted into separate strata-titled dwelling
units.

B.2.2.2.5 Boarding houses should be allowed to operate as home based businesses in all zones where single
family dwellings are allowed.
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B.2.2.2.6 Seasonal cottages should continue to be allowed wherever they are allowed by current zoning. The
Trust Committee could consider rezoning applications from property owners who wish to convert their
seasonal cottage to a small full time residence.  

In considering any such applications within the boundaries of a community water system, the Trust
Committee will ensure that the zoning change would not have a negative affect on the system's ability
to supply water to all of the land uses that are allowed within its boundaries by current zoning.
Comments from the affected water system's operators should accompany the rezoning application.

In considering any such applications on properties supplied by wells or surface water, the Trust
Committee will request evidence that adequate water supplies are available, and that the wells on
neighbouring properties would not be negatively affected by the zoning change.  

Property owners applying to convert seasonal cottages into full time residences could be required to
supplement their water supply with rainwater catchment systems or other forms of water conservation,
if adequate water supplies are not available from their community water system or from wells or
surface water. 

B.2.2.2.7 Applications for strata conversion (strata titling) of existing multi-family dwellings that contain more than
three units should be considered by the Trust Committee, especially if such a conversion is
expected to increase the community's supply of affordable owned housing.  The Trust Committee
should not approve strata conversions that would replace affordable rental housing with non-affordable
owned housing.

B.2.2.2.8 Affordable housing projects for families and seniors could be allowed in or near island villages.
Preference should be given to projects that:
a. are based on the housing needs of existing residents and are not meant to be mainly marketed

to off-island residents
b. would provide owned housing, possibly through non-traditional means such as co-housing,

cooperative ownership, sweat equity projects or land trusts.
c. would create durable, energy efficient housing
d. provide walking or cycling links to village services
e. provide safe walking or cycling links to a school, if the project is designed for families.
f. include appropriate site and building designs, such as those outlined in Development Permit Area

1.

All rezoning applications for affordable housing should include evidence of:
a. need for the housing
b. evidence of an adequate water supply
c. means of sewage disposal.     

B.2.2.2.9 Zoning could be changed to allow small, affordable homes to be located above commercial buildings
in villages.  Existing zoning (that only allows two storeys) could be relaxed to allow such homes to
occupy a third level as a half storey, provided there is not a significant increase in the total height of
village buildings. 

B.2.2.2.10 Where a lot has subdivision potential, the Trust Committee should consider rezoning applications that
would allow the property owner to build (without subdividing) the same number of single family
dwellings on the lot as could be built after subdivision.  Such rezoning applications should be consistent
with the guidelines in Appendix 2.
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B.2.2.2.11 Land for affordable housing is an eligible community amenity, which could be exchanged for a higher
density of development as outlined in Appendix 3.  

B.2.2.2.12 Community care facilities will be allowed in zones that permit residential use, as outlined in the
Community Care Facility Act. (Background Note:  The Community Care Facility Act ensures that local
zoning bylaws do not prevent Community Care facilities from locating in residential areas.)

 
B.2.2.2.13 The Trust Committee should consider changing local zoning to allow small care cottages to be

temporarily placed alongside single family dwellings to accommodate those who are disabled or
require family care. Temporary suites could also be allowed to serve the same purpose.  Should the
Committee amend zoning in this way, it should first have a system in place that will ensure the suites
or cottages will be used as intended.  Care cottages should not be permitted on properties where
seasonal cottages or flexible unit dwellings are permitted.

B.2.2.2.14 The Trust Committee should consider changing the local zoning that applies to multi-family zones so
that density is guided by floor space ratios as well as units per hectare. Such changes should be
considered to provide more flexibility in the type of dwelling units that can be built. (Background Note:
Currently, multi-family zones may not provide enough flexibility to allow single storey units to be
constructed for seniors or for those needing barrier-free units.)  

B.2.2.2.15 The Trust Committee could consider other innovative strategies that would increase the community's
supply of affordable housing.

Others are encouraged to support the objectives of this Section in the following ways:

B.2.2.2.16 The Ministry of Municipal Affairs is encouraged to consider introducing its alternate building permit
procedure to Salt Spring Island, should the results of its pilot project suggest the acceptability of the
program.

B.2.2.2.17 Local service clubs, non-profit organizations and others that provide affordable, rental and special
needs housing are encouraged to develop projects in keeping with the policies in this Section.  Such
groups are particularly encouraged to explore the potential for supplying a community pool of care
cottages.

B.2.3 Settlement Patterns

B.2.3.1 OBJECTIVES

B.2.3.1.1 To encourage future development to locate away from environmentally sensitive areas, agricultural
and forestry lands, community water supply watersheds,  lands with the potential for surface erosion
or slope instability, public lands, tidal waterfront, areas with outstanding natural beauty and views, or
archaeological and historic sites. To ensure buffers are retained on settlement lands where they adjoin
agricultural lands.

B.2.3.1.2 To guide future development into clusters and towards existing or new villages and hamlets where
transportation and services can be most efficiently provided.

B.2.3.1.3 To create future settlement patterns that reduce dependency on private automobiles and encourage
other forms of transportation such as walking, cycling and public transit.
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B.2.3.1.4 To create future settlement patterns that allow for the efficient and affordable delivery of public services
such as road maintenance, utilities, school transportation and emergency response.

B.2.3.1.5 To ensure that any higher density areas that are created through the transfer of development potential
do not have a negative impact on the rural character or natural environment of the island.

B.2.3.2 POLICIES

B.2.3.2.1 The Trust Committee should consider rezoning applications from property owners who wish to
effectively transfer their existing development potential from one property to another in a way that would
achieve one or more of the above objectives.  Rezoning applications that would transfer development
potential should be consistent with the  guidelines in Appendix 4. Land Use Designations that are
designated in this Plan as Development Potential Donor Areas and Development Potential Receiving
Areas are shown on Map 26.

B.2.3.2.2 The Trust Committee could consider rezoning applications that would effectively transfer existing
development potential from Development Potential Donor Areas into new hamlets or villages in the
Rural Neighbourhoods Designation.  Proposals for new hamlet or village sites should follow the
guidelines in Appendix 4.

B.2.3.2.3 Village containment boundaries for Ganges, Fulford Harbour and Channel Ridge Village are
identified by the boundaries of the Village Designations on Map 1. The Trust Committee should not
approve rezoning applications that would allow large new commercial, institutional or multifamily
development outside Village Designations.  Exceptions should be made for new village or hamlet
applications, for applications to provide affordable housing near Fulford, for neighbourhood
convenience stores and for home based industries as outlined in Section B.3.3.  

To keep village development compact, and prevent 'leap frog' development, rezoning applications that
would create new commercial, institutional and multi-family zoning within Village Land Use
Designations should only be considered for properties that would tend to concentrate development
next to existing commercial, institutional and multi-family zones.

B.2.3.2.4 Subdivision applicants will be encouraged to cluster new lots onto that part of their land that has the
best capacity for residential development, and the least value for agriculture, forestry or environmental
protection.  The Trust Committee will develop informational materials  for subdivision applicants that
illustrate how they could maintain their development potential while preserving open space (See
example below).
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B.2.3.2.5 The Trust Committee should support the transfer of development potential from prospective "water
access only" subdivisions.

B.2.4 Residential Neighbourhoods Designation

B.2.4.1 OBJECTIVES

B.2.4.1.1 To continue to provide for a range of medium density residential uses consistent with the community's
rural character.

B.2.4.1.2 To continue to accommodate non-residential uses that are compatible with medium density residential
use.

B.2.4.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in Section
C.3.1.2 must also be considered.

B.2.4.2.1 The areas designated for Residential Neighbourhoods are shown on Map 1. 
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B.2.4.2.2 Zones within the Residential Neighbourhoods Designation will continue to accommodate the medium
density residential uses and the other compatible land uses allowed in the existing bylaw. Existing
commercial, industrial and multi-family zones will also remain, but zoning changes should not be made
to locate more of these zones on additional lands in this Designation.

B.2.4.2.3 The minimum size of lots that can be created by subdivision will remain the same as indicated in the
existing zoning and subdivision bylaws.  However,  the Trust Committee could consider rezoning
applications that allow a slightly higher density (smaller minimum average lot sizes) as part of a
proposal that provided a community amenity (see Appendix 3) or as part of a proposal to transfer
development potential (see Policy B.2.3.2.1 and Appendix 4).  The Residential Neighbourhoods
Designation is a Development Potential Receiving Area.  The higher density levels that could be
considered for these purposes are as follows:

EXISTING ZONE MINIMUM AVERAGE LOT SIZE
(UNDER CURRENT ZONING)

MINIMUM AVERAGE LOT SIZE
(UNDER HIGHER DENSITY
LEVEL)

Rural Residential 1 1 ha 0.6 ha

Rural Residential 2 0.4 ha 0.3 ha

Rural Residential 3 0.6 ha
or
0.4 ha within a community water
system 

0.4 ha
or
smaller within a waterworks
district if part of a proposal to
construct the Ganges Alternate
Route.

 B.2.4.2.4 Rezoning applications could be considered to rezone commercial and industrial property to residential
use at a density similar to that allowed on neighbouring properties.

B.2.5 Rural Neighbourhoods Designation
   
B.2.5.1 OBJECTIVES

B.2.5.1.1 To continue to provide adequate land zoned for medium density residential use and other traditional
and compatible rural land uses.

B.2.5.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in Section
C.3.1.2 must also be considered.

B.2.5.2.1 The areas designated for Rural Neighbourhoods are shown on Map 1.

B.2.5.2.2 Zones within the Rural Neighbourhoods Designation will continue to allow medium density residential
development and the other rural uses allowed by existing zoning.  Existing commercial and industrial
zones will remain, but exceptionally large new commercial or industrial developments should not be
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allowed in this Designation.  Existing zones that allow higher densities, smaller lots and multifamily use
will also remain.             

B.2.5.2.3 The minimum average size of lots that can be created by subdivision will remain the same as indicated
in the existing zoning and subdivision bylaws that apply to land in the Rural Neighbourhoods
Designation.  New zones created in this Designation will not generally have a density that exceeds 1
lot per 2 ha.  However, the Trust Committee could make an exception by allowing a  density of 1 lot
per 1.2 ha as part of a proposal that provided an eligible community amenity (see Appendix 3) or as
part of a proposal to transfer development potential (see Policy B.2.3.2.1 and Appendix 4).  The Rural
Neighbourhoods Designation is a Development Potential Receiving Area.

B.2.5.2.4 Rezoning applications could be considered to rezone commercial and industrial property to residential
use at a density similar to that allowed on neighbouring properties.

B.2.5.2.5 Despite the minimum lot sizes indicated in Policy B.2.5.2.3, the Trust Committee could consider a
rezoning application from a property owner to develop a new hamlet or village site in this Designation,
as outlined in Policy B.2.3.2.2 or to allow an affordable family-oriented housing development to locate
in the Fulford Harbour area as outlined in Policy B.2.2.2.8.

B.2.6 Channel Ridge Residential Designation

B.2.6.1 OBJECTIVES

B.2.6.1.1 To continue to provide for clusters of medium density residential settlement compatible with the natural
environment of the designation.

B.2.6.2 POLICIES

B.2.6.2.1 The area designated as the Channel Ridge Residential Designation is shown on Map 1. 

B.2.6.2.2 Zones within the Channel Ridge Residential Designation will continue to allow clusters of medium
density residential developments and the other compatible uses allowed by existing zoning.

B.2.6.2.3 Zoning amendments should not be made to locate large new commercial, industrial, institutional or
multifamily developments in the Channel Ridge Residential Designation.

B.2.6.2.4 Blocks of land that may be used for residential settlement should remain generally as indicated in the
Trust Committee's current subdivision bylaw.  The number of new lots that can be created by
subdivision in the Designation should not be increased.

B.2.6.2.5 The Trust Committee should consider rezoning applications that would allow owners of undeveloped
property within the Channel Ridge Residential Designation to transfer their development potential to
more suitable locations within the Designation or to the Channel Ridge Village Designation.  Such
applications should follow the guidelines in Appendix 4.  The Channel Ridge Residential Designation
is a Development Potential Donor Area.  Proposals to transfer development potential from areas north
of the Channel Ridge Village Designation could be considered if a thorough analysis of the benefits
and impacts of any road network changes is provided.
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B.3 NON-VILLAGE COMMERCIAL AND INDUSTRIAL LAND USE OBJECTIVES AND
POLICIES

B.3.1 Tourism - Accommodation and Facilities

B.3.1.1 OBJECTIVES

B.3.1.1.1 To recognize the economic importance of tourism by ensuring that Salt Spring Island remains an
attractive, liveable and authentic rural community.  To welcome and accommodate tourism that is
compatible with this goal.

B.3.1.1.2 To allow visitor accommodation to develop in a way that will best retain and distribute the resulting
economic benefits and reduce any negative impacts; to avoid concentrating benefits and impacts in
only a few locations.

B.3.1.1.3 To retain and maximize the economic benefits of tourism to the community; to ensure zoning allows
tourist accommodation operations to be economically viable.

B.3.1.1.4 To make land use decisions that would encourage the number of tourist visits to be sustained over a
longer part of the year, preferably without a significant increase in the height of the summer peak
period.

B.3.1.1.5 To avoid the development of tourist attractions that are unrelated to or unnecessary for visitors to enjoy
the community's natural environment or authentic cultural heritage.  

B.3.1.1.6 To provide for facilities necessary to mitigate the impacts of tourism on the island's natural or social
environment.  Examples are: sani-dump facilities for boats or recreational vehicles, and tour bus
parking areas outside Ganges Village Core.

B.3.1.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in
Section C.3.1.2 must also be considered.

B.3.1.2.1 The Trust Committee should establish a Tourism Advisory Committee, made up of community
members and of tourist accommodation operators to provide advice regarding land use decisions
related to tourism.

B.3.1.2.2 The Trust Committee will support the development of informational materials and programs that
encourage low-impact tourism on Salt Spring Island.

 
B.3.1.2.3 Bed and Breakfast operations will continue to be allowed as home based businesses in residential

areas.  The Trust Committee should consider amending zoning regarding Bed and Breakfast
operations so that it more accurately reflects the conditions necessary to accommodate such an
operation, while remaining compatible with residential areas.  

B.3.1.2.4 The Trust Committee will not support the operation of transient accommodation units in residential
zones unless they are operated as a home based business. 
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B.3.1.2.5 The Trust Committee could consider applications to rezone properties for Guest House use, where
operations larger than a permitted bed and breakfast are proposed.  In considering such applications,
the Committee will evaluate the impacts of the proposal on the local neighbourhood and the
accommodations industry.

B.3.1.2.6 The Trust Committee should consider rezoning applications from property owners wishing to develop
small, low impact campgrounds on larger properties in the following Designations:  

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

Applications for such a zoning change should demonstrate an adequate water supply, appropriate
sewage disposal capability, and a site plan that would be uncrowded and well buffered by natural
vegetation from neighbouring properties.  If the Trust Committee considers such rezoning applications,
preference should be given to those that can be easily reached by cycle and are within a convenient
walking distance of a road identified on Map 5 as a potential public transit route.  Rezoning applications
for the development of campgrounds meant primarily for large Recreational Vehicles should not be
considered. 

B.3.1.2.7 The Trust Committee should consider an application within the Rural Neighbourhood Designation to
allow hostel accommodation.

B.3.1.2.8 No additional properties on Salt Spring Island should be zoned for resorts, hotels or motels until the
existing development potential for such units has reached at least 80 per cent.

B.3.1.2.9 To manage the impact of commercial tourist accommodation zones located in residential areas, the
Trust Committee could consider changing zoning to:

a. limit the maximum number of tourist accommodation units in any one operation
to 50 units. 

b. establish an appropriate total floor area for tourist operations and for the
accessory uses currently allowed in commercial tourism accommodation zones.

c. establish standards for vegetation screening next to residential property
d. establish density and standards for campgrounds.

B.3.1.2.10 The Trust Committee should not consider rezoning applications that would allow the development of
large new  destination resorts, large convention centres, water slides, theme parks, casinos, and mini
golf courses.

B.3.1.2.11 The development of time-shared resorts should not be supported.

B.3.1.2.12 The Trust Committee should not approve applications to strata-title existing resorts if the level of
neighbourhood impacts is expected to be greater than that of an owner-managed resort.  

B.3.1.2.13 The development potential of tourist accommodation uses should not be transferred between parcels.

Others are encouraged to help achieve the objectives of this Section as follows:

B.3.1.2.14 Other levels of government which secure parkland on Salt Spring Island are encouraged to manage
public parkland, particularly campgrounds, in a way that is compatible with the objectives of this
Section.
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B.3.2 Home Based Businesses 
  
B.3.2.1 OBJECTIVES

B.3.2.1.1 To accommodate a broad variety of home-based businesses consistent with the community's tradition
of socioeconomic diversity, self-sufficiency and private initiative. 

B.3.2.1.2 To ensure that home based businesses remain compatible with residential and rural neighbourhoods
and do not have an unacceptable impact on the natural environment.

B.3.2.1.3 To protect the vitality and viability of village businesses.

B.3.2.1.4 To promote home based businesses as a significant means of satisfying the community's employment
needs so that economic benefits are retained in the community.

B.3.2.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in Section
C.3.1.2 must also be considered.

B.3.2.2.1 Home based businesses will continue to be allowed in all areas where residential use is permitted, as
outlined in existing zoning. 
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B.3.2.2.2 The Trust Committee should consider amending existing local bylaws regarding home based
businesses to meet the objectives of this section.  The Committee could consider amendments such
as:

a. expanding the floor area that can be occupied by a home based business, while ensuring that the
business remains accessory to the residential use.

b. expanding the range and number of businesses that can be operated from the home, possibly by
developing bylaws that focus on managing environmental and neighbourhood impacts rather than
by restricting types of businesses.

c. allowing external storage of materials where it can be screened from neighbouring properties.

d. allowing limited off-site signs to direct clients to home-based business locations

B.3.2.2.3 The Trust Committee could consider rezoning applications from owners of larger properties who wish
to operate a home-based industry, such as light manufacturing, assembly, and repair services.  Such
industries could occupy more space and employ more people than would normally be allowed for a
home-based business.  Should the Committee consider such applications, it should ensure that this
use would be limited to those industries that can operate compatibly with the quiet rural character of
the island, could be well-screened by  vegetation and would not have a significant negative effect on
the neighbourhood or the natural environment.  The Committee should also consider a way of guiding
the design of sites and buildings used for home based industries, such as through the Development
Permit  process.

B.3.2.2.4 The Trust Committee will support the development of telecommuting technologies and the
infrastructure that  would facilitate home based businesses dependent upon them.

Others are encouraged to help achieve the objectives of this Section as follows:

B.3.2.2.5 The Capital Regional District is encouraged to extend its educational programs about liquid waste
disposal to home based businesses on Salt Spring Island.
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B.3.2.2.6 The Ministry of Environment is encouraged to offer its educational programs regarding waste handling
and management to home based businesses.

B.3.3 Industrial and Commercial Services 

B.3.3.1 OBJECTIVES

B.3.3.1.1 To provide an adequate amount of land zoned for industrial use that is affordable, appropriately
serviced and well located to accommodate local industry.

B.3.3.1.2 To ensure that  industries are located in a way that reduces impacts on neighbouring properties and
the natural environment.

B.3.3.1.3 To avoid the location of large scale, heavy industry on Salt Spring Island.

B.3.3.1.4 To allow for the development of affordable homes in combination with industrial land uses.

B.3.3.1.5 To ensure that industrial waterfront zones are primarily occupied by industries dependent upon a
marine location.

B.3.3.1.6 To accommodate temporary industrial uses in appropriate locations.

B.3.3.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in Section
C.3.1.2 must also be considered.

B.3.3.2.1 The areas designated for Industrial and Commercial Services are shown on Map 1. Specific industrial
uses will also continue to be allowed in the Industrial and Commercial Service zones that currently
exist in other Designations. 

B.3.3.2.2 Zones within the Industrial and Commercial Services Designation will continue to allow the variety of
light industrial and commercial services suggested by existing local zoning.

B.3.3.2.3 The Trust Committee could consider making changes to the existing zoning within the Industrial and
Commercial Services Designation such as:

a) reducing the number of different zones and accommodating a broader range of uses in each
b) establishing a  standard for vegetation screening along borders with residential property
c) allowing accessory retail uses
d) allowing a flexible unit dwelling to be constructed in industrial zones, for example, the

development of residences as a second story in an industrial village area.
e) establishing a lower site coverage ratio 

B.3.3.2.4 The Trust Committee could consider rezoning applications for additional industrial land next to tidal
waterfront, if it becomes necessary to meet community needs.  If additional industrial land is created
in such locations, the Committee should ensure it is used only by industries that are dependent on a
marine location.
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B.3.3.2.5 The Trust Committee should not make zoning changes that would result in a net loss of developable
industrial land on Salt Spring Island.

B.3.3.2.6 The Trust Committee should consider rezoning applications that would transfer industrial development
potential from inappropriate locations to more suitable ones.

B.3.3.2.7 Local zoning should not allow new heavy or extractive industries that are not needed by the local
community.

B.3.3.2.8 The Trust Committee should consider rezoning applications that would reduce the minimum lot size
that can be created in industrial zones to about 0.2 ha.  The Committee could consider rezoning
applications to reduce the minimum lot size to about 0.1 ha as part of a proposal to provide an eligible
community amenity or transfer development potential from a less suitable location.  

B.3.3.2.9 To accommodate those who wish to operate a temporary industry on non-industrial land, the Trust
Committee could issue Temporary Commercial or Industrial Permits as discussed in Part G.

B.3.3.2.10 If additional land is required for industrial uses necessary for the community, the Trust Committee
could consider rezoning applications for properties near the junction of Rainbow and Atkins roads.
Removal of up to  2 ha from the Agricultural Land Reserve for this purpose could be supported.  In
reviewing such applications, the Committee should consider  whether:
a. the site has limited agricultural potential
b. existing industrial and commercial service lands have been developed to about 80 per cent of their

practical development potential. 
c. the rezoning application applies to land that is next to or across a road from existing industrial land.
d. the proposed development would be well buffered from adjacent nonindustrial land.
e. there are adequate water supplies and a satisfactory means of sewage disposal.

Background Note:  No application to rezone land within the Agricultural Land Reserve will proceed
without the support of the Agricultural Land Commission

B.3.3.2.11 The Trust Committee should consider applications to strata-title existing buildings in the Industrial and
Commercial Services Designation, to provide affordable industrial sites.

B.3.3.2.12 The Trust Committee should consider rezoning applications that would allow some light industrial uses
to locate in village sites, in combination with commercial and residential uses.  The Committee should
only consider such applications if the proposed use would be compatible with the general objectives
for villages.

B.3.3.2.13 The Trust Committee should not support proposals for the exploration and extraction of peat, metals,
minerals, coal and petroleum resources from Salt Spring Island.  

Background Note:  There are several mineral tenures held on Salt Spring Island, primarily south of the
Fulford-Burgoyne Valley.  The Ministry of Employment and Investment has resource management and
regulatory responsibility for the province's mineral and energy resources under the Mineral Tenure Act,
Petroleum and Natural Gas Act, Coal Act  and the Mines Act.   The tenuring of aggregate resources
on Crown Lands is the responsibility of B.C. Lands under the Land Act.  The Ministry of Employment
and Investment is responsible for  the reclamation, permitting, inspection and safety of sand and gravel
extraction operations.  It  is further recognized that these activities are not regulated or controlled
through a community's local land use regulations that are enacted pursuant to the Municipal Act.  
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Others are encouraged to help achieve the objectives of this Section as follows:

B.3.3.2.14 The Ministry of Employment and Investment is urged to consider the unique provincial interests
expressed in the Islands Trust Act  in its management and regulatory decisions regarding mineral
resources on Salt Spring Island.  The Ministry is further urged to ensure that any mineral exploration
and development proposals involving surface disturbance on Salt Spring Island continue to be
forwarded to the Trust Committee for review and comment.  

B.3.3.2.15 The Ministry of Employment and Investment and the Ministry of Municipal Affairs are urged to work,
in consultation with the Islands Trust and holders of mineral claims in the Islands Trust Area, to resolve
the apparent policy conflicts in the provincial interest as expressed in the Islands Trust Act and the acts
that govern the province's mineral and petroleum resources.  It is recommended that such resolution
occur before or as part of the provincial Environmental Assessment Process or the Work Systems
Approval process and before consideration of approval-in-principal or the issuance of permits and
licenses, should any proposals for mineral development  on Salt Spring Island be made.  It is
recommended that policy resolution also involve consultation with the Ministry of Environment, Lands
and Parks and the Forest Land Commission, whose interests would also be affected by mineral
development on Salt Spring Island.  Should surface disturbance be allowed before policy resolution,
the Ministry is strongly urged to recognize and apply permit conditions to preserve important parts of
the local environment and protect development from natural hazards.

B.3.3.2.16 Holders of mineral claims on Salt Spring Island are strongly urged to await the policy resolution
recommended in Policy B.3.3.2.15 before making proposals to develop mineral claims on Salt Spring
Island.

B.4 COMMUNITY & INSTITUTIONAL LAND USE OBJECTIVES AND POLICIES

B.4.1 General Community and Institutional Land Uses

B.4.1.1 OBJECTIVES

B.4.1.1.1 To ensure an appropriate supply of land is zoned for community needs such as schools, child care,
government functions, emergency services, health care facilities and cultural buildings.

B.4.1.1.2 To minimize the public cost  of necessary community facilities. To allow for the efficiencies and cross-
benefits that can be achieved through joint use and the clustering of major facilities.  

B.4.2 Educational and Child Care Land Uses

B.4.2.1 OBJECTIVES

B.4.2.1.1 To provide appropriately zoned land in convenient locations for educational facilities.

B.4.2.1.2 To ensure that day care facilities can continue to be where they are convenient for families.

B.4.2.2 POLICIES

B.4.2.2.1 The area designated specifically for Educational uses is shown on Map 1.  Public schools will also
continue to be allowed by zoning in other designations.
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B.4.2.2.2 Zones within the Educational Designation will continue to allow public schools.  The Trust Committee
should change zoning within the Educational Designation, in consultation with School District #64, to
recognize the additional educational and day care centres required by the community, other community
uses and some commercial uses (for example, craft fairs)

B.4.2.2.3 The Trust Committee will continue to consult annually with School District #64 about its land use
needs.

B.4.2.2.4 The Trust Committee will enter an agreement with School District #64 for acquisition of land for
schools at the time of subdivision, should the District indicate a  desire to create such an agreement.
The Salt Spring Island Parks, Arts and Recreation Commission will also be invited to participate to
ensure a coordinated approach to public land dedication.

B.4.2.2.5 The Trust Committee should give special attention to land within and surrounding the Educational
Designation as follows:

a. Land next to the Educational Designation should not be rezoned for uses that would be
incompatible with the safety of school children.

b. Rezoning applications for land next to the Educational Designation should show how pedestrian
and cyclist routes to schools will be maintained.

c. Rezoning applications for higher density housing within about 0.8 km of the Educational
Designation should be designed for families.

B.4.2.2.6 Child day care facilities will continue to be allowed in a broad variety of zones.

B.4.2.2.7 Zoning that applies to land next to Ganges Harbour or its water surface should not be changed in a
way that would interfere with the safe and convenient accommodation of  school taxis from the Outer
Gulf Islands.

Others are encouraged to help achieve the objectives of this Section as follows:

B.4.2.2.8 The Ministry of Transportation and Highways is requested to consider the objectives  of this Section
in its decisions regarding roads next to or within the Educational Designation, and especially is
encouraged to consider means to safely accommodate pedestrians and cyclists on such roads.

B.4.3 Health Services Land Uses

B.4.3.1 OBJECTIVES

B.4.3.1.1 To ensure that local land use policies support the continued development of Salt Spring Island as a
healthy community. 

B.4.3.1.2 To provide appropriately zoned land in convenient locations for the community's health care facilities.

B.4.3.1.3 To support, through compatible land use zoning,  the directions contained in the Salt Spring Island
Health Plan prepared by the Southern Gulf Islands Community Health Council.
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B.4.3.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in Section
C.3.1.2 must also be considered.

B.4.3.2.1 The area designated specifically for Health Services is shown on Map 1.  Public hospitals and private
medical offices will also continue to be allowed by zoning in other Designations.

B.4.3.2.2 Zones within the Health Services Designation will continue to allow the range of health service facilities
and other uses allowed by current zoning.

 
B.4.3.2.3 Those wishing to rezone land to create large new health care facilities will be directed to lands in the

Health Services Designation or to adjacent lands.

B.4.3.2.4 The Trust Committee should give special attention to land within and surrounding the Health Services
Designation as follows:

a. Land next to the Health Services Designation should not be rezoned for uses that would be
incompatible with the safety and quiet of the hospital area.

b. Rezoning applications for land next to the Health Services Designation should show how
pedestrian routes to health service facilities will be maintained.

c. Rezoning applications for higher density housing within about 0.8 km of the Health Services
Designation should be designed for seniors or those with special needs.

B.4.3.2.5 The Trust Committee should consider rezoning applications to provide residential care facilities that
would be open to the public on Salt Spring Island.

B.4.3.2.6 Zoning will continue to allow medical and dental offices in residential areas.

B.4.3.2.7 The Trust Committee should consider rezoning applications that would allow for the delivery of health
services to youth and seniors in convenient locations, particularly in combination with educational and
recreational services.

Others are encouraged to help achieve the objectives of this Section as follows:

B.4.3.2.8 The Ministry of Transportation and Highways is urged to consider signs and street crossing facilities
that would enhance pedestrian safety near the Health Services Designation.

B.4.4 Emergency Response Facilities and Services

B.4.4.1 OBJECTIVES

B.4.4.1.1 To ensure that land use bylaws accommodate emergency response facilities in locations where
response times are optimal for most of the community.

B.4.4.1.2 To respect the strategic site selection processes undertaken by emergency response organizations.

B.4.4.1.3 To reduce the neighbourhood impacts of emergency response stations and training facilities.
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B.4.4.1.4 To encourage shared use of emergency response facilities and land.

B.4.4.2 POLICIES

B.4.4.2.1 The Trust Committee should amend local zoning to allow emergency response facilities in most
zones.  If such amendments are made, standards for vegetation screening around the perimeter of
emergency response properties should also be developed, in consultation with emergency service
organizations.

B.4.4.2.2 The Trust Committee should change the local subdivision bylaw to allow the subdivision of
appropriately sized parcels for emergency response facilities, despite the minimum parcel sizes
allowed for other uses.

B.4.4.2.3 The Trust Committee should change local zoning to allow training facilities for emergency response
personnel in appropriate locations.

B.4.4.2.4 The Trust Committee will continue to ask emergency response organizations to comment on
emergency access and safety issues when the Committee is considering rezoning applications and
applications for development permits or subdivision.

B.4.4.2.5 The Trust Committee will support the development of emergency-only road connections in the
following locations:

- between Don Ore and Charlesworth Roads
- between Wilkie Way and Rainbow Roads
- between Southridge and Sunnyside Roads
- between Canvasback and Broadwell Roads

B.4.4.2.6 Should the Salt Spring Island Fire District wish to relocate its Ganges Firehall site, the Trust Committee
should consider any proposals it might receive that would  provide the District with land the District finds
acceptable in exchange for higher density elsewhere, if the proposal results in the dedication of the
Ganges Firehall site for public use.  Land provided in this way is an eligible community amenity,
which could be exchanged for a higher density of development as outlined in Appendix 3.  

B.4.4.2.7 When commenting on applications to create or develop water access points, the Trust Committee will
ensure that the local fire department is consulted regarding their need for access and the filling of
tankers.

B.4.5 Other Community Land Uses

B.4.5.1 OBJECTIVES

B.4.5.1.1 To ensure that adequate amounts of land are appropriately zoned to accommodate the variety of
spiritual and cultural activities important to the community.

B.4.5.2 POLICIES

B.4.5.2.1 Local zoning will continue to allow churches, cemeteries, libraries, and community halls in many zones.
Low impact religious retreats will continue to be allowed by zoning in the Uplands Designation.
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B.4.5.2.2 The Trust Committee should consider rezoning applications to locate facilities housing local clubs in
locations where they would be compatible with neighbouring properties.   In considering such
applications, the Committee should ensure that disturbance to neighbouring homes would be minimal.

B.4.5.2.3 Land and facilities for community cultural purposes is identified as an eligible community amenity
for which higher levels of densities may be exchanged as outlined in Appendix 3.

B.4.5.2.4 The Trust Committee could consider rezoning applications for a school of fine arts.  The Committee
should give preference to proposals that would maximize the use of existing structures and community
facilities.

B.4.5.2.5 The Trust Committee should ensure that local zoning supports the use of private and public lands for
local community events.

B.5 VILLAGE LAND USE OBJECTIVES AND POLICIES

B.5.1 General Village Land Use Objectives and Policies

B.5.1.1 OBJECTIVES

B.5.1.1.1 To continue to provide an adequate supply of appropriately zoned land in compact pedestrian-oriented
villages to support the community's larger commercial, institutional and cultural activities in combination
with high and medium density residential use.

B.5.1.1.2 To encourage a modest scale of village development compatible with the rural character of Salt Spring
Island and with the protection of the community's natural and heritage resources.

B.5.1.1.3 To encourage the commercial viability of island villages and  to retain traditional village functions.

B.5.1.1.4 To promote multiple uses of village land. 

B.5.1.1.5 To avoid the development of commercial strips along roads leading into island villages.

B.5.1.2 POLICIES

B.5.1.2.1 Village Designations are shown on Map 1.  There are three areas:  the Ganges Village Designation,
the Fulford Harbour Village Designation and the Channel Ridge Village Designation.  General Polices
that apply to all Village Designations are outlined in this Section (B.5.1.2).  Specific objectives and
policies for each village are outlined in following sections of this Plan.

Background Note: A waterfront village on Burgoyne Bay may be considered under future
amendments to this Plan.  The provision for such a village would be related to a broad
strategy for the future of southwest Salt Spring Island.  The concurrence of the
Agricultural Land Commission and the Forest Land Commission would be prerequisites
for any village sited on land designated Agricultural Land Reserve or Forest Land
Reserve.

B.5.1.2.2 Zoning in Village Designations will continue to allow the mix of commercial, institutional, cultural, and
multi-family land uses that are currently allowed.  Commercial zoning should be simplified with fewer
zones and a broader range of uses allowed in each.  The maximum residential density allowed on any
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single property will remain at 37 units per ha.  Multifamily zones should ensure that a generous amount
of landscaping can be developed.

B.5.1.2.3 To protect the economic vitality of island villages, the Trust Committee should not consider rezoning
applications that would result in large new retail stores, restaurants, office complexes and multi-family
developments outside Village Designations. Exceptions are:  home-based businesses and industries,
neighbourhood convenience stores, campgrounds, the commercial uses specifically allowed in other
Designations and the potential development of a new village as outlined in Policy B. 2.3.2.2.

B.5.1.2.4 To retain the traditional function of island villages, the Trust Committee should not consider rezoning
applications that would result in the following land uses being removed from the Village Core
Designations:  post offices, banks and credit unions, liquor stores, libraries, small general stores.

B.5.1.2.5 To retain the compact and pedestrian oriented nature and economic viability of island villages, the
Trust Committee should only consider rezoning applications that would create more commercially-
zoned land in Village Designations if the following guidelines are met:

a. the proposed use is compact and not land intensive
b. existing commercial zones are largely developed to their practical development potential

and there is evidence of a community need for additional commercial land. 
c. the proposed rezoning would tend to concentrate development near existing commercial,

industrial,  institutional or multi-family land uses.  
d. designs and site plans are consistent with the guidelines in Development Permit Area 1.

B.5.1.2.6 The Trust Committee could consider rezoning applications that would result in some additional
industrial uses in Village Designations.  However, such uses should not be land intensive or result
in a level of pollution that would be incompatible with commercial and high density residential
development.

 
B.5.1.2.7 The Trust Committee should consider amending local zoning within Village Designations to be more

in keeping with traditional village forms and more appropriate to the small, pedestrian nature of
villages.

B.5.1.2.8 When considering rezoning applications, the Trust Committee should ensure that zoning boundaries
between residential and non-residential uses are primarily created along rear parcel lines, as opposed
to public roads.  Non-residential uses should be well screened from residential uses.

B.5.1.2.9 The Trust Committee should consider amending local zoning in Village Designations to discourage
drive-in commercial uses.

B.5.1.2.10 The form and character of commercial, industrial and multi-family development in Village Designations
will be guided through Development Permit  guidelines in Part E.

B.5.1.2.11 Preservation of community heritage in Ganges will be guided through the Heritage Conservation Area
guidelines in Part F.

 
Others are encouraged to help achieve the objectives of this Section as follows:

B.5.1.2.12 The Ministry of Transportation and Highways is urged to develop specific policies for the development
of the sidewalks and roadside walkways shown on Maps 17 and 18.  The Ministry is further urged to
consider  "traffic calming"  on the roads in Village Designations.
Background Note: the Ministry of Transportation and Highways is not presently funded for the
construction or maintenance of sidewalks. 
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B.5.2 Ganges Village Designation

B.5.2.1 OBJECTIVES

B.5.2.1.1 To accommodate those land uses that allow Ganges to remain the commercial, social, cultural, and
institutional centre for residents of Salt Spring Island.

B.5.2.1.2 To encourage some additional residential use of Ganges Village in a way that adds vitality to the
village.  To allow more islanders to live close to village services and employment.

B.5.2.1.3 To encourage pedestrian  connections and amenities throughout Ganges.

B.5.2.1.4 To create more public open space within the Ganges Village Core. 

B.5.2.1.5 To align development potential within Ganges with the available water supply and sewage treatment
capacity.

B.5.2.2 POLICIES

B.5.2.2.1 The Ganges Village Designation is shown on Map 1.  

Background Note: The Ganges Village Designation is made up of the Ganges Village Core sub-designation, the
Upper Ganges Village sub-designation, the Education Designation, the Health Services Designation and part of
the Park and Recreation Designation.  Objectives and policies for the Education, Health Services and Park and
Recreation designations are outlined in Sections B.4.2, B.4.3, and B.7.1 respectively.

Note:  Where land is located within the North Salt Spring Waterworks District, any rezoning proposals that would
result in a net increase to water demand must also take into account the severe restraints on the District's available
water supply.  Policies in Section C.3.1.2 must also be considered.
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B.5.2.2.2 Zones within the Ganges Village Designation will continue to allow the wide range of commercial,
industrial, institutional land uses and the various densities of residential development allowed by
existing zoning.

B.5.2.2.3 The Trust Committee should consider rezoning applications that would allow the addition of some
affordable and special needs housing in the Ganges Village Designation, as outlined in Policy
B.2.2.2.8.

B.5.2.2.4 The Trust Committee could consider rezoning applications to allow a slightly higher density of
residential development than permitted by current zoning as part of a proposal that provided an eligible
community amenity (see Appendix 3) or as part of a proposal to transfer development potential (see
Policy B.2.3.2.1 and Appendix 4).  The Ganges Village Designation is a Development Potential
Receiving Area.  However development potential should only be transferred into the North Salt Spring
Waterworks District if water is to be supplied from a source other than the District, or a new water
license for the District has been approved.

B.5.2.2.5 The Trust Committee could consider rezoning applications to allow a higher percentage of commercial
site coverage or higher floor space ratios as part of a proposal to provide an eligible community
amenity (see Appendix 3)

B.5.2.2.6 When considering rezoning applications in the Ganges Village designation, the Trust Committee will
consider the impact that the proposed change would have on the Ganges sewer treatment plant.  The
Committee should not change zoning within the boundaries of the sewered area in way that would
result in more sewage being generated than the treatment plant can handle.  This policy is further
outlined in Section C.4.2.  

B.5.2.2.7 The Trust Committee should not support the location of a federal customs office on Salt Spring Island.

Others are encouraged to help achieve the objectives of this Section as follows:

B.5.2.2.8 The federal Department of Transport is urged to help the local community to develop a comprehensive
approach to  the safe use of the water surface of Ganges Harbour.

  
B.5.3 Fulford Harbour Village Designation

B.5.3.1 OBJECTIVES

B.5.3.1.1 To ensure zoning continues to recognize the village of Fulford Harbour as a local commercial,
residential and cultural centre with a unique character. 

B.5.3.1.2 To recognize that the village of Fulford Harbour functions as a gateway and primary entry to Salt
Spring Island, giving an initial impression of the island's rural character.

 
B.5.3.1.3 To allow for a very limited increase in the residential use of Fulford Harbour village to address specific

housing needs in the southern island area.

B.5.3.1.4 To ensure that development within Fulford Harbour village does not exceed the available water supply
and safe sewage treatment capacity.

B.5.3.1.5 To encourage a form of development in Fulford Harbour Village that is consistent with the traditional
small and compact pedestrian scale of the village.
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B.5.3.1.6 To help in the resolution of conflicts between village functions and ferry terminal operations.

B.5.3.2 POLICIES

B.5.3.2.1 The Fulford Village Designation is shown on Map 1.  

B.5.3.2.2 Zones within the Fulford Village Designation will continue to allow the commercial and industrial land
uses and the various densities of residential land uses allowed by existing zoning.

B.5.3.2.3 Should the Trust Committee consider rezoning applications to create more commercially-zoned land
on lots where there is an existing residential building, the Committee should ensure that the proposed
commercial use is to take place in the existing structure.  The existing structure should be maintained
to retain village character.

B.5.3.2.4 To protect the village core area from the disruption caused by ferry commuter parking, the Trust
Committee should consider rezoning applications to allow the development of commercial parking lots.
Such lots should be within about 0.4 km of the Fulford Harbour ferry terminal (or about 0.8 km
if public transit is available).  Parking lots should be landscaped and designed to reduce negative
impacts on the character of the village, as outlined in Development Permit Area 1.

B.5.3.2.5 The Trust Committee should consider rezoning applications that would allow the addition of some
affordable and special needs housing in the Fulford Village Designation, as outlined in Policy
B.2.2.2.8.

B.5.3.2.6 The Trust Committee could consider rezoning applications to allow a slightly higher density of
residential development than allowed by current zoning  as part of a proposal that provided an eligible
community amenity (see Appendix 3) or as part of a proposal to transfer development potential (see
Policy B.2.3.2.1 and Appendix 4).   The Fulford Village Designation is a Development Potential
Receiving Area.
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B.5.3.2.7 Zoning changes should not be made in the Fulford Village Designation to allow heavy industry or large
new  commercial developments not needed by the residents of the south end of the island.

B.5.3.2.8 The Trust  Committee could support the development of a sewage collection system within the Fulford
Village Designation if zoning is in place to manage growth in the village.

Others are encouraged to help achieve the objectives of this Section as follows:

B.5.3.2.9 The Ministry of Transportation and Highways and the B.C. Ferry Corporation are urged to help the
Fulford Village community develop  solutions to ferry traffic congestion and ferry customer parking.
The Trust Committee supports strategies that emphasize improved traffic management on roads and
incentives for non-automotive travel.  The B.C. Ferry Corporation is encouraged to consider the
purchase and development of land for commuter parking, as outlined in Policy B.5.3.2.4.  The Trust
Committee will support an expansion of the ferry staging area to accommodate one sailing load,
provided solutions can be found to any anticipated environmental impacts.  The design of the staging
area should minimize the impact on the village's character as outlined in Development Permit Area
1.

B.5.4 Channel Ridge Village Designation

B.5.4.1 OBJECTIVES

B.5.4.1.1 To provide for the development of Channel Ridge Village as a mixed use village residential
development combined with commercial, social, cultural, and institutional uses for north end residents.

B.5.4.1.2 To ensure that development within Channel Ridge Village is consistent with available water supply
and sewage treatment capacity.

B.5.4.1.3 To promote non-vehicular connections and pedestrian-friendly amenities throughout Channel Ridge
and the surrounding residential area.

B.5.4.1.4 To provide for a central village green within the Channel Ridge Village Core.

B.5.4.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase towater demand must also take into
account the severe restraints on the District's available water supply.  Policies in Section
C.3.1.2 must also be considered.

B.5.4.2.1 The Channel Ridge Village Designation is shown on Map 1. The designation includes the Channel
Ridge Village Core sub-designation and the Outer Channel Ridge Village sub-designation. 

B.5.4.2.2 Zones within the Channel Ridge Village Designation will continue to allow the commercial and
institutional land uses and the various densities of residential land uses allowed by existing zoning.

B.5.4.2.3 The Trust Committee should consider rezoning applications that would allow the addition of some
affordable and special needs housing in the Channel Ridge Village Designation, as outlined in Policy
B.2.2.2.8.
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B.5.4.2.4 The Trust Committee could consider rezoning applications to allow a slightly higher density of
residential development than allowed by current zoning  as part of a proposal that provided an eligible
community amenity (see Appendix 3) or as part of a proposal to transfer development potential (see
Policy B.2.3.2.1 and Appendix 4).  The Channel Ridge Village Designation is a Development Potential
Receiving Area.  Development potential should only be transferred into the Channel Ridge Village
Designation from the Channel Ridge Residential Designation.

B.6 RESOURCE LAND USE OBJECTIVES AND POLICIES

B.6.1 Agriculture Land Uses

B.6.1.1 OBJECTIVES

B.6.1.1.1 To support farming as an important traditional land use, lifestyle and livelihood on Salt Spring Island.

B.6.1.1.2 To maintain the long term potential for farming on Salt Spring Island; to preserve agricultural land and
necessary water supplies.

B.6.1.1.3 To incorporate the spirit and intent of the provincial Farm Practices Protection ("Right to Farm") Act into
local land use policies and bylaws.

B.6.1.1.4 To limit the non-farm use of agricultural land. 

B.6.1.1.5 To accommodate a level and type of residential use on agricultural land that reflects the needs of
farm operations and is consistent with objectives for island population.

B.6.1.1.6 To reduce the potential for conflicts between agricultural areas and those areas that have been
identified for higher density settlement.

B.6.1.2 POLICIES

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase to water demand must also take
into account the severe restraints on the District's available water supply.  Policies in
Section C.3.1.2 must also be considered.

B.6.1.2.1 The Trust Committee will establish an Agricultural Advisory Committee to: 
a. provide community advice about bylaw changes, applications for rezoning or subdivision, and
applications to the Agricultural Land Commission, 
b. help in developing and interpreting local policies about farming and 
c. identify other ways that the Trust Committee can encourage and support farming in the community.

B.6.1.2.2 The Trust Committee will work with the local farming community, the Ministry of Agriculture and the
Agricultural Land Commission to develop common policies to the benefit of farming on Salt Spring
Island.

B.6.1.2.3 The areas designated for Agriculture and Watershed-Agriculture are shown on Map 1.
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B.6.1.2.4 Zoning within the Agriculture and Watershed-Agriculture Designations will continue to allow the land
uses, structures and densities allowed by existing zoning and subdivision bylaws. Where existing zoning
allows industrial and commercial uses, these will
remain as permitted uses unless the property
owner applies for a zoning change. 

B.6.1.2.5 Farming activities and necessary structures will
continue to be allowed by zoning in other
Designations on all properties where they are
currently allowed.

B.6.1.2.6 The Trust Committee will not make changes to
local bylaws to prohibit or restrict farming in the
Agricultural Land Reserve or in areas where
farming is now allowed.

B.6.1.2.7 On the advice of the Agricultural Advisory
Committee, the Trust Committee could consider
amending local zoning in ways that would support
local farming, such as by:
a. addressing the need for additional housing on

agricultural land 
b. matching the Agricultural Land Commission's

regulations such as those about home
occupations, bed and breakfast operations
and sales of off-farm products within the
Agricultural Land Reserve
Background Note: Some of these regulations
have been changed recently and now allow
more activities than local zoning does.

c. recognizing the traditional uses of the property
owned by the Salt Spring Island Farmer's
Institute on Rainbow Road

d. allowing for the processing and warehousing of island farm products on the Institute's property.
e. developing new zones that would allow various forms of community farming activities
f. supporting the development of farmers' markets.  The Trust Committee should also amend or

vary the parking requirements for such markets in a way that encourages their development
g. incorporating the standards of the Farm Practices Protection ("Right to Farm")Act, as they are

developed.  
 

B.6.1.2.8 The minimum average size of lots that can be created by subdivision in the Agriculture and
Watershed-Agriculture Designation will remain the same as permitted by existing zoning (unless a
change is required under the provincial Right to Farm Act).   The Trust Committee could consider
amending the minimum size of individual lots, if such a change would benefit local farming or protect
agricultural land by allowing clustered development.    

Background Note: The minimum parcel sizes and minimum average parcel sizes outlined in the local
zoning bylaw apply only when land is:

a. excluded from the Agricultural Land Reserve, or
b. approved for subdivision by the Agricultural Land Commission
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An exception to the minimum lot sizes can be made where a home site is being created for a relative
as outlined in Section 946 of the Municipal Act.  Such subdivisions must also be approved by the
Agricultural Land Commission.

B.6.1.2.9 The Trust Committee could consider rezoning applications from property owners who wish to have the
following land uses on individual properties in the Agriculture Designation:  small-scale processing and
sales of island-grown forest products; farming schools; farm-based tourist accommodation; waste
management facilities; community recreation facilities.   With the exception of the community recreation
facilities outlined in Section B.7.3, such uses should only be allowed where farming capability is
minimal and the planned use would not interfere with land productivity.  Preference should be given
to proposals that would improve the viability of an existing farm operation.

B.6.1.2.10 The Trust Committee should consider rezoning applications from property owners with productive
agricultural land outside the Agricultural Land Reserve who wish to transfer their development potential
to maintain their farm.  Such Land could be considered a Development Potential Donor Area, despite
the development potential transfer status of the Designation it is in.  Such applications should follow
the guidelines in Appendix 4. 

B.6.1.2.11 The Trust Committee could consider rezoning applications to allow higher density in exchange for
community owned farmland or land for community farm product processing or storage facilities.  Such
applications should follow the guidelines in Appendix 3.  Such land is an eligible community amenity,
which could be exchanged for a higher density of development as outlined in Appendix 3.  

B.6.1.2.12 The Trust Committee will support the inclusion of agricultural land within the Agricultural Land Reserve.

B.6.1.2.13 The Trust Committee could support applications to the Agricultural Land Commission to subdivide
land within the Agricultural Land Reserve if:
a. the subdivision will clearly improve the farming capability of the property in a way that would be

impossible without subdivision.
b. the subdivision is to provide a house site up to 0.6 ha in size for an adult relative of the property

owner, as defined by Section 946 of the Municipal Act, and the parcel was held by that owner (or
a blood relation) before the adoption of  the Agricultural Land Commission Act on December
21,1972. 

c. the subdivision is clearly in the public interest consistent with other objectives of
this Plan.

B.6.1.2.14 The Trust Committee should only support the use of lands in the Agriculture or Watershed-Agriculture
Designations for road access to other lands if the proposed road does not interfere with farming
capability.  An exception should be made for the development of the Ganges Alternate Route.

B.6.1.2.15 The Trust Committee could support applications to the Agricultural Land Commission for non-farm
use or exclusion of land within the Agricultural Land Reserve in some situations where local farming
or the greater community would benefit.  Support for such applications should only be considered if
the application is also supported by the Agricultural Advisory Committee and falls into one of the
following categories:

a. the proposed non-farm use would allow an active farm to diversify and broaden its income, but
not decrease the farming capability of the property.

 b. the proposed non-farm use or exclusion is consistent with local zoning or a land use designation
or policy in this Plan.
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c. the non-farm use or exclusion of a total of up to 11 ha to provide land for community recreation
as outlined in more detail in Section B.7.2 and B.7.3.

d. the non-farm use or exclusion of property for essential community services, if the location of the
service is limited by engineering constraints, or by strategic considerations such as those that
determine the best location for an emergency response station.

                        
Background Note:  This policy suggests the types of applications to the Agricultural Land Commission
which could be supported by the Trust Committee.  However, the final decision regarding all such
applications rests with the Commission.

B.6.1.2.16 When it considers rezoning applications that are not related to farming, the Trust Committee will
ensure the availability of water for farming would not be reduced because of a zoning change. If a
rezoning application would result in an increase in water use, the Trust Committee will ask the
Agricultural Advisory Committee for advice about the potential impacts on farming.

B.6.1.2.17 When it provides comments about subdivision applications for land that borders agricultural land, the
Trust Committee will encourage subdivision layouts that reduce the potential for conflict with farming.
When subdivisions are proposed for land that drains towards agricultural lands, the Trust Committee
will consider how changes to natural drainage patterns could affect agricultural activities.  Such
applications will be referred to the Agricultural Advisory Committee for advice.

The Advisory Committee's suggestions for the protection of farming operations will be forwarded to the
Subdivision Approving Officer for consideration.

 
B.6.1.2.18 When it considers rezoning applications for land that borders or drains into agricultural land, the Trust

Committee will ensure that  zoning changes are not made in a way that would have a negative effect
on farming.  For example, the Committee could require that a vegetation buffer be maintained on land
that is being rezoned next to farm land, if the proposed use could result in conflicts with a farming
operation.  The Committee should also ensure that a zoning change would not result in detrimental
changes to natural drainage or pollution of water supplies. The Agricultural Advisory Committee will
be asked for advice about rezoning applications on land that borders or drains into agricultural land.

B.6.1.2.19 Zoning changes should not be made to allow large new multi-family, industrial, institutional or
commercial developments in the Agriculture or Watershed-Agriculture Designation.  An exception
could be considered for community facilities or limited industrial zoning that would provide broad
benefits to the community and are specifically mentioned in this Plan.

B.6.1.2.20 The Trust Committee will use the Development Permit process to ensure that development in higher
density areas such as commercial, industrial and multifamily zones remains buffered from agricultural
areas, is designed to reduce conflicts with agriculture, and does not result in detrimental impacts due
to water pollution or changes in the drainage regime.

  
Others are encouraged to support the objectives of this Section in the following ways:

B.6.1.2.21 The farming community of Salt Spring Island is recognized and encouraged in its ongoing efforts in
support of local agriculture.

B.6.1.2.22 The Islands Trust Fund Board is encouraged to help in the creation of an agricultural land trust.

B.6.1.2.23 The B.C. Assessment Authority is urged to carefully consider its impact on local farming.  It is
encouraged to develop policies and procedures that recognize the unique challenges faced by the
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local farming community.  The Trust Committee will develop and recommend specific policies in
consultation with local farmers through the Agricultural Advisory Committee. 

B.6.1.2.24 The B.C. Ferry Corporation is encouraged to consider an assured loading policy for farm vehicles
carrying perishable livestock or produce.

B.6.1.2.25 The B.C. Ministry of Environment, Water Management Branch is urged to give greater priority to the
needs of local farms in its decisions regarding water allocation on Salt Spring Island.  The Ministry is
also encouraged to provide ongoing assistance to the local farming community about water license
applications.            

 B.6.1.2.26 The B.C. Ministry of Environment and Ministry of Agriculture, Fisheries and Food are requested to help
develop mutually acceptable recommendations in consultation with the community about the
management of wetlands, stream corridors and other environmentally sensitive areas  on agricultural
lands on Salt Spring Island.

Background Note:  "Where properties are located within the Agricultural Land Reserve, they are subject to the
Agricultural Land Commission Act, Regulations and relevant Orders pursuant to the Act.  The approval of the
Agricultural Land Commission will therefore be required in addition to any authority obtained in accordance with
the policies contained in this Plan or other bylaws governing land use.  Furthermore, policies and bylaws must be
consistent with the Act, failing which they will have no force or effect." - Agricultural Land Commission 

B.6.2 Forestry and Watershed-Forestry Land Use Designations

B.6.2.1 OBJECTIVES

B.6.2.1.1 To support the objectives of the Forest Land Reserve.

B.6.2.1.2 To retain forestry, logging and wood processing as traditional resource-based land uses that contribute
to the local economy and the island's rural nature.

B.6.2.1.3 To protect the local forestry land base and large areas of unfragmented forest habitat.

B.6.2.1.4 To encourage a kind of forestry that sustains or improve yields and that is compatible with other uses
for forested land.

B.6.2.1.5 To ensure local zoning allows the economic benefits of value-added wood processing to be retained
in the community.

B.6.2.1.6 To reduce the environmental, aesthetic and  neighbourhood impacts of forestry, logging and wood
processing.

B.6.2.1.7 To protect the water quality of Maxwell Lake, a major source of the island's drinking water with a
catchment area in this Designation.

B.6.2.2 POLICIES

B.6.2.2.1 The areas designated for Forestry and Watershed-Forestry are shown on Map 1.
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B.6.2.2.2 Zones within the Forestry and Watershed-Forestry Designation will continue to allow the residences,
forestry and public service uses permitted by existing zoning. Zoning changes for large new
commercial, industrial or institutional developments should not be made in this Designation.

Background Note: Land uses permitted under local zoning are only allowed if they are also consistent
with the Forest Land Reserve Act or Regulations, or an order of the Forest Land Commission. 

B.6.2.2.3 The minimum size of lots that can be created by subdivision in zones within the Forestry and
Watershed-Forestry Designation will remain the same as allowed by existing zoning.  

Background Note: The minimum parcel size outlined in the local zoning bylaw applies only when land
is:
a. excluded from the Forest Land Reserve, or
b. approved for subdivision by the Forest Land Commission.

B.6.2.2.4 The Trust Committee should consider rezoning applications from property owners within the Forestry
Designation who wish to:
a. sort and process island-grown wood products.
b. undertake forestry education and research
c. operate low impact campgrounds.
If the Trust Committee considers such applications, it should ensure that the proposed use would not
have a negative effect on the forestry potential of the affected lands, on environmentally sensitive areas
or on neighbouring homes.

B.6.2.2.5 When asked to comment on applications to the Forest Land Commission, the Trust Committee
will support those that it believes will achieve the objectives of the Forestry and Watershed-Forestry
Designations.

B.6.2.2.6 The Trust Committee will support the development of a community-owned and managed woodlot.  The
Committee could consider rezoning applications that would allow higher density in exchange for a
community owned and managed woodlot.  Such applications should follow the guidelines in
Appendix 3.

B.6.2.2.7 The Trust Committee will encourage the use of island-grown timbers, logs and wood products
in its Design Guidelines for villages.

Others are encouraged to help achieve the objectives of this Section as follows:

B.6.2.2.8 The Provincial Government is encouraged to develop forestry practices for privately owned
forest lands.

B.7 PARK AND RECREATION LAND USE OBJECTIVES AND POLICIES
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B.7.1 Park and Recreation Designation

B.7.1.1 OBJECTIVES

B.7.1.1.1 To preserve and protect the natural environment
of the island's public recreational lands and park
land while providing for local and regional
recreational needs. 

B.7.1.1.2 To encourage the management or disposition of
the island's Crown Land in a manner consistent
with broader policies of this Plan regarding
settlement patterns and the conservation of
environmentally sensitive areas. To preserve the
recreational and conservation uses of that land.

            
B.7.1.2 POLICIES

B.7.1.2.1 The areas designated for Parks and Recreation
are shown on Map 1.  

B.7.1.2.2 Zones within the Parks and Recreation
Designation will continue to allow  parks and
recreation activities.

B.7.1.2.3 Zones within other Designations will continue to
allow public park and recreation activities on
lands where they are now allowed.

B.7.1.2.4 The Trust Committee should consider amending
local zoning in consultation with the Salt Spring Island Parks, Arts and Recreation Commission, CRD
Regional Parks and B.C. Parks to identify the type of uses that should occur in public parks.  Zoning
should recognize traditional community uses of public lands such as day care and intermittent
commercial uses.

B.7.1.2.5 Zoning changes should not be made in this designation to allow commercial, industrial or residential
developments, with the exception of single caretakers' residences.

Others are encouraged to help achieve the objectives of this Section as follows:

B.7.1.2.6 The Ministry of Environment, Lands and Parks through B.C. Lands is urged not to approve licenses,
leases or sale of Crown Land for uses that would be in conflict with the community's objectives for
more sustainable settlement patterns (see Section B.2.3), or that would alienate or occupy Crown Land
for private, non-park purposes.  B. C. Lands is encouraged to approve applications by other
government agencies to acquire Crown Land in the Park and Recreation Designation for conservation
or park and recreation purposes, as outlined in Policy B.7.2.2.9.  
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B.7.2 Acquisition of Public Recreational Land and Park Land

B.7.2.1 OBJECTIVES

B.7.2.1.1 To acquire at least 15% of the island's land base for public open space.

B.7.2.1.2 To protect the island's environmentally sensitive areas,  areas important for the island's biodiversity,
and areas that can contribute to community "greenway" corridors that link open space areas.

B.7.2.1.3 To provide for the community's recreational needs. 

B.7.2.1.4 To develop a community walking trail system that can be used for passive recreation, access to park
land,  and non-vehicular transportation.

B.7.2.1.5 To plan and develop new park land in a way that is sensitive to the concerns of existing
neighbourhoods and land uses.   In particular, to recognize the need to provide separation between
recreation land and agricultural land.

B.7.2.1.6 To participate in the implementation of the Regional Green/Blue Spaces Strategy prepared by the
Capital Regional District.

B.7.2.2 POLICIES 

B.7.2.2.1 The Trust Committee will continue to cooperate and consult with the Salt Spring Island Parks, Arts and
Recreation Commission about park land acquisition, as outlined in its Letter of Administrative
Understanding with the Commission.

B.7.2.2.2 When land is being subdivided so that park land dedication is required by the Municipal Act, the Trust
Committee will require park land or an amount of money that represents up to 5 per cent of the land
being subdivided.   A dedication of less than 5 per cent could be considered by the Trust Committee
if other community benefits are being provided such as land or facility development.   

B.7.2.2.3 The Trust Committee should require park land dedication, and not payment of cash in lieu, if the
proposed subdivision is in a land use designation listed in Appendix 5 or if the proposed subdivision
includes land in the categories described in Appendix 5.

B.7.2.2.4 When land is acquired for public parkland, the Trust Committee should consider amending its zoning
to clarify the types of park uses that are appropriate.

B.7.2.2.5 The Trust Committee could consider rezoning applications to transfer development potential if the
transfer results in the community's acquisition of public park and recreation lands.  Such applications
should follow the guidelines in Appendix 4.

B.7.2.2.6 Public park and recreation lands (or money to purchase it) is an eligible community amenity, which
could be exchanged for a higher density of development as outlined in Appendix 3.  Preference
should be given to proposals that would provide the park and recreation lands of high community
priority outlined in Appendix 5.

B.7.2.2.7 The Trust Committee should support applications by the Salt Spring Island Parks, Arts and
Recreation Commission for the non-farm use of, removal from, and subdivision of limited amounts of
land in the Agricultural Land Reserve to provide for the following community recreation needs:
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a. approximately 4 ha within about 0.8 km of Gulf Islands Secondary School to accommodate an
indoor recreation centre,  

b. the expansion of recreational facilities, including administrative and utility buildings in Portlock Park
c. approximately 3 ha next to Portlock Park to allow for additional athletic fields and parking.
d. approximately 4 ha in the south end of the island, to replace an existing ball park facility operated

on ALR land.   
To be supported, specific applications should also have the support of the Agricultural Advisory
Committee.  They should also include plans to transfer good agricultural soils to agricultural land.

To offset the impacts of the non-farm use or the removal of lands from the Agricultural Land Reserve,
the Trust Committee will encourage the inclusion into the Agricultural Land Reserve of other lands that
are suitable for agriculture.

Background Note:  This policy suggests the types of applications to the Agricultural Land Commission
which could be supported by the Trust Committee.  However, the final decision regarding all such
applications rests with the Commission.

B.7.2.2.8 The Trust Committee should prepare letters and memoranda of understanding with CRD Parks and
the Trust Fund Board outlining the ways in which the parties will cooperate and consult about park land
acquisitions and management of regional parks on Salt Spring Island. 

B.7.2.2.9 The Trust Committee will support applications by public or community groups to acquire Crown Land
or licenses of occupation on Crown Lands in the Parks and Recreation Designation for passive outdoor
public recreation and conservation.  The Committee specifically encourages and supports
the following applications:

a. CRD Regional Parks - a CRD Regional Park on the Mt. Sullivan, Mt. Bruce and Hope Hill Crown
Land parcels. 
b. B.C. Parks  -  Provincial Parks on those Crown Land parcels with frontage on Satellite Channel.
c. B.C. Parks -  an Ecological Reserve on the Crown Land parcel to the south of Mt. Tuam.
d. Islands Trust Fund Board - a conservation area on the Crown Land parcels on Mt. Erskine.
e. Salt Spring Island Parks, Arts and Recreation Commission - a community park on the Crown
    Land parcel south of Ford Lake.

B.7.2.2.10 The Trust Committee will encourage the dedication of public park land, including trail segments.  It
could also develop educational materials outlining the advantages of public park land for the
community and for property owners.

B.7.2.2.11 The Trust Committee should ensure that opportunities to add to community walking trails are
considered during the review of new development proposals.

Others are encouraged to help achieve the objectives of this Section as follows:

B.7.2.2.12 The Capital Regional District is encouraged to  acquire additional land for public park and recreation
use through its regional parks function. 

B.7.2.2.13 Where a land subdivision has been proposed for property next to a water body, the Subdivision
Approving Officer is requested not to waive the requirement for public water access.

B.7.2.2.14 The Subdivision Approving Officer is requested to require the dedication and construction of public
highway  for non-vehicular traffic as well as automobiles.
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B.7.2.2.15 The Ministry of Transportation and Highways is encouraged to approve applications by the Salt
Spring Island Parks, Arts and Recreation Commission for the development of recreational water
accesses.  The Ministry is also urged to install road signs next to public recreation areas to improve
public safety. 

B.7.2.2.16 The Ministry of Transportation and Highways is asked to cooperate in the development of new
public recreational lands by:

a. approving applications by the Salt Spring Island Parks, Arts and Recreation Commission
for trails on road rights-of-way.

b. approving community applications to fund and construct cycle paths within road rights-of-
way.

c. requiring new or upgraded roads to include cycle paths as outlined in the protocol
agreement between the Ministry and the Islands Trust.

The Ministry should be asked to allow the area in front of the Ganges Firehall to be used for public
uses, should the firehall be relocated. 

B.7.2.2.17 The Agricultural Land Commission is asked to support applications for non-farm use, subdivision
or removal of land from the Agricultural Land Reserve for public recreation use, if such proposals
are consistent with this Plan and are supported by the Trust Committee and the Agricultural
Advisory Committee.   

B.7.2.2.18 Other levels of government are encouraged to acquire public open space as opportunities arise.

B.7.2.2.19 The Attorney General is encouraged to provide legislated relief from liability for
landowners who allow the general public to use trails on their property.

B.7.3 Future Recreation Facilities

B.7.3.1 OBJECTIVES

B.7.3.1.1 To provide for those community recreational needs that are best satisfied in new facilities.

B.7.3.1.2 To encourage efficient and cost-effective use of land and community resources.

B.7.3.1.3 To encourage the clustering of major indoor recreational facilities near Ganges Village. 

B.7.3.2 POLICIES

B.7.3.2.1 The Trust Committee could consider a rezoning application from the Salt Spring Island Parks, Arts
and Recreation Commission that would allow for the development of a public recreation centre.
Should the Committee consider such an application, it should ensure that the proposed centre:

a. is within about 0.8 km of the Gulf Islands Secondary School and is linked to the school
by a public pathway.

. b. will not have a water demand that would prevent the North Salt Spring Waterworks District
from meeting its existing commitments

c. has a site plan that generally follows the design guidelines for building form, landscaping
and parking outlined in Development Permit Area 1.
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Background Note: This policy suggests the conditions under which a rezoning application for a
recreation centre could be considered by the Trust Committee.  However, actual construction and
operation of a centre that would involve public costs would depend on community support through
a referendum held by the Capital Regional District.

Note:  Where land is located within the North Salt Spring Waterworks District, any
rezoning proposals that would result in a net increase to water demand must also
take into account the severe restraints on the District's available water supply.
Policies in Section C.3.1.2 must also be considered.

B.7.3.2.2 The Trust Committee should consider rezoning applications from groups wishing to provide youth
recreation facilities in various Designations.  Such applications should show how impacts on the
natural environment and residential neighbourhoods will be reduced.

B.7.3.2.3 The Salt Spring Island Parks, Arts and Recreation Commission and School District #64 are
supported and encouraged in their agreements for joint use of facilities.   

B.7.3.2.4 When it considers rezoning applications for new recreational facilities, the Trust Committee will
consider the impact of the proposal on the neighbourhood and local environment. 

B.8 CONSERVATION LAND USE OBJECTIVES AND POLICIES

B.8.1 Watershed and Islet Residential Designation

B.8.1.1 OBJECTIVES

B.8.1.1.1 To develop land use policies that protect the quality of community water supply lakes and reduce
or avoid the need for remedial water treatment.

B.8.1.1.2 To continue to provide for residential, commercial and institutional development in those parts of
catchment areas where it is currently allowed, but to avoid an increase in development or activity
within watershed catchments.

B.8.1.1.3 To identify small islets in the Plan area zoned for residential use, but with fragile and sensitive natural
environments.

B.8.1.2 POLICIES

B.8.1.2.1 The designated as the Watershed and Islet Residential Designation are shown on Map 1. 

B.8.1.2.2 Zones within the Watershed and Islet Residential Designation will continue to allow the uses allowed
under current zoning.  Existing commercial and institutional zones will remain, but zoning changes
should not be made to locate additional new or higher impact developments on lands in this
Designation. 

 
B.8.1.2.3 Land that is presently zoned only for watershed protection should remain in such a zone and not

have development potential. Watershed protection zoning should also be applied to the Crown Land
parcel that lies to the south of Cusheon Lake.
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B.8.1.2.4 The minimum size of lots that can be created by subdivision in this Designation will remain the
same as indicated in the Trust Committee's current zoning and subdivision bylaws.  New lot sizes
should continue to be no smaller than 12 ha in the Maxwell Lake watershed and no smaller than 4
ha in other watershed areas. 

B.8.1.2.5 Zoning should continue to require septic fields to be setback 61 m from community water supply
lakes.

 
B.8.1.2.6 The Trust Committee should consider rezoning applications that would allow  owners of

undeveloped property within the Designation to transfer their development potential to more suitable
locations.  Such applications should follow the guidelines in Appendix 4.  The Watershed and Islet
Residential Designation is a Development Permit Donor Area.

B.8.1.2.7 The Trust Committee will support applications by conservation agencies such as the Islands Trust
Fund Board to acquire the Crown Land adjacent to Cusheon Lake for watershed protection.

Others are encouraged to help achieve the objectives of this Section as follows:

B.8.1.2.8 The Ministry of Environment, Lands and Parks through B.C. Lands is urged not to approve licenses,
leases or sale of the Crown Land adjacent to Cusheon Lake for uses that would increase
development or activity within the Cusheon Lake drinking water catchment area. B. C. Lands is
encouraged to approve applications to conserve that land for community watershed protection.

B.8.2 Uplands Designation

B.8.2.1 OBJECTIVES

B.8.2.1.1 To continue to allow very low density residential use and other kinds of low impact development that
will sustain the watershed recharge areas, wildlife habitat, forest resource, sensitive environments,
open space and recreational potential of lands in the Uplands Designation.

B.8.2.2 POLICIES

B.8.2.2.1 The areas designated as Uplands are shown on Map 1. 

B.8.2.2.2 Zones within the Uplands Designation will continue to allow the low and very low density residential
development and the other land uses that are allowed by existing zoning.  

B.8.2.2.3 Existing commercial and industrial zones will remain, but zoning amendments should not be made
to locate large new commercial, industrial, institutional or multifamily developments in the Uplands
Designation.

B.8.2.2.4 The Trust Committee could consider rezoning applications from property owners wishing to locate
home based industries or process island wood products on land within the Uplands Designation.  If
such applications are considered, the Committee should ensure that any impacts on the natural
environment and neighbouring homes will be reduced. 

B.8.2.2.5 The minimum size of lots and the minimum average size of lots that can be created by subdivision
in this Designation will remain the same as indicated by current bylaws.  The minimum average size
of lots should not be less than 8 ha except in areas zoned Rural, where the minimum average size
of lots should not be less than 2 ha.  
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B.8.2.2.6 The Trust Committee should consider rezoning applications that would enable owners of
undeveloped property within the Designation to transfer their development potential to more suitable
locations.  Such applications should follow the guidelines in Appendix 4.  The Uplands Designation
is a Development Potential Donor Area.

B.8.2.2.7 Despite the other policies regarding the Uplands Designation, the Trust Committee could consider
zoning amendments that would permit lots with an average minimum size of 2 ha in this Designation,
if the amendment is part of a comprehensive amenity zoning proposal that involves an exceptional
land dedication on Salt Spring Island.  Any increases in density should only occur on properties with
frontage on existing, developed roads.  For the purposes of this policy, an exceptional land dedication
is to be greater than 40 ha of land that remains largely in a natural state and that contains features
that have been identified by professional reports or by the local community as acceptable for the
designated purpose.

B.8.3 Ecological Reserve Designation

B.8.3.1 OBJECTIVES

B.8.3.1.1 To provide maximum protection to sensitive environments and lands with high biodiversity.

B.8.3.2 POLICIES

B.8.3.2.1 The area designated for Ecological Reserves is shown on Map 1.  

B.8.3.2.2 Zones within the Ecological Reserve Designation will continue to allow ecological reserves, and
outdoor ecological education and research.  

B.8.3.2.3 The Trust Committee will amend local zoning so that only ecological conservation uses are allowed
on land in this designation.

B.8.3.2.4 The Trust Committee should not support the use of lands in the Ecological Reserve Designation for
other than ecological conservation purposes.

B.8.3.2.5 The Trust Committee should not change the zoning on properties reached through the Ecological
Reserve Designation if the change would increase traffic on access roads through the Designation.

B.8.3.2.6 The Trust Committee will support an application by B.C. Parks to create an Ecological Reserve on
the Crown Land parcel to the south of Mt. Tuam.

B.9 SHORELINE USE OBJECTIVES AND POLICIES

B.9.1 General Shoreline Use

B.9.1.1 OBJECTIVES

B.9.1.1.1 To protect the most significant ecological and physical processes of tidal shorelines. 

B.9.1.1.2 To identify those shoreline areas that are most uniquely suited to or traditionally used for specific
purposes such as conservation, public recreation, boat moorage, aquaculture, industry or
transportation.
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B.9.1.1.3 To avoid conflicts between shoreline uses and uses allowed on the adjacent upland.

B.9.1.1.4 To  avoid shoreline uses that impede public access to and along the shoreline.

B.9.1.2 POLICIES

B.9.1.2.1 Tidal shoreline identified as uniquely suited to or traditionally used for a specific purpose is
designated for that use.  Other parts of the tidal shoreline remain undesignated.  

B.9.1.2.2 The Trust Committee could undertake an integrated coastal area management (ICAM) planning
process to identify other appropriate areas where specific designations should be placed.  Such
planning should take place in consultation with the community and other levels of government.   

B.9.2 Shoreline Conservation Designation

B.9.2.1 OBJECTIVES

B.9.2.1.1 To protect the island's most environmentally sensitive shoreline areas such as tidal flats, fish and
wildlife habitat, estuaries and wetlands that are not suitable for intensive development.

 
B.9.2.2 POLICIES

B.9.2.2.1 The areas designated for Shoreline Conservation are shown on Map 1.

B.9.2.2.2 Zones created in this Designation should not result in negative impacts to sensitive natural habitat
areas.  The Trust Committee should not consider rezoning applications that would locate large new
developments in or next to this Designation. 

B.9.2.2.3 Zoning should recognize the existing aquaculture operation in Walker Hook.  However, zoning
changes to allow expansion of the operation should not be made, unless it can be demonstrated that
there will be no impacts on the area's sensitive environment.
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B.9.2.2.4 The Trust Committee should support the maintenance of existing public accesses to the Shoreline
Conservation Designation.  However, if the adjacent upland is being subdivided, any new public
accesses should provide viewing areas rather than direct  physical access to sensitive habitat areas.

B.9.2.2.5 If asked to comment on applications to B.C. Lands for the use of foreshore in this Designation, the
Trust Committee should request that the protection of the area's sensitive environment be given
prime consideration. 

B.9.3 Shoreline Recreation Designation

B.9.3.1 OBJECTIVES

B.9.3.1.1 To identify and protect ocean beaches that are especially suitable for public recreation.

B.9.3.2 POLICIES

B.9.3.2.1 The areas designated for Shoreline Recreation are shown on Map 1.  

B.9.3.2.2 Zones created in the Shoreline Recreation Designation should only allow structures that do not
interfere with the public's use of the beach.

B.9.3.2.3 The Trust Committee should not consider rezoning applications that would locate large new
developments on the foreshore or over the water surface in this Designation.  

B.9.3.2.4 Should the Trust Committee consider rezoning applications on the uplands next to this Designation,
it  should ensure that public access to recreation beaches would be maintained.

B.9.3.2.5 When commenting on applications to subdivide land next to this Designation, the Trust Committee
should ask the Provincial Approving Officer to ensure good public access to recreation beaches.
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B.9.4 Shoreline Development Designation

B.9.4.1 OBJECTIVES

B.9.4.1.1 To identify adequate shoreline areas where the community's commercial, industrial, boat moorage
and transportation requirements take place and where these uses could be further developed.

B.9.4.1.2 To ensure that future shoreline development takes place in a way that reduces impacts on the
environment, other shoreline users and adjacent properties.

B.9.4.2 POLICIES

B.9.4.2.1 The areas designated for Shoreline Development are shown on Map 1.

B.9.4.2.2 Zoning within this designation will continue to allow the industrial, commercial and boat moorage
uses allowed by current local zoning.

B.9.4.2.3 The Trust Committee could consider rezoning applications to allow new industrial, commercial and
boat moorage uses in this designation.  Before receiving such applications, the Committee should
develop guidelines for their review.  The guidelines should ensure that effects on the natural
environment, other shoreline users and adjacent properties would be reduced.

Note:  Where service is to be provided by the North Salt Spring Waterworks District,
any rezoning proposals that would result in a net increase to water demand must also
take into account the severe restraints on the District's available water supply.
Policies in Section C.3.1.2 must also be considered.



 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

Page 56

B.9.5 Shoreline Aquaculture Use 

B.9.5.1 OBJECTIVES

B.9.5.1.1 To identify and protect areas with existing aquaculture operations or a high potential for use by low
impact, sustainable aquaculture operations.

B.9.5.1.2 To incorporate the spirit and intent of the Farm Practices Protection ("Right to Farm") Act into local
bylaws.

B.9.5.2 POLICIES

B.9.5.2.1 The areas designated for Shoreline Aquaculture use are shown on Map 1.

B.9.5.2.2 Zoning within this Designation will continue to allow the aquaculture uses allowed by  current zoning.
Local bylaws will not be changed in a way that would restrict or prohibit an existing aquaculture
operation.

Background Note: Local bylaws about aquaculture may be required to change in the future to meet
standards set out under the  Farm Practices Protection ("Right to Farm") Act.

B.9.5.2.3 The Trust Committee should not consider rezoning applications that would locate large new
developments in or next to this Designation if they would conflict with aquaculture.  

B.9.5.2.4 Should the Trust Committee consider rezoning applications on the uplands next to this Designation,
it should ensure the proposed use would not have a negative effect on aquaculture.

B.9.5.2.5 The Trust Committee could consider rezoning applications to allow aquaculture (except finfish
farming) to occur on other parts of the shoreline where there is a low potential for conflicts with other
land and shoreline uses.  Before receiving such applications, the Committee should develop
guidelines for their review.

B.9.5.2.6 When commenting on applications to subdivide uplands adjacent to this Designation, the Trust
Committee should request the Provincial Approving Officer to ensure the proposed subdivision be
designed to minimize impacts on aquaculture.

B.9.6 Undesignated Shoreline 

B.9.6.1 OBJECTIVES

B.9.6.1.1 To accommodate the desire to construct private residential docks next to upland residential areas
along the shoreline.

B.9.6.1.2 To identify any areas that should be reserved for specific uses.

B.9.6.1.3 To reduce the impact of zoning changes and development on the natural environment, other
shoreline users and adjacent property owners.
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B.9.6.2 POLICIES

B.9.6.2.1 The shoreline and water surface areas shown unlabled on Map 1 are not designated for a specific
use. 

B.9.6.2.2 Zoning in the undesignated area  will continue to allow the residential dock uses allowed in  current
zoning and existing aquaculture leases, including communal docks that serve more than one
property. Structures for residential use should be limited to private docks and floats for access to
residential uses and residential accessory uses allowed on the adjacent upland. 

B.9.6.2.3 The Trust Committee will encourage the joint use of private docks to reduce impacts on the natural
and aesthetic environment.

B.9.6.2.4 The Trust Committee could undertake further study to identify appropriate foreshore uses that
should be recognized in local zoning. Such a study should involve representatives of all users of
the foreshore.

B.9.6.2.5 The Trust Committee could consider applications to rezone foreshore in this Designation for other
uses than those allowed by existing zoning.  The Committee should first establish some criteria for
evaluating such applications to ensure impacts on the natural environment, other foreshore users
and adjacent property owners are addressed and minimized.

B.9.6.2.6 If asked to comment on applications to use the foreshore in this area, the Trust Committee should
request that the protection of especially sensitive areas be given consideration.  In particular, the
Committee should not support major new structures:
a. in areas where the adjacent foreshore is known to be unstable
b. in areas frequently used by the public for recreation
c. in areas known to have a high potential for aquaculture or recreational shellfish harvesting
d. in areas known to have a high value as fish or wildlife habitat
e. next to lesser islands and islets around Salt Spring Island.

B.9.6.2.7 The Trust Committee could consider a zoning change that would accommodate the storage of clean
marine equipment in sheltered parts of Ganges Harbour.

Others are encouraged to help achieve the objectives of this Section as follows:

B.9.6.2.8 The Department of Fisheries and Oceans is encouraged to establish public shellfish reserves on
uncontaminated shellfish beds with good public access.

 
Information and Illustration sources for Part B:

Arendt, R. 1994.
Rural by design: maintaining small town character.  Planners Press.  American Planning Association.
Washington, D.C.

B. C. Ministry of Agriculture, Fisheries and Food. 1996.
Good neighbour farming.  B.C.'s new farm practices protection (right to farm) act.  Resource
Management Branch.  Abbotsford.

Islands Trust. 1995.
Salt Spring Island. Snapshot of today - choices for tomorrow.  A draft discussion paper for review
and comment.  Prepared by J. Atkins. Salt Spring Island.

Lanarc Consultants Ltd. 1996.
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PART C  
INFRASTRUCTURE AND SERVICING

 OBJECTIVES AND POLICIES

C.1 GENERAL INFRASTRUCTURE AND SERVICING OBJECTIVES

C.1.1 To accommodate a sufficient level of infrastructure that does not exceed the normal needs of the
rural island community anticipated by this Plan.  

C.1.2 To encourage the development of an infrastructure that will sustain the community's natural and
economic resources, reduce public costs and maximize efficiency.

C.1.3 To promote a coordinated approach to land use and servicing on Salt Spring Island. 
 
C.1.4 To support strategies that cause the servicing needs of new development to be largely borne by the

proponent, rather than by the community at large.

C.2 TRANSPORTATION SERVICING OBJECTIVES AND POLICIES

C.2.1 General Transportation           

C.2.1.1 OBJECTIVES

C.2.1.1.1 To plan our future land use patterns and influence transportation networks to ensure that  forms of
transportation such as walking, cycling and public transit are inviting,  convenient and viable.

C.2.1.1.2 To reduce the environmental and social impacts of transportation facilities and the land area or water
surface occupied by them.

C.2.1.1.3 To influence external transportation links in support of community objectives.
 
C.2.2 Land Transportation  

C.2.2.1 OBJECTIVES

C.2.2.1.1 To encourage land transportation networks, consisting of both roads and trails, that serve a broad
range of transportation, social, environmental and aesthetic purposes. 

C.2.2.1.2 To preserve the scenic rural character of existing island roads.

C.2.2.1.3 To reduce the impacts of new and upgraded roads on the natural environment, resource lands and
on the island's character.

C.2.2.1.4 To reduce the public cost of road network maintenance.

C.2.2.1.5 To ensure that island roads are safe, effective and equally inviting for cyclists, pedestrians,
equestrians, and motorists. 
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C.2.2.1.6 To give special attention to the needs of pedestrians in village areas.  To ensure that roads and high
speed traffic do not act as barriers to the social and business functions of  villages.

C.2.2.1.7 To ensure the safe delivery of emergency services to residents.

C.2.2.2 POLICIES 

C.2.2.2.1 The Trust Committee will adopt the hierarchy of road standards for Salt Spring Island shown on Map
3 to identify the minimum and maximum design standards for island roads.

Background Note:  These standards are the same as the ones agreed to by the Trust Committee
and Ministry of Transportation and Highways following community consultation in the early 1990's.

C.2.2.2.2 The Trust Committee will seek a variety of strategies, including agreements with the Ministry of
Transportation and Highways to develop the lowest safe design speeds and road standards
consistent with the island's existing rural character.  The Committee should not usually support the
development of roads with impacts that significantly exceed those of existing roads on Salt Spring
Island. 

C.2.2.2.3 The Trust Committee will continue its ongoing contact with the Ministry of Transportation and
Highways regarding road standards, as outlined in its Letter of Administrative Understanding.  The
Committee will also seek participation in comprehensive road network planning in the island's less
developed areas.

C.2.2.2.4 The Trust Committee will continue to seek community advice regarding land transportation issues
through the Advisory Transportation Committee.

 
C.2.2.2.5 Roads that are to be given priority for the development of transportation-oriented bike routes are

included on Map 4.  All other roads on the island should also be considered cycle routes, although
lower traffic speeds mean that separate paths may not be required. A cycle network should also
consist of off-road trails, to be developed as part of the Ganges Public Pathway System and the
island's public trail system. The construction of those cycle paths that provide a safe route to public
schools is identified as the highest priority in development of island cycle paths.

C.2.2.2.6 The construction of cycle paths for transportation or recreation is an eligible community amenity,
which could be exchanged for a higher density of development as outlined in Appendix 3.  If cycle
paths are constructed in this way, those parts of the cycle network that provide safe routes to public
schools should be given the highest priority.

C.2.2.2.7 Roads where public transit is encouraged to develop are shown on Map 5.  These routes are
identified so that other planning policies related to public transit can be applied to specific routes. 

C.2.2.2.8 The Trust Committee will support the development of an alternate road route (Main Rural standard)
around Ganges between the intersections of Fulford-Ganges/Cranberry Roads and Rainbow/Atkins
Roads.  The route should be developed where impacts on the environment and lands within the
Agricultural Land Reserve can be minimized.  It should have a minimum of new accesses so that
it will be an efficient, uninterrupted alternative that serves as a "path of least resistance", attracting
through-traffic away from the Fulford-Ganges/Lower Ganges route through Ganges Village.  Zoning
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MAP 3 (PLACEHOLDER)
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MAP 4  (PLACEHOLDER)
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Map 4 (inset)
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Map 5 placeholder
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amendments which would increase the area of commercial or industrial development next to the
route should be avoided.  An exception could be light industrial development near the intersection
of Rainbow and Atkins roads. 

Background Note:  The location of the Ganges Alternate Route within the Agricultural Land Reserve
is not to be construed as having the endorsement of the Agricultural Land Commission.  The
construction, upgrading and dedication  of those portions of this route that are within the Agricultural
Land Reserve may not proceed without the approval of the Commission.  

C.2.2.2.9 The Trust Committee could consider rezoning applications that would allow higher density in
exchange for the dedication or construction of the Ganges Alternate Route.  Such applications
should follow the guidelines in Appendix 3.

C.2.2.2.10 The Trust Committee should work with the
Ministry of Transportation and Highways to
plan and carry out "traffic calming" strategies
and develop pedestrian amenities in island
villages, school zones and recreation zones.

C.2.2.2.11 Development of new commercial, industrial
and multi-family developments will be
encouraged to support pedestrian and cyclist
use through the Development Permit
process.

C.2.2.2.12 Some road segments with scenic or heritage
importance are designated on Map 15.
Policies regarding future  classifications of
scenic and heritage road segments will be
developed in consultation with the Ministry of
Transportation and Highways and the
community.  

C.2.2.2.13 The Trust Committee will support the
continued development of the Ganges Public
Pathway System and the Salt Spring Island
Trail Network as outlined in Sections B.5.2
and B.7.3.

C.2.2.2.14 The Trust Committee should consider
amending or varying the local subdivision
bylaw to reduce impacts on the natural
environment and resource lands and to
maintain the character of residential areas.

C.2.2.2.15 When considering rezoning applications, the Trust  Committee should ensure that the proposed
zoning change supports the development of non-automotive transportation.

C.2.2.2.16 The Trust Committee should not support road development or improvements that would increase
traffic speeds to the detriment of non-automotive transportation, or environmental, aesthetic, heritage
and scenic values.
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Others are encouraged to help achieve the objectives of this Section as follows:

C.2.2.2.17 The Ministry of Transportation and Highways is strongly urged to consider the objectives of this
Section in its decisions regarding road development and maintenance on Salt Spring Island.  The
Ministry is especially encouraged to continue its consultation with the Trust Committee, and to
consider environmental, social, heritage and scenic values in its road management decisions.   The
Ministry is specifically encouraged to support applications for work within road networks made to
create sidewalks, walking, hiking and cyclist paths, trailhead parking, bus pullouts and other non-
automotive transportation amenities.  

C.2.2.2.18 The Ministry of Transportation and Highways, the Salt Spring Island Parks and Recreation
Commission, and the local cycling community are encouraged to cooperate with the Local Trust
Committee to develop the roadside cycle paths shown on Map 4.  

C.2.2.2.19 The Ministry of Transportation and Highways, the Agricultural Land Commission, the Subdivision
Approving Officer and the Capital Regional District are urged to support development of the Ganges
Alternate Route.

C.2.2.2.20 Subdivision applicants are encouraged to support the objectives of this section by developing
subdivision designs that reduce road construction and encourage non-automotive travel.  Proposals
that cluster development, provide internal walking or cycling routes and recognize future public
transit routes are especially encouraged.  

C.2.2.2.21 B.C. Transit is encouraged to reevaluate the development of public transit on Salt Spring Island, and
to develop routes that connect with walking and cycling routes.

C.2.2.2.22 The formation of neighbourhood groups with an interest in maintaining island road character is
strongly supported.

 
C.2.3 Automobile and Cycle Parking 

C.2.3.1 OBJECTIVES

C.2.3.1.1 To  develop parking standards that encourage a compact pedestrian character rather than an
automotive environment in village core areas;  to avoid the deterioration in pedestrian character and
economic vitality that could result from an oversupply or poor location of automobile parking spaces.

 
C.2.3.1.2 To encourage, through parking policies, sustainable and environmentally-friendly transportation

forms such as public transit, cycling and small automobiles.

C.2.3.1.3 To minimize the land area devoted to automobile parking,

C.2.3.1.4 To reduce the visual, environmental and social impacts of automobile parking areas. 

C.2.3.1.5 To provide off-street parking and loading spaces sufficient to provide for the needs of various land
uses.  To do so in a way that protects the safety of public roads and pedestrian routes.

C.2.3.1.6 To provide adequate and convenient parking for the disabled.



 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

Page 67

C.2.3.2 POLICIES

C.2.3.2.1 The Trust Committee should consider amending or varying its parking requirements within villages
to:
a. provide enough parking to accommodate the average, rather than peak parking demand
b. avoid development of parking lots that would act as barriers to pedestrians.
c. support specific land uses and site designs that are consistent with community objectives.

Land uses and designs that could be supported in this way include: outdoor farmers' and
local craft markets; outdoor and evening activities; community cultural and spiritual land
uses or events; community social support or charitable services; youth recreation facilities;
conservation or adaptive reuse of heritage structures; mixed use projects; village core
residential uses; mid-lot landscaping; and pedestrian or cyclist amenities (including
development of the Ganges Public Pathway System).

Background Note: Parking areas with access from public roads must be approved by the Ministry
of Transportation and Highways to ensure that there is safe and efficient movement from the public
road.

C.2.3.2.2 The Trust Committee should support the replacement of some on-street parking spaces in villages
to allow for public transit stops, or to provide facilities for pedestrians or cyclists.

C.2.3.2.3 The Trust Committee should support the replacement of some on-street parking spaces at the outer
edge of Ganges to allow for a small tour bus stop.  

C.2.3.2.4 The Trust Committee should support  the limiting of on-street automobile parking to use by short-
term parkers and the use of off-street lots by all-day parkers.  Background Note:  Such strategies
may provide convenient parking for customers of  village businesses and reduce street congestion.

C.2.3.2.5 The Trust Committee should support local government operation of satellite parking lots on the
periphery of Ganges Village Core.  It should also support  collection of cash-in-lieu of parking spaces
and the establishment of a reserve fund for parking spaces according to Section 906 of the Municipal
Act.

C.2.3.2.6 The Trust Committee will support initiatives to operate a shuttle bus service between the Ganges
Village Core and remote parking lots.

C.2.3.2.7 When considering rezoning applications in village areas, the Trust Committee will consider the
impact of the proposed change on parking demand and congestion.

C.2.3.2.8 The Trust Committee should not support the development of aboveground automobile parking
structures.

C.2.3.2.9 The construction of underground parking areas in villages is an eligible community amenity,
which could be exchanged for a higher density of commercial development as outlined in Appendix
3.  Such applications should follow the guidelines in Appendix 3.

C.2.3.2.10 The Trust Committee should consider amending local off-street parking standards to:
a. establish cycle parking requirements
b. allow parking spaces for commercial, institutional and industrial developments to be

located  offsite, provided they are within a short walking distance of the building being
served.
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c. allow shared use of parking spaces by uses that have different peak parking demand
times.

d. establish standards for disabled parking spaces.

C.2.3.2.11 The Trust  Committee could support rezoning applications that would replace some existing parking
spaces in the Ganges Village Core with commercial or community uses.  Such applications should
include parking spaces on the edge of the village. 

C.2.3.2.12 The appearance of large new commercial and industrial parking lots will be guided through the
Development Permit process.

Others are encouraged to help achieve the objectives of this Section as follows:

C.2.3.2.13 Property owners and tenants in Village Core areas are encouraged to improve the appearance and
efficiency of their existing parking areas. 

C.2.3.2.14 The Capital Regional District is encouraged to consider the development of government-owned
parking areas,  pursuant to Section 906 of the Municipal Act.

C.2.3.2.15 The Ministry of Transportation and Highways is encouraged to consider variances to parking
standards in support of the objectives of this
Section.

C.2.4 Water Transportation

C.2.4.1 OBJECTIVES

C.2.4.1.1 To reduce the environmental impact of water
transportation services.

C.2.4.1.2 To achieve a level of public ferry service that
meets, rather than precedes community
needs. 

C.2.4.1.3 To encourage those kinds of water
transportation that support non-automotive
land transportation.

C.2.4.1.4 To ensure that emergency and public school
transportation is accommodated.

C.2.4.1.5 To accommodate barge loading and unloading
in areas most able to sustain the  related
impacts.

C.2.4.1.6 To maintain the quiet, rural character of the
island next to ferry terminals.

C.2.4.1.7 To retain existing ferry dock locations and
island home ports for vessels.
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C.2.4.2 POLICIES

C.2.4.2.1 The Trust Committee should continue to seek advice about water transportation issues from the
Advisory Transportation Committee.

C.2.4.2.2 Zoning changes should not be made in a way that would conflict with docks used for emergency and
public school transportation.

C.2.4.2.3 The Trust Committee should support rezoning applications to develop barge loading facilities outside
Ganges Harbour if they are likely to result in a net environmental and economic benefit.  In
determining impacts, effects on roads and neighbourhoods should be considered.

Others are encouraged to help achieve the objectives of this Section as follows:

C.2.4.2.4 The B.C. Ferry Corporation is strongly urged to consider community objectives in its decisions
related to Salt Spring Island ferry service.  The Corporation is especially encouraged to consider
the following recommendations in support of community objectives:

a. to continue to consult with the local community 
b. to develop strategies to manage automotive traffic demand and diversify traffic loads

rather than expand vessels or parking and staging areas, especially in Fulford Harbour.
c. to avoid responding to seasonal peaks with larger land-based facilities.
d. to consider facility upgrades where required that would allow commercial traffic to be

spread among all three island terminals.
e. to give the priority of convenience to non-automotive and high occupancy vehicle traffic

in schedules, fares and in land and vessel facilities.  Special effort should be made to
provide bus stopping areas, priority loading for high occupancy vehicles, cycle racks and
paths, and pedestrian lounges and paths. Consideration of pedestrian-only ferries is
strongly encouraged.  

f. to consider priority loading strategies consistent with the above recommendations that
would also give priority to the community's medical and emergency traffic and to
perishable  agricultural goods.

g. to address the effects of ferry customer parking and staging in Fulford Harbour village so
that the social, aesthetic and commercial functions of the village are preserved.

h. to maintain existing ferry terminals for economic and security reasons and to encourage
communications and social identity amoung the southern islands of theTrust Area.

C.2.4.2.5 The Ministry of Environment is supported in the establishment of boat speed limits in island harbours.

C.2.4.2.6 The Salt Spring Island Harbour Commission and operators of existing moorage facilities are
encouraged to develop ongoing programs to reduce the environmental impacts of marina
operations.

C.2.5 Air Transportation

C.2.5.1 OBJECTIVES

C.2.5.1.1 To accommodate, but not encourage commercial float plane traffic in Ganges Harbour; to avoid
commercial float plane terminals in Fulford Harbour. 

C.2.5.1.2 To reduce the negative impacts of commercial float plane traffic. 
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C.2.5.1.3 To avoid the development of a land-based commercial airstrip on Salt Spring Island.

C.2.5.1.4 To discourage the use of potable water supply lakes by commercial float plane traffic.

C.2.5.2 POLICIES 

C.2.5.2.1 The Trust Committee should consult with the users of Ganges Harbour, upland owners, and other
levels of government to develop a more detailed plan for zoning of the water surface in Ganges
Harbour.

C.2.5.2.2 The Trust Committee will support the continued use of the emergency helipad at Lady Minto
Hospital.

C.2.5.2.3 The Trust Committee should not support the development of a commercial land-based air strip on
Salt Spring Island, unless a full study provides clear evidence that the environmental, social and
economic effects of its development would be to the general benefit of the community.

C.2.5.2.4 The Trust Committee could support rezoning applications to develop new locations for commercial
float plane terminals in Ganges Harbour if: 
a. there is a community need for more float plane operations.
b. harbour safety issues have been dealt with in a harbour plan.
c. the impact of aircraft noise and water pollution is addressed.

C.2.5.2.5 The Trust Committee should not change zoning in Fulford Harbour to accommodate new
commercial float plane terminals.

C.2.5.2.6 The Trust Committee should not change zoning in a way that allows development of  a commercial
float plane terminal on any lake.

  
Others are encouraged to help achieve the objectives of this Section as follows:

C.2.5.2.7 B.C. Lands is asked to help in the control of float plane noise, by including conditions about operation
times in its foreshore leases and licenses.

C.2.5.2.8 The federal Department of Transport is strongly urged to provide advice, assistance and support
regarding the safe operation of air traffic in Ganges Harbour

C.3 POTABLE WATER QUANTITY AND SUPPLY OBJECTIVES AND POLICIES

Background Note: The objectives and policies in this Section pertain to water quantity only.
Objectives and Polices about water quality are in Part  D.

C.3.1 Community Water Systems

Background Note:  Map 6 shows the boundaries of the island's community water systems and their
water sources.

C.3.1.1 OBJECTIVES

C.3.1.1.1 To ensure that the potential water demand of development within community water systems does
not exceed the amount of water that can be safely withdrawn from each system's water source.  
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TABLE 1
North Salt Spring Waterworks District

Supply and Demand - Sept, 1996

PEAK DAY IMP. GAL.

CURRENT WATER WITHDRAWAL LICENSES                               1,000,000

CURRENT DEMAND*                                  800,000

          AMOUNT OF LICENSE UNUSED (1996)                                        =                200,000

ESTIMATED ADDITIONAL DEMAND DUE TO
EXISTING ZONING**

                                 700,400

ESTIMATED FUTURE SUPPLY DEFICIT WITH
EXISTING LICENSES AND EXISTING ZONING

                                        =                500,400

* based on peak day consumption of 400 Imp.gal./day/dwelling unit
** the District now has commitments to serve the equivalent of an additional 949 dwelling units within

its boundaries. Existing zoning within the District's boundaries also allows 390 new lots or strata units
plus commercial/industrial/institutional development estimated to need water equivalent to 412
dwelling units. (949+390+412) x 400 Imp.gal./day =700,400 Imp.gal./day

Source:  North Salt Spring Waterworks District (1996)
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Map 6 - Placeholder
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TABLE 2
Salt Spring Island Water Systems (excluding NSSWD)
Current Connections and Remaining Supply Capacity

Water
System

    Water 
   Source

       Treatment
           Type

Residen-
tial DUE's 

Non-resi-
dential
DUE's

Total
DUE's

*Existing
Commit-
ments 

Uncommitted
  Supply    
Capacity**

TOTAL

Beddis Cusheon
Lake

Disinfection & sand
filtration

114 0 114 2 2 118

Cedar Lane Wells None 36 0 36 0 0 36

Cedars of
Tuam

Well Disinfection 15 0 15 1 0 16

Erskine
Heights

Wells None 6 0 6 34 0 40

Fernwood St. Mary
Lake

Disinfect, sand filt,
& GAC filt.

86 17 103 10 35 148

Fulford
Harbour

Weston
Lake

Disinfection 85 7 94 16 10 118

Harbour
View

Wells None 21 0 21 1 0 22

Highland St. Mary
Lake

Disinfect, sand filt,
& GAC Filt.

231 0 231 10 0 241

Maracaibo
Estates

Wells Disinfection 46 15 61 40 0 101

Mount
Belcher

Wells Some disinfection 42 0 42 10 0 52

Scott Point Wells Various 60 0 60 4 0 64

TOTALS 742 39 781 128 47 956

Source;  Watson. 1995.
*  Includes vacant lots within a district that will have to be supplied once developed.
** Determined according to the average use per connection.

DUE: Dwelling Unit Equivalent (indicates the amount of water used, as compared to that used by an average dwelling unit)
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C.3.1.1.2 To reduce, delay or avoid the public costs of withdrawing additional water from surface water bodies.

C.3.1.1.3 To ensure that zoning changes in the North Salt Spring Waterworks District do not result in such a level of
development that water cannot be supplied to needed public facilities.  In particular, to ensure that water
remains available for hospital and school expansion, a community recreation centre and affordable housing.

C.3.1.1.4 To encourage a variety of water conservation methods, especially  within those community water systems
where the greatest future development will likely occur.

C.3.1.1.5 To ensure that zoning changes within the boundaries of water systems do not result in such a level of
demand on island water sources that agricultural activities cannot obtain water.

 
C.3.1.2 POLICIES

C.3.1.2.1 When the Trust Committee receives rezoning applications for land inside the boundaries of a community
water system, it will refer the application to the operators of the affected system.  They will be asked if water
could be supplied to the proposed new development, considering the needs of their existing customers, and
any properties already zoned for further development.  When it considers zoning changes within a community
water system, the Committee will also consider the amount and percentage of any remaining supply capacity
that would be used by the proposed new use.  The Committee will not make zoning changes within a
community water system if the change would mean water could not be supplied (under the existing license)
to existing customers.  It should not normally make zoning changes if the change would mean water could
not also be supplied to vacant or under-developed properties already zoned for further development.  Should
such zoning changes be proposed, the applicant could be encouraged to suggest other water supplies so
that the application could be considered.  Examples are rainwater catchment, groundwater use or a water
conservation program. 

The Committee could make an exception to the above policy within the North Salt Spring Waterworks
District to allow community facilities or affordable housing projects to proceed.  However such changes
should only be made if the Committee is satisfied that the District is likely to receive a sufficiently larger
water license. 

 
C.3.1.2.2 In addition to policy C.3.1.2.1, the Committee should not make zoning changes within the North Salt Spring

Waterworks District that could mean that water would likely not be available (under the District's existing
license) for the following projects (in order of priority):
a) essential services such as hospitals and school needed within the district to serve the island's

projected population
b) a community recreation centre
c) special needs and affordable housing needed by the community.

The Committee could make an exception to this policy so that one of the above projects could proceed
before another of higher priority.  However, it must be satisfied that the District is likely to receive a sufficiently
larger water license in time to serve the higher priority project when it is needed.

Note: Within the North Salt Spring Waterworks District, the amount of development expected
under             existing zoning is expected to require all of the water available under both the District's
current water license and additional licenses that the District can realistically expect to have
approved.  Therefore, the target for zoning changes within the District's boundaries will be
to achieve no net increase in water demand. Zoning proposals within the District's
boundaries which would lead to an increase in water demand may be considered, if they also
propose other sources of water, conservation strategies, or other zoning changes that would
offset any predicted increase in water demand.
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C.3.1.2.3 Within the Fulford Waterworks District, the Committee should not make zoning changes that would mean

that water would not be available for approximately 20 units of affordable housing for seniors, in addition to
the district's existing customers and development already allowed by zoning.

C.3.1.2.4 The Trust Committee will support applications by community water systems to increase their water
withdrawal levels to serve the development anticipated by this Plan, provided conservation programs are in
place, the environmental impacts are addressed and the new license would enhance the ability of lakeside
farms to obtain irrigation supplies.

C.3.1.2.5 The Trust Committee will continue to cooperate with community water systems to ensure water supply
issues are considered before zoning changes are made.  The Committee should also continue to assist in
the development of better estimates of projected water demands and supply potential.  The Committee
could consider zoning changes that would limit land uses with a high water demand.  The Committee
particularly recognizes that this Plan could critically affect the North Salt Spring Waterworks District's ability
to meet future needs and will cooperate with the District to address this issue.

C.3.1.2.6 The Trust Committee will encourage water conservation through guidelines for landscaping of commercial,
industrial and multi-family developments in island villages.

C.3.1.2.7 The Trust Committee could establish an Water Supply Advisory Committee to provide advice about local
water supply topics.

C.3.1.2.8 The Trust Committee should provide information to the public about water supply limits and about ways of
conserving water. 

C.3.1.2.9 The Trust Committee should not support the dedication of water bodies as water supply reservoirs.

C.3.1.2.10 When the Trust Committee receives applications for zoning changes within a water system's boundaries,
and the zoning change would increase the demand for water, the Committee will consider the impacts on
agriculture, as further outlined in Section B.6.1.

Others are encouraged to help achieve the objectives of this Section as follows:

C.3.1.2.11 All community water systems are encouraged to continue water conservation programs and to develop a
coordinated approach to water system management.

C.3.1.2.12 Because several public facilities (hospitals and schools) will likely be located within the North Salt Spring
Waterworks District's boundaries in the future and will need an affordable water supply, the District is
strongly urged not to consider expansion of its boundaries.  The responsible provincial agency is urged to
deny any appeals that may be made to include significant new areas or large new developments within the
District's current service area.

C.3.1.2.13 The Capital Regional District is encouraged to continue its development of sewage treatment methods that
could create a supply of recirculated water for non-potable use and to include water conservation
requirements in the building code.

C.3.1.2.14 Large developments and public institutions located within waterworks districts are encouraged to conserve
water and to avoid using potable water to maintain ornamental landscapes that are not drought-resistant.
The use of rainwater catchment  systems or recirculated water is particularly encouraged to reduce the
demand on the North Salt Spring Waterworks District.
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C.3.2 Private Surface Water and Groundwater Supplies

C.3.2.1 OBJECTIVES

C.3.2.1.1 To avoid zoning changes that result in the depletion of existing wells or springs or water bodies used as water
supplies.

C.3.2.1.2 To preserve known groundwater recharge areas.

C.3.2.2 POLICIES

C.3.2.2.1 To protect groundwater recharge areas, zones in the upland areas of the island will continue to allow only
a low density of development.  The transfer of development potential to other parts of the island will be
encouraged.

C.3.2.2.2 When considering rezoning applications, the Trust Committee should consider the impacts of the proposed
new use on existing wells, springs, or other water supplies.  If the proposed use is expected to need more
water than the uses already allowed on the property, then the Committee should ask for evidence that wells
or other water supplies in the neighbourhood would not be depleted.  The Committee should also consider
whether water use would affect agricultural activities or deplete any springs necessary to maintain fish habitat.
Should a  zoning change be proposed where groundwater supplies are not adequate, the applicant could
be encouraged to find other means of supplying water.  Rainwater catchment or a water conservation
program could be considered.

C.3.2.2.3 The Trust Committee should consider amending the local subdivision servicing bylaw so that there is
adequate proof of a potable water supply for each new lot created by subdivision.
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C.3.2.2.4 The Trust Committee could establish an advisory group to provide advice regarding local groundwater topics.

C.3.2.2.5 The Trust Committee should not support rezoning applications that depend on the import of water from off
the island.

Others are encouraged to help achieve the objectives of this Section as follows:

C.3.2.2.6 The Ministry of Environment, Lands and Parks -- Water Management Division is strongly urged to develop
groundwater management legislation, including a groundwater licensing program that would protect existing
wells from depletion.

C.3.2.2.7 All large developments and public institutions operating facilities that rely on groundwater are encouraged
to conserve water. 

C.4 WASTE MANAGEMENT OBJECTIVES AND POLICIES

Background Note:  Map 7 shows the island's existing waste management facilities.

C.4.1 General Waste Management Objectives

C.4.1.1 OBJECTIVES

C.4.1.1.1 To reduce the impacts of waste disposal on the environment, resource lands and on local neighbourhoods.

C.4.1.1.2 To encourage recycling.

C.4.2 Liquid Waste Management 

C.4.2.1 OBJECTIVES

C.4.2.1.1 To protect the island's environment from contamination by liquid wastes.

C.4.2.1.2 To ensure that the level of development allowed by zoning within the island's sewer districts does not result
in more sewage than can be properly treated.

C.4.2.2 POLICIES - COMMUNITY SEWER SERVICE AREAS

C.4.2.2.1 The Trust Committee supports the development of a single facility for septic tank septage and sludge from
sewage treatment plants.  The preferred facility would:

a. use a sustainable treatment process that does not continually require more land.



 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

Page 78

Map 7
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b. be located in an area of low or very low density residential use (less than one house per 2 ha) 
c. be screened by vegetation to limit the effects of its appearance, noise and smell
d. be located outside a drinking water catchment area or an environmentally sensitive area.
e. have an access route that doesn't significantly affect a residential area.
f. not be located on good agricultural soils.

C.4.2.2.2 Should new areas be required for a sewage treatment plant, the Trust Committee could support sites that:
a. are outside Village Designations

b. are screened by vegetation to limit the impacts of their appearance, noise and smell.
c. are located outside a drinking water catchment area or an environmentally sensitive area.
d. have a minimal impact on the shoreline
e. are not located on good agricultural soils.

C.4.2.2.3 The Trust Committee could support  the inclusion of those areas shown on Map 8 into the Ganges Sewage
Specified Area.  Such inclusions could be supported to protect the areas from septic effluent pollution or to
provide inexpensive sewer services for affordable housing.  Support for inclusion of additional areas to service
community facilities could also be considered by the Committee.  

C.4.2.2.4 When the Committee receives rezoning applications that apply to land within the Ganges Sewer Specified
Area,  it will refer the application to the Capital Regional District.  The Committee will consider the amount
and percentage of the plant's remaining  capacity that would be used by the proposed new use.  The
Committee should not make zoning changes within the Ganges Sewered Area that would mean that there
would not be enough capacity to properly treat all the sewage expected from the Area.  

The Committee could make an exception to this policy to allow community facilities or affordable housing
projects to proceed, if the Committee is satisfied that treatment plant capacity is likely to be increased within
a reasonable period of time.

C.4.2.2.5 The Trust Committee should not make zoning changes within the Maliview Sewer Specified Area  that would
not allow the Maliview treatment plant to properly treat sewage from the Area.

C.4.2.2.6 The Trust Committee could support applications by the Capital Regional District to increase the treatment
capacity of its sewage treatment plants to accommodate the amount of sewage that is expected  to come
from  development  anticipated by this Plan, provided treatment methods are designed to ensure the highest
feasible quality of effluent and lowest quantity of sludge.

C.4.2.2.7 When the Committee receives rezoning applications that apply to land served by the Channel Ridge sewage
treatment system, the Committee will consider the capacity of the system and the anticipated impacts on the
local environment. 

C.4.2.2.8 The Trust Committee will continue to work with the Capital Regional District to develop better estimates of
projected sewage levels within Sewer Specified Areas.

C.4.2.2.9 The Trust Committee should not make zoning changes within sewer specified areas that would result in a
type of sewage that could harm sewage treatment processes.  Rezoning applications for non-residential uses
should be referred to the Capital Regional District for advice on this topic.
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Map 8
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C.4.2.3 POLICIES - LANDS OUTSIDE SEWER SPECIFIED SERVICE AREAS

C.4.2.3.1 When the Trust Committee receives rezoning applications for land without sewer service, it should ask for
evidence that the expected amount of sewage can be treated on site.  There should be a capacity to treat
sewage without it reaching the surface of the land, discharging into a body of water, or contaminating a supply
of potable water.

Others are encouraged to help achieve the objectives of this Section as follows:

C.4.2.3.2 The Capital Health Region Board is urged to reexamine its policies for on-site sewage disposal and to ensure
that septic absorption fields are located in a way that will protect potable water supplies from contamination
and eutrophication.  

C.4.2.3.3 The Capital Health Region Board is encouraged to consider approving alternative methods of liquid waste
disposal, such as composting toilets, constructed wetlands and reuse of grey water.

C.4.2.3.4 The Capital Regional District is urged to investigate the need for local service areas for sewers and sewage
treatment in Fulford Harbour Village and Vesuvius Village and where needed, to establish appropriate
facilities.  However, the Trust Committee should first examine and amend the zoning in those areas to ensure
that sewer service does not result in further development.  The CRD is encouraged to cooperate with the B.C.
Ferry Corporation in the Fulford Harbour area to develop a shared sewer system. 

Background Note:  Existing zoning allows for a higher level of development if a community sewer service is
in place.

C.4.2.3.5 The Capital Regional District is asked to help in finding ways to collect and treat liquid wastes from
recreational vehicles and boat pumpouts.

C.4.2.3.6 The Trust Committee urges the Capital Health Region Board to develop a program to detect and correct
failing septic systems, particularly within environmentally sensitive areas such as drinking water catchment
areas.  The Board is also supported in its stewardship programs and is asked to ensure that home based
businesses can benefit from them.

C.4.2.3.7 B.C. Ferry Corporation is encouraged to provide sanidump facilities at ferry terminals on Vancouver Island
and the Mainland.  It is asked to advise its passengers with recreational vehicles about the lack of sani-dumps
on Salt Spring Island.

C.4.2.4 POLICIES - MARINAS,  BOATS AND HARBOURS

C.4.2.4.1 The Trust  Committee should not  make zoning changes for the development or expansion of boat moorage
facilities if the rezoning application does not include a program to manage boat sewage.

Others are encouraged to help achieve the objectives of this Section as follows:

C.4.2.4.2 The Ministry of Environment, Lands and Parks is asked to designate Ganges and Fulford Harbours as areas
where pollution from pleasure craft sewage should be prevented.

C.4.2.4.3 Marina operators in Ganges and Fulford Harbours are asked to encourage good harbour stewardship with
their customers.  They are asked to discourage the flushing of boat holding tanks in confined harbour areas.
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C.4.3 Solid Waste Management
 
C.4.3.1 OBJECTIVES

C.4.3.1.1 To protect the island's environment from contamination by solid wastes.

C.4.3.1.2 To support the reduction, recycling and reuse of solid waste materials.

C.4.3.2 POLICIES

C.4.3.2.1 The Trust Committee supports the transfer of solid wastes to the Hartland Road Landfill instead of the
creation of a landfill site on Salt Spring Island.

C.4.3.2.2 The Trust Committee supports the development of a site for waste management that could accommodate
solid waste transfer, and disposal of septage and inert waste.  The preferred site would meet the guidelines
in Policy C.4.2.2.1 

C.4.3.2.3 The Trust Committee should consider amending zoning or issuing Temporary Commercial and Industrial Use
Permits in appropriate areas to allow for publically or privately-operated solid waste transfer sites. 

C.4.3.2.4 The Trust Committee should not make zoning changes to allow the on-island disposal of hazardous or
industrial wastes.

C.4.3.2.5 The Trust Committee should not make zoning changes that would result  in land uses that could be expected
to generate a disproportionate amount of solid waste.

Others are encouraged to help achieve the objectives of this Section as follows:

C.4.3.2.6 The Capital Regional District is urged to continue the development of Waste Management Plans for Salt
Spring Island, and is specifically asked to address the disposal of hazardous and hydrocarbon wastes.

C.5 POWER AND TELECOMMUNICATIONS OBJECTIVES AND POLICIES

C.5.1 General Objectives and Policies

C.5.1.1 OBJECTIVES

C.5.1.1.1 To accommodate the facilities that provide Salt Spring Island with necessary power and telecommunications
services, while minimizing impacts on neighbourhoods, community health,  the natural environment and
resource lands.

C.5.1.1.2 To accommodate those regional telecommunications facilities that must be located on Salt Spring Island.

C. 5.1.1.3 To develop land use planning policies that help reduce the public expense of utilities.

C.5.1.2 POLICIES

C.5.1.2.1 Most zones will continue to allow facilities for the essential servicing of Salt Spring Island to locate where
necessary.
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C.5.1.2.2 The Trust Committee should amend local zoning to clarify the definition of essential service.
 
C.5.1.2.3 The Trust Committee should amend the zoning that applies to Mt. Bruce to recognize the location of facilities

for essential regional utilities.

C.5.1.2.4 The Trust Committee will encourage patterns of settlement that are more efficient to service, as outlined in
Section B.2.3.

C.5.1.2.5 The Trust Committee should ensure that land is not rezoned for higher density residential use, child care,
schools, health care or public assembly in areas where electromagnetic radiation is higher than normal.

C.5.1.2.6 The Trust Committee could include guidelines regarding the burial of utility wiring in its Development Permit
Areas.  

Others are encouraged to help achieve the objectives of this Section as follows:

C.5.1.2.7 B.C. Hydro is asked not to increase the current flow in its transmission lines that cross Salt Spring Island,
unless public exposure to electromagnetic fields would not be increased.  The utility is also asked not to
develop new high voltage transmission lines in areas that are designated for medium or high density
residential use, health care, child care, schools, or public assembly buildings.

C.5.1.2.8 Utility companies operating on Salt Spring Island are encouraged to continue to use the best management
practices to control vegetation on utility line rights-of-way. The use of pesticides is particularly discouraged
in catchment areas for  community drinking water supplies and environmentally sensitive areas.

C.5.1.2.9 Utility companies and B.C. Lands are encouraged to investigate the joint use of utility towers and other
facilities as an alternative to the development of new or additional structures. 

Information Sources for Part C:

B.C. Environment. 1993.
Water allocation plan. Salt Spring Island. Prepared by L. Barnett, B. Blecic & W. Van Bruggen. Water
Management. Victoria Sub-Region. Victoria.

B.C. Ferry Corporation. 1996.
Southern Gulf Islands strategic planning process.  Interim Report.  Prepared by B.C. Ferry Corporation.
Planning Services Department. Victoria.

B.C. Transit. 1993.
Salt Spring Island transit feasibility study.  Victoria Planning Branch.  Victoria.

Capital Regional District. 1991
Ganges Pollution Control Centre. Review of existing sewage flow and estimate of future sewage flow.
Prepared by P. Barchyn. CRD Engineering. Victoria

Capital Regional District. 1994
Information package - local services on Salt Spring Island. Prepared by J. McFarland. CRD Engineering.
Victoria.

Hamilton, R. 1995
Hydrology of Maxwell Lake water supply.  Prepared for the North Salt Spring Waterworks District. Salt
Spring Island.

Hodge, W.S. 1995.
Groundwater conditions on Saltspring Island.  B.C. Ministry of Environment. Water Management Division.
Victoria.

Islands Trust. 1995.
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Salt Spring Island. Snapshot of today - choices for tomorrow.  A draft discussion paper for review and
comment.  Prepared by J. Atkins. Salt Spring Island.

Islands Trust and Ministry of Transportation and Highways. 1992
Letter of agreement. Road standards classification and MoTH/Islands Trust consultative process in the
Islands Trust Area.

Gulf Islands Groundwater. 1996.
Capture zones, community water supply wells.  Salt Spring Island, B.C.  Prepared for the Islands Trust by
R. Potter. Gulf Islands Groundwater.  Salt Spring Island.

Salt Spring Island Advisory Transportation Committee. 1994.
Recommendations for cycle routes for Salt Spring Island roads.  Prepared for the Salt Spring Island Local
Trust Committee and the CRD Director.

Watson, R. 1995.
Salt Spring Island water supply - current reality.  Prepared for the Islands Trust . Salt Spring Island, B.C.
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PART D  
THE ISLAND ENVIRONMENT

D.1 MANAGEMENT OBJECTIVES AND POLICIES

D.1.1 The Natural Environment

D.1.1.1 OBJECTIVES

D.1.1.1.1 To maintain and improve the quality of the island's natural environment.  To give particular attention to the
quality of fresh water to sustain healthy fish and wildlife habitat and for human supplies.

D.1.1.1.2 To  identify and encourage protection of those parts of the island that are especially sensitive to development,
including those Environmentally Sensitive Areas shown on Maps 9 through 12.

D.1.1.1.3 To protect areas of high biodiversity.  To recognize and protect the island's native plant, animal and bird life.
To give particular attention to the streams, wetlands and coastlines of Salt Spring Island.

D.1.1.1.4 To identify and encourage the protection of a network of representative ecosystems.

D.1.1.1.5 To encourage sustainable land use practices and adopt "best management practices".

D.1.1.1.6 To leave at least 15% of the island as public open space. To develop a Community Greenways system of
private and public greenways, some of which may also be associated with the island's trail network. 

D.1.1.1.7 To protect the community's quiet, rural character.

D.1.1.1.8 To integrate the spirit and intent of federal and provincial environmental legislation and the Farm Practices
Protection ("Right to Farm") Act into local environmental policies and bylaws.

D.1.1.1.9 To support and participate in the implementation of the Regional Green/Blue Spaces Strategy prepared by
the Capital Regional District.

D.1.1.2 POLICIES

D.1.1.2.1 The Trust Committee will focus on public education and the encouragement of private stewardship to achieve
the objectives of this section.  The Committee should make information about the natural environment widely
available and continue to provide assistance and encouragement to those who protect it through mechanisms
such as private covenants.

D.1.1.2.2 The Trust Committee should consider rezoning applications from property owners who wish to transfer their
development potential from areas identified as Environmentally Sensitive Areas or High Biodiversity Areas on
Maps 9 through 12.   Additional Environmentally Sensitive Areas or High Biodiversity Areas could be
identified by further study.  Such specific areas should be considered "Development Potential Donor Areas",
even if they are in a Designation that is identified as a  Development Potential Receiving Area.  Applications
should meet the guidelines in Appendix 4.

(Background Note:  Transfer of development potential from water supply watersheds is also encouraged in
Section B.8.1).
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D.1.1.2.3 The protection of Environmentally Sensitive Areas or High Biodiversity Areas is an eligible community

amenity, which could be exchanged for a higher density of development as outlined in Appendix 3.  

D.1.1.2.4 To encourage environmental stewardship and for the purposes of the above two policies, Maps 9 through 12
show general areas that could be considered Environmentally Sensitive and High Biodiversity Areas.  If the
Trust Committee receives a rezoning application to transfer development or to protect an Environmentally
Sensitive Area or a High Biodiversity Area in exchange for additional density, further study could more clearly
identify boundaries.

D.1.1.2.5 The Trust Committee should not make zoning changes that would result in more development or greater
impacts on areas identified as Environmentally Sensitive. 

D.1.1.2.6 The Trust Committee will work with the Capital Regional District to develop property tax exemptions as an
incentive for the protection of riparian habitat.

 D.1.1.2.7 The Trust Committee will encourage protection of Crown foreshore, and wetland, stream and riparian corridor
habitats through the development permit process.  The width of the Development Permit Area identified for fish
habitat protection and other strategies for fish habitat protection will be reviewed following the development of
provincial directives pursuant to the Fish Protection Act. The Trust Committee could also use the development
permit process to protect other sensitive areas on land and to protect development from natural hazards. The
Trust Committee could establish regulations and standards by bylaw for a vegetative screen that would provide
a protective buffer around environmentally sensitive features such as sensitive bird nests.

D.1.1.2.8 The Trust Committee should use a cautious approach when assessing rezoning applications that would allow
higher levels of development.  Caution should be used especially when there is little information about expected
impacts on the environment.

D.1.1.2.9 The Trust Committee will use the Development Permit process to protect areas adjacent to community surface
water supplies or within the capture zone of community water supply wells.  Zoning changes should not be
made so that more development would be located in these areas.  Subdivision layouts should be arranged to
minimize impacts on these areas.  Stewardship on the part of property owners and other agencies will also be
encouraged.

 
D.1.1.2.10 The Trust Committee should develop improved methods of determining and assessing environmental impacts

and encouraging protection of the natural environment when it is processing land use applications and
referrals. The Committee could request information about the anticipated impacts of development
("development approval information") when property that includes an Environmentally Sensitive or High
Biodiversity Area could be affected by an application for rezoning, a development permit or a temporary
commercial or industrial permit. 

D.1.1.2.11 The Trust Committee should provide advice and education to the public about environmental issues and
should continue to encourage and promote private stewardship.  The Committee should form an Environmental
Advisory Committee to provide assistance in these initiatives.
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Map 9a
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Map 9B
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Map 10



 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

Page 90

Map 11
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Map 12
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D.1.1.2.12 The Trust Committee could adopt  bylaws about soil removal, soil deposit, surface run-off and stormwater
management to protect productive or sensitive soils and to protect floodplains and wetlands.

D.1.1.2.13 The Trust Committee should develop ways to encourage sustainable building techniques

D.1.1.2.14 The Trust Committee should develop policies and strategies to link the community's parklands, conservation
lands and other open space.  The development of community greenways that serve both a recreational and
conservation function should be encouraged.

Background Note:  This concept is further explained in the document entitled "Community GreenWays", jointly published
by the federal Department of Fisheries and Oceans and the provincial Ministry of Environment, Lands and Parks.

D.1.1.2.15 The Trust Committee will recognize the needs of the local farming community and the Farm Practices
Protection ("Right to Farm") Act when developing policies or bylaws about environmental protection.  The
Agricultural Advisory Committee and the Ministry of Environment will be consulted as part of this process to
develop mutually acceptable management solutions which protect sensitive environments but do not prohibit
or unreasonably restrict farming. 

Others are encouraged to help achieve the objectives of this
Section as follows:

D.1.1.2.16 Members of the local community are encouraged to
continue individual actions that protect and sustain the
natural environment and rural character.  Protection of
Environmentally Sensitive Areas such as those shown on
Maps 9 through 12 is particularly encouraged.

D.1.1.2.17 Owners and occupiers of property are encouraged to
maintain an undisturbed buffer around any tree that
bears the nest of a bald eagle, osprey, peregrine falcon
or great blue heron. Maintenance of an undisturbed
buffer between such trees and the sea is also
encouraged.  The community is also encouraged to
respect seasonal buffers around all native nesting birds.
With the assistance of the Environmental Advisory
Committee, the Trust Committee will distribute
information about the appropriate extent of buffers for
different species and during different seasons.

Background Note: Under the B.C. Wildlife Act, it is an
offence to disturb or destroy the nest of an eagle,
peregrine falcon, gyrfalcon, osprey, heron or burrowing
owl, or the nest of any bird when the nest is occupied by
a bird or its egg.

D.1.1.2.18 Senior levels of government are encouraged to develop
tax incentives for the protection of sensitive parts of the
environment.



 
Salt Spring Island - Official Community Plan - Volume 1                                                                    Adopted June 10, 1998

Page 93

D.1.1.2.19 The Capital Regional District is supported in the ongoing development of its regional Green/Blue Spaces
Strategy.

D.1.1.2.20 The Capital Regional District is encouraged to work with the community to identify riparian habitat and to
consider protecting it through property tax exemptions. 

D.1.1.2.21 The Capital Regional District is urged to continue supporting  and encouraging alternate building construction
and waste management techniques that conserve water and energy or sustain the environment.

D.1.1.2.22 The Trust Committee should identify ways of monitoring community sustainability (for example by identifying
"sustainability indicators").  Results could be used when amending this Plan or other policies and bylaws.

D.1.1.2.23 Senior levels of government are encouraged to develop whatever policies are needed and are practical to
protect the island from all types of petroleum and chemical pollution of ground and surface water.

D.1.2 Natural Hazard Areas

D.1.2.1 OBJECTIVES

D.1.2.1.1 To identify and guide development away from areas known to have natural hazards, such as unstable slopes,
highly erodible soils or the potential for flooding. 

D.1.2.1.2 To avoid the creation of new flooding hazards that could result from changes to stormwater drainage patterns.

D.1.2.2 POLICIES

D.1.2.2.1 Zoning will continue to include the setbacks from water bodies requested by the Ministry of Environment, Lands
and Parks, to protect development from flooding.  If applicable, the Committee will ensure that required
setbacks do not conflict with the Code of Agricultural Practice for Waste Management or the standards for
normal farm practices established under the Farm Practices Protection (Right to Farm) Act.

D.1.2.2.2 The Trust Committee will require applicants for large new commercial, industrial or multifamily developments
in village areas to ensure their development does not increase flooding of downslope properties.  Such effects
will be managed through the Development Permit process or through a drainage bylaw.

D.1.2.2.3 The Trust Committee should consider rezoning applications from property owners who wish to transfer their
development potential from areas identified on Maps 13 and 14 as subject to natural hazards. Specific areas
should be considered "Development Potential Donor Areas", even if they are in a Designation that is a
Development Potential Receiving Area.  Applications should meet the guidelines in Appendix 4.
Background Note:  Maps 13 and 14 can be viewed at a scale of 1:20,000 in the Ganges offices of the Islands
Trust.

D.1.2.2.4 The Trust Committee should not approve applications for rezoning that would increase development in areas
with natural hazards.

D.1.2.2.5 The Trust Committee will support programs to respond to community emergencies and disasters.

D.1.2.2.6 The Trust Committee will continue to share information it has acquired about natural hazards with other
agencies concerned with land development on Salt Spring Island.
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Map 13
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Map 14
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D.1.3 Island Heritage 
 
D.1.3.1 OBJECTIVES

D.1.3.1.1 To encourage protection of the island's archaeological sites.

Background Note: Archeological sites are protected through designation as Provincial heritage sites or through
automatic protection by virtue of being of particular historic or archaeological value.  Protected archaeological
sites may not be destroyed, excavated, or altered without a permit issued by the Minister (or designate)
responsible for the Heritage Conservation Act. The Act is binding on government and, in matters of heritage
conservation, it takes precedence over other legislation.

D.1.3.1.2 To identify and protect buildings, structures, roads and other features that are part of the community's cultural
heritage.

D.1.3.2 POLICIES

D.1.3.2.1 The Trust Committee will focus on public education and the encouragement of private stewardship to achieve
the objectives of this section.  The Committee should make information about the island's heritage widely
available and provide assistance and encouragement to those who protect it.

D.1.3.2.2 The Trust Committee should create a Community Heritage Commission to provide community advice and
assistance for protecting the community's heritage.

D.1.3.2.3 The Trust Committee should further develop its Community Heritage Registry to identify island heritage
buildings or other heritage features that the community believes are worth conserving.  

D.1.3.2.4 The Trust Committee should consider rezoning applications from property owners who wish to transfer their
development potential from land that contains heritage buildings or other heritage features. Such specific land
should be considered a Development Potential Donor Area even if they are in a Designation that is a
Development Potential Receiving Area.  Such applications should meet the guidelines in Appendix 4.

D.1.3.2.5 The restoration and heritage designation of buildings is an eligible community amenity, which could be
exchanged for a higher density of development as outlined in Appendix 3.

D.1.3.2.6 The Trust Committee should consider applications to change or vary zoning, setbacks or parking requirements
that would encourage the maintenance or restoration of a heritage structure.

D.1.3.2.7 When it considers rezoning applications that concern land with known heritage features, the Trust Committee
should ensure that the heritage features would not be damaged as the result of a zoning change.

D.1.3.2.8 Heritage features in the Ganges Village Core will be protected through the heritage alteration permit  process.
The Trust Committee could also consider protecting heritage features in other parts of the island in this way.

D.1.3.2.9 The Trust Committee should develop a  heritage management plan in consultation with community members
to identify other ways to protect the community's heritage.

D.1.3.2.10 The Trust Committee will request advice from the Archaeology Branch of the Ministry of Small Business,
Tourism and Culture if it receives rezoning applications that concern areas where the Ministry has recorded
archaeological sites.  Applications that could be expected to result in significant land alteration could be
required to first determine if there are any significant archaeological sites or trails that would conflict with the
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proposed development. The Committee will avoid making zoning changes that would result in significant
disturbance to an archaeological site.  Should there be unavoidable conflicts with significant archaeological
sites or trails, rezoning should not proceed unless measures are required to manage the impacts.

D.1.3.2.11 The Trust Committee will continue to work with the Ministry of Transportation and Highways to identify and
develop guidelines for protecting the scenic and heritage value of island roads. Those sections identified by the
community as having particularly high scenic and heritage values are shown on Map 15. 

Others are encouraged to help achieve the objectives of this Section as follows:

D.1.3.2.12 The Capital Regional District is urged to consider requests from the Trust Committee for property tax
exemptions or other actions requested to protect heritage property.

D.1.3.2.13 The British Columbia Assessment Authority is asked to assist the local community in protecting heritage
property by applying Section 19 (10) of the Assessment Act  to properties listed on the Community Heritage
Registry or identified in Heritage Conservation Area 1.

D.1.4 Sand and Gravel Deposits

The location of known sand and gravel pits (abandoned and existing) is illustrated on Map 14-A.  The majority
are located within the "Qualicum" soil map unit, which occurs over old drainageways and beaches (van Vliet
et al, 1987).  The extent of Qualicum soils is also illustrated on Map14-A. Information about the suitability of
these areas for future sand and gravel extraction is not available.

Background Note:  This section is included in fulfilment of Section 877(1)(c) of the Municipal Act which requires
Official Community Plans to contain "statements and map  designations ... respecting the approximate location
and area of sand and gravel deposits that are suitable for future sand and gravel extraction". 

Information and Illustration sources for Part D:

B. C. Ministry of Agriculture, Fisheries and Food. 1996.
Good neighbour farming.  B.C.'s new Farm Practices Protection (Right to Farm) Act.  Resource Management
Branch.  Abbotsford.

B.C. Ministry of Environment, Lands and Parks. 1996.
Sensitive ecosystems inventory - draft 3.  Salt Spring Island.   Prepared by the Conservation Data Centre.
Victoria, B.C.

B.C. Ministry of Small Business, Tourism and Culture.  1994.
Heritage conservation: a community guide.  Heritage Branch. Victoria, B.C.

Department of Fisheries and Oceans. n.d.
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