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Date: October 25, 2011  File: SS-ALR-2011.3 
  
To: Salt Spring Island Local Trust Committee 

  
From: Justine Starke, Island Planner, Local Planning Services 
  

CC: Richard Hannah, Fire Trustee, Salt Spring Island Fire Protection District 
Michael Schubert, Chair, Salt Spring Island Fire Protection District 

  

Re: Application for Non-farm Use in the Agricultural Land Reserve  

  
Owner:  Brinkworthy Properties, Ltd. 

Applicant:  Board of Trustees, Salt Spring Island Fire Protection District 
Location: Lot 1, Sections 4 and 5, Range 2 east, North Salt Spring Island, Cowichan District, 

Plan 2296 (135 Brinkworthy Road) 
PID: 000-127-311 

 
 
Preliminary Report: X Final Report:  
 
THE PROPOSAL: 
 
The proposal is to permit construction of a Fire Hall and Emergency Services Centre as a non-
farm use within the province’s Agricultural Land Reserve and accordingly this non-farm use 
must be approved by the Agricultural Land Commission (ALC).  
 
Specifically, the application seeks to use a Portion A of the subject property (a 2 acre parcel 
donated from Tristar Communities Ltd. and Brinkworthy Properties Ltd.) for an Emergency 
Response Centre. The building will be between 12 000 -16 000 ft2 in area and include an 
additional 30 000 ft2 of parking. The Emergency Response Centre will house a Fire Hall, a 
Search and Rescue Centre, and eventually an Ambulance Hall. The facility will replace the 
existing, aging, Fire Hall, a temporary Search and Rescue Centre and create facilities for 
ambulances and an Emergency Operations Centre, in a central, accessible location. While the 
applicants have not yet had architectural drawings commissioned, plans have been submitted 
showing a similar application on a different site that has been superimposed onto the subject 
property (see Map 3: Example of Building Scheme).  
 
The property meets all the technical requirements for such a facility. Other locations have been 
explored, and the applicants have concluded that there is not another location outside of the 
Agricultural Land Reserve that meets their criteria. There has been coordination with 
emergency responders and some preliminary consultation with the farming community. Please 
see Appendix 1 for copies of this correspondence and for a detailed rationale of the proposal. 
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The Salt Spring Island Official Community Plan Policy B.6.2.2.1 directs the Local Trust 
Committee to seek advice from the Salt Spring Island Agricultural Advisory Committee on 
applications to the Agricultural Land Commission.  
 
SITE DETAILS AND CONTEXT: 
 
The parcel is located on Fulford Ganges Road, on a 2 acre parcel (Portion A) of a 13 acre 
parcel currently in the final stages of subdivision from Brinkworthy Place. Portion B is a BC 
Hydro Right of Way and Portion C is used as a hayfield, RV storage and barn. Please see Map 
2.    
 
The property is zoned R3 and is in the Agricultural Land Reserve (see green shading in Map 1 
below).  The surrounding properties are zoned Residential 3, to the east, Agricultural 1 to the 
north and south (ALR in green), and Rural to the west. The uses of adjacent properties include 
a commercial vineyard and other agricultural uses, BC Hydro yard and administrative building, 
and medium to high density residential (Brinkworthy Place).  
 
Map 1: 

Brinkworthy Place (Rezoning in final stages) 

Subject Property 

N 
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Map 2: Subject Property 
with Portions A-C 
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Map 3: Example of 
Building Scheme 
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CURRENT PLANNING STATUS 
 
Official Community Plan: 
 
The Salt Spring Island Official Community Plan No. 434 designates Portion A of the property as 
A – Agriculture, and gives guidance for applications considered to benefit the community at 
large.  The following OCP policies are considered applicable to this application: 
 
B.6.2.1.4 To limit the non-farm use of agricultural land. 
 
B.6.2.2.15 The Local 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 has been referred to the Agricultural 
Advisory Committee and falls into one of the following categories:  
 
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, and the proponent has 
demonstrated that there is no suitable alternate, non-ALR property.  
 
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. 
 
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 Local Trust Committee should retain local zoning to allow emergency response facilities 

in most zones.  Standards for vegetation screening around the perimeter of emergency 
response properties should be retained. 

 
B.4.4.2.6 Should the Salt Spring Island Fire District wish to relocate its Ganges Firehall site, the Local 

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.   

 
Land Use / Zoning Bylaw: 
 
This property is zoned R3 (Residential 3), according to the Salt Spring Island Land Use Bylaw 
No. 355, and is entirely located in the Agricultural Land Reserve. The principal uses, buildings 
and structures in this zone pursuant to the Land Use Bylaw 355 are:  
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1) Single-family dwellings  
2) Public Service Uses.  
 
While the property is in the ALR, Agriculture is not listed as a permitted use by Bylaw 355.    
 
The definition of “Public Service” is: 
 
“public service” means the use of land, buildings or structures for the maintenance, repair or 

storage of vehicles, equipment or construction materials that are used solely for the 
provision, maintenance or repair of public utilities or highways, and for emergency 
response facilities that are operated for the benefit of the general population of 
the island on which it is located (emphasis added). 

 
A rezoning application will not be required in order to allow for the intended non-farm use. 
 
Development Permit Areas: 
 
The subject property is not in a Development Permit Area. 
 
STAFF COMMENTS: 
 
This is an application that meets the needs of the community and meets the objectives of the 
Official Community Plan with reference to Emergency Response Facilities. While it does not 
give benefit to agriculture, OCP policies on development in the Agricultural Land Reserve make 
an exception for this kind of community service use, with the condition that, “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, and the proponent has 
demonstrated that there is no suitable alternate, non-ALR property.”  In the attached proposal 
(Appendix 1), the applicants have demonstrated that the site meets technical requirements for 
emergency response and the specific criteria of the fire department and that an “exhaustive and 
thorough” search has been conducted for an appropriate property that is outside of the ALR, 
with no success.  
 
There have been concerns related to noise impacts on neighbouring properties as well as storm 
drainage impacts on the downstream channels during peak run-off season. (Please see the two 
letters in Appendix 2).  It is recommended that a drainage plan designed to reduce peak flows 
off of the site be commissioned with recommendations to be implemented by way of covenant. 
It is also recommended that the applicants hold a Community Information Meeting to discuss 
ways to mitigate noise and other impacts.  The meeting should be held before architectural 
drawings and a site plan are created so these plans can reflect community concerns; this 
should ideally be done prior to consideration of the application by the Agricultural Land 
Commission (ALC).   Lastly, this proposal should be discussed by the Salt Spring Agricultural 
Advisory Committee (AAC) as per OCP policies.  
 
The Agricultural Land Commission Act states that the local government must receive the 
application on behalf of the ALC and that the application may not proceed to the Commission 
unless authorized by resolution of the Local Trust Committee (LTC).  Once the application has 
been reviewed by the AAC, the LTC essentially has three options when it considers an 
application of this type: 1) pass a resolution to forward the application to the ALC with the 
comment that it supports the application; 2) pass a resolution to forward the application to the 
ALC with no comment; or 3) pass a resolution to not forward the application (application is 
closed). 
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RECOMMENDTIONS: 
 
THAT the Salt Spring Island Local Trust Committee REFER the application SS-ALR-2011.3 for 
Parcel A of Lot 1, Sections 4 and 5, Range 2 east, North Salt Spring Island, Cowichan District, 
Plan 2296 to the Agricultural Advisory Committee for review and comment ( SSI Fire Protection 
District, 135 Brinkworthy Road). 

THAT prior to final consideration of response to the Agricultural Land Commission, the Salt 
Spring Island Local Trust Committee request the applicant of SS-ALR-2011.3 for Parcel A of Lot 
1, Sections 4 and 5, Range 2 east, North Salt Spring Island, Cowichan District, Plan 2296 (SSI 
Fire Protection District, 135 Brinkworthy Road) to submit a drainage report by an Professional 
Engineer with expertise in storm drainage which outlines a plan for reducing the storm water 
draining off of the site and that this plan be implemented by way of a covenant or other legal 
agreement.  

THAT prior to final consideration of response to the Agricultural Land Commission, the Salt 
Spring Island Local Trust Committee encourage the applicants to hold a Community Information 
Meeting to discuss ways to mitigate noise and other impacts in the site plan and facility design  
prior to consideration of the application by the Salt Spring Island Local Trust Committee for 
forwarding the Agricultural Land Commission (ALC).   
 
Respectfully prepared and submitted by: 
 

Justine Starke, Island Planner 
 
 
 
October 25, 2011 
Date 
 
Respectfully concurred by: 
 
 

Leah Hartley, Regional Planning 
Manager 
 
 
October 25, 2011 
Date 
 
 
Appendix 1:  Applicant proposal to construct emergency response centre 
Appendix 2:  Correspondence 
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