ISLARDS TRUST TASK FORCE ON HOUSIKG AHD ACCOMODATION
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NOT FINAL - FOR COMMENT AND DISCUSSION

t. CORSTITUTIOR OF THE TASK FORCE
1.1. THE MAHDATE

The Task Force was convered in April 1933 by the 1siands Trust with s mandste to
"provide advice end recommendations to the Salt Spring Island Trust Committes on
the following issues related to housing on Salt Spring Island:

Beasonal cotlages;

their use as permanent residences in contravention of existing
bylaws;
regulations to meet desirable
season cottages,

Housing Supply mix;
the adequacy of the current housing mix, as regards price,
gwnership/rentsl mix, tocation;
the adequacy of projected housing mix for projected
demographics, including fdentification of 3 desirable level of
diversity; recommendations about ways of maintaining a
desirable level of econamic diversity,

Tourizt accomodation
the use of the exisiing housing supply and sessonsl cotiagss for
tourigt sccomeodation in contravention of existing bylaws;
recommendations about desirable means of providing for
tourist accomadation;
recommengsiions sboul regulations to meet the {dentified
desirable goals”
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ults regarding the use of

1.2 MEMBERSHIP OF THE TASK FORCE

The members of the Task Force, who were apgointed by the S8t Spring 1)and
Trust Corminittee following advertisemnents in the Driftwood soliciting
participants, wers:

David Wood, Chair Jonathan Yardiey, Co-Chair
Paul Adams Leon aplekmann

Alice Chartrand Fhyllida Drummond

Mike Lambert Tom C'Connor

Bert Schuurmans Mary Smat

Dick Stubbs

A Tew members of the Task Force were obliged, bec
-igaln

fery se of the pressure of other
rezponsibilities or a5 4 result of moving off- o0&

AU
id, to etep down during the term



of our mandate, Thig report 15 signed by the members who cerved on the Task Force
for the full term. -

1.3. TASK FORCE OPERATIKG PROCEDURE
The Tazk Force first mel in April 1992 The 18 month term of the Task Force
been spent 5z follows:

Aorit 199% - June 1693
Task Force organizetion; election of Officers; initial discussion of the topics;
fgentification of argas o f interest and skills of each member.

June 1993 - September 19532
Task Force divided itself into four working groups:

rural tsland Character

Growth and Development

Tourist Accomodation

Affordabls Housing.
Each group zpent the surmmer of 1993 focussing on one of these {ssugs. The sim of
the groups wag to try to identify the problems facing Salt Spring in each category,
and 10 seek out tdees and potential solutions. At this stage we decided not to 1imit
our thinking by testing each ides for practicality. wWe wanted to emphas
creativity and innovation over whether a particular ides was feasible or
enforceable.

ﬁ
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October 1982 - Jsnuary 1994

Each working group reported back Lo the Task Force a5 a whole. Each issue and
every ides brought forward was thoroughly debated, with the sbject of reaching a
concensus, or, when that was not possible, ot ieast & clear and shared
undersiangding of the fzzues This process culminsied in the preparation of a Draft
inierim Pepar* dated January 27 1994 A presentation of this interim report was
mads Lo the Trustees and the Senior Planner in January 1594,

Februsry 1994 - May 1984,

FPublic Serminars.

i order to get the reaction of ordinary Salt Spring Istanders to the isguss and
ideas containied in the Interim Report, the Task Force held nine seminers over a
thres month periog o which we invited members of the {zland population The
eriterion for receiving an invitation was simply being known to a member of the
Task Force as having & general or particuiar interest in the izzuss. There was no
atiempt to choose a representative sample of the population. Approxvimately 140
invitations were sent cut, and sbout B0 people sttended one or more of the
seminars.



Each sefranar (asted aboul 2 Hours O/ 10 %9 in the evening) and Spent spproximsteiy
45 :'fzir;ufes ory each of the three major topics to which we had now Hmited our
discuszions: growth and development, tourist accomodation and affordsble housing
Fotes we

ra iaken at these meeiings so that we would have a record of all the
wat wers brought forward.

i general the Tevel of the discussion at the g wars wes informed, constructive
and non-confrontational, The large majoriiy o se attending found them
educationsl end stimulating For the members of the Task Force they werg
invalugble in gsuging the Teelings of 4 fairly brw cross-seciion of islanders.

emin
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Jung 1594 - September 15994

Asgimilation, discussion and refinement of the ideas gathered from the seminars;
integrating them with the ideas from our own interim report into a cohesive set of
recommendations; and filtering all ideas and recommendations through our terms
of reference from the lelands Trust, which emphazize the need for feasibility
and/or enforceability,

A NOTE OH FEASIBILITY AND ENFORCEABILITY

fnevitably the number of recommendations contained in thig report 15 smaller, the
ideas are 1ess daring, and the recommendations themselves more specific to our
terms of reference, than those either contained in our interim report or discussed
at the geminars, This iz a direct result of the stated requirement for them to be
feasible and enforceable. Mevertheless, after reading the report, many people will
object that many of the recommendations meet neither of these tests, and & bris
discussion of the Task Force's view of Teazibility snd enforceability may be in
arder. -

It 15 our opinion that the simple fact of the exislence of a regulstion will obtain
compliance from the Targe majority of those affected by it - perhaps as high a3
50%. This 15 because 8 very high percentage of the population are law abiding
people and wizh 1o remain g0, even when a new reguiation with which they may
personglly digagres iz introduced. However, compliance drops off rapidly in cases
where, for some reason, it {s widely considered fair game not Lo comply {e.q.
incorne taxy; or where the reguistion hes o direct effect on their pocketbook esd
aoes ol sppesr [o hove 6 negsiive impsct on anyone eilse- for example in
the use of a cotiage 55 short-term tourist accomodation. We believe that
compliance g best achieved in such cases by peer pressure, not by enforcement,
and congequently some of our recommendations include zelf-reguletion to help
achieve the goals.

15 generally agreed that enforcement 15 en expensive, cumbersome and
ultimately ineffeciive way of achieving compliance, and particularly o when



applied to the small minority whe are not complisnt by nature (and who sre the
orily people Lo whom it ever gets applied). while we generally sccept this
s8e85] ment, we recognize thal enforcement rmust have a role, at Teast in part io
intain the high Tevel of compliance among the taw-abiding sector of the
poguia?mﬂ wte dg not accept the argumsnt that, because enforcement will not
achieve 100Z% compliance with a given regulation, the regulation itgelf is fiawead
and should ot be introduced. The re;}u}at%m is not flewed if 1t cerves the greater
gond of the Terge majority of the population. Enforcement malf be one component,
slong with the general desire of people Lo stay on fhr—* right side of the Taw and mp
pressure of thelr peers, that is required to achieve a high level of compliance.
Thers is no regulation, inany jurisdiction, in any {:3 ace, that achieves 100%
f;ﬂmDh e, for the good resson that if there were, i1 would not require to be
legisiated in the ﬁrrt place

MOTE ON GROWTH AND DEVELOPHMEHT

Two of our Working Groupg (Rural Island Character and Growth and Development),
and & good desl of cur discussion in both the Tazk Force and the ceminars,
concentrated on questions of gmwth and deveiopment, We fell that we could not
address the specific housing issues of our mandate if we did not have & clear view
of the broader stage on which ms particuier issues were being played out, Clearly
some housing 185uUes, 11ke rural density end village and town development, &re 6t
least as much gmwth izsues as they ars housing quesiions.

Although we have (sometimess endlessly) discussed these topics we have
refrained from including any d discussion or re,arnrrmﬂa'fmnf inthis report, for
b ressons, the first being that we were not ssked to do so. Normaliy this would
not be enough {0 glop ug, hed i not been Tor the second reason, which ig that these
topics are being addressed by the Dfficial Community Plan review process which
s now underwaly. Most members of the Task Force have agreed 1o bring the
undersianding they have ga ined on growth and development from this Task Force {o
one of the OCP review focus qroups now teing organized by the Iglands Trust.

Z. RECOMMERDATIONS OF THE HOUSING AND ACCOMODATIONS TASK FORCE

2.1. HﬂUSEHG M

The lon's ghare (92} of housing units on Salt Spring consists of single family
ﬁweﬂmgf - “”,050 umits according 101951 census dets. The number of multi-farmily
dwellings, such as apartments and duplexes, 15 almost insignificantiy small
providing fo spartment units intotal - sbout 2,757 of the tolsd Of the total
housing stock, 78% ig occupfed by the owner and 227 iz rented.

while rental units and apartments represent a much smaller percentage of the
total on Sall Spring than in the province as a whole, i1 i3 fair to say that this mix
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relies heav Eg, on tourism and retirment {ncome; but in this same period the mix of
houging hes hardll mng e st all. Thiz iz et lesst partly because for the last 2

years the same Official f srrmunity Plan has been in effect on Salt Spring end only
relatively minor chas tirme

anges have been made in the zoning by-laws, A1 the same

some of the actions by mm government have done mare o fgrr;wr ’fhs« crestion of
an appropriate houging stock ihan hielp 11, Ag an example, in 1887 a by-law w

sed that removed &1 unbuilt duplex zoning ;mm those areas of the Ma d

pas

serxed by the Ganges or Meliview sewer systems. In 1991 u::t* Zoning was
emoved from the Mciz view ares Decaluse 112 sewer was nesar Qgrit;, 50 that now

f_he nly ares where duplexesz are siil] permitied is within the Ganges sewer area.

The result has been that ver _.j few buildings of this tupe have b en built in thrﬁ? t

7 years, at a time when the demand for Tower-cost rental accomodation has bee

increasing rapidiy

The people who want and need Tow-cost rerds) or ownership sccomodation include:
service industry workers; young famities just starting life together; single-parent
families; high-school graduates or drop cuts starting oul in the workforce; mid-

- 1ife or gider people who gither by choice or force of circumstance are iving &
simpler kind of 1ife; and many senior citizens; and others thal defy pigean-holing.

Thiz Task Force has wresiled with the guestion of just who are the losers when
penpie such as these cannot find suitable and affordable housing on the iglang.
Obviousiy the people themselves, who are often obliged to Teave the island to fingd
accomodation. o too are the businesses in the service secior thatl need
employees, and <o, in a very tangible way, is the isiand community as a whaole, Tor
these people are 5 part of the igland fobr ¢ that makes Salt Spring the unique plece
that it ic.

2.1.2. Affordsble Housing

There is much digcussion sbout whel constitutes "affordable” housing, but the
generally-sccepied definition ig thet ?.%“:% total cost of accomodation should not
gicesd 0% of gros hsumm%d income, However in order for this target to be
schigved there mﬂ% exist some entity ready and able to intervene financially
wheneyer peoples’ incomes an d their cozis of accomodations do not fit the
forrula.

During the 1860's, 70's and ear

y 80's the federal government assumed this role in
Canada, through '*urh schemes as Y

the negative income tax, subsidised houging
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for welfare payments and various subsidised types of accomodation But nowe in
the mid-1990's, while the income support programs 21111 continue, the money for
buiidings {5 no tonger thers, This being the cate, it seems very uniikely that we
can Took to subsidized housing 1o make & contribution in the foreseeable fulurs,
and thal that the tupe of housing that was tupically produced by these schemes ~
townhouse complexres or apartment buildings in which ali the residents are to
some extent S.J*.‘I’?ii:faf" will not be a a significant part of the zolution to our
need for affordable housing.

A
o
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On Salt Spring thers are a few subsidised accomodations (Crofionbrook, Pioneer

Yillage), they are provided by the service clubs and other voiuntary organizations,

Mew proposals for subsidized housing on the islend are few, and face the same

rough road thet any rezoning spplication must navigsate. There does not sppear 1o

be any preferenti&i treatment sfforded these projects by the Islands Trust, snd

many, 1ike the Lions Club prrfr;:m for 24 units of senfors housing on Drake Foad,

1 by the waysi ﬁr- The very few that successfully r;eecci;tra the zoning and

funding minef %’z&i&‘ ¢ 1he Salt %p ring Community Society project on Banges hitl
epmﬁ io have done, sre Hkely to be fhe ia:t of their breed.

This Task Force is forced 1o tne conclugion thel creating affordabie housing
through subsidies prwdru by some benevolent entity is simply niot going to happen
ir the future to any significant extent. Nevertheless it seems only right that ihe
Islands Trust give &H reasonable assistance and encauragemem to
propossls for subsidized housing like Pioneer Viliage and Croftonbrook
which may come forward, and that such housing be recognized in the
Official Communiiy Plan as a desirable community amenity.

The Tesk Force slzo recemmends that the Trust encourage and assist other
forms of assisted and self-help housing, for example Abbeyfield,
Habititat for Humanity, or athers.

(Wote: These recorm Fef*‘r.ﬂﬁﬂﬂﬂ" are carefully worded 10 support subsid eed ;ISJJ g
for zenfor citizens and oihers {2uch 8z v erer& re} who have mads 8 signifi
contribution to soc ra’rg Task Force members could not agres on whp??; er cuba diced
housing for young ,c ople should be encouraged by the iglands Trust. Some

meraters, while recognizing that few subsidised housing applicaetions are likely 1o
COme frzar ward, feel they should be supporied r egard 25 of who they are being buiit
for. Other members are cﬁamanug apposed Lo the ides of subsidised housing for sil
comers, partiy out of a fear of ma?'ng Sait Spring a 5& d se( hcuf-ina neaven”, All
mpmt;pro of the Task Force strongly support 2eif-help hougin
veay of making housing more a;frriame, 10 anyone ffhr.:c p re
energy required.)

~
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2.1.3. Alternatives to Subsidised Housing

if subsidisation 13 not the way, then how will affordable housing be provided on
Salt Spring? The Task Force believes that the key to the guestion of
afforable housing is understanding that there is no one solution, but
that there are many answers.

In the abgence of subsidies, the things {hel can help 1o make housing affordable
include:
)

£

Law total floor area of 8 dwelling (e emall house
Smiall ot size (ie nigh density)

A large suppiy or pool ¢ fhouﬁhg

Cresti ing second suites in exiziing buildings
Innovative building technologies

Sevices, (sewer, mtar, hydro) atready in place
Alternatives 1o conventional Tending system

2.1.3.1. Cottages as Affordable Fnusing

Cottages are one, perhaps even the most irnportent, poteniial source of affordsbie
housing that we have been able to identify. {For a qu discussion of cotisges, see
section 2.2 and 2.3 below). Changing the by-isw to allow permanent (yesr round)
m:tupatwn of cotiages, as this Tesk Force recommends in section 2.2, creates a
iarge pool of potential rental accomodation. 'We recognise that most of this pool is
as yet unbuilt, and that each property owner must decide whether or not to build a
cottage and then rent it out. And the economics are ambivalent: an ordinary 600 sg,
ft cotiage costs $40,000 to $70,000 to construct, and returns (st $750/month)
$9,000 g ysar - just sbout enough te service the morigage.

However, the benefits of having lower rent accomodation spresd across the {ziand
sre clear: there 13 no danger of the gheitoization that can sccompany project-type
hausing; the lanclord is present to betier control noise and vandalism (one of the
principal complaints we heard from people renting oul lower ,st’lCPd accomadation
on the island); and control remaing in the hands of individusal iglanders, rather than
passing 1o some larger, sibeit beneve;&m, entity.

2.1.3.2. Secondary Suites
'5 condary suites, sometimes celied granny suites or in-law suiteg, are 8 second
self contained dwelling unit within 3 Sh;fﬂp faraily dwelling.

The idea of legalizing secondary suites on Salt Spring has met cpposition in the
past from those fearful that 1o do eo would increase the potentisl population of
the igland {which i1 would), and from neighbours afraid that it will lower the tone



61 the neighbournood. {1 nes receryed Support irom homeowners wno neeag some
extra tncome, and Trom pecple 1ooking for s place o rent.

The Task Force recommends Tegalizing secondary suites en Sait Spring
provided that:
i) the owner of the property has his/her permanent residence in
the other suite of the dwelling; _
ii) the secondary suite meets the new standards laid down by the
the provinciel government for such suites; and
iii} the exterior of the building retaine the appearance of a single
family dwelling (i.e. it does not look tike a duplex).

MOTE: To oversee thiz and other desion questiong the Task Force would like to
see a Design Review Panel established, with the power to recommend
that permits not be grented where buildings do not meet the required
design criteria.

2.1.3.3. Multi-Use Zoning

Multi use refers to the practice of locating dwelling units above commercisl
space, usually in urban or village centr&'f‘ - in ather words, peopie 1iving sbove
shops and offices.

Multi-use zZoning iz in plsce in Ganges core, but 1t is not {aken sdvantage of by
developers becauze the! 3{. riget a betier refurn from second-floor offices than
from agar’rmenu And becaugse of the height restrictions in place in Ganges, it is
not possible to put & third 11oor on & building in the core ares,
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The Task Force recommends thet the height restriction regulations in
Ganges and in other viliage cenires be madified to allow a third flgor
on commercial buildings provided that st lesst one floer {snd two if
the developer wishes) are used for residential purposes.

2.1.3.4. High Density Zoning

Zoning for higher dengity simply allows more resid erfeia} units o be ot ona
given area of land. The m rpose is nctf allow spartment bulidings or other multi-
family buildings, but 1o sccomodats am sicr houses on smail 1ots, oroviding for
lower cost home ownership.

are available,
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water exist or can be laid on. In order 10 incresce the chances of this houging
being affordable, we recommend that there be an upper limit placed on the
size of dwelling thal can be buill on iand rezoned to a high density, of
approximately 1200 square feet.

The Task Force recommends that rezoning lend to sllow medium density
single family dﬁﬁeﬂmgs flaosely defined as low enough not 10 rww re
municipal sewer and water, but higher then that sllowed under the existin .3 zoning,
whatever i1 may be) should be permitied where:
the location is one defined in the new OCP as appropriste
for higher density development;
the dwellings sre of a moderate size (approximately 2000
the developer covenants to build some dwellings {or sale but
to retain a percentage {perhsps 25%) for rental;
at the option of developer, some community amenity as
gefined by the OCP, is provided.

2.1.3.5. Livesboard Homes

Livesboard homes, also called floating homes and houseboats, are an tdes which
appeals strongly to the Task Force, but we recognize that the practical
difficuities are substantial,

The Task Force ke Hveabosrds because of their reasonable cost and their style;
bzft we shy awsy Decause of the difficulty of finding & good place to moor them on
1L 5pring. However, we recommend that the Trust look sympathetically
&t any proposal for a livesboard home communify provided that:
they are connecled to an effective sewage system; and
the shoreline is suitable for the use.

2.1.3.6. New Building Technologies
The extant 1o which the raﬂ“éf”e ,wﬁ*: of the Butiding Code are a factor in making
houstng unslfordstle wes discussed extensively both in the public workshiops and
frnine Task Force 11geif, "Fh vl g?t o oevidence appears 1o support the view that
the Building Code does contribuie fowards increasing the cost of houging, ina
number of ways, ,Js«rt;w}&r?g Dg rit '1‘! viing new technologies, or, if they are
#llowed, requiring expensive duplication, such as the requirement to install &
conventionsal toilet in addition to a composting foilet,

The Task Force recognizes the potentisl for new bull ch

regulations to brmg dowin tr,e cost of housing, Beosu; s climate, populsiion
and traditions, Sait Spring iz an appropriste place for promising new technologies
to be demsnatrated. The Task Force recommends that the Islands Trust

g techrioiogies and releayed
af it

u'l



cogperate wiln ine LkY 10 encourage gemonsirsuion projecis o1 new
butiding technologies en Salt Spring.

2.2. SEASONMAL COTTABES

The current Official Community Plan (OCP) defines & seasonal cotiage 45 “a self~
contained ds’s’EhH’g unit not excesding 56 square metres in total floor ares which
{5 used or intended 1o be uge for Ltemporary accupation by & person or perzons
having & permenent restdence elsewhere and uging the cotlage primerily in
conjunction with recreation.”

The meaning of this, as far a5 we undersiand it, is thet the seasonal cotiage was
intended to be used ng the owner of the Qroggrtg or mofherg #5158, who are
presumed to have their permanent residence elsewhere, for vacca twns and other
temporary recreational uses, such ag & quest cotiage. E!n sccomodation terms, the
word ‘temporary’ means 1ess than 20 days;the by-laws generally use the term
transient’ to mean the same thing, Permanent means longer than 30 days.)

While many cotisges may in the past have been used in this way, the Jarge
majority of coltages are now used inone of Uwo ways (and sometimes both):

a% permanent renfal sccomodation, often at s rent that is

retatively low due to the size or state of repair of the

coltage, or both;

&85 temporary accomodation for tourigts during the high

zeason (July end August, but siesdily expanding to

inciude May, June crd cp;‘;temberfr.

Yery roughly, there are presently about 350 jegal cotisges on Salt Spring. Under

the present by-lavws any property of 1.2 hectsres {3 acres }Dr more inalmost all
zones exwcept “Watershed, has the right to build a cottage. If every propertiy with

thig right were to excercise it, an additicnal 2,200 cottagez {again, very roughly)
rould be built.

(MOTE: These figures are &t "Tull subdivision”, which means that every plece of
prapprtg on the iglend ig subdivided {0 the meyimum extent permitted under the
current by-taws. The number of new houses thet would be crested under this
scenario is about 4,400, on top of the coliages. For & variely of reasons, full
subdivision 15 unlikely to hc;‘ﬂ'E?’z, but sz time goes by we will get closer and closer
tait)

=
=

Toreflect the current and actual uses to which cottages are pul, the Task Farce
recommends that the definition of seasonal cottages be changed as
follows:



Loli6ge means 8 Seif-conlainea gweliing unit not
exceeding 56 square metres in total floor srea which
is used or iniended to be used a8s a permanent
residence; or as temporary asccomodation for persons
normally residing eisewhere, subject to the conditions
contained in section 2.3.1. below.

2.2.1. Use of Cottages as Permanent Primary Residences

The large majortty of cottages are rented oul as permanent primary restdences 1o

people who have no other regidence, (n some cases some or a1l of the renisl cost is
enchanged for labour, and occasionally the cotiage is provided as part of the fotal

ermpiogment package to a caretaker or domestic worker,

Rents for cottages use
for houses on the 1slsnd A g
lower end of the economic scale
Lo $750 per month, but pressures of suppl
cteadily.

8% permanent residences are relstively Tower than rents
are ge fze Wy rented by pecple at the

g are currentiy in the range of $400
grird de rfﬁfﬂ re driving them up

oy LN
L)
T
g
i
o 4
o

a—
L]
3
.""ﬁ-

2.2.2 Cottages as Tourist Accomodation

The second major uze of coltages is s2 transient accomodation for tourists, rented
gither by the night orthe week, This use reprezents 8 minority of exd gtmg

Cstfrzgﬁ but & ﬁzgmﬁr:m nurnber of the new cottages ars built with tmf use in

mind, r.;%‘sfi an even larder percentage of renovations fo existing cotiages is for this

purpose

- ":"“.ﬁ'
-1‘

g 107 LOufiEL Bdinaoation, Logetner witn the
e found in zection 2.2, below,

&% noted shove, colisges are permitted on lots of 12 hectares (3 acres) and larger
Cottages which extsted on properties irzrf; rihen 0.6 heclsres (1.5 acres) but
ernalter than 1.2 hectares &t the time of sdoption of the by-law were grand-
fathered (i.e. given the right to remaing .

Froposels Lo recuce the mintmum lot 2ize required for s cottege have in the past
met with strong opposition on the grwn:‘s that to do 20 would incresse the overall
population density on the izland.

A study recently underteken by the Trust 1o determine the number of 1ots and
mtenti T poputation of the 1gland at 'full subdivigion (referred to above)
celculated that the ig1and population &t full subdivision and at an occupancy of
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and cottages were bulltt. Many peaple Tind numbers ke these very disturbing, snd
react with horror at the idea of sllowing even maore property owners to build s
cottage. They are afrald the rural character of the island cannot survive 8
popuistion of this size. '

beotute population is only ong faclor among many
which affect the rural charactier o ffhﬂ fzland, and not ? & most imporiant, The
gxamples of gther, much mr; de gpszzpu ﬁ;Pj iglands shows thet rura)
character can survive populs :is neities much grester then Sait Spring's, 11 1

the digiribution of populatzan ?'3:15 pattern of fﬂttlpmﬂnt that is the key. Since tm”
g truly & growth and developrment question we will not comment further, except
to note thet this Tesk Force favours investigating the impact on populstion and
density of reducing the minimum 1ot size on which a cottage is permitied, perhaps
to 1.9 acres, if certain gafeguards are in place, such as zet-backs and dezign
guidelines, 10 reduce the visual fmpact of cottages on smaller lots,

The Task Force helieves that 5
£f

2.3 TOURIST ACCOMODATION

2.3.1. Cottages as Tourist Accomodation

Ag noted sbove (section 2.2.2.) a subsisntial number of coliages are uged for
tourist accomodation, and it 15 eesy to see why: & nicely furnished cattage can
rent for $100 & night or sround $600 a week, almost four times what & long-term
rental will bring in. On the down side, the tourist season is between two ang five
months long, there is a great deal more management time required, and there is
the question of what to do with the cottage during the winter months,

Thig 1sst question is one thet Taces the resort owners as well, and & common
answier, for both resorts and cottsges, s to rent them out on a long-term basis
from September or October Lo May or June, thereby providing & supply of
reasonably priced sccomodation during the winter months, When summer comes the
pecple rﬁntmg theze accomodations have 1o move out and find comewhere glze {o
live. For some, this 12 6 gignificant but ar’;ﬁicpatad inconvenience with which they
have learned to cope; for others 14 creates a major uphesvel and serious problems,

There is no doubt that there is & demand & mong tourists ﬂ"ﬂ.mg #1f Spring for
stand-along, self-catering cotiasges, They represent a differsnt experience of the

izland to slaying in & resort, and are different again from bed and breskfaszis
{which often do not take children) and from hotels and motels,

The abjectiions 1o cottages being used as tourist accomodation are two. First, the
resort owners object to what they see s unfalr competition from cottages, end
there 15 no doubt they have & point. Resortis are zoned commercial (C-4 or C-4L)
and pay commercisl property texes while cottages are zoned residentisl and pay
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bracket where they must collect GET on their rates; cotisges do nf;lt Resorts are
lerge encugh the atiract the sttertion of Heslth Inspectors and piher potentially

expensive officiaie; generslly speaking individusl cotlages escape thelr notice. In
zeverel import respects, the piaying field 15 nat level,

The zecond objection to cottages &3 ‘muriot accomndation comes from neighbours,
who o not like Lhe comings and goings, noise and general disruption associated
with thiz use. There can be Httle argum e it that wom@ whi have bought or rented
pmwrfg in g residential ares have a certain right to the quiet enjoyment of it
Underfhﬂ by-tawse Lthe provision of transient (Jess then 30 days) sccomedation s
regarded &5 & commercial activity, and a5 such is not permitted in a rezidential
zone. Bed and breakfast operations are clearly commercial activities in residentis]
areas, bul are permittied in certain residential areas under the ‘Home Occupstion
pravigion of the zoning by-law, which allows certain defined "occupations or
professions 1o be carried on 10r gain which arg clesrly incidents) and secondary to
the use of the dwelling for residential purposes”.

It i3 ciear that & continustion of the present uncontrolled protiferation of tourist
cotteges will Tesd to incressed resentment from the resort operaters and more
complainie from neighbours. Some form of reguletion {5 required for bath bed and
breskfasts end Lourist cotiages if B&Es and coltages are Lo make their full
contribution Lo the igland economy. Other f2land businesses welcome BAEs because
they know that people staging et them will use the Jocal resteurants and storeg,
and are prepared Lo welcome tourist cottages for the same ressons.

The Tesk Force recommends that cotteges be permitted o be used for
transieni tourist accomodation where the cottage is the second, third
or fourth suite of a bed and breakfast speration. Section 4.6 of Zoning By-
Law 123 does not raake it clesr that breakfast must be provided by & B&B 1o its
trangient guesis, so it seems petty Lo insist that it be provided 10 & cottage. Bed
and bregkfasts are prohibited trmm ;,:mafrr‘irg olher meais, However the i'”{}'f,ilafg?‘
should De proviced with a kitchen zo thet guests may prepare their own meels,
The bigger 1sgue, with both BABs snd tourist cotleges, is that of reguiation, and
this will bewme even more important az the numbers increase, The Task Force
strongly favours self-requistion, 2nd recommends that the Tourist
Accomodation group of the Salt Spring fsland Chamber of Commerce
establish an inspection and licensing program to regulate the number,
tocation and standerds of bed and breakfast and tourist cottage _
accomodations on the island, and that licensed operations be clearly
identified with a sign.



2.3.2. Stand-atone Houses as Tourist Accomodation.

Some property owners rent out single-famity dwellings as tourist sccomodatidn,
usually on & weekly basis, but sometimes for shorter periods. These houses are in
residential areas which are not zoned for this use. {4z noted above, renting
property for less than 20 days constitutes s commercial use, which ig not
permitted under any residential zoning) The number of properties presentiy being
rerded in this way on Seit Spring is estimated Lo be about 50,

The Task Force recommends that no changes be made to the by-laws in
respect of the use of residential property as tourist accomedation. We
reconize that enforcement of this ig and will be a problem, but we hope, once
cottages rented a5 tourist accemodation are licensed, that there will be a
movement towards compliance with the new, more clearly-defined situation.

Plezse note that the Task Force does not intend this recommendation to constitute
disapproval of house exchanges or 1oans,
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