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December 1st 2017 
 
Dear Members of Council, 
 
This is a co-authored letter from Reiner Brecht of Bear Country Property 
Management Ltd. and Cage of Top of the Mountain Accommodations & 
Management Ltd. (TOTM). Reiner and I have spoken at length and in 
detail about the topics in this letter and while we are aggressive 
competitors in the nightly rental market, we put aside our differences to 
draft this letter because we are both concerned about the actions the 
municipality is taking with regard to short term rentals that we feel will 
harm Sun Peaks Resort in both the short and long term. 
 
Collectively, we represent approximately 300 property owners who have 
invested in Sun Peaks and based on conversations we’ve had with many 
of them, they feel as strongly about this as we do. We are very 
concerned about the municipality taking actions that will diminish 
the amount of inventory available for nightly rentals by either limiting 
spot zoning options anywhere in the village, or by enforcing zoning 
bylaws in strata complexes that have never previously been enforced. 
 
We know that the municipality is trying to be responsive to their 
constituents who are complaining about noise issues, abusive guests, 
parking problems and bylaw enforcement and feel strongly that actions 
must be taken. We agree that action must be taken. This letter offers 
suggestions we hope you will strongly consider before proceeding. 
 
Sun Peaks has no other significant industry but tourism. Therefore, all 
council decisions must first consider the impact of their actions on 
tourism. While the markets are strong currently with demand for nightly 
rentals at all time highs summer and winter, any reduction in available 
inventory currently may cost us heavily in the long run. Would you be 
considering these same actions in 2008? 
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In this letter we hope to address all the arguments we can think of for 
why you might be enforcing strata zoning bylaws that block nightly 
rentals or limited the numbers of single family homes able to apply for 
spot zoning. We will argue that doing so may be ineffectual in addressing 
the problems you hope to resolve, and may have long term detrimental 
impacts on Sun Peaks Resort’s ability to compete with other resorts 
in the event of a recession or worse. 
 
But before we address the arguments we think you’re trying to solve, we 
want to express our concerns about the impact those actions will have 
aside from whether those actions will even solve the problems you’re 
hoping to address. We believe that the risks vastly outweigh the benefits, 
that disruptive changes in technology make them impractical and 
impossible to enforce and that they will unfairly penalize some to the 
benefit of others. 
 
 
Major Risk #1: - You will cause nightly rental price increases, reduce the 
number of guests to the resort, and alienate existing customers. 
 

- There is currently insufficient accommodation during much of the winter, 
especially at peak demand periods like Christmas & New Years, Wine Festival, 
all of February, some Spring Break and Snowbombing. The shortage is 
particularly true for larger groups who want to stay under the same roof that 
would typically rent chalet homes. 

- Every guest turned away will simply find another resort able to accommodate 
them. It’s unlikely they will decide not to go skiing or snowboarding because 
Sun Peaks has no room for them. 

- If you reduce supply through your actions, existing supply will increase their 
prices. This may feel like a boon to those able to charge exorbitant rents, but 
the impact on guest satisfaction will have long term impacts. We’re already 
hearing from guests that our prices are too high by comparison to other resorts 
but they are booking anyway because the economy is strong.  

- Each guest we turn away today may make a habit of going to the other resort in 
the future. How many guests do we now count as regulars that we’ve stolen 
from Whistler and other resorts? Lets not send them back! 
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Shortages of availability, increased prices and the alienation of potential guests are 
all predictable outcomes of diminishing the supply. It’s already occurring right 
now and your actions will only exacerbate it. Reiner and I have spoken to many 
home owners frozen out by your moratorium on spot zoning this fall. How many 
potential guests were lost by this decision made too quickly and without warning 
to those intending to rent? 

 
 
Major Risk #2: - Technology is disrupting city planning and forcing change 
globally and your actions run counter to this rising tide. 
 

- In the years since many antiquated bylaws were adopted, the Internet has 
disrupted concepts of home based business and made it possible for homes to 
become nightly rental revenue generators. Before the Internet in general and 
AirBnB like technologies in particular, it was practically impossible to rent a 
home for a few days efficiently (and safely) and it may be for this reason that a 
“month” has been viewed as a logical period of time for renting. However, in 
truth, the renting of a home for a week or a month is only different in period of 
time.  They’re both simply commercial transactions, contracts exchanging 
access to a property for money. And yet, in Sun Peaks, short term rentals 
provide significant financial advantages to home owners and efforts to block 
them will be stymied by advances in technology.  

- Vancouver recently passed bylaw amendments legally allowing nightly rental 
to take place in a vast number of homes for a $49 licensing fee. 
(https://www.nytimes.com/2017/11/15/world/canada/vancouver-housing-
airbnb.html). There are limitations on which homes can be rented and why, but 
they’re trying to solve different problems than our council was when they 
began spot zoning at a price of $1,500 per property. Our municipality was on 
the forefront of trying to respond to changes brought on by technology, but 
many owners may now be feeling your approach is clunky, costly and 
inefficient compared to the solution Vancouver has come up with. Imagine if 
Vancouver council members must sit through three readings for each home 
seeking to rent short term through AirBnB as our council currently does. 

- Meanwhile Toronto’s Acting Chief Planner and Executive Director, City 
Planning Division has recommended a zoning bylaw change to allow short 
term rentals as follows 
(http://www.toronto.ca/legdocs/mmis/2017/pg/bgrd/backgroundfile-
108276.pdf - See PDF Included): 

“This report recommends the adoption of a city-wide stand-alone zoning 
by-law and zoning by-law amendments to all applicable general zoning by-
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laws to permit short-term rentals.”  Further, “The proposed zoning by-law 
and zoning by-law amendments will permit short-term rentals across the 
city in the principal residence of any owner or tenant in residential and 
mixed use zones. Within their principal residences, people could rent: up to 
three rooms within a dwelling unit; the entire dwelling unit; and one lawful 
secondary suite.”  

- So while these two major cities with vast economies are taking steps to broadly 
allow short term rentals, Sun Peaks, who’s only economy stems from tourism, 
is considering diminishing it’s supply? Will it even be possible to block 
owners from renting nightly if they are stealthy and make agreements with 
renters to lie about the nature of their stay? Ultimately, owners who bought 
only because they could cover expenses with short term rentals may have little 
recourse but to ignore the rules and force the municipality to prove their 
cases in courts as fines go unpaid.  

 
 
Major Risk #3: - Your actions will artificially impact property values 
throughout the resort benefiting some at the expense of others. 
 

- First off, to begin enforcing zoning bylaws to block nightly rentals in strata 
complexes and private homes seems incredibly unfair to owners who 
purchased at a time when these bylaws were not being enforced. Sellers 
and realtors had no certainty about what and when this might happen or if it 
would ever happen and so naturally would not discourage sales by warning 
potential buyers about something so uncertain. Our resort has been built on the 
backs of home owners who first purchased these properties, then on the tourists 
these homes could accommodate. If these bylaws were enforced from the 
beginning, would the resort even exist? 

- Some owners unable to rent will struggle to pay their mortgages without the 
help from nightly rentals and will put their homes on the market to sell. We 
don’t think it’s an unreasonable estimate to say that 90 percent of Sun Peaks 
homes and condos are owned by people who are not full-time residents. This 
ratio will likely hold for potential buyers until Sun Peaks has other industries 
besides tourism to support a local economy. Why would someone unable to 
live here want to buy a house they couldn’t rent to visitors when they aren’t 
using it? Even if they don’t plan or need to rent it, not having that option will 
be considered a disadvantage. With a diminished number of potential buyers 
compared to those who will prefer the option, prices will be forced downward. 

- Reducing short term rental inventory by enforcing zoning will increase the 
property value of those homes in the tourist zoned complexes. While this will 
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seem a boon to those owners, the enjoyment may be short-lived if the negative 
impacts on guests mentioned above arise when the business cycle eventually 
returns us to recession conditions. In any case, does council really want to 
punish some home owners while benefiting others? 

- Some owners will be forced to choose monthly rentals to make ends meet. 
Since winter is the only time the demand is sufficient to generally attract 
renters, they will no longer be able to enjoy their own homes to ski. How unfair 
and unpleasant it will feel to many home owners who will be unable to both 
afford their home and enjoy the resort that caused them to buy in the first place. 
Surely, many of these will sell their homes in frustration. What will be the 
impact of a growing number of angry former home owners on tourism at Sun 
Peaks? 

 
 
Summary of Major Risks: 
 
We hope the risks we’ve outlined above and the futility of trying to impede change 
generated by technology will be sufficient to cause you to abandon the plans to 
diminish nightly rental supplies at Sun Peaks. Major cities like Toronto and 
Vancouver are broadly allowing short term rentals and if we don’t do the same, the 
other resorts we compete with will reap the benefits of our contractive policies. 
If Sun Peaks generally has a surplus of rentals, home owners will be motivated to 
compete more aggressively for visitors. That activity, while generating lower returns 
per sale, will generate higher overall returns for the resort and set Sun Peaks up as 
the resort of choice when the business cycle brings back a recession and consumers 
think very carefully about spending their money. 
 
 
What are the problems the resort is trying to solve? 
 
Both Reiner and I feel that some action needs to be taken to manage the growing 
problems generally associated with increased nightly rentals throughout the resort. 
But taking action means thoroughly understanding the problems we intend to solve. 
Below we outline the most pressing issues we think the council is trying to address 
and then further down, we respond to each of these in turn with counter arguments 
and proposals for how they might be better solved. We don’t address the issue of 
parking even though at times it may be a significant issue because the solutions are 
likely straight forward using fines, towing, and wheel locks. In speaking with other 
residents and our owners, we feel the following three issues are likely the key 
factors council hopes to resolve by their actions. 
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1. Reduce noise complaint problems in residentially zoned areas? 
2. Increase Monthly rental availability usable for staff housing? 
3. Respond to pressure from special interest groups to enforce bylaws that will 

make future development more profitable. 
 
 
Problem #1: - Council wants to reduce noise complaints and trouble guest 
problems in some areas zoned for permanent residents. 
 
When guests stay in properties rented for short periods of time, they are often 
inclined to celebration. If they drink, they can be hard to reason with and disruptive 
to neighbors. At the town hall meetings in October and since, we’ve spoken to many 
locals like those on Lookout Ridge who feel strongly about the need to solve the 
noise and problem guest issues they feel are caused by short term rentals. 
 
However, noisy and disruptive people are not the exclusive domain of nightly 
rental guests: 

- Monthly rental tenants can be every bit as disruptive. A household of young 
people here for a season working on the mountain can cause every bit as much 
noise as nightly guests, and monthly renters have considerably more rights and 
are harder to evict than nightly guests. 

- Home owners can be disruptive. One owner of a TOTM property was 
responsible for three late night noise complaints on two different occasions 
called in to me by the full time renter downstairs. 

- The worst noise complaint issue TOTM responded to in the past several years 
was caused by a friend of a Bella Vista home owner who was on a boys’ 
weekend out. He was staying at the house for free and disturbed neighbours on 
both sides until 4 AM the night they arrived. 

- On Nov 27 2017, the municipality supplied us with a copy of all officially 
registered noise complaints recorded (see PDF attached). Since 2015 there are 
30 complaint records. Since Jan 1 2015 Top of the Mountain has taken slightly 
more than 3,800 bookings. However, of those 30 registered complaints only 
two were attributable to TOTM properties: 4102 Sundance & 2215 Sunburst 
(4131 Douglas was not managed by us at that time). With two complaints in 
3,800 bookings it’s clear mathematically that my short term customers are not 
a significant source of the problem.  

- Naturally, we know that more noise problems occur than are officially 
registered, but the reason Bear Country and TOTM have so few registered 
complaints even though collectively we represent a huge portion of the market, 
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is because we have 24/7 on mountain support and the neighbors of our 
properties know who to call to solve these issues. We also ensure our guests 
know the rules and are aware of consequences of misbehavior. 

- A final note about the list of complaints lodged officially since 2015. It’s not 
clear which of these complaints were generated by nightly rental guests. 
Several of the Burfield properties are likely from monthly. Several others are in 
the village and not associated with properties. Based on TOTM’s statistics 
alone it would seem ludicrous to a statistician that the municipality is 
looking to take any actions to curb short term rentals to solve 2 noise 
complaints in 3800 bookings. 

 
Solutions to Problem # 1: 

- Nightly rentals have been painted as the cause of noise problems but the 
arguments above should throw that assumption into some doubt. They are part 
of the problem when mismanaged, but reducing the supply of nightly rentals 
will not solve the problem. 

- All homes being rented must be licensed and supply 24/7 on mountain 
support phone numbers. A single official page containing the name and 
phone number of emergency after hours contacts for all nightly rental licensees 
will diminish the frustration of neighbors who don’t know who to call to get 
support. Rather than have the first call to a bylaw officer, someone who is 
related to the rental should be alerted and be able to respond in 15 minutes or 
less. If the noise continues, a call to the by-law officer could generate fines for 
the perpetrator and licensee. 

- You must ensure rental homes are properly managed. This is not a self 
serving argument from two of the most successful property managers. We are 
not suggesting that all home owners hire a company like ours, but they should 
ensure they conduct themselves similarly to us to get similar results. We invite 
council to discuss with us some policies licensees could be educated about to 
reduce the noise complaints of their guests and ensure neighbors know exactly 
who to call when problems arise. 

- We have spoken to many of the most vocal local residents seeking to block 
nightly rentals and in every case, their frustration would have been 
significantly mitigated or outright resolved if they had been able to call 
someone at the time who had the power to fix things. If the frequency of these 
abuses could be curbed significantly, the sense that there is even a problem 
might not exist. 

- When the municipality rolled out the spot zoning bylaw changes, they didn’t 
simultaneously roll out a system to ensure residents disrupted by guests staying 
at a newly zoned home could make a single call and get a resolution. If your 
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goal is to resolve noise complaints and troublesome people impacting their 
neighbors, you must increase policing and penalties. We believe that if you 
change nothing whatsoever but policing and penalties and do it effectively 
enough you would virtually extinguish complaints from locals who almost 
unanimously are very supportive of the need for tourists to have places to stay 
in Sun Peaks. 

 
 
Problem #2: - Council hopes to increase the supply of monthly rental 
properties for the staff housing needs of its businesses: 
 
As businesses needing to accommodate our seasonal staff, both Reiner and I can 
attest to the difficulty in finding monthly rentals. We’ve also heard many other 
businesses express concerns about staff housing. One of the responsibilities of any 
municipality is to ensure there is accommodation for the work force of its economy. 
Vancouver’s bylaw change allowing AirBnB rentals also limits some types of 
rentals in order to deal with their affordable housing shortage. While the zoning 
attached to many strata complexes at Sun Peaks were originally designated to ensure 
housing would be available, the fact that many home owners have done short term 
rentals instead has contributed to this shortage.  
 
However, Sun Peaks is not a 365 day resort and trying to make some home owners 
responsible to solve this problem for everyone is unfair and financially punitive: 

-  If a property owner can earn considerably more revenue from short term rentals 
with less wear and tear and utility usage than from monthly rentals, it’s 
financially unreasonable to expect them to do otherwise. And since bylaws 
were never enforced in the past or at the time of their purchase, expecting those 
owners to bear the responsibility of solving the staff housing crisis is unfair and 
punitive. 

- Consider the frustration of property owners who may no longer be able to 
afford their homes or sell them because of a diminished demand and therefore 
are forced to take on monthly renters providing less income and greater wear 
and tear. Further, because there is simply not enough economy to employ 
winter staff annually, do you expect these owners to get by on six months 
revenue in most cases as tenants depart at the end of April? 

- While enforcing bylaws in non tourist accommodation strata complexes may 
solve some of our monthly rental needs, it will in fact create a glut of monthly 
rental availability lowering rates while owners compete to retain annual 
renters. Winter monthly rates will drop and off-season rates will drop even 
more. There simply isn’t enough demand annually for monthly rental so we’ll 
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create surpluses in winter where we currently have too little supply and over 
supply in the off-season when there is already too much. 

 
Solutions to Problem # 2: 

- Solving the staff housing challenges at Sun Peaks is not likely to be 
accomplished by a single action by council and businesses have some 
responsibility to solve it themselves. Bear Country purchased their own staff 
accommodations and Top of the Mountain pays a premium to bring staff up 
from Kamloops who don’t ski or snowboard and therefore don’t call in sick on 
powder days. 

- Ultimately, as businessmen, both Reiner and I feel that most problems should 
be solved by the market. The hostel owners at the entrance to the Village have 
spent considerable money to start solving this problem and if council enforces 
bylaws in strata complexes, you may bankrupt the hostel who will suddenly 
find significant competition for renters that will prefer to stay closer to the 
village in complexes like Forest Trails and McGillivray Creek when they are 
no longer able to rent nightly.   

- We believe that the best and fairest approach to enforcing zoning bylaws 
in strata complexes is to provide a grandfathering solution. For instance, 
set a deadline of April 30 2019 so that any home owners not currently with 
tourist accommodation or spot zoning can apply for an annual license 
indicating they intend to do short term rentals. If a licensee in a future year fails 
to renew (with appropriate administrative procedure to ensure it’s not merely a 
miscommunication) designate that home as no longer able to do nightly rentals 
whether by the current owner or if sold. Many home owners will pay annual 
license fees without renting to ensure they retain the grandfathering. This will 
allow them to sell their property in the future to others who hope to rent 
without depressing their property value. Any owner who doesn’t get a license 
by your deadline will have established they will abide by the zoning 
limitations. 

- A published record of licensees will act as a public resource for realtors and 
prospective buyers to determine whether the property they hope to buy is 
grandfathered in or not. 

 
 
Problem #3: - Special interest groups are applying pressure to council to 
enforce existing bylaws so future developments will be more profitable: 
 
While this particular possible reason for council’s actions feels more like a 
conspiracy theory, the fact that several of our owners have voiced this concern leads 
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us to document it here. The concern is that private interests who want to develop 
new condos and townhomes, such as those at Echo Landing and Village Walk, may 
be making demands that the municipality enforce existing strata bylaws which will 
diminish supply of short term rentals and thereby increase the potential sales value 
of their developments. 
 
Of all the arguments we’ve addressed so far, we really can’t find anything wrong 
with this and understand that it may be one of the most legitimate arguments for 
some kind of action. We own private businesses and agree that private business has 
both the right to profit and the right to complain when existing laws and bylaws are 
not being enforced if they feel their enforcement could be more profitable for them.  
 
However, if this is the case and private interests have pressed for these actions, the 
nature of these requests should be transparent and council should go on the public 
record about who made the request and what was said. This would eliminate any 
concerns about impropriety and allow the public to see no conflicts of interest 
exist. 
 
Let me also now state for the record that I, A Cage from Top of the Mountain 
Accommodations, do not own any stake in any of the existing (Echo Landing or 
Village Walk) or future planned development at Sun Peaks.  
  
As we’ve argued throughout, creating new inventory is critical to the long-term 
viability of Sun Peaks Resort and our ability to compete for visitors with other 
resorts. If developers of new complexes want the resort to enforce bylaws of 
existing strata complexes to maximize profitability, doing so doesn’t diminish 
supply and will increase our competitiveness by attracting potential buyers who 
might otherwise purchase at other resorts. 
 
Solutions to Problem # 3: 

- While we state clearly that we can find no arguments why private investors 
shouldn’t be able to press the municipality to enforce existing bylaws that are 
favorable to them, this doesn’t mean we agree that council should do so 
immediately or aggressively. Doing so, as we’ve presented above, will be 
unfairly punitive to owners who’ve helped build the resort developers will be 
benefiting from. 

- We continue to feel that there are few good arguments for enforcing 
existing bylaws at the municipal level, but if actions will be taken there 
must be some form of grandfathering in of existing home owners to be 
equitable and fair and not cause undue financial distress. 
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Summary 
 
Reiner recently emailed Paul Mathews, the master designer for Sun Peaks 
Resort and board member of Sun Peaks Resort LLP with his concerns 
about the municipality’s potentially contractive policies and was told, 
“the whole resort master plan is based upon maximum rentals or 
warm beds.” Perhaps one of the reasons there has never been a crack 
down on short term rentals in the past is because they have always been 
part of the plan which is responsible for our currently thriving 
community. 
 
Unless council is near certain their decisions will not adversely impact 
tourism now and in the future, we urge them not to take action. The 
recent decision to refuse new spot zoning applications has resulted in 
diminishing the supply this winter. We have spoken to owners who 
planned to list with us this year but were unable and they will not be 
renting monthly. Why this action was taken by council before policing 
was tried is unclear to us. 
 
Not only are contractive policies dangerous given our singular economy, 
but they are in opposition to the forces of technology which will continue 
to disrupt the inefficient use of resources. If an owner can earn $15K with 
90 days short term rentals and also enjoy the resort themselves or $10K 
from six month’s rental for the entire winter, why would you expect or 
demand they choose the later? Vancouver and Toronto might not like 
AirBnB, but they see the wisdom of cooperating with the powerful 
economy the new Internet technologies enable.  
 
We believe that council should focus its energies on the policing and 
penalties of noisy and abusive renters and property owners. If you 
combine this with licensee education about best practices to better 
manage guests, the entire issue might be tamed to a whimper in coming 
years. Until you’ve fully tried and tested policing, we are unsure why 
you’d try anything else. However, if you feel you need to enforce zoning 
bylaws, you must allow current property owners to be grandfathered in to 
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do short term rentals as they always have or had planned when they 
purchased.   
 
When Riener first suggested we co-author a letter to council it wasn’t 
initially our intention to also send it to our property owners. However, as 
the document took shape we realized that many of our owners feel as 
strongly as we do and will want their voices heard as loudly as the small 
group of vocal residents demanding change. 
 
We are emailing our owners this letter and asking them to contact council 
members to ensure they are heard if they are concerned their interests 
may not be considered. Its not our intention to make a nuisance of 
ourselves or fill your inboxes and phone lines with calls, but if that 
happens, we hope you’ll do your best to represent their interests when 
you decide how to proceed. 
 
Reiner Brecht 
 
 

 
Bear Country 
Property Management Ltd. 
#47 – 6005 Valley Drive 
Sun Peaks, B.C. V0E 5N0 
1-250-578-6969 
1-800-811-4588 
www.BearCountry.ca 

A Cage 
 
 

 
Top of the Mountain 
Accommodations & Management Ltd. 
#3 – 2160 Sun Peaks Rd 
Sun Peaks, B.C. V0E 5N0 
1-250-578-6939 
1-800-585-8834 
www.TopOfTheMountain.ca 

 



**Note: 
Decibel 
Reader in 
effect June 
3/15 ** 

Date Complaint Complaint 
Time

What was 
my 
response

Reaction of 
those 
spoken to

Was it 
resolved or 
not

Location Decibel 
Reading 

How long it 
took to 
reduce noise

1/17/2015 noise 3:30 AM
private 
property call 
RCMP

compliant yes 27 Crystal 
Forest N/A

6/18/2015 noise 11:25 PM verbal 
warning compliant yes Café 540 N/A

6/26/2015 noise 2:00 AM verbal 
warning compliant yes

4155 
Sundance 
Drive

N/A

6/29/2015 noise 23:20pm and 
24:40am

verbal 
warning by 
bylaw and 
RCMP called 
by 
complainant

non-
compliant eventually

1344	
Burfield	
Drive

N/A

7/26/2015 noise 1:40 AM verbal 
warning

compliant but 
rude yes

1344	
Burfield	
Drive

N/A

8/3/2015 noise 2:00 AM verbal 
warning compliant yes

2544 
Mountain 
View

N/A was 
immediately 

8/7/2015 noise 23:20am verbal 
warning

non-
compliant yes

4131 
Douglas 
Court

no reading 
had been 
taken

they ignored 
my request 
till fine was 
given

8/7/2015 noise 24:40am verbal 
warning compliant yes

1330	
Burfield	
Drive

N/A
noise didnt 
end till 
approx 
04:00/hrs 

8/7/2015 noise 23:50am $200 fine 
issued

argumentativ
e yes

4131 
Douglas 
Court

no reading 
had been 
taken

noise 
dropped 
immediately 
after fine 
given

8/8/2015 noise 23:20am

They applied 
for noise 
variance until 
01:00am - 
wedding 
reception in 
Soccer field.

Never spoke 
with people 
since they 
had variance

Never spoke 
with people 
since they 
were well 
within range 
of decible 
reading

Soccer field 59.6 DB

Music 
stopped at 
exactly 
01:00/hrs

8/8/2015 noise 22:49am see above See above See above Soccer field 59.6 DB See above

8/30/2015 noise 1:52 AM
Verbal 
warning and 
complied 

Compliant eventually
1371	
Burfield	Dr

42.5DB Took appprx 
40 mins

9/27/2015 noise 1:00 AM
Verbal 
warning and 
complied 

compliant yes 1344 Burfield No reading 
taken

Checked 
back 45 mins 
and seemed 
ok

10/8/2015 noise 11:30 PM verbal 
warning compliant yes 1360 Burfield No reading 

taken
Noise ended 
immiately 

12/20/2015 noise 3:40 AM verbal 
Warning compliant yes 4102 

Sundance 
No reading 
taken

checked back 
20 mins and 
seemed ok

10/8/2015 noise 11:30 PM verbal 
warning compliant yes 1360 Burfield N/A 



4/12/2016 noise 10:45 PM

Talked to one 
person next 
door who 
was outside 
when I 
arrived at 
2216 
(Ranada) 

compliant yes 2216 Sun 
Burst 

No Noise at 
arrival time

immediate 
compliance 
by neighbour 
to stop 
shouting

05-08-16 Noise N/A

Gave verbal 
warning to 
Resident at 
2215 
Sunburst Dr 
(Kia) 

compliant yes 2215 
Sunburst Dr

No reading 
done as 
complaint 
was issued 
4/8/16

immediately. 

21-09-16 Noise 23:20/hrs

Gave	verbal	
warning	
about	noise	
level	to	
1372	
Burfield	Dr

Compliant Yes
1372	
Burfield	Dr

N/A immediately. 

11/11/2016 noise 23:35/hrs
received 
complaint via 
voice mail

Not on shift n/a
1345	
Burfield	dr n/a	 n/a 

03-12-16 Noise 24:50/hrs

Gave verbal 
warning to 
resident at 
4124 
Sundance Dr 
first, checked 
back at 
02:00/hrs and 
was quiet

Compliant yes 4124 
Sundance Dr n/a immediately. 

10-12-16 noise 01:20/hrs

Gave verbal 
warning at 
01:25/hrs first 
but 
disregarded 
warning and 
was issued 
fine

Non 
compliant no 2216 

Sunburst 52.3 immediately. 

01-01-17 Noise 02:00/hrs

gave verbal 
warning first 
approx 
02:10/hrs but 
disregarded it 
and was 
issued fine at 
02:55/hrs

Non-
compliant yes

1349	
Burfield	Dr

53.2 immediately. 

15-01-17 Noise 23:31/hrs

Did not hear 
any noise. 
Checked 
Mountain 
View several 
times and no 
noise.

compliant yes

Mountain 
View Dr - 
Complainant 
said dont 
worry about it 
and 
appologised. 

No reading 
done immediately. 



27-01-17 Noise 02:24/Hrs

Checked 
noise 
complaint 
and 
individuals 
had left. No 
one in Village 
Walkway. 

compliant yes

Village 
Walkway 
(infront of 
Mountain 
High Pizza)

No reading 
done immediately. 

29-01-17 Noise 24:04/Hrs

Noise 
complaint 
#16 Trails 
Edge. No 
action taken. 
Complainant 
take it up with 
Council.

compliant yes #16 Trails 
Edge

No reading 
done immediately. 

10-03-17 Noise 23:45/Hrs

Noise 
complaint. 
Staff 
residence 
Bear Country. 
I 
Investigated. 
Flasher 
initiated in 
front of 
residence.Noi
se 
stopped.Calle
d 
complainant. 
Confirmed 
stopped 
noise. 
Thanked for 
resolving 
issue.

not needed yes

Fairways 
Drive-Bear 
Country Staff 
residence

No reading 
done immediately. 

11-03-17 Noise 24:05 Hrs

Noise 
Complaint in 
front of Pizza 
place.investig
ated.Noise 
makers 
dispersed.

Spoke to 
Pizza guys- 
noise makers 
moved on,no 
more noise in 
Core village

yes
Core village 
in front of 
Pizza place

No reading 
done immediately. 

11-08-17 Noise 22:30 Hrs

Noise 
complaint 
back of 
Sundance 
Lodge. 
People 
Dispersed .

Compliant yes
Back of 
Sundance 
Lodge

No reading 
taken. 15 mins 

26-08-17 Noise 01:22 Hrs
People on 
deck making 
noise

Complainant 
called back 
and said 
people went 
inside home 
Dont bother 
coming now

yes
Fairways/Mo
untain View 
Area

non taken immediately. 
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REPORT FOR ACTION 

Zoning By-law and Zoning By-law Amendments to 
Permit Short-term Rentals 
Date:  October 19, 2017 
To:  Planning and Growth Management Committee 
From:  Acting Chief Planner and Executive Director, City Planning Division 
Wards:  All 

SUMMARY 

This report recommends the adoption of a city-wide stand-alone zoning by-law and 
zoning by-law amendments to all applicable general zoning by-laws to permit short-term 
rentals.  For details on the proposed short-term rental licence and registry, refer to the 
Short-term Rental Licensing and Registration Report to Licensing and Standards 
Committee on November 16, 2017.  For details on the potential hotel and short-term 
rental tax refer to the Short-term Rental and Hotel Tax report to Executive Committee 
on November 29, 2017. 

Staff have considered the research and input received to date and weighed this 
information to develop balanced regulations that intend to promote consumer protection, 
public safety, and the economic, social and environmental health of the city. Consistent 
with these overarching objectives, the proposed regulations are intended to maximize 
the benefits of short-term rentals and minimize their negative impacts consistent with 
the principles in the City's Official Plan. The proposed short-term rental zoning by-law 
amendments are based on the following principles: 
x Allow people to rent their homes for short periods;
x Minimize negative impacts on housing affordability and availability;
x Maintain community stability, including in vertical communities;
x Minimize nuisances, such as noise and garbage; and,
x Enable greater diversity in tourism accommodations.

The proposed zoning by-law and zoning by-law amendments will permit short-term 
rentals across the city in the principal residence of any owner or tenant in residential 
and mixed use zones. Within their principal residences, people could rent: up to three 
rooms within a dwelling unit; the entire dwelling unit; and one lawful secondary suite. A 
short-term rental is not permitted in a dwelling unit that is not a principal residence. This 
restriction limits the ability to convert long-term housing units to accommodation for 
tourists. 

PG24.8
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In addition to policy and research, the recommendations in this report were developed 
based on extensive consultation. Staff sought input from the public and stakeholders 
through online surveys, public meetings, focus groups with short-term rental operators 
and users, and meetings with representatives from the short-term rental and tourism 
industries and community and neighborhood organizations.  Generally, there was no 
complete consensus from the public on how to permit short-term rentals.  
 
The following City divisions were consulted in the preparation of this report: Municipal 
Licensing and Standards; Affordable Housing Office; Corporate Finance; Economic 
Development & Culture; Legal Services; Shelter, Support & Housing Administration; 
Social Development, Finance & Administration; Toronto Fire Services; and Toronto 
Building. 
 

RECOMMENDATIONS 
 
The Acting Chief Planner and Executive Director, City Planning recommends that:  
 
1. City Council enact zoning by-law amendments substantially in accordance with 
Attachments 1 and 2.  
 
2. City Council authorize the City Solicitor to make such stylistic and technical changes 
to each zoning by-law amendment as may be required.  
 

FINANCIAL IMPACT 
 
There are no financial impacts associated with the approval of this report. 
 

DECISION HISTORY 
 
On January 28, 2016, Executive Committee referred item EX11.19 Regulating 
Temporary Accommodation Rentals to the Executive Director, Municipal Licensing & 
Standards (ML&S), and the Chief Planner and Executive Director, City Planning, to 
provide an interim report in the third quarter of 2016 and a final report in 2017 on 
regulating temporary accommodation rentals. This item is available at the following link: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2016.EX11.19 
 
On October 28, 2016, Executive Committee adopted EX18.12 Developing an Approach 
to Regulating Short-Term Rentals and directed the Executive Director, ML&S, and the 
Chief Planner and Executive Director, City Planning, to report no later than the end of 
the second quarter of 2017 with proposed regulations for short-term rentals. This item is 
available at the following link: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2016.EX18.12  
 

http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2016.EX11.19
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2016.EX18.12
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On December 13, 2016, City Council adopted EX20.2 The City of Toronto's Immediate 
and Longer-term Revenue Strategy Direction requesting that the Province make 
legislative and/or regulatory reforms to grant the City authority to collect a hotel and 
short-term rental tax. Upon legislative changes from the Province, City Council 
endorsed the implementation of the hotel and short-term rental tax and requested that 
the City Manager report back on a recommended tax rate for short-term rentals that is 
no higher than 10 percent. This item is available at the following link: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2016.EX20.2  
 
On February 15, 2017, City Council adopted EX22.2 2017 Operating and Capital 
Budget, which endorsed the creation of a hotel and short-term rental tax in the City of 
Toronto, at rates of 4 percent of hotel accommodation revenues, and up to 10 percent 
of short-term rental revenues, subject to receiving the necessary legislative authority, for 
implementation as soon as practical in 2017. This item is available at the following link: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2017.EX22.2  
 
On June 19, 2017, Executive Committee adopted EX26.3 Proposed Regulations for 
Short-term Rentals for Consultation, with amendments, and directed the Chief Planner 
and Executive Director, City Planning, to prepare amendments to all applicable general 
zoning by-laws to permit short-term rentals; hold community meetings as required by 
the Official Plan and a public meeting as required under the Planning Act; and, to report 
with final zoning amendments to a statutory meeting of Planning and Growth 
Management Committee.  In addition, Executive Committee directed the Executive 
Director, ML&S, to conduct public consultation on the proposed licensing and 
registration framework; and directed the Executive Director, ML&S, to report with the 
licensing and registration requirements to the Licensing and Standards Committee in 
the fourth quarter of 2017. This item is available at the following link: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2017.EX26.3  
 

COMMENTS 
 
There has been a significant rise in the number of people around the world and in 
Toronto renting residential property or rooms for short periods. This growth has been 
driven by the emergence of online companies that host listings and facilitate bookings 
and payments. The largest of these companies, Airbnb, offers listings in more than 190 
countries and has booked more than 60 million guests. With this rise, based on the 
direction from Executive Committee, staff developed a set of short-term rental 
regulations. At their meeting in June 2017, Executive Committee directed staff to 
prepare amendments to all applicable general zoning by-laws to permit short-term 
rentals in keeping with the proposal adopted by Executive Committee on June 19, 2017, 
and to hold community meetings as required by the Official Plan and a public meeting 
as required under the Planning Act on the proposed zoning by-law and amendments.  
This report summarizes the input received and describes the proposed zoning by-law 
amendments. 
 

http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2016.EX20.2
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2017.EX22.2
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2017.EX26.3
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Short-term Rental Market in Toronto 
Upon reviewing short-term rental websites in April 2017, staff found there were 16 
websites offering rentals in Toronto that met the City's definition of short-term rentals, 
with a combined total of approximately 20,000 listings.  Companies with more than 300 
listings include Airbnb, Expedia (includes HomeAway and VRBO), Trip Advisor, FlipKey, 
and Kijiji.  Many of these listings were posted on more than one website.  While there 
were over 20,000 listings for short-term rentals, the number of properties listed in 
Toronto is likely smaller.  According to data obtained by staff, in 2016, there were 
988,378 nights rented short term on Airbnb and 24,301 nights rented short term on 
Expedia.  
 
Airbnb is the company with the most short-term rental listings being advertised in 
Toronto and the majority of its listings meet the proposed definition of short-term rental. 
Below are some general details about Airbnb activity in Toronto based on data provided 
by Airbnb: 
x 15,869 listings related to 10,800 properties were rented in 2016. The number of 

listings rented in 2016 more than tripled since 2014. 
x 72% of all listings rented in 2016 were in condominiums, apartments or lofts. 
x The ten neighbourhoods with the most listings were all downtown and represented 

half of all listings (53%) rented in 2016. Around a fifth of all listings (21%) were 
rented in the Waterfront Communities-The Island neighbourhood, which includes the 
central waterfront area from Bathurst Street to the Don River.  

x Staff estimate that approximately 3,200 properties rented in 2016 were not principal 
residences. (This is based on a survey of hosts done by Airbnb that found that 77% 
rent their own home or their secondary suite.) 

 
A detailed description of the short-term rental market can be found in the June 2017 
report, linked above. 
 

Consultation Process 
In addition to the public and stakeholder consultations held in March and April 2017, 
staff from City Planning, MLS and Corporate Finance sought input regarding the 
regulations proposed in the June 2017 report during August and September 2017.  Staff 
sought input from the general public and key stakeholders, including hotel, motel, and 
bed & breakfast (B&B) representatives; short-term rental companies and providers; 
housing and neighbourhood advocates and ratepayer associations; condominium 
representatives; and corporate housing providers through the following methods:  
x Four public open houses at each of the three civic centres and City Hall (225 

attendees in total); 
x Online public survey (5,316 responses);  
x Seven targeted stakeholder meetings (45 attendees); and, 
x Written submissions (22 written submissions and 27 emails).  
 
Members of the public and stakeholders were notified of the four public open houses 
through City Planning Facebook Events and Tweets, emails to stakeholder groups, the 
Municipal Licensing and Standards website, and notices in all local newspapers.  Staff 
also sought input from Provincial staff, policy experts, and other jurisdictions regulating 
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short-term rentals.  The ideas and concerns raised by the public and key stakeholders 
regarding the regulations are described throughout this report. 
 

Regulations  
The proposed short-term rental regulations are composed of three parts: zoning by-law 
amendments, a licensing and registration program, and taxation. The proposed zoning 
by-law amendments permit the land use, the licensing and registration program 
provides City regulates the activity, and the potential taxation scheme could collect tax 
revenues from the activity.  For details on the proposed short-term rental licence and 
registry, refer to the Short-term Rental Licensing and Registration Report to Licensing 
and Standards Committee on November 16, 2017.  For details on the potential hotel 
and short-term rental tax refer to the Short-term Rental and Hotel Tax report to 
Executive Committee on November 29, 2017.  This report provides details on the 
proposed city-wide stand-alone zoning by-law (Attachment 1), and zoning by-law 
amendments to all applicable general zoning by-laws (Attachment 2) to permit short-
term rentals. 
 
Summary of Proposed Zoning By-law, and Zoning By-law Amendments 
The proposed city-wide stand-alone zoning by-law (Attachment 1) and amendments to 
all applicable general zoning by-laws (Attachment 2) to permit short-term rentals are in 
keeping with the proposals adopted by Executive Committee on June 19, 2017, and are 
based on the following guiding principles: 
x Allow people to rent their homes for short periods; 
x Minimize negative impacts on housing affordability and availability; 
x Maintain community stability, including in vertical communities; 
x Minimize nuisances, such as noise and garbage, and, 
x Enable greater diversity in tourism accommodations; 
 
There was significant support for the above guiding principles.  The public and key 
stakeholders generally agreed that these were important goals.  There are a small 
minority of members of the public that did not want to allow any short-term rentals to 
occur.  Some stakeholders from the short-term rental industry felt that there was not 
enough data to determine if short-term rentals were having a negative impact on 
housing affordability and availability.  As discussed in the June 2017 report and further 
discussed in this report, short-term rentals are one of many contributing factors that 
impact housing affordability and availability and, therefore, should remain as a guiding 
principle.   
 
Short-term rentals were not previously defined in the city-wide zoning by-law or other 
zoning by-laws and are, therefore, currently not permitted.  The proposed zoning by-law 
and zoning by-law amendments (see Attachments 1 and 2) will permit short-term rentals 
by creating a new use definition, identify where the use is permitted, and provide 
conditions under which the use is permitted.  As the entire city is not covered by Zoning 
By-law 569-2013, other relevant zoning by-laws from former municipalities are proposed 
to be amended in a similar manner to address short-term rentals.  
 



 
Zoning By-law Amendments to Permit Short-term Rentals Page 6 of 10 

New Use Definition for Short-term Rentals  
Length of Stay 
Staff recommend that the short-term rental framework should not apply to rentals that 
are consistent with the length of one month.  As February is 28 days, staff recommend 
the definition of a short-term rental be revised to only apply to rentals that are less than 
28 consecutive days.   
 
Principal Residence 
Residents were evenly split on whether short-term rentals should be restricted to the 
principal residence of the operator.  Survey respondents were split on whether short-
term rentals must occur in a principal residence (50% agreed or strongly agreed while 
41% disagreed or strongly disagreed).  Many stakeholders felt that the transient nature 
of short-term rental users can lead to destabilization or changes to the established 
character of a neighbourhood, but felt restricting short-term rentals to the principal 
residence of the operator was a balanced approach.  Some felt that the nature of 
condominium units (for example, their close proximity) create an increased risk for 
nuisance issues even if it is the operator's principal residence.  Other stakeholders felt 
short-term rentals should be limited to one listing per host instead of the host's principal 
residence, thereby allowing residents to have one secondary investment property 
permitted to be used as a short-term rental.   Restricting the use to the principal 
residence of the short-term rental operator ensures oversight of the property, thereby 
decreasing neighbourhood impacts related to nuisance and safety issues, and retains 
the intended residential use of the property as identified by the City's Official Plan and 
zoning by-laws.  Staff see short-term rentals where it is not the principal residence of 
the operator as a different land use, and one that is not residential and therefore not 
true 'home sharing'.  Creating a new land use 'short-term rental' under all applicable City 
zoning by-laws, which requires the use to be the principal residence of the operator, 
keeps the intended land use as residential and conforms to the Official Plan as required 
by the Planning Act.   
 
Short-term Rental Operator 
The proposed short-term rental regulations would allow both tenants and owners to 
operate short-term rentals out of their principal residences.  Some stakeholders and 
residents supported this approach as fair and inclusive by allowing renters and owners, 
alike, to access the economic benefits of operating short-term rentals.  Staff also heard 
from landlords and other stakeholders who believe that the City should prohibit tenants 
from operating short-term rentals.  Most other people were neutral about this type of 
permission.  Zoning by-laws regulate land uses and cannot distinguish between the 
users of a building or structure.  For this reason, and to be fair and inclusive, staff are 
maintaining their proposal to allow all principal residents to operate short-term rentals, 
regardless of whether they own or rent the property.   
 
Housing Availability and Affordability 
According to the CMHC Rental Market Reports, the vacancy rate for private rental 
housing is at its lowest in the past 10 years (1.3%) and the vacancy rate for condo 
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rentals is even lower (1.0%).  In terms of affordability, in 2011, 28% of owners were 
spending a third or more of their income on housing, while 44% of renters were 
spending 30% or more.  Paying 30% or more of one's income on rent or shelter costs is 
widely used as a measure of housing unaffordability. 
 
Data limitations make it challenging to assess the full impact of short-term rentals on 
housing affordability and availability, but according to the CMHC Rental Market Reports, 
a 1.3% vacancy rate means there were approximately 3,350 vacant units in the private 
rental market and just over 925 vacant units in the condominium rental market in 2016.  
Based on data received from Airbnb, staff estimate there are approximately 3,200 
properties that were rented in 2016 on Airbnb that were not in a principal residence 
(further details on this can be found in the June 2017 report).  If the properties were no 
longer used for short-term rentals, it is anticipated that they would be sold, left vacant, 
or rented long-term.  Adding even half of these units back into the long-term rental 
housing market would have the potential to improve the vacancy rate.   
 
Maintaining the rental housing stock is a cornerstone of the Official Plan housing 
policies and a key priority for Council. The loss of rental units in favour of short-term 
rentals is inconsistent with Official Plan objectives to provide a full range of housing that 
makes more efficient use of, maintains and replenishes, the existing stock.  Restricting 
short-term rentals to the principal residence of the operator will keep residential units in 
the housing supply.  In addition, the proposed definition will help to protect community 
stability by retaining the residential land use as is the intent of the Official Plan and 
zoning by-laws; avoid nuisance issues; and assist in keeping long-term rental units 
available and affordable, thereby meeting the five guiding principles and the intended 
land use as residential. 
 
Staff propose to continue with the Executive Committee supported definition of short-
term rentals being restricted to the principal residence of a short-term rental operator, 
but propose to amend the definition to only apply to a rental period of less than 28 
consecutive days.  Terms shown in bold text indicate they are defined terms in the city-
wide zoning by-law 569-2013.  Staff propose the definition of short-term rental, 
applicable to all general zoning by-laws as follows:   
 
Short-term Rental means all or part of a dwelling unit that is (A) used to provide 
sleeping accommodations for any rental period that is less than 28 consecutive days; 
and, (B) the principal residence of the short-term rental operator. 
 
The city-wide zoning by-law 569-2013 defines a dwelling unit as: "living 
accommodation for a person or persons living together as a single housekeeping unit, in 
which both food preparation and sanitary facilities are provided for the exclusive use of 
the occupants of the unit."  
 

Short-term Rentals: Permitted Zones  
Some stakeholders requested site-specific zoning by-law exceptions for short-term 
rentals in the residential component of mixed use zones when it is not a principal 
residence and when permitted through condominium declarations and by-laws.  This 
request is not supportable when the City wants to retain long-term housing stock. While 
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the contents of a condominium corporation's governing documents are intended to help 
regulate uses and activities, condominium rules and by-laws must follow all municipal 
by-laws.  The rules and by-laws of a condominium corporation can be more restrictive 
than a municipal by-law (for example, prohibit a short-term rental), but cannot be more 
permissive. 
 
Many stakeholders felt that permitting short-term rentals in residential zones and the 
residential component of mixed use zones, as long as it was restricted to the principal 
residence of the operator was a balanced approach.  Some stakeholders felt that short-
term rentals should be restricted from residential and mixed use zones regardless of 
whether it was the principal residence of the operator, especially within condominium 
buildings. 
 
Staff propose to keep the Executive Committee adopted proposal to add short-term 
rentals as a permitted use for all zones where dwelling units are permitted, these 
include residential zones and the residential component of mixed use zones in all 
applicable general zoning by-laws (see Attachment 2 for details).  This approach, in 
conjunction with the definition of a short-term rental which restricts it to the principal 
residence of the operator, retains the intended residential use of the property as 
identified by the City's Official Plan and zoning by-laws. 

 

Secondary Suites 
Stakeholders felt being able to rent their entire home or up to three rooms in their home 
was a balanced approach.  Stakeholders were evenly split on whether a secondary 
suite should be permitted to be used as a short-term rental.  Some stakeholders felt that 
secondary suites should only be used for long-term rentals and allowing them to be 
rented short-term would exasperate housing affordability and availability issues in the 
City as well as neighbourhood nuisance issues.  Staff also heard that many owners 
utilized the income from renting their secondary suite short-term to help pay their 
mortgage and fund their retirement when they were not using them for friends or family. 
 
The city-wide zoning by-law, By-law 569-2013, defines a secondary suite as a "self-
contained living accommodation for an additional person or persons living together as a 
separate single housekeeping unit, in which both food preparation and sanitary facilities 
are provided for the exclusive use of the occupants of the suite, located in and 
subordinate to a dwelling unit." Secondary suites are permitted in nearly all detached 
houses and semi-detached houses, and in some residential areas they are also 
permitted in townhouses. Between 2002 and 2017, 1,759 lawful secondary suites have 
been constructed across the city. 
 
Staff recognize the importance of secondary suites to the rental market as an affordable 
source of housing, and propose keeping the specific use regulations adopted by 
Executive Committee on June 19, 2017, but to amend them to limit the use of short-
term rentals to a maximum of one lawful secondary suite.  This will limit the overall 
number of secondary suites that can be used for short-term rentals in the zones where 
a house may have more than one secondary suite.   
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There are secondary suites across the city that have not obtained building permits. 
These units are not considered lawful secondary suites and, therefore, may not be used 
for short-term rental purposes. Only secondary suites that are permitted by City zoning 
by-laws and that comply with Building Code and Fire Code requirements will be 
permitted for short-term rental use. 
 
The former City of Toronto Zoning By-law 438-86 permits a converted house, defined as 
"a building originally constructed as a detached house, semi-detached house, row 
house, duplex, triplex, semi-detached duplex, or semi-detached triplex, which is altered 
to contain two or more dwelling units except for a row house which may be altered to 
provide a maximum of two dwelling units".  The city-wide zoning by-law, 569-2013, 
carried the permissions for a converted house forward in the R zone; however only for 
residential buildings originally constructed as a detached house or a semi-detached 
house, and permitted the converted dwelling units as secondary suites. 
 
Staff recommend creating fairness and consistency between detached and semi-
detached houses across the city by only permitting a maximum of one secondary suite 
to be used as a short-term rental, per dwelling unit, in the principal residence of the 
short-term rental operator.  This ensures oversight of the property by the occupant of 
the main dwelling unit and creates consistency across the city by only permitting a 
maximum of one secondary suite per principal residence to be used as a short-term 
rental.  Where the principal residence of a tenant is a secondary suite, they will be able 
to rent their unit short term.   
 
Staff recommend the following specific use regulations for short-term rentals: 
 
A short-term rental is a permitted use if: 
x It is in a dwelling unit, bed-sitting room, or a secondary suite;  
x In the case of bed-sitting rooms, there are no more than three permitted in any one 

dwelling unit;  
x In the R zone, a principal residence may not include more than one secondary suite 

used as a short term rental; and, 
x It is not in a vehicle. 
 

CONTACT 
 
Michael Mizzi, Director, Zoning and Committee of Adjustment, City Planning Division, 
Tel. 416-392-0888, Michael.Mizzi@toronto.ca 

SIGNATURE 
 
 
 
Gregg Lintern, MCIP, RPP 
Acting Chief Planner and Executive Director 
City Planning 
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ATTACHMENTS 
 
Attachment 1: Draft City-wide Stand-alone Zoning By-law to Permit Short-term Rentals 
Attachment 2: Draft Zoning By-law Amendments to all Applicable General Zoning By-
laws to Permit Short-term Rentals 


