
 
 
 
To : Lesley-Anne  Staa ts, Director of Plann ing, Town of Gibsons 
From : Eric Swanson  and  Shannon  Jam ison, Principa ls, Th ird  Space  Plann ing 
Via : em ail 
Da t e : May 31 2022  
 
Re : Re s id e n t ia l Gu e st  Accom m oda t ion  Po licy  
 
Dear Ms. Staats,  
 
Please  find  a ttached  a  com prehensive  Residentia l Guest Accom m odation  Policy that bu ilds 
on  the  h igh-leve l “Statem ent of In ten t for Gibsons’ Short-Te rm  Renta l Regu latory and  
Enforcem en t Program ” approved by Council on  Feb  15th  2022.  
 
Th e  p u rp ose  o f t h e  docu m e n t  is  t o  se rve  a s  a  on e -s t op  r e fe r e n ce  e xp la in in g a ll o f t h e  
p o licy’s  va r iou s  com pon e n t s , in clu d in g t h ose  r e fle ct e d  in  t h e  a ssocia t e d  b yla w  
a m e n d m e n t s . 
 
As with  the  Statem ent of In ten t, th is policy re flects (a ) Council’s approved and  prioritized  
goa ls for short-te rm  ren ta l regu lations, as confirm ed by re so lu tion  in  Octobe r 2021, and  (b) 
Council’s d iscussion  during the  Novem ber 30, 2021 workshop a im ed a t reso lving rem ain ing 
tensions. 
 
We  have  a lso  prepared  a  use r-friendly sum m ary of th is policy that includes illu strations 
and  an  F.A.Q. (a ttached  separate ly). Afte r Council review of th is policy and  the  associated  
bylaw am endm ents, we  will m odify and  fina lize  the  policy as needed, and  lay it ou t 
profe ssiona lly for public posting.  
 
Sincere ly,  
 

 
Eric Swanson      Shannon  Jam ison, RPP, MCIP 
Principa l      Principa l   
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Th is  docu m e n t  d e scr ib e s  Gibson s’ a p p roa ch  t o  r e gu la t in g Re s id e n t ia l Gu e s t  
Accom m oda t ion .  
 
It  sh ou ld  b e  con s id e re d  in  com b in a t ion  w it h  t h e  p rop ose d  a m e n dm e n t s  t o  Gib son s’ 
Zon in g b yla w , Bu s in e ss  Lice n ce  b yla w , a n d  Not ice  of En fo rce m e n t  b yla w , a s  w e ll a s  
t h e  sh or t  Po licy Su m m a ry w it h  it s  in fogra ph ics , visu a l e xa m p le s , a n d  F.A.Q. 
 
Wh ile  b ot h  t h e  b yla w  a m e n d m e n t s  a n d  Po licy Su m m a ry h a ve  b e e n  w r it t e n  t o  cle a r ly 
com m u n ica t e  t h e  po licy, t h is  com p re h e n s ive  d ocu m e n t  con t a in s  (a ) a ll o f t h e  
t h in k in g a n d  ra t ion a le  d r ivin g t h e  se le ct ion  o f in d ividu a l po licy com p on e n t s , a n d  (b ) 
a d d it ion a l op e ra t ion a l d e t a ils . 
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Pa rt I – Major Com ponents and  Context 

In troduction  
Gibsons is a  vibrant, in-dem and oceanfront com m unity. Fu ll-tim e  re sidents, part-tim e  
re sidents, and  visitors are  a ttracted  to  the  Town’s beau tifu l se tting, am en itie s, re lative  
proxim ity to  the  m ain land  and we lcom ing a tm osphere .  
 
However, for those  seeking to  visit the  com m unity the  on ly options for so-ca lled  
“trad itiona l” guest accom m odation  with in  Town boundarie s have  included two o lder hote ls 
a long the  m ain  h ighway, and  a  sm all num ber of Bed & Breakfast room s.  
 
So, it is  no  surprise  tha t u se r-friendly p la tform s like  Airbnb and  VRBO have  led  to an  
increasing num ber of Gibsons’ residentia l hom es be ing turned  in to  unpe rm itted  guest 
accom m odation  (curren tly 80-100 listings depending on  the  season). Approxim ate ly 90% of 
these  listings are  for en tire  hom es or su ites 1 and  of these , approxim ate ly 2/3rd  a re  for 
accessory su ite s that m igh t othe rwise  be  used  as long-te rm  renta ls (equa l to  m ore  than  8% 
of Gibsons’ tota l ren ta l housing stock).2    
 
Th is growth  has bene fited  ope rators, who can  ga in  additiona l revenue,3 h igher property 
va lues and  flexib ility ove r the  use  of the ir un its. It has bene fited  visitors, who have  had  
greate r accom m odation  choice . And it has bene fited  businesses who se rvice  the  guests. 
 
But these  bene fits have  a lso  com e with  costs, including decreased  overa ll housing 
ava ilab ility and  a ffordability4 for loca l re sidents and  workers, im pacts to  ne ighbourhood 
characte r, and  a  m ore  difficu lt com petitive  environm ent for trad itiona l accom m odation  
providers (hote ls e tc.) who are  he ld  to  a  h igher regu la tory standard. 
 

 
1 Data  from  AirDNA, cap tured  April 11, 2021 (on ly includes lis tings from  the  top  two p la tform s: 
Airbnb  and  VRBO). 
2 Data  from  AirDNA, cap tured  Sep t 6th , 2021. 
3 Nearly a  quarte r of en tire -hom e  listings a re  earn ing m ore  than  $40,000 pe r year for the ir owners, 
with  som e  earn ing m ore  than  $100,000 pe r year (da ta  source : AirDNA, re trieved  Feb  17, 2022). 
4 While  a llowing RGA can  m ake  hom eownersh ip  m ore  a ffordab le  for som e  op e ra tors, non-principa l 
re sidence  RGA is gene ra lly associa ted  with  worsen ing a ffordab ility com m u nity-wide . For m ore  
in form ation  see  “Regula ting Short-Te rm  Renta ls: a  Toolkit for Canad ian  Local Gove rnm ents.” 

https://www.thirdspaceplanning.ca/str-toolkit-2021
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If Gibsons had  an  abundan t supply of ownership  and  ren ta l housing, and  if costs for both  
were  re la tive ly a ffordable , the  use  of som e  residences for guest accom m odation  m ight not 
be  associated  with  sign ifican t housing im pacts. However, th is is  not the  case . Gibsons, like  
m ost com m unitie s across BC, is experiencing acute  cha llenges with  both  the  ava ilab ility 
and  a ffordability of housing, in  particu la r ren ta l housing.5 While  short-te rm  renta ls are  
certa in ly not the  on ly, or the  m ost im portant drive r of these  housing cha llenges, they are  a  
clear exacerba ting factor and  a re  with in  the  jurisd iction  of the  Town of Gibsons to  address. 
 
It is with in  th is genera l con text that Gibsons Council has approved a  se t of regu latory goa ls 
for the  Residen tia l Guest Accom m odation  policy described  in  th is docum ent.  

Goa ls  
Council’s regu la tory goals for th is policy were  confirm ed by re so lu tion  in  October, 2021. 
Listed  from  h ighest priority to  lowest priority, they a re :  
 
Pr im a ry Goa ls : 
1. Reta in ing long-te rm  renta l supply in  Gibsons 6 
2. Keeping the  sca le  of business appropria te  to  residen tia l ne ighbourhoods 
 
Se con da ry Goa ls : 
3. Responding to the  needs of hom eowners who wish  to  have  added revenue 7 
4. Provid ing tou rists with  accom m odation  options for staying in  and  visiting Gibsons 
 
These  goa ls re flect the  se riousness of cu rrent ren ta l housing cha llenges in  Gibsons, and  a  
strong desire  to  protect the  characte r of re siden tia l ne ighbourhoods, wh ile  nonethe le ss 
crea ting opportun itie s for re siden ts to  earn  a  b it o f extra  revenue , and  ensuring there  a re  
su fficien t accom m odation  options for those  visiting the  Town. 
 

 
5 As ou tlined  in  the  2021 Sunsh ine  Coast Region a l Housing Needs Assessm ent Report. 
6 In  com m unitie s whe re  secondary m arke t ren ta ls  a re  com m on (virtua lly eve rywhere  in  BC and  
across Canada), the  loca l ren ta l m arke t becom es ad d itiona lly and  inextricab ly linked  to  the  loca l 
ownersh ip  m arke t. Availab ility and  cost in  one  im pact ava ilab ility and  cost in  the  othe r, with  
ind ividua l dwe lling un its  often  flipp ing be tween  the  two sta te s of tenure /occupancy ove r any given  
pe riod  of tim e . As such , th is  policy in te rpre ts  “re ta in ing long-te rm  ren ta l supp ly” to  necessarily 
include  re ta in ing housing supp ly, ove ra ll. See  he re  for m ore  d iscussion . 
7 In  orde r to  ach ieve  grea te r equ ity, whe re  th is  p rogram  seeks to  enab le  the  poten tia l fo r added  
revenue , it does so  for both  hom eowners and tenan ts/ren te rs.  

https://www.thirdspaceplanning.ca/blog/look-to-protect-all-housing
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The  Town of Gibsons a lso  has the  fo llowing ope rationa l goa ls for th is policy: 
 

1. Cla r it y of r e gu la t ion s  a n d  p roce ss  – m em bers of the  public a re  ab le  to  qu ickly 
unde rstand  the  regu la tions, why they were  chosen , and  how to  legitim ate ly opera te  
RGA in  the  Town of Gibsons.  
 

2. High  le ve l of in it ia l vo lu n t a ry com p lia n ce  – Gibsons ach ieves a  h igh  leve l of 
voluntary com pliance  with in  the  early m onths of im plem enta tion . Volun tary 
com pliance  m eans opera tors e ither secu re  a  va lid  business licence  for the ir 
listing(s), rem ove  the ir listing(s) from  on line  p la tform s, or change  the  nature  of the ir 
listing(s) to  offe rs of form al re sidentia l tenancy of 30 days or m ore . For the  pu rposes 
of th is goa l, a  h igh  leve l of volun tary com pliance  is considered  to  be  above  80%.  
 

3. High  le ve l of on go in g com p lia n ce  – Gibsons ach ieves a  h igh  leve l of ongoing 
com pliance  once  the  in itia l grace  period  has expired . Ongoing com pliance  m eans 
owners secu re  a  business licence  for pe rm issib le  un its, ab ide  by licencing 
requ irem en ts, and  re fra in  from  advertising or opera ting illega l un its. Measurem ent 
will focus on  the  percentage  of observed  RGA listings that include  a  va lid  business 
licence  num ber, subtracting any listings that have  recen tly been  found to  be  in  non-
com pliance  with  any of th is policy’s specific regu la tions (targe ting 90% or h igher). 
  

4. Ea se  o f e n fo rce m e n t  – the  workload  requ ired  of bylaw sta ff for ongoing 
en forcem ent is  m anageable , and  supported  by (a ) a lloca ting a  portion  of a  new fu ll-
tim e  bylaw position  to  RGA policy en forcem ent, and/or (b) u tilising cost-e ffective  
th ird  party support.  
 

5. Cost  r e cove ry – Gibsons is ab le  to  recover 100% of the  fo llowing costs: 
a . Program  deve lopm en t 
b . In itia l im plem entation  of regu la tions 
c. Ongoing en forcem en t of regu la tions 
d . Supplem enta l p lann ing costs 8 

 
8 In  particu la r, those  associa ted  with  design ing and  im plem enting the  desired  transition  – exp la ined  
th roughou t th is  policy docum ent – away from  re siden tia l guest accom m odation  and  towards new 
and  upgraded  com m ercia l guest accom m odation .  
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Gene ra l Approach  
As la id  out in  Appendix A, design ing an  RGA/short-te rm  renta l regu latory program  
inevitab ly requ ire s loca l governm en ts to  reso lve  key trade -offs, decid ing be tween  
approaches that range  from  gene ra lly re strictive  to  gene ra lly perm issive .  
 
To  best advance  the  Town of Gibsons’ prim ary goa ls (including the  # 1 goa l of protecting 
long-te rm  renta l housing9 and  the  # 2 goa l of keeping the  sca le  of business appropria te  to  
re sidentia l ne ighbourhoods), a  ge n e ra lly-r e st r ict ive  a p p roa ch  h a s  be e n  ch ose n , in  line  
with  o the r BC com m unitie s prioritizing housing ava ilab ility and  a ffordability.10  
 
With in  th is genera lly-restrictive  fram ework, limited and in some cases tempora ry permissions 
will still be  gran ted  so  tha t the  Town’s secondary goa ls can  be  advanced , including 
additiona l revenue  for re siden ts, and  ensuring accom m odation  options for visitors. 
However, the se  lim ited  pe rm issions have  been  designed  in  such  a  way as to  avoid  seriously 
or pe rm anently com prom ising the  Town’s prim ary goa ls. 
 
For exam ple , to  advance  Council’s secondary (# 3) goa l of additiona l household  revenue , 
fu ll-tim e  re sidents will be  gran ted  perm ission  to use  the ir principa l re sidence 11 for guest 
accom m odation . However, by virtue  of th is perm ission  be ing lim ited  to principa l 
re sidences, and  by adding in  both  in tensity lim its 12 and  accountability m easures,13 Councils’ 
prim ary goa ls of housing and  ne ighbourhood characte r will be  pro tected .  
 
Sim ila rly, to  advance  Council’s secondary (# 4) goa l of ensu ring su fficien t accom m odation  
options, tempora ry permission will be  gran ted  to  a  lim ited  num ber of non-principa l 
re sidences for u se  as guest accom m odation , to  he lp  avoid  or m in im ise  the  shock of th is 
o the rwise-re strictive  program  to  the  Town’s tou rism  sector. Th is will m ean  fewer housing 

 
9 Th is is  tied  to  the  p rotection  of the  Town’s housing stock ove ra ll, and  inclusive  of the  in te rlinked  
issues of ava ilab ility (supp ly) and  affordab ility (see  fu rthe r d iscussion  in  footn ote  2);  in form ed  by the  
Sunsh ine  Coast Region al Housing Needs Assessm ent Report an d  in form ation  p rovided  by the  
Town’s consu ltan t in  a  Se p t. 28, 2021 sta ff report “Short-Te rm  Ren ta l Regula tions – Goal 
Prioritiza tion  and  Review”, p re sen ted  and  d iscussed  during a  Sep t. 28, 2021 specia l Com m ittee  of 
the  Whole  m ee ting. 
10 Includ ing ne ighbouring com m unitie s like  Squam ish  and  Vancouve r. 
11 Th is is  one  of those  te rm s whose  de fin ition  can  vary wide ly from  one  ju risd iction  to  the  next.  In  
th is  p rogram , “principa l re sidence” will m ean  a  single  dwe lling un it lived  in  for a t le ast 9 m onths of 
the  year. Th is de fin ition  is  d iscussed  in  m ore  de ta il in  the  Major Com ponen ts section  of th is  policy.  
12 Discussed  m ore , be low. 
13 Described in  de ta il in  the  “Main  Com ponents” and  “Additiona l De ta ils” section s. 

https://gibsons.ca/services/community-development/sc-housing-needs-assessment/
https://gibsons.civicweb.net/document/102534/2021-09-28%20Special%20COW%20-%20STR%20report.pdf?handle=9B9BA9E943574DF29B3C0FB2F00CBDBD
https://gibsons.civicweb.net/document/102534/2021-09-28%20Special%20COW%20-%20STR%20report.pdf?handle=9B9BA9E943574DF29B3C0FB2F00CBDBD
https://www.youtube.com/watch?v=rAb2PpOPKEA&t=912s
https://www.youtube.com/watch?v=rAb2PpOPKEA&t=912s
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un its re tu rned  to  the  m arke t wh ile  the  perm issions a re  in  e ffect (com prom ising Council’s 
# 1 goa l). However, the  idea  is for a ll o f these  tem porary pe rm issions to  expire  a fte r a  
m axim um  of 5 years - re turn ing m any of these  un its to  the  housing m arke t 14 - and  over 
wh ich  tim e  the  in ten tion  is to  have  facilita ted  the  construction  of a  su fficien t num ber and  
qua lity of purpose -bu ilt com m ercia l guest accom m odation  to  ca tch  up  to  the  tou rism  need . 
In  other words, th is approach  takes the  long view and a im s to  d isso lve  the  problem atic 
trade -off be tween accom m odation  and  housing a ltoge ther.  
 
An  overa ll advantage  of proceeding with  a  genera lly-re strictive  approach  is tha t it  is  
re lative ly stra igh tforward  to  re lax regu lations at som e fu tu re  da te , for exam ple  if ren ta l 
housing conce rns ease  due  to  the  Town ach ieving persisten tly h igh  renta l vacancy ra te s, 
ren ta l d ive rsity, and  a ffordability. By con trast, due  to  legisla tive  constra in ts, it  is  m ore  
d ifficu lt to  “walk back” an  in itia l, gene ra lly-pe rm issive  approach .  
 
The  u tiliza tion  of tem porary pe rm issions (described  in  m ore  de ta il, be low) will in troduce  
na tura l check-in  poin ts a fte r th is program ’s im plem entation . At these  m om ents, the  policy 
can  be  reconsidered  in  ligh t of expe rience , new da ta  or priorities, and  m odified  as desired.  

Major Com ponen ts 
Gibsons’ Residen tia l Guest Accom m odation  Policy can  be  thought of as having fou r m ain  
com ponents:  
 
1. Cla r ifie d  t e rm in o logy 
2. A h ou sin g-ce n t r ic cla ss ifica t ion  sys t e m  
3. Allow in g Pr in cip a l Re s id e n ce  RGA in  a ll zon e s , w it h  in t e n s it y lim it s  
4. A ph a se d -in  p roh ib it ion  on  Non -Pr in cipa l Re s id e n ce  RGA 
 

1. Cla r ifie d  t e rm in o logy 

The  te rm  “short-te rm  ren ta l” is one  of the  m ost com m on ways to  re fe r to  the  use  of 
re sidentia l dwe llings for tem porary accom m odation  by paying guests. Despite  its  com m on 
usage , th is te rm  has seve ra l drawbacks.15 To  avoid  these  drawbacks, Gibsons’ program  will 
in stead  use  the  te rm  “re siden tia l guest accom m odation ,” and  contrast it  with  “com m ercia l 

 
14 Som e  un its  m ay be  le ft vacan t or othe rwise  used  for non-re siden tia l purposes, bu t ove r tim e  the  
incen tives will begin  stacking in  favour of re siden tia l use , ove ra ll. 
15 See  d iscussion  in  Appendix A.  
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guest accom m odation” and  “re sidentia l tenancy.” Each  of these  te rm s will constitu te  a  
d istinct land  use , as outlined  be low:  
 

● “Com m e rcia l gu e s t  a ccom m od a t ion ” – involving purpose -bu ilt com m ercia l 
accom m odation  un its (e .g. room s and su ite s) in  hote ls, m ote ls, hoste ls, dorm itorie s, 
e tc. Th is will rep lace  the  curren t “tourist accom m odation” te rm  in  Gibsons’ bylaws. 
 

● “Re s id e n t ia l gu e s t  a ccom m od a t ion ” – involving re sidentia l dwe lling un its u sed  for 
the  tem porary accom m odation  of paying guests, including trad itiona l B&Bs and 
Lodging Houses, and  m odern  listings on  p latform s like  Airbnb and  VRBO.  
 

● “Re s id e n t ia l t e n a n cy” – involving re sidentia l dwe lling un its used  to  conduct a  
form al tenancy agreem ent, as de fined  and  gove rned  by BC’s Residentia l Tenancy Act, 
including both  fixed-te rm  and m on th-to-m onth  leases.  
 

Many loca l gove rnm ents cu rrently use  a  com m on but som ewhat arb itra ry and  problem atic 
30-day cu toff for de fin ing a  “short-te rm  ren ta l” land  use . Gibsons’ program  will instead  
classify a ll pa id  occupancy of a  dwe lling un it that doesn ’t involve  a  residentia l tenancy 
agreem en t a s re siden tia l guest accom m odation , regard le ss of the  dura tion  of stay. The  
ra tiona le  for th is approach  is d iscussed  furthe r in  Appendix A.  

2. A h ou s in g-ce n t r ic cla ss ifica t ion  sys t e m  

Instead  of earlie r proposa ls that wou ld  classify short-te rm  renta ls/RGA based  on  whether 
or not they were  “hosted” or “unhosted” (i.e . whether or not the  ope rator lived  and  was 
pre sen t som ewhere  on  the  lo t during the  guest stay), Gibsons will adopt a  housing-centric 
classifica tion  system  tha t sp lits RGA in to  those  taking p lace  in  so-ca lled: 
  

● Pr in cip a l Re s id e n ce s ; or 
● Non -Pr in cip a l Re s id e n ce s . 

 
The  te rm  “principa l residence” can  be  confusing because  its  m ean ing and  applica tion  
change  from  one  loca l governm en t to  the  next, the  provincia l and  fede ra l governm ents 
have  the ir own  de fin itions (re lated  to  taxes, e tc.), and  people  often  have  the ir own in tu itive  
idea  abou t what it  should  m ean . 

 
In  Gibsons, a  p r in cipa l r e s id e n ce  will m ean a  dwe lling un it where  a  pe rson  lives a t least 
n ine  m onths in  a  ca lendar year and  conducts the ir da ily a ffa irs, including, without 
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lim ita tion , paying b ills  and  rece iving m ail, and  is the  dwe lling un it with  the  residentia l 
address used  on  docum enta tion  re la ted  to  b illing, iden tification , taxa tion  and  insu rance  
pu rposes, including, without lim ita tion , incom e  tax re turns, Medica l Se rvices Plan  
docum en tation , drive r’s licences, pe rsonal identifica tion , and  veh icle  registration .  
 
For the  pu rposes of ope rating RGA, a  person  cannot have  m ore  than  one  principa l 
re sidence , a  principa l residence  cannot include  any other su ite s/dwe lling un its on  the  sam e  
property, and  each  su ite  of room s that cou ld  structura lly function  as a  separate  dwe lling 
un it will be  considered  a  separate  dwe lling un it.16 
 
The  n ine -m onth  threshold  is in tended to  clearly d istingu ish  fu ll-tim e  year-round residen ts 
of Gibsons from  those  living in  the  com m unity part-tim e, in  order to  (a ) concentra te  the  
financia l bene fits of RGA (re : Gibsons’ # 3 goa l) in  the  hands of fu ll-tim e  re sidents, and  (b) 
doveta il with  regu lations in tended to  lim it the  in tensity of en tire-un it principa l residence  
RGA to  3 m onths per calendar year (see  Table  1, be low) 

 
A n on -p r in cip a l r e s id e n ce  will m ean  any un it tha t a  person  owns or ren ts but where  they 
do  not live  at least n ine  m onths in  a  ca lendar year or conduct the ir da ily a ffa irs (these  un its 
will o ften  take  the  form  of secondary su ite s, lock-off su ite s, garden  su ite s, sum m er hom es, 
investm ent propertie s, e tc.). 
 
Th e  ove ra ll in t e n t  of t h is  cla ss ifica t ion  sys t e m  is  t o  cle a r ly d is t in gu ish  b e t w e e n  
se p a ra t e , p o t e n t ia l lon g-t e rm  h om e s, in  o rde r  t o  se t  u p  sp e cific r e gu la t ion s  t h a t  b e s t  
a d va n ce  Cou n cil’s  # 1 goa l of p ro t e ct in g lon g-t e rm  r e n t a l h ou s in g.  
 

3. Allow  Pr in cip a l Re s id e n ce  RGA in  a ll zon e s , w it h  in t e n s it y lim it s  

Th is policy will a llow owners 17 and  tenan ts 18 of any dwe lling type , and  in  any zone , to  use  
the ir principa l re sidence  for two subtypes of RGA: 
 

● Pr in cip a l Re s id e n ce  RGA (p a r t ia l u n it ) – up  to  two bedroom s in  the  opera tor’s 
principa l re sidence  can  be  ren ted  year-round while  the  opera tor is  pre sent in  the  

 
16 For add ition a l cla rity and  d iscussion  re fe r to  Appendix C as we ll as the  visua l exam ples included  in  
the  accom panying Policy Sum m ary.  
17 With  the  approval of the ir Stra ta  if app licab le . 
18 With  the  approval of the ir land lord . 
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dwe lling un it, sim ila r to  trad itiona l B&Bs; and 
  

● Pr in cip a l Re s id e n ce  RGA (e n t ir e  u n it ) – the  ope rator’s en tire  principa l re sidence  
can  be  ren ted  wh ile  they a re  away (e .g. on  vacation , extended work trips, or living 
e lsewhere  a t the  tim e), for a  m axim um  of 3 consecutive  ca lendar m onths in  a  
ca lendar year.  
 

Both  subtypes fa ll under what is  often  re fe rred  to  in  the  short-te rm  renta l sector as “true  
hom esharing,” because  opera tors are  sharing a  su ite  of room s (whole  or in  part) tha t m ake  
up  the ir actua l, p rim ary hom e . 

 
The  in ten t of th is policy com ponent is  to  provide  an  avenue  to  advance  Council’s seconda ry 
goa ls of “responding to the  needs of hom eowners who wish  to  have  added revenue”19 and  
“provid ing tourists with  accom m odation  options…” but without com prom ising Council’s 
primary goa ls of “re ta in ing long-te rm  ren ta l supply”20 and  “keeping the  sca le  of business 
appropriate  to  re sidentia l ne ighbourhoods.” By de fin ition  none  of these  un its wou ld  be  
lega lly ope rated  on  a  pu re ly com m ercia l basis; every un it wou ld  be  som eone’s prim ary 
hom e . 
 
The  in tent of a llowing Principa l Residence  RGA in  a ll zones and  in  a ll dwelling types is (a ) to  
advance  equ itab le  access to  the  incom e-earn ing potentia l of RGA for re siden ts (re : 
Council’s # 3 goa l),21 and  (b) to  m axim ize  the  d iversity of accom m odation  options provided  
via  th is type  of RGA (re : Council’s # 4 goa l).  
 
One  consequence  of a llowing Principa l Residence  RGA in  a ll zones and  dwe lling types is 
that for som e  zones and  dwe lling types (e .g. apartm ents, condos, townhouses), guest u se  
m ay be  m ore  obvious and  the re fore  m ore  im pactfu l to  ne ighbours due  to  physica l 
proxim ity and  use  of shared  spaces like  lobbies, e leva tors, e tc. However, no th ing in  th is 
policy a ffects the  au thority of stra ta  corpora tions or landlords to  proh ib it or re strict RGA in  
re sponse  to  any associated  conce rns.  

 
19 While  a lso  extend ing th is  bene fit to  loca l ren te rs who have  the ir land lord’s pe rm ission , the reby 
increasing the  degree  of equ ity ach ieved  by th is  policy. 
20 The  cavea t he re  is  tha t RGA u tilizing shared  or p riva te  room s m igh t le ad  to  som e  loss of long-te rm  
room renta ls in  Gibsons; howeve r, because  th is  type  of ren ta l was not ra ised  as a  specific/m ajor 
conce rn  during Council de libe ra tions , the se  regu la tions leave  room  for th is  type  of activity.  
21 Ensuring both  ren te rs and  owners, and  owners of variab ly-priced  un its , can  b ene fit from  the  
policy.  
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In t e n s it y Lim it s   
 
Principa l Residence  RGA (partia l un it) will be  a llowed throughout the  en tire  year. The  in ten t 
here  – in  addition  to the  goa ls sta ted  in  the  preceding section  – is to  a llow for the  operation  
of Bed and  Breakfast-type  businesses under a  newly-un ified  system .22 Th is type  of RGA will 
be  lim ited  to  no  m ore  than  two bedroom s at a  tim e  in  order to  be  rough ly consisten t with  
curren t in tensity lim its on  Bed & Breakfasts.23 

 
Principa l Residence  RGA (entire  un it) will be  restricted  to  no  m ore  than  three  pre-
registe red,24 consecutive 25 ca lendar m onths in  any given  ca lendar year. The  in ten t of th is 
“m onth  cap” in tensity lim it 26 – com bined  with  the  requ irem ent to  live  in  a  un it for 9 m onths 
of the  year in  order for it  to  coun t as one ’s principa l re sidence  – is to: (a ) concen tra te  the  
revenue  bene fits of th is subtype  of RGA in  the  hands of re siden ts who live  in  Gibsons for 
the  vast m ajority of the  year, and  (b) he lp  m itiga te  seve ra l specific concerns of Council 
pe rta in ing to  th is subtype  of RGA. Table  1 sum m arizes these  conce rns, and  ou tlines how 
the  regu la tions in tend  to  address each .  

 

 
22 Any existing, licenced  Bed  and  Breakfasts  tha t a lso  incorpora te  non-principa l re sidence  dwe lling 
un its  in to  the ir ope ra tion  will be  a llowed  to  con tinu e  ope ra ting those  un its  via  the  non-conform ing 
provisions of the  Loca l Government Act.  
23 Curren tly, B&Bs are  lim ite d  to  1-2 “sleep ing un its” (2-4 beds), depending on  the  zone . Assum ing 
the  typ ica l re siden tia l bedroom  can  accom m od ate  one  la rge r bed  or two sm alle r (e .g. twin) beds, the  
2-bedroom lim it in  th is  policy – app lied  across a ll zones – can  be  thought of as roughly equiva lent to  
the  curren t regu la tions. Th is policy and  its  associa ted  bylaw am endm ents use  a  new te rm  of 
“bedroom ” (rep lacing “sleep ing un its”) because  it is e asie r to  in te rpre t and  enforce .  
24 Months will be  chosen  by the  ope ra tor and  registe red  via  business licence . The  in ten t beh ind  p re -
registra tion  is  to  a id  in  com pliance /enforcem ent e fforts .  
25 Requiring the  m onths to  be  consecu tive  is  in tended  to  increase  feasib ility of enforcem ent. It will 
decrease  instances of opera tors carrying on  an  STR use  in  an  unpe rm itted  m onth  by beginn ing a  
booking a t the end of a  pe rm itted  m onth . The  consequence  of th is  enforcem ent-orien ted  p rovision  is  
le ss flexib ility for ope ra tors (even  as m any will choose  to  offe r sequen tia l m on ths anyway e .g. during 
sum m er). Th is de ta il can  be  revisited  during the  2 and  4 year reviews, a fte r Gibsons has ga ined  
som e  expe rience  enforcing the  in itia l p rogram . 
26 One  of the  m ost in tu itive  ways to  lim it the  in tensity of STR/RGA use  is  via  a  so-ca lled  “n igh t cap” 
tha t seeks to  lim it the  to ta l num ber of n igh ts a  un it can  be  ren ted  in  any given  m onth  or year. The  
b ig p rob lem  with  n igh t caps is  tha t, un til p la tform s are  requ ired  to  share  specific enab ling da ta  with  
gove rnm ents, they can  becom e  nearly-im possib le  to  enforce . Howeve r, enforcing a  m onth  cap  is  
m ore  feasib le , e specia lly if the  m onths a re  p re -registe red  and  consecu tive .  
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Ta b le  1: Con ce rn s  r e la t e d  t o  Pr in cipa l Re s ide n ce  RGA (e n t ir e  u n it ), a n d  p la n n e d  
m it iga t ion s 

Na t u r e  o f con ce rn  Mit iga t ion s  

Mutua lly-agreed , sequen tia l fixed-te rm  
lease s of e .g. 9-10 m on ths  – with  the  
owner occupying the  un it during the  
sum m er – a re  com m on in  Gibsons and  an  
im portan t, if insecure  and  d isrup tive , form  
of long-te rm  ren ta l. The re  is  a  conce rn  
tha t, unde r the  regu la tion s, som e  of the se  
owners m ay choose  to  cla im  the  
associa ted  un its  as Principa l Residences 
and  seek to  use  them  as RGA while  away, 
d isp lacing the  long-te rm  tenan ts who 
would  othe rwise  live  the re  for the  m ajority 
of the  year.  

● In  orde r to  ob ta in  a  busin ess licence  for 
Principa l Residence  RGA (en tire  un it), the  
owner would  have  to  a tte st to  living in  the  
un it for a  m in im u m  of 9 m onths in  the  
associa ted  year. Th is would  p reclude  a ll 
owners involved  in  th is  kind  of sum m er-use , 
sequen tia l fixed-te rm  lease  situa tion .  

● Principa l Residence  RGA (en tire  un it) will be  
sub ject to  an  in tensity lim it of no m ore  th an  
3 p re -registe red  and  consecu tive  ca lendar 
m onths in  any given  year.  

● The  above  two m itiga tions  will m ean  tha t for 
the  scenario  of conce rn  to  unfold , an  owner 
will have  (a ) had  to  fa lse ly a tte st to  living in  
the  un it for the  m in im u m  num ber of m onths 
pe r year, and  (b ) forego 9 or m ore  m on ths of 
long-te rm  ren ta l incom e  in  favour of a  
m axim u m  of 3 m onths of RGA incom e  
during off-peak m onths (like ly a  losing 
financia l p rop osition). 

Even  if an  RGA unit is  som eone ’s Principa l 
Residence  (p rim ary hom e), and  even  if no 
long-te rm  tenan ts a re  be ing d isp laced , if 
the  un it is  ope ra ted  as an  en tire  dwe lling 
RGA for a  sign ifican t p ortion  of the  year, 
ne ighbourhood  characte r m ay be  
im pacted  due  to  the  frequ en t absence  of 
the  loca l re siden t and  the ir rep lacem ent by 
a  se rie s of guests  who are  unknown to  
ne ighbours.  

● Principa l Residence  RGA (en tire  un it) will be  
sub ject to  an  in tensity lim it of no m ore  th an  
3 p re -registe red  and  consecu tive  ca lendar 
m onths in  any given  year.  

● This kind  of “m onth  cap” in tensity lim it on  
RGA use  of Principa l Resid ences shou ld  
m in im ize  ne ighbourh ood  characte r im pacts, 
while  still (a ) a llowing re siden ts – includ ing 
both  owners and  tenan ts with  land lord  
pe rm ission  – to  earn  som e  added  revenue , 
and  (b ) p rovid ing add ition a l accom m odation  
op tions , pe r Council’s  secondary goa ls. 

One  of the  m ain  reasons Council had , in  
the ir e arlie r de libe ra tions on  th is  issue , 
focused  on  “hosted” short-te rm  ren ta l 
un its  was the ir de sire  for an  onsite  
re siden t to  be  p re sen t and  ava ilab le  to  
addre ss any d istu rbances by guests. En tire  
un it short-te rm  ren ta ls/RGA, where  the  
ope ra tor is  not p re sen t, will lack th is  kind  

● Principa l Residence  RGA (en tire  un it) will be  
sub ject to  an  in tensity lim it of no m ore  th an  
3 p re -registe red  and  consecu tive  ca lendar 
m onths in  any given  year.  

● Opera tors will be  requ ired to  lis t a  
“designa ted  re sponsib le  pe rson” on  the ir 
business licence  app lica tion  for th is  type  of 
RGA. The  designa ted  re sponsib le  pe rson  
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of onsite  re sponsiveness and  
accountab ility and  the re  is  the re fore  a  
conce rn  tha t guest d istu rbances 
(frequency, seve rity) will increase  and  tha t 
the  re sponse  to  the se  d istu rbances will be  
slower and /or le ss e ffective .  

(can  be  a  p rope rty m anagem ent com pany) 
m ust a ttend  the  un it with in  45 m inu te s of 
rece iving a  com pla in t and  re solve  a  
com pla in t with in  24 hours  of be ing 
con tacted  by the  Town. In adequate  
re sponse  to  com pla in ts can  be  grounds for 
fine s or othe r enforcem ent action . 

● The  above  m easure s, com bined  with  (a ) the  
fact tha t the  un it in  question  is  the  
ope ra tor’s p rim ary hom e  and  (b ) the  bu ilt-in  
accountab ility m echan ism s of on line  
STR/RGA p la tform s (host and  guest reviews) 
shou ld  a ltoge the r adequ a te ly addre ss 
Council’s  conce rns pe rta in ing to  guest 
d istu rbances. Howeve r, add ition a l m easure s 
cou ld  be  con tem pla ted  if needed  once  the  
Town has had  an  opportu n ity to  asse ss the  
e ffectiveness of the  policy.  

 
While  in troducing a  degree  of com plexity in to  the  regu lations, perm itting Pr in cipa l 
Re s id e n ce  RGA (e n t ir e  u n it ) across a ll o f Gibsons, in  the  m onth -capped fash ion  described  
above , is  a lso  in tended to  genera te  additiona l business licence  revenue  to  a id  in  cost-
recove ry of the  whole  program . Experience  will he lp  de te rm ine  whether th is additiona l 
revenue  (and  the  additiona l advancem ent of Council’s secondary goa ls) is  worth  the  added 
com plexity, in  Gibsons’ con text.   

4. A p h a se d -in  p r o h ib it ion  o n  Non -Pr in cip a l Re s id e n ce  RGA  

To best advance  Gibsons’ # 1 goa l for th is policy of pro tecting long-te rm  renta l housing, and  
to  protect Gibsons’ housing stock overa ll,27 Non-Principa l Residence  RGA will eventua lly be  
proh ib ited  in  a ll zones (a im ed at e lim inating the  loss of en tire  hom es to  RGA).28  

 
However, in  recogn ition  of (a ) the  strong dem and for RGA options in  Gibsons;29 (b) the  
re lative ly low star ra ting of current com m ercia l accom m odation  provide rs; (c) the  cu rrent 
absence  of a lte rna tive  com m ercia l guest accom m odation  options in  priority a reas (i.e . the  

 
27 As d iscussed  in  footno te  6, the  ren ta l and  ownersh ip  m arke ts a re  inextricab ly linked . 
28 Pe rm issions for Principa l Residence  RGA m ay con tinue  to  lead  to  som e  loss of long-te rm  ren ta l 
rooms. 
29 Data  p rovided  by AirDNA for 2021 show occupancy ra te s for short-te rm  ren ta ls/RGA tha t range  
from  ~67% in  the  win te r to  >90% in  the  sum m er m onths (the se  ra te s a re  qu ite  h igh , i.e . the re  is  
sign ifican t curren t dem an d  for RGA in  Gibsons).  
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Harbour Area); and  (d) in  advancem en t of Gibsons’ # 4 goa l for th is policy of ensuring 
su fficien t accom m odation  options, t h e  Tow n  w ill issu e  a  lim it e d  n u m b e r  o f 2-ye a r  
Te m p ora ry Use  Pe rm it s  (TUPs) fo r  ye a r -rou n d , e n t ir e -u n it  Non -Pr in cip a l Re s id e n ce  
RGA, p r io r it ize d  w it h in  t h e  Ha rb ou r  Are a  Pla n  a n d  Low e r  Gibson s.30 As per the  Loca l 
Government Act, the se  pe rm its m ay be  renewed once , for a  m axim um  of three  additiona l 
years (5 years to ta l if an  in itia l 2-year te rm  is adopted).  

 
These  tem porary pe rm its will be  issued  with  the  unde rstanding tha t it  is  the  Town’s 
in ten tion  to  facilita te  the  bu ild ing of enough  purpose -bu ilt com m ercia l guest 
accom m odation  to  com ple te ly e lim ina te  the  need  for Non-Principa l Residence  RGA over 
the  next 2-5 years;  in  so  doing d isso lving the  cu rrent problem atic trade -off be tween guest 
accom m odation  and long-te rm  housing. 
 
For m ore  de ta iled  in form ation  on  th is policy’s use  of TUPs, p lease  re fe r to  the  dedica ted  
section  on  Tem porary Use  Pe rm its.   

Eva lua tion  and  Evolu tion  
The  incorporation  of Tem porary Use  Perm its in to  th is policy creates natura l m ile stones for 
eva luation  and  evolu tion .   
 
Th is policy is designed with  up  to  th ree  such  m ile stones in  m ind: a  2-year m ilestone , a  3-5 
year m ile stone  (if any TUPs are  renewed), and  a  fina l m ile stone  occuring 1 year a fte r the  
fina l TUPs have  expired.   
 
Th e  fir s t  m ile s t on e  is in tended to co incide  with  the  expira tion  of an  in itia l ba tch  of 2-year 
TUPs for Non-Principa l Residence  RGA. At th is tim e, an  eva luation  will be  prepared  that 
focuses on  asse ssing progress towards bu ild ing new and upgraded com m ercia l guest 
accom m odation , and  includes da ta  on  policy com pliance , com pla in ts and  ope rationa l 
de ta ils. Based  on  th is eva lua tion , Council can  decide  (a ) whether to  renew a num ber of 
TUPs for a  fina l te rm  or to  im m ediate ly phase  them  ou t, and  (b) whethe r to  m ake  any 
additiona l changes to  the  policy based  on  expe rience  ga ined  ove r the  first two years of 
im plem en tation . 
 
Th e  se con d  m ile s t on e  is in tended to co incide  with  the  fina l expiry of any renewed TUPs (if 

 
30 As illustra ted  on  pp . 2, 3 and  9 of the  Harb our Area  Plan , which  form s part of the  Town of Gibsons’ 
Officia l Com m u nity Plan . 

https://gibsons.ca/wp-content/uploads/2019/01/2017-10-12-Part-E-HAP-Update-REDUCED-FINAL.pdf
https://gibsons.ca/services/community-development/official-community-plan/
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these  had  not a lready been  phased  ou t a fte r the  first two years). At th is tim e, a  second 
eva luation  will be  prepared  tha t is in tended to  be  of sim ila r natu re  to  the  first. Council can  
then  decide  if the re  are  any changes they wou ld  like  to  m ake  as the  proh ib ition  on  Non-
Principa l Residence  RGA takes fu ll e ffect. 
 
Th e  t h ird  m ile s t on e  is in tended to  occur one  year a fte r a ll TUPs have  expired  (i.e . 3-6 
years a fte r in itia l im plem enta tion ). At th is tim e, a  housing-focused  evalua tion  will be  
prepared  that includes an  e stim ate  of the  num ber of form er RGA un its tha t have  been  
re tu rned  to  Gibsons’ long-te rm  ren ta l housing stock, to  asse ss progress towards Gibsons’ 
# 1 goa l for these  regu lations. A key com ponen t of th is housing-focused eva luation  will be  
physica l site  visits  and  in te rviews with  curren t and  form er RGA ope rators to  ground-tru th  
how un its a re  be ing used . Th is kind  of un it-by-un it assessm ent is  in tended to  so lve  key 
STR/RGA evalua tion  challenges cu rrently be ing experienced  by other com m unities.  
 
If a t any tim e  Gibsons is ab le  to  ach ieve  and  susta in  h igh  ren ta l vacancy ra te s, d iversity and  
a ffordability, or if Council’s goa ls or prioritie s change , the  genera lly-restrictive  approach  to 
RGA described  in  th is policy cou ld  evolve  to som eth ing m ore  perm issive . More  perm issive  
approaches m ight include  perm itting a  num ber of Non-Principa l Residence  RGA ove r the  
long-te rm  (e .g. unde r a  quota  system  or m ore  broadly by a llowing “hosted” or  “sam e lot 
STRs” as origina lly envisaged) and/or by re laxing in tensity lim its on  Principa l Residence  
RGA.  
 
A de ta iled  eva lua tion  p lan  can  be  deve loped fo llowing Council’s approval of th is policy, and  
will a lign  with  the  m ile stones described  above .  

Tim ing 
The following is subject to change based on the timing of Council review and approva l. 
 
The  regu lations described  in  th is policy are  cu rrently in tended to com e  in to  force  
sum m er/fa ll, 2022. At th is tim e , a  5-m on th  grace  pe riod  will begin  during wh ich  RGA 
opera tors will be  asked  to: 
 

● Learn  abou t the  regu lations; 
● Apply for a  business licence , and  tem porary use  perm it if applicable ; OR 
● Rem ove  the ir RGA listing from  a ll on line  p latform s if it  is  not pe rm itted  by the  

regu la tions/if a  business licence  is not granted .  
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The  applica tion  window for Tem porary Use  Perm its will close  Septem ber 30, 2022.  
 
In  win te r, 2022 Council will review a ll Tem porary Use  Pe rm it applica tions at the  sam e  tim e , 
and  successfu l applicants will be  notified  be fore  the  end  of the  m onth .  
 
Active  en forcem ent will begin  on  January 1, 2023.  

In te rsections 
The  fo llowing tab le  outlines how Gibsons’ residentia l guest accom m odation  policy a ligns 
with  o the r current p lans, priorities, stra tegie s and  goa ls.  
 
Ta b le  2: Align m e n t  of p rop ose d  RGA po licy w it h  o t h e r  p la n s  a n d  s t r a t e gie s  a d op t e d  
b y t h e  Tow n  o f Gibson s  

Cu r r e n t  p la n  o r  
s t r a t e gy 

Ele m e n t   Align m e n t  w it h  STR r e gu la t o ry 
a p p roa ch   

St r a t e gic Pla n  Ad voca t e  fo r  a n d  Fa cilit a t e  A 
Ra n ge  o f Hou s in g Typ e s: 

● We will active ly work toward  
increasing the  supp ly and  
range  of sa fe , secure  and  
a tta inab le  a ffordab le  
housing op tions. 

 

RGA regu la tions a re  designed  with  
“Re ta in ing long-te rm  ren ta l supp ly” 
as the  # 1 goa l.   

 Pla n  fo r  Su st a in a b le  Gr o w t h : 
● We will va lue  the  un ique  

characte r of our Town an d  
its  ne ighbourhoods  

● We will crea te  spaces tha t 
p rom ote  a  sense  of 
com m unity and  are  
accessib le  to  a ll 

● We will support loca l 
businesse s and  foste r a  
d ive rse  econom y 

 

RGA regu la tions a re  designed  with  
“Keeping the  sca le  of business 
appropria te  to  re siden tia l 
ne ighbourhoods” as the  # 2 goa l, in  
se rvice  of ne ighbourhood  
characte r, com m unity and  
accessib ility. Regula tions will 
support loca l businesse s/econom ic 
d ive rsity th rough  a  ba lance  of a  
housing-first approach  with  
ta rge ted  concen tra tion  of RGA 
where  tourist accom m od a tion  is  
m ost needed .   

Officia l Com m u n it y 
Pla n   

● Policy 11.2.6 is  supportive  of 
the  ‘sharing econom y’ and  

RGA regu la tions a re  designed  to  
pe rm it a  degree  of “true  hom e  
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how to  encourage  th is  type  
of activity. The  ‘sharing 
econom y’ re fe rs to  the  
sharing of asse ts  such  as 
veh icle s, tools, rea l e sta te  
e tc. to  reduce  costs  and  
environm enta l im pact. 

sharing” involving the  ope ra tor’s 
m ain  dwe lling un it, while  gene ra lly 
re stricting m ore  com m ercia l form s 
of RGA th a t p rob le m atica lly 
d isp lace  long-te rm  ren ta l un its .   

 ● Policy 5.6.8 is  to  ‘Increase  
tourist accom m od ation  
with in  walking d istance  of 
the  Harbour a re a’. 

A key stra tegy of th is  policy is  to  
facilita te  the  crea tion  of n ew and  
upgraded  com m ercia l guest 
accom m od ation  in  the  Harbour 
a rea  ove r the  next 2-5 years. In  the  
m eantim e , accom m oda tion  op tions 
in  or near the  Harbour a rea  will be  
m ain ta ined  via  a  lim ited  num ber of 
Tem porary Use  Pe rm its m ade  
ava ilab le  for Non-Principa l 
Residence  RGA.  

Tow n  of Gib son s  
Hou sin g St r a t e gy 

● Re com m e n d a t ion  1.5: 
Expand  pre -zon ing for in fill 
density in  the  Davis Road-
Poplar Lane  corridor to  
m ore  a reas close  to  the  
town cen tre , with  
re strictions on  short-te rm  
ren ta ls . 

● Multip le  othe r 
recom m enda tions 
pe rta in ing to  increasing th e  
supp ly of 
a fford ab le /a tta inab le  
housing.  

Regula tions will p rotect a ll new 
housing un its  for p rim ary use  as 
long-te rm  hom es.* 
 
*Tempora ry permissions for non-
principa l residence RGA will only be 
granted to units with a  history of STR 
use (i.e. by definition this will exclude 
newly constructed units). 

 

Supp lem enta l In itia tives  
Th is policy includes a  phased  transition  away from  non-principa l re sidence  RGA and 
towards new and upgraded com m ercia l guest accom m odation  (hote ls, m ote ls, re sorts, 
e tc.), with  a  focus on  priority a reas such  as those  iden tified  in  the  Harbour Area  Plan .  
 
At tim e  of writing, there  is one  com m ercia l accom m odation  pro ject that cou ld  be  bu ilt in  
the  near-te rm  (the  George  Hote l). The re  is an  additiona l pro ject a t the  applica tion/rezon ing 
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stage  (the  Stonehurst Inn ). However, the  fina l construction  of these  pro jects is  not 
guaran teed . Additiona l p lann ing work cou ld  he lp  ensure  Gibsons is ab le  to  a ttract enough 
com m ercia l guest accom m odation  options over the  next few years (including tota l num ber 
of un its, d iversity, and  location ) to  support th is policy’s tota l phase-out of non-principa l 
re sidence  RGA. Th is supplem enta l p lann ing work is currently budgeted  for cost-recovery as 
part of the  policy’s fee  structu re .  
 
Additiona l supplem ental p lann ing work cou ld  include : 
 

● More  a ccu ra t e  m on it or in g o f lon g-t e rm  r e n t a l va ca n cy r a t e s , r e n t a l 
a ffo rda b ilit y, a n d  r e n t a l d ive r s it y in  Gibson s. In  the  curren t context of 
incom ple te  or unavailab le  da tase ts from  e .g. the  Canadian  Mortgage  and  Housing 
Corporation , Gibsons cou ld  choose  to  dedicate  resources to  identifying 
m ethodologies, or en te r in to  partnersh ips with  nonprofit socie tie s (such  as the  
Sunsh ine  Coast Affordable  Housing Socie ty), for m ore  accu ra te ly asse ssing the  sta te  
of its loca l ren ta l housing stock. Doing so  wou ld a id  in  the  m easurem ent of progress 
towards Gibsons’ Housing Stra tegy writ large , and  wou ld  he lp  iden tify fu ture  
circum stances (e .g. consisten tly h igh  vacancy ra te s, un it d ive rsity and  a ffordability) 
that m ight warran t a  reconsidera tion  of the  genera lly-re strictive  na ture  of th is RGA 
policy. 
 

● An  in ce n t iviza t ion  po licy fo r  lon g-t e rm  r e n t a ls . Council de libera tions on  STR/RGA 
noted  that, given  the  # 1 goa l of protecting long-te rm  ren ta l housing, it  wou ld  be  
he lpfu l to  have  a  dedicated  ren ta l incentiviza tion  program  to se rve  as the  “carro t” 
accom panying the  “stick” of th is genera lly-re strictive  RGA policy. Gibsons cou ld  
choose  to  dedicate  re sources to  deve loping such  a  program  ove r the  com ing 
m onths and  years.  
 

● Re vis it  cu r r e n t  m ixe d-u se  com m e rcia l zon in g p e rm iss ion s. For exam ple , to  
separate  tou rist accom m odation /com m ercia l guest accom m odation  uses from  
m ulti-fam ily re sidentia l u se s.  

Earlie r Work  
Th is policy bu ilds on  previous work. In  2019, com m unity engagem en t activitie s were  carried  
out in  orde r to  unde rstand  the  public’s opin ion  on  short-te rm  ren ta ls. These  activities 
included four 2-hour com m unity d ia logues (with  21 participants) and  a  survey tha t rece ived  
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91 responses. In form ed by these  engagem ent activitie s, Council se t four goa ls for Gibsons’ 
STR policy and  d irected  sta ff to  prepare  associated  bylaw am endm ents tha t re stricted  
STRs/RGA to  un its run  by re sidents who lived  on  the  sam e  lot (“hosted  STRs”). The  goa ls for 
STR regu lation  were  a t tha t tim e outlined  as fo llows: 
 

● Responding to  the  needs of hom eowners who wish  to  have  added revenue 
● Provid ing tourists with  accom m odation  options for staying in  and visiting Gibsons 
● Keeping the  sca le  of business appropriate  to  residentia l ne ighbourhoods 
● Reta in ing the  long-te rm  renta l supply in  Gibsons 

 
The  bylaws were  given  1st and  2nd readings on  June  24, 2020 and  a  public hearing started  
on  Ju ly 14 and  carried  ove r to  Ju ly 21, 2020. Following the  public hearing Council requested  
a  report on  the  im plications of a lso  a llowing RGA where  a  re sident does not live  on  the  
property (“unhosted  STRs”). 
 
On Septem ber 28, 2021, a  report was pre sen ted  to  the  Com m ittee  of the  Whole , and  Th ird  
Space  Plann ing facilita ted  a  2.5 hour goa l-prioritiza tion  workshop, where  trade -offs were  
d iscussed  and  goa ls were  reconside red  and  prioritized, including in  ligh t of the  in form ation  
rece ived  by Council in  the  Sunsh ine  Coast Regiona l Housing Needs Assessm ent Report. 
Council reprioritized  the  four, pre-existing STR goals in  the  fo llowing new order, listed  from  
h ighest priority to  lowest priority: 
 
Pr im a ry Goa ls : 
1. Reta in ing long-te rm  renta l supply in  Gibsons 
2. Keeping the  sca le  of business appropria te  to  residen tia l ne ighbourhoods 
 
Se con da ry Goa ls : 
3. Responding to the  needs of hom eowners who wish  to  have  added revenue 
4. Provid ing tou rists with  accom m odation  options for staying in  and  visiting Gibsons  
 
In  light of th is newly-clarified  and  prioritized  list o f goa ls, m any e lem en ts of Gibsons’ 
previously-contem plated  regu la tory approach  were  deem ed no  longer appropriate .  
 
Th is policy the re fore  re flects a  redesign  tha t best advances Council’s current goa ls.   
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Pa rt II – Additiona l De ta ils 
This section  of the  policy goes in to  furthe r de tail on  specific topics. 

Who can  Opera te  RGA 
Only individua ls (not com pan ie s) will be  a llowed to  operate  RGA. Com pan ie s can  still he lp  
with  th ings like  m ain tenance  and  m anaging com pla in ts, bu t it is  ind ividua l ope rators who 
m ust hold  the  RGA business licence , whose  nam e  m ust appear in  RGA adve rtisem en ts and  
listings (if applicable ), and  who are  u ltim ate ly re sponsib le  for ensuring RGA use  com plies 
with  Gibsons’ regu lations. 
 
Th is condition  is in tended to  (a ) increase  operator accoun tability, (b) avoid  poten tia l 
en forcem ent cha llenges associa ted  with  opaque  corporate  ownersh ip  and  ope rationa l 
structure s, and  (c) concentra te  the  bene fits of pe rm itted  form s of RGA in  the  hands of loca l 
re sidents. 

Lim ita tions on  Licencing 
In  addition  to  any business licences granted  for non-principa l re sidence  RGA (in  associa tion  
with  Tem porary Use  Perm its), an  individua l will be  ab le  to  hold  a  m axim um  of two business 
licences for principa l residence  RGA (one  for each  of En tire  Un it and  Partia l Un it subtypes), 
wh ich  m ust be  for the  sam e  dwe lling un it. Th is licencing lim it flows – by de fin ition  – from  
th is policy’s long-te rm  re striction  of RGA to  principa l re sidences. Sta ting it explicitly m akes 
en forcem ent of the  overa ll po licy som ewhat easie r. 
 
In  order to  avoid  problem atic RGA ope rations, the  Town’s Licence  Inspector m ay re fuse  to  
grant a  licence  for RGA if the  applican t has a  h istory of bylaw offences or unpaid  fines.  
 
Because  the  natu re  of RGA businesses and  com pliance  considerations a re  so  un it-specific, 
an  individua l will not be  a llowed to  transfe r an  RGA licence  to another un it or prope rty 
(they will have  to  reapply).  
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App lying for a  Business Licence    
Three  types of annual business licences will be  ava ilab le  for RGA, including one  for each  of 
the  subtypes cove red  by the  policy:  
 

● Pr in cip a l Re s id e n ce  RGA (e n t ir e  u n it ) – lim ited  to  3 ca lendar m onths in  a  ca lendar 
year. 
 

● Pr in cip a l Re s id e n ce  RGA (p a r t ia l u n it ) – perm itted  year-round but lim ited  to  no  
m ore  than  2 bedroom s.  
 

● Non -Pr in cip a l Re s id e n ce  RGA  – pe rm itted  in  associa tion  with  a  lim ited  num ber of 
Tem porary Use  Pe rm its (as described  e lsewhere ).  

 
Opera tors will requ ire  a  separate  business licence  for each  subtype  of RGA that they wish  
to  operate .  
 
All business licence  applica tions will need  to  include  the  fo llowing supplem en tary 
in form ation: 
 

● Proof of Principa l Residence  (governm en t ID and o the r proof described be low)  
● Copy of prope rty title  (if you  own  the  un it)  
● Strata  Consen t Form  (if applicable )  
● Owner/Landlord  Consen t Form  (if applicable )  
● Parking Plan  
● Guest Safe ty Attestation   
● Fire  Safe ty Plan  

 
A com ple te  package  of the  necessary form s is ava ilab le  here , and  the  associa ted  
requ irem en ts a re  included in  the  am ended Business Licence  bylaw. 
 
Gibsons’ bylaw sta ff will pe rform  a  site  visit be fore  granting a  business licence  for every 
RGA, in  orde r to  verify the  subm itted  in form ation  and answer any questions.  
 
These  site  visits  will no t involve  a  bu ild ing inspector and  there fore  the  scope  of the  
in spection  will not include  a  form al asse ssm ent of whethe r the  associated  un it(s) a re  “lega l 
su ite s” (e .g. in  com pliance  with  the  BC bu ild ing code ), though  egregious circum stances m ay 

https://drive.google.com/file/d/1ByLACt_iOx-HkniRPQqoilusXQi2b9p1/view?usp=sharing
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be  noted  by the  Licence  Inspector for fo llow-up. Th is approach  is designed  to  provide  a  
pa th  for RGA approval, including for ren te r opera tors,31 without un in tentiona lly triggering a  
loss of in form al (unperm itted/non-conform ing) long-te rm  renta l housing, wh ich  wou ld  be  
con trary to  th is policy’s # 1 goa l. 

Ne ighbourhood  Distu rbance s 
Gibsons’ policy will m itiga te  d isturbances arising from  guest u se  of RGA32 in  four m ain  
ways, the  first two of wh ich  have  a lready been  described: 
 
1. In t e n s it y Lim it s  

● Opera tors of Pr in cipa l Re s id e n ce  RGA (e n t ir e  u n it ) will be  lim ited  to  3 consecutive  
ca lendar m onths of opera tion  in  a  ca lendar year.  

● Opera tors of Pr in cipa l Re s id e n ce  RGA (pa r t ia l u n it ) will be  lim ited  to  no m ore  
than  2 bedroom s used  for RGA at any one  tim e .  

 
2. De n s it y Lim it s  

● The  policy will eventua lly proh ib it Non -Pr in cip a l Re s id e n ce  RGA (arguably the  
least-accoun table  form  of RGA due  to  the  fact tha t the  ope rator does not prim arily 
live  in  the  un it). However, du ring the  period  of tim e  where  a  lim ited  num ber of these  
un its will be  a llowed via  Tem porary Use  Perm it, th is will am ount to  a  com m unity-
wide  density lim it on  th is type  of RGA.      
 

3. De s ign a t e d  Re sp on sib le  Pe r son   
Opera tors of a ll RGA will be  requ ired, in  the ir business licence  application , to  assign  a  
“Designated  Responsib le  Person .”  
 
For pa r t ia l-u n it  RGA the  re sponsib le  person  will need  to  be  the  ope rator them se lves.  
 
For e n t ir e -u n it  RGA the  re sponsib le  person  can  be  anyone  over the  age  of 18, including an  
em ployee  of a  property m anagem ent com pany.   
 
The  Designated  Responsib le  Pe rson  m ust be  ava ilab le  24/7 du ring guest stays, m ust a ttend  
the  RGA un it with in  45 m inute s of rece iving a  com pla in t, and  m ust reso lve  a ll com pla in ts 
with in  24 hours of be ing notified  by the  Town. They will be  contacted  du ring the  review of 

 
31 Provid ing for the  particip a tion  o f ren te r ope ra tors was deem ed  im portan t to  advance  equ ity.  
32 Pe r Council’s  # 2 goa l of “Keep ing the  sca le  of business appropria te  to  re siden tia l ne ighbourhoods” 
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business licence  applications to  confirm  the ir agreem en t to  act in  th is capacity.  
 
4. Pla t fo rm -Me d ia t e d  Accou n t a b ilit y   
 
Pla tform -m edia ted  RGA has bu ilt-in  accountability in  the  form  of host and  guest reviews, 
wh ich  he lps d iscourage  problem atic behaviour by a ll partie s.  
 
However, if an  RGA opera tor is  found to  be  negligen t in  addressing guest d isturbances and  
com pla in ts they m ay be  subject to  fines, revocation  of the ir business licence , and/or fu ture  
den ia l of an  RGA business licence  based  on  the ir past record  (see  Fines for m ore  
in form ation ).   

Ne ighbour Notifica tion  
Ne ighbours with in  50 m e te rs of Non -Pr in cipa l Re s id e n ce  RGA will be  notified  of the  
in tended use  as part of the  standard  public com m ent period  for the  associa ted  Tem porary 
Use  Pe rm its.  
 
Th is policy will not require  ne ighbour notifica tion  for Pr in cipa l Re s id e n ce  RGA. The  
ra tiona le  for th is is  as fo llows: 
 

● Including a  form al requ irem ent for Operators to  de liver ne ighbour notifica tions 
wou ld  create  an  associated  obliga tion  on  the  part of the  Town to  continua lly verify 
or occasiona lly audit com pliance  with  th is condition , requ iring additiona l re sources.  
 

● Having the  Town de liver these  notifica tions wou ld  sim ilarly requ ire  additiona l 
re sources.  
 

● Neighbours who are  not notified  (e .g. not im m edia te ly ad jacent to  the  property) can  
still contact the  Town a t any tim e  if they wou ld  like  to  registe r a  property-re lated  
com pla in t.  
 

● Elim inating ne ighbour notifications he lps protect the  sa fe ty and  privacy of Principa l 
Residence  RGA opera tors, a  top ic tha t is cu rrently be fore  the  courts.33 

 
33As ou tlined  he re . 

https://biv.com/article/2022/01/lawsuit-week-airbnb-goes-court-bc-block-release-hosts-names-and-addresses
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Advertising 
In  order to  sim plify en forcem ent of the  overa ll po licy, m arke ting or offe ring for ren t RGA, 
whether in  physica l adve rtisem ents or on line , will no t be  perm itted  un le ss the  opera tor 
holds a  va lid  Town business licence , and  the  licence  num ber m ust be  included in  a ll 
adve rtisem ents.  

Ope ra tion  and  Main tenance  
Opera tors will be  requ ired  to  conspicuously d isp lay copie s of the  fo llowing in form ation  in  
the ir un it a t a ll tim es during guest stays: 
 

● Business licence  
● Parking Plan  
● Fire  Safe ty Plan  
● Contact in form ation  for them se lves and  the  Designa ted  Responsib le  Pe rson  (if 

d iffe rent), Town of Gibsons Bylaw Enforcem en t, em ergency 911, and  non-
em ergency con tact in form ation  for the  Gibsons RCMP and Gibsons Volunteer Fire  
Departm en t.  

 
Opera tors will a lso  be  requ ired  to m ain ta in  requ ired  safe ty equ ipm ent and  m easures as 
outlined  in  the ir Guest Safe ty Atte sta tion.  

Records 
Opera tors m ust keep  a  record  of the  num ber of days the ir RGA is booked, a long with  
m ain tenance  records for sm oke  a la rm s, fire  extingu ishers and  any carbon m onoxide  
de tectors.  
 
The  Town Licence  Inspector m ay request these  records and/or any o the r docum enta tion  
they deem  necessary in  orde r to  dem onstrate  com pliance  with  th is policy.  

Pa rking 
Im pacts to  stree t parking a re  a  com m on concern  re lated  to short-te rm  renta ls/RGA. 
Appendix E con ta ins a  d iscussion  of why it is  a  particu larly cha llenging issue  to  address. 
 

https://drive.google.com/file/d/1ByLACt_iOx-HkniRPQqoilusXQi2b9p1/view?usp=sharing
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Gibsons’ policy will take  a  practica l, flexib le  approach  to  addressing those  cha llenges by 
asking ope rators to  subm it an  RGA Pa rk in g Pla n  that is  ta ilored  to  the  individua l 
circum stances of the ir un it. The  ove ra ll in ten tion  is to  avoid  indirectly proh ib iting re siden ts 
from  opera ting RGA sole ly on  the  basis of off-stree t parking ava ilab ility, bu t to  none the le ss 
requ ire  ope rators to  care fu lly p lan  for guest parking, and  to  hold  ope ra tors accountable  to  
the ir p lan .  
 

● In  these  Parking Plans, opera tors will be  requ ired  to  show where  they will d irect a ll 
guest veh icle s to  park. The  Parking Plan  m ust be  ab le  to  accom m odate  1 veh icle  per 
bedroom  licenced  as RGA, up  to  a  m axim um  requ irem ent of four parking spaces,34 
as we ll as a ll veh icle s owned by the  opera tor tha t will norm ally be  presen t during 
guest stays.  
 

● However, in stead  of requ iring a ll o f these  parking spaces to be  dedica ted  off-stree t 
spaces, the  Parking Plans can  incorpora te : (a ) the  ope rator’s own  private  parking 
spaces, (b) tandem  off-stree t parking,35 (c) priva te  visitor parking (the  applicable  
owner or Stra ta  will need  to  consen t), and  (d) as a  last resort, public parking 
adjacent to  the  property. 
 

● The  “as a  last resort” qua lifica tion  m eans tha t RGA Parking Plans for units with  
am ple  off-stree t parking (e .g. single  fam ily-dwelling un its) m ust u tilize  those  spaces 
first. Opera tors that end  up  including public parking spaces in  the ir Parking Plans 
can  be  viewed as ana logous to  any other business tha t re lie s to  som e  degree  on  the  
ava ilab ility of public parking.  

 
Th is custom ized  approach  to  RGA parking, as docum en ted  for each  ope rator in  dedicated  
Parking Plans, will be  requ ired  by the  Zon ing bylaw. Operators will a lso  be  requ ired  to  post 
the  Parking Plan  and  ensure  they m ake  the  indica ted  off-stree t parking spaces ava ilab le  to  
guests.    

 
34 The  m axim um  requ irem e nt envisions an  4+ bedroom  house  ren ted  in  its  en tire ty by a  m ulti-
household  group . It is  expected  tha t even  with  ren ta ls  of la rge r houses (exceed ing 4 bedroom s), the  
num ber of guest veh icle s will ra re ly exceed  4.  
35 Tandem  parking is  whe re  two veh icle s a re  parked  fron t to  back in  the  sam e  driveway/lane /la rge  
parking space .  
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In surance  
The  business licence  applica tion  for RGA will include  a  standard  indem nity clause  sh ie ld ing 
the  Town from  any liab ility associa ted  with  RGA opera tions. While  opera tors will be  
encouraged to  seek profe ssiona l in su rance  advice , the  RGA policy will no t include  a  
requ irem en t for RGA ope rators to  provide  proof of in surance . The  rationa le  for th is is  as 
fo llows: 
 

● Industry experts and  m un icipa l lawyers spoken to by th is policy’s au thors suggest 
that an  in su rance  requ irem ent m ay create  an  adm in istrative  burden  to review or 
audit without appreciable  bene fit.  
 

● RGA is opera ted  as a  priva te  for-profit business and  ope rators shou ld  asse ss the ir 
own  risks and  insu rance  requ irem ents with  the  assistance  of profe ssiona l licenced  
brokers. 
 

● Most p la tform s include  free  property dam age  and  liab ility in su rance  for hosts. For 
exam ple , Airbnb provides $1 m illion  for each  type . 
 

● According to  the  expe rts spoken to  by th is policy’s au thors, m un icipa litie s do not 
have  an  exposure  to  th ird  party liab ility cla im s for bodily in jury or prope rty dam age  
arising ou t of the  business licensing process. However, as a lready noted  and  as a  
precaution , Gibsons will include  a  standard  indem nity clause  with in  the  business 
licence  application  for RGAs.  

Guest Safe ty 
As part of the ir business licence  applica tion , ope rators will be  requ ired  to  com ple te  a  Guest 
Safe ty Atte sta tion  that requ ire s them  to  confirm  com pliance  with  a  list o f basic sa fe ty 
m easures including the  in sta lla tion  and  m ain tenance  of sm oke  a la rm s, fire  extingu ishe rs, 
carbon  m onoxide  de tectors, and  unobstructed  access to  fire  exits, the  locations of a ll o f 
wh ich  a re  to  be  clearly indica ted  on  a  Fire  Safe ty Plan  conspicuously d isp layed  in  the  un it.  
These  safe ty conditions will form  part of the  RGA section  in  the  Business Licence  bylaw.  
 
 

https://drive.google.com/file/d/1ByLACt_iOx-HkniRPQqoilusXQi2b9p1/view?usp=sharing
https://drive.google.com/file/d/1ByLACt_iOx-HkniRPQqoilusXQi2b9p1/view?usp=sharing
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Fees and  Cost Recovery 
One  of the  opera tiona l goa ls of th is RGA policy is 100% cost-recove ry. Th is section  pro jects 
the  first two years of RGA program  im plem en ta tion  and  uses rough  e stim ates 36 of to ta l 
RGA program  costs (including program  deve lopm ent costs), and  the  an ticipa ted  num ber of 
licenced  RGA un its in  orde r to  iden tify fee  leve ls tha t are  consisten t with  th is goa l.  

 
Progra m  Cos t s  
 
As de ta iled  in  Table  3, to ta l RGA program  costs leading up  to  and  during the  first two years 
of im plem en tation  are  e stim ated  at ~$300,000.  
 
Ta b le  3: Rou gh  e s t im a t e  o f RGA progra m  d e s ign , im p le m e n t a t ion  a n d  e va lu a t ion  
cos t s  fo r  t h e  Tow n  o f Gib son s  

De scr ip t ion   Cost s   Not e s  

2021/2022 Com prehensive RGA 
program  design   
 
(including comprehensive policy document, 
bylaws, public communica tion ma teria ls and 
enforcement plan and resources)  

$40,000 
 

High  confidence   
(work h as been  con tracted ) 

Year 1 & 2  im plem enta tion 
  
(including TUP process, public educa tion, 
initia l business licence a pplica tion reviews, 
and intensified proactive enforcement to 
establish high levels of initia l compliance) 

$185,000 Assum es the  involvem ent of bylaw se rvices, 
p lann ing, and  tem porary enforcem ent con tractor 
support. 

In itia l 2-Year p rogram  eva luation  $15,000 Includes a  rough  estim ate  of the  cost of site  visits  to  
collect in form ation  on  current and form er RGA 
units, to com pile  da ta  and write  up com prehensive  
program  eva luation . 

Accom m odation  transition  
p lann ing  
 
(to facilita te the crea tion of new 
and upgraded commercia l guest 
accommodation) 

$60,000 Rough , conse rva tive  estim ate  of a  com prehensive 
p lann ing project to  facilita te  the  creation  of 
new/upgraded  com m ercia l guest accom m odation  
(includ ing policy deve lopm ent, ou treach  and 
deve lopm ent p lann ing support). 
 

 
36 Actua l costs  cou ld  vary sign ifican tly e .g. due  to  (a ) h ighe r or lower costs  for supp lem enta l p lann ing 
se rvice s (once  fu lly-scoped), (b ) h ighe r or lower leve ls of in itia l volun tary com p liance  by existing 
ope ra tors, and  (c) varia tions in  sta ff p rocedura l costs . Meanwhile , the  actua l n um ber of licenced  
un its  cou ld  vary sign ifican tly e .g. due  to  (a ) h ighe r or lower leve ls of volun tary com pliance , and  (b ) 
the  num ber of ope ra tors who choose  to  en te r or rem ain  in  business unde r the  new regu la tions.  
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Nu m b e r  o f Lice n ce d  Un it s  
 
Over the  course  of 2021 the  num ber of active  STR renta ls in  Gibsons listed  on  Airbnb and  
VRBO (the  two b iggest p la tform s) ranged from  a  low of 82 (Q1), to  a  h igh  of 98 (Q3 and 
Q4).37 
 
However, it  is  d ifficu lt to  take  th is kind  of listing da ta  and  produce  a  re liab le  e stim ate  of 
how m any RGA licences Gibsons m ight issue  ove r the  first two years of policy 
im plem en tation . Som e  key variab le s include : 
 

● The  num ber of existing opera tors who choose  to  con tinue  opera ting under the  new 
system  (with  its  new fees and  requ irem ents);  
 

● The  num ber of new ope rators who enter the  business (e .g. encouraged by the  
pre sence  of a  lega lized  fram ework for RGA opera tion ); and 
 

● The  degree  of regu latory com pliance  ach ieved  over th is period.   
 

However, som e rough  assum ptions can  be  m ade  to  produce  a  working num ber for the  
pu rposes of in itia l cost-recove ry m ode lling. These  assum ptions include :  
 

● All fifty38 Tem porary Use  Pe rm its for Non-Principa l Residence  RGA that are  m ade  
ava ilab le  will be  taken  up  in  the  first year of im plem entation . Th is is  a  reasonable  
assum ption  given  the  strong revenue  potentia l of RGA in  Gibsons, though  its 
rea lization  will depend on  vigorous public educa tion  and  early en forcem ent 

 
37 Source : AirDNA 
38 Th is policy begins with  an  in itia l num ber of 50 Tem porary Use  Pe rm its, as d iscussed  in  the  TUP 
section . Th is num ber cou ld  change  based  on  Council de libe ra tion  on  the  fina l policy.  
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e fforts.39 
 

● A targe t of a t le ast 30 Principa l Residence  RGA business licences will be  issued  
annually, corre sponding to  the  approxim ate  d iffe rence  be tween  the  50 TUP-
pe rm itted  un its, and  the lowest num ber of quarte rly active  ren ta ls obse rved  through 
2020 and 2021(79).40 Here , taking the  lowest num ber of quarte rly active  ren ta ls is  in  
recogn ition  of the  dam pen ing e ffect new regu la tions (and  associated  com pliance  
requ irem en ts) a re  like ly to have  on  RGA activity. 

 
Prop ose d  Fe e s  
 
Table  4 se ts ou t the  proposed  application  and  business licence  fee s for RGA in  orde r to  
ach ieve  100% cost-recove ry over the  first two years of im plem enta tion . Additiona l ra tiona le  
for each  am ount is  provided  be low the  tab le . 
 
Ta b le  4: Ap p lica t ion  a n d  bu s in e ss  lice n ce  fe e s  for  RGA 

De scr ip t ion  Fe e  Am ou n t  

On e -t im e  Bu sin e ss  Lice n ce  a p p lica t ion  fe e   
 

Principa l Residence  (Entire  Unit) 
Principa l Residence  (Partia l Unit) 
 
*If applica tions for both Entire Unit and Pa rtia l Unit RGA a re submitted for the 
same unit simultaneously, a  single fee of $400 will apply. 

 
 
$400* 
$400* 
 

Te m p ora ry Use  Pe rm it  Fe e s   
(only applicable to Non-Principa l Residence RGA) 
 

In itia l ap p lica tion  
Renewal (if gran ted) 

 
 
 
$1,500 
$1,000 

Bu sin e ss  Lice n ce  Fe e s   
 

Principa l Residence  (Entire  Unit) 
Principa l Residence  (Partia l Unit) 
Non-Principa l Residence   

 
 
$300 
$300 
$2,000 

 

 
39 Accord ing to  da ta  from  AirDNA, for the  12 m onth  p e riod  beginn ing Feb  17, 2021, 50 STR un its  in  
Gibsons earned  m ore  than  $20,000 (i.e . $40,000 extrapola ted  ove r a  two-year pe riod).  
40 Source : AirDNA 
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Ad d it ion a l ra t ion a le :  
● The  one -tim e  applica tion  fee  of $400 is in tended to  cover the  sign ificant costs 

associa ted  with  in itia l ve rification  of de ta ils subm itted  in  the  RGA business licence  
applica tion ,41 and  includes the  cost of a  physica l site  visit by a  Town Licence  
Inspector.  
 

● Gibsons’ annual business licence  fee s genera lly range  from  $100 to  $300.42 Annual 
business licence  fee s for both  subtypes of Principa l Residence  RGA will be  se t a t 
$300 – the  h ighe r end  of the  curren t range  – to  accoun t for the  re lative  com plexity 
of RGA policy en forcem ent.43 
 

● Business Licence  fee s for Non-Principa l Residence  RGA will be  se t a t $2,000. Th is 
un ique  and  h igher am ount will be  com bined  with  the  TUP application  fee  of $1,500 
to  create  an  ove ra ll two-yea r to ta l fee  for these  un its of $5,500. These  h ighe r fee s 
can  be  justified  by: 
 

○ The  fu ll-tim e  business use  of these  propertie s/un its;44  
○ The ir h ighe r revenue  poten tia l (com pared  to  Principa l Residence  RGA); and  
○ The  h igher in tensity of u se  (and  there fore  poten tia l for ne ighbourhood 

im pacts). 
 

For com parison , the  to ta l two-year cost charged  to  operators of Non-Principa l 
Residence  RGA/STR in  the  District of Squam ish  is ~$7,000 and ~$3,000 in  the  City of 
Victoria . As such , the  proposed  fees for the  Town of Gibsons are  we ll with in  the  
range  of sim ilar fee s charged  by other ju risd ictions.  

 
Com bin ing the  rough  estim ate s for the  num ber of licences tha t m ight be  issued  in  the  first 
two years with  the  described  fee  schedu le  produces an  e stim ated  2-year tota l revenue  of 
~$305,000 (Table  5), o ff-se tting the  estim ated  two-year program  costs of ~$300,000.  

 
41 Includ ing bu t not lim ited  to  ve rifica tion  of the  app lican t’s Designa ted  Responsib le  Pe rson , Stra ta  
or land lord  approval if ap p licab le , feasib ility of the  app lican t’s  Parking Plan , and  Principa l Residence  
cla im s. 
42 Excep tions include  banks ($600) and  ce rta in  businesse s whe re  a  “pe r un it” fee  (e .g. pe r veh icle , pe r 
parking space , e tc.) is charged .  
43 For exam ple , the  re fusa l of STR/RGA p la tform s to  share  da ta  on  bookings requ ire s constan t 
m onitoring by sta ff or th ird  party firm s. 
44 He re , h ighe r annual business licence  fees can  be  used  in  lieu  of the  idea  of reclassifying the  
associa ted  p rope rtie s as business p rope rtie s for p rope rty tax purposes. 
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Ta b le  5: Pre lim in a ry re ve n u e  p ro je ct ion s  from  fir s t  t w o  ye a r s  o f RGA fe e s  

Pe r iod  Re ve n u e  from  Non -Pr in cip a l 
Re sid e n ce  RGA 

Re ve n u e  from  Pr in cip a l 
Re sid e n ce  RGA  
(tota l, both types) 
 

To t a l 

First two years $275,000 
(50 un its  * $5,500 tota l fe e s) 
 

$30,000 
(30 licences * $1,000 tota l 
fee s) 

$305,000 

Third  year and  
the reafte r 

To be re-a ssessed in Yea r 2 To be re-a ssessed in Yea r 2 - 

 
The  RGA fee  schedu le  is in tended to be  re-assessed  towards the  end  of Year 2, 
incorporating rea l-world  da ta  on  e .g. sta ff costs, com pliance  ra te s, and  licences.  

Fines 
Fines for non-com pliance  will be  se t out in  a  new schedu le  to  the  Notice  of Enforcem ent 
Bylaw 1125-14, 2022, with  to ta l am ounts tha t a re  consisten t with  Gibsons’ other pre scribed  
fines. 

Taxa tion  
RGA ope rators will have  the  fo llowing tax obliga tions: 
 
GST 
Recen t changes to  federa l law m ean that, where  individua l operators are  not a lready 
registe red  to  co llect and  rem it GST (5%), short-te rm  ren ta l/RGA pla tform s m ust now do that 
them se lves for a ll bookings (regard le ss of the  am oun t of revenue  earned  per year on  
individua l un its).  
 
While  Gibsons’ loca l policy will m ove  away from  the  som ewhat-arb itra ry thre shold  of 30 
days/1 m onth  for de fin ing a  short-te rm  ren ta l/RGA land use , the  fede ra l governm ent 
con tinues to  use  th is thre shold  for tax purposes, as fo llows: 
 

● Bookings of le ss than  1 m onth  a re  classified  as a  business activity and  a re  there fore  
subject to  both  GST and incom e  tax.  

https://www.canada.ca/en/revenue-agency/services/tax/businesses/topics/gst-hst-businesses/digital-economy-gsthst/charge-collect/platform-based-accommodation.html
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● Bookings longer than  1 m onth  a re  classified  as a  ren ta l and  a re  the re fore  on ly 
subject to  incom e  tax (not GST).  

 
Opera tors m ust be  aware  of these  d istinctions and  ensure  the ir un ique  tax obliga tions a re  
be ing m et.  
 
 
PST  
Starting Ju ly, 2022, a ll short-te rm  ren ta l p latform s will be  requ ired  to  co llect PST on 
bookings in  BC. Prior to  th is da te , on ly Airbnb is facilita ting the  co llection  of PST.45  
 
MRDT 
BC curren tly has an  agreem ent with  Airbnb only to  facilita te  the  co llection  of MRDT (se t a t 
2% in  the  SCRD). Pla tform s tha t are  loca ted 46 in  BC are  a lso requ ired  to  co llect MRDT on  
beha lf of ope rators. However, because  m ost p la tform s are  in te rnationa lly loca ted , 
co llecting MRDT on  non-Airbnb bookings will rem ain  the  re sponsib ility of individua l 
opera tors (if they m ee t the  requ irem en ts to  do  so , e .g.  > $2,500 per year in  bookings). 
 
Prop e r t y Ta x 
Although  som e m unicipa litie s have  sough t greate r and/or clearer au thority to  reclassify 
propertie s u sed  for STR/RGA as business propertie s for prope rty tax pu rposes, th is policy 
will no t seek to  do  so. The  rationa le  for th is is  as fo llows: 
 

● Pr in cip a l Re s id e n ce  RGA (both  subtypes), unde r th is policy, will be  conside red  an  
accessory use  of property whose  prim ary use  rem ains residen tia l. 
 

● The  Tem porary Use  Pe rm its that will be  gran ted  for un its hosting Non -Pr in cipa l 
Re s id e n ce  RGA will (a ) be  tem porary, and  there fore  not constitu te  a  long-te rm  
change  in  prim ary use  of the  property, and  (b) will be  associated  with  sign ificantly 
h ighe r fees, nega ting the  need  for additiona l m easures (such  as property tax 
reclassifica tion ) to  ach ieve  cost-recovery goa ls.  

Tem porary Use  Pe rm its 
 

 
45 As pe r a  custom  agreem ent with  the  Province . 
46 I.e . a re  registe red to  conduct business in  BC. 

https://www2.gov.bc.ca/assets/gov/taxes/sales-taxes/publications/pst-120-accommodation.pdf
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The  fourth  m ain  com ponent of th is policy is tem porarily perm itting – via  Tem porary Use  
Pe rm its (TUPs) – a  lim ited  num ber of Non-Principa l Residence  RGA un its un til su fficien t 
Com m ercia l Guest Accom m odation  can  be  bu ilt.  
 
Th is section  provides m ore  de ta il about how Non-Principa l Residence  RGA TUPs will be  
used , including procedura l ad justm ents to  stream line  the ir review and approval. 
 
TUPs Exp la in e d  
 
TUPs a llow a  use  of land , on  a  tem porary basis, not o therwise  perm itted  in  the  Town’s 
Zon ing Bylaw. As outlined  in  the  Town’s Officia l Com m unity Plan  (OCP), TUPs m ay be  issued  
in  a ll a reas of Gibsons. Based  on  govern ing legisla tion , TUPs m ay be  issued  for a  period  of 
up  to  th ree  years and  renewed once ; th is is  the  m axim um  se t ou t by the  Loca l Government 
Act and  m un icipa litie s are  a t liberty to  se t TUP te rm s for le ss than  th is m axim um . TUPs 
trigger public notification  requ irem en ts to  a llow the  com m unity to  com m ent on  the  
proposed  change  of u se  and  any re lated  im pacts. Each  approved perm it will conta in  
specific gu ide lines and/or conditions of the  use  of the  land  and  a  te rm ina tion  da te  of the  
pe rm it. As a  condition  of issu ing the  perm it, Council m ay requ ire  applican ts or owners to  
post a  secu rity bond. Approvals and  renewals of TUPs requ ire  a  Council reso lu tion . 
 
TUP Un it  Ca p , Te rm  a n d  Re n e w a ls   
 
The  Town will in itia lly issue  a  m axim um  of 50 TUPs for Non-Principa l Residence  RGA. Th is 
corre sponds to  an  estim ate  of the  num ber of TUPs requ ired  to  accom m odate  Gibsons’ 
approxim ate  sum m er peak in  RGA use  (re fer to  Appendix D for a  m ore  de ta iled  d iscussion  
of options).  
 
The  TUPs will be  gran ted  for a  period  of two years, and  phased  out to  ze ro  thereafte r. 
Council m ay opt for the  phasing to  be  abrupt (no TUPs renewed afte r 2 years), or gradual 
(pe rm itting a  num ber of renewals for a  fina l period  of 1-3 years), de te rm ined  in  part by the  
progress ach ieved  on  bu ild ing new com m ercia l guest accom m odation .  
 
As pe r the  natu re  of TUPs, any subsequent u se  of the  associa ted  dwe lling un its for RGA 
beyond the  origina l te rm  sha ll be  proh ib ited  un le ss the  Owner applie s for and  rece ives a  
renewal of the  TUP. Renewals will be  subject to  Council review of the  wide r RGA program . If 
fu ture  renewals a re  conside red , existing perm it holde rs m ay begin  the  renewal process 
(subject to  the  renewal fee ) with in  60 days be fore  the  pe rm it expiry to  ensure  they a re  ab le  
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to  take  advance  bookings. 
 
The  rationa le  for th is basic approach  (50 TUPs granted  for a  period  of 2 years) is as fo llows. 
 

● It cem ents the  long-te rm  protection  of housing (Gibsons’ # 1 goa l) by phasing ou t the  
num ber of Non-Principa l Residence  TUPs to  zero, wh ile : 
 

○ Minim izing the  short-te rm  im pact of the  new regu lations on  tou rism -
dependen t businesses;  

○ Giving existing [non-com plian t] RGA operators a  pe riod  of tim e  to  ad just 
the ir financia l and  prope rty-re lated  p lann ing to the  new regu lations; 

○ Genera ting enough  TUP-de rived  revenue  to  carry out the  necessary p lann ing 
to  encourage  new, h igh-quality com m ercia l accom m odation  in  desired a reas; 
and 

○ Giving com m ercia l accom m odation  providers (curren t and  prospective) a  
degree  of ce rta in ty – via  provincia lly-legislated  lim its on  TUPs – tha t the  stock 
of RGA in  Gibsons will d im in ish  and  the re fore  ju stify the  requ ired  
investm ents in  new and/or upgraded facilitie s.  
 

● The  recom m ended period  of two years for the  first batch  of TUPs a im s for a  ba lance  
be tween  long enough to m ake  it worth  ope rators’ e fforts to  apply (taking in to  
accoun t booking lead  tim es of 6+ m onths), and short enough to  (a ) he lp spur 
investm ent by com m ercia l accom m odation  ope rators, and  (b) avoid  unnecessary 
de lays in  ach ieving progress on  housing protection  (Council’s # 1 goa l). 

 
Se cu r it y Bon d  
 
RGA TUPs will not requ ire  the  posting of a  security bond. The  TUP applica tion  fee  and  
business licence  fee  for Non-Principa l Residence  RGA (to ta lling $3,500), as we ll as fines for 
any non-com pliance  with  the  Business Licence  and  Zon ing bylaw, are  an ticipa ted  to  cover 
fore seeable  costs that m ay be  incurred  by the  Town as a  resu lt o f the  tem porarily 
pe rm itted  land  use .  
 
TUP Eva lu a t ion  Cr it e r ia  
Evalua tion  of TUPs for Non-Principa l Residence  RGA will consider the  fo llowing as minimum 
conditions/requ irem ents: 
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1. No TUPs will be  gran ted for propertie s that conta in  a  hom e-based  ch ild  care  facility. 
 

2. A com ple te  RGA TUP applica tion  form  and its m andatory attachm en ts, a long with  
the  requ ired  TUP applica tion  fee .47  

 
Sta ff will furthe r conside r the  fo llowing additiona l eva luation  crite ria , including bu t not 
lim ited  to : 
 

3. STR renta l h istory, including renta l frequency: pre fe rence  will be  given  for STRs/RGA 
with  the  h ighest ren ta l frequencie s (the  num ber of n igh ts ren ted  over the  past year), 
h ighest occupancy rates (the  num ber of booked days d ivided  by the  num ber of days 
ava ilab le  for ren t over the  past year), and  h ighest review ratings. 
 

4. Location: pre ference  will be  given  to  un its in  Lower Gibsons and  the  Harbour Area  
as de fined  in  the  Town’s Harbour Area  Plan /OCP.  
 

5. Any h istory of com pla in ts a t the  property. 
 

6. Feedback provided  by ne ighbours du ring the  TUP public com m ent pe riod .   
 
TUP Con d it ion s 
 
The  fo llowing conditions will apply to  a ll TUPs for Non-Principa l Residence  RGA: 
 

1. Applican ts m ust apply for a  business licence  with in  4 weeks of TUP issuance  and  
m ee t RGA Licensing requ irem en ts as se t out in  Business licence  Bylaw 666-11, 2022. 
If a  business licence  is not applied  for with in  4 weeks of TUP issuance , the  TUP sha ll 
expire . 
 

2. The  TUP sha ll be  te rm ina ted  upon  the  sa le  or transfe r of the  prope rty ownersh ip .  
 

3. The  TUP m ay be  revoked by the  Town where  a  pe rm it holde r vio late s the  te rm s and  
conditions of the  pe rm it, or in  the  case  of m ultip le  or egregious com pla in ts 
re specting the  RGA use  of the  property.  

 

 
47 Th is will be  a  custom ized  ve rsion  of the  Town’s curren t TUP app lica tion  form , and  will be  fina lized  
following Council approva l of th is  policy. 
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In it ia l Ca ll fo r  Ap p lica t ion s 
 
An  in itia l 8-week ca ll window for TUP applica tions will be  opened fo llowing Council 
approval of th is policy. Th is application  window will be  accom pan ied  by educationa l 
m ateria ls and  re sources a im ed a t nega ting the  need  for a  pre -applica tion  m eeting with  
Town sta ff.48 
 
TUP applica tions rece ived  in  th is in itia l ca ll window will be  processed  as one  ba tch  to  
stream line  processing. The  various processing steps (applica tion  review and eva lua tion , 
public notifica tion  and  com m ent pe riod , and  perm it considera tion ) will be  com ple ted  
concurrently for a ll TUP applica tions in  the  ba tch . Additiona l ca ll windows will be  at 
Council’s d irection  (e .g. if the  TUP un it cap  was not reached during the  first ca ll for 
applica tions). 
 
Ap p lica t ion  Fe e s 
 
Existing TUP applica tion  and  renewal fee s ($1,500 and $1,000, respective ly) will apply as per 
the  Rate s, Fees and  Charges Bylaw No. 1196, 2014. 
 
Pu b lic No t ice  a n d  Com m e n t  Pe r iod  
 
Afte r the  RGA TUP applica tion  window has closed , a ll applica tions that m ee t the  m in im um  
requ irem en ts will be  posted  for public com m ent as pe r Gibsons’ current TUP policy and  
legisla tive  requ irem ents.  
 
Eva lu a t ion  a n d  Sh or t -Lis t in g 
 
An  in itia l eva luation  of the  TUP applica tions will be  com ple ted  based  on  the  TUP Evaluation  
Crite ria  (m in im um  requirem ents). Applica tions that do  not m eet the  m in im um  
requ irem en ts will be  re fused . Those  that m eet the  m in im um  requ irem en ts will be  posted  
to  the  Town’s deve lopm ent applica tions web page  and  notifications for these  shortlisted  
TUP applica tions will be  posted  and  sent ou t to  propertie s with in  50 m eters of each  site ,49 

 
48 Gibsons’ gene ra l TUP Guide  suggests a  p re -app lica tion  m ee ting as the  first s tep  in  the  TUP 
app lica tion  p rocess. Howeve r, having such  a  m ee ting with  eve ry in te re sted  RGA TUP app lican t would  
like ly be  im practica l. 
49 Alte rna tive ly, if warran ted  by the  to ta l num ber of TUP app lica tions, town-wid e  com m unica tions 
m ay be  sen t ou t.  

https://gibsons.ca/services/community-development/current-development-applications/
https://gibsons.ca/wp-content/uploads/2019/04/Temporary-Use-Permit-Guide-and-Application.pdf
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as requ ired  by the  Loca l Government Act, and  adve rtised  for two consecu tive  weeks in  a  
loca l newspaper.   

Non-Dwelling Unit Ren ta ls 
For adm in istra tive  and  safe ty reasons, RGA will no t be  perm itted  in  boa ts, RVs, yu rts, ten ts 
or other structu re s or veh icle s tha t do  not techn ica lly qua lify as a  residentia l dwe lling un it.  
However, cam pgrounds for ten ts and  recreationa l veh icle s will rem ain  a  pe rm itted  land  use  
in  applicable  zones.50 

Existing Bed  and  Breakfasts and  Lodging Houses 
If existing, licenced  Bed and Breakfasts or Lodging Houses incorporate  Non-Principa l 
Residence  dwe lling un its in to  the ir opera tions at the  tim e  th is policy’s associa ted  bylaw 
am endm ents are  approved, these  businesses can  con tinue  to  do  so  via  the  non-
conform ing provisions of the  Loca l Government Act.51 They will not need  to  apply for 
Tem porary Use  Pe rm its (as with  other Non-Principa l Residence  RGA). However, they will 
need  to  obta in  a  new RGA business licence  and  com ply with  the  associa ted  requ irem en ts in  
the  am ended business licence  bylaw.  

Com m ercia l Guest Accom m odation  
As ou tlined  in  the  Clarified  Term inology section  – and  fu rther d iscussed in  Appendix A – 
th is policy update s the  curren t “tourist accom m odation” te rm  in  Gibsons’ Zon ing Bylaw to  
“com m ercia l guest accom m odation .”  
 
The  in ten t of the  te rm inologica l change  is to  m ake  a  cleare r in tu itive  d istinction  be tween  
what can  be  thought of as m ore  “purpose-bu ilt” guest accom m odation  (hote ls, m ote ls, 
hoste ls, re sorts, e tc.), and  re sidentia l guest accom m odation  taking p lace  in  dwe lling 
un its/hom es.  
 
However, th is kind  of in tu itive  d istinction  becom es m ore  com plicated  to  draw in  zones 
where  both  residences and  “tou rist accom m odation” are  curren tly pe rm itted. In  these  
zones, a  hypothe tica l scenario can  a rise  where  an  owner of a  single  dwe lling un it seeks to  

 
50 E.g. Gibsons’ existing “Parks, Recrea tion  and  Open  Space” Zones. 
51 Th is “grandfa the ring” will cease  to  app ly as soon  as the  business ceases ope rations in  the  
associa ted  un it(s) for a  pe riod  of 6 consecu tive  m on ths.  
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convert it  in to  tourist accom m odation /com m ercia l guest accom m odation , as of right. Th is 
scenario , if m u ltip lied , cou ld  lead  to  a  cascading and  un in tended loss of re sidentia l housing 
and  a  m ore  d istributed  form  of guest accom m odation  that like ly departs from  the  origina l 
in ten t of Gibsons’ cu rren t “tourist accom m odation” te rm .  
 
As such , th is policy will de fine  “com m ercia l guest accom m odation” as involving a  m in im um  
of five  contiguous un its (se lf-con ta ined  room s, su ite s, e tc.) with  a  dedicated  lobby. Th is 
de fin ition  will be tte r m atch  the  in tu itive  unde rstanding of purpose-bu ilt, p rofessiona lly run  
m ulti-un it guest accom m odation , and  will a lso  prevent m ost in stances of unwan ted  
dwe lling un it conve rsion /housing loss in  m ixed-use  zones.   
 
Evo lu t ion  
 
Th is policy seeks to  use  the  first 2-5 years of im plem entation  (during which  a  num ber of 
Non-Principa l Residence  RGA will be  tem porarily a llowed) to unde rtake  m ore  de ta iled  
p lann ing with  re spect to  the  fu ture  of com m ercia l guest accom m odation  in  Gibsons.  
 
It  is an ticipa ted  th is additiona l p lann ing will include  consideration  of the  potentia l for:  
 

● Tim eshare  propertie s used  for RGA; 
● Strata  hote ls/m ote ls; and  
● Othe r form s of guest accom m odation  not curren tly existing in  Gibsons and  not 

con tem pla ted  with in  th is policy. 

Residen tia l Use  of Com m ercia l Guest Accom m odation  
At the  tim e  of writing, sta ff a re  aware  of a  num ber of tou rist accom m odation /com m ercia l 
guest accom m odation  un its be ing used  essentia lly as long-te rm  re sidences. Th is policy and  
its  associated  bylaw am endm ents wou ld  ne ither explicitly proh ib it th is kind  of u se  nor 
explicitly sanction  it. 

Enforcem ent Plan  
A de ta iled  and  standa lone  in te rna l Enforcem ent Plan  has been  deve loped in  con junction  
with  th is policy.  
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APPENDIX A: Te rm inology 
While  the  te rm  “short-te rm  renta l” has becom e  re la tive ly dom inant in  loca l governm ent 
regu la tions and public d iscourse , its use  has severa l sign ificant drawbacks, including:  
 
● The  “short-te rm ” qua lifie r leads one  to p ick an  a rb itrary num ber of days (e .g. 30), 

past wh ich  the  te rm  ceases to  apply, even  though  the  fundam enta l natu re  of the  
land  use  (tem porary accom m odation  by transien t paying guests in  a  dwe lling un it), 
and  its associated  im pacts (e .g. to  housing, ne ighbourhood characte r), m ight 
rem ain . For exam ple , a  dwe lling un it u sed  for 30 consecutive  days of 
accom m odation  by the  sam e  guest is  in  a ll othe r [m ean ingfu l] ways going to  be  the  
sam e  as the  un it be ing used  for 29 days, except for the  arb itra ry cu toff.  
 

● Picking an  arb itra ry num ber of days, as described  above , crea te s a  sign ificant grey 
zone  in  regu la tory fram eworks beginn ing a t/a fte r 30 days, bu t be fore  or in  the  
absence  of a  re siden tia l tenancy agreem en t. Problem s re lated  to th is grey zone  
include : 
 

○ Lack of coverage  by loca l short-te rm  renta l regu la tions, even  though  im pacts 
to  com m unitie s m igh t be  sim ila r (potentia l housing loss, ne ighbourhood 
characte r and  d isturbances).  
 

○ Lack of clear cove rage  by provincia l re sidentia l tenancy legisla tion  and  its  
associa ted  pro tections for involved  partie s.52  
 

○ In  som e  cases, th is grey zone  has been  explo ited  by ope rators who 
circum vent loca l regu lations by listing the ir un it for 30+ days (e .g. a t a  
d iscounted  rate ) and  then  coordinating with  guests to  arrange  shorte r, actua l 
stays.  
 

● The  phrase  “short-te rm  renta l”, without any prior knowledge  of the  issue , cou ld  
sound like  it includes com m ercia l accom m odation  like  hote ls or m ote ls, where  a  
room  is ren ted  for a  short period  of tim e. 
 

 
52 Depending on  the  exact de ta ils  and  circum stances of the  accom m odation  a rrangem ent, a  ten ancy 
agreem ent cou ld  be  deemed to  be  in  p lace /app ly even  if no such  agreem ent has been  ve rba lly 
agreed  to  or signed , bu t th is  requ ire s a  case -by-case  exam ination .   
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In  Gibsons, the  existing te rm inology in tended for com m ercia l opera tions like  hote ls and  
m ote ls is  “tourist accom m odation .” However, con tinued  use  of th is te rm  wou ld  be  
problem atic because  it cou ld  easily be  conflated  with /in te rpre ted  to  include  
accom m odation  in  “short-te rm  renta ls” (re siden tia l dwe lling un its). Hote ls and  m ote ls a lso  
accom m odate  m ore  than  just “tourists” so  the  te rm  is a lready le ss than  idea l. 
 
Up d a t e d  t e rm in o logy 
 
Th is policy includes update s to  key te rm inology to clearly d istingu ish  be tween  the  fo llowing 
three  land  uses: 
 

● “Com m e rcia l gu e s t  a ccom m od a t ion ” – involving purpose -bu ilt com m ercia l 
accom m odation  un its (including room s, su ite s, and  beds) in  hote ls, m ote ls, hoste ls, 
dorm itorie s, e tc. 
 

● “Re s id e n t ia l gu e s t  a ccom m od a t ion ” – involving any tem porary accom m odation  
by paying guests in  residentia l dwe lling un its, of any duration  bu t not including 
re sidentia l tenancies.  
 

● “Re s id e n t ia l t e n a n cy” – involving a  landlord(s) and  tenan t(s), as de fined  and  
governed  by the  Residentia l Tenancy Act, whethe r the  tenancy is fixed-te rm  or 
m onth-to-m on th .  
 

The  bene fits of u sing the  te rm  “Residentia l guest accom m odation” te rm  instead  of “short-
te rm  ren ta l” or “short-te rm  accom m odation” include : 
 

● That the  te rm  is cleare r about the  key aspect of the  land  use  (guest accom m odation  
in  re sidentia l un its).  
 

● A cleaner con trast be tween  “Residentia l Guest Accom m odation” use  (involving 
dwe lling un its) and  both  “Com m ercia l Guest Accom m odation” use  (involving 
accom m odation  un its like  hote l su ite s e tc.) and  “Residentia l Tenancy” use  for longe r-
te rm  ren ta ls.   
 

● It enable s a  m ove  away from  arb itra ry tim e  thresholds for short-te rm  renta ls (e .g. 
30 days) so  tha t a ll dwe lling un its subject to  th is kind  of land  use  ge t captured  by 
Gibsons’ loca l regu la tions.  
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APPENDIX B: Trade -Offs  
Short-te rm  renta l regu la tory program s can  be  characte rized  on  a  basic spectrum  de fined  
by genera lly r e s t r ict ive  approaches on  one  end , and  genera lly p e rm iss ive  approaches on  
the  o the r. In  decid ing where  to  land , loca l governm ents need  to  wrestle  with  severa l 
associa ted  trade-offs. The  fo llowing d iagram  by Th ird  Space  Plann ing describes som e of 
the  key trade  offs involved .   

 

The  outcom es on  the  le ft side  of th is d iagram  tend  to  go  toge the r, and the  ou tcom es on  
the  right tend  to  go  toge the r.  

If one  was to  m ap the  na ture  of a  com m unity’s individua l regu lations on  these  trade-off 
spectrum s, and  they a ll tended to  bundle  towards one  side  of the  d iagram  or the  other, 
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that’s an  indication  of clear goa ls and  prioritie s, and  a  m ore  coherent and  cohesive  
program .  
 
If, in stead , som e  land  on  the  right and  som e  land  on  the  le ft, o r a ll o f them  a im  for the  
m iddle , th is is  a  sign  of in te rna l tension  and potentia lly in su fficien t clarity on  priorities, 
wh ich  will o ften  produce  a  less coherent regu latory program  overa ll. 
 
The  Town of Gibsons, in  prioritizing the  pro tection  of long-te rm  renta l supply and  keeping 
the  sca le  of businesses appropriate  to  re sidentia l ne ighbourhoods (the  Town’s top  2 goa ls 
for the  program ), has landed on  the  le ft side  of th is kind  of trade-off d iagram . That is , 
Gibsons will be  taking a  m ore  re strictive  approach  to  short-te rm  ren ta ls tha t is  in  line  with  
m any other com m unitie s curren tly prioritizing housing ava ilab ility and a ffordability as a  top  
goa l.   
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APPENDIX C: Additiona l Guidance  Regard ing Principa l 
Residences 
 
Many of Gibsons’ RGA regu lations re late  to  whe the r or not a  particu lar un it is  the  
opera tor’s so-ca lled  “principa l re sidence .” 
 
Thus, de te rm in ing the  principa l residence  sta tus of proposed  RGA un its will be  centra l to  
the  Town’s en forcem ent e fforts. In  de te rm in ing th is sta tus, sta ff are  to  answer two key 
questions:  
 

1. Doe s  t h e  p rosp e ct ive  op e ra t o r  live  in  t h e  u n it  fo r  a t  le a st  n in e  ca le n d a r  
m on t h s in  a  ca le n da r  ye a r? 
 
At least th ree  categories of evidence  will be  used  to  m ake  a  de te rm ination  here : 
 

a . The  ope rator’s se lf-attestation  that th is is  the  case  (via  the ir business licence  
applica tion ); 
 

b . The  use  of the  address on  gove rnm ent ID and docum en tation  re lated  to  
b illing, u tilitie s, in su rance , taxes, e tc.53  
 

c. In  cases where  an  opera tor is  suspected  to  be  in  con travention  of th is 
provision  of the  regu lations, door-knocks m ay be  conducted  throughout the  
year and/or ne ighbours in te rviewed to  he lp  verify the  degree  of the  
opera tor’s presence  or absence  on  the  prope rty. 
 

2. Is  t h e  p rosp e ct ive  op e ra t or  in clu d in g m ore  t h a n  on e  dw e llin g u n it  in  t h e ir  
cla im e d  p r in cip a l r e s id e n ce ?  
 
The  bylaw am endm ents associa ted  with  th is policy include  provisions tha t, for the  
pu rposes of ope rating RGA, a  pe rson  cannot have  m ore  than  one  principa l 
re sidence , and  that a  principa l re sidence  cannot con ta in  m ore  than  one  dwe lling 
un it.  

 
53 The idea being that it would be difficult and inconvenient to get/maintain the address listed on these 
pieces of documentation unless it was in fact the place the operator lived for the majority of the year.  
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The  in ten t of these  provisions is to  m axim ize  the  use  of dwe lling un its as long-te rm  
hom es. 
 
In  m aking a  de te rm ination  abou t whe the r a  particu la r prope rty conta ins m ore  than  
one  dwe lling un it, th is policy d irects sta ff to: 
 

a. Consider each  su ite  of room s tha t cou ld  structura lly function  as a  separa te  
dwe lling un it withou t requ iring m ajor a lte rations to be a  separate  dwe lling 
un it, for the  pu rposes of opera ting RGA.  
 

b. When  in te rpre ting “structu ra lly function ,” as sta ted  in  (a ), on ly take  in to  
accoun t physica l/structu ra l conside rations such  as the  presence  of a  
separate  en trance , sleeping, ba throom  and cooking facilitie s,54 NOT whe the r 
the  opera tor or a  m em ber of the ir household  regu larly u tilize s or cla im s to 
u tilize  a  portion  of the  su ite  of room s in  question .55,56 
 

c. In te rpre t “m ajor a lte rations,” as sta ted  in  (a ), to  include  in sta lling new 
plum bing lines or e lectrica l circu its e .g. to  accom m odate  a  dedicated  kitchen  
or bath room , or structura l renovations such  as new walls or en trances.57 
 

d. Use  the ir d iscre tion  in  identifying and  preventing other m ethods by which  
opera tors m ay seek to circum vent th is “single  dwe lling un it provision” of the  
regu la tions, e .g. by docum en ting the  particu la r circum stances and  denying a  
business licence  application  on  the  basis of those  circum stances.58  

 
Lim iting RGA as described  in  gu idance  (a ) th rough  (d), above , does not m ean  tha t 
long-te rm  renta ls will inevitab ly be  crea ted  in  a ll un its deem ed capable  of feasib ly 
function ing as a  separate  dwe lling un it, because  som e  opera tors m ay choose  to  

 
54 As se t ou t in  the  de fin ition  of “dwelling un it”. 
55 For exam ple , an opera tor cou ld  cla im  one  of the  room s in  a  fu lly-equipped  basem ent su ite  as be ing the ir 
hom e office , and  on  that basis cla im  a ll room s in  the  bu ild ing as constitu ting a  single  dwelling un it, for the  
purpose  of these  regu lations. However, th is gu idance would  ru le  that use  ou t because the  basem ent su ite  
cou ld  feasib ly function  as a  separa te  dwelling un it without requ iring m ajor a lte ra tions.   
56 Th is is one  of the  fine r aspects of housing-cen tric STR/RGA regula tion  that is im possib le  to  get “pe rfectly 
righ t.” It is anticipated  that gu idance  around  how to inte rpre t “feasib ly function” in  Gibsons’ un ique  con text will 
evolve  with experience  and tim e .  
57 For exam ple , the  absence of kitchen  app liances is not enough  to  “e rase” the  presence of a  separate  dwelling 
un it if the  e lectrica l or p lum bing se rvice  lines for these  are  still p resent. 
58  
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con tinue  using a  portion  of the  space  them se lves ra the r than  give  the  en tire  un it 
over to  a  tenant. However, som e  un its will be  converted  to/be  re ta ined  as long-te rm  
renta ls, and  there fore  the  trade-off represented  by th is policy d irection  is le ss 
hom eowner flexib ility in  re turn  for additiona l encouragem ent of long-te rm  renta l 
housing at an  aggregate  leve l.   
 
 

Exa m p le  – Ba se m e n t  su it e  h om e  o ffice  
 
An  owner of a  single  de tached  hom e  with  a  m ain  floor and  a  fu lly-equ ipped basem ent su ite  
(including separate  en trance , kitchen , ba throom , eating and  sleeping facilitie s) regu larly 
uses one  room  in  the  basem ent su ite /accessory dwe lling un it as the ir hom e  office , with  the  
re st of the  basem en t su ite  gene ra lly unused. The  owner argues tha t because  they regu larly 
use  a  portion  of the  basem en t su ite , it  cou ld  not feasib ly function  as a  separate  dwe lling 
un it (i.e . be  used  as a  long-te rm  ren ta l), and  so  they shou ld  be  a llowed to  use  the  basem ent 
su ite  for en tire -un it or partia l-un it RGA.  
 
Gu ida n ce : Th is policy’s d irection  to sta ff is  to  on ly focus on  structura l conside rations such  
as the  pre sence  of a  separa te  en trance , sleeping, bathroom  and cooking facilities. If the se  
a re  present (or cou ld  be  easily provided  withou t requ iring m ajor e lectrica l, p lum bing, or 
structura l work) the  basem en t su ite  wou ld  be  deem ed/confirm ed as a  separate  dwe lling 
un it, and  the  owner could  on ly cla im  and use  the  m ain  floor as the ir principa l re sidence  for 
the  pu rposes of RGA.  
 
Ra t ion a le : If owners were  a llowed to  com bine  m ore  than  one  structura lly-de fined  dwe lling 
un it in to  a  single  “principa l re sidence” for the  pu rposes of the  RGA regu la tions – e .g. by 
cla im ing tha t the ir household  uses a ll or part of an  accessory dwe lling un it to  live /conduct 
the ir da ily a ffa irs – th is wou ld  open  a  la rge  loophole  in  the  regu latory fram ework, whereby 
som e  owners cou ld  circum ven t the  in ten t of the  regu lations by cla im ing regu lar da ily usage  
of an  ADU even  when  tha t isn’t the  case . Th is loophole  wou ld  have  the  e ffect of: 
 

● Increasing the  potentia l for ren ta l housing loss via  RGA – contrary to  the  # 1 goa l of 
the  regu la tions; 
 

● Increasing en forcem ent com plexity – because  Gibsons personne l would  be  requ ired  
to  som ehow assess and m on itor RGA ope rators’ cla im s of ADU usage  to uphold  the  
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in tegrity of the  regu latory fram ework. 
 

Ne ga t ive  im pa ct s : Lim iting the  in te rpre tation  of separate  dwe lling un its to  
physica l/structu ra l conside ra tions m eans there  will be  circum stances where  an  accessory 
dwe lling un it is proh ib ited  for u se  as RGA even  though  its  current use  by the  owner 
precludes offe ring it as an  entire-unit long-te rm  renta l. These  owners will the re fore  su ffe r a  
negative  im pact in  the  form  of a  loss of potentia l RGA revenue , and  the  Town a  nega tive  
im pact from  the  loss of potentia l tou rist accom m odation . 
 
Mit iga t ion s :  
 

● The  owner cou ld  still ren t one or more rooms in  the  basem en t su ite  as a  long-te rm  
renta l, e a rn ing the  associa ted  revenue  and crea ting a  form  of long-te rm  housing.  
 

● The  owner cou ld  still u se  the  m ain  floor as RGA, e ither vacating the  prope rty or 
staying in  the  basem en t su ite  for the  duration  of the  guest stay.  

 
** Please  re fe r to  the  accom panying Policy Sum m ary docum en t for additiona l exam ples ** 
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APPENDIX D: Num ber of TUPs 
 
In  decid ing how m any Non-Principa l Residence  RGA un its to  tem porarily pe rm it wh ile  new 
Com m ercia l Guest Accom m odation  is sought/constructed , the re  is no  one  “best” approach . 
Rather, the  choice  should  re flect a  clear goa l for th is subcom ponent of the  policy. Four such  
goa ls were  considered , including:  
 

(1) Ma xim u m  su p p ly o f RGA in  t h e  sh or t -t e rm : If Council wanted  to m axim ize  the  
supply of RGA over the  short-te rm , including to accom m odate  con tinued  growth  of 
accom m odation  un its, it  cou ld  decide  to  a llow as m any TUPs for Non-Principa l 
Residence  RGA as there  were  ope rators willing to  pay the  associa ted  fee s and  abide  
by the  associated  conditions. The  fees and  conditions wou ld  still le ad  to  a  “lim ited  
num ber” of TUPs - like ly som ewhat fewer than  curren tly ava ilab le  due  to  the  
increased  cost and  opera tor burden  - but the  Town itse lf wou ldn’t im pose  a  se t 
lim it. 
 

(2) No loss  of RGA: AirDNA data  show tha t ove r the  12 m onths preceding February 14 
2022, 6 en tire -hom e  propertie s were  booked for 271-365 days, 21 en tire -hom e  
propertie s were  booked for 181-270 days, and 33 en tire -hom e  propertie s were  
booked for 91-180 days. Under the  policy ou tlined  in  th is docum en t - where  a  
dwe lling un it m ust be  lived  in  for a t le ast 9 m on ths of the  year to  count as a  
Principa l Residence  - a ll 60 of these  un its cou ld, by de fin ition , on ly be  pe rm itted  via  
TUP for Non-Principa l Residence  RGA. If Council wanted  to  a im  for no loss of RGA in  
the  short-te rm  while  Com m ercia l Guest Accom m odation  was be ing built ou t, it  
cou ld  ju stify ~60 of these  TUPs. 
 

(3) En ou gh  for  t h e  su m m e r  p e a k : During the  m ost recent peak m onth  (Aug, 2021) 79 
entire -un it short-te rm  renta ls were  ava ilab le  on  Airbnb and VRBO. Of these , an  
exam ination  of listing de ta ils suggested  rough ly 2/3rd  were  non-principa l re sidences 
(~52 un its), and  occupancy ra te s were  ~90% (essen tia lly fu ll occupancy). Th is m eans 
that if Council wanted  to  grant enough  TUPs for Non-Principa l Residence  RGA to  
accom m odate  the  sum m er peak, a  m in im um  of ~50 or so TUPs wou ld  be  requ ired  
to  supplem en t the  ~30 or so  un its an ticipated  to  com e  from  Principa l Residence  
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RGA.59 
 

(4) En ou gh  for  t h e  bu s ie st  ye a r -rou n d  u n it s : Per the  previously-cited  AirDNA data , a  
tota l of 27 un its were  booked for m ore  than  180 days over the  previous 12 
m onths.60 If Council was willing to  reduce  the  Town’s stock of guest accom m odation  
som ewhat ove r the  short-te rm , and  accept the  associa ted  im pacts to  tourism  
businesses (e .g. ju stified  by the  u rgency of the  housing crisis), it  cou ld  concentra te  
TUPs for Non-Principa l Residence  RGA in  the  hands of the  busie st (m ost in -
dem and/m ost u tilized) opera tors, offe ring ~30 or so  TUPs, overa ll.  
 

(5) No m ore  t h a n  1.5% of loca l r e n t a l h ou s in g s t ock : The  long-te rm  in ten tion  of th is 
com prehensive  policy is to  e lim inate  the  loss of long-te rm  housing to  STR/RGA (i.e . 
to  ach ieve  0% loss of loca l housing stock to RGA with in  2-5 years). And th is goa l 
holds no  m atte r the  num ber of TUPs chosen  for over the  short-te rm . However, 
Council cou ld  decide  tha t the  housing crisis is  so  u rgent that an  im m edia te  
con traction  of RGA is needed, and  its  im pacts on  the  tou rism  sector there fore  
ju stifiab le  (if regre ttab le ). With  th is ra tiona le , Council cou ld  choose  to  gran t a  
re lative ly low num ber of TUPs for Non-Principa l Residence  RGA, and peg th is 
num ber to  an  acceptable  degree  of short-te rm  housing loss. For exam ple , Squam ish  
recen tly chose  to  offe r 30, sim ila rly-structured  TUPs for Non-Principa l Residences, a  
num ber tha t re flected  (a ) the ir e stim ate  of the  busie st STR un its, bu t a lso  (b) 3-4% of 
the ir e stim ated  stock of ren ta l suites (~1.5% of the ir overa ll ren ta l housing stock). 
Gibsons cou ld , likewise , choose  to  on ly to le rate /sanction  a  loss of poten tia l housing 
equal to  ~1.5% of the  loca l ren ta l housing stock, offe ring 10 TUPs overall.   
 

 
 
 
 
 
 
 
 
 

 
59 The  Principa l Residence  RGA would  still need  to  be  gran ted  business licences, and  ab ide  by the  
re la ted  conditions for tha t stream  of pe rm itting.  
60 Re fe rence  da te  of Feb  14 2022 
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APPENDIX E: Pa rking 
 

Im pacts to  stree t parking a re  a  com m on concern  re lated  to short-te rm  renta ls. It is  a  
d ifficu lt issue  to  address because : 
 

● The  num ber of veh icle s associa ted  with  RGA bookings of any given  un it can  vary 
wide ly. 
 

● There  is no  known, consisten t corre la tion  be tween  the  type  of RGA (i.e . en tire  un it 
or partia l un it) and  the  re su lting to ta l parking pre ssu re  in  Gibsons.61 Guests of an  
entire  un it ren ta l m ay bring one  veh icle , wh ile  guests of a  partia l un it ren ta l m ay 
bring two. Or it m ay be  the  reve rse , or any of a  num ber of rea listic scenarios un ique  
to  each  un it and  booking. In  addition , the  operator m ay or m ay not have  one  or 
m ore  parked  veh icles of the ir own  at the  tim e  of the  guest stay.   
 

● There  is no  known, consisten t corre la tion  be tween  the  num ber of bedroom s 
ava ilab le  in  an  RGA un it and  the  re su lting tota l parking pre ssure  in  Gibsons. A one  
bedroom  partia l un it ren ta l m ay involve  two veh icles (one  each  for the  guest and  
opera tor) wh ile  an  en tire  un it 4-bedroom  ren ta l m ay on ly involve  one  fam ily veh icle .  
 

● In  loca l governm en t bylaws, parking requ irem en ts a re  often  sta ted  in  te rm s of the  
num ber of off-street pa rking spaces dedica ted solely for a  given use. However, unde r 
the  RGA policy described  in  th is docum ent, opera tors will (a ) have  drastica lly 
d iffe rent leve ls of access to  off-stree t parking depending on  the  natu re  of the  un it 
(e .g. apartm en t vs. single -fam ily dwe lling) and  (b) often  use  the  off-stree t parking at 
the ir d isposa l in  a  ve ry flu id  way (i.e . som etim es using spaces them se lves, a t other 
tim es assign ing them  to guests). And as opposed  to  new bu ilds, whe re  off-stree t 
parking can  sim ply be  created  at the  design  stage , the  vast m ajority of RGA over the  

 
61 If loca l da ta  was rigorously collected  ove r a  num ber of years, such  a  corre la tion  a t the  aggrega te  
leve l m igh t even tua lly be  described , bu t th is  knowledge  does not curren tly exist.  
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com ing years will involve  existing un its designed be fore  th is policy cam e  in to  e ffect. 
 

● Recogn izing that there  is no  consisten t corre la tion  be tween  RGA un it type  or the  
num ber of bedroom s and the  re su lting tota l parking pre ssure , som e  loca l 
governm ents choose  to se t parking requ irem en ts that an ticipa te  som e th ing close  to  
the  m axim um  fore seeable  dem and. However, if parking requ irem en ts (aga in , 
u sua lly sta ted  in  te rm s of dedicated  off-stree t parking) a re  se t too  h igh , a  sign ificant 
num ber of owners and  tenan ts will be  indirectly excluded from  ope ra ting RGA and 
the  associa ted  household  revenue  bene fits (Council’s # 3 goa l); an  exclusion  which  
ra ises equ ity conce rns.   
 

Gibsons’ policy will take  a  practica l, flexib le  approach  to  addressing those  cha llenges by 
asking ope rators to  subm it an  RGA Parking Plan  that is  ta ilored  to  the  individua l 
circum stances of the ir un it. See  above  for m ore  de ta il. 
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