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WINDSOR / WEST HANTS

TOGETHER

WEST HANTS REGIONAL MUNICIPALITY
Hantsport Area Advisory Committee (HAAC) Agenda
September 1, 2020 - 6:30p.m.

Virtual Meeting (Zoom)

Call to Order

Approval of Agenda and Additions

Approval of Minutes

Business Arising from the Minutes

Wi-Fi in Hantsport (Deputy Mayor Morton)

Building and Development Activity Reports

July 2020

New Business

File # 20-02 Cannabis in Hantsport (Saira Shah; Recommendation Report)
File #20-06 Sustainable Livestock in Hantsport (Saira Shah; Information Report)
File #20-05 Short Term Rentals (Sara Poirier; Information Report)
Notices from Adjacent Municipal Units

Questions and Comments from Public

Adjournment



PLANNING & DEVELOPMENT SERVICES
76 Morison Drive, Windsor-West Hants Industrial Park
P.O. Box 3000, Windsor, Nova Scotia BON 2T0
Tel: (902) 798-8391 Ext. 115 Fax: (902) 798-8553

~

WEST HANTS

NOVA SCOTIA

ACTIVITY REPORT For Month of July 7/31/20
Jul 2019 Jul 2020

Type Permits Units Value of Construction Permits Units Value of Construction
*Single Unit 10 - 7 753,000 | 16_ 0 2,494,330
Duplex/Semi - 1 ) 0 47,500 | 0 (; a 0
Apartments 0 0 0 0 0 0
**E)ther Residential_ 13 07 R i?B,OOO T 28 a 0 N 410,822
Commercial 7 0 N 0 - 0_ _;_ 1 0 25,000
Industrial ) 1 07 7 200,000 | 0 0- 0
Inst & Gov 0 0 (L 0 0 0
Agriculture 2 _ 0 71 02,000 | 0 0 0
Park/Recreational 4 0 34,000 0 0 0
Total 31 7 1,314,500 45 0 2,930,152
Year To Date 187 56 20,776,601 201 18 12,470,399
Demolition 1 1 5 0
Sign Permits 2
Sub Applications 4 1 (Lots Requested) 2 2 (Lots Requested)

*includes new construction, additions, renovations, repairs, and development permits.
**includes garages/sheds/carports, decks, and swimming pools.



Public Information Meeting Notes

July 7, 2020
Cannabis in Hantsport

Meeting date and time

A public information meeting was held on July 7,
2020 beginning at 6:30p.m. The meeting was
broadcast live on the Municipal Facebook page.

Attending

In attendance:

One (1) Councillor:

Deputy Mayor Morton

Seven (7) Committee members:

Angela Carver, Resident Member

Greg Pace, Resident Member (Vice Chair)
Bill Preston, Resident Member (Chair)
Jane Davis, Resident Member

Glenn Deering, Resident Member

Elaine Warner, Resident Member

Rob Frederick, Resident Member
Director LeMay

Planner Shah

Planner Poirier

Meeting Secretary Vanessa Lake

As this meeting was held virtually there were no
members of the public present.

Cannabis in Hantsport

Planner Shah outlined the request from the Hantsport
Area Advisory Committee to amend the Hantsport
Municipal Planning Strategy and Land Use By-law to
permit a variety of cannabis licenses in Hantsport.

File Number

20-02

Comments

Comments from the public could be submitted by mail,
drop-off at the Municipal Office, e-mail and telephone
to Planner Shah.

No written comments were received from the public.
One (1) verbal comment was made by the public via
telephone.

The one (1) member of the public that made a
comment had a concern with odour associated with
cannabis production. Staff directed them to the
Federal comment system to report an odour issue
from any existing facility and informed them cannabis
production would be permitted predominately in the
industrial areas of Hantsport. The resident did not
have an issue with permitting cannabis production in
industrial areas.




Adjournment

The presentation portion of the PIM ended at 6:38
p.m.; comments could be submitted by the public by
mail, drop-off at the Municipal Office, e-mail and
telephone to Planner Shah until July 21, 2020.
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WEST HANTS REGIONAL MUNICIPALITY
RECOMMENDATION REPORT

To: Members of Hantsport Area Advisory Committee
Submitted

by: Saira Shah, Planner

Date: 2020-09-01

Subject: Cannabis in Hantsport Recommendation Report
File 20-02

LEGISLATIVE AUTHORITY
Section 205 of the Municipal Government Act.

RECOMMENDATION
Should HAAC wish to forward a positive recommendation, the following motion
would be in order:

HAAC recommends that PAC recommend that Council give First Reading
and hold a Public Hearing to consider amending the Hantsport Municipal
Planning Strategy and Land Use By-law to enable a variety of cannabis
licenses in Hantsport, in a manner substantially the same as attached to
the staff report to HAAC dated September 1, 2020 as Appendix A.

BACKGROUND

On October 8, 2019 West Hants Council approved amendments to permit a variety of
cannabis licenses in West Hants. On November 13 the Hantsport Area Advisory
Committee (HAAC) asked staff to provide an overview on cannabis licenses and
discuss similar amendments for Hantsport. On March 11, 2020 staff gave a
presentation outlining the amendment options for cannabis. HAAC agreed, by
consensus, with the staff suggestions however HAAC did not want a separation



distance to apply for cannabis land uses. Staff have drafted amendments to the
Hantsport Municipal Planning Strategy (HMPS) and Land Use By-law (HLUB) based
on feedback received.

DISCUSSION

Based on the amendments, each license will be permitted in the following zones:

License Zones
Standard Cultivation and Processing | Industrial (M)
Micro-Cultivation and Micro-
Processing

Cannabis Nursery

Cannabis Analytical Testing and Institutional (I)
Research

The detailed amendments are attached as Appendix A

Analytical Testing and Research licenses will be permitted as uses accessory to
cannabis operations in any zone that permits cannabis cultivation or processing. In
Hantsport this would only be in the Industrial (M) zone.

HMPS General Criteria

Policy IM-3 of the HMPS states general criteria for any HLUB amendment. These
criteria are examined in detail in Appendix B.

In summary, this is a text amendment and most of the considerations will depend on
individual lots at the time of application for a specific use.

Municipal Climate Change Action Plan

This amendment has not been examined in relation to the Municipal Climate Change
Action Plan (MCCAP).

NEXT STEPS

As noted above, the proposed amendments have been considered within the context
of the general policies of the HMPS and are consistent with the intent, objectives and
policies of the HMPS. The amendments meet the general criteria for amendment to
the HLUB. As a result, it is reasonable to consider approving the Hantsport Municipal
Planning Strategy and Land Use By-Law amendments to allow a variety of cannabis
licenses in Hantsport.

Approval Process



Staff Review
A 4
Public Information Meeting
A 4
Hantsport Area Advisory Committee receives staff report and PIM Notes
Hantsport Area Advisory Committee Review and Recommendation
v
Planning Advisory Committee Review and Recommendation
v
Regional Council First Reading

v

Public Hearing held and adjourned to

next meeting of Council

v

Council completes Public Hearing and

holds Second Reading
v
Ministerial Approval

v

Notice of Approval in Chronical Herald

FINANCIAL IMPLICATIONS
There are no financial implications associated with this application

ALTERNATIVES
In response to the HAAC recommendation, PAC may recommend that Council:

e hold First Reading and authorize a Public Hearing to approve the HMPS
amendments as drafted or as specifically revised by direction of HAAC; or

e provide alternative direction such as requesting further information on a
specific topic.

ATTACHMENTS
Appendix A Draft Amendments

Appendix B General Criteria for Hantsport Land Use-By-law Amendment

Report Approved by:
Madelyn LeMay, Director of Planning and Development




Appendix A
Draft Amendments

Text Amendments to the Hantsport Municipal Planning Strategy and Land Use By-
law to allow for a variety of Federal cannabis licenses in Hantsport.

1. Amend Part 3 of the Hantsport Municipal Planning Strategy, General Land
Use Policies, by inserting section "“3.2.5 Licensed Cannabis Uses”
following Section 3.2.4 so that Section 3.2.5 reads as follows:

3.2.5 Licensed Cannabis Uses

On October 17, 2018 the Federal government legalized the use of recreational
cannabis in Canada. As of that date, in addition to the ability to produce cannabis
for personal use, property owners can apply to Health Canada to obtain licenses
to cultivate, produce and perform testing on cannabis for commercial and
academic purposes. Currently there are seven (7) licenses available through
Health Canada:

- Standard Cultivation license
- Standard Processing license
- Micro-Cultivation license

- Micro-Processing license

- Nursery license

- Analytical Testing license

- Research license

For the purposes of the Hantsport Municipal Planning Strategy and Land Use By-
law, these licenses will be discussed as “licensed cannabis land uses”.

Council wishes to encourage legal cannabis cultivation and processing in
Hantsport. Council considers Standard Cultivation and Processing to be industrial
in nature due to the size of facilities, the amount of power necessary for
production and the security requirements established by Health Canada. Council
considers Micro-Cultivation, Micro-Processing and Cannabis Nurseries to be
compatible with industrial and agricultural uses. However, as there is no
agricultural designation in Hantsport these licenses will only be permitted in
industrial areas.

As a result, it shall be the policy of Council to:

Policy GP-8 Permit Analytical Testing and Research of cannabis in all zones as a
use accessory to any licensed cannabis land use.



Policy GP-9 Permit Analytical Testing and Research of cannabis in the
Institutional (I) Zone.

Policy GP-10 Consider Standard Cultivation and Processing of cannabis, Micro-
Cultivation, Micro-Processing and Cannabis Nurseries as industrial
land uses.

2. Amend Part 5 of the Hantsport Land Use By-law, General Provisions for
all Zones, by inserting section "5.22 Licensed Cannabis Uses” following
Section 5.21 so that Section 5.22 reads as follows:

5.22 Licensed Cannabis Uses

Permit Analytical Testing and Research of cannabis in all zones as a use accessory
to any licensed cannabis use

3. Amend the list of permitted uses in Part 10 of the Hantsport Land Use By-
law, Industrial (M) Zone, by inserting the phrases “Licensed Cannabis
Nurseries”, “Licensed Micro-Cultivation of cannabis”, “Licensed Micro-
Processing of cannabis”, and “Licensed Standard Cultivation and
Processing of cannabis” so that Section 10.1 reads as follows:

Part 10 Industrial (M) Zone
10.1 Permitted Uses
The following uses are permitted in this zone:

e Any manufacturing, industrial, assembly or warehousing operation

e Any activity connected with the automotive trade, excluding salvage yards

e Boat and Marine Supplies and Sales

e Building supply and equipment depots including the bulk storage of sand or
gravel

e Licensed Cannabis Nurseries

e Licensed Micro-Cultivation of cannabis

e Licensed Micro-Processing of cannabis

e Licensed Standard Cultivation and Processing of cannabis

¢ Railway Uses

e Recycling Collection and Storage Facilities, excluding salvage yards

e Retail and office uses incidental to the main industrial use

7. Amend the list of permitted uses in Part 11 of the Hantsport Land Use By-
law, Institutional (I) Zone, by inserting the phrases “Licensed Analytical



Testing of cannabis” and “Licensed Research of cannabis” so that Section
11.1 reads as follows:

Part 11 Institutional (I) Zone
11.1 Permitted Uses

The following uses are permitted in this zone:
e all institutional uses

e non residential daycare centre

e Licensed Analytical Testing of cannabis

e Licensed Research of cannabis



Appendix C
General Criteria for Hantsport Land Use By-Law Amendment

Policy IM-3 of the MPS “In considering amendments to the Town of Hantsport Land
Use By-law, in addition to the criteria set out in various policies of this Strategy,

Council shall consider”:

Cannabis Land Uses

(a) whether the proposal is considered
premature or inappropriate in terms of:

(i) the adequacy of sewer and
water services;

As this is a text amendment, this
consideration will depend on individual
lots.

(i)  the adequacy of school No impact on school facilities is

facilities; anticipated.

(iii)  the adequacy of fire As this is a text amendment, this

protection; consideration will depend on individual
lots.

(iv) the impact on adjacent uses As this is a text amendment, this
consideration will depend on individual
lots.

(v) the adequacy of road This consideration is not applicable to

networks adjacent to, or this amendment.
leading to the development;
and
(vi) the financial capacity of the No municipal costs related to this

Town to absorb any costs
relating to the development.

amendment are anticipated.

(b) the suitability with any aspect
relative to the movement of auto, rail
and pedestrian traffic;

This consideration is not applicable to
this amendment.

(c) the adequacy of the dimensions and
shape of the lot for the intended use;

As this is a text amendment, this
consideration will depend on individual
lots.

(d) the pattern of development which
the proposal might create;

The uses permitted will not create a
pattern of development that is unusual
for the area.

(e) the suitability of the area in terms
of steepness of grade, soil and
geological conditions, location of water
courses, marshes or bogs and
susceptibility of flooding;

As this is a text amendment, the
criterion does not apply.

(f) whether the proposal meets the
requirements of the appropriate
provincial or federal agencies as well as
whether it conforms to all other

The proposed amendment meets all
relevant municipal, provincial and
federal regulations.




relevant municipal by laws and
regulations; and

(g) the impact of not only the use being
proposed but all uses permitted in the
zone

As this is a text amendment, the
criterion does not apply.

(h) the site meets all of the zone
requirements for the zone sought;

As this is a text amendment, the
criterion does not apply.

(h) any other matter required by
relevant policies of this Strategy.

There is no other matter to address.
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WEST HANTS REGIONAL MUNICIPALITY
INFORMATION REPORT

To: Members of Hantsport Area Advisory Committee
Submitted

by: Saira Shah, Planner

Date: 2020-09-01

Subject: Sustainable Livestock in Hantsport

File 20-06

LEGISLATIVE AUTHORITY
Section 205 of the Municipal Government Act.
BACKGROUND

In 2017, the West Hants Planning Advisory Committee (PAC) requested staff
investigate lot size requirements for household livestock in both Hantsport and West
Hants.

Several committee meetings and public information meetings were held to develop
Municipal Planning Strategy and Land use by-law amendments.

In 2019, Council approved amendments to the West Hants Land Use By-law to permit
household livestock on lots smaller than one (1) acre located in residential and
resource zones, excluding the Growth Centres of Falmouth and Three Mile Plains.
Amendments to the Hantsport Municipal Planning strategy (HMPS) and Land Use By-
law (HLUB) which had been recommended by the Hantsport Area Advisory Committee
(HAAC) and PAC were not approved by Council.

At the September 11, 2019 HAAC meeting, committee members requested staff
reinvestigate the household livestock amendment with a focus on food security and
sustainability.

DISCUSSION



The amendment attached (Appendix A) includes additional details to highlight the
importance of sustainable household livestock production and its potential impact on
food insecurity. The regulations regarding the number of livestock permitted and
where livestock can be kept are the same as the amendment recommended by HAAC
in 2018 except for the number of chickens which was reduced by West Hants Council
to 25 per animal unit.

Properties less than Y2 an acre (10,890 sq. feet) will be permitted to have:

o a combination of rabbits and chickens (including Roosters, Broilers, and
Laying Hens) to a total of five (5) animals.

Properties from % an acre (10,890 sq. feet) to 5 acres (217,800 sq. feet) inclusive
will be permitted to have:

o a combination of rabbits and chickens (including Roosters, Broilers, and
Laying Hens) to a total of fifteen animals.

Properties greater than five (5) acre (217,800 sq. feet) will be limited to one
Household Livestock animal unit and one (1) additional animal unit for each additional
full acre to a maximum of eight (8) animal units.

The definition for animal unit is included in the draft amendment.

As horses are currently permitted in Hantsport, the lot size requirements for horses
will not be altered in the proposed changes. However, horses have been added as a
proposed use in the Commercial (C-1) and Mixed Commercial/Residential (C-2) zones
to ensure residential properties in these zones are permitted to have horses.

Council had concerns about Hantsport’s dense population and its similarities to
designated Growth Centres in West Hants. Some Council members felt livestock
would not be suitable in these areas without a permitting system. However, Hantsport
is not a designated Growth Centre and may have different regulations than the West
Hants planning documents.

NEXT STEPS
In response to this report, HAAC may:

e request staff prepare a recommendation report and prepare for a Public
Information Meeting at the next HAAC meeting;

e request staff provide additional information or alter the amendments; or

e withdraw the request for sustainable livestock amendments to the HMPS and
HLUB.

FINANCIAL IMPLICATIONS

There are no anticipated financial implications for the Municipality associated with
this proposed amendment.



ATTACHMENTS
Appendix A Draft Amendments

Report Approved by:

Madelyn LeMay, Director of Planning and Development



Appendix A
Draft Amendments

1.Text Amendments to the Hantsport Municipal Planning Strategy to allow
household livestock in all residential and commercial zones.

Insert Section 3.2.5, below, in Part 3 of the Hantsport Municipal Planning
Strategy as a new section following Section 3.2.4:

3.2.5 Household Livestock

Residents have expressed a desire to raise livestock for personal enjoyment and as
a sustainable food resource to alleviate food insecurity. Council wishes to encourage
the raising of livestock for personal use.

GP-8
It shall be the policy of Council to establish regulations in the Land Use By-law for
household livestock in residential and commercial zones.

2.Text Amendments to the Hantsport Land Use By-law to allow household livestock
in all residential and commercial zones.

Insert Section 5.22, below, in Part 5 of the Hantsport Land Use By-law as a
new section following Section 5.21:

5.22 Household livestock shall be permitted in any residential or commercial zone
subject to the following:

(@) household livestock shall be contained within the limits of the lot by means of
fencing, enclosures or non-residential buildings;

(b) any structure containing livestock shall be considered an accessory building
and shall meet the requirements of Section 5.1 of this By-law;

(c) for purposes of this section, a lot may include multiple abutting properties
held by the same owner;

(d) the slaughtering of household livestock shall be permitted on the lot;

(e) for lots greater than five (5) acres, manure storage shall not be located
within:

(i) 50 ft (15.24 m) of an adjoining lot; and

(ii) 100 ft (30.48 m) of a water well or watercourse.

(f) the number of animals permitted on a lot shall be limited to:



(i) Lots up to and including %4 an acre (10,890 sq. feet)

e a combination of rabbits and chickens (including Roosters, Broilers, and

Laying Hens) to a total of five (5) animals.

(ii) Lots greater than Y4 acre (10,890 sq. feet) up to and including 5 acres
(217,800 sq. feet)

e a combination of rabbits and chickens (including Roosters, Broilers, and

Laying

(iii)Lots greater than five (5) acres (217,800 sq. feet) shall be limited to one
Household Livestock animal unit and one (1) additional animal unit for each

Hens) to a total of fifteen animals.

additional full acre to a maximum of eight (8) animal units.

Household Livestock
Animal Units

Cows 1
Dairy Heifers 1
Beef Cows 1
Beef Feeders (150 - 500 kg) 2
Veal calves 3
Miniature horses and ponies (<225 2
kg)

Sheep 4
Sows (Breeding/Gestation) 2
Sows (Farrow to Finish) 1
Sows (Farrow to Wean) 2
Weaners 3
Hogs (Feeders) 2
Laying Hens (whole year) 25
Broiler Chickens 25
Turkey Broilers (5 kg) 25
Rabbits (female including young) 20
Llamas/Alpacas 1
Ostriches/Emus 1

(g) The following animals shall not be permitted in the area regulated by the
Hantsport Land Use By-law:
Peacocks

Bulls
Minks

Guinea Fowl




Amend Section 9.1.1 of Part 9 of the Hantsport Land Use By-law by adding
the following use “the keeping of horses provided they are kept in a fenced
area with a minimum area of 0.4 hectares (44,560 sq. ft.) for each horse”
so that Section 9.1.1 reads as follows:

9.1.1 Permitted Uses
The following uses are permitted in this zone:

e all commercial uses

e artisan workshops

o oOffices

e medical clinic

e museums

e residential uses existing as of May 1, 2018

e residential uses in accordance with Section 9.1.5

e the keeping of horses provided they are kept in a fenced area with a minimum
area of 0.4 hectares (44,560 sq. ft.) for each horse

Amend Section 9.2.1 of Part 9 of the Hantsport Land Use By-law by adding

the following use “the keeping of horses provided they are kept in a fenced
area with a minimum area of 0.4 hectares (44,560 sq. ft.) for each horse.”

so that Section 9.2.1 reads as follows:

9.2.1 Permitted Uses
The following uses are permitted in this zone:

e all commercial uses

e artisan workshops

e Offices

e medical clinics

e museums

e residential uses existing as of May 1, 2018
e single detached dwellings

e two-unit dwellings

¢ multiple unit dwellings

e residential day care centres
e guest houses

e bed and breakfast homes

e boarding rooms



e the keeping of horses provided they are kept in a fenced area with a minimum
area of 0.4 hectares (44,560 sq. ft.) for each horse
e institutional uses existing as of date of amendment as follow:

Civic
Address
58 Main
Street

59 Main
Street
61 Main
Street

67 Main
Street

19 Chittick
Avenue

1 Oak
Street
3 Oak
Street
36 William
Street

5 Oak
Street

Owner

3262992 NOVA SCOTIA
LIMITED

Parish of Avon Valley Rector
Wardens and Vestry of Saint
Andrews Church

Roman Catholic Episcopal
Corporation

Municipality of The District of
West Hants

Municipality of The District of
West Hants

Municipality of The District of
West Hants

Use

Nursing Home

Place of Worship

Place of Worship

Department of  Public

Works

Food Bank

Fire Station
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Information Report to the Hantsport and Windsor Area Advisory Committees

To: Members of the Hantsport Area Advisory Committee (HAAC) and
Members of the Windsor Area Advisory Committee (WAAC)
Submitted by: Sara Poirier, Planner
Date: September 1, 2020 (HAAC) and September 3, 2020 (WAAC)
Subject: Short Term Rentals
1.0 LEGISLATIVE AUTHORITY
Municipal Government Act Section 214.
2.0 BACKGROUND
A group of Dalhousie University Master of Planning candidates completed a project
entitled “Impact of Short Term Rentals in the Region of Windsor and West Hants
Municipality” in April 2020 which provided the Planning and Development
Department insights into short term rentals in the Region.
3.0 DISCUSSION and DOCUMENT REVIEW
3.1 Short Term Rental Accommodations

A short term rental is a form of roofed accommodation that is offered to the
traveling public for less than 28 consecutive days, usually as a private dwelling or
room in a dwelling. In comparison, a long term rental is a form of housing that is
rented by a resident for over 28 days.

As an often less expensive alternative to renting a room in a hotel or motel, short
term rentals have become popular with tourists over the last decade. Due to that



3.2

popularity, communities across North America are finding that there are multiple
pros and cons that can be associated with short term rentals (Table 1).

Table 1: Potential Pros and Cons of Short Term Rentals

Pros Cons

Extra income for property owners May impact availability and / or
affordability of long term rentals

Encourages tourism and gives a more | Increase in nuisance complaints (i.e.
authentic experience of a community | noise, traffic, etc.)

Encourages renovations to older Threatened sense of community
homes identity

Threatened loss of community
services (i.e. libraries, grocery stores)

The Planning and Development Department have not received any specific
complaints about short term rentals in the Region to date. However, there have
been a few comments received from residents when accommodation type uses
were proposed in their neighbourhood. The comments include concerns about:

e safety, associated with the rapid turnover of renters; and
e increased noise, traffic and pollution which could take away from the rural
lifestyle.

The current planning documents in the Region do not recognize or regulate short
term rentals. The Development Officers would allow a short term rental in any zone
that permits a single unit dwelling and they have issued permits in the past for
accessory apartments or bed and breakfast establishments. Bed and breakfast
establishments are permitted as a home-based business.

Updates to the Provincial tourist accommodations legislation in Nova Scotia
includes the adoption of the Tourist Accommodations Registration Act (2020)
which requires that operators or hosts of short term rentals register their short term
rentals if they are not their primary residence. The Act defines a short term rental
as the “provision of roofed accommodations to a single party or group, for payment
or compensation, for a period of 28 days or less”. The Provincial website lists the
types of tourist accommodations that would need to be registered which includes
a: bed and breakfast, cottage or cabin, hostel, hotel, inn, manufactured (mobile)
home, motel, resort, vacation home, unusual lodging (i.e. a tiny home, yurt or
dome) or a room in a tourist home. It also states that campgrounds only need to
register if they offer roofed accommodations similar to cabins, cottages or yurts.

Dalhousie University Short Term Rental Report



Although the Planning and Development Department has not received any
complaints to date specifically regarding short term rentals, a lot of other
municipalities in Nova Scotia and North America have been feeling the impact of
short term rentals, particularly in residential zones, and are determining how to
regulate them. The Planning and Development Department asked Dalhousie
University planning students to investigate the impact that short term rentals may
have in the Region and whether regulations should be adopted to control these
uses before potential issues arise.

The Dalhousie University report (2020) discusses the residential real estate market
and tourism in the Region, explores short term rental trends across Canada and
Nova Scotia, and provides an impact assessment on housing, traditional lodging
and heritage, before summarizing findings and making recommendations for the
Region.

There are three types of hosts of short term rentals as specified in the report.
These are:

(1) Principal residents - residents who are renting out a room or live on the same
property

(2) Owner of seasonal dwelling — residents who rent out their home or cottage
seasonally when they are not occupying it

(3) Commercial property owners — property owners who solely use the property
as a short term rental

The planning students determined that there are currently 59 short term rentals
available in the Region, concentrated in the communities of Vaughan, Windsor
Forks, Windsor / Falmouth. These rentals are available for an average of 217 days
per year, rent for an average daily rate of $142, and earn their hosts an average
annual revenue of $14,335.

The report discusses the methods that other municipalities are using to regulate
short term rentals. These include:

Table 2: Methods Used to Regulate Short Term Rentals

Method Description

Business licenses A municipality requires the short term rental to apply
for a license to operate. Many municipalities put a
limit on how many business licenses are available
per year and charge a fee for the license.

The business license ensures the municipality is
aware of the business to be able to track non-




compliance. The municipality can also create
requirements prior to receiving a license such as
requiring a fire inspection.

Platform regulations A municipality or province can require the platforms
that advertise the short term rentals (i.e. Airbnb,
HomeAway, etc.) to register, adhere to specific
policies (i.e. displaying permit numbers) and pay a
fee to provide the service to tourists in the specific
area.

This method is typically seen in larger cities such as
Toronto where there are thousands of short term
rentals available.

Land Use By-law Municipalities can regulate short term rentals through
regulations their Land Use By-laws by listing short term rentals
as a specific use in certain zones, creating
restrictions including that the short term rental must
only be operated in a principle residence, and
requiring a separation distance between short term
rentals to ensure they do not dominate the land use
in a community.

e principle residence
only

e Separation distance
requirements

Any regulations that are created in the Land Use By-
law would need to be able to be enforced by the
Development Officer.

The Dalhousie University report concludes that short term rentals in the Region
are currently filing a gap where regular tourist accommodations such as
campgrounds or hotels/motels are not available. It also states that as short term
rentals are not currently causing problems in the Municipality, specific regulations
to deal with short term rentals are not necessary at this time.

The report provides three recommendations for the Region:

(1) Define short term rentals in the Land Use By-laws;

(2) Engage the public to gain an understanding of community attitudes towards
short term rentals; and

(3) Monitor the signs that short term rentals are impacting the community
including new tourism attractions, decline in rental housing vacancy, increase
in rental housing costs, increase in housing costs, construction of purpose



3.3

built short term rentals, and increased number of commercial operators of
short term rentals.

Regional Planning Documents

The planning documents for the Region are the Hantsport, West Hants and
Windsor Municipal Planning Strategies and Land Use By-laws. Staff reviewed
these planning documents for policies regarding housing, tourist accommodations
and home-based businesses.

The Hantsport Municipal Planning Strategy (HMPS) includes a goal of “providing
housing opportunities to encourage new residents”to the area. Policy 4.11.1 of the
West Hants Municipal Planning Strategy (WHMPS) states that Council shall
“encourage the provision of housing adequate to meet the needs of all citizens of
West Hants. Affordable housing, special-needs housing and rental
accommodation shall be encouraged to develop in a manner that is sensitive to
the needs of the community and those being served.” The Windsor Municipal
Planning Strategy (WMPS) outlines specific principles for development in the
community of Windsor including providing more flexibility in allowing the
consideration of mixed-use development and encouraging compact residential and
commercial growth.

All of the planning documents encourage home-based businesses by permitting
these uses in dwellings or buildings accessory to a dwelling, with certain
restrictions to minimize impacts on adjacent residential uses. A summary of the
regulations on home-based businesses can be found in Table 3.

Table 3: Regulations on Home-Based Businesses

Hantsport LUB West Hants LUB Windsor LUB

Total Floor Up to 25% or Growth Centre and | Up to 25% to a
Area of the 538.2 ft2 (50 m?), | Village designation: | maximum of 500
Dwelling and | Whicheverisless | Upto25%toa ft? (46.45 m?)
Accessory maximum of 500 ft?

Building (46.45 m?)

Hamlet, Agriculture
and Resource
designations:

Up to 25% to a
maximum of 1,000
ft2 (92.90 m?)
Exterior Cannot change the exterior of the building
Appearance

Employees Up to two (2) assistants that are not residents of the property




Parking One (1) off street One (1) off street parking space for every
parking space for | 200 ft*> (18.58 m? occupied by the
every 269.1 ft*> (25 | business

m?) occupied by
the business
Additional Specifically lists the types of uses that can
be considered as a home-based business
and lists those uses that cannot

In the West Hants and Windsor planning documents a bed and breakfast
establishment can be considered as a home-based business. Bed and breakfast
establishments are not subject to the size requirements similar to other home-
based businesses and can rent up to four (4) rooms to the traveling public. In
Hantsport, bed and breakfast establishments are permitted in the Two Unit
Residential (R-2) and Mixed Commercial / Residential (C-2) Zone subject to
specific requirements.

An accessory apartment is defined as “a self-contained dwelling unit within or
attached to a main dwelling in such a way as to maintain the appearance of the
structure as a single unit dwelling”. The West Hants and Windsor planning
documents permit one (1) accessory apartment in the residential zones (except
the Rural Residential (R-4) and Manufactured Home Park (MHP) Zones in the
West Hants documents) within or attached to the main dwelling. The West Hants
planning documents restrict accessory apartments to 700 ft*> (65.03 m?) of floor
area and they are restricted to 25% of the total floor area in Windsor. Accessory
apartments are not defined or listed as a permitted use in any zone in Hantsport,
however secondary suites are permitted as per the Building Code.

In Hantsport, new residential uses are permitted in the Commercial (C-1) zone
provided they do not occupy more than 50% of the gross floor area of the structure
and are located above, behind or below a commercial use, office, museum, or
medical clinic which has frontage on the street. All types of residential uses are
permitted in the Mixed Commercial / Residential (C-2) Zone.

In West Hants, a variety of tourist accommodations are permitted in the
commercial zones. Residential uses are permitted in the same building as the
commercial use in the commercial zones. Seasonal dwellings on private roads are
permitted in the General Resource (GR) zone. Campgrounds and ski lodges are
permitted in the Recreational Commercial (RecC) zone.

In Windsor, mixed use commercial / residential development can be considered by
Council in the Residential designation by development agreement. There are a
variety of commercial designations and zones established in Windsor which permit
a range of commercial uses, tourist accommodations and entertainment uses.
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Although commercial uses are to be the predominant use in these areas,
residential uses are permitted with some restrictions.

Housing in the Region

The 2016 census reported a population of 15,368 in West Hants and a population
of 3,648 in Windsor, bringing the Regional population to approximately 19,000
residents. The population density per square kilometer of West Hants in 2016 was
12.4 and for Windsor was 400.6.

Only 13% of the population in West Hants rent whereas 87% own their homes.
The majority (89%) of homes in West Hants are single detached dwellings.
Comparatively, in Windsor, 55% of the population rent compared to 45% of
residents that own their homes. Almost half (48%) of the homes in Windsor are
single detached dwellings, 38% are apartments under five (5) stories in height and
13% are semi-detached, row houses, or apartments in a duplex.

Affordable housing is defined as spending 30% or less of your gross income on
good quality shelter. Table 4 shows a comparison of the percent of households
living in an unaffordable housing situation. In Nova Scotia, 12% of owner
households and 43% of tenant households live in an unaffordable housing
situation. In West Hants, 14% of owner households and 37% of tenant households
spend over 30% of their income on housing. Whereas, in Windsor, 17% of owner
households and 52% of tenant households are in an unaffordable housing
situation.

Table 4: Percent of Households Spending 30% or more on Shelter Costs

2016 Census Data Nova Scotia West Hants Windsor

Percent of owner households
spending 30% or more of its income 12% 14% 17%
on shelter cost

Percent of tenant households
spending 30% or more of its income 43% 37% 52%
on shelter cost

Discussion

The intention behind short term rentals was to normalize a type of home share
model where someone could rent out an extra room in their house, or their whole
house if they were going away on vacation. The problem now is that online
platforms are making it easier to advertise these rentals, making it more convenient



for people to become commercial operators by converting their long term rental
units into short term rental units or by purchasing or building single unit dwellings
to specifically convert them to short term rentals.

Planning and Development Department staff discussed the Dalhousie University
report, the planning documents, the current housing situation in the Region, and
potential options for consideration.

The Planning and Development Department proposes that the definition of short
term rentals for the Region be “Short Term Rental means a form of accommodation
that is offered to the traveling public for less than 28 consecutive days within a
private dwelling.” This definition specifically ties short term rentals to dwellings to
ensure short term rentals in residential areas are compatible with surrounding
community. As tourist accommodations such as hotels, motels and campgrounds
are permitted in a variety of zones across the Region already, this definition will
allow Council to explicitly state that short term rentals must be within a dwelling
when they are permitted in a zone.

To ensure that the majority of short term rentals that are being developed in
residential areas are accessory to residential uses and operated by principle
residents, staff believe short term rentals should be permitted as home based
businesses in the Regional Municipality. This would allow a resident to earn extra
income from renting out a space in their home or on their property for a short term
rental but would also ensure that short term rentals have minimal impact on the
surrounding neighbourhood. Development permits are required from the Planning
and Development Department to operate a home-based business and they would
be restricted to certain requirements as described in Table 3.

As approximately half (52%) of the population in Windsor rent and over half (52%)
of those residents that rent are already facing an unaffordable situation, staff
believe that short term rentals as the main use of the lot should be prohibited in
the community of Windsor. Prohibiting stand alone short term rentals in Windsor
will ensure that the challenges facing residents that rent in Windsor are not further
exacerbated. If short term rentals were permitted as the main use of the lot in
Windsor they could increase the cost and decrease the availability of long term
rentals in the community.

In West Hants and Hantsport, staff request direction on whether short term rentals
should be permitted as the main use of the lot in residential zones. The residential
zones are intended to accommodate future residential growth. If stand alone short
term rentals are permitted in residential zones it would permit a property owner to
rent out their entire property instead of just the portion of the property as permitted
by the home-based business regulations. Any purpose-built short term rental in a
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residential zone would need to meet the requirements of the underlying zone to
ensure compatibility with the surrounding neighbourhood.

In West Hants and Hantsport, short term rentals as the main use of the lot should
be permitted in commercial areas where residential uses and other tourist
accommodations are permitted. The Resource and Agricultural zones in West
Hants were intended to have resource and agricultural uses as the dominant land
use. Staff request direction on whether the committees and Council would also like
to permit stand alone short term rentals in the Resource and Agriculture zones.

Planning and Development Department staff discussed having further restrictions
on short term rentals such as separation distances, time limits (i.e. 150 days per
year), lot requirements (i.e. one short term rental per lot), fire inspection or proof
of insurance. As there are already specific requirements of home-based
businesses, bed and breakfast establishments, and other commercial uses in the
commercial zones staff do not believe that stand alone short term rentals should
have to meet any further requirements. Staff would require direction if specific
restrictions on short term rentals are to be pursued.

Community engagement would be required to gain an understanding of community
attitudes towards short term rentals. It would allow staff to determine how different
communities feel about short term rentals as home-based businesses and as
stand alone operations in residential zones, and if they would like further
requirements placed on short term rental hosts prior to being able to operate in the
Region.

OPTIONS
Option 1: Business as Usual

Continue permitting short term rentals in zones that permit single unit dwellings as
a single unit dwelling, accessory apartment or bed and breakfast establishment.

Option 2: Follow Dalhousie University Report Recommendations

(i) Define short term rentals in the Land Use By-laws (Note: if a term is defined
in the LUB and then it is not listed as a permitted use in a zone, it is
purposely excluded from being permitted in that zone, and this can be
extended to all zones)

(i) Engage the public to gain an understanding of community attitudes towards
short term rentals

(iif) Monitor the signs that short term rentals are impacting the community



4.3 Option 3: Additional Considerations to the Dalhousie University Report
Recommendations - Recommended

(i) Engage the public to determine their opinion on short term rentals and
appropriate regulations

(i) Define short term rentals in the Land Use By-laws

(iif) Consider permitting short term rentals as a home-based business in the
Regional planning documents which would restrict short term rentals to an
accessory use to residential uses

(iv) Prohibit short term rentals as the main use of the lot in all areas in Windsor

(v) Determine where short term rentals should be permitted as the main use of
the lot in West Hants and Hantsport

(vi) Determine if specific regulations are required for short term rentals and
determine how these will be administered and enforced

(vii) Monitor the signs that short term rentals are impacting the community

5.0 FINANCIAL IMPLICATIONS

There are no financial implications associated with the filing of this report.

6.0 CONCLUSION

This report gives the HAAC and WAAC options to discuss and consider on how to
accommodate short term rentals in the Region. Staff requires direction from the
Committees on the following items:

e What are the Committees thoughts on:
o permitting short term rentals as home-based businesses?
o prohibiting short term rentals as the main use of the lot in Windsor?
o permitting short term rentals as the main use of the lot in the
residential areas elsewhere in the Region?
e What options (if any) staff should move forward with?

Report Reviewed by:

Madelyn LeMay, Director, Planning and Development
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