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SUBJECT:  
Review of Bed and Breakfast and Farm Vacation Provisions in the Township of Uxbridge

BACKGROUND:   
The purpose of this report is to review the current policies and regulations for bed and breakfasts and farm vacations in the Township of Uxbridge with the view of updating the provisions regarding bed and breakfast establishments and introduce new provisions permitting Farm Vacations.  This review involved:

- Reviewing Provincial, Regional and Township policies relating to permitting bed and breakfasts and farm vacations in the Township

- Reviewing Township and Ontario Building Code regulations relating to bed and breakfasts and farm vacations and;

- Reviewing requirements of surrounding municipalities relating to bed and breakfasts and farm vacations;

to allow for recommendations on potential improvements to the policies and regulations relating to bed and breakfasts and farm vacations in the Township.  As part of the review of surrounding municipalities requirements, the following municipalities were consulted:
-  All the municipalities of Durham Region

-  Rural municipalities of York Region (King, Whitchurch-Stouffville, Georgina, Aurora,   Newmarket) 

-  Niagara-on-the-Lake

This consultation involved discussions with municipal staff or consulting their respective municipal documents.  
RESEARCH:
Review of Provincial Policy and Regulations
Greenbelt Plan

Within the Greenbelt Plan, bed and breakfasts, like home occupations/home industries could be considered “secondary uses”. Such uses are permitted within specialty crop areas, prime agricultural areas and rural areas of the Protected Countryside Area. It should be noted that bed and breakfast establishments as well as farm vacations support the purposes of the rural area of the Greenbelt plan to provide open space, recreation and tourism opportunities. Farm vacations also support the purpose of prime agricultural areas in the Greenbelt as they do not interfere with agricultural operations and only increase a farmer’s potential for income and thus enhance the farm operation.
Oak Ridges Moraine Conservation Plan (ORMCP)
Within the ORMCP, bed and breakfast establishments and farm vacations are permitted within Natural Core Areas, Natural Linkage Areas, Countryside Areas and Settlement Areas along with any accessory uses. Ecological considerations must be taken into account accordingly, however, it should be noted that the existence of bed and breakfast establishments or farm vacations would likely only have minimal impacts on the environment. Bed and breakfast establishments are defined as “an establishment that provides sleeping accommodation (including breakfast and other meals, services, facilities and amenities for the exclusive use of guests) for the traveling or vacationing public in up to three guest rooms within a single dwelling that is the principal residence of the proprietor of the establishment.” Farm vacation homes are defined as “an establishment that provides sleeping accommodation (including participation in farm activities, meals, services, facilities and amenities for the exclusive use of guests) for the traveling or vacationing public in up to three guest rooms within a single dwelling that is located on a farm and is the principal residence of the proprietor of the establishment.”
Ontario Building Code

The Ontario Building Code deals with bed and breakfasts in terms of the number of occupants rather than the number of guest rooms. Once a dwelling hosts more than 4 guests there is a requirement that the building have fire separations between bedrooms and additional exits may be required. Therefore, the Township can define the amount of guest rooms permitted in a bed and breakfast or farm vacation but should make sure that owners are aware that the Ontario Building Code defines bed and breakfasts by occupants and their dwelling may require renovations to be up to the Building Code should they plan on hosting upwards of 4 guests.
Review of Regional and Township Policy and Regulations

Region of Durham Official Plan      
 The Regional Plan permits bed and breakfast establishments and farm vacations as secondary uses in prime agricultural areas, major open space areas and as accessory uses to residential dwellings in the Oak Ridges Moraine. The definition of bed and breakfast establishments and farm vacations is the same in both the Regional Plan and the ORMCP.                                                                                                                                                                                                                                                                                                                                                                                            

Township of Uxbridge Official Plan

Provisions for bed and breakfast establishments are listed in Table 2.2 within section 2.5.3 and are as follows:

Home occupation uses and bed and breakfast establishments shall be permitted in accordance with the regulations of the zoning by-law and the following policies:

a) the home occupation or bed and breakfast use is clearly secondary to the residential use of the property

b) the property is the principal residence of the person operating the use
c) adequate parking can be provided
d) the use is subject to site plan control; and, 
e) bed and breakfast establishments are located only in single detached dwellings
Township of Uxbridge Zoning Bylaw
Bed and breakfasts are interpreted to fall under the category of a “single family dwelling” according to Zoning By-law 81-19. The definition of a single family dwelling is a dwelling house containing a maximum of one dwelling unit and occupied by not more than one family. The interpretation of the definition of “family” allows bed and breakfasts to be considered single family dwellings as a “family” within our zoning bylaw allows for two boarders which can be understood as two designated guest rooms for a bed and breakfast. As such, bed and breakfasts would be permitted in the Environmental Protection (EP) Zone, Recreational Open Space (OS) Zone, Rural (RU) Zone, Residential Cluster (RC) Zone, Estate Residential (ER) Zone, Shoreline Residential (SR) Zone, Hamlet Residential (HR) Zone, Residential First Density (R1), Residential Second Density (R2), Residential Multiple Density (RM) and Residential Holding (RH).                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  
Comparison with Other Municipalities
Guest Rooms
The first point of departure between the Township of Uxbridge and other municipalities is the difference between the number of rooms allowed within a bed and breakfast in the Township versus that which is allowed in other municipalities. Currently, the Township allows only 2 dedicated guest rooms per bed and breakfast whereas most other municipalities offer 3 or more. (It should be noted that the Regional Official Plan and the Oak Ridges Moraine Conservation Plan define Bed and Breakfasts as having a maximum of three rooms). The table on the following page summarizes the differences in guest room standards among municipalities. 

	Maximum Number of Guest Rooms per Bed and Breakfast*

	Uxbridge
	Brock
	Scugog                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                         
	Whitchurch-Stouffville
	Clarington
	Aurora
	Oshawa
	King
	Georgina

	2
	4
	2
	3
	3
	3
	3
	3
	5
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Neighbourhood Compatibility     
A second point of difference is a provision that a bed and breakfast must be “compatible” with the surrounding area. Although these sentiments are generally reflected in the intent of multiple policies and values in the Township, there is no specific requirement for bed and breakfast establishments in Township documents. The table below summarizes which municipalities have specific provisions for compatibility between Bed and Breakfasts and the surrounding neighbourhood.

	Municipalities that have provisions for Bed and Breakfast’s and neighbourhood compatibility*

	Uxbridge
	Brock
	Scugog
	Oshawa
	Newmarket
	Ajax
	Georgina
	King
	Aurora
	Whitchurch-Stouffville
	Clarington

	No
	No
	Yes
	Yes
	Yes
	Yes
	No
	No
	No
	No
	Yes


    *All information was obtained from the respective municipal documents
Parking Space Requirements
Currently, bed and breakfasts in the Township of Uxbridge generally fall under a residential or rural zoning in which parking is required for the dwelling unit itself, not taking into account the bed and breakfast establishment. There are no specific parking requirements for a bed and breakfast.  In a report to the Town of Whitby, MMM Group recommended a specific requirement of 1 parking space be provided for each guest room of the bed and breakfast.  Below is the municipalities consulted known to require 1 parking space per guest room:
· Oshawa 

· Whitby 

· Whitchurch-Stouffville

Other municipalities generally only require that “adequate” or “sufficient” parking be provided without a specific number of spaces required.
Outdoor Amenity Space
A number of municipalities also have requirements for outdoor amenity area associated with the bed and breakfast establishment. One such requirement is found in Clarington in which at least 30% of the front yard must be retained as landscaped open space. Whitchurch-Stouffville’s bylaw requires a minimum of 37 sq. metres (400 sq. feet) of outdoor amenity space to be available for use by guests. Outdoor amenity space can be comprised of a landscaped yard, patio, verandah, porch, pool or any combination thereof.
Accessory Uses to Bed & Breakfasts and Farm Vacation Homes
The ORMCP permits uses that are deemed complementary to bed and breakfast establishments and farm vacation homes. It establishes within its definitions that “other meals,” “services” and “amenities” may be provided within bed and breakfasts and farm vacations for the exclusive use of guests. The Greenbelt Plan is not as specific relating to accessory or complementary uses but allows home occupations and businesses which are classified generally as “secondary uses”. Possible interpretations of accessory or complementary uses could include spas or other meal services for the exclusive use of guests.
Farm Vacations (Farm Stays, Working Vacations)

The Development Services Department was interested in pursuing information about how to make a distinction between bed and breakfast establishments and farm vacations. In our research it was found that almost none of the area municipalities make a distinction between the two. Whitchurch-Stouffville does make a distinction within the definitions of the uses themselves in which a farm vacation is specified as being “on a farm” whereas a bed and breakfast establishment has no such specification. Bed and Breakfast establishments also require 1 parking space per guest room whereas a farm vacation does not require parking spaces on a guest room basis. A report published by Dr. Wayne Caldwell from the University of Guelph on agri-tourism businesses in Ontario made it clear that farm vacations and other agri-tourism businesses can be essential to a farmer’s viability and should be encouraged within agricultural areas as long as all necessary conditions are satisfied.
ANALYSIS:

It can be said that the current provisions for bed and breakfast and farm vacation developments are similar to the requirements of other municipalities. However, the Township of Uxbridge does seem to also be lacking a number of provisions for bed and breakfast establishments that are found in other municipalities. These differences mainly include the number of guest rooms allowed, required parking spaces and requirements for accessory or complementary type uses. These issues could be addressed within a proposed zoning bylaw amendment. The issue of compatibility between bed and breakfasts and the surrounding neighbourhood could potentially be addressed as an additional policy within the current Official Plan review.

RECOMMENDATIONS:   

That the report DS 04/10 re: Review of Bed and Breakfast and Farm Vacation Provisions in the Township of Uxbridge be received and the Committee request staff to prepare a zoning bylaw amendment for bed and breakfast establishments and farm vacation homes for consideration at a public meeting that addresses the following items:




- Increasing the number of guest rooms to a maximum of three guest rooms; 
-Establishing specific parking requirements for bed and breakfasts at 1 space per guest room;
-Establishing a standard for outdoor amenity space

- Introduce definitions for bed and breakfast establishments and farm vacations 
- Establish that bed and breakfasts and farm vacations would have to meet the regulations for permitted residential uses for the applicable zone

- Establish permitted complementary uses to bed and breakfasts and farm vacations
__________________________

*All figures obtained from respective municipal documents (standards for Newmarket and Whitby could not be determined)








