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Meeting of October 1, 2007 File No.: MA-LUB-2007.1 

To: Mayne Island Local Trust Committee 
 

  
From: Robert Kojima 

Island Planner 
Local Planning Services 

  

Re: Commercial Accommodation Zoning 
 
Preliminary Report 
 
BACKGROUND: At the regular meeting of July 23, 2007 the Mayne Island Local Trust 
Committee (LTC) asked staff to prepare options for zoning of commercial guest 
accommodation units.  This report will summarize the current zoning and potential for 
commercial guest accommodation, identify potential impacts of the current development 
potential, and outline zoning options.  As the LTC has recently adopted a revised official 
community plan (OCP), the analysis will focus primarily on zoning options that would be 
consistent with existing policy.  This report discusses only what is sometimes referred to 
as indoor commercial guest accommodation1, and does not address bed and breakfast 
home occupations, campgrounds or vacation rentals.  
 
CURRENT POLICIES AND REGULATIONS: 
 
Islands Trust Policy Statement: 
 
Directive Policies 
5.2.3 Local trust committees and island municipalities shall, in their official community 

plans and regulatory bylaws, address policies related to the aesthetic, 
environmental and social impacts of development. 

 
5.2.4 Local trust committees and island municipalities shall, in their official community 

plans and regulatory bylaws, address any potential growth rate and strategies for 
growth management that ensure that land use is compatible with preservation 
and protection of the environment, natural amenities, resources and community 
character. 

 

                                            
1 Hotels, inns, resorts, and lodges that offer guest accommodation in enclosed rooms or self-contained 
cabins are included in the indoor commercial accommodation category.  The two locations zoned for 
‘Country Guest House’ use are included in this category. 
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5.2.5 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address means for achieving efficient use of the 
land base without exceeding any density limits defined in their official community 
plans. 

 
5.7.2 Local trust committees and island municipalities shall, in their official community 

plans and regulatory bylaws, address economic opportunities that are compatible 
with conservation of resources and protection of community character. 

 
Mayne Island Official Community Plan 
 
Relevant OCP policies and DPA provisions are attached. 
 
Mayne Island Land Use Bylaw 
 
Relevant zoning regulations are attached. 
 
ISSUES SUMMARY: 
   
Existing Inventory 
An inventory of existing and potential tourist accommodation in the southern gulf islands 
was prepared in 20052.  This report indicated that, as of 2005, there were 4 tourist 
accommodation operations on Mayne, offering a total 37 tourist accommodation units3.  
A current (2007) update to this inventory indicates that the number of units has 
increased to approximately 58.  The increase is attributable to the redevelopment and 
expansion of the Mayne Inn (please see Table 1 below).  The bulk of the existing 
inventory is in four operations: The Blue Vista (8 units), the Mayne Inn (26 units when 
complete), the Oceanwood Inn (12 units), and the Springwater (9 units in total).   
Development Potential 
There is a significant amount of unrealized potential on several of the lots currently 
zoned C2.  With full build-out the number of units could potentially more than triple to 
196 (without subdivision) or 211, with subdivision.  As there are currently approximately 
58 commercial guest accommodation units available (or under construction in the case 
of the Mayne Inn), full bould-out would represent an increase of 138 or 153 units 
respectively.  The bulk of the unrealized development potential is in two locations: the 
“Bennett” property in Miners Bay and “Marisol Village” in Bennett Bay.  The first property 
is a largely undeveloped waterfront property located on the southern approach to 
Miners Bay, and could be developed with up to 61 units without subdivision.  Marisol 
currently is developed with 13 small dwellings, most of which are used as residences, 

                                            
2 Southern Gulf Islands Accommodation Inventory and Accommodation Policy Assessment.  2005.  
Islands Trust.  The document can be viewed at: 
http://islandstrust.bc.ca/ltc/ma/pdf/marptsgulfislandsaccomminventory2005.pdf  
3 A ‘tourist accommodation unit’ was defined in the report as either: one enclosed room or a suite of 
rooms in an indoor commercial accommodation operation.  This term is similarly defined in the Mayne 
Island Land Use Bylaw. 
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either seasonally or permanently, but which could be developed with up to 53 tourist 
accommodation units.  
 
Table 1 - 2007 Commercial Guest Accommocation Inventory and Potential 

NAME
CURRENT 

TOTAL ZONE
C2 AREA 
(ACRES)

UNIT 
POTENTIAL 

POTENTIAL 
ADDITIONAL 

UNITS (NO SUB.)
MIN. LOT 

AREA

SUB. 
POTENTIAL 
(# OF LOTS)

TOTAL 
POTENTIAL 

UNITS (WITH 
SUB.)

Blue Vista Resort 4 C2 0.35 5 1 1 acre 0 5
Blue Vista Resort 4 C2 0.35 5 1 1 acre 0 5
Mayne Inn* 26 C2 2.9 26 0 1 acre 2 26
The Oceanwood Country Inn 12 CGH-B 10.2 12 0 10 acres 0 12
The Springwater Lodge 5 C2 0.8 11 6 1 acre 0 11
The Springwater Lodge 4 C2 1 15 11 1 acre 0 15
Marisol Village 3 C2 4 53 50 1 acre 4 60
Troubadour 0 CGH 4.1 8 8 5 acres 0 8
Bennett Property 0 C2 4.7 61 61 1 acre 4 69

Total 58 196 138 211

* Limited to 26 units by covenant

 
Zoning Regulations 
 
The existing zoning regulations establish several limits on density for tourist 
accommodation uses in the C2 zone: 
 

1. There is a maximum floor area limit for tourist accommodation uses of 1630 m2 
per hectare. 

  
2. There is a total floor area limit of 1630 m2 per hectare for all uses in three 

locations in the C2 zone4. 
 

3. The maximum number of units is established at 37 per hectare (15 per acre) for 
the first hectare and 27 per hectare (11 per acre) for any additional lot area over 
1 hectare. 

 
4. Individual tourist accommodation units are limited to a maximum floor area of 

61m2 (657 ft2) per unit. 
 

5. There is a maximum floor space ratio of 0.25.   
 
The nature of these regulations makes it difficult to categorically determine the 
maximum development potential for each property.  However, the limit on the maximum 
number of units establishes a ceiling in terms of tourist units.  For example, the 
“Bennett” property would be limited to a maximum 3100 m2 (33,374 ft2) of floor space in 
all uses, and a maximum of 61 units (an average of 547 ft2 each if there are no other 
uses on the lot). 
 

                                            
4 Blue Vista, Marisol, “Bennett” property 
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Potential Impacts 
 
The existing zoning would permit significant levels of additional tourist accommodation 
development.  The introduction of new development permit provisions for the form and 
character of commercial development provides controls on the general appearance, 
layout and landscaping of future development.  The revised guidelines encourage low 
profile buildings, architectural variety, a mix of building types and protection of views.  
However, the use of development permits does not limit the overall density, and the 
potential impacts of new development could still be quite significant in terms of traffic, 
noise, water use, changes to existing development patterns and neighbourhood 
character, and overall visual impact.  The existence of development permit areas may 
also create the impression that the LTC has discretionary control over new 
development, which is not the case.  If a development permit application is consistent 
with the form and character guidelines established for that DPA, the LTC is under an 
obligation to approve the permit. 
 
Occupancy and Tenure 
 
In addition to density, the current C2 zoning regulations do not define length of 
occupancy.  In order to address this, the OCP includes a new policy (2.4.2.2), which 
directs the LTC to consider regulating the length of stay for visitor accommodation units, 
with provisions for long term stays for work crews.  This may be a concern as the 
current industry practice is to develop new commercial tourist accommodation as 
fractionally owned stratas.  This makes sense from the developer’s perspective, as it 
allows for the quick recovery of the significant costs associated with development.  It 
can result, however, in the development of accommodation that is something of a hybrid 
between traditional resorts and vacation residences.  Under the fractional ownership 
model, individual units are sold as stratas, typically in quarters; in other words, a 
purchaser buys one quarter of a unit in a strata plan.  With this comes the right to 
occupy the unit one quarter of the time, and if the owner chooses not to occupy the unit 
for that time it can be rented, either privately or through a rental pool.  These 
developments are typically marketed as both an investment and as vacation homes.  As 
a result, many of the units are not available for rent to visitors at all times, including 
during peak summer weeks.  What the community plan and the zoning may have 
intended to be for “tourist accommodation”, i.e. providing transient accommodation for 
travelers, may end up being a combination of vacation cottages and units that are 
available for occasional rent. 
 
The LTC cannot regulate the tenure of land; in other words cannot use zoning to 
prohibit strata titling.  Zoning can, however, control use, including the definition of 
“tourist accommodation unit”.  Many bylaws define tourist units in such a way as to 
establish an explicit length of time which an owner may occupy a unit.  If the LTC 
establishes an acceptable level of future density for tourist accommodation, then the 
LTC should also ensure that the future development results in units available for tourist 
use by amending the zoning definitions. 
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Zoning Options 
 
The OCP establishes several objectives and policies with respect to visitor 
accommodation: 
 

1. Ensure a supply of safe and healthy accommodations. 
  

2. Disperse accommodation to minimize impact on rural character. 
 

3. Ensure that accommodations can be adequately serviced. 
 

4. Disperse visitor accommodation at a low density. 
 

5. Prohibit high impact destination recreational facilities. 
 
With these policy guidelines in mind, the LTC should consider the existing C2 zoning in 
terms of: 
 

1. Whether or not the existing development potential is adequate in terms of the 
overall number of potential units. 

  
2. The appropriateness and potential impacts of development at the existing zoned 

locations and densities.  Specifically, the two locations with the bulk of the 
unrealized potential would appear contrary to the intent of the OCP objectives 
and policies for low density, dispersed visitor accommodation. 

 
Without revisiting the OCP, the LTC has a number of options in terms of amending the 
existing zoning: 
 

1. Status Quo: maintain existing density and uses.  This option would rely on 
existing regulations to address density and use, in combination with the revised 
development permit area provisions to address the visual impacts of new 
development. 

  
2. Regulate occupancy: it is suggested in the OCP (policy 2.4.2.2) that the LTC 

regulate the length of stay in units.  This would ensure that units are available for 
visitor accommodation. 

 
3. Rezone to limit density on certain sites: this option is based on the fact that there 

are two properties with a significant amount of unrealized development potential, 
and the future development of these sites could have significant negative impacts 
on neighbouring properties.  OCP policy 2.4.2.1 supports zoning for low density 
visitor accommodation; consequently, the LTC could consider zoning for lower 
densities at these selected sites without further amendment to the OCP.   
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4. Reduce density throughout C2 zone: under this option, the LTC would essentially 
consider that the current C2 density provisions are too high and amend the 
zoning to reduce the density.  This would also be supported by OCP policy 
2.4.2.1.  For example, by reducing the total number of guest accommodation 
units per hectare.  This would affect all C2 properties equally; however, the LTC 
could consider site specific provisions to permit the existing level of development 
so properties are not rendered non-conforming. 

 
5. Amend density provisions to provide greater flexibility: the zoning provisions 

institute a number of different limits on density, including total floor area, number 
of units and floor space ratio.  These limits serve to constrain options in terms of 
constructing larger units and instituting other permitted uses, without limiting the 
number of units that can be developed.  The LTC could consider amending one 
or more of these provisions, for example allowing larger units to be constructed.  
This option could be considered in conjunction with reducing the permitted 
number of units. 

 
6. Country Guest House zoning: the existing country guest house zoning is 

essentially site specific zoning for two particular locations.  The current scheme 
of having two separate zones for the two locations is cumbersome and repetitive.  
The zoning could be more simply accommodated in a single zone with site 
specific provisions.  Also, the zoning for the ‘Troubadour’ location should be 
reviewed with the owner, as it is not currently used as conventional tourist 
accommodation. 

 
Once the LTC has considered the appropriate options, staff can be directed to draft the 
appropriate zoning provisions. 
 
 
Respectfully submitted by: 
 
   

 
 

September 21, 2007 
Robert Kojima  Date 

 
Attachments 
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Attachment 1 - OCP Policies 
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Attachment 2 – C2 Zoning Regulations 
 

9.10 COMMERCIAL ACCOMMODATION ZONE - C2  
 

9.10.1 Permitted Uses 
 

The following uses and no others are permitted in areas designated 
as Commercial Accommodation C2: 

 
(1) Tourist accommodation in hotels, motels, lodges and inns 
(2) Accessory dwelling unit for the accommodation of the owner, 

operator or employee of a permitted tourist accommodation 
use 

(3) Accessory restaurant, cafe, and premises licensed under the 
Liquor Control and Licensing Act 

(4) Retail sales uses in connection with a permitted tourist 
accommodation use 

(5) Public service uses 
(6) Parks 
(7) Utility lines and poles 
(8) Accessory uses, buildings and structures 

 
9.10.2 Despite subsection 9.10.1, the only uses permitted on lands legally 

described as: 
BL 116 

(1) Lot 14, Section 9, Mayne Island, Cowichan District, Plan 15114 
(2) Lot 15, Section 9, Mayne Island, Cowichan District, Plan 15114 
(3) Lot A, Section 9, Mayne Island, Cowichan District, Plan 6587 
(4) Part of the East 10 Chains of the Fractional South West ¼, 

Section 12, Mayne Island, Cowichan District, Except Part in 
Plans 13929, 15136, 21821, and 44664 

 
are those referred to in articles 9.10.1(1), (2), (4), (5), (6), (7) and (8). 

 
9.10.3 Density 

 
(1) One accessory dwelling unit is permitted per lot. 
(2) The total floor space for all purposes must not exceed 2,500 

m2 per hectare of lot area, of which not more than 1,630 m2 
may be tourist accommodation use and not more than 20 m2 
accessory retail sales area. 

(3) Despite article (2) the total floor space for all purposes on 
lands referred to in subsection 9.10.2 is 1,630 m2 per hectare 
of lot area of which not more than 70 m2 may be accessory 
retail sales area. 

(4) The total number of tourist accommodation units must not 
exceed 37 per hectare in respect of the first hectare of any lot 
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and 27 per hectare in respect of any additional lot area over 1 
hectare. 

(5) Individual tourist accommodation units must not exceed 61 m2 
in floor area. 

(6) The maximum number of buildings accessory to a permitted 
tourist accommodation use is 4. 

(7) The floor space ratio must not exceed 0.25. 
 

9.10.4 Lot Coverage 
 

(1) Lot coverage by buildings and structures must not exceed 
20% of the lot area. 

 
9.10.5 Siting of Buildings, Structures and Uses 

 
(1) No building or structure except a sign, fence or pumphouse 

may be sited within 8 metres of any lot line. 
(2) The general siting provisions in Part 4 apply in addition to 

those contained in this subsection. 
 

9.10.6 Height of Buildings and Structures 
 

(1) No principal building, dwelling unit, restaurant, cafe or 
premises licensed under the Liquor Control and Licensing Act 
may exceed 9 metres nor 2 storeys in height. 

(2) No accessory building or structure other than a dwelling unit 
may exceed 5 metres in height. 

 
9.10.7 Subdivision Requirements 

 
(1) No lot having an area less than 4000 m2 may be created by 

subdivision. 
 
 
 

 
 


