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ATTACHMENTS: 

Attachment A – Official Plan Policy: Sustaining 
Charlottetown’s Neighbourhoods 
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Attachment C – Secondary Suites  

Attachment D – Garden Suites  

Attachment E – Tourist Accommodations  

Attachment F – Parking Space Standards 

Attachment G – Appendix A. Definitions  

Attachment H – Public Feedback Support 
Recommendation  

Attachment I – Public Feedback Alternative 
Recommendation 

Attachment J – Public Feedback Oppose 
Recommendation 

Attachment K – Public Petitions  

Attachment L – Public Survey Results June 2019 

Attachment M – STR Report Urban Politics and 
Governance research group, McGill University   

Attachment N – Technical Background Report 

 
RECOMMENDATION: 
The Planning & Heritage Department recommends that the proposed amendments as follows: 

 

Official Plan amendments pertaining to: 

 

• Section 3.2 Sustaining Charlottetown’s Neighbourhoods; and  

• Section 4.5 Supporting Home Occupations. 
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and the Zoning & Development By-law amendments pertaining to: 

 

• Section 5.6 Secondary Suites; 

• Section 5.7 Garden Suites; 

• Section 5.11 Tourist Accommodations on Residential Properties; 

• Section 43.1 Parking Space Standards; 

• Appendix A. Definitions. 

 

be approved. 

 

Once Council provides direction on regulating Short-term Rentals (STR’s), staff will return with all 

the supporting regulatory documentation (i.e. Enforcement and Summary Proceedings and an STR 

Registration By-laws) to implement council’s direction including a proposed date when all by-law 

amendments will be in force and effect.  

 
BACKGROUND / ANALYSIS: 
In the summer of 2019, Council directed staff to undertake research, obtain public feedback and 

provide options on regulating short-term rentals (STRs) within the City of Charlottetown.  After 

extensive research, discussion with stakeholders and consultation with a leading expert in the STR 

field, staff has prepared regulatory options for STRs.  The proposed regulatory framework has been 

designed to provide opportunities for residents to benefit from the STR economy while establishing 

appropriate measures that minimize the negative consequences of STR activities that impact 

housing, generate nuisances, and disrupt community harmony.  The concerns of ensuring the 

health and safety, consumer protection and the economic and social well-being of the municipality 

have been the focus of these proposed regulations. Staff released a technical background report 

in September 2021, that outlines the findings of extensive research, public consultation, and 

options to effectively regulate STRs.   

 

For existing tourist accommodations, only those properties that were legally approved through the 

City of Charlottetown land use and/or building permit process and which conformed to the 

regulations of the Home Occupation section by way of the Tourist Accommodations regulations of 

the Zoning & Development By-law would be allowed to continue operations.  The dwelling type 

that a tourist accommodation was allowed to operate in was a single-detached dwelling.  

Furthermore, any Home Occupation required a permit to operate under specific conditions 

contained therein.   
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History  

Starting in the spring of 2019 the city sought to obtain a community wide opinion on STR’s by 

distributing a survey and eliciting feedback through both print and social media.  A variety of 

responses were received from STR platforms, hosts/operators, housing advocates, homeowners, 

and other residents.  It is noted that many of the survey responses, between 66% to 80% of 

respondents had a favorable disposition of allowing STRs in some type of form or another but the 

majority agreed that limits be placed on STR operations (see Attachment L).  The relatively low 

number of respondents and type of feedback received, suggests that residents who took the time to 

respond had an interest in STRs, this could result in biases if this data alone were to be used to inform 

policy options.    To ensure that council is fully informed of the situation and possible options, the 

city hired a third-party data scrapping tool to determine the scope of local STR operations and 

consulted with Professor David Wachsmuth and his team at McGill University Urban Politics and 

Governance research group to devise five (5) scenarios of varying degree regarding STR regulations 

(see Attachment M).  On March 9th, 2020, council requested that planning staff craft and present 

proposed STR amendments based on scenario/option 4 outlined in the Wachsmuth report.  A special 

meeting for Planning Board was scheduled for March 13th, 2020, but due to the COVID pandemic 

the meeting was cancelled, and the file placed on hold.   

 

A year later staff sought to reengage the public on the STR issue by hosting the first public meeting 

to present the various scenarios, data collected and receive feedback from residents. During this 

public consultation phase the department received various responses via email, phone calls and 

meetings on the scenarios.  Based on the feedback collected, STR data scrappings, and additional 

research conducted by staff, a formal recommendation in the form of scenario 1 was presented to 

the Planning Board and the public in October 2021. A background technical report that summarizes 

the data, regulations, and provides context to the situation was published on the city’s website on 

September 23, 2021 (see Attachment N).   Based on the information and feedback collected by staff 

a formal recommendation based on option/scenario 1 from the Wachsmuth report was put forward 

by the Planning & Heritage department. The previous council motion of option/scenario 4 was 
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rescinded to bring forward staff’s recommendation.  The formal public meeting was held in 

November 2021 to receive feedback on the proposed regulatory scenario.   

 

RECOMMENDATIONS FOR A REGULATORY FRAMEWORK 

Specific measures recommended by staff include: 

 

1. Enacting a Short-term Rental Licensing By-law to govern the activities of short-term rental 

platforms, agents and hosts, including: 

a. Registration and Licensing requirements for platforms and STR operators; 

b. The establishment of a short-term rental license, regulations and fees for STR 

operators; 

c. Proposed Official Plan amendments for dictating the direction of growth for STRs; 

d. Implementation of the Zoning & Development By-law amendments for the 

regulation of STRs as defined by council; 

2. Allow for a grace period to provide a reasonable amount of time for operators to be 

educated on the proposed regulations and licensing requirements and register their STR. 

Jurisdictional scan of other municipalities have shown that a one (1) year grace period is 

provided after adaptation of regulations to educate operators/hosts about municipal 

requirements. 

3. Create a webpage on Charlottetown.ca to explain the City regulations with respect to STR 

guests and hosts.  

4. Establish an enforcement regime to enforce the by-law regulations and licensing 

requirements through the implementation of an Enforcement and Summary Proceedings 

By-law. 

5. Establish cost recovery through a combination of registration/permit fees. 

6. Provide specific exemptions from the proposed regulations to allow for a hotel, motel, 

cottage and bed and breakfast to use the STR marketing platforms. 

7. Provide staff with the direction to hire a third-party monitoring tool to track and provide 

tools to staff to assist with monitoring and enforcement with the regulatory framework 

adopted by Council.  

 

Official Plan Amendment - Sustaining Charlottetown’s Neighbourhoods (Attachment A) 

Under section 3.2 Sustaining Charlottetown’s Neighbourhoods the goal states that “Our goal is to 

maintain the distinct character of Charlottetown’s neighbourhoods, to enhance the special qualities 
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of each, and to help them adjust to the challenges of economic and social transformation”.  The 

first proposed Official Plan amendment to recognize a short-term rental use is for those residential 

STRs that are of a home sharing nature that respect the character of residential neighbourhoods 

and do not compromise the sense of place that has been established.  The following policy is 

proposed to be incorporated to section 3.2.1:     

 

Our policy shall be to ensure that a short-term rental operation in a residential area shall be 

restricted to the operator/host’s principal residence and be of a scale that is compatible with the 

character of the surrounding neighbourhood.  

 

The proposed policy is meant to accommodate for the home sharing economy made popular by 

online marketing platforms while maintaining the residential character of residential areas.  

 

Official Plan Amendment – Supporting Home Occupations (Attachment B) 

Under section 4.5 Supporting Home Occupations the goal states that “Our goal is encourage home 

occupations as a platform for new economic growth and community development “.  The popularity 

of STR online marketing platforms has provided some members of the community the ability to 

provide alternative forms of accommodation to tourists by way of short-term renting their 

residence.  Tourism is an important economic generator for not only the City but the Province as 

well, as such some of these commercial listings provide additional needed capacity for tourists who 

seek these alternative forms of accommodation.  However, a balance needs to be maintained to 

allow for these types of accommodations but not at the expense of compromising the existing 

residential long-term housing market. Therefore, staff proposes the following policy to be included 

under section 4.5.2: 

 

Our policy shall be to require that all operators of bed & breakfast and tourist home establishments 

be registered and licensed by both the Province and the City of Charlottetown.  

 

Short-term Rentals within a Secondary Suite (Attachment C) 

Presently, the by-law does not permit a secondary suite to be used as an STR, staff elected to 

restrict this activity due to the proliferation of unregistered/undocumented STR in the municipality.  

A jurisdictional scan of STR regulations has shown that some municipalities have allowed secondary 

suites to be used as an STR under the condition that the host/operator is present at the time of 

stay.  This model would be an indicator of supporting a home sharing economy.  Staff proposes the 

following change to subsection 5.6.1 (g) under Section 5.6 SECONDARY SUITES: 
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5.6.1 One (1) Secondary Suite may be permitted in a Single-detached Dwelling subject to the 

following conditions: 

 

g. Can be used as a short-term rental under the condition that the operator/host must be 

present in the principal dwelling unit during the time of stay.  

Short-term Rentals within a Garden Suite (Attachment D)  

Like secondary suites a STR cannot be operated in a garden suite under the current by-law 

regulations.  However, like secondary suites other municipal jurisdictions have allowed these types 

of accommodation to be used for a STR when the host/operator is present onsite.  This would be 

indicative to a home sharing model whereby the main dwelling on the property would stay in the 

long-term housing supply.  Staff proposes the following change to subsection 5.7.2 (i) as follows: 

 

5.7 GARDEN SUITES: 

5.7.2 The Garden Suite shall be subject to the following conditions: 

i. Can be used as a short-term rental under the condition that the operator/host must be 

present in the principal dwelling unit during the time of stay. 

 

Tourist Home regulations by way of a Tourist Accommodation (Attachment E) 

The Zoning & Development By-law does not contain provisions or regulations to deal with short-

term rentals.  As such, staff is proposing to explicitly define and regulate the various residential 

tourism land uses (i.e., tourist home, hostel, and bed & breakfast) that are permitted in the by-law.   

As such staff is proposing to separate regulations for a tourist home in its own subsection of section 

5.11 Tourist Accommodation on Residential Properties.  There will be a set of regulations for bed 

& breakfast and hostels that will differ from regulations pertaining to a tourist home.  

 

The proposed tourist home regulations to the By-law will follow the policy direction of the Official 

Plan to ensure that STRs that are permitted in residential areas of the City will be compatible with 

the surrounding neighbourhood and be home sharing in nature.     

 

The key requirements of a Tourist Home are as follows:  

 

1) Can occur in any type of dwelling unit except apartment dwelling units.  

2) Operator/host’s principal residence; 
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3) the entire dwelling unit or part thereof can only be rented to one (1) guest and their party 

of guests;  

4) maximum of 4 bedrooms can be rented at any one time; and 

5) The operator/host does not have to be present at time of stay. 

 

Staff are proposing that a Tourist Home now defined as a residential STR and only permitted in the 
operator’s Principal Residence, either the entire dwelling unit or part thereof by way of either a 
secondary or garden suite. The proposed amendments seek to strike a balanced approach of 
accommodating STRs in an owner/host’s principal residence that are in high demand and support 
the tourism industry but at the same time protecting long-term housing in residential areas by 
ensuring these types of accommodations remain in the home sharing economy.  

 

Parking Space Standards (Attachment F) 
The parking requirements for an STR was based on research from other jurisdictions.  Note that for 

residential properties in the 500 Lot Area would not be subject to these requirements but to the 

existing exemptions outlined in the Zoning & Development By-law section 44.2 Parking in the 500 

Lot Area Requirements. Based on the varying forms of tourist accommodations, staff proposes the 

following parking requirements for each corresponding type of tourist accommodation: 

 

Tourist Accommodation: Bed & Breakfast, Heritage Inn, or Hostel: 1 space per 3 bedrooms or 

guest rooms, plus 1 space for the operator/proprietor.  

 

Tourist Accommodation: Tourist Home: 2 spaces minimum.  

 

Appendix A. Definitions (Attachment G) 

To clarify the various types of tourism land uses the following definitions are proposed:  
 
Booking means a confirmed reservation of the dwelling unit or portion thereof, up to a maximum 
of four (4) bedrooms, as a Short-term Rental lodging. 
 
Principal Residence means: 

a. the residential unit that is owned or rented by a natural person, alone or with others, where 
the natural person is ordinarily resident and makes their home and conducts their daily 
affairs, including, without limitation, paying bills and receiving documentation related to 
identification, taxation, and insurance purposes, driver’s licenses, income tax returns, 
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medical plan documentation, vehicle registration and voter registration; or similar 
information; and 

b. where the natural person has no other property designated as such within the City of 
Charlottetown or any other jurisdiction.    

 
Short-term Rental means the rental of an entire dwelling unit or a portion of a dwelling unit that 
serves as the operator/host’s principal residence for a period of less than 28 consecutive days and 
defined as a permitted use by way of a Tourist Home. 
 
Tourist Accommodation means temporary accommodations for travelers or transients within a 
Dwelling Unit for the exclusive use of one (1) guest and their party of guests, such as a Bed & 
Breakfast, Hostel or Tourist Home, but a Hotel and Motel are separate uses and separately defined. 
 
Tourist Home means temporary accommodations for travelers or transients within a Principal 
Residence of the operator/host that is not a company or corporation for the exclusive use of one 
(1) guest and their party of guests, such as a Short-term rental lodging but a Bed & Breakfast, 
Hostel, and Hotel are separate uses and separately defined.  
 
LEGISLATIVE REQUIREMENTS: 
Grandfathering Status of Existing STR’s  

Since at least 2006, the Zoning & Development By-law has contained regulations and requirements 

for any resident who sought to use their principle dwelling as a tourist accommodation by way of 

a home occupation.  The requirements to operate a tourist accommodation from a private dwelling 

has and presently been as follows: 

 

1) The operator/proprietor of the home occupation shall live in the dwelling (home 

occupation requirement); 

2) Only permitted in a single-detached dwelling; 

3) Up to four (4) bedrooms used for the tourist accommodation; 

4) Licensed under the Tourism Industry Act; 

5) No kitchen and/or cooking appliances are permitted in a guest room; 

6) No meals other than breakfast are provided to guests; 

7) Parking and Signage subject to regulations of the by-law.  

 

Since 1998, the department has received approximately 53 tourist accommodation applications, 

of which approximately 31 applications were approved. In 2021, there were ten (10) home 

occupation (i.e. tourist accommodation) applications and the department approved six (6) of these 
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applications as per the Zoning By-law Home Occupation requirements.  The other tourist 

accommodation applications were rejected either because the applicant withdrew the submission, 

or the application did not adhere to the zoning regulations for a tourist accommodation.  

 

It is in staff’s opinion that any STR operation that does not adhere to the regulations outlined above 

that have been in place since at least 2006 cannot be grandfathered.  To do so would undermine 

the existing regulations, the approvals provided to those that conformed to said regulations which 

would erode the integrity of the Zoning & Development By-law.   

 

Notification 

On October 12, 2021, Council passed the following resolution:  
 
That Council rescind its resolution of March 9, 2020, to proceed with scenario 4,  

and that the proposed amendments as follows: 

• Official Plan amendments pertaining to: 

o Section 3.2 Sustaining Charlottetown’s Neighbourhoods; and  

o Section 4.5 Supporting Home Occupations. 

 

• and the Zoning & Development By-law amendments pertaining to: 

o Section 5.6 Secondary Suites; 

o Section 5.7 Garden Suites; 

o Section 5.11 Tourist Accommodations on Residential Properties; 

o Section 43.1 Parking Space Standards; 

o Appendix A. Definitions. 

 
be approved to proceed to public consultation. 
 
As per council’s resolution staff notified the public of the meeting in accordance with Section 3.10.7 

of the Zoning & Development By-law PH-ZD.2.  Staff collected public feedback (i.e. emails, calls, 

written submissions) up until November 19th, 2021.   

 

Public Meetings 

The formal public meeting of Council to receive feedback on the proposed regulations was held on 

November 09, 2021, at 7:00 p.m. on the Mainstage, Confederation Centre of the Arts, at 145 

Richmond Street.  During the public meeting approximately 27 residents spoke to the proposed 
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amendments. See transcript/minutes for details.  Prior to the formal public meeting there was 

another public meeting hosted by the City at the Confederation Centre of the Arts on May 17, 2021, 

to present data collected on local STR operations and outline five (5) potential STR regulatory 

scenarios.  At both public meetings the following themes emerged: 

 

1. concerns expressed by residents and community organizations about the quality, health 

and safety of private sector rental housing used for STR’s. 

2. concerns of stricter regulations/requirements for STR operators/hosts. 

3. the emergence of short-term accommodation rentals (using on-line platforms such as 

Airbnb or Expedia) and the impacts on private market housing availability and 

affordability, as well as the land use implications such as, commercial nature of STR’s, 

neighbourhood nuisance, property standards and maintenance. 

4. the call for fair regulations to even the playing field that are currently in place for licensed 

and appropriately zoned hotels, motels and traditional bed and breakfasts. 

5. confusion regarding the existing provincial licensing process and municipal approval 

requirements. 

 

Public feedback from these scenarios and staff’s proposed recommendation have been collected 

and incorporated into the overall public summary below. 

 

Public Feedback Summary  

Residents were provided until November 19th, 2021, to provide additional feedback on the 

proposed regulations.  Prior to this staff received additional feedback on various STR regulatory 

frameworks (scenarios 1 to 5) from residents before and after the first public meeting held in May 

2021.  Since the public provided feedback on regulatory options during both public meetings, staff 

has collected and categorized the public responses into three categories, those that 

agreed/disagreed with the proposed regulations (scenario 1) and feedback that sought for 

alternative regulations. During the November public meeting seventeen (17) residents spoke in 

favour of the proposed regulatory framework (scenario 1), while approximately nine (9) residents 

spoke in opposition of the regulations proposed by staff.  
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Based on the public feedback that was collected throughout the public consultation process shows 

that many residents are in favour of staff’s recommendation with approximately 57% of public 

feedback expressing support (see Figure 1).  While 23% of public feedback expressed support for 

alternative regulations/scenarios that ranged from including apartments (scenario 2) to allowing 

commercial STR’s in commercial zones (scenario 5).  Finally, approximately 20% of the feedback 

received by staff expressed opposition to the proposed regulatory framework (see Attachment H). 

 

Petitions 

The Planning & Heritage Department received copies of two (2) petitions, one in favour of staff’s 

recommendation and one that was opposed.  The petition in support of either Scenario 1 (i.e. 

staff’s recommendation) or Scenario 2 (permits the STR of apartments) submitted on behalf of PEI 

Fight for Affordable Housing contains a total of 920 signatures of which 611 signatures are from 

Charlottetown residents.   The petition that opposes staff’s recommendation was supported by 50 

STR operators and was sent to the mayor and members of Council.  Both petitions can be 

referenced in Attachment K.  

 

City of Charlottetown Affordable Housing Advisory Committee  

The Affordable Housing Advisory Committee that provides input to council on matters relating to 

affordable housing passed the following motion on October 19, 2021: 

 

57%
20%

23%

Public Feedback on Proposed STR Regulations

Agree w/ Staff's Recommendation Disagree w/ Staff's Recommendation Alternative Regulation

Figure 1. Public Feedback on the Planning & Heritage Department’s Recommendation 
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 The Affordable Housing Advisory Committee fully supports Council’s adoption of a Short-Term Rental 

Bylaw based on the McGill study’s Option One (principal residence only, no apartments). CARRIED 

 

The committee based its recommendation on the low vacancy rate and lack of long-term housing 

rental options.  

 

CONCLUSION: 
The Planning & Heritage Department recommends that the proposed amendments as follows: 

 

Official Plan amendments pertaining to: 

• Section 3.2 Sustaining Charlottetown’s Neighbourhoods; and  

• Section 4.5 Supporting Home Occupations. 

 

and the Zoning & Development By-law amendments pertaining to: 

• Section 5.6 Secondary Suites; 

• Section 5.7 Garden Suites; 

• Section 5.11 Tourist Accommodations on Residential Properties; 

• Section 43.1 Parking Space Standards; 

• Appendix A. Definitions. 

 

be approved. 

 

Once Council provides direction on regulating Short-term Rentals (STR’s), staff will return with all 

the supporting regulatory documentation (i.e. Enforcement and Summary Proceedings and an STR 

Registration By-laws) to implement council’s direction including a proposed date when all by-law 

amendments will be in force and effect.  

MANAGER:   

 
 

Alex Forbes, MBA, RPP 
Manager of Planning & Heritage  

PRESENTER:   

 

 

Robert Zilke, MPlan, RPP 
Planner II 



       Attachment A 
Add the following subsection policy point to Section 3.2 Sustaining Charlottetown’s Neighbourhoods, 

specifically subsection 3.2.2 as follows: 

3. Our objective is to support the provision of suitable commercial and institutional needs, employment 
opportunities, community-based services, and public realm amenities within neighbourhoods.

• Our policy shall be to allow small-scale commercial and institutional development which serves the 
local needs of the neighbourhood, subject to the City’s development regulations.

• Our policy shall be to allow home-based businesses and bed & breakfast establishments endorsed 
by Council, within all neighbourhoods subject to acceptable controls through development regulations.

• Our policy shall be to encourage the provision of infrastructure within all neighbourhoods which 
supports economic activity arising from new technology and economic trends.

• Our policy shall be to work with our partners to promote the delivery of appropriate community-

based services within each neighbourhood.

• Our policy shall be to work with residents of existing neighbourhoods to provide appropriate local 
public realm amenities.

• Our policy shall be to ensure that developers of new subdivisions provide local public realm 
amenities which are in keeping with the size and scale of the development.

• Our policy shall be to ensure that a short-term rental operation in a residential area shall be 
restricted to the operator/host’s principal residence and be of a scale that is compatible with the 
character of the surrounding neighbourhood. 

Attachment A:  
Amendments to the Official Plan Section 3.2 
Sustaining Charlottetown’s Neighbourhoods 

File: PLAN-2022-04-JAN- 

 
 
 
 

Planning & Heritage Department 



 
 

       Attachment B 
Add the following subsection policy point to Section 4.5 Supporting Home Occupations, specifically 

subsection 4.5.2 as follows: 

 

2. Our objective is to support the creation and operation of bed & breakfast and tourist home establishments 

in all residential zones. 

 

• Our policy shall be to allow unobtrusive bed & breakfast and tourist home establishments in all 

residential zones, subject to all other applicable land-use and development regulations. 

 

• Our policy shall be to require that all operators of bed & breakfast and tourist home establishments 

reside in those premises. 

 

• Our policy shall be to require that all operators of bed & breakfast and tourist home establishments 

be registered and licensed by both the Province and the City of Charlottetown.  

 

 

 

 

 

 

Attachment B:  
Amendments to the Official Plan Section 4.5 

Supporting Home Occupations 
File: PLAN-2022-04-JAN- 
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       Attachment C 
 

Amend subsection 5.6.1 (g) under Section 5.6 SECONDARY SUITES as follows: 

 

5.6.1     One (1) Secondary Suite may be permitted in a Single-detached Dwelling subject to the following 

conditions: 

 

                           g. Can be used as a short-term rental under the condition that the operator/host 

must be present in the principal dwelling unit during the time of stay. 

 
 
 

 

Attachment C:  
Amendment for SECONDARY SUITES 

File: PLAN-2022-04-JAN- 
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       Attachment D 
 

Amend subsection 5.7.2 (i) under Section 5.7 GARDEN SUITES as follows: 

 

5.7.2     The Garden Suite shall be subject to the following conditions: 

 

i. Can be used as a short-term rental under the condition that the operator/host must be 

present in the principal dwelling unit during the time of stay. 
 
 
 

 

Attachment D:  
Amendment for GARDEN SUITES 

File: PLAN-2022-04-JAN- 
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       Attachment E 
 

Amend subsection 5.11.1 of Section 5.11 TOURIST ACCOMMODATIONS ON RESIDENTIAL PROPERTIES 

by adding heritage inn and hostel after bed and breakfast as follows: 

5.11.1 Tourist Accommodations, such as a bed and breakfast, heritage inn, hostel or tourist home are a 

permitted Home Occupation, subject to the following requirements: 

 

Insert subsection 5.11.4 under Section 5.11 TOURIST ACCOMMODATIONS ON RESIDENTIAL 

PROPERTIES as follows: 

 

5.11.4 A Tourist Home is a type of Home Occupation and permitted in any residential zone, subject to 

the following requirements: 

a. Permitted in any type of Dwelling Unit, except an Apartment Dwelling; 

b. Must be the Principal Residence of the operator/host; 

c. A maximum of four (4) bedrooms in the Dwelling Unit can be dedicated to the operation; 

d. No kitchen and/or cooking appliances are permitted in a guest room;  

e. No more than one booking may be permitted for short-term rental lodging in each Dwelling Unit at 

one time; 

f. The operator/host does not have to be present at time of stay if the entire dwelling unit is rented;  

g. Permitted in a secondary or garden suite with the condition that the operator/host is present in the 

Principle Residence during the time of stay; and 

h. Parking shall be subject to the parking regulations of this by-law. 

 
 

 

Attachment E:  
Amendment to the Tourist Accommodations 

on Residential Properties 
File: PLAN-2022-04-JAN- 

 

 
 
 
 

Planning & Heritage Department 

 



 
 

       Attachment F 
Section 44.1 PARKING SPACE STANDARDS is amended as follows: 

Amend “Tourist Accommodations, Lodging House” by separating the uses and inserting 

“Lodging House” between “Library” and “Marijuana Production Facility”; and 

Insert “Tourist Accommodation: Bed & Breakfast, Heritage Inn, Hostel” and “Tourist 

Accommodation: Tourist Home” under Use between “Theatre” and “University or college” 

amended as follows: 

 

Use Minimum Required Parking Spaces 

Auditorium, arena, hall, stadium, 

Recreation and Fitness Centers and 

other places of public assembly 

Where there are fixed seats, 1 space for every 5 seats or 3 

m (9.8 ft) of bench space; where there are no fixed seats, 1 

space for every 19 sq. m (204.5 ft) 

Bed & Breakfast or Heritage Inn  1 space per 2 bedrooms or guest rooms 

Business Office, Retail Store, retail 

service shop  

2 spaces for the first 23.2 sq. m (250 sq ft) of Floor Area 

plus 1 additional space for each additional 25 sq. m (269.1 

sq ft) of Floor Area. 

Library  Minimum of 10 Parking Spaces or 1 space per 93 sq.m 

(1,000 sq ft) of Floor Area, whichever is greater 

Lodging House  1 space per 3 bedrooms or guest rooms 

Marijuana Production Facility 1 space per 200 sq. m (2,152.8 sq.ft.) of Floor area or 1 

space per employee per shift, whichever is greater.  

Theatre 1 space per 5 seats  

Tourist Accommodations: Bed & 

Breakfast, Heritage Inn, Hostel 

1 space per 3 bedrooms or guest rooms, plus 1 space for 

the operator/proprietor. 

Tourist Accommodation: Tourist Home 2 spaces minimum. 

University or college 1 space for each staff person plus 6 spaces per teaching 
classroom 

 

 

Attachment F:  
          Amendments to Parking 

File: PLAN-2022-04-JAN- 
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       Attachment G 
Appendix A. Definitions are amended as follows: 

Booking means a confirmed reservation of the dwelling unit or portion thereof, up to a maximum of four 
(4) bedrooms, as a Short-term Rental lodging.

Principal Residence means: 

a. the residential unit that is owned or rented by a natural person, alone or with others,
where the natural person is ordinarily resident and makes their home and conducts their 
daily affairs, including, without limitation, paying bills and receiving documentation 
related to identification, taxation, and insurance purposes, driver’s licenses, income tax 
returns, medical plan documentation, vehicle registration and voter registration; or 
similar information; and

b. where the natural person has no other property designated as such within the City of
Charlottetown or any other jurisdiction.

Short-term Rental means the rental of an entire dwelling unit or a portion of a dwelling unit that serves 
as the operator/host’s principal residence for a period of less than 28 consecutive days and defined as a 
permitted use by way of a Tourist Home. 

Tourist Accommodation means temporary accommodations for travelers or transients within a Dwelling 
Unit for the exclusive use of one (1) guest and their party of guests, such as a Bed & Breakfast, Heritage 
Inn or Hostel or a Tourist Home, but a Hotel and Motel are separate uses and separately defined. 

Tourist Home means temporary accommodations for travelers or transients within a Principal Residence 
of the operator/host that is not a company or corporation for the exclusive use of one (1) guest and their 
party of guests, such as a Short-term rental lodging but a Bed & Breakfast, Hostel, and Hotel are separate 
uses and separately defined.  

Attachment G:  
Amendments to Appendix A. Definitions 

File: PLAN-2022-04-JAN- 
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Public Feedback – Alternative Regulations   

My name is Alexandra Sorensen and I am a student at UPEI who lives in Ward 4. I was in 

attendance at the meeting on short term rental regulations on Monday.  

As a student who will be graduating from UPEI next year, I have come to the conclusion that I 

will not be able to stay on PEI after I graduate due to the lack of affordable housing 

opportunities in Charlottetown. As much as I love Prince Edward Island, I am extremely 

disappointed with the lack of regard the city council has towards the regulation of short term 

rentals on the Island. The growth of STR’s has accounted for the increase of rental costs by 

around 37.7% since 2017. This is unacceptable. 

An ad campaign was run last year in Charlottetown encouraging young people to stay on the 

island to work instead of moving elsewhere to get a job. If you want this to be possible for us, 

we need more affordable housing available for us to want to stay. If not, we will move 

elsewhere.  

I am in support of Scenario 2, as commercial short term rentals are causing the most harm to 

the housing market. Please consider taking the approach of Scenario 2, which will positively 

influence the chance of young people such as myself to be able to afford to stay on PEI.  

Thank you for your time 

I would like to propose that the tourist Accommodation: Tourist Home: have 1 off street 

parking. To accommodate for homes such as mine which are 4 units house that blends in lovely 

with the heritage homes of downtown. Considering their is overnight parking at the Pownal 

parking which is 200 meters from my place. I thank you for looking into regulating such houses 

that are not primary occupant owned as I do live downtown most of the time and use STR to 

help pay for my mortgage which is approximately 70% of my monthly pay check. I look forward 

to the roll out of the new by-laws. 

Regards, 

Amanda  

I hope this note finds you well. On behalf of our host community I want to thank you for your 

leadership throughout the COVID-19 pandemic. Airbnb and our hosts don't oppose regulation, 

but limits like those being considered by council will harm your city's economic recovery and 

the livelihoods of many individuals who love to host guests in their homes. We would be very 

happy to discuss national best practices and standards for regulation with you and your team. 

Once passed, we'll also be happy to work with city administration to support host education 

and compliance awareness.  The reality in Charlottetown is that the host community is small 

and aside from a very small number of hosts, the vast majority operate one listing. I would be 

happy to share more data with you on a call or zoom meeting. With regard to the report, there 
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are a number of simply factual errors in the  analysis. I understand that housing is a concern, as 

it is across Canada. There is now ample evidence that limiting short-term rentals has no impact 

on the housing market. In Toronto, a recently implemented bylaw caused the removal of well 

over 15,000 short-term rental units in the city as of January 8, 2021. Due to the pandemic and 

it's associated impacts, rents began to decrease in Toronto in March 2020 and continued to 

drop from March to September before plateauing at a lower level. The year over year decrease 

in rental prices from the pandemic continued into 2021 after the short-term rental regulations 

came into effect but began to increase again as early as February of this year. According to a 

study cited in several news stories, rent prices began increasing in February and according to 

padmapper “Toronto saw both bedroom types increase in price as well with one-bedroom rent 

growing 2.3% to $1,790 and two-bedrooms inching up 0.4% to $2,310.” If there has ever been 

clear evidence that there is little to no impact on the housing market it is this very real case 

study. Furthermore, the limit on Hosting in the very few "apartment dwellings" listed on the 

platform in your city is simply unfair and discriminates against some hosts for no apparent 

reasons. A better approach for Charlottetown would be to create a registration system and a 

good neighbour policy. This would allow city bylaw officials to know the locations of short-term 

rentals and cancel the registration of non-compliant hosts who break bylaws or cause 

community disturbances. Airbnb would welcome the opportunity to work with the city but the 

framework will limit the earning potential of regular people who count on short-term rentals to 

support their livelihoods.  

We look forward to discussing this further with you.  

Thank you,  

Nathan Rotman 

 

I am writing to raise some points that I hope Charlottetown City Council will take into account 
when considering, amending or creating regulations regarding Short-Term Rentals in 
Charlottetown.  I lived in Charlottetown from 1995-2005, working as a music teacher in the 
Western School Board, and as a freelance musician. I bought my house at 320 Fitzroy Street 
during that time, and still own it today. When I moved to Dartmouth in 2005, for marriage and 
work opportunities, I rented out my house to long-term tenants. However, as my family and I 
have spent our summers (every July and August) on PEI since 2008, we wanted to and now use 
our house during that time. I also travel to PEI about once a month from September-June each 
year to play in various music groups (including PEI Symphony) and to visit friends and family, 
and PEI itself, which I consider my true home.  
 

https://www.padmapper.com/search/apartments/ontario/toronto/
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I was present via video at the recent meeting at the Confederation Centre, and had a chance to 
express my perspective there, and would like to restate and expand on some of my points. I 
certainly agree that it’s important that there be affordable, good-quality housing for all in 
Charlottetown. I would like to be part of the solution to this problem. I feel that with well-
thought-out, enforced regulations, STRs can make a positive contribution to the economy, the 
community and generate fees to help finance affordable, good-quality housing for all. This was 
a point raised by Joe Byrne, which I completely support. I have been using Airbnb to rent out 
my Charlottetown house so that my family and I can use it when I visit frequently throughout 
the year, and every summer. My upstairs unit is available for rent from September-December, 
and January-June each year, so it is available to be rented by students. It is near Holland 
College.  
In addition to my primary residence in Dartmouth, I own just that one PEI property, which was 
my primary residence when I lived on PEI, and which I now live in about 3 months per year. 
Financially, I am close to just breaking even with income from renting it out, and what I pay to 
maintain and renovate it. I take pride in keeping it in great condition, and in fact won a Heritage 
Award with Paul Coles (recipient of many such awards) for work done on it. I am now a single 
parent, as well as a part-time semi-professional musician, and income from my PEI house helps 
me to pay my expenses and support my family. I do not receive any child support and share 
custody of my two school-age children.  
 

I agree that it’s extremely important for Short-Term Landlords to be community minded and 
responsible to their neighbours. I have rules for my guests that include limitations to noise 
(none after 10pm), no parties or events, and clear and enforced waste sorting rules. I have 
received no complaints from any of my neighbours. I am careful to rent to people who will 
respect my home and those living nearby. Over many years of renting long term, I have had 
much more damage, disrespectful and disruptive behaviour from longterm tenants than from 
short term guests, who are overwhelmingly wonderful to host. I pay a living wage ($25 per 
hour) to several part-time employees, who keep my home, including the yard, garden and 
driveway, in great shape and looking terrific. I also make use of local goods and services 
providers to keep my home running well. It’s good for my small business, as well as for my 
family when we live there. I’ve provided a very good service to people coming to PEI for work, 
school, family, friends and tourism, who need an affordable, comfortable, private place to self-
isolate for 2 weeks or longer that includes a deck, yard and a place to do their own laundry. 
 

“Short term rentals give consumers more options than the few hotels and motels in the area. It 
is easier to find private homes that are handicap accessible or are child-friendly than a budget 
hotel with the same designations. And you could stay in a private home by the lake rather than 
the only motel by the water. The increase in supply for travelers [has] led to a moderate 
lowering of accommodation costs for travelers.” (Tamara Wilhite, “Short Term Rentals – the 
Pros, the Cons and the Ugly Debate over STRs” discover.hubpages.com, May 29, 2021) 
 

http://discover.hubpages.com/


 

ATTACHMENT I 

I feel that if Airbnb and other STR owners are well regulated, to make sure they do not allow 
any kind of disruptive activity by their tenants, they can be a positive part of the local economy 
and neighbourhood. STRs offer a personal, home-like connection with a wide variety of types of 
accommodations for every type of traveller to the Island, and are an attractive feature of our 
overall tourism picture. A city without STRs will be of less interest to many travellers. There may 
be hotel and cottage business owners who want to discourage the competition of small 
businesses like STRs, but I would argue that healthy, responsible competition is an important 
part of any kind of evolving business model, and with proper regulation to prevent exploitation, 
it can lead to innovation, better services, and economic health for all.  
 

At the meeting, statistics were quoted indicating that over 300 homes in central Charlottetown 
are currently STRs. The implication seemed to be that if they were no longer allowed to be 
operated as STRs, then somehow they would be available for long term rental. However, that is 
not necessarily a cause and effect relationship. Many of those homes would likely be sold, and 
available rentals might not be significantly increased.  
 
“Those who hope to ban short-term rentals think a ban will result in all STRs hitting the market. 
One article hoped that this would result in a resolution to the housing affordability crisis, 
though that is unlikely. As of this writing, only 1% of those surveyed had converted short-term 
rental properties into long-term rentals. Possibly more units were sold by current owners to 
larger property management firms.” (Tamara Wilhite, “Short Term Rentals – the Pros, the Cons 
and the Ugly Debate over STRs”discover.hubpages.com May 29, 2021)   
 
STRs, and all housing, are part of a much larger economic picture that includes planned 
responses to increased immigration (which has brought an exciting new vibrancy to the Island 
and is so important to encourage and support), appropriate levels of taxation (including fees on 
STRs) used to support the creation and maintenance of affordable good-quality housing for all, 
and an accounting of the financial benefits that this type of small business brings to a region in 
terms of attracting visitors and providing employment (labour, goods and services).  
I thank you for the opportunity to express my perspective, and I hope and trust that all levels of 
government will carefully study all aspects of this issue before making and implementing 
changes to existing regulations. 
Sincerely, 
Amanda Mark 

I am writing this email regarding recent conversations/meetings about Short Term Rentals in 

Charlottetown, PEI.  First, I would like to speak as a business owner, who works closely with STR 

owners and operators. Over the last 10 years, my cleaning business has been  involved with 

STR’s, and they are a huge part of my overall business income. Right now, I currently employ 5 

people, and in the summer months; May Oct/Nov, we have up to 10. We rely on this business 

partnership; it is our livelihood. It’s how we pay our rent, our bills and put food on the table. If 

they are shut down, or regulated so heavily, the outcome for us is simply that we would be at 

http://discover.hubpages.com/
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risk of losing our employment.  Second, I would like to speak on a more personal note. In late 

2020 I lost my home and everything I owned in a fire. In a matter of hours, I was homeless, with 

nothing but the clothes on my back. You may think I am exaggerating; I wish I was. It was at 

that time, the very people we are threatening to shut down, stood up, when many “landlords” 

would not. They opened their doors to offer something that we simply couldn’t find at the time. 

I'll never forget that, and I'm not the only one.  

 

STR"s play a key role in our tourism industry, there is no doubt in my mind. They have become 

an expectation amongst travellers world wide, when they are planning their destinations. I ask 

that you strongly consider grandfathering all existing, licensed STR’s, with any new bylaws that 

may be developed. Your time has been appreciated.   

April Clow 

As long-term property owners in Charlottetown we want to share our position regarding the 

current discussion and upcoming vote on Short Term Rental Regulations as part of the 

proposed Official Plan amendments.  

Background: We own and manage seven LTR apartments in two large heritage homes (triplex 

and quadraplex) in downtown Charlottetown. As such, we have considerable understanding of 

the nature of LTRs in the city centre over many decades. Including the costs associated with 

upkeep and rent control making it difficult to keep up with inflation and maintenance costs of 

older buildings. For the past 10 years we have also operated a seasonal STR outside of 

Charlottetown. Consequently, we are well positioned to understand the differences between 

the two markets: one for permanent residents, the other for visitors. We believe both can co-

exist in the City of Charlottetown. The provision of a range of options for renters and visitors 

will help to maintain and improve the City’s character, vibrancy and appeal for everyone. 

The nature of STR guests: There seems to be a general misconception that with all STRs comes 

rowdy behavior that disrupts communities. We believe that if properly regulated and licensed 

this need not be the case. In our experience, the typical STR guests are often: respectful middle-

aged travellers, interested in longer stays (1-2 weeks), wanting to prepare some meals at home, 

and have more space in quiet settings allowing for an experience to better understand the 

community and its’ history. Since COVID, another dimension has been the need to have more 

space, and feel safe from a health perspective. These guests are not necessarily interested in a 

B&B or hotel option given their longer stays. Monies that might have been expended on hotels 

or B&Bs are more evenly distributed around the community to other businesses. STR guests 

generally do not want to be in the same building as property owners as they are often looking 

for privacy and an opportunity to discover the city and province on their own. These guests are 
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substantial contributors to the tourism economy of the City and efforts need to be taken to 

seriously consider their interests. 

Important considerations for the new STR regulations: The proposed STR Regulations need to 

strike a better balance for all.  There needs to be recognition that not all affordable housing 

challenges in the City can be solved by limiting STRs in favour of LTRs. As currently drafted the 

STR regulations will limit the City’s potential tourism revenue. Not all visitors are interested in 

staying in hotels or B&Bs and appreciate the privacy and housekeeping benefits offered by 

STRs. If STRS are not readily available visitors will stay outside of the City and potential revenue 

to Charlottetown businesses will be lost. 

It is our opinion, that if properly managed, with an easily accessible property manager, we see 

no reason why the property owners need be resident in the same dwelling as an STR unit. 

Property owners do not necessarily want to live amongst their guests or tenants so that they 

can create a separation between their business and private lives. At the same time, STR guests 

are usually looking for privacy and consequently, why they choose this type of accommodation 

when travelling. 

Small apartment buildings (3-4 units) should be included in the eligible list of buildings that 

can operate STRs. The exclusion of these types of dwellings takes out of circulation many 

potential STRs in Charlottetown which will not have a detrimental effect on existing 

neighbourhoods given their small scale. A proposed change to the draft regulations could be 

the inclusion of these dwellings with a percentage of STRs to LTRs operating in a building 

being capped at 25-30%.  A formula of this nature will ensure that STRs do not overwhelm LTRs 

in a building or disproportionately disrupt the nature of a community. 

We agree that enforcement of the existing provincial licensing rules is a must, and STR 

operations that have been operating outside of these licensing rules in Charlottetown need to 

be pursued, fined, and brought in line. Allowing those who have been operating legitimately to 

continue to do so. Ongoing enforcement of annual licensing and inspection, as exists with all 

tourism accommodations legally operating on PEI, is essential for the reputation of the industry 

and its’ operators. 

The issue of affordable housing is a complex one that should not simply be tied to the 

regulation of STRs as this will not provide the required increase in affordable housing stock in 

the City. There needs to be greater focus on increasing the affordable housing inventory for 

permanent residents. This includes a focus on ensuring that any new builds allocate an 

appropriate percentage of their buildings to affordable housing units. It should not be 

assumed that this challenge can be solved with the existing housing stock that is often costly to 

maintain. 

Views and business experience of property owners need to be better understood: 
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Some of the perspectives shared by affordable housing advocates at the public meetings are ill 

founded, as no one is getting wealthy on the rental of LTRs in the heritage sector of downtown 

Charlottetown given rent control and the cost of building upkeep. It is also unrealistic to 

assume that if LTRs do not work for property owners they can easily sell. The reality is these 

properties are costly to maintain, have slim margins, and are often not attractive risks for 

commercial lenders. Consequently, it is often a labour of love that keeps property owners in the 

rental business in Charlottetown. We are motivated by maintaining the built history and 

heritage aesthetic of the City. 

Despite concerns, STRs can provide a viable vehicle to support LTRs. In our situation, we have 

long-term tenants that have been in place for 10 to 30 years, consequently upgrading and 

increasing rents is not possible unless a percentage of the property can be made into an STR to 

provide some additional operating capital. From our experience in the STR business it is 

possible to do so in a responsible manner with no disruption to the character of a 

neighbourhood. It takes responsible and engaged owners following regulations and enforcing 

rental accommodation guidelines to succeed. 

Conclusion:  Thank you for the opportunity to share our perspective. We believe the public 

meetings have not adequately reflected the position of property owners and have become a 

platform for the vocal housing lobby which has captured the majority of public attention in this 

debate. We believe the interests of STRs and affordable housing are not mutually exclusive and 

can co-exist if a balance is struck for the benefit of all. Solutions to affordable housing are 

complex and will not occur by simply limiting the operation of STRs in the City. There needs to 

be more focused initiatives addressing the affordable housing issue. One group need not be 

supported at the cost of another. 

For four generations our family has operated businesses, and been property and homeowners 

in the City of Charlottetown. We have, and continue to, contribute considerably to the tax base 

of the City. We are active and vested members of the community and have a serious interest in 

the preservation of the heritage character and attractiveness of the City and its future for all 

residents and visitors alike. 

We urge you to reject the STR regulations as drafted and amend them in a manner that 

supports a more fair and balanced approach to planning and business in Charlottetown. 

Supporting business and property owners to manage and succeed with their operations will 

provide the stimulus necessary to create a more dynamic, successful and inviting city in which 

to live and visit.  

Yours sincerely, 

Carolyn, Cynthia and Chris Cudmore 

I am emailing today to express my support for Scenario 2 regarding the proposed regulation for 

short-term rentals in Charlottetown. As Charlottetown continues to lack housing for residents, I 
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believe a scenario that increases long-term housing and protects existing, long-term housing in 

our community is priority. 

 

As Dr. David Wachsmuth’s research on short-term rentals discovered, STRs in Charlottetown 

“took an average of 138 housing units off the rental market in 2019—a number which rose to 

193 during the Summertime which is a 8.9% increase in loss from the previous year.” His 

research also showed that “growth of STR’s has contributed to an increase in rental costs of 

approximately 37.7% in 2017.” This makes “STRs responsible for more than a third of all rent 

increases in the city in the last three years—an average of $292 per renter.” 

 

A properly planned, implemented and enforced regulation scheme for STRs is vital to the 

sustainability of our community. Homes are for people not profit. Now that you have seen the 

research on the impact of STRs on city affordability and housing supply I hope you make the 

decision to allow STRs in principal residences only. 

 

We have voted for our councillors to represent community members, so please advocate for us 

on this topic. 

 

Signed, 

Corey Snoek 

______________________________________________________________________________ 

Submission to Charlottetown Short Term Rental Review by Gavin and Ami Seymour   

Introduction  

Thank you for the opportunity to comment on the proposed changes to short term rentals (STRs). 

Having been overseas for the past few years and unable to return to PEI due to international 

Covid restrictions, I was disappointed at the lack of targeted consultation about this matter. I was 

only recently made aware of it, and disappointed that the City of Charlottetown did not consult 

through a wider range of forums, including direct communication with currently licensed short-

term rental operators.  

Technical Background Report and consultation  

I have now read through both the McGill report and the Technical Background Report. The McGill 

report, while containing some interesting data, is too limited in scope to adequately inform the 

policy position. It is silent on other matters impacting affordability (e.g interest rates, Covid), and 

does not consider any flow-on impacts of the proposed regulation beyond analyses on 

availability. There is no analysis on other impacts or benefits of STRs, particularly the impact on 

the Tourism industry. The PEI Tourism website states that tourism provides 8,782 (2019) full time 

equivalent jobs for Islanders. Tourism accounts for 6.2% of PEI's total GDP. Any analysis on short-

term rentals must include a detailed consideration of tourism impacts.  
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Secondly, on reading the Technical Background Report, the paper seems to be a biased one-sided 

defence of a pre-determined decision. There is no balanced exploration of market failure that is 

necessitating regulatory intervention. There is limited exploration of both sides of the issue. Nor 

is there any consideration on the regulatory impact of the proposed bylaws on PEI and 

Charlottetown tourism, local businesses, and the current owners and operators of short-term 

rentals. Two of the guiding principles outlined in the Presentation of March 2020  

(Support tourism industry and enable supplementary income and property rights) appear to be 

sidelined in most of the material.  

Before introducing regulations that impact tourism and tourist accommodation, the City should 

undertake a detailed analysis that covers all aspects related to the proposal. It should be in 

conjunction with Tourism PEI, to ensure the tourism industry is not adversely affected by this 

proposal. I would recommend it be led by an independent taskforce, that considers the negative 

and positive influence of STRs on Charlottetown and PEI and provides balanced 

recommendations.   

For comparison of what I consider to be a thorough assessment of the impacts of the sharing 

economy on industry and the community, I recommend the City of Charlottetown look at the 

work undertaken in Australia related to rideshare reform, in terms of an open discussion paper 

by a taskforce led by an independent academic expert, followed by extensive consultation, 

resulting in a detailed recommendation paper which included the reasons driving the reform, 

compliance and enforcement factors, and transition (including compensation for those 

negatively impacted). What is proposed may have real and significant negative consequences on 

a large number of people, and should not be delivered without sufficient examination, 

consideration of the impacts, and compensation.  

Links:  

https://www.transport.nsw.gov.au/projects/programs/point-to-point-transport/point-to-point-

about-reform-process-since-2015    

https://www.transport.nsw.gov.au/sites/default/files/media/documents/2017 /discussion-

paper.pdf   

https://www.transport.nsw.gov.au/sites/default/files/media/documents/2017 /point-to-point-

transport-taskforce-report-to-minister.pdf   

There are a number of aspects about the proposals that I wish to comment on. I’d be happy to 

be contacted to follow up on any matters raised below.  

Duplication of regulation and licensing  

I support the clear and consistent regulation and licensing of STRs. Licensing is currently managed 

by the Province and I don’t understand the need for both City and Provincial licensing. This seems 

like unnecessary red tape with limited benefit, will be confusing, and duplicative.  

https://www.transport.nsw.gov.au/projects/programs/point-to-point-transport/point-to-point-about-reform-process-since-2015
https://www.transport.nsw.gov.au/projects/programs/point-to-point-transport/point-to-point-about-reform-process-since-2015
https://www.transport.nsw.gov.au/sites/default/files/media/documents/2017%20/discussion-paper.pdf
https://www.transport.nsw.gov.au/sites/default/files/media/documents/2017%20/discussion-paper.pdf
https://www.transport.nsw.gov.au/sites/default/files/media/documents/2017%20/point-to-point-transport-taskforce-report-to-minister.pdf
https://www.transport.nsw.gov.au/sites/default/files/media/documents/2017%20/point-to-point-transport-taskforce-report-to-minister.pdf
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Many of the issues identified appeared to be related to unlicensed or unapproved STRs. The City 

should work with the Province on ways it can support reducing non-compliance.   

Safety  

I believe that safety is an important consideration. Licensed STRs already get inspected for safety 

and amenity by the Province as part of its annual tourism operator licence. I don’t see the benefit 

of an additional building permit by the City.   

Option: A requirement that ensures the protection of occupant safety could be that all short-

term rentals provide proof of insurance, including third party coverage, as part of the Provincial 

registration process. 

Restriction of STRs to “primary residences”  

Only allowing STRs in primary residences is too restrictive and does not consider the full span of 

individual circumstances. For example, operating a property as an STR is a viable option for 

people who currently live away, but return regularly to stay at their property when in 

Charlottetown. 

If the intention is to limit the number of STRs while also respecting property rights and 

encouraging supplementary income, perhaps the restriction could be that any owner/operator 

may only have one STR in Charlottetown. Alternatively, there should be an option for an 

exemption from the Primary residence requirement, with criteria established to allow consistent 

application.  

Parking  

I note the recommendation that all short-term rentals have parking. This is unnecessary and 

overly restrictive, without a clear reason why it is should be mandatory. Not all houses have 

private parking, particularly those in downtown Charlottetown, and not all visitors need parking, 

therefore they can make the choice to rent a property with onsite parking or not. In our 

experience, there are adequate parking options in Charlottetown – we have developed our own 

parking map for people that show these options: unlimited and timed, paid and unpaid, on-street 

and parkade. We have never had issues or complaints from neighbours.  

It is also unclear what is driving this requirement. If it is lack of parking for residents, I’d argue 

that this will have the opposite effect. Long-term rentals have access to residential parking – 

while short-term rentals do not. Therefore, there would be an increased demand on parking with 

more long-term rentals. Short-term rentals need to either access parking according to local 

availability or utilize paid parkades.  

If non-compliance is the issue (evidence of tourists parking in residential-assigned parking areas), 

non-compliant people should be targeted through enforcement with fines set appropriately, 

rather than punishing everyone.   
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Resourcing enforcement  

There should be no need to seek “cost recovery” from all STR operators to offset compliance 

costs (e.g. data scrapping software). Compliance costs should be offset by fines/penalties on non-

compliant operators – Compliant operators should be rewarded, not punished. Using a transport 

analogy, you don’t put a fee on all drivers to cover the costs of speed cameras. You fine those 

who are speeding to cover the costs. The McGill paper stated that out of the 834 STR listings in 

Charlottetown only 265 are licensed. Those 569 unlicensed STRs should be the target of 

enforcement, with costs recovered from those non-compliant operators.  

Availability of short-term housing  

Last year, we were approached by the Charlottetown Festival to rent our STR for a period of the 

summer. They identified us as a licensed rental through the PEITourism website and stated at the 

time there was a severe lack of short-term rentals in Charlottetown and they were finding it 

extremely hard to find accommodation. This seems to be at odds with the position that there are 

too many STRs. Again, this could have a major impact on Tourism that has not been thought 

through.  

Grandfathering  

Regardless of the final bylaws introduced by the City, they should only apply to new STR 

operations. Grandfathering clauses should exist for existing short-term rentals, where those 

rentals are currently licensed by the Province. A cap on the grandfathering term could be 

considered – at a minimum the length of the post-regulatory monitoring period (ie at least 2 

years). If a short-term rental has been operating without the required approvals and licences, 

grandfathering should not apply.  

Compensation  

If bylaws are passed that negatively affect a large number of currently licensed operators, 

compensation should be considered. This is typical in any regulatory change that financially 

impacts members of the community who have made investment decisions based on current laws.   

Scenarios  

Five scenarios are proposed, but there would seem to be a range of other options. I would 

support an expansion of Scenario 5, which would factor in other relevant areas within 

Charlottetown where STRs would also be appropriate, mainly, the Downtown Neighbourhood 

zone (or south of Euston).  

Timing  

As mentioned, Covid impacts have been felt world-wide, particularly in the tourist industry. It has 

restricted my family’s ability to get back to PEI and also restricted our capacity to make an income 
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through our validly-licensed property. I feel like these reforms are poorly timed, potentially 

negatively impacting the tourism industry that desperately needs to bounce back. 

I have decided not to attend tomorrow night's meeting but would like to submit comment on the 

City's upcoming decision on STR regulations.  For the record, I am a professional planner, and a 

resident and property owner (tax payer) in Charlottetown. I have many friends and family who 

own and operate STRs across PEI, including some in Charlottetown, and in pre-covid times, I was 

a regular user of STRs in other jurisdictions.  From what I can tell from my records, those locations 

where I have rented an STR in the past have been regulated and the appropriate taxes were 

charged directly at the point-of-sale on the AirBnB/VRBO websites.  

In short, my opinion is that STRs as a land-use are not entirely bad, but left unregulated they have 

had an irreversible impact on Charlottetown's housing availability and affordability.   

No land use should be left unregulated, without planning, oversight, applicable taxation or 

without public safety considerations in place.   

My recommendations (for what their worth) for your Planning Board and the City's Council is that 

STRs should: 

• be required to register with the province under the provincial legislation (this is already 
required but is not enforced); 

• be required to meet all NBC and NFC regulations applicable for tourist 
accommodations.  This would require a development permit and site inspection.  It 
continues to baffle me that more people are not asking, if a tourist gets hurt, did the 
owner have appropriate insurance coverage and if not, who was responsible for allowing 
the unit to operate? 

• be permitted in a secondary suite of a dwelling that is otherwise owner-occupied (this 
provides a source of income that supports increased home ownership); 

• be permitted in a dwelling that is the primary residence of the owner for at least 6+ 
months of the year (i.e., at the very least this should be the location the owner is 
registered to vote in); AND 

• pay the levy as a tourist accommodation, in parity with all other tourist accommodations 
in the City. 

In addition, STRs operating in non-owner-occupied dwellings should: 

• only be permitted within a zone that permits tourist accommodations (i.e., commercial 
zones) if/when they have received the appropriate development permit that reflects the 
actual use of the property; 

• pay commercial property tax to reflect the actual use of the property; and 
• charge HST as a commercial tourist accommodation. 
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Hope Parnham APALA CSLA MCIP 

Hello Your Worship and Councillors, 
 
I just wanted to weigh in on the proposed bylaw. I think it goes too far. Instead of not allowing 
any rentals other than in your own home, I think a limited number of units should be allowed. I 
think that is a reasonable compromise as it doesn’t stifle the industry unnecessarily. I would like 
to hear if the proposed changes have been effective in other locations, too.  
 
Thank you, 
 
Ian Macdonald 

I’m a resident of Charlottetown, an Airbnb host and a concerned citizen. This month, the City 

asked residents to weigh in on a series of short-term rental proposals. A few of the regulations 

being proposed would make it much harder to host and would unnecessarily restrict my ability 

to share my extra space. When guests stay with me they support our local economy and spend 

money at local restaurants and shops.  

 

When the pandemic is behind us and travel comes back, we can play a big role in supporting 

our small businesses, restaurants and tourism attractions. This summer and fall, travelers from 

around the world will be eager to stay in our historic city and they will bring much needed 

revenue to our community. In addition, with so many people having the opportunity to work 

remotely, many may choose to rent their homes while they’re away visiting family or working 

from another city. The city’s proposal would make it much harder for residents like me to earn 

supplemental income.  

 

I’m urging you to protect responsible hosts like me who open up their space to travelers and 

are able to make ends meet by doing so. 

 

Jeni Mutch  

I am emailing today to express my support for Scenario 2 regarding the proposed regulation for 

short-term rentals in Charlottetown. As Charlottetown continues to lack housing for residents, I 

believe a scenario that increases long-term housing and protects existing, long-term housing in 

our community is priority. I attended the community consultation meeting on Monday evening 

and found the information shared by Mr. Zilke’s reaffirmed my support for Scenario 2. As Dr. 

David Wachsmuth’s research on short-term rentals discovered, STRs in Charlottetown “took an 

average of 138 housing units off the rental market in 2019—a number which rose to 193 during 

the Summertime which is an 8.9% increase in loss from the previous year.” His research also 

showed that “growth of STR’s has contributed to an increase in rental costs of approximately 

37.7% in 2017.” This makes “STRs responsible for more than a third of all rent increases in the 

city in the last three years—an average of $292 per renter.” These details most definitely 
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highlight and stress the need for regulations that will support available and affordable housing 

for PEI residents. A carefully planned, implemented, and enforced regulation scheme for STRs is 

vital to the sustainability of our community. Homes are for people, not profit. Now that you 

have seen the research on the impact of STRs on city affordability and housing supply I hope 

you make the decision to allow STRs in principal residences only. 

We have voted for our councillors to represent community members, so please advocate for us 

on this topic. 

Jill Olscamp  

My name is John Butler, and I am a homeowner and STR operator in the City of Charlottetown. I 

recently moved back home to Charlottetown to start my retirement. The property that I own is 

in Ward 2 on Esher St. (3 ½ and 5 Esher). 

I purchased this property in 2014 as an investment property and to help provide for my family in 

retirement. From 2014 -2018 I rented this property to my daughters and their friends while they 

attended UPEI. Upon their graduation in 2018, I rented these properties as an Airbnb from June 

- Aug and as a mid-term rental from Sept – May.  

Once I moved back to PEI in fall of 2019, I became aware of the City of Charlottetown’s review of 

the Short-Term Rental (STR) issue. I was able to attend the last two public meetings that the city 

has held, and I would like to provide my feedback and suggestions on this issue. 

The first point I would like to touch on is the issue of Affordable Housing which quickly became 

the main point of discussion at both public meetings I attended. I understand that affordable 

housing is an issue in our society today from coast to coast. This was evident during the most 

recent federal election where affordable housing was a key election issue. As we all know there 

is no easy answer to the affordable housing issue. It will require cooperation from all levels of 

government Federal, Provincial and Municipal. I heard many speakers at these meetings who 

support heavily restricting or banning STR as a solution to the housing crisis. I must strongly 

disagree with this. If you look at many current STR operators they have spent hundreds of 

thousands of dollars purchasing, renovating, and upkeeping their properties, employing cleaners, 

landscapers, and others to keep their properties looking nice. For people to say that these units 

should be forced to revert from a STR to a long-term rental to put more inventory back into the 

system is not realistic. For most current STR operators to do this they would need to charge rent 

in excess of $1800 /month just to meet monthly expense obligations. This $1800 would not be 

considered affordable housing but that is the reality of what a current STR operator would need 

to charge to meet their obligations.  I would also like to provide you with my own recent 

experience of offering a medium-term rental. I posted a rental ad on PEI marketplace and Kijiji 

for a one-bedroom stand-alone house (garden suite). Furnished, all utilities, internet included. 

The ad had over 1500 hits on these sites, and I had over 40 people responding that they were 

interested in the rental and wanted to view the property. I set up specific times for these people 
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to view the property and only 6 of the 40 showed up to their scheduled appointment. This was 

very disappointing. It does not speak well of those supposedly seeking affordable housing. Here 

there was an opportunity present itself and they do not show up.  I do have some suggestions 

other than the current restrictive staff recommendation on how the STR issue could be better 

regulated. The City should support people who have invested their time and finances to develop 

and upgrade city properties which helps not only to beautify older neighborhoods but also 

increases the property tax base for the city. Here are some of my suggestions: 

·      All STR’s need to be registered and licensed with the PEI Dept of Tourism and the City 
of Ch’town. All regulations will be followed by STR operators and STR operators not 
adhering to these regulations will be shut down/fined. 
·      You could implement an ownership threshold for STR operators for example max of 
4-5 units in downtown core and 1-2 in residential areas.  
·      As for parking, there are many STR units that have only street parking especially the 
downtown core. City should allow for on-street residential parking vs the 
recommendation of 2 parking spaces per rental 
·      STR operators have invested hundreds of thousands of dollars to invest in properties 
in the city. We have worked hard all our lives to achieve this with hope that these 
investments would aid in our retirement. 

I understand that the STR issue is a very polarizing one, largely due to the affordable housing 

issue. But these two issues really are independent of one another. STR’s are not the answer to 

the issue of affordable housing. If you force STR’s to be taken off the market they will not be 

offered as affordable housing units, it is simply not possible to do so and make the financial 

obligations associated with the purchase and renovation of these properties. I hope that when 

you reflect on all the information and the positive impact that STR operators have made to the 

City in property development, increased tax base to the city and to allow more accommodations 

to people visiting our great City and Province that you will see the benefits and not allow the 

current staff recommendation to move forward. My recommendation for you to consider is 

scenario 3 or 4 which supports STR regulation but allows STR operators to operate with the 

current properties they own and manage.  I appreciate your consideration in my suggestion. 

John and Lynn Butler 

I am a renter living in Ward 1, writing today to express my support for Scenario 2 regarding the 

proposed regulation for short-term rentals in Charlottetown. While I support principle resident 

STR operators' option to create affordable accommodations for visitors and while earning some 

extra income, I believe that homes and apartments that are unoccupied by principle resident 

operators should be banned from the STR market. Homes are for people, not profit. Our 

downtown communities should feel like neighbourhoods year-round, rather than ghost towns 

in the off-season and theme parks in the summer. A properly planned, implemented and 

enforced regulation scheme for STRs is vital to the sustainability of our community. I'm sure you 

have had many opportunities to review the research that finds STRs harm the affordability and 
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availability of housing in Charlottetown. I hope you decide to support Scenario 2 and allow STRs 

in principal residences only. 

Sincerely,  

Jordan Beaulieu 

Good Morning Your Worship and Councillors, 

Please see below a joint message from a group of concerned citizens: 

I want to pass along my thoughts as a Charlottetown resident on the proposed bylaw before it 

goes to vote.  I went through the proposal recently and was quite shocked at how far it goes and 

very concerned about the implications it could have on the City's economy and tourism in 

particular if it is enacted.  In my opinion, it would be a big step backward.  Airbnb and the like 

provide options for tourists that hotels and motels do not.  Taking those options away to this 

extent is not good policy for a City that depends so heavily on tourism for the health of its 

economy.  Affordable housing is an important issue that needs to be addressed, but killing this 

market and hurting the local economy in the process is not the answer.  Continuing to build and 

expand the supply of housing is.   Fortunately - as anyone who drives around Charlottetown can 

see - building is happening and will hopefully continue into the future until supply meets up with 

demand.  

I hope that Council will see the folly in the proposal as drafted.  I don't think anyone is opposed 

to some regulation of STRs, but this bylaw goes way too far. No need to respond, just wanted to 

provide my input on this important issue. 

Kari MacDonald  

I am the owner of a 121 year old heritage home in Charlottetown. The house has been completely 

renovated. For the past 17 years I have rented out this house.The rent of my house was never in 

the “affordable” category and I don’t believe it is possible to rent a detached home with all the 

associated costs for an “affordable” amount. That meant that my home was rented primarily to 

students and small groups of people. During the 10 years I rented it out long term, my home was 

damaged many times and I received many complaints of noise, parking and garbage issues from 

neighbors. Since 2016, I have operated a licensed short term rental. I receive all requests for 

bookings through VRBO and communicate individually with each person that I am renting to. I 

allow pets. Since 2016 I have rented to over 100 groups without a single issue. No damage to my 

heritage home. My neighbors are very happy. I have many positive property reviews and because 

these groups had such a great time, they made repeat longer visits to PEI and helped support 

many local Island businesses and restaurants. I really have been amazed at the diverse groups of 

people that travel to PEI.  Removing or limiting short term rentals will mean that a lot of these 

groups will not come. Not all visits to Charlottetown are tourism related. 

I have had people stay in our short term rental, that: 
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- Are visiting the Atlantic Vet College and need a house (not a hotel) that allows animals 

- Reuniting with family. Staying in a home allowed them much more closeness than a hotel 

and made it financially possible. 

- People with special dietary needs that need to prepare their own food 

- Funerals 

- Hockey School 

- Work – we have had several young people stay a month because they had short term 

work.  

- Want to traverse the trails of PEI and need a place to store their equipment 

- Are coming to Charlottetown for medical treatment. 

- Are self isolating 

- Are not comfortable staying in hotels 

- Want to see PEI but cannot leave their pet behind. 

- Are tired of the hotel scene and simply want to stay in a nice quiet home. We get lots of 

elderly clients who are travelling with their children.  

I have had many clients tell me that if they hadn’t been able to find a home in downtown 

Charlottetown that allowed pets, they would not have come.  Not all pets can be left in a hotel.  

During the pandemic, short term rentals played an important part in self-isolation requirements.  

As well, we had employees stay at our home who travelled to PEI to install plexiglass dividers  in 

offices during the pandemic. Without separate dwellings such as my house, some essential 

services would have been impacted. I believe that there should be regulations and inspections. 

Restricting STR to primary homes will not solve the affordable housing crisis because it didn’t 

cause that crisis. Immigration and under construction of affordable units did that.  However, 

restricting STRs to primary homes will remove opportunities for families to visit during the 

upcoming Canada Games and if there is another pandemic or natural disaster type of situation, 

these places will not be an option.  I believe that existing STR owners need to be grandfathered 

to ensure that there are opportunities for everyone to visit PEI, not just those that want to stay 

in hotels.  People need to be encouraged to come and visit PEI and leave their car at home.  Stay 

downtown, walk, and take public transit. Restricting STR’s in Charlottetown places another limit 

on that. Removing fully furnished and extensively renovated houses from the short term rental 

market will create a new level of expensive high end rentals.  

Thank you for the opportunity to have input. 

Kathy Stewart 

I am emailing today to express my support for Scenario 2 regarding the proposed regulation for 
short-term rentals in Charlottetown. As Charlottetown continues to lack housing for residents, I 
believe a  scenario that  increases long-term housing  and protects existing, long-term housing 
in our community is a priority.  As Dr. David Wachsmuth’s research on short-term rentals 
discovered, STRs in Charlottetown “took an average of 138 housing units off the rental market 
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in 2019—a number which rose to 193 during the Summertime which is a 8.9% increase in loss 
from the previous year.” His research also showed that “growth of STR’s has contributed to an 
increase in rental costs of approximately 37.7% in  2017.” This makes “STRs responsible for 
more than a third of all rent increases in the city in the last three years—an average of $292 per 
renter.” 
 
A properly planned, implemented and enforced regulation scheme for STRs is vital to the 
sustainability of our community. Homes are for people not profit. Now that you have seen the 
research on the impact of STRs on city affordability and housing supply I hope you make the 
decision to allow STRs in principal residences only. We have voted for our councillors to 
represent community members, so please advocate for us on this topic. 
 
Signed, 
Kinley Dowling 

I would like to express my support for Scenario 2 regarding the proposed regulation for short-

term rentals in Charlottetown. As a Charlottetown resident, I am deeply saddened and 

abhorred with the current lack of affordable housing Charlottetown has for its residents. A 

strategy that increases long-term housing and protects existing, long-term housing in our 

community is of paramount importance—which is why I am in support of Scenario 2.  I urge 

you all to reflect on your responsibilities to help mitigate this housing crisis that we are in, 

and take the right course of action to help rectify it. 

 
Laura Cairns 

My name is Leslie Beck, I am a Charlottetown resident. I started a business in 2018 managing 
STR’s for homeowners. You can see my website here to get a better idea of what my company 
does: www.airbnbhost.ca . 
 

I’ve been in this business since 2014 starting with a room rental in my home. I have been 
following along closely with the STR regulating process in Charlottetown and other cities across 
North America and Europe. If anyone is looking for a deeper understanding of the STR market 
in Charlottetown from an operator's perspective I am happy to answer any questions you may 
have. Feel free to give me a call or send me an email. 
 

I am in favour of Scenario 5 and I am opposed to implementing Scenario 1. 
 

Providing safe and adequate affordable housing in cities is an issue that has stumped 
governments, urban planners and economists for a very long time. There is no one size fits all 
answer on how to solve this issue and to date, no city has solved it perfectly. Every governing 
decision a city makes has ripple effects, often these effects are not anticipated or foreseen. 
With experts having opposing viewpoints on how to have a healthy rental market and how to 

http://www.airbnbhost.ca/
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keep the cost of housing down, your task is made ever so much harder. I have great respect for 
you all taking this challenge on. Best of luck with your decision making. Here are my two cents: 
 
 

This debate can be broken down into two main arguments for implementing this proposed 
bylaw. One, STR’s Make Bad Neighbours and Two, This Bylaw will Provide Much-Needed 
Affordable Housing, Quickly. I will address these two arguments below. 
 

STR’s Make Bad Neighbours 
I believe all the issues brought up by the public in this regard are valid, and fortunately, I believe 
they are easily solved. In most cases, the operator’s and Neighbourhood Resident's interests 
are aligned which is why I believe there are achievable solutions. I would be happy to work with 
the City of Charlottetown to solve them all. 
 

• Licensing - Unlicensed operators are easily found and can be fined. 
• Neighbourhoods where you no longer know your neighbours as they are all Airbnb’s, 

and/or entire apartment units being built or purchased and transitioned into Airbnb’s 
- Scenario 5 prevents this from happening.  

• Parties - Operators have a high incentive to keep parties out of their properties as they 
are responsible for cleaning up after their guests and they do not want their property 
damaged. Most operators have strict rules in their properties which, if broken, they can 
enforce via immediate eviction.  

• Messy Properties - Success in this industry is driven entirely by reviews, so things like 
garbage on the driveway etc would make operators perform poorly. The incentive for 
operators to have pristine rentals is high. While I am sure it does still happen, one 
potential solution for the above two issues could be implementing an accountability 
stipulation in the licensing process. I have further ideas which I can expand on if anyone 
is interested.  

 

This Bylaw will Provide Much-Needed Affordable Housing, Quickly 
How much affordable housing will it provide? How quickly will it be provided? And will the 
benefits of the affordable housing provided outweigh the negative outcomes created by 
removing the STR’s from the market? To answer this question, I believe the following 
information is required to make an informed, responsible decision:  
 

1. What is the vacancy rate now? How many apartment units, multi-family homes and 
single-family homes are under construction? How many building permits have been 
received, how many building permits approved? Do we have information on when these 
will come to market? Is there any forecasting of future vacancy rates based on the units 
under construction? 
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2. What are the population growth trends for Charlottetown? How much is our population   
growing annually? What are the demographics of this population and what kind of housing 
are they requiring? 

 

3. How many STR’s will be shut down if this bylaw is passed? How much direct tax revenue 
is lost? How much indirect tax revenue is lost by diminished tourists visiting the Island? 
 

4. What information has Tourism PEI provided to help make an informed decision about 
the impacts of closing down “x” amount of STR units? Every year I’ve operated I’ve received 
calls from Tourism PEI trying to arrange accommodations for visitors who have arrived on the 
Island with nowhere to stay (and all my properties were full). I’ve known of a few situations 
where tourists had to leave the Island and go to Moncton to find a place to stay. It would be 
good to know what the tourist accommodations vacancy rate is in the summer to be able to 
better understand the impacts of losing these accommodations.  
 

5. It was good to hear from an expert who speaks around North America about the 
negative impacts of STR’s in cities, Professor David Wachsmuth. He is well educated and can 
provide lots of information on why it is important to regulate STR’s. It would have been nice to 
have an expert with an opposing viewpoint weigh in on this scenario as well. The numbers you 
are asked to make decisions on are extrapolated from models used in the US. And the 
information in the planning report about the impacts on tourism in Charlottetown would have 
benefited if an expert on tourism in PEI had weighed in on that information to see if it made 
sense in our particular market. New York City’s tourism market is not the same as 
Charlottetown’s. Taking these differences into consideration would be helpful for accuracy 
when forming numbers about the STR and tourism market in Charlottetown. 
 

6. What will the STR’s that are shut down be converted to? This information is easily 
obtained, and should be known. We are a small enough city/market that it should not take 
more than 40 hours to call the operators and find out.  
7. A Costly Decision for Local Entrepreneurs 
If this proposal is passed and STR operators are forced to divest, and the bylaw does not end up 
creating more affordable housing, and the quality of life for low-income residents is actually 
lowered due to a slowed economy, it will not be a decision that can be easily reversed without 
great cost to the operators. I do not believe it fair for any citizen's investments to be taken 
lightly, therefore I do hope that if this bylaw is passed, it is with certainty that the affordable 
housing market will be greatly benefited on an ongoing basis. 
 

Scenario 5 Strikes a Good Balance 
According to the modelling presented in the public meeting presentation on May 17th, 2021, 
Scenario 5 would create a 3% vacancy rate by 2022. A 3% vacancy rate is considered healthy. 
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Therefore this scenario seems to be the best option for having a healthy rental market while 
still maintaining a good amount of STRs.   
 
Solutions for the Affordable Housing Crisis in Charlottetown 
If these meetings have demonstrated anything they’ve shown that there are many vulnerable 
Charlottetown citizens in need of more secure housing. I am saddened to hear some of the 
stories that were told and I would like to see a Charlottetown where everyone’s housing needs 
can be met. We should have public meetings to come up with creative ideas on how to address 
this. I have several ideas of ways we can create affordable housing while at the same time 
growing the economy. Let’s be innovative and use all the resources at our disposal to try to 
figure this out. The tax revenue generated from STR’s could provide very valuable funding for 
future government housing projects. 
 
In closing, my feeling is that stifling a very healthy and growing revenue stream to provide a 
handful more housing options to residents is short-sighted. Let us not stifle this amazing 
opportunity to grow our economy. Let us harness this resource to build more resources, let us 
encourage ingenuity and create a vibrant, healthier place to live for all citizens. 
 
Leslie Beck 

Owner/Operator 

______________________________________________________________________________

___ 

My wife Sharon Rostad, and myself fell in love with this beautiful city of Charlottetown, and it's 

distinctive and historic "500 lots" district. For years, we always dreamed of living within this 

area, and in 2018 found a small piece of land to construct our home at 1 Brighton and 

permanently relocated here from British Columbia. 

Knowing the level of tourist activity within the city core, we designed and built a new property 

for our principal residence, but with a seperate suite to use as a short term rental.  

 

Living in British Columbia, we have seen downtown neighbourhoods in most jurisdictions, 

slowly and steadily, slide into places full of drugs, crime and dilapidated properties, putting 

pressure on police departments and social services available.  

As properties fell into worse and worse states of repair, they were demolished to make way for 

other housing. If this happened in this historic city, the beauty and charm that brings people to 

Charlottetown would slowly be lost forever. 

We feel that short term rentals have saved the 500 lot area from becoming an undesirable 

place to live. We feel that the upgrading of many of the historic homes within the 500 lot area 
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(to the City's standard of construction within the 500 lots) would not have been done to such a 

high calibre, if not for the return on investment that STR's provide.  

At the same time, we do not see it fitting that short term tourist accommodations should be 

allowed within apartment buildings, nor in residential neighbourhoods outside of the city's 

downtown core, and taking away precious housing options for our fellow residents and their 

families. 

It is our strong opinion is that short term rentals should: 

• Only be permitted within the 500 lot boundary 
• Not be allowed within an apartment building 

Thank you for your time and consideration. 

Mark & Sharon Rostad 

Mr Mayor & Councillors,  

 My wife and I and a number of our neighbours are all in favour of the STR concept. However 

everything has its place and STR's do not belong in R1 residential neighbourhoods. At the public 

meeting in May 2021 we verbally presented the attached statement. Since that time we have 

been keeping our ear to the ground watching for the next meeting, speaking with neighbours, 

some members of council and Mr. Zilke of the planning board. We have also had the 

opportunity to review the August 26, 2020 document, case 22423: Regulation of Short-Term 

Rentals, relating to the research in Halifax regarding STR's. This document, while quite 

comprehensive, does not contain a draft proposal for a by-law although it does outline four 

alternatives for the Halifax Council to consider. On speaking with Jillian Macellan, from 

Halifax Planning, she indicates they have not proceeded any further although council has 

requested that they survey the residents again before drafting a by-law proposal for their 

consideration. The Charlottetown draft proposal dated October 4, 2021 that is to be presented 

to the public November 9, 2021, although a start, hopefully will not be adopted by council 

without considerable revision.  Also attached are a few additional comments and some 

suggestions. 

Attachment: 

Response to Planning and Heritage Proposal  Oct 4/21 

- STR’s are in general a good idea but require by laws and regulations and should not be 

permitted in RI residential subdivisions. 

- Each STR needs to be assessed and licensed by the governing body 

- Each STR must have the owner or their representative (manager) on site, while renters 

are present or at a minimum between the hours of 7 PM & 7 AM 
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Planning and Heritages Proposal Oct 4/21 

Recommendation 

- Sustain Neighbourhoods 

- Support Home Occupations 

How do we sustain R1 residential neighbourhoods if we allow STR’s in these areas? 

One of the Canadian Dreams is to own your own home, know your neighbours and your 

community. Adding STR’s in residential zones changes many aspects of these residential areas 

which attracted people there in the first place. As such we would suggest that adding STR’s to R1 

residential zones does not sustain residential neighborhoods. 

Charlottetown hired one of the “leading experts in the STR field”. This expert did the bulk of his 

research in large urban centers. PEI and Charlottetown are very different from large urban 

Canadian cities and, in fact, is a unique and special region and as such probably needs to create 

its own response to the STR issue. I would suggest if the City hired local researchers from one of 

our post-secondary institutions and canvassed the Charlottetown population about this issue you 

would find that the majority of home owners would be/are opposed to STR’s in R1 residential 

locations. 

At P. 2 of the Oct 4/21 proposed regulations the third sentence clearly outlines the proposals 

intentions where it states; “The proposed regulatory framework has been designed to provide 

opportunities for residents to benefit from the STR economy”. We would suggest, and our 

research confirms, that the majority of home owners in these R1 residential subdivisions are not 

looking to benefit from the STR economy and furthermore would get greater benefit if their 

neighbours house was not an STR. Unfortunately most people are apathetic and will not say 

anything, if they are aware, until it directly affects them. Possibly Charlottetown should follow 

Halifax’s example and conduct a survey on the issue.  

The same sentence on P.2 of the city’s proposed regulation goes on to say while establishing 

appropriate measures that minimize “the negative consequences of STR activities that impact 

housing, generate nuisances and disrupt community harmony”. The last part of this statement 

says quite a bit; 

- There are negative consequences (I have purposely avoided listing negative 

consequences however today while speaking with a senior City official my wife was told 

that ladies from off island are coming to Charlottetown and offering their services from 

some of these STR locations.) 

- STR’s create nuisances  

- STR’s disrupt community harmony 
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If STR’s create these negative consequences how can Planning and Council contemplate allowing 

these negative impacts to disrupt our residential communities? 

It goes without saying that Tourism is a very important part of our community and economy. Our 

guests need accommodations when they come to visit and spend their money, however there 

are many other solutions and opportunities for both entrepreneurs and visitors other than 

turning R1 residential communities into commercial zones. 

If STR’s are permitted in some areas there is a need for a regulatory framework complete with 

enforcement. 

Some Suggestions; 

-  A requirement that the host/operator be trained and certified. 

- The location be licensed and certified. 

- Should the property owner not be present that a trained and certified agent be on site 

between the hours of 7 PM and 7 AM. 

- Enforcement of the By-Laws, Regs & licensing requirements. 

Other points to consider: 

- How can the character of R1 residential subdivisions be maintained while permitting 

STR’s? 

- Transient populations, residential subdivisions presently provide a stable environment. 
- Public consultation in this case may be somewhat flawed due to apathy. 

- Suggest door to door survey. 

- Referendum question at next municipal election 

- Proposed amendments stretch the definition of home occupation. 

- Proposed Official Plan Amendment suggests the notion of having STR’s in residential 

neighbourhoods has already been determined. 

- What is the definition of a secondary suite? 

- Research indicates most residents in R1 zoned subdivisions have purchased in these areas 

because they consist of single family residential homes. 

- City councilors need to survey their constituents. 

- A survey such as that carried out in Halifax would indicate how residents really feel about 

the issue. 

- Unfortunately most residents will not attend the public meeting even if they were aware 

of the meeting or the issue.  

Mike & Jackie Podger 
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In our opinion, and from what we see in other jurisdictions that have vibrant downtowns that 

attract people to work, live and play there needs to be a cohesive mix of services, public spaces, 

spaces for rent, spaces for purchase, arts, culture, a mix of housing, and Tourism 

accommodations. We understand council is considering new regulations for the relatively new 

short term rental (STR) industry and market. It is reasonable to expect that STRs be licensed, 

inspected, and operate with levies and the regulations that other licensed Tourism 

establishments must follow. 

In nearly every jurisdiction across the globe, STRs (with platforms like Air BnB,VRBO and other 

bed and breakfasts) are part of the accommodation market for visitors. Some travelers who 

need or want to stay weeks or months often require more space and amenities than a regular 

hotel room can provide. Some travelers prefer independent locations, operated by locals who 

live in the market and  choose this mode of accommodation versus a corporate chain. In a 

relatively small market like Charlottetown with only one nationally branded corporate 

downtown hotel - (The Delta) – provincially licensed STRs have become part of the 

Charlottetown tourism plant. Downtown Charlottetown doesn’t have Hiltons, Sheratons, 

Hyatts, Crown Plazas and other major corporate flagship brands – and arguably, it’s better off, 

featuring reputable independent Charlottetown residents offering quality places to stay. With 

the Charlottetown Tourism industry looking to rebound from COVID19, taking quality licensed 

accommodations out of the market will be a step backward. The issue of affordable housing is 

one that is not unique to Charlottetown or Prince Edward Island. Citizens and governments at 

all levels in Canada have been struggling with this issue as are, quite frankly, citizens and 

governments in most jurisdictions around the world. Affordable housing is a multi-faceted 

issue. It is our opinion that it would be fundamentally unfair to put provincially-licensed STR 
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owners out of business. From a policy perspective, it makes little sense to take the drastic step 

of putting Charlottetown and PEI residents out of the Tourism business unless it can be clearly 

shown that doing so would achieve an important public objective.  

It would appear that most of the provincially-licensed STRs on the market are high-end, fully 

furnished and would rent for $2,000 or more a month in the long term market. Forcing these 83 

or so properties onto the long term market will do nothing to solve the issue of affordable 

housing – these units quite frankly are not affordable. 

In sum, a reasonable compromise or balance must be found. In our view, this balance involves 

(1) requiring all STRs to be inspected and licensed by the province and/or City; (2) 

grandfathering existing provincially-licensed STR operators; (3) permitting existing and new STR 

operators to operate in zones that permit a hotel even if the STR is not owner-occupied; and (4) 

limiting new STR operators who are outside a hotel zone to owner-occupied units.  

Respectfully, submitted, 

Steve Dunne and Spencer Campbell 

Philip, 

 

It’s been roughly a year since our last exchange on str regulation and given recent events I wanted 

to reiterate our position.  My wife and I operate an Airbnb triplex on Hillsborough Square and we 

live on Euston Street.   We are disturbed by the number of ill informed people that presents all 

str operators as villains that need to be regulated.  Our property is surrounded by hotels and 

B&B’s and was converted at substantial personal cost from a dilapidated group home to a 4star 

str.  Our property was never part of the downtown housing problem yet we continue to hear a 

repeating theme to restrict strs to owner-occupied.  Should that regulation be implemented it 

would put us out of business. 

 

PEI, and specifically Charlottetown, has been recognized as a top location to visit.  The city should 

be taking advantage of that publicity by building out its tourism industry instead of considering 

options that would put small tourism operators such as ourselves out of business.  Given the 

number of multi-unit projects being approved and under construction I would suggest that the 

housing market is already fixing an imbalance that in my opinion was caused largely by 

immigration. Please consider grandfathering currently registered str properties.  We are 

entrepreneurs who live downtown so we pay commercial and residential property tax to the 

city.  Our story is no different than many other str owners.  Alienating a large group of small 

business owners by putting them out of business is not be in the best long term interests of the 

city.   

Thank you for your consideration; 
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Steve and Nancy Godkin 

______________________________________________________________________________

_______ 

We live across the street from the newly restored heritage house/duplex at 165/167 King Street 

in Charlottetown that is now a Short Term Rental(STR).  Before the new owners had poured a 

major amount of thought, time, energy and money into it, it was a derelict building with very 

minimal attention from the previous owner. For example,  the garbage was never looked after 

properly so we had constant problems with unwanted animals , it was in terrible shape, the 

place looked like it was going to fall down and be unsafe, loud drunken parties that couldn’t 

careless about the neighbourhood, and unpleasant interactions with some of tenants that really 

had no care they were disturbing us all hours of the night.  

We were thrilled the day 165/167 was bought by someone who saw the potential of the 

neglected building and had the gumption to take on the project and bring it back to its glory. 

And doing so it has made the streetscape of our neighbourhood look like it should. As we know 

very well, in order to do this kind of work on these old buildings the owners need to invest a lot 

of money and then need to recoup some of their investments through STR. If anything this 

duplex has generously contributed the ever improving streetscapes of downtown 

Charlottetown and made a safe beautiful place for tourists to come and enjoy. All our 

interactions with the STR guests have been very pleasant. We can’t express how transformative 

these positive changes have been. Many of these new owners  have restored these old gems 

and made our streets of downtown Charlottetown a charming and safe location for all to enjoy.   

Thank you for your time  

Susan and Michael Coyle 

I wish to express my support for Scenario 2 regarding the proposed regulation of short-term 
rentals in Charlottetown. The city’s current housing situation requires strong action, and the 
research shows that Scenario 2 will help increase the availability of long-term housing while 
also protecting existing long-term housing in the city.  
 

I am a Ward 3 resident currently renting one side of a duplex on Greenfield Ave. The only 
reason that I was able to find this housing is because the COVID-19 pandemic forced our 
landlord to put her Airbnb properties back on the long-term market. I was so thrilled to find this 
rental and have made a home here. I have spent over a year getting to know my neighbours 
and establishing myself in the community here. I love walking to work and being close to all of 
the downtown businesses that I love to support. However, I have recently learned that this will 
likely no longer be my home come the end of summer. As I had feared, our landlord wants to 
put our unit back on Airbnb as soon as people are vaccinated and she can make more money 
renting out her Airbnb to tourists. My story is like many others in Charlottetown. Everyone I 
know has been impacted by this housing crisis in one way or another. I look around at my 
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friends, all extremely well-educated people who should have no trouble making a life here in 
Charlottetown, and yet we are all struggling to find adequate housing and pay our bills. At the 
age of 26 and with a well-paying job at a law firm, I will likely have no other choice than to 
move back in with my parents outside of town come September, with no car to get around. 
Housing options are either too limited or too expensive for me to find something else in 
Charlottetown. This reality is all too common for youth in the city. How can youth thrive in 
Charlottetown if we cannot find housing here? 
 

Scenario two would directly fix this problem. Dr. Wachsmuth’s research findings on the impacts 
of STRs are clear and it is long overdue that something is done. The problem has been identified 
by experts in the field, and the solution to the problem has also been identified. In order to 
return long-term units to the market and protect existing housing, the City must adopt Scenario 
2.  
 

Public policy-making is always a balancing act. There will always be some who are not satisfied 
no matter the decision that is made. However, the balance of interests here is simple: you are 
balancing the ability of wealthy individuals to accumulate more wealth with the ability of 
vulnerable residents to access safe and affordable housing. In an instance such as this, it is 
frankly immoral and illogical to put the same amount of weight on both ends of the scale. I am 
tired of our elected officials putting the same (if not more) weight on the voices of those who 
profit off the suffering of the residents of Charlottetown. Tourists will still come to PEI if Airbnbs 
are unavailable and STR owners can invest their money into other business ventures. All this to 
say, the impacts of Scenario 2 will be far more positive than negative. As city councillors, I know 
you are well aware of your role as representatives of community members. I implore you to 
listen to your residents and adopt Scenario 2.  
 
Taya Nabuurs 

I thought it important to send to you what I believe is a sound and fair framework for 

developing regulations for STR,s going forward !  I was disappointed but not surprised that most 

speakers at the public meeting did not at all discuss in detail any alternative options for council 

to consider! Please take the following into consideration. 

 

1-any inspected and licensed STR in the 500 lot area or as I call it south of Euston st grandfather 

them in ! 

2- going forward all STR,s have to be licensed and inspected by the province, pay HST and pay 

the room levy ! 

3-Going forward any unlicensed property that is short terming there property must have a 

strong deterrent to stop ! 

4- STR,s in Residential neighborhood’s are a different animal they need to be treated differently 

and any regulation must be much stronger ! 
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STR ,s have an important place in our city’s economy and with proper regulations it can survive 

and be a positive addition in accommodating our many tourists! 

 

Finally we all understand there is a huge affordable housing issue in the City so the question is 

how do we get units built ! 

 

Myself and others I know in the private sector I am sure would be of great assistance to be a 

partner with city hall in getting holes dug in the ground so please don’t hesitate to ask ! 

 

Terry McKenna  

______________________________________________________________________________

_______ 

I am sure you have received a few generic emails(which I am adding below) the past few days.  I 
first want to add my true feelings on the matter. 

I’m happy to say I have my own home & at this time this situation does not particularly affect 
my life. The key words I mention is “at this time”.  One day I may find myself looking for housing 
in the Charlottetown area & I am pretty sure I won’t find one to fit my budget but also I would 
be lucky to even find one.  Not only that but the insecurity that would be felt not knowing if I’m 
going to be evicted in the near future even if I had a rental due to our STRs.   

Nobody should live like this!!  Nobody!!!! 

I seen, read & heard so many heart wrenching stories of people being put in horrible 
situations.  My heart goes out to all of them. 

When you stood on my doorstep before you were elected mayor of our beautiful city you 
promised that you were going to fix the Air B&B situation.  I hope you stand by that 
promise.  Scenario 4 is a joke!!! 

Please do the right thing.  Your city, Your people are crying out for help. 

I support for Scenario 2 regarding the proposed regulation for short-term rentals in 
Charlottetown. As Charlottetown continues to lack housing for residents, I believe a  scenario 
that  increases long-term housing  and protects existing, long-term housing in our community is 
priority. As Dr. David Wachsmuth’s research on short-term rentals discovered, STRs in 
Charlottetown “took an average of 138 housing units off the rental market in 2019—a number 
which rose to 193 during the Summertime which is a 8.9% increase in loss from the previous 
year.” His research also showed that “growth of STR’s has contributed to an increase in rental 
costs of approximately 37.7% in  2017.” This makes “STRs responsible for more than a third of 
all rent increases in the city in the last three years—an average of $292 per renter.” 

  

A properly planned, implemented and enforced regulation scheme for STRs is vital to the 
sustainability of our community. Homes are for people not profit. Now that you have seen the 
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research on the impact of STRs on city affordability and housing supply I hope you make the 
decision to allow STRs in principal residences only. We have voted for our councillors to 
represent community members, so please advocate for the people on this topic.  

 Traci Mayhew 

I am emailing today to express my support for Scenario 2 regarding the proposed regulation for 

short-term rentals in Charlottetown. As Charlottetown continues to lack housing for residents, I 

believe a  scenario that  increases long-term housing  and protects existing, long-term housing 

in our community is priority. 

 As Dr. David Wachsmuth’s research on short-term rentals discovered, STRs in Charlottetown 

“took an average of 138 housing units off the rental market in 2019—a number which rose to 

193 during the Summertime which is a 8.9% increase in loss from the previous year.” His 

research also showed that “growth of STR’s has contributed to an increase in rental costs of 

approximately 37.7% in  2017.” This makes “STRs responsible for more than a third of all rent 

increases in the city in the last three years—an average of $292 per renter.” 

 A properly planned, implemented and enforced regulation scheme for STRs is vital to the 

sustainability of our community. Homes are for people not profit. Now that you have seen the 

research on the impact of STRs on city affordability and housing supply I hope you make the 

decision to allow STRs in principal residences only. 

We have voted for our councillors to represent community members, so please advocate for us 

on this topic. 

Vanessa Bradley 

End of comments 

 



Public Feedback – Support Regulations   

I'd like to send an email of support for the current proposed short term rental regulations for the 

City. I've been a pest to most of you about this issue in the past, and although I've taken some 

time away from my volunteer work with PEIFAH (very much enjoying maternity leave :)), I want to 

voice my support as a life long resident of the City, currently located in Ward 3. 

I think these actions are on trend for other jurisdictions in Canada and the world for retaining 

housing stock in the face of a declining housing availability. Protecting and prioritizing residents 

and keeping homes and units within the city core as long term rentals will help workers and 

residents live and thrive all year round. I am opposed to grandfathering existing units. I think 

there is a place for short term rentals but it should be restricted to your primary residence...still 

gives options to those who have a summer cottage or are snow birds to be flexible on renting 

their homes etc. 

I'm very happy living in our city and much appreciated for all the hard work done by planning staff 

and councilors for listening to residents. This process has been a contentious one, but am feeling 

so optimistic with this direction.  

Aimee Power 

 

I am emailing today to express my support of regulating short-term rentals in the City of 
Charlottetown. I am advocating that Council approves a regulation scheme that takes immediate 
action to protect existing, long-term housing in our communities. Research on this topic across 
the world has indicated that short term rentals have an impact on city affordability and housing 
supply. 

I am in support of an owner-occupied regulation within the City of Charlottetown. Residents can 
still list their primary residence while curbing the influx of commercial rental units in our 
neighbourhoods. 

I am in constant fear that the building I rent in will go up for sale. It is located in the 500 block 
which is prime real estate these days. I am seeing rental houses going up for sale weekly and 
being sold within days. I know it is a direct result of the lack of regulation around STR's. In its 
current form, it is just too profitable and too easy for investors to buy property, kick out tenants 
and rent on the short-term.  

I voted for you because I knew you would work to protect the people, so please advocate for us 
on this topic. 

 

Thank you, 

Ainsley Kendrick 

  

I am writing in regard to the call for input about the proposed plans for regulating the currently 
illegal short-term rental issue in Charlottetown and want to raise a larger point about community. 
 



I have a disability that prevents me from ever being able to drive. I therefore need to live in an 
area that is within a short distance from daily needs. this is a basic requirement for life for many 
people. Walkable communities where people live near their neighbours have been the basis for 
civilization for as long as we can discern. 
 
It's only recently, since World War II, that car-oriented development has taken off and warped our 
notion of what a community should look like. This is a temporary anomaly and will likely not be 
the norm for much longer given the undeniable realities of climate change. 
 
Charlottetown, and especially downtown and the Spring Park neighbourhoods, contain the bones 
of a lovely, walkable community where a person could live a fine life without the need for a car. 
 
I used the word 'bones' deliberately there, because this community is dying and our government 
is killing it. When you take a home, be it a house or an apartment, that could house a person or a 
family, and you board it up and turn it in to a vehicle for money making, say as a place to grow 
illegal drugs, or rent to tourists for a few weeks a year, you are wounding the community and 
depriving it of the only thing that matters - people.  
 
A community that is more and more made up of empty houses used by their owners as a means 
to earn money while they don't themselves often even live here, is a dying community. 
 
Disabled people who can't drive, and people who would rather live a car-free lifestyle either out 
of financial need or preference, need a real community to live in. If we build apartment blocks far 
from downtown that are only accessible by transit once an hour, that is not an adequate solution 
while perfectly wonderful homes sit empty. 
 
Communities are for people, please let Charlottetown breathe and grow again by putting the 
people first. 
 
I urge you to consider people who live here or who want to stay here but realistically can't right 
now, and choose either option 1 or option 2 and limit short term rentals to owner-occupied only. 
Those operators are not damaging their communities and are perfectly free to rent out their own 
rooms as the services originally intended. . 
 
If you would like to talk further I welcome the chance to talk about this constructively.  

Alexander O'Neill 

 

Firstly, I would like to express my appreciation to the department for providing a public meeting, 

live streamed and video and a copy of the presentation for later viewing.  I am most appreciative 

of the fact that about 4 days were provided to allow people to have a look at the information and 

provide comment. 

Living in the downtown, the fact that this area is a neighbourhood as much as any other in the city 

was emphasized this past year due to Covid-19 and the decreased tourist traffic.  It provided local 

residents the opportunity to come together and get to know each other better and help 



out.  Decreased foot traffic was instrumental in being able to recognise who lives/walks/works in 

our neighbourhood. 

I would like to share the following thoughts on this issue: 

 

1. I have stayed at vacation rentals internationally and find that the best option is to stay in a 
space attached to (or perhaps contained within) a primary/principal residence where the 
owner lives – the initial concept of AirBnB type sites.  This maintains the sense of 
neighbourhood in the area. I would therefore be in support of an option that allows for 
this – scenarios 1 or 2. 

2. I would be against scenario 5  “or the DMUN” zone.  As above mentioned , we are still a 
neighbourhood here and allowing a generalised repurposing of homes and housing is not 
constructive to maintaining or increasing our sense of neighbourhood. 

3. Anyone, even a principal residence accommodation, should have to be inspected and 
licensed by provincial and possibly municipal offices.  This might also create a taxation trail 
so that the revenue can be monitored.  Payments from AirBnB go directly into an account 
and while a summary statement is provided to the host, there is no copy submitted for 
federal taxation purposes.  It is an honour system to report income for taxation. 

4. Anyone who wants to run a ghost hotel (single location or spread out over many locations) 
should apply for hotel licensing and rezoning. 

 

Andrea Battison 

 

My name is Andrea MacDonald and I live in Charlottetown on Cumberland Street.  
  
I fully support the proposed STR regulatory framework as outlined in the document entitled: 
Short-Term Rental Zoning & Development By-law Amendments (File: plan-2021-04-october) 
published on October 4, 2021.  
  
As my representative, I ask you to please vote YES for these regulations.  
  
This matters to me as my family and I are long term renters and know first-hand the struggle of 
finding affordable and suitable housing. With the highest inflation rates in all of Canada and a low 
minimum wage, sky-rocketing housing prices and limited availability are difficult to contend with. 
Supporting the SRT regulatory framework would show your support to members of this 
community as safe and affordable housing is a strong determinant of health.  
  
Thank you for your work on the issue of housing for Charlottetown residents.  

 

I hereby support the proposed Short-term Rental regulatory and licensing framework — also 

known as Scenario 1 — as presented during the November 9, 2021, public meeting, including the 

amendments to sections 3.2, 4.5, 5.6, 5.7, 6.11, and Appendix A as listed below, the exception 

being Section 43.1. (I do not agree with parking minimums). 



 

 

 

Gratitude extended to Robert Zilke for his thorough Technical Background report.  

Sincerely, 

Barbara Dylla 

 

We are residents of Sherwood who attended the public consultation meeting at the 

Confederation Centre on November 09.  

First, we applaud the committee for the respectful way in which this public meeting was 

conducted. It was an excellent opportunity for residents to voice their concerns, either virtually or 

in person. The views of the senior executive from Toronto who represented a commercial 

enterprise only strengthened the resolve of residents who favor strict STR regulations.  

Secondly, we wholeheartedly support the city's plan for Short term Rental regulations, as outlined 

by Robert Zilke. In the words of one memorable speaker, we residents have nothing against profit 

making enterprises; but maximizing profit at the expense of citizens trying desperately to find 

lodging in the city is deplorable.  

We wish you well in the next phase of instituting STR regulations and thank you for the hard work 

that has been accomplished by the Planning and Heritage Committee. 

Respectfully,  

Bernard and Susan Pépin 



 
Thank you so much for the meeting last night. I've copied Alanna on this email as she was present 
although my Ward 4 councillor was absent.  
 
The information we were presented with at the beginning was incredibly insightful, and I took 
some comfort in seeing the stark picture the numbers painted. It is very obvious that regulation is 
desperately needed even without the impassioned pleas of tenants, homeowners and most rule-
abiding STR hosts.  
 
In 2019, my fiancé and I were living in Toronto because that was where we thought we needed to 
be to work in the arts. When we both landed full time jobs in Charlottetown, our favourite city in 
the world, we thought we had hit the jackpot! All we needed was somewhere to live. The months 
ticked by towards our moving date, and we were constantly coming up empty handed. When we 
should have been getting excited to start our new lives we were panicking because we couldn’t 
find anywhere to live.  
 
And you know, it wouldn’t have been so upsetting if there was actually nowhere to live. But there 
were places to live. Plenty of them in fact! An endless supply of beautiful homes where we could 
have started our lives. In fact they were all listed on a website touting all of their wonderful 
amenities side by side. They were, of course, Airbnb’s and all in the five to eight thousand dollars 
per month.  
 
We were lucky and some friends had a spare room that we could stay in until we found a place of 
our own. But I couldn’t help but wonder that if two well connected young professionals moving 
home from Toronto couldn’t find a remotely affordable place to live for months, what impact was 
this having on immigrants from overseas? Queer youth? People escaping abusive relationships?  
 
I’ve lived all over the country and travelled all over the world, and I can say that Charlottetown is 
the best community to live in as an But communities need real people living in them and real 
people need homes. Every property that is purchased with the sole intent to rent it to tourists 
here for days at a time delivers a death blow to our community. It’s one less place someone is 
going to live and thrive and contribute to making Charlottetown a better place to live, and in turn 
a better place to visit.  
 
Unregulated short term rentals are bad, but in a community like ours they are predatory. Mr. 
Mayor and council, I implore you to choose option 1 or 2. I agree that anyone should be allowed 
to share their primary residence, but no one should be allowed to profit by robbing their fellow 
citizens of the opportunity to build a life here.  
 
Thanks in advance for your time, I do trust that you will do the right thing. Imagine the collective 
sigh of relief our city will breathe as dozens of units are returned to the people who make 
Charlottetown the best place in the world. I think we can agree those are its citizens, and not the 
people who profit off of having numerous short term rentals.  
 
Brandon Howard Roy 

I hope you are taking good care as we begin to experience some warmer weather on PEI. 
I write to you today to provide feedback regarding the Planning & Heritage Department Public 



Meeting on the topic of STRs within the City of Charlottetown that took place at the 
Confederation Centre on May 17, 2021. 

 
CBC Reporter Nicola MacLeod’s follow-up with Councillor Duffy about this meeting the 
following day was disappointing. To learn that this public meeting is not being considered part 
of the “official path” to creating a bylaw to regulate STRs demonstrates a blatant disrespect of 
the time, energy, health and safety for members of the public who attended. As outlined under 
your “City Meetings 101” online page, public meetings of council are: 

 
“..held to formally consult the public. These are typically related to Planning and Heritage items 

[…] Public Meetings of Council are the formal platform that provides an opportunity for the 

public to speak and give feedback to Council.” 

It is peculiar that a large in-person public meeting would be held – in the midst of the ongoing 
COVID-19 pandemic – only for attending guests to learn after the fact that their input was 
merely “more of a warmup”, contradicting the very purpose of public meetings. This should be 
rectified promptly by: 

1) Issuing a public statement to notify City of Charlottetown residents and attendees that 
all input/feedback on the evening of May 17, 2021 will be incorporated into the “official 
path” as the City moves forward with its next steps in creating a STR bylaw. 

 
Furthermore, I would like to address the collection of personal information during this meeting. 
I do not see the necessity of having members of the public disclose their first and last name, 
along with their address/street name in order to speak at a public meeting. This is particularly 
sensitive information, especially when many speakers and attendees were young, racialized, 
disabled, queer, gender-diverse, low-income and renters. 

 
I must emphasize how frightening it is – and how much courage it takes – for the above 
demographics to show up to these public meetings, especially when the topic at hand pertains 
to their past, current and/or prospective housing situations(s). Sharing their personal 
information publicly and on record without disclosing why and how this information will be 
used by the City is irresponsible at best, and at worst could result in negligent misuse of their 
personal information. 

 
Considering the unique and often precarious situations that many renters and housing insecure 
persons are in, I suggest the following protocols for STR meetings and consultations going 
forward: 

 
1) Engage with renters – particularly low-income and racialized renters – in the City 

regarding their lived experiences. Doing so will provide insight and direction on how to 
ensure their privacy and safety is upheld. 

2) If the collection of personal information is necessary, be transparent as to why, how the 
information will be collected and how it will be used before a meeting (ex. in a news 
release and a reminder at the beginning of a meeting). 

3) One alternative to having speakers state their first and last name along with their 
address/street name: have speakers disclose only their first name and the Ward in 
which they reside. 

 



Finally, I would like to formally express my support for Scenario 1 or Scenario 2, as outlined in 
the presentation delivered at the public meeting. The data that we have thus far clearly 
demonstrates the impact that STRs have had on our private rental housing stock. 

 
I acknowledge the multi-faceted nature of both our general and affordable housing shortage. 
However, it is unacceptable to infer that the “STR issue” and the “housing issue” are separate 
and distinct problems. The information that we have at our disposal tells us this is factually 
incorrect. I do not anticipate that adopting STR restrictions will solve the housing shortage, but 
appropriate restrictions will provide some much needed relief. 

 
Best regards, 
Brittany Cormier 

 

I will begin by saying I am not a resident of Charlottetown nor do I own property in 
Charlottetown. However, I am an Islander and my family has lived here since 1821. I am a 
supporter of all Charlottetown has to offer and wish to add my voice to the STR issue. I am 
submitting my written comments to the Planning and Heritage Department on the current 
proposed Official Plan & Zoning Bylaw changes on Short-Term Rentals (STRs) 
 
Firstly, I want to thank the city for the opportunity to watch the public meetings online.  I also 
want to thank your city planner Robert Zilke for preparing the proposed plan.  There will be some 
who will not like the findings or recommendations, thus the reason they are required. 
 
I am in favour of the proposed regulations and I believe it will bring back downtown 
neighbourhoods where families can live and communities flourish. 
If we want Charlottetown to prosper I believe we need year round housing and year round 
residents. 
 
- limit STRs to an owner's primary residence  
- ban corporations from operating STRs  
- prohibit STRs from operating in apartments 
 
I also say NO to grandfathering-in any commercial STRs that are operating illegally under the City's 
current Zoning Bylaws. One would hardly reward those who were running illegal operations over 
these past years.  Also, what would that say to those who operate within the law. 
 
I’m for the slogan people before profits!!  Thank you for addressing this issue. 
 
Carol Carragher  

 
I implore Charlottetown City Council members to not only follow the recommendations of the 

Planning and Heritage Department, but to also reject the proposal of grandfathering in current 

STR operators who are already not following bylaws.  

What kind of message would it send to grandfather these business operators in, under the 

reasoning that they are already breaking the rules, so why should they have to stop?  



STR operators,  especially those who are property hoarding and have multiple STRs, are not only 

directly contributing to the island's housing crisis, but also exploiting and profiting from it. Safe, 

affordable housing is a human right which should absolutely trump the desire of a select to profit 

off the backs of the rest of the city's (and entire province's) citizens.  

We have students with no place to live in the summer because too many rentals now are from 

September to May, so the owners can cash in on the lucrative business of charging a nightly right 

the other months of the year.  We have families unable to find long term, affordable rentals. We 

have vulnerable people who need year round rentals, not temporary ones. Forcing current 

operators to convert non compliant STR operations into long term rentals (if they do not want to 

sell) would bring an influx of available housing for the many who need it.  

Charlene Wright 

 

Dear Planning Committee, 
 
I strongly support returning more long-term housing into the market. 
As presented in the public consultation on May 17, 2021, I support scenario 2: principal residence 
only, apartments allowed, and returning 122 units to the market for long term rentals. 
 
I am a tenant in a 6-unit apartment building on Prince Street, Charlottetown in the Queen Square 
area. I’ve lived in this building with my partner and our dog for 5 years since moving back to the 
Island. During the past five years, everyone in the building has been long-term residents, ranging 
from seniors, students, working professionals, and a young family. 
 
In the span of time I have lived in this building, the tenants have formed a community where we 
can count on each other to help with things like pets, shovelling snow, and general social support. 
Because of living in a shared building of long term tenants, many people from different walks of 
life have come together to create a community of support. This was especially noted during the 
initial months of the global pandemic in 2020. This type of community would not be possible if 
these units were short term rentals. 
 
Stable, safe and affordable housing is crucial for building strong communities. Please consider 
prioritizing communities and safety over profits. 
 
Thank you, 
 
Christina Clorey 

 
My name is Claire Byrne and I am a lifelong resident of Charlottetown. I was in attendance at both 
the public consultation in the spring and the one November 9th. I have been renting in 
Charlottetown on and off for nearly a decade.  
 

I wholeheartedly support the recommendations put forward by city planning to limit short term 
rentals to be owner-occupied only. In addition, I also urge that there be no grandfathering of 
current STRs. Owner-occupied only means that residents and homeowners in Charlottetown can 



profit from the tourism season while not affecting the housing stock in hugely negative ways. It 
feels redundant to continue to repeat what has been proven for several years through stories 
shared, official research, and now two public meetings on the matter that STRs need to be 
regulated. The small number of people who have been exploiting the lack of oversight of STRs in 
Charlottetown need to be stopped for the sake of all of us who call Charlottetown home year 
round. 
 

Though STR operators continue to say they have not impacted the housing crisis, they absolutely 
have. I shared in the spring public meeting some of the experiences tenants have had in accessing 
housing during this crisis: I have faced landlords increasing the price of the rental by $500 dollars 
a month during the viewing saying that it was because he had so much interest in the unit. I have 
heard from friends who have had landlords refuse to rent to them due to their race and 
nationality, other landlords refuse to turn on the heat for their tenant, another friend paying 
$2500 a month for a bungalow to house her family (on a property where the mortgage is already 
fully paid), and another friend on Social Assistance trying to find housing for her and 6 children 
when only being allotted $1300 for rent (this has obviously turned up no options for her and her 
family). I have also heard from someone that his child and their mom were also displaced 
recently, they were told by the landlord that a family member was moving into their unit and 
were given three months to move. When they finally moved they saw shortly after their unit was 
advertised short term on Airbnb. And of course not all these miserable landlords and challenges in 
accessing safe housing are the responsibility of the STR operators, but STR operators have 
contributed to this crisis that pushes people to the brink, and for what? For them to “collectively 
make 8.5 million dollars in STR revenue in 2019 with the top host earning $430,000”. In 
addition, in the STR report by the city, it was cited that “the growth of STRs have contributed to 
an increase in rental costs of approximately 37.7% since 2017”. And further, implementing 
scenario 1, owner-occupied STR only, would return 135 homes back into the housing market. 
These are statistics taken directly from the research done by the city planners. As such the city 
should take this research to inform regulations, to regulate these STR operators in the interest of 
public safety and security, and protect the housing of an overwhelming majority of Charlottetown 
residents in light of this housing crisis.  
 

STR operators have tried to steer this conversation on regulations towards speaking solely about 
their investments as opposed to the mounting evidence that STRs are imposing huge amounts of 
stress in our communities. I grew up in the downtown core and the notion that STR operators 
revitalised “drug houses and slums'' is offensive and disconnected from reality. What I saw in 
being in the heart of downtown for 20 years was that there was affordable housing for those who 
could not afford to buy or even rent in the growing suburbs. My family had one income when 
they bought our family home. Our home was surely seen as being one of those “drug houses'' or 
“slums'' referenced in the November meeting. What it was in actuality was a beautiful run-down 
100+ year old home that supported me and my family now for almost 30 years. Our neighbours 
and community around us were vibrant and loving. STRs in the area did not revitalize downtown, 
they took the heart out of it, they displaced (and are displacing) people who need affordable 
places to live. And now these operators are trying to skirt fair regulations instead of facing the 
consequences of their actions and the risks they took in investing in something that lacked 
oversight and clarity, that was clearly harming and displacing Charlottetown residents. And 
ultimately, these STR operators can continue to turn a profit in renting long term. Their argument 



that we need to grandfather them into STR regulations (at the risk of the majority) so they can 
protect their investment is as tonedeaf as it is laughable. 
 

Grandfathering of existing STRs into future regulations should be totally out of the question. We 
saw with COVID many of these STRs return to the market with the lack of tourism, we saw this 
reflected in the vacancy rates. I have lived in an STR turned longterm rental for 10 months and we 
were very fearful that our housing would be compromised if these regulations allow for existing 
STRs to be grandfathered in and tourism returns as expected next summer. We have an excellent 
relationship with our landlord and after a conversation we know that he is done renting short 
term. Although, I know this anxiety over a loss of housing rings true for many people who are 
currently renting from STR operators, many being the same STR operators who are signatories in 
the communications to Council regarding regulations. Inaction on these proposed regulations or 
grandfathering current STRs means that we are still in the same position. We are not talking 
about regulating future hypothetical STRs, we’re talking about regulating the ones who exist who 
have been shown, in anecdotes and now also in the data collected and presented by the city 
planners, that STR operators took long-term homes to turn into ghost hotels and now are trying 
to deny facts and statistics and avoid fair regulations.  
 

The regulations proposed by the city planning department are thorough and complete, and have 
taken into account the layers of this housing crisis and the contributing negative effects of STRs 
on the existing housing stock. I fully support the work done by the city planners and the proposal 
to regulate STRs to being owner occupied only with no grandfathering of current STRs.  
 

I look forward to seeing the city of Charlottetown put the safety and security of the majority over 
the economic interest of a handful of people and implement these regulations. 
 

Thank you for your time,  
 

Claire 

 
Dear Councillor Ramsay,  

I am writing to you today about the recent public consultation on short term rentals in the city of 

Charlottetown. I am a young person who just finished university in Ontario, and was beyond 

excited to move back to Charlottetown. Charlottetown is my home and I love being here. 

I urge you to take seriously the concerns expressed by multiple young Islanders last night, who 

explained the difficulties faced by young people in Charlottetown due to our housing crisis. I 

desperately want to stay in Charlottetown, and know that I have a lot to offer this city. Unsecure 

housing poses a real threat to Charlottetown's ability to retain its youth.  

Last night we heard from people who have faced racism, harassment, and neglect by landlords. I 

know that STRs are not the only cause of this crisis, but it is also clear that adopting option 1 or 2 

would help. The information that I can find indicates that rent for a 1-bedroom has increased 48% 

over the past year. That means over $400 increase. I make just over minimum wage working at a 



non-profit organization in mental health promotion. Last year (if I could have found one), I might 

have been able to afford a 1-bedroom apartment, and this year I definitely cannot. Minimum 

wage in PEI has not changed, but cost of living in Charlottetown has changed drastically.  

I know that there are many sides to this conversation. But frankly, I think that the side that is 

concerned with making sure that young people and low-income people have safe places to live is 

the one we need to be focusing on. My work in mental health promotion has shown me the direct 

correlation between mental wellness and secure housing. I believe that everyone in our city has 

the right to both of these things.  

I look forward to seeing what decision the council comes to.  

Sincerely,  

Claire Chilton  

  

Hi Councillor Tweel,  

I live in your ward and hope you’re going to be in attendance at the City’s public meeting on 

proposed regulations and licences at the Confed Centre Nov 9.  It’s important to me that you hear 

residents’ thoughts on this issue. Landlords have enough spare change to hire a lobbyist and this 

is all residents have to have their voices heard on this issue.  

To be clear - I support the proposed framework and hope you well too.  

All I ask if you listen. Thank you for your work.  

Kind regards, 

Danielle  

 

This letter is to express my concerns in respect to Short Term Rentals and Rental 

Properties, and the direction they have been going over the past few years, I have 

been dealing with a home beside me that has first 

Been rented out as a rooming home (6 to 8 people living in the home, cars all over 

the place) and now operates as a STR /boarding house. The owner is not living in 

the home, in fact lives off Island, leaving the residences of the area to deal with 

the issues that come up in relation to the property. I 

Always felt that our neighbourhood would not have to deal with these issues as 

the area Is zoned R-1 Single Family Dwelling. I contacted the city various times 

with no action. As far as STR's I feel we currently have them, in the form of 

Hotels/Motels. 

Hotels/Motels operate in Commercial areas, have regulations and need to meet 

fire codes etc. STR's and rental properties do not have to meet the same standards. 

 
As a lifetime resident of the City of Charlottetown, I feel that there is 

No place for Short Term Rentals in Charlottetown unless they are in an area zoned 



Commercial, and if homes are being rented, they 

Should have regulations as well. It would make a difference if the owners of 
these properties had to reside in the premises. Several people are asking for 
there (STR) to Be grandfathered in, this should not be allowed as well. 
 

Dean Adams 

Hi Mike, it's Debi Buell and I live in Charlottetown on 17 Euston Street. 
 

I fully support the proposed STR regulatory framework as outlined in the document entitled: 
Short-Term Rental Zoning & Development By-law Amendments (File: plan-2021-04-october) 
published on October 4, 2021.  As my representative, I ask you to please vote YES for these 
regulations. 
 

Thank you for your work on the issue of housing for Charlottetown residents. 
 
Sincerely, 
 

Debi Buell 
  

I would like to congratulate the planning department for having the wisdom and courage to make 
such a sensible plan with respect to short term rentals in the city. I’m extremely impressed at your 
grasp of the situation and your ability to put all the competing interests in the right order. 
 
I’d like to relate two of my personal experiences to add to the call for the rules you are planning: 
 
A few years ago I travelled to Lisbon, Portugal. One evening there was a protest march going 
through the city and we asked a local resident what it was about. We were told it was by 
concerned citizens who were finding it harder and harder to find an apartment for rent in the city 
because so many were being converted to AirBnB’s. There were less left to rent and the prices 
were going up. Also, they feared that their downtown would become strictly a tourist attraction 
and not a place with a vibrant population. 
 
Again a few years ago a friend of mine was renting a small house near co-op diamond when his 
landlord evicted him after several years of rental. The landlord told him he was going to renovate 
it and turn it into a STR- which indeed he did do. My friend had 1month to scramble and find a 
new spot. He rushed, bought something that doesn’t suit and is now trying to find a better 
situation. 
 
What kind of city do we want? Profit at all costs? Apartment buildings where virtually no one 
actually lives there? A downtown shell with less and less residents? 
 
I’m all in favour of owner-occupied houses renting out space. We have had licensed rental units, 
previously called “tourist homes” like this for over 40 years. 
 



Please “stick to your guns” and don’t change your proposal nor grandfather anyone in. It’s not just 
new units we need to limit its all the ones taken out of the market that we need back. 
 
Thanks for your time. 
 
Edie Rogers 

 
My name is Eileen Conboy and I am in support of "The Planning & Heritage Department's 

recommendations that the proposed Official Plan amendments pertaining to: 

 • Sustaining Charlottetown’s Neighbourhoods; and  

• Supporting Home Occupations. and the Zoning & Development By-law amendments pertaining 

to: 

• Section 5.6 Secondary Suites;  

• Section 5.7 Garden Suites;  

• Section 5.11 Tourist Accommodations on Residential Properties; 

• Section 43.1 Parking Space Standards;  

• Appendix A. Definitions. be approved to proceed to public consultation." 

In 2014, I returned to PEI to work full time at the PEI Rape and Sexual Assault Centre (PEIRSAC) as 

a counselling therapist. At that time it was quite difficult to find an apartment, as rental rates in 

Charlottetown were already competing with rates in Ottawa. After some searching I found an 

apartment that was listed as available October to May in the ad. I decided to go see the 

apartment anyway and after having a conversation about that undesirable timeframe with the 

landlord I said no thank you to the apartment.  

You see, I was trying to create a life on PEI. I loved working at PEIRSAC, I was creating connections 

in violence prevention community, and was making friends with other young professionals who 

lived nearby.  

A few days later, the landlord text me and said "we would really like you to be our tenant" and 

reassured me that they would extend the lease to a full year with opportunity for future leases 

after that year was up. I was thrilled! I moved into my own Charlottetown apartment, walked to 

work and restaurants, shopped downtown and overall participated in Charlottetown life.  

Once the year lease was up. My landlord contacted me to say that unfortunately he would have 

to take possession of the apartment again the following spring.  He said that he had renovations 

that he needed to do like "sound proofing" etc. I worried that it was me (single woman + cat) who 

made him realize that the apartment needed sound proofing so I sadly started making plans to 

move. Finding another apartment at that time was impossible. The vacancy rate was already close 

to 0.3% I planned to move home with my parents for a while to figure out my next  steps 

Moving day approached fast, and my mother came over to help me clean. We spent the day 

mopping, vacuuming, washing every inch of the apartment. Realizing that the landlords would be 

renovating but wanting to leave it the way I found it.  



The day after moving day my friend sent me a posting from VRBO of a downtown apartment 

ready to rent immediately. It was my apartment. I was devastated. I felt violated and abused. I 

trusted my landlords.  

I contacted my landlords and acknowledged to them that I had seen the posting. I told them that 

if the apartment was good enough to rent on VRBO then it must mean that I did a good job 

cleaning and that I would like my damage deposit returned.  

They emailed me back not acknowledging the listing but to say that they had found issues with 

my cleaning job. I told them I would come over immediately to talk about this. I went to the old 

apartment and they proceeded to show me around to a couple different points in the apartment 

where they found dust. I was shocked, and as usual when women are confronted, or 

overpowered, or manipulated, I cried. I could not confront them in the way that I wanted to. They 

had my money that I needed to put toward a new place to live. I left them again feeling violated, 

and abused.  

I have an amount of privilege because I am a cis-gender, white woman in Charlottetown. I was 

able to move home with my parents in Cornwall, but not everyone has this support. I can't 

imagine what it would have been like if I had children, was a newcomer, was disabled, or had 

other intersecting identities (truly the list goes on.) With the help of a friend I did find a place to 

live not long after I moved home.  However, the precarious feeling of being housing insecure 

never went away. It is very hard to impossible to participate in community or be mentally well 

when you are worried about your access to a basic human necessity like housing.  

Having now worked for 7 years in violence prevention in Charlottetown (specifically sexual 

violence prevention) I can tell you that a lack of accessible, and available housing means that our 

most vulnerable community members (who are our family, friends, the cashier at your local 

grocery store, classmates, church members) continue to exist in family violence situations 

because there is nowhere for them to move to.  

I URGE you to regulate short term rentals on PEI. Ensure that our communities reflect the values 

that we SAY we have for our residents on PEI. I am confident that with regulation you will see the 

community vibrancy, economic growth and tourism that you are looking for.  

Thank you,  

Eileen Conboy  

 

I recently moved to Charlottetown (3 months ago) and I can already see the strain that young 

folks and even seniors are going through having rents as high as some places in BC, where I am 

from originally. Having to move every 8 months sounds like a nightmare that I wouldn't wish on 

anyone. I spent my twenties in the  tight housing markets of Toronto and Vancouver, and it was 

hard enough to find housing when I wanted to move - much less being forced to move to 

accommodate STRs as the poor folks in Charlottetown are experiencing. I love this place already. 

It has something special: the respect for community. Please work to preserve this. I believe that 

the recommendations made by the city planner Robert Zilke will go a long way to set a precedent 



not only in PEI but the rest of Canada, to show that a community can fight back against profits 

over people. 

Thank you, 

Emily Horn 

 

My name is Emma Drake and I am a resident of Ward 1. I am writing to you today to 

express my endorsement of scenarios one and two in relation to the regulation of 

short-term rentals. 

 
As a former President & CEO of the UPEI Student Union, I have been researching and advocating 

for the regulation of short-term rentals since 2018, with specific reference to their negative 

impacts on students. My colleague Sweta Daboo and I had the honour of presenting to the City 

Council on behalf of the UPEISU regarding short-term rentals in January 2020. While I am no 

longer with the UPEI Student Union, as a recent grad and public policy enthusiast, I continue my 

support for the regulation of short-term rentals. 

 
To begin, Dr. David Wachsmuth’s research identified that short-term rentals, “took an average 

of 138 housing units off the rental market in 2019—a number which rose to 193 during the 

Summertime which is an 8.9% increase in loss from the previous year.” His research also showed 

that the “growth of STR’s has contributed to an increase in rental costs of approximately 37.7% 

in 2017.” This makes “STRs responsible for more than a third of all rent increases in the city in 

the last three years—an average of $292 per renter.” While short-term rentals are one piece of 

the puzzle, make no mistake, without regulation and enforcement, short-term rentals have 

created a unique impact on the housing crisis in Charlottetown. 

 
As an attendee of the May 17th consultation on short-term rentals at the Confederation Centre 

of the Arts, I was disgusted, but not surprised when listening to the negative lived experience of 

many low-income, Black, Indigenous, and People of Colour, and or folks with disabilities as 

homeowners and renters in the Charlottetown market, due to the pervasion of short-term 

rentals. For example, one resident stated being displaced throughout the months of May to 

September and paying a premium of $2700/month from October to April. Looking at short-term 

rentals through an equity, diversity, and inclusion lens, it is clear that strong regulation in the 

form of scenarios one or two is needed. 

 
Scenario one and two are the strongest policy options to provide unique tourist 

accommodations, and economic opportunities for hosts while balancing the need to preserve 

our historic neighbourhoods and make Charlottetown an accessible option for residents, guests, 

and anyone who wants to enjoy our beautiful City. 

 

Best regards, Emma Drake 



 

To Alanna Jankov, 

My name is Evan Cahill and I live in Charlottetown on Cumberland Street. 

I fully support the proposed STR regulatory framework as outlined in the document entitled: 

Short-Term Rental Zoning & Development By-law Amendments (File: plan-2021-04-october) 

published on October 4, 2021. 

As my representative, I ask you to please vote YES for these regulations. 

Myself and many others I know have always struggled financially, put into the position of being 

unable to afford our own homes and required to rent. Many living on minimum wage are now 

unable to afford rent, the cost in Charlottetown often exceeding 50% of the net income of a full-

time minimum wage worker. As the number of unregulated short-term rentals increases this cost 

will also. As more landlords convert their long-term units into short-term rentals the availability of 

long-term rentals drops, and landlords use this to justify increased prices. 

In addition to this, the increasingly more common practice of “renovictions” shows landlords, 

without regulation, will happily evict current tenants just so they can double the rent for the same 

unit. This behavior under the current unregulated system is encouraged, as a landlord you are 

financially incentivized to take these actions, and the residents of Charlottetown, and Prince 

Edward Island, are left defenseless. This regulation of short-term rentals would be a good first 

step to protecting Island and Charlottetown residents from predatory and exploitative rental 

behavior. 

Thank you for your work on the issue of housing for Charlottetown residents. 

Sincerely, 

Evan Cahill 

______________________________________________________________________________ 

Hello - I was an attendee at this evening's meeting on short-term rental regulations in the city and 

have been following this topic for several years. 

I'm a homeowner in Ward 4 and have seen the negative impacts that the unregulated STR 

industry has had on my community and city as a whole. While STRs are not the only cause of our 

housing crisis, there is a clear link between a decrease in supply and increase in cost to those who 

wish to live here long-term. 

I'm in full support of people being able to offer visitors the unique experience of seeing 

Charlottetown from a local's perspective by renting space in their primary residence, and would 

love to see the city move forward with scenario 2 from the proposed recommendation. This 

would return to the soul of services like Airbnb being part of the sharing economy and, more 

importantly, return desperately-needed dwellings back to the long-term housing market. 

Please consider the best interests of Charlottetown's least-powerful when making your decision, 

not just the ones with the biggest chequebooks. 

Fierah Livingstone 



 

Dear City of Charlottetown Planning and Heritage Department, 

 

The Hotel Association of Canada would like to present the attached written comments regarding 

the matter of proposed regulations for Short Term Rentals. Please see the document titled “HAC 

Charlottetown Submission Nov 19” for the Association’s comments. 

 

Additionally, we have attached a framework that the Association has created to assist regulators 

when developing rules for short term rentals.  

 

Thank you for your consideration of the attached materials. 

 

Sincerely, 

 

Further to the public meeting on Short Term Rental Regulations held last night at the 

Confederation Centre, I am submitting my comments as a resident of the city, as well as a 

provincially elected representative. Thank you for holding a public meeting, and for seeking public 

input on this important topic.  

Regulation Recommendation 

Option 2: permitting short term rentals in any principal residence including apartments, with no 

allowance for commercial short term rentals. By choosing a strictly owner-occupied model we 

would be adhering to the guiding principles of the City which is to protect long-term housing and 

community stability.  

Grandfathering  

No decision on regulations should include grandfathering of existing short term rentals / 

properties; not only would this defeat the object of regulation and create a much more complex 

regulatory landscape, but there is no current provision for short term rentals in the City bylaws - 

so all existing STRs are illegal.  

Grace Period 



One year from the implementation of regulations to allow for properties that are no longer legal 

to be sold or converted to long term rentals.   

Levy and Compliance Officer 

Accommodation levy equal to or greater than that paid by existing tourism accommodation 

providers, with a portion of funds used to support compliance staff who are responsible for 

ensuring all properties are registered, inspected, and meet required regulatory requirements.  

Mitchell, I was disappointed that you were not in attendance, as our Ward has its fair share of STR 

properties (there are nine on the route I take walking my dog, for example). I am including you on 

this correspondence so you are fully aware of my feedback.  

I am hopeful that we will see action on this file soon. 

best regards  

Hannah Bell 

MLA District 11 Charlottetown-Belvedere 

My name is Dr. Heather Chandler and I live in Charlottetown on Cumberland Street.  
  
I fully support the proposed STR regulatory framework as outlined in the document entitled: 
Short-Term Rental Zoning & Development By-law Amendments (File: plan-2021-04-october) 
published on October 4, 2021.  
  
As my representative, I ask you to please vote YES for these regulations.  
  
I am a veterinarian currently living and working in Charlottetown. However, this was jeopardized 
in the final month of my third year at the Atlantic Veterinary College. At this time, the apartment 
building I was living in was purchased by Zack Court who subsequently evicted the elderly couple 
below me who had been residents of the building for 11 years. They were forced to live 
separately following the eviction as they had no other options left available to them. Mr. Court 
then went on to "reno-vict" myself, and three other tenants of the building within a 3 week 
period. No evidence of renovations were apparent in the following months, and having kept in 
touch with the neighbours, I am aware that Mr. Court subsequently used these units for short 
term rentals. I was left scrambling to find a place to live, while trying to complete my schooling 
and work part time. Mr. Court kept the entirety of my damage deposit, citing pictures he had of 
my apartment, having entered without my permission, in the ensuing IRAC complaint. My 
apartment was cleaned to the same standard as the other units, which I toured having been 
friends with the tenants. Mr. Court consistently displayed a lack of respect and maturity, failing to 
show up for hearings and suffering no penalties for the inconvenience caused by his actions when 
I repeatedly had to take time off of work and school to attend. Why are we continuing to allow 
wealthy individuals to monopolize the only available/affordable accommodations in this city with 
their bullish behaviour? What are we doing to support the young/student/vulnerable 
populations? We cannot continue to be surprised that our young innovators are leaving this city 
when we are left with nowhere to live. 
  
Thank you for your work on the issue of housing for Charlottetown residents.  



  
  
Sincerely,  
  
Dr. Heather Chandler 

 
I write to you regarding the ongoing discussions about moving forward to regulate short-term 
rentals. I have concerns with some of the proposals that are being put forth by current STR 
operators. I have not been directly impacted by the influx of STRs and am fortunate to have a 
secure, relatively affordable, and conveniently located apartment.. However, I am very concerned 
with the impact the growth of STRs has had on the housing market and the pain it has caused. 
From what I have learned, talking with like-minded people who are more knowledgeable than me, 
and especially hearing the presentation of research from David Wachsmuth’s research at McGill, 
here is what I hope you will consider in creating the new regulations.  

1. Restrict AirBnB to the host’s primary residence. The company clearly emphasizes that the 
experience is intended to be a shared one between the host and guest. If people are operating 
AirBnBs as if they are the same as regular tourist accommodations, they should be subject to the 
same requirements, such as safety codes and commercial taxation. 

2. Create a new system for registering short-term rentals. As Dr. Wachsmuth said, the lack of data 
is one of the biggest obstacles to effectively addressing these issues.  

3. Do not grandfather in new rules. This defeats the purpose. Commercial short-term rentals are 
taking potentially hundreds of units from the long-term market. This effects not just the amount 
of affordable housing, but housing availability and increased costs across the board. Also, the rate 
of new builds will take years to catch up to what STRs have removed from the market. 

I am eager to see how this process continues in the new year.  

Thank you,  

Isaac Williams 

Finally, it appears that City Councillors, Planning Board members, and leadership in the Planning 

& Heritage Department are set to acknowledge what Charlottetown citizens and local housing 

advocates - myself included - have been saying since at least 2018. Namely, that the unchecked 

proliferation of Short-Term Rental (STR) operations within the City - particularly commercial 

operations located within the City’s downtown core - has caused more harm than good to 

Charlottetown, and that the situation cannot continue as it has for too many years. I strongly 

support the proposal now before City Council & Planning Board - as well as the additional steps 

to follow to ensure compliance and enforcement with a robust regulatory regime. 

 
At the outset of this submission, I wish to recognize City Planner Robert Zilke and thank him for 

the years of hard work that he has put into this file. I do not know Mr. Zilke personally, and I have 

only spent time with or spoken to him at any length on a couple of occasions (first, at a meeting 



at City Hall with the Mayor, Coun. Rivard, & others on the afternoon of Mar. 9, 2020; second, at 

a meeting of the Planning and Heritage Committee on June 15, 2021). 

 
However, in the course of my advocacy work around STRs, I have seen and reviewed much of Mr. 

Zilke’s work product, as well as a significant amount of his correspondence on STR-related issues 

(along with that of multiple other City officials & staff obtained through “FOIPP” requests). 

Scurrilous and unfounded attacks on Mr. Zilke’s professionalism, on his extensive research on 

STRs, and the allegations that he is not impartial on this issue advanced by local commercial STR 

operators1 are beyond the pale. While I am confident Council and staff are fully aware that these 

attacks are unfounded - having heard from Mr. Zilke in many closed sessions - I encourage you 

to reflect on this behaviour when weighing the merits of the submissions made by Mr. Zilke’s 

detractors. 

 
I also encourage you to take any submissions from AirBNB Canada, or similar large corporate 

interests that have a direct financial stake in preserving the STR status quo, with a fist-sized grain 

of salt. The extensive data reviewed and analyzed by City planning staff that supports the 

 

1 Both at the November 9, 2021 Public Meeting, and in correspondence dated October 27, 

2021 addressed to Mayor and Councillors by Terry McKenna, David Toombs, Terrie Williams, 

along with 47 other local STR operators (attached to this submission). 



current proposed STR regulatory framework comes from third party entities such as Granicus 

(aka Host Compliance) and the experts at the McGill University Urban Politics and Governance 

research group. Why is that? Because entities such as AirBNB Canada choose NOT to assist 

governments by proactively providing data to inform the development of sound planning policy. 

Rather, it only offers up such data after a municipal, provincial, or state government has used 

data from independent sources confirming that STRs are a net negative on communities to 

develop policy. Cherry-picked internal data offered up by AirBNB at the eleventh hour of the 

Planning Department’s process - and based around information collected during a pandemic - is 

of dubious value (at best). 

 
I strongly oppose the proliferation of commercial STRs that displace people within a community 

that is in desperate and immediate need of more housing options at multiple price/affordability 

points. That’s where we are in Charlottetown today, and it’s where we have been for years. 

 
I could spend many pages highlighting key passages & findings from the February 2020 

Wachsmuth Report, which is the most authoritative, reliable, and independent analysis of STRs 

in the City of Charlottetown from pre-COVID times. Instead, I will highlight a few, while asking 

every member of Planning Board & City Council to read (or hopefully, re-read) the entire report; 

and to really think about what an STR regulatory regime ought to achieve for Charlottetown. 

 
In the words of the Wachsmuth team: 

 
On the Short-Term Rental Market 

 
- Charlottetown’s STR market is dominated by entire-home listings, which 

make up 77% of active listings and earned 89% of all host revenue in 2019. 

- Family-suitable homes with two or more bedrooms make up 73% of entire 

home listings in Charlottetown. 

 
Housing Market Impacts 

 
- STRs removed an average of 138 housing units from Charlottetown’s long-

term housing market in 2019, and an additional 55 units were active full-

time during the summer high season. 

- STRs are responsible for 38% of all rent increases in Charlottetown since 

2017. The growth of STRs in Charlottetown has cost the average 

Charlottetonian renter $292 since 2017. 

 
Regulatory Scenario Modelling 

 
- There is little risk of an adverse tourism accommodation supply shock 

occurring in the wake of stronger regulations on STRs in Charlottetown, 

even under the more restrictive scenarios. (emphasis mine) 



 

Host Compliance2 Data Analysis 
 

- The Host Compliance data has sufficient coverage to provide a reliable 

overview of the STR market, and to track changes over time. 

- Because the HC dataset lacks detailed activity data, it cannot be used to 

conduct adequate housing-market impact analysis being contemplated. 

(emphasis mine) 

- It should be feasible to monitor questions relating to the supply of STRs 

and their regulatory compliance in Charlottetown using the HC data. 

 
Registration Status 

 
- Like other tourism proprietors, short-term rental operators on Prince 

Edward Island are obligated under the Tourism Industry Act to register 

their operations with the provincial government. 

- Of the 834 STR listings in Charlottetown active at some point in 2019, only 

265 were identified as being registered. 

- More than two thirds of listings (570) are not registered, and are therefore 

non-compliant with the Tourism Industry Act.3 

 
Failures at the provincial (re: licensing requirements under the Tourism Industry Act) and 

municipal levels (re: Z&D Bylaw requirements) to pursue meaningful enforcement of existing 

regulations have accelerated the growth of commercial STRs in Charlottetown, resulting in a 

corresponding reduction in long-term housing supply. Dating back before the COVID-19 

pandemic (and even before the 2018 municipal election), key voices at the City publicly denied 

the impact of commercial STR uses on Charlottetown’s residential housing supply, and the 

negative results for all residents when it comes to both the availability & affordability of housing. 

However, the comprehensive Technical Report 

 
Since at least September 2019, Planning Dept. staff have recognized that most - if not all - 

commercial STRs within the City of Charlottetown do not comply with the current Z&D Bylaw. As 

Mr. Zilke wrote in an email on Sept. 5th4: 

 
“At present, a short term vacation rental that is not owner occupied is not 

permitted in the City of Charlottetown. A short term rental can be treated as a 

Tourist Accommodation as outlined in the Zoning by-law excerpt 

 
... 

2 Now Granicus. 



3 Conflicting with public representations regularly made by the Charlottetown STR Association 

that the majority of STR operators are following all the rules. 

4 A copy of this email, obtained via a request under the Freedom of Information and Protection 

of Privacy Act (“FOIPP”), is included with this submission.



 

The current zoning regulations treat short term rentals as Tourist 

Accommodations you would have to apply through the Building permit process 

and provide all necessary info (i.e. site plan with parking, floor plans with # rooms, 

size, windows, smoke detectors) to ensure they comply with all applicable Codes 

and Zoning regulations (i.e. # of bedrooms, parking, signage, type of dwelling).” 

 

Few - if any! - commercial STRs operating within the City have followed through on the Building 

permit application process Mr. Zilke references. The Planning Dept. could easily shed some light 

on this matter by releasing whatever statistics it has on Building permits issued for STR operations 

in the City of Charlottetown within the last 5 years. I respectfully submit that any STR operation 

- and particularly any commercial STR - that has failed to comply with these requirements should 

not be granted the privilege of being “grandfathered in” under any new regulatory model. 

 
I also question whether having an abundance of STRs available in Charlottetown acts as a 

significant driver of our local or provincial tourism industries. All the things that make 

Charlottetown among the best places in Canada to live and visit - Restaurants! Theatre! Culture! 

History! - are still here even if there are several hundred fewer STR properties available for 

visitors. The Department of Economic Growth, Tourism and Culture produces detailed monthly 

statistics on overnight visits to Prince Edward Island, broken down geographically and by type of 

accommodation. I strongly suggest that the Planning staff obtain this data5 directly from the 

province in order to confirm or refute any anecdotal data or innuendo that the STR lobby may 

present. 

 
People who elect to book STR accommodations outside Charlottetown are still going to come to 

Charlottetown to patronize our businesses in the hospitality industry. (And if they won’t, that’s 

indicative of a larger issue.) Furthermore, as far as I’m aware the City itself currently doesn’t 

collect a dime in tax revenue or licensing fees from the hundreds of STRs operating within City 

limits. You can’t lose revenues you don’t already have. 

All that said, with so many commercial STR units located in and around the downtown/500 Lot 

area, we are increasingly losing one of the things that makes our City vibrant: our people. With 

the explosion of commercial STRs, we’ve seen a gradual “hollowing out” of downtown (and 

downtown-adjacent) neighbourhoods that once offered many long-term housing options for 

Charlottetown residents, at varying price points. 

 

Many City residents like to celebrate the ongoing gentrification of downtown Charlottetown. 

However, I believe this gentrification detracts from the distinct character of our City, and further 

marginalizes our more vulnerable citizens. Likewise, the “seasonality” of many commercial STR 

operations compels students to either move within or leave the City entirely each summer, and 

places the working-class people who staff so many of our downtown tourism businesses & 

attractions in a position where they lack proximate 



 

5 Of course, this data may not include information from the many unlicensed commercial STRs in 

the City. 



or easily accessible housing options at prices they can afford. The same can be said for people 

who generally lack access to affordable and reliable transportation options, whether due to 

financial circumstances or disability. 

 
There is no doubt that a well-run commercial STR operation, particularly in an attractive tourism 

destination like Charlottetown, can be a very profitable enterprise - much more so than renting 

the same property to long-term tenants. The allure of that profit incentive becomes even 

stronger when it is apparent to the owners (or would-be/could-be owners) of residential housing 

units that local officials are quite happy to turn a blind eye to the harms caused by commercial 

STR operations. There will always be people and businesses who seize any opportunity to make 

more money, despite any greater social costs. It falls upon our Governments - both our elected 

officials and the bureaucrats/civilian committee members who support them - to see the big 

picture issues and to respond in a way that reflects existing laws, sound planning principles, and 

our society’s values . 

 
Documents obtained through the FOIPP process demonstrate that Planning Department staff 

have known for years that hundreds of STRs in Charlottetown were operating illegally, whether 

because they were: 1) unlicensed by the Province and/or City, or 2) Home Occupations that did 

 not comply with existing & long-standing Zoning & Development Bylaw requirements for Tourist 

Accommodations. 

 
At various times in recent years, Planning staff have communicated their concerns on licensing 

issues to provincial officials. Tourism staff have consistently issued licenses to commercial STR 

operators without seeking confirmation that the subject premises of the Tourism license 

complied with City Zoning regulations. This is particularly problematic given that the Tourism 

Industry Act has required such compliance since November 2019 (although the onus is on the 

license-holder to assure they are in compliance. 

 

City Council have been aware of these issues since at least September 4, 20197: 
 
 
 
 
 
 
 

6 The merits (or relative lack thereof) of the T3 Transit system are a discussion for another 

time. It’ll be sometime soon though. 

7 Excerpted from a presentation made by the Planning Department to City Council in a closed 

session (unauthorized by the Municipal Government Act?), subsequently provided to STR 

operators. 



  

 

  

Furthermore, the housing crisis in the provincial capital region stands to get worse before it gets 

better. The three major municipalities in the region (Charlottetown, Stratford, and Cornwall), 

together with the Province, have commissioned a major housing needs assessment study, with 

Stantec as lead consultants. As far as I am aware, the data gathered in the first phase of this 

project has not been shared with the public: yet. 

 
However, having seen some of that data at a focus group conducted in June 2021 as part of a 

focus group for the second phase of this project, absent a policy response that focuses on 

increasing development & adding housing supply wherever possible - the general outlook is 

 grim. Thousands - arguably tens of thousands - of units must be added to our residential housing 

supply within the next 20 years to accommodate our population growth, as well as the changing 

dynamics of our population. It is impractical and illogical to permit hundreds of existing units to 

operate as commercial 

 
In making policy choices on a regime to regulate Short-Term Rental (STRs) operations, I believe it 

is critical to put the greater needs of city residents and other Islanders in desperate need of 

housing before the profit incentives of a relatively few property owners. I believe that a 

regulatory regime with significant restrictions on commercial STRs will have little to no impact on 

the City’s tourism industry, or on City coffers. Furthermore, I believe this approach is consistent 

with the current provisions of the Official Plan and City Bylaws. 



For years, representatives of the Charlottetown Short-Term Rental Association  have consistently 

cherry-picked and even fabricated statistics to support arguments that favour their “industry”. 

They have misrepresented facts to the Island public and our local media, in the interest of 

personal profit. That needs to end. Because housing is a human right.8 Maximizing your return 

on investment is n ot. 

 
Sincerely, 

 
Jonathan Greenan Ward 1 Resident 

8 Since 1948, per the United Nations’ Universal Declaration of Human Rights. 

Attachments 

FOIPP Email 

 

Petition addressed to Council from the STR Operators that is referenced in footnote 1 is included 

in Attachment K of the Planning Report. 

Dear members of the planning and heritage committee and members of council: 



On behalf of our household in Ward 4  I would like to express our support for the City moving 

forward with short-term rental (STR) regulations. We support the proposal that any dwelling unit 

except for apartments can be used as an STR under the condition that it is the host/operator’s 

principal residence. 

We want to live in a city that puts housing for residents ahead of short-term places to stay for 

visitors. We want vibrant neighborhoods, including vibrant downtown neighborhoods. Our 

definition of "vibrant" includes people of all socio-economic backgrounds. 

I had the opportunity to observe the livestream of two public meetings on STR regulation and am 

very much persuaded by the evidence and testimony of members of the public advocating for 

housing as a human right and calling for more regulation of STRs. The proposal put forward by 

City staff is sound and well-reasoned. I disagreed with the views put forward by those speaking in 

favor of de-regulation.  

I hope you will not put profit before people. We ask you to increase regulation on STRs in 

Charlottetown neighbourhoods. 

Sincerely,  

Jane Ledwell  

 

I sent an email in October 2021 regarding the proposed STR regulations and am now resubmitting 
its content to ensure it is included in your feedback. Please see below:  

Dear Mayor Brown and Councillor Duffy, 

I would like to provide feedback regarding the proposed rules regarding short-term rentals. For 
context, I own a house in Ward 3, hold a Tourism PEI license for this property, and have rented to 
people both short-term and long-term. I would like to emphasize my absolute support for the 
proposed rules, recognizing that under these rules I would no longer be permitted to do short-
term rentals. These changes are necessary to prevent Charlottetown from becoming even more 
reliant on a single industry to the detriment of local citizens who want to live in a vibrant, year-
round community.  

 I have watched as friends in Charlottetown have been renovicted and struggled to find housing, 
and I don't wish to see this trend continue for my younger family members. I hope that this email 
will provide some counterbalance to other STR owner feedback you may receive. 

 Jill Forbes 

 

I watched the short-term rental public meeting last night and couldn't help but notice the 

differences between the people concerned about short-term rentals and the people who came to 

defend them: one group shared concerns about the safety and happiness of their friends, 



families and community while the other expressed concern only for themselves. It is also telling 

that even some owners of STRs want more regulations.  

I was disappointed in the comments by Councillor Duffy who seemed unsure if anything would be 

done about this issue sometime this year. I have been documenting news stories related to the 

housing crisis since August 2019—I didn't expect to still be tracking it in mid-2021. 

https://jillianne.medium.com/peis-housing-crisis-links-of-interest-93c4d41485d8 

City council should move on adding regulations not in a few months and not in a few years. It 

needs to be done now. The data is very clear where the housing inventory has gone and what 

could be done to put those units back on the market. 

I was also disappointed that Mr. Duffy considered last night's meeting a "warm-up" after the issue 

had laid "dormant." I assure you, it hasn't been a "dormant" issue for the families and Islanders 

who continue to suffer at the hands of greedy commercial STR moguls cashing in on 

Charlottetown's previously reasonable housing prices. 

My husband and I purchased a home in Hillsborough in 2015. We are so, so, so, so lucky that we 

bought when we did because if had waited a year or two, we would not have been able to afford 

to buy a home in Charlottetown, the city that we love. We simply would not be able to afford to 

live here and we would constantly fear being renovicted. The house next to ours is the same build 

as ours with a few upgrades and it sold over the summer for AT LEAST DOUBLE the price that we 

paid for our house—in a community that was once considered affordable.  

I'm fine with owner-occupied STRs. Scenario 1 or 2 seemed reasonable to me. Whatever is done, 

it needs to be done soon. This has gone on long enough. 

Thank you for your time. 

Jillian Hamilton and Colby Cudmore 

  

To re iterate a point I have previously made regarding this contentious issue- before Council 

finalizes its new regulations to limit the proliferation of short-term rentals in the city, due 

consideration must be given to its own role in contributing to the loss of a substantial number of 

downtown houses and apartments when, for years it turned a blind eye to the practice of the 

Great George Inn who were buying up and renovating a large number of neighbouring properties 

in order to increase their revenue/rental capacity.  

This has set a precedent for others to follow and with the arrival of an ingenious, easy to use 

internet platform called Airbnb (which many hotels and bed and breakfast also use) you can 

hardly fault others for doing exactly the same - often purchasing and fixing up run-down buildings 

(vastly improving the appearance of some dilapidated city streetscapes) and attracting more 

visitors to the city centre. 

If new restrictions include forbidding STRs to exist in apartment buildings and requiring an owner 

to be an occupant of their rental property, and this is universally and fairly applied and enforced, 

Council will be obliged to upset the owners of the Great George which would find itself in 

https://jillianne.medium.com/peis-housing-crisis-links-of-interest-93c4d41485d8


contravention of such stipulations or you could "grandfather them in".  This would then also have 

to apply to others who followed their example. Council must accept the fact that the current 

shortage of what would be considered "affordable" accommodation in the city is partly due to the 

lack of early action on its part to prevent it. 

Joan Cumming 

 

To Charlottetown Planning, 

We have owned a home in the neighbourhood north of Euston for the last 10 years and love the 

area very much. In 2018, we moved from our house on Orlebar to Walthen st. mainly because an 

airbnb opened across the street from us and caused the following issues - Garage in front of the 

house, parties, parking in non-parking areas, excessive noise, etc.  

Over the last 5 years, we have noticed more and more homes in our area being bought and 

rented out on AirBnb. We do not feel that this is benefiting the people who live in Charlottetown 

(especially downtown) and is making it almost impossible for our friends to afford to buy es in our 

area / rent spaces. 

We want neighbours, not strangers or vacationers here to visit Charlottetown. We want kids for 

our kids to play with and go to the park. We want our neighbourhood to be safe and not have 

houses that are empty all winter.  

We hope that you will consider 'owner occupied only' short-term rentals for Charlottetown. We 

love living downtown in this amazing city and hope that others can afford to live here too.  

Sincerely, Julia and Rob Hartley  

I am submitting my statement to you on Short Term Rentals for your consideration, in the hopes 

that you will pass regulations that will mitigate the already devastating effects of the housing 

crisis on Prince Edward Island.  

There were a lot of excellent points made against STRs during the meeting in which Robert Zilke 

made his presentation, both by Mr. Zilke and by concerned citizens. Truthfully, I'm not well versed 

in legalese, but the proposals made by Mr. Zilke were straightforward and incredibly reasonable; 

therefore, the only reason I can think that someone might be opposed to it is for the purposes of 

lining their own pockets. I do not doubt that owners of STRs have spent large amounts of money 

on renovations for their units as many of them brought up during the meeting, however, 

renovations are regular costs of upkeep on a house in which any homeowner is responsible for 

upkeep. In many cases, and in many of the STR units in Charlottetown, STR owners have gone 

beyond renovations and upkeep and have spent exorbitant amounts on creating a hotel 

environment that is, quite frankly, unnecessary, and does not justify the commodification of 

housing in PEI.  

I believe it was Terrie Williams, one of the STR owners, that mentioned she believed she was one 

of potentially 5 or 6 people on Prince Edward Island (or perhaps just in Charlottetown, even more 

concerning) that owned an equivalent of/or more than 4 houses, which to her was not 

unreasonable. Doing the math it, however, shows that between 5 or 6 people owning at minimum 



4 houses (not counting their own housing and potential cottages) is at minimum 20-24 houses 

owned by a handful of people. If some of them own more than 4, it could be anywhere between 

20 and 30 houses, on the shorter end of an estimation. This is utterly disgusting. Wealthy people 

that are becoming wealthier as a result of taking advantage of a market wherein the poor have no 

hope of succeeding should not be the benchmark on which we govern rules. For that reason, I 

highly recommend that if you would like to see citizens of Charlottetown and Prince Edward 

Island as a whole succeed, you must invest in the citizens that NEED support, and not in citizens 

that hold the tourism industry ransom from the place they claim to love.  

Thank you,  

Kassinda Bulger 

As a senior and a resident of Ward 7, I am writing in support of the recommendation to 

Charlottetown City Council to limit Short Term Rentals (STR) to owner occupied premises. 

Contrary to the opinions of the STR operators who spoke at the public meeting on November 9, 

these units do contribute significantly to the lack of housing in Charlottetown. A significant 

amount of affordable housing was located in multi-unit dwellings in downtown Charlottetown. 

When these are purchased by investors and renovated into STR, they are removed from the 

available housing inventory. 

It is difficult to feel sympathy for the STR operators as they each tried to portray themselves as 

being victimized and not being able to profit unless they own multiple buildings. The property 

they currently own is almost certainly worth more than they paid for it so crying “poor me” is 

meaningless. 

Charlottetown is in a housing crisis. Housing is a right not a privilege. On Nov 9 those in 

attendance heard the privileged few speak against regulating STR. They have benefitted for 

several years from lack of regulations and it is past time that some rules were laid down and 

enforced.  

My concern is that the STR owners will convince City Council to grandfather the existing units if 

the recommendation is passed. It is important that this does not happen as there is a substantial 

number of STR that could be converted back to long term rental units.  

Charlottetown is a tourist destination – STR regulation will not affect that. As someone at the 

meeting pointed out, the City is beginning to look like a staged town. It is not a theme park – it is a 

vibrant, living community. At least it should be. The air of community is vaporizing as long term 

tenants are pushed out. Charlottetown City must limit STRs to owner occupied premises only. 

Once they become a multi-unit commercial enterprise there is no longer community. 

Lack of affordable housing has brought this issue to the forefront. While this problem is multi-

faceted it is nonetheless real and also needs to be addressed in concrete ways. It is time for the 

City to take action whether this is lobbying provincial or federal governments for financing for 

public housing or undertaking it as a City. The number of people struggling to survive is high. We 

cannot leave people without decent housing while STR operators make obscene amounts of 

money. 



Thank you to Charlottetown City Council for listening to public input and bringing STR regulation 

forward. I look forward to hearing the decision. 

Regards 

Katie McInnis 

My name is Kelly Robinson and I live in Charlottetown Ward One on Prince Street. Thank you for 

hearing my testimony at the consultation on November 9th and for taking time to read my letter.  

I fully support the proposed STR regulatory framework as outlined in the document entitled: 

Short-Term Rental Zoning & Development By-law Amendments (File: plan-2021-04-october) 

published on October 4, 2021. 

To those on Council, I ask you to please vote YES for these regulations. Further, please vote NO 

to grandfathering existing STR units.  

I’ve worked in our non-profit sector my entire adult life and volunteered in my free time, devoting 

my energy to supporting Island residents to be safer and more well. Despite never owning 

property, I am a long-time contributing Islander and Charlottetown resident - I have more than 

pulled my weight as a community member and I hope my perspective and lived experience will be 

weighed as equal to the wants of property owners.  

My years working with PEI People First taught me about life in this city for folks with intellectual 

disabilities and how marginalized peoples are the first to be unhoused; my time with the PEI Rape 

& Sexual Assault Centre, the PEI Advisory Council on the Status of Women, and serving on the 

Premier’s Action Committee on Family Violence Prevention showed me how vulnerable people 

stay in dangerous relationships out of housing desperation sometimes with lethal results; my 

work with Community Legal Information Association taught me about the huge gaps in legislation 

and enforcement at the federal, provincial, and municipal levels to protect Islanders against 

housing insecurity.  

As for me, despite working full time my entire life, despite having a living wage and living within 

my means, I am housing insecure. If I am evicted tomorrow, I will be forced to move in with my 

parents, impacting the retirement that they worked so hard for.  

The housing crisis has many heads and residents need immediate and aggressive steps taken at 

every level of government. Getting the STR situation in Charlottetown under control has the 

potential of repatriating over 800 units to the long-term rental market. It won’t solve everything, 

but it will make a huge difference.  

If we do nothing or only take half-measures, we will lose an entire generation of young people. 

Nothing can keep people in a place if there is no where to live. When people are forced to pay 60-

70% of their income to rent, they are not spending money in the community. And if families 

cannot afford nutritious food, extracurriculars for the kids, or other necessities, they are turning 

to NGOs and Governments to help. In other words, in the end, our economy suffers and we’re 

subsidizing landlord profits instead of protecting our people.  

Every great place is great because of the people who live there. Please put us before the 

escalating profits of a small few. Every Charlottetown landlord will still make profit. They will 



simply make less. In times of crises past, Islanders have turned to and leaned in to protect their 

communities and vulnerable peoples. We need you to do this now. Please stand with the people 

who live here, we are desperate, we need your protection. 

Thank you for your work on the issue of housing for Charlottetown residents. 

Sincerely, 

Kelly Robinson 

It is instructive to see what Hawaii's government is doing to address 

problems with Air BnB and operators. 

Please consider registering all Air BnB and other short term renters using their companies to 

provide aid and information that will help your office regulate this "industry". 

The rental housing crisis in Charlottetown and across the province is growing because there is a 

lack of planning and control by City Hall as to what to do with absent owners and short term 

rentals. 

Whatever you do, I advise you to do something quickly or watch hotels and registered tourist 

accommodations suffer along with folks and families who cannot find decent, affordable rental 

properties in which to live. 

Kip Smith 

Attachments  

APNewsBreak: Airbnb agrees to provide host records to Hawaii 
By AUDREY McAVOYtoday 

FILE - This Oct. 29, 2013 file photo shows people at Lanikai Beach, a popular neighborhood for 

vacation rentals, in Kailua, Hawaii. Airbnb Inc. is agreeing to provide Hawaii with records for many 

of its island hosts as the state tries to track down vacation rental operators who haven't been 

paying their taxes. Airbnb and the state Department of Taxation reached the agreement after 

negotiating the scope of a subpoena sought by the state. A judge approved the deal last week. 

(AP Photo/Audrey McAvoy, File) 

HONOLULU (AP) — Airbnb Inc. has agreed to provide Hawaii with records of many of its island 
hosts as the state tries to track down vacation rental operators who haven’t been paying their 
taxes. 

Airbnb and the state Department of Taxation reached the agreement last week after negotiating 
the scope of a subpoena sought by the state. First Circuit Court Judge Bert Ayabe approved the 
agreement. 

Ayabe still must rule on whether the state has met the requirements for serving the subpoena. A 
hearing before the judge has been scheduled for Wednesday. 



The state needs the court’s permission to serve the subpoena because its investigation targets a 
group of taxpayers and not specific individuals. 

“We are pleased to have reached a compromise with the Hawaii Department of Taxation that 
provides adequate data to help them enforce against individuals who they suspect may have 
skirted tax laws, while including safeguards to further hosts’ privacy,” Airbnb said in a statement. 

The company said it remains committed to working with state leaders to collect and remit taxes 
on behalf of hosts, which it says would generate $64 million a year for Hawaii. 

The state’s court filing said it has struggled to collect taxes from vacation rental and bed-and-
breakfast operators in part because many hosts don’t generate enough revenue for Airbnb to 
send the IRS relevant tax forms for them. It also blames the relative anonymity hosts are given on 
the Airbnb website, where rental operators are often identified by a first name. 

In addition, many Hawaii hosts have been illegally running their businesses without permits. 
Hawaii’s counties issue permits for short-term rentals, and each of them has different regulations. 

Honolulu, the most populous county, cracked down on illegal operators with a strict new law 
enacted earlier this year. Before this law took effect, Honolulu was estimated to have about 800 
legal vacation rental and bed-and-breakfast units and about 10 times as many illegal ones. 

Details of the agreement filed in state Circuit Court last week said Airbnb will provide the 
Department of Taxation with the records of the 1,000 hosts who made the most revenue from 
2016 through 2018. The company will give these hosts two weeks’ notice before it hands over the 
information. 

Airbnb will provide the state with anonymized data for hosts who had more than $2,000 in annual 
revenue during those years. The state may then request individualized records for these hosts, 
though it will be able to obtain information on only 500 hosts every two weeks. 

If a host files a legal motion challenging the transfer of records, Airbnb won’t provide the state 
with the data until the legal case is resolved. 

The department cited statistics to justify the need for its subpoena. It said its investigation of 600 
Airbnb hosts found many didn’t have a license to charge the general excise tax, a state levy similar 
to a sales tax, or an account to charge the transient accommodations tax, the state’s hotel tax. 

Of about 500 hosts who received income from Airbnb, 76 percent had at least one delinquent 
general excise tax or transient accommodations tax return, it said. 

Nicholas Mirkay, a University of Hawaii law school professor, said the agreement appears to be a 
breakthrough for the state so long as the judge finds Hawaii has a reasonable basis to serve the 
subpoena. Getting the taxpayer information will be huge, he said. 

“Now they know who to go to. Up until this point, it appears that there’s been a lot of taxpayers 
that would be subject to the tax but they had no idea who they are,” Mirkay said. 



Hawaii first sought to subpoena tax records from Airbnb last year. This initial request aimed to 
compel Airbnb to hand over a decade of vacation rental receipts. 

But First Circuit Court Judge James Ashford denied that move in February, saying the state didn’t 
sufficiently show that Airbnb users may have failed to comply with tax laws. Ashford said the state 
also didn’t establish that the information wasn’t available from other sources. 

The state filed a new petition in June seeking approval for a revised subpoena. The department 
and Airbnb began negotiations after the second petition was filed. 

The deal also calls on Airbnb to send a written notice to hosts who generated $2,000 or less in 
annual revenue. 

This notice will inform the hosts that they must obtain a license to collect general excise tax and a 
certificate of registration to collect the transient accommodations tax. The notice will remind 
hosts that they must file tax returns and pay taxes to the state. 

Dear Planning committee,  

I am writing to you today regarding the proposed changes for short term rentals (STRs) in 

the Charlottetown area. I would like to state that I agree with the changes that have been 

proposed but have some concerns with the limited application and scope of these changes and 

how they will be enforced. I would also like to make clear that the existing STRs should not be 

grandfathered into these changes and need further work by the council on how to deal with the 

gross number of STRs that have developed over recent years despite the housing crisis. Existing 

STRs that do not meet the proposed changes need to be converted to long-term rentals or sold 

within the year of these changes taking effect. I am sharing mostly from the student perspective 

as to why these changes are necessary and will speak to how STRs have been affecting both 

students and citizens in PEI. 

A common misnomer used by STR owners in the attempt to justify STRs, is that eight-

month rentals benefit students who leave during the summer. These leases are only applicable 

and beneficial for a very small percent of students, and this is for multiple reasons. Most STRs go 

until the middle of October, given this is when the tourism season ends in PEI. Therefore, those 

units do not convert to longer term leasing for students until the middle of October. Students 

start school at the end of August. Therefore, if we wish to lease one of these STR during the 

school year we would have to rent out a STR, stay in a hotel, or coach surf for an entire month 

and a half until a STR lease in October became available. This is less than ideal and so students will 

not lease STRs like this unless they absolutely must because it is very inconvenient to move in the 

middle of the semester, but it is also extremely costly. The overwhelming majority of students will 

try to seek housing that starts at the end of August for these reasons, therefore, making STRs not 

student friendly and the STR justification baseless. Our vacancy rate in Charlottetown is 1.2% 

according to the presentation given at the last meeting, which is one of the lowest in the country 

and below the recommended 3% that signifies a functional market. Unfortunately, because of this 

vacancy rate, I know multiple students who have had to pay absurd amounts either for a hotel or 

STR for a month and half at the beginning of the semester until the longer leases open up in 

October, or are asked to pay the profit STR operators would lose out on in order to secure a lease 



starting at the end of August, and do so because there is no other option. This is despicable 

behaviour; as students, we are already some of the lowest in financial security, socioeconomic 

class and have the highest amounts of debt, and so should not have to bear the financial burden 

for the lack of housing available that is directly related to STRs. The housing crisis is multifactorial, 

but STRs are a huge proponent of this problem and directly impact students in terms of being able 

to find affordable housing.  

Furthermore, university is the time in your life where you are branching out on your own, 

figuring out who you are, and seeking employment in the summers that may relate to your future 

career. At a minimum, however, students seek employment to help offset the cost of the 

upcoming school year. This means that a lot of students wish to stay in Charlottetown during the 

summers because of the career opportunities provided by the institutions here that might not be 

available elsewhere. But also, our booming tourism industry produces a lot of jobs in the summer 

that need to be filled by minimum wage workers and are primarily targeted at students. This 

being said, if your lease ends at the beginning of May, and there are no new leases to sign on to, 

you cannot live in PEI during the summer unless you rent a STR yourself which is not an option 

due to cost. According to the data collected by the planning committee the average number of 

housing units converted to full-time STRs in Charlottetown was 55 in 2017, 125 in 2018, and 138 

in 2019 (but rose to 193 during the summertime). That is a total of 318 full time rentals taken off 

the market since 2017, which means 318 less places for students and citizens to live year round. 

This is not considering how many people these places could house with regards to individual 

bedrooms. Therefore, STRs directly take away long-term renting opportunities which prevents 

students from contributing to the PEI economy and potentially even blocking them from engaging 

in opportunities that could directly impact their careers.  I know multiple students from the vet 

college alone (where I am a student) who have had to leave during the summer due to lack of 

housing, despite wanting to stay here an engage in all that PEI has to offer. This is not only 

impacting the ability for young people to succeed, but it may be a contributing factor (along with 

the embarrassing low ‘living’ wages in PEI) regarding the so called ‘labour shortage’ often spouted 

by PEI media. You cannot work in PEI if there is no where to live, student or otherwise, and having 

stable housing year-round is a must if you plan to remain a citizen of an area.  

The unstable housing market and low vacancy rate partially created by STRs also deters 

young people from moving here or staying after graduation to contribute to the workforce. There 

are also many young people with careers who have had to leave PEI due to the lack of affordable 

housing. If PEI cares about tourism dollars more than the interests of the younger generations, all 

they will be left with is an aging population with huge personnel shortages for not only tourism, 

but other necessary services to live and function as a society. Therefore, by STR owners taking 

away this much year long housing from citizens, they are directly impacting the careers of young 

people and potentially the livelihood and functioning of the entire population long-term.  

The report released by the planning committee also demonstrated that STRs are 

responsible for 38% of all rent increases in Charlottetown since 2017, with the growth of STRs in 

Charlottetown costing the average Charlottetonian renter $292 since this time.  By causing a 

shortage in units available, the remaining rentals skyrocket in price as landlords gain leverage to 

ask for higher rents due to supply and demand. While it is great that tourism provides for this 

province, it is unethical and negligent of governing bodies to prioritize tourism revenue over the 



citizens who live in this province and make the economic benefits of tourism possible. STRs are 

directly impacting both students and community members by taking away long-term rentals and 

increasing the rent of those units left over. It is completely immoral and downright evil to force 

the poorest of people to take on extra financial burden just so that the rich can continue getting 

richer. The planning committee report demonstrated in 2018 alone, STR owners made 8.5 million 

(averaging $13,400 per listing but as high as $400,000$ per listing). When compared to other 

cities in Atlantic Canada, Charlottetown was found to have one of the highest profits per listing 

despite having one of the lowest numbers of listing per 1000 households. Further, if you take the 

host revenue made in 2019 and divide it by the estimated city populations of these places, 

Charlottetown has the highest per capita revenue, indicating that the profit made here from STRs 

is disproportional to that of other cities in Atlantic Canada (Table 1). To be clear, no one is saying 

STR owners cannot make money from properties. There is profit to be made off of long-term 

tenants; I have paid over $50,000 in rent alone in the four years of being in Charlottetown, and 

this is with having roommates. We are just asking that extra profit and greed to not be valued 

over providing the basic human right to affordable housing and shelter for the citizens of this 

province. This is exactly what has been allowed to happen in Charlottetown, and it needs to come 

to an end by passing these new regulations on STRs and changing any existing STRs that do not 

meet the proposed changes to long-term rentals. 

We understand that reversing some STRs alone will not fix the housing problem, but it will 

provide some immediate housing, and this is a huge start to addressing the housing crisis. The 

John Howard society point-in-time homeless count in 2018 determined the number of homeless 

individuals in Charlottetown alone to be roughly 118. Likewise, the Community Outreach Center 

has seen an increased demand over the last few years for overnight shelters and other services 

for poor and marginalized islanders. Given this information and the state of the housing crisis, it is 

no surprise that there was an estimated 75% increase in the number of homeless islanders 

compared to 3 years, numbers that were released in a media report just last week. This drastic 

increase was likely created by the pandemic lay offs, simultaneous skyrocketing rent and 1.2 % 

vacancy rate for long-term rentals. Furthermore, the planning committee reported “that of the 

635 active STR listings on September 1, 2019, 342 (53.9%) listings were likely operated in their 

hosts’ principal residences. This means that just under half (46.1%) of listings active on that date 

were operated out of non-principal residences” and would not meet the proposed changes put 

forth by the committee. Therefore, if these STRs that do not meet proposed regulations were 

changed to long-rentals, that is 342 new long-term residences that could be used to house every 

single homeless individual in Charlottetown, as well as provide housing security to other islanders 

who are displaced in the summer months. Thus, the existing STRs that do not met the regulations 

should be changed to long-term housing as they have the potential to better the lives of many 

islanders by providing more long-term housing and stability to the rental market, and would also 

help increase the vacancy rate for future islanders.  

 By allowing these STRs to go unregulated for all these years and allowing 318 rentals to be 

taken from the long-term rental pool, the governing bodies have prioritized extra profit and greed 

over the security and well-being of their own people. This has been through displacing citizens 

and students, causing extra financial and emotional stress due to increasing rent and extremely 

low vacancy rates, and even putting the future of this province in jeopardy by chasing young 

https://www.homelesshub.ca/community-profile/charlottetown
https://www.saltwire.com/prince-edward-island/news/salvation-army-has-asked-to-be-replaced-as-manager-of-charlottetown-community-outreach-centre-100655963/
https://www.saltwire.com/atlantic-canada/news/latest-pei-snapshot-puts-number-of-homeless-at-147-100658328/


people away. Thus, the proposed changes by the committee need to be passed and enforced. This 

includes regulating the existing STRs under the proposed changes, as these rentals, if changed to 

long term housing, have the potential to put an immediate dent in the housing crisis and 

guarantee a better future for all islanders, not just STR operators. I will finish this letter with a 

question that needs to be clarified to the public when it comes to finding a solution to this 

problem: How are you going to enforce these new regulations if passed, when more than two 

thirds of listings (570) are not registered, and are therefore non-compliant with the Tourism 

Industry Act already? I hope that you deeply consider what I have written here, along with the 

many other letters and emails you will have received by passionate young people who are just 

trying to secure a future for themselves and their neighbours in a province we all love.  

If you have any questions regarding the contents of this letter, do not hesitate to reach 

out.  

 

       Yours truly,  

 

        -Kylee Graham (AVC class of 2022)  

 

City  Active 
listings  

Listing per 
1000 
households 

 Host 
revenue 
(2019) 

Revenue 
per 
listing  

Estimated 
city 
population  

STR revenue per 
capita (Host 
revenue in 2019/ 
estimated city 
population)  

Charlottetown 635 12.1 $8.5 
million 

$13, 400 40, 000 212.5 

Halifax  2, 483 13.2 $34.3 
million  

$13, 800 202, 000 169.8 

St. John’s 982 18.8 $10.3 
million 

$10, 500 108, 000 95.37 

Moncton  377 10.7 $3.7 
million 

$9,800 75, 800 48.8 

Table 1. Modified from STR activity in the top five Atlantic Canada cities (excluding 

Lunenburg) 
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 Dear Mayor Brown and City Councillors:  

My story:  Read if you wish or skip down to the fourth paragraph.  

My family moved here in 2010, leaving a city (Victoria, BC) wherein we couldn’t afford to 

purchase a home and so much of our income went to housing. We wanted a place to raise a child 

and potentially retire. It was such a relief not to encounter the rampant homelessness and 

increased vulnerability of people that was so visible, and increasing, in Victoria.     

Fast-forward to 2014. Walking my dog in the North of Euston neighbourhood (where we bought a 

home), I am aware of an increasing number of houses on our walk that have been turned into 

STRs. I called the province and the city to ask if any rules or guidelines existed to limit the number 

of these businesses on residential streets. Both sounded surprised by the question and had no 

answer. I counted 13 in a five-block radius from my home.  

In 2017, I needed to move from the family home. I wanted to be able to have my daughter and 

dog with me and to live in the neighbourhood in order to maintain strong co-parenting ties and 

the least amount of disruption for my child. It was scary. I was able to do it until this past summer, 

when I had to vacate the duplex I was renting and couldn’t find pet-friendly accommodations. 

Had I been a single-parent, I don’t know what I would have done with my dog.  Keep in mind that I 

have a good income, pay for 50% of my health care premiums, and, with no pension, hope to 

contribute to my RRSP each year – and I was worried and scared.  I have also had a student living 

with me: not because I wanted a roommate, but because she needed an affordable, safe place to 

live near Holland College.  

My point:  

I strongly support ‘option 1’ for short-term rental regulations, as presented at the community 

meeting on November 9th, 2021, at Confederation Centre of the Arts.  I am also opposed to any 

grandfathering of existing STRs that did not comply with existing zoning bylaws. If they claim to 

be businesses, then they don’t belong in areas that were not zoned for stand-alone businesses. 

Investing in real estate comes with risks, as does investing in any other market: it’s a gamble and 

not a guaranteed payout.  

If there is a compelling argument for allowing residential housing stock to be used for other 

purposes, especially during a housing crunch, I have yet to hear it. Transients or people planning 

to move to PEI can be housed in many of our existing tourist accommodations, which is what 

happened prior to the introduction of disruptor industry platforms for vacation rentals.   

Thank you for listening. I have attended every community engagement meeting on the topic: 

from the well-attended March 2020 in Memorial Hall to the STR-operator boycotted/police at the 

door meeting in May 2021 in the theatre at Confederation Centre of the Arts to the very civil 

meeting this past Tuesday. I hope that the recommendation of the planning committee, as 

presented, is passed. 



Sincerely,  

Laura K. Bird 

I am writing to you provide some additional brief feedback on the STR Consultation. I was able to 

attend the STR Consultation meeting at the Confederation Centre on November 9.  Many of the 

speakers who spoke in favour of Option One made points that I would echo including remarks by 

people like Bob Gray and Bill Campbell and many others. The frustration expressed by some 

people related to the long delays due to Covid-19 etc on making decisions on this file particularly 

as the growth of STRs occurred over a period of time when it was not permitted under existing 

rules and bylaws that were not enforced.   I think greater regulation and greater recognition of 

the growth of these STR's on the ongoing housing crisis as evidenced by the research by The 

Professor Wachsmuth from McGill and also found in the recommendation from your Planning 

Officer Robert Zilke. 

I am a resident of Charlottetown and want to make the following observations: 

1) I support and uphold the knowledge and analysis made that concluded Option 1 should be the 

correct option and the attacks on the Planning Officer were both unfair and done in a very self 

interested manner by some STR operators and I uphold that decision and analysis provided by the 

Planning Officer. 

2) I know some of the STR operators who have had quite a number of STR operations under way 

before Covid-19 have in fact may have gone the route of longer term rentals now due solely to 

the tourism economic downturn but should not be allowed to grandfather their STR properties in 

violation of the rules in place and the new suggested bylaw option. 

3) i was concerned that in a number of comments from some Charlottetown Councillors in the 

media and other sources seemed to imply (and I apologize if I misunderstood) that their final 

decision should be made by weighing the argument and debates and come down somewhere in 

the middle between those two points of view. I would like to say that the final decision should be 

based by any decision maker on the basis of the best evidence available to them and I think that 

the best available evidence as well as public opinion is solidly behind selecting option number 

one. The arguments made in favour of STRs seems to be mostly self interested and not in the long 

term interests of having Charlottetown meet the needs of its neighbourhoods, its citizens and 

maintain the long term viability of a vibrant City which is inclusive and welcoming to all including 

students, seniors and lower paid service workers. Charlottetown must remain an affordable and 

accessible place for workers and citizens continue to contribute to the needs of all its populace 

not just profit margins of those who want to maximize profits at the detriment of others. 

Sincerely, 

Leo Cheverie  

I am emailing today to express my support of regulating short-term rentals in the City of 

Charlottetown. I am advocating that Council approves a regulation scheme that takes immediate 

action to protect existing, long-term housing in our communities. Research on this topic across 

the world has indicated that short term rentals have an impact on city affordability and housing 

supply. 



I am in support of an owner-occupied regulation within the City of Charlottetown. Residents can 

still list their primary residence while curbing the influx of commercial rental units in our 

neighbourhoods.  

We have voted for our councilors to represent community members, so please advocate for us on 

this topic. 

Thank you for your time, 

Luke Crawford 

I would like to add my voice to this controversial issue. 
 
The Urban Politics and Governance report has provided us with a clear picture of the extent to 
which the STR business has taken over our city. The ability to capitalize on a housing investment 
has appealed to many Islanders and they have taken to the business in a big way. Not all of 
them following regulations apparently, as shown by the large number of unregistered sites. 
 
What the housing crisis and the UPG report have revealed is that our city is being turned into a 
fractured hotel and no longer a welcoming group of neighbourhoods surrounding a downtown 
core. While our tourists are thrilled at the varied accommodation available, their holiday 
gatherings and festivities are not always welcome by the local citizen who happen to be living 
out their lives with their families in the adjacent homes. 
 
The citizens of Charlottetown who have purchased a condominium, find themselves 
confronting strangers at their front door, in the hallways or parking areas, creating an unsettled 
atmosphere in what should be their neighbourhood. 

 
The apartment dwellers, paying rent for what should be a secure environment, instead are 
never sure of who else is occupying their building one night to the next, again feeling unsafe in 
their own home. 
 
The homeowner who has invested significantly to become part of a neighbourhood, instead 
finds a revolving door of visitors next door or up the street. 
 
Not only have the unfettered expansion of these STRs created an indisputable shortage of 
housing in the city but they are also changing the feeling of neighbourhoods which gave our 
city that special vibe that is attractive to visitors. 
 
I feel the tourists could be provided ample accommodation in the registered, legitimate tourist 
facilities and hotels in the city without turning every building into Airbnb units operated by 
investors. 
 
It has been a long standing occurrence for homeowners to rent out their residence for the 
summer while away on vacation or at a cottage. But in the past people would rent out their 
home “for the summer” not on a nightly basis. Allowing the rental of a principal residence, for 
whatever term, would free up just under 50% of current (2019) STR listings for full time rental or 
homeownership. A much better fit for our city. 
 
Of the options that were provided by the UPG report, I feel the best scenario for Charlottetown 



would be Scenario #1 - principal residence only, no apartments, banning all non-principal- 
residence and apartment listings. 
 
Thank you Marie Ewing 

Hello, 

I would like to suggest that strict rules be put in place regarding short-term rentals in PEI. The 

main priority across the province - but especially in Charlottetown - should be to ensure that low-

income residents can find affordable long-term housing in and around the city of Charlottetown. 

Not only is this the right decision from a humanities perspective, but many folks have the wrong 

idea in their heads when they hear the term low-income residents. Low-income residents include 

people from all ages and walks of life who contribute to the daily operations, the vibrancy and the 

beauty of our small and tightly-knit community. If the artists, musicians, actors, craft-makers, 

essential workers, the students, the young people just entering the labour market, and our elders 

are all forced to move to another place with cheaper rent, then it will be to the detriment of all of 

the businesses that rely on that vibrancy, beauty, and character to attract tourists. 

 

 It is widely agreed upon that people should spend no more than thirty percent of their income on 

rent.  The federal government has determined that the minimum amount of income needed to 

survive in Canada is about $2000 per month. This means that a single adult should be able to find 

a 1 bedroom apartment (not just a single bedroom in someone else's apartment) for around $600 

per month. This is far from the reality we see here today at $900-$1000 per month on average. 

Either the province must take steps to ensure that rental prices come down, or they must 

implement a universal basic income which enables residents to afford the steadily rising cost of 

rent. 

The low-income residents of a community often function as the conscience, and the moral fiber of 

a community, since they are most often the ones who are affected by bad policies and lack of 

oversight. Listen to your low-income residents. They are speaking to you. 

 

Sincerely, 

Matt Bridges 

______________________________________________________________________________ 

I am a cottage owner who rents seasonally out on the north shore. To be "street legal" with 

Tourism PEI I have to fulfill a variety of stringent requirements in order to run my business, and 

pay a yearly license fee. It continues to be my understanding that this is not the case for everyone 

running an AirBnB. On top of that, I know a large number of friends in Charlottetown who have 

been displaced by renovictions and a shrinking rental market.  

I don't know what the solution for Charlottetown is, but I do know that when I was younger, being 

able to afford to live relatively close to the cultural attractions of town is the only thing that made 

it worth living in Charlottetown/the Island as a young person. If all of our young people and young 

families are pushed past the suburbs and beyond, this won't be a town worth visiting or living in. 

People will go elsewhere, and PEI will suffer for it. AirBnBs in town should be strictly regulated, 

they should be required to show proof of business insurance, they should have to fulfill all the 

requirements of any other tourism rental operator, and they should be sure they're paying all the 



proper taxes. If people want to rent out their extra bedroom or ensuite, that's one thing. But 

taking whole houses off the market is going to hurt Islanders the longer it continues unabated.  

Thank you 

Matt Steele 

To: Alanna Jankov, 

I write to you as a resident of downtown Charlottetown, and in support of the proposed  Short-

Term Rental Zoning & Development By-law Amendments—October 4, 2021. I encourage you to 

vote in favour of the regulations.  

In recent years, I have been forced to confront the possibility that I may not always have a place 

where I have always so proudly called my home. I can only imagine the case if this situation is left 

to fester.     

I hope that you will see the proposed amendments as imperative to protecting the future of 

Charlottetown. Maintaining our path toward continued precarious—or complete lack of—housing 

is untenable for the City, and those who so desperately wish to call it home. I hope that the future 

of Charlottetown, as well as those who live here and contribute in their many ways to our 

neighbourhoods, will be at the forefront in your decision making—and that you will vote yes.  

Respectfully,  

Matthew Richard 

I spoke at the meeting on Short Term Rentals last week but still wanted to submit my comments 

through email, and have an additional and important point to bring to your attention. 

My partner and I have a duplex home where we live in the lower floor (2 bedroom apartment) 

and rent out the upper floor through Airbnb (2 Bedroom apartment).  

We have loved our experience with Airbnb but have seen its huge growth and see the detriment 

to community when it is not properly regulated. I believe in prioritizing community wellbeing over 

and above prioritizing profits of those who can afford multiple dwellings to rent out to tourists. As 

more houses go up in our neighbourhood, we hope they will be purchased by future neighbours 

who will contribute to our wellbeing and the wellbeing of our children and community. 

I also wanted to highlight a group that suffers due to lack of affordable housing that has not yet 

been addressed. We are foster parents and thus hear about some of the situations that occur 

with vulnerable families and children in PEI. One situation is when a parent has taken steps to be 

able to regain custody of their child(ren) but they are not yet able to do so due to lack of housing 

possibilities. Another is if one parent wishes to leave an abusive situation and they have nowhere 

else affordable to live, it results in more children coming into care as they cannot remain in that 

abusive situation. Here we see a negative impact of STRs on the islands most vulnerable children. 

This is happening in our community today, and will continue until action is taken to restrict STRs. 

I believe that this crisis has an impact on the wellbeing of so many community members and 

believe that options 1 or 2 should be implemented. 



Thanks, 

Megan Burnside 

I am writing to voice my support for the City FINALLY creating STR regulations. Lack of affordable 

and safe housing is a critical human rights issue in our City. I am also deeply shocked and angry 

that Councillor Greg Rivard has benefited financially from his role on City Council and is now in 

partnership with Developer APM. The optics on this are entirely unethical; he clearly had a 

conflict of interest when making housing decisions. 

I applaud the work done by City staff in response to the recommendations. It is time that the 

basic needs of everyone are given precedence over the profit of a few. 

Thank you, 

Michelle Jay 

______________________________________________________________________________ 

Dear Mr. Zilky and Planning Office, 

I missed the presentation to your office by the Short Term Rental Association. My partner and I do 

rent out our Charlottetown property during the summer when we move to the country.  

While I am part of the STR Association I do not share all of their views so I thought I would pass on 

my comments as well. 

I do not like the idea of grandfathering in existing operations and having tighter controls only 

apply to future property owners. This is discriminatory to future and younger generations and 

would create challenges for enforcement. I am not aware of other jurisdictions that are offering 

grandfathering clauses and would discourage you from including one. 

I would like for you to recognize the difference between residing within the unit and residing 

within the building. Many people have a house which may have a secondary unit. I would propose 

that as long as property owners reside in the building the building would be viewed as owner 

occupied. This distinction would still allow property owners to help finance their home using STR 

but would still prevent people from managing multiple buildings. 

I share the concerns that many have expressed over houses being converted for the sole purpose 

of STR, in doing so some buildings are made into multiple smaller units which are not necessarily 

suitable for longer term occupation which may limit their future potential. 

Young people are being priced out of the housing market across this country. STR can allow young 

people to get into the housing market but if home sharing is the only option it will not help young 

families but if they could be renting an auxiliary unit within their home it could.  

I wish you the best of luck and courage as you develop the policies for Charlottetown around this 

issue. 

Sincerely, 

Mike Gibson 



 

I am writing to provide my feedback on the proposed regulatory approach to short-term 

rentals in Charlottetown. 

 
I am happy to endorse the City’s proposed regulatory approach to short-term rentals. 

This approach is appropriate in a number of ways: 

1) it preserves the residential character of Charlottetown neighbourhoods1; 

2) it will meaningfully address issues of rising unaffordability; and 

3) it achieves the best balance between the competing interests of housing and 

supporting tourism and economic activity. 

 
I also believe this new regulatory approach must not grandfather existing commercial short-

term rentals; to do so would be a failure to address the negative impacts they have had 

on our community, and would reward commercial operations that to-date have not complied 

with existing municipal bylaws. I strongly hope that this issue will be included and addressed 

going forward. Below, I have provided some brief thoughts on short-term rental regulation that I 

hope are useful in your deliberations on regulation. 

Housing Impacts 

Regulation will have an important impact on housing in Charlottetown, both in terms of 

supply and affordability. Ensuring Charlottetown remains a great place to live, work, and play 

requires that Council end speculative activities that harm our local housing market. 

 
Preserving our existing supply of affordable housing is key to keeping housing prices low and 

accessible. Across the country, we are seeing affordable housing units leaving the market at a 

rate that exceeds the number of affordable housing units we are putting on the market—there is 

no reason to believe that PEI is any different. Commercial short-term rental activities have a 

direct negative impact on local housing. Very few (if any) commercial operators build purpose-

built tourism accommodations. This means they are largely buying existing housing in 

Charlottetown to convert for use as a short-term rental. 

Typically, this results in the acquisition of “underperforming assets”, where the rents and profit 

extracted are not maximized by the current owners. 

 
Because commercial operators are motivated by profit rather than a need to put a roof over 

their heads, they are much more willing and able to pay more for these units than other 

prospective buyers like a first-time homebuyer or a senior. This is because the operator will 

make profit on top of their expenses, whereas a first-time homebuyer or senior will generally 

just pay their expenses of living in the home with no expectation of revenue. 

 
With commercial operators exacerbating demand for housing increases, housing prices will 

continue to inflate. And because of renovations that so often occur in these units after they are 

purchased by commercial operators, these units will no longer be accessibly priced if or when 



they return to the market for sale, and it will also force some Charlottetown residents to 

relocate out of their community. 

 
From a rental perspective, the profit motive means operators will charge greater rents (which 

they can justify at IRAC) because their costs—like mortgage, renovations, and other upgrades—

are greater than they were pre-acquisition. And, as if exorbitant rents weren’t enough, 

commercial STR operators will use 8-month leases to evict students and other tenants in the 

spring and maximize revenue in the summer. This can lead to Charlottetown residents being left 

without housing in their own community. Though operators will suggest this creates a 

convenient arrangement for students particularly, that argument has been rejected by student 

leaders and also fails to consider that nearly half the UPEI student population enrolls in summer 

courses.2 Commercial STRs detrimentally affect affordability by making it more difficult and 

expensive to buy a home and to find secure and affordable rental units when operators charge 

excessive rents and remove units from the market. Operators are correct in saying that STR 

regulation has little to nothing to do with the construction of new affordable housing (though 

I’m not aware of anyone making that argument). But that is not why I and many members of 

the public want regulation; we want it to end speculative activities that remove existing 

affordable housing from the market. 

1 See also the November 18, 2019 decision by Ontario Local Planning and Appeals Tribunal in 

case PL180082: [105] The Tribunal accepts the unwavering evidence of Ms. Samuel that “the PR 

requirement keeps the use residential.” Its effect is to establish the dwelling unit primarily as a 

place of residence for residents, and only secondarily, as accommodation for visitors or persons 

otherwise away from their normal place of residence. The PR requirement is not new to the ZBL. 

It is employed in the regulation of home occupations, tourist homes and day nurseries in 

residential areas. 

Tourism Impacts 

There have been a number of concerns expressed by short-term rental operators that regulation 

will hurt our tourism market. In fact, it might actually make our tourism industry more efficient, 

while preserving housing for residents. 

 
To this end, it is helpful to consider pre-pandemic trends where the Province was operating 

normally, not limited by travel restrictions relating to the COVID-19 pandemic. (It is also worth 

noting that the Province was experiencing successive record-breaking years with respect to 

tourism performance.) 

 
Using 2017-2019 data from the Department of Economic Growth, Tourism and Culture’s Prince 

Edward Island Tourism Indicators, it is notable that, while the number of short-term rental 

units had increased, tourism accommodation occupancy rates3 in Charlottetown had 

decreased. In the months of May-August, the traditional “sweet spot” for short-term rentals4, 

the occupancy rate in Charlottetown has decreased from 70.4% in 2017 to 65% in 20195, 



despite an increase in room-night sales. In other words, the supply of short-term rentals added 

to the tourism accommodation market exceeded the demand for these units. As a result, when 

averaged out over May-August 2019, 33% of Charlottetown accommodation units were 

unoccupied on a given night. 

 
Provincially, the May-August occupancy rate of tourist homes had also decreased, from 53.9% 

in 2017 to 46.8% in 2019. Total room-nights sold, averaged over that same monthly period, had 

decreased from 8,636 in 2017 to 7,939 in 2019. This challenges the narrative that tourists are 

increasingly looking for tourist homes.6 

 
By limiting the expansion of short-term rentals, we will be able to direct more business to 

existing tourism establishments and make better use of our existing capacity. It will also make 

the sharing economy model more viable for Charlottetown residents seeking supplementary 

income by maximizing the use of their primary residence. 

 
 
 

 
2 See the Official Opposition’s “Putting People First: A Housing Strategy for Prince Edward Island”: 

h ttps://storage.googleapis.com/wzukusers/user-
32195115/documents/0617a67f7b2c40c1959895f445e31 99 b9/Putting%20People%20First%20-
%20A%20Housing%20Strategy%20for%20Prince%20Edward%20Is l and.pdf 

3 The percentage of room-nights that are occupied (sold) out of all room-nights available. 

4 Many short-term rental units will be rented out on a longer-term basis from September to 
April, with tenants evicted at the end of April so the unit can be used for a short-term rental 
purpose. 

5 See Prince Edward Island Tourism Indicators, December 2017 - October 2019. 

6 In fact, the Economic Policy Institute’s report, “The Economic Costs and Benefits of Airbnb,” 
cites research that indicates that 96-98% of Airbnb rental accommodations are ultimately 
substitutes for other accommodations. In other words, these operations are generating 
almost no new business - they are simply displacing existing business. See: Josh Bivens. “The 
Economic Costs and Benefits of Airbnb.” Economic Policy Institute. January 30, 2019. Available 
here: 

h ttps://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-
local-policymake r s-to-let-airbnb-bypass-tax-or-regulatory-obligations/ 

https://storage.googleapis.com/wzukusers/user-32195115/documents/0617a67f7b2c40c1959895f445e319b9/Putting%20People%20First%20-%20A%20Housing%20Strategy%20for%20Prince%20Edward%20Island.pdf
https://storage.googleapis.com/wzukusers/user-32195115/documents/0617a67f7b2c40c1959895f445e319b9/Putting%20People%20First%20-%20A%20Housing%20Strategy%20for%20Prince%20Edward%20Island.pdf
https://storage.googleapis.com/wzukusers/user-32195115/documents/0617a67f7b2c40c1959895f445e319b9/Putting%20People%20First%20-%20A%20Housing%20Strategy%20for%20Prince%20Edward%20Island.pdf
https://storage.googleapis.com/wzukusers/user-32195115/documents/0617a67f7b2c40c1959895f445e319b9/Putting%20People%20First%20-%20A%20Housing%20Strategy%20for%20Prince%20Edward%20Island.pdf
https://storage.googleapis.com/wzukusers/user-32195115/documents/0617a67f7b2c40c1959895f445e319b9/Putting%20People%20First%20-%20A%20Housing%20Strategy%20for%20Prince%20Edward%20Island.pdf
https://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-local-policymakers-to-let-airbnb-bypass-tax-or-regulatory-obligations/
https://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-local-policymakers-to-let-airbnb-bypass-tax-or-regulatory-obligations/
https://www.epi.org/publication/the-economic-costs-and-benefits-of-airbnb-no-reason-for-local-policymakers-to-let-airbnb-bypass-tax-or-regulatory-obligations/
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N O Grandfathering 

Under NO circumstances should existing commercial short-term rentals be grandfathered 

under a new municipal regulatory regime. As someone who has FOIPPed thousands of pages 

of records from the City on STR regulation, one of the few constants has been the opinion of 

the Planning Department that under the City’s present bylaws, if an STR is not in a single-

detached dwelling and is not owner-occupied, it is not permitted. 

 

In a general sense, grandfathering happens when a previously permitted use or activity is no 

longer permitted under a new regulatory regime. This is not the case for many of the STRs that 

have been operating in our community, which have not been operating in accordance with 

municipal requirements. 

 

 

Not only, then, would the grandfathering of these units contrast greatly with the traditional 

use and purpose of grandfathering generally, it would also permanently remove hundreds 

of units from the long-term rental supply. For these reasons, I strongly urge the City to 

require ALL tourism accommodations to comply with the new regulatory regime for tourism 

accommodations. 

 
Final remarks 

I would like to express my gratitude to the planning staff, and in particular Robert Zilke, who 

has been diligent in presenting clear information to the public on the effects of short-term 

rentals and the options for regulating STRs. 

 
I have been extremely disappointed with the conduct of some short-term rental operators 

who have sought to cast aspersions on Mr. Zilke’s work, and I was glad to see members of 

Council push back on some of these unfair criticisms. It was disrespectful, and their views 

certainly do not represent the general opinion of the public. 

 
I hope and trust that Council will make the right decision: that it will listen to and prioritize 

those fighting for their neighbours—not those fighting for their profits—and regulate short-

term rentals in the proposed manner with no grandfathering. 

 
Good luck! 

 
Nathan Hood Ward 3 

Members of the Planning and Heritage Committee: 
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I know you will hear a lot of comments from the perspective of the tenants, and you will 
definitely hear from the vocal minority of STR owners. I wanted to offer some perspectives 
you might not be hearing much of, including homeowners who may want to be in your city, 
contributing to the local economy year-round, but who have effectively been priced out, 
given the current housing shortage. To start with, I’m a former resident of Charlottetown. I 
have lived in several wards, and have also owned a home in the city. In the time since I 
moved away from Charlottetown, I have periodically been an employee working in 
Charlottetown, and have also attended school programs there. 
 
I have considered relocating back to your city for a few years now, but with the prices so 
inflated and the market moving so quickly, it seems like an unwise decision. As someone who 
currently owns a home, I could afford to purchase in Charlottetown. The bank would happily 
hand over the money. However, for most Islanders considering the move to Charlottetown, 
relocating would require taking on a mortgage that is much more costly than is reasonable for 
the quality of houses on the market. The current prices for housing are very extreme 
compared with the wages of a typical Islander, even for those making good money for the 
region. It’s not desirable, and it’s just not sustainable. These artificially rising prices affect 
home owners and tenants alike, who are forced to reprioritize their local spending, with a 
much larger percent of their income going towards housing than is recommended for financial 
security. Also, while interest rates are low today, that could change at any time, and we’ve 
seen how things go when mortgages turn top-heavy. 
 
I know there are many who would choose to live in your city if it were feasible. They would be 
contributing to the local economy, to the community, bringing their labour (as workers, as 
volunteers, as contributors in so many ways), their skillsets, their businesses, their families and 
contributing to the culture of the city. We are effectively losing these potential members of 
the community right now. It’s hard to quantify how many would otherwise be contributing to 
the local economy in ways tourists don’t, and certainly more consistently. 

Many of the comments I’ve heard from STR operators have been troubling. For one thing, 
they’ve referred to their business as though it is revitalizing the city, but they are minimizing 
the damage this so-called “revitalizing” does. When I moved back to PEI in 2003 from Calgary, 
one of the reasons I returned was the impact of being in and around the beautiful older 
homes in the downtown Charlottetown area. They had so much character, so much vibrancy, 
so much history, just like the city itself. Mass renovations lead to soul-less, cookie-cutter, 
indistinctive units instead of inspiring living places. These renovations also arbitrarily raise the 
cost of living. There was also great arts scene when I moved to the city, with many of the 
artists living downtown. This was a big draw for me. Charlottetown, at the time, was 
renowned for being a must-stop place for great Canadian musicians on tour. Many of the local 
artists whose work I’ve followed over the years have since left the city, as it is no longer 
financially feasible to live there. This might not seem like it would have a big impact, but it 
very much does. When you’re looking to draw skilled workers and/or businesses to the 
region, the arts scene and local cultural activities have a big impact on where they choose to 
relocate. 
 
I also wish to address the false perception that being a landlord should be a way to make a 
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quick buck. This is a relatively new perspective. In the not-too-distant past, it was well-
understood that rental units were primarily for building long-term equity. Ideally, costs 
related to the property would be covered by rent, while the property itself rose in value over 
time. The property itself was the nest egg, and it was considered a relatively stable, long-term 
investment. This typical model allowed for the accumulation of assets, while still offering 
reasonably accessible living costs to those in need of housing. The current model, on the other 
hand, is absolutely not sustainable. 
With the influx of STRs on the market, and the associated constant flipping to make quick 
money, a handful of people (and corporations) may be cashing in, but they’re removing 
hundreds of livable spaces from the market. This comes at great expense to the citizens, 
the local businesses (who are dealing with relatively empty neighbourhoods), and to the 
community as a whole. 
 
Please, also consider that those who are in unhealthy home situations (or even those who 
simply wish to leave their situations), are at a disadvantage when there are limited rental 
units available at a reasonable price, and no other homes they could afford on one salary. 
 
I appreciate that the city staff members have done their due diligence of putting forward a 
well-researched recommendation, and hope the committee will opt to follow the proposals 
within. This situation is already too far gone to consider part-measures, including “grand-
fathering.” Those who are already operating in opposition to the current by-laws should not 
be rewarded for disregarding the law. Aside from their willingness to operate outside of the 
law, at the very least they either knew – or should reasonably have known – that their 
business model was risky. Regulations and restrictions on the operations of STRs have long 
been in place in many cities throughout the world, and further restrictions were easily 
foreseeable. 

I know you’re dealing with a very vocal STR ownership association, but please don’t be 
swayed by their distorted, handpicked statistics that don’t actually tell you anything about the 
situation. The figures I’ve seen that they’ve chosen to share are carefully selected so that they 
don’t actually reveal the extent of the issue: the vast amount of homes that have been taken 
out of circulation. Homes that should have remained available for long-term, all-year-long 
housing. While the folks who suffer the most in a housing crisis are the precariously housed 
and other members of the vulnerable populations – and this should be reason alone to 
address the inequity – they’re not the only ones who suffer in a crisis: we all do. 
 
In case the rest of my letter is unclear, I believe STRs should be limited to one’s primary 
residence, if at all. I would strongly discourage any version of “grandfathering-in.” I believe 
the crisis needs to be addressed now, and decisively. Please ensure that these units go back to 
being available for long-term housing. 
 
Thank you for your consideration, 
 
Nikkie Gallant 
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I am a resident of Ward 4 in Charlottetown. I have lived, studied, worked and loved our city my 

entire life. The last few years have seen an increase in the number of Short Term Rentals in our 

city and in the downtown neighborhood I grew up in. This has had a significant impact in our 

community and neighborhoods. We no longer interact, care for and rely on our neighbors like 

we did growing up as they're not there anymore. Instead of regular, long-term residents, more 

and more houses have been purchased and used as Airbnbs.  

Outside of having a dramatic impact on our community, it has also raised housing prices in our 

neighborhoods astronomically. Saltwire has said that homelessness in Charlottetown has been 

raised 71% in just the past three years (referenced below). The rise of housing costs and 

homelessness has been shown to have a direct and significant link to the rise of short term 

rentals. They have taken valuable long-term rentals out of the market as well as driven up costs 

to unaffordable levels. We have heard that PEI now has Toronto prices for housing but the food 

costs are higher. Toronto pricing in a city that has more options for employment and a 

significantly higher minimum wage. We are putting our most vulnerable community members 

at risk by not regulating short term rentals. 

I am in favor of Option 1. No other option should be satisfactory to anyone who is aware of the 

significant struggles that our community is facing.  

When we regulate housing, we are not only opening up more housing in Charlottetown and 

hopefully drive down pricing but we know that having safe, affordable housing options also 

supports those in mental health crisis, improves the economy and results in a healthier and 

happier community. 

We are in our current situation because of the lack of enforcement for the rules that were 

already existing. If you fail to introduce Option 1, you are not only telling your community that 

you don't care for wellbeing but you are confirming that you don't represent them. I was at the 

November 9th 2021 consultation, overwhelming, everyone in attendance was for Option 1.  

I am, as well as countless others in the community, strongly against the grandfathering of STRs. 

I hope that this will not be considered, as it shouldn't be. Those profiting off of the current 

housing crisis and turning long-term housing into short-term rentals, should not have the 

benefit of conducting business at the expense of our community. Like any business, this one too 

has risks. Regulating was the risk, which we all hoped would be coming. Their business should 

not be at the detriment of others. If their business was to poison the water, it wouldn't be 

permitted to continue and wouldn't be grandfathered in. This is poisoning our community and 

literally killing community members.  

 Thank you, 
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Nouhad Mourad 

Hi I wish to express my opposition to the short term rental option.  I currently reside at an 
apartment complex which chooses to utilize this option.  I strongly oppose this as I do not wish 
to live in a hotel; if I did I would have chosen that option.   
 
I do not like the disruption involved with short term renters nor the possibility of inviting 
unwanted pests and drug peddlers.   Allowing short term renters in precipitous both of these 
concerns.   
 
Another concern for long term renters is the ability to leave due to lease agreements and the 
cost of moving is prohibitive. 
 
These options leave one feeling as though this is not our permanent home but rather an 
unwelcome situation to what they thought was a long term solution to housing needs. 
 
If the City wishes to allow the use of short term rentals, then leasees need to have the option to 
break their lease and furthermore, buildings should have a visible notice that they are allocated 
to that usage.   
 
The public needs to be aware of such designations!   I also recommend if a building becomes a 
STR designation, then the City needs to reverse that designation.  I feel the current tenants 
should be polled to have their input into that status in a confidential manner.  There are 
enough concerns regarding renting and we should not have more issues to deal with once we 
have signed a lease. 
 
phyllis mccarron 

 

I operate an AirBNB and am writing to express my support for the proposed STR regulations and 

to contest any suggestion that the existing STRs should be grandfathered in.  

I began operating an AirBNB in 2016. It is in my principal residence. It was obviously a risky 

choice then, and remains obviously so. Risky investment choices are a privilege, and where they 

create public harm they need to be regulated. In this case, the public harm far outweighs the 

consequences for STR operators. People with the assets and time to fear whether or not we are 

maximizing the growth rate of our wealth do not suffer because you place a limit on our ability 

to run STRs. We have innumerable other investment opportunities to seize, and can allocate 

our capital accordingly. The consequences for STR operators are minimal, even if you choose to 

ban principal residence AirBNBs.  

The public harm related to the housing crisis is substantial. For example, the housing crisis: 

- Compromises the economic and cultural prosperity that arises out of housing affordability;  
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- Increases rates of substance abuse, domestic violence and mental health emergencies. I am a 

family lawyer and respite foster parent and hear directly from people that are affected by the 

housing crisis.  

Notably, you are likely to not hear from all the students, artists, entrepreneurs, youth, etc. that 

have already left Charlottetown, and apparently the many that have not arrived due to the 

housing crisis. I hope that their voices will weigh heavily within your decision making process.  

Best wishes to you all,  

Randy Campbell  

My name is Ryan MacRae and I am a resident of Ward 4 who currently lives in a former AirBnb 

on Upper Hillsborough Street. I am writing to you today to voice my support of Option 1 of the 

city's short term rental proposals (where STRs are only owner-occupied) and to stress the 

importance that those currently operating STRs not be exempt from these regulations by 

"grandfathering" them in.  

Charlottetown faces a housing crisis and the STR market is clearly decreasing the housing stock 

since many of these operators are not building new homes but instead renovating old homes 

which used to house residents of Charlottetown. The COVID pandemic created the financial 

incentive for STR operators to rent long term, this is how I came to live in my current 

apartment, but I fear that now things are starting to reopen, these units may become STRs yet 

again.  

I don't need to provide the city with more facts, Mr. Zilke has already put forward a fantastic 

report providing sound statistics and recent data. Please use his report in making your 

decisions, rather than listening to false numbers from lobbyists who have financial incentives 

behind their numbers. 

It is time that the city stand up for its residents and their collective right to housing rather than 

supporting Charlottetown's wealthiest earning more. This is only the first time in fixing 

Charlottetown's housing market, but a necessary one. We would like to see the city work with 

the province and the federal government to secure more money for public housing and housing 

cooperatives.  

Thank you for your time. I trust you will make the right decision for our city. 

Ryan MacRae 

My name is Samara Hartling and I am a resident of Parkdale-Sherwood. I'm writing this morning 

in support of the proposed Short Term Rental (STR) regulations that was put forth by Mr. Zilke 

and believe that city council should reject grandfathering in existing STRs (many of which are 

operating illegally under the current bylaw). 
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I believe by accepting Mr. Zilke's proposal for the regulation of STRs, the City of Charlottetown 

will be able to focus on fixing the current housing crisis that we are facing. By doing nothing and 

allowing STR owners to profiter off of the backs of our most vulnerable, the City of 

Charlottetown will have failed many of its constituents. 

Best regards, 

Samara Hartling 

My partner Tristan Gray and I sold our home in Ward 4 last fall, and were lucky enough to find a 

home in lovely ward 5. Although we had planned to stay in the downtown core, after looking 

for two years, the inventory was just not there and we had to leave. We love our new 

neighborhood, and feel very lucky to be homeowners in a city with very low vacancy rates, and 

increasing cost of rent.  

As you can guess, I am writing to you to discuss the need for regulation of short-term rentals in 

Charlottetown, and I believe in options 1 & 2. Commercial operations are the obvious culprit in 

this scenario, which has led to a number of issues that currently exist in our city.  

I hope you will take this matter seriously, as it does impact everyone who lives in 

Charlottetown. One thing that really stood out to me during the public meeting this week was 

the psychiatric nurse who spoke about how housing issues have affected the ability to 

discharge folks, and has led to a decrease in the number of available beds for incoming 

patients. Precarious housing is such a strain on mental health to begin with, but now we are 

having a two-fold effect on the system because of this crisis.  

Thank you for your time and consideration. We haven't had a chance to meet you yet, but look 

forward to connecting with you sometime soon.  

Best,  

Sarah Dennis 

Good morning Alanna, 

 

I’m writing in support of a motion that’s going to council this week which I understand sets the 

limit on Air B And B properties to those that the owner resides in for part of the year. 

 

I share concerns about the impact on housing posed by the number of rental properties that sit 

empty for most of the year and are only rented during the tourist season… putting pressure on 

both availability and cost of rental property in Charlottetown. 

 

Sheila Bacon 

______________________________________________________________________________

_____ 
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I attended Tuesday's public hearing on the proposed STR bylaw and would like to provide some 

comments in relation.  

First, I'd like to commend Mr. Zilke for his role throughout all of this and to express my 

sympathy for enduring that sort of harassment on Tuesday evening. He's been a 

consummate professional throughout this entire process and while some may disagree about 

the expertise or recommendations the planning department can bring on a given file that's 

absolutely zero excuse for the behaviour we all had to witness. From one human to another, 

I'm sorry you had to sit through that.  

I'd also like to point out, though planning and council likely already know well, what everyday 

residents of this city who spoke in favour of regulation have been up against. A representative 

from AirBnB, who was almost certainly on the clock and being paid, spoke on behalf of STR 

owners at the meeting via WebEx. Private meetings and communication were held between 

STR owners and AirBnB throughout this lengthy process. Employees from a massive multi-

billion-dollar STR corporation helped coach local STR owners in how to approach these public 

hearings, provided talking points and otherwise aided their attempts to sway the city against 

regulation. That stands in contrast to the many everyday people from all walks of life who 

turned up and spoke, as an overwhelming majority, in an attempt to address the harms 

commercial STR operations have had on our community. None of them had access to corporate 

resources and no one was on the clock being paid to coach each speaker or speak at the 

hearing. They came together from a sense of need and community.  

While some of the STR owners (I'm thinking of two in particular) wrote to the city about the 

dangers of hosting the hearing during the "4th wave of COVID," publicly berated city planning 

staff about alleged bias, and argued that any regulation would harm their finances, they also 

called in from Italy while on vacation. For those speaking to concerns of house/homelessness, 

in part due to the proliferation of commercial STR operations in the city, I imagine a trip to Italy 

sounds rather lovely. Who wouldn't want the finances to travel the world? But it again 

demonstrates the stark contrast in resources between those simply looking out for their 

neighbours and those seeking to earn lavish vacations as they profit off of them.  

I don't bring this up to directly dismiss anyone's opinion. Thankfully all respectful concerns and 

comments are welcome at these hearings. Rather, just as planning staff and council don't 

determine where a crosswalk is placed solely based on only strict planning metrics but also the 

concerns and communicated needs of the community, so too it's important to recognize where 

the concerns and needs of the community are on this issue. Those with the great luck and 

finances to own multiple properties aren't operating on the same playing field as those facing 

housing concerns are. That has to factor into decision-making. Council would do well to 

remember this when they ultimately vote on the issue. 

To planning staff, I would like to address a few things specific to the proposal.  
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As it stands many (if not most) STR operations are already not adhering to provincial regulation. 

That means that enforcement of any regulations will be where any proposal lives or dies. While 

Summary Offense Ticketing is necessary, it must be backed by a robust system that regularly 

tracks STR operations. Not on an annual basis but ideally quarterly or monthly. If it's possible 

for an operator to set up a STR for a month or two and then slip away, any regulation will never 

ultimately be successful. If the city recognizes that STRs are contributing to the ongoing housing 

crisis and is acting on the basis they have an obligation to do their part, that means any success 

towards that goal hinges on ensuring that unregulated operations are shut down in a short and 

timely manner. 

It also means that the grandfathering of existing operations, especially but not limited to ones 

already skirting regulation, is a clear and obvious mistake. It doesn't make sense to allow 

existing operations to continue on grandfathered grounds. If the purpose of any future bylaw is 

to address an unregulated STR market and alleviate its harms on the housing stock, 

grandfathering is entirely antithetical to that. All STRs should be operating on the same 

common basis and under the same regulations. No favouritism for those who have already 

shown they're willing to slip by regulation.  

I think we're at a point on the issue where the planning department has done a lot of excellent 

due diligence on the issue. The academic expertise brought in and the internal dedication to 

understanding and developing the proposed regulations means this isn't an issue of "if" but of 

"how" at this point. To that extent, my only hope is that council continues to listen to the 

overwhelming outcry from the community on this issue as well as their own planning 

department recommendations. Council can and does often differ from staff recommendations 

on any given item before them but this seems an issue that has a clear direction. It seems to be 

a matter of addressing the housing crisis, addressing unregulated commercial STR operations 

within municipal bounds, and listening to the mass voice of so many who have spoken out for 

strict regulation vs succumbing to the bullying of a small handful of reasonably well-to-do STR 

operators. 

The evidence is quite clear, it's been before you for some time and the majority of residents 

want strict regulation.  Many will be watching to see how council votes, myself among them. As 

was discussed on Tuesday, let's not make this an election issue. 

Thanks for your time, 

Stewart Rogers 

My name is Emma Drake and I am a resident of Ward 1. I am writing to you today to 

express my endorsement of scenarios one and two in relation to the regulation of 

short-term rentals. 

 
As a former President & CEO of the UPEI Student Union, I have been researching and 



 

ATTACHMENT H 

advocating for the regulation of short-term rentals since 2018, with specific reference to their 

negative impacts on students. My colleague Sweta Daboo and I had the honour of presenting to 

the City Council on behalf of the UPEISU regarding short-term rentals in January 2020. While I 

am no longer with the UPEI Student Union, as a recent grad and public policy enthusiast, I 

continue my support for the regulation of short-term rentals. 

 

To begin, Dr. David Wachsmuth’s research identified that short-term rentals, “took an average 

of 138 housing units off the rental market in 2019—a number which rose to 193 during the 

Summertime which is an 8.9% increase in loss from the previous year.” His research also 

showed that the “growth of STR’s has contributed to an increase in rental costs of 

approximately 37.7% in 2017.” This makes “STRs responsible for more than a third of all rent 

increases in the city in the last three years—an average of $292 per renter.” While short-term 

rentals are one piece of the puzzle, make no mistake, without regulation and enforcement, 

short-term rentals have created a unique impact on the housing crisis in Charlottetown. 

As an attendee of the May 17th consultation on short-term rentals at the Confederation 

Centre of the Arts, I was disgusted, but not surprised when listening to the negative lived 

experience of many low-income, Black, Indigenous, and People of Colour, and or folks with 

disabilities as homeowners and renters in the Charlottetown market, due to the pervasion of 

short-term rentals. For example, one resident stated being displaced throughout the months 

of May to September and paying a premium of $2700/month from October to April. Looking 

at short-term rentals through an equity, diversity, and inclusion lens, it is clear that strong 

regulation in the form of scenarios one or two is needed. 

 
Scenario one and two are the strongest policy options to provide unique tourist 

accommodations, and economic opportunities for hosts while balancing the need to preserve 

our historic neighbourhoods and make Charlottetown an accessible option for residents, 

guests, and anyone who wants to enjoy our beautiful City. 

 
Best regards, Emma Drake 

Dear Planning & Heritage Department, Mayor Brown and Councillor Ramsay, 

 
I hope you are taking good care as we begin to experience some warmer weather on PEI. 

 
I write to you today to provide feedback regarding the Planning & Heritage Department 
Public Meeting on the topic of STRs within the City of Charlottetown that took place at the 
Confederation Centre on May 17, 2021. 

 
CBC Reporter Nicola MacLeod’s follow-up with Councillor Duffy about this meeting the 
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following day was disappointing. To learn that this public meeting is not being considered 
part of the “official path” to creating a bylaw to regulate STRs demonstrates a blatant 
disrespect of the time, energy, health and safety for members of the public who attended. As 
outlined under your “City Meetings 101” online page, public meetings of council are: 

 
“..held to formally consult the public. These are typically related to Planning and Heritage 

items […] Public Meetings of Council are the formal platform that provides an opportunity for 

the public to speak and give feedback to Council.” 

 
It is peculiar that a large in-person public meeting would be held – in the midst of the 
ongoing COVID-19 pandemic – only for attending guests to learn after the fact that their 
input was 
merely “more of a warmup”, contradicting the very purpose of public meetings. This should 
be rectified promptly by: 

1) Issuing a public statement to notify City of Charlottetown residents and attendees 
that all input/feedback on the evening of May 17, 2021 will be incorporated into the 
“official path” as the City moves forward with its next steps in creating a STR bylaw. 

 
Furthermore, I would like to address the collection of personal information during this 
meeting. I do not see the necessity of having members of the public disclose their first and 
last name, along with their address/street name in order to speak at a public meeting. This is 
particularly sensitive information, especially when many speakers and attendees were young, 
racialized, disabled, queer, gender-diverse, low-income and renters. 

 
I must emphasize how frightening it is – and how much courage it takes – for the above 
demographics to show up to these public meetings, especially when the topic at hand 
pertains to their past, current and/or prospective housing situations(s). Sharing their 
personal information publicly and on record without disclosing why and how this 
information will be used by the City is irresponsible at best, and at worst could result in 
negligent misuse of their personal information. 

 
Considering the unique and often precarious situations that many renters and housing 
insecure persons are in, I suggest the following protocols for STR meetings and consultations 
going forward: 

 
1) Engage with renters – particularly low-income and racialized renters – in the City 

regarding their lived experiences. Doing so will provide insight and direction on how 
to ensure their privacy and safety is upheld. 

2) If the collection of personal information is necessary, be transparent as to why, how 
the information will be collected and how it will be used before a meeting (ex. in a 
news release and a reminder at the beginning of a meeting). 

3) One alternative to having speakers state their first and last name along with their 
address/street name: have speakers disclose only their first name and the Ward 
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in which they reside. 

 
Finally, I would like to formally express my support for Scenario 1 or Scenario 2, as outlined 
in the presentation delivered at the public meeting. The data that we have thus far clearly 
demonstrates the impact that STRs have had on our private rental housing stock. 

 
I acknowledge the multi-faceted nature of both our general and affordable housing 
shortage. However, it is unacceptable to infer that the “STR issue” and the “housing issue” 
are separate and distinct problems. The information that we have at our disposal tells us this 
is factually incorrect. I do not anticipate that adopting STR restrictions will solve the housing 
shortage, but appropriate restrictions will provide some much needed relief. 

 

Best regards, Brittany Cormier 

Hi Alanna,  

 I understand there is a meeting about STR. Of course we support a regulatory framework that 

will protect availability of rentals across Charlottetown. We have some very serious shortages 

for low income options and I believe in an inclusive society is a healthier one.  Of course 

provincial government needs to supports building of more units. I have always thought 

developers agreeing to a 10% creation of low rent units in new builds is one way to weave low 

income tenants into new builds rather than creating large low income blocks. Large blocks 

create clusters of poverty and accompanying social issues that are counter productive to 

supporting families into moving forward. Sorry I have digressed into another issue.  

 

Back to SRT, we need to meet expectations of tourists to support much of our economy but 

also recognize that if accommodation is too expensive workers in the hospitality area will not 

be able to sustain a livelihood. The ultimate example of this is Manhattan where many 

restaurants and bars have folded due to a employee crisis. Experience and common sense 

shows us workers will not make long commutes for low wage jobs. The acceptance of those low 

wage jobs involves the trade off of living in a dynamic and stimulating city.  We also have to 

account for the reality that with higher home prices and rising mortgage rates supplementing 

mortgage payments with SRT is a reality for many home owners.  

 So I hope that percentages of Tourist Homes, STR and suites will be regulated against the 

number of available units.  

 Thank you,  

 

Susana Rutherford(she/her)  

I am writing this letter in support of scenarios one and two pertaining to Short-Term Rental 

Regulations in Charlottetown. From the evidence presented thus far, and well as the lived 

experiences of a number of residents of Charlottetown, these are undoubtedly the only two 
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options having a sustainable positive impact on our city. 

 
I have previously held the position of Vice President Academic and External with the UPEI 

Student Union, representing five thousand students, most of whom reside in the Greater 

Charlottetown area. Of these students, the vast majority are renters and thus directly 

negatively impacted by the housing shortage in the City. I had the opportunity, in fact, to 

present to the City Council with regards to this issue in January 2020 alongside my colleague 

Emma Drake. At that point in time, the housing situation in Charlottetown was dire, with 

spiking rent prices, increases in renovictions and an inability to find 12-month leases as 

opposed to 8-month leases. 

 
Indeed, students do not, as is falsely claimed by a number of individuals, seek 8 month leases. 

As the City’s data collection shows, short-term rentals see an exponential increase in summer 

months between June to August- or the four months of the year, where students supposedly 

do not need housing. On the contrary, over 50% of students at UPEI were enrolled in summer 

classes in 2018 and 2019, which required them to be on PEI during the summer months. Of 

the remaining 50%, at least 30 to 40% of students were employed in the Greater 

Charlottetown area, and therefore preferred to live in our City. Thence, the claim made by 

several seemingly benevolent landlords who claim students only look for 8-month 

accommodations is not only misleading but actively harmful. 

 
Students are however not the only casualties of the housing market, the direness and 

competitiveness of which is significantly directly due to short term rentals on the market, as 

has been shown time and time again by research commissioned by the city, be it conducted 

by the planning committee, or by Dr. David Wachsmuth from McGill University. What is truly 

appalling about the current context is the obstinacy of the City to treat all opinions as equal, 

despite one side being motivated by personal profit and the other by a need for survival. Be it 

in interviews, the May 17th “information meeting” at the Confederation Centre of the Arts or 

other sources, the language of “hearing all sides and opinions” has been utilised generously. 

Let us be clear: the side pushing for stricter regulations as stipulated by Scenarios 1 and 2 is 

backed by research, studies, and lived experience while the other is a small vocal minority 

looking to profit off an already unstable market. 

If expressing the wide-reaching detrimental social impacts of the abundance of short-term 

rentals is insufficient to sway the mind of the Planning Committee, I will now expand on the 

economic impact these accommodations have on Downtown Charlottetown. We have all seen 

small businesses struggling or closing down during the past year of the pandemic, and this 

despite the relatively lax guidelines we have enjoyed here on PEI. This was initially reported 

to be due to government workers working remotely as opposed to the downtown core. To be 
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realistic, while remote work was certainly a factor, the impacts would not have been as 

catastrophic had there been actual residents in the area, especially when looking at Lot 500. 

Without tourists to populate the various long-term turned short-term rentals, Charlottetown 

was transformed into a ghost city, 

 
Availability of non-hotel or inn short-term accommodations is not as important of a deciding 

factor for potential tourists as is the vibrancy of the location being visited itself. If short-term 

rentals have a hand to play in the vulnerability of our businesses, their long-term harm will 

certainly outweigh their benefits. 

 
I will also take this opportunity to express my deep disappointment with the regulation 

development process thus far. One public consultation in June 2019 is insufficient. The fact 

that no further consultations were held with the general public between February 2020, when 

Dr. Wachsmuth first presented the five possible scenarios to City Council and the vote to go 

with Scenario 4 at the level of the City is deeply concerning. It is an affront to the democratic 

process to unilaterally adopt a particular scenario with wide-reaching consequences without 

allowing the people a voice. The sheer opacity of meetings, be it through in-camera 

discussions, or the fact that the May 17th “public consultation” was revealed to be a “warm 

up” is a farce and an insult to the residents of Charlottetown who look to the City Council to 

make sound decisions on their behalf. 

 
Scenarios 1 and 2 are by far the best public policy solutions to a rampant issue of 

homelessness, housing shortage and unaffordability on PEI, which is why I would strongly 

recommend these. 

 
Best wishes in your efforts to develop and implement regulations 

Sweta Daboo 

  
I fully support the proposed STR regulatory framework as outlined in the document entitled: 
City of Charlottetown Official Plan and Zoning Development By-Law Short-Term Rental (STR) 
Amendments (File: plan-2021-04-october) published on October 4, 2021. 
  
As my representative, I ask you to please vote YES for these regulations. 
  
I am a tenant of Terrie Williams. I live on one side of a duplex she owns on Greenfield Ave. The 
only reason I was ever able to become a long-term tenant in one of Terrie’s properties is 
because of the pandemic. In May 2020, Terrie put this duplex on the long-term market since 
she would no longer be able to gain income from Airbnb. My two roommates and I were 
thrilled to find such a great spot, since it has been so difficult to find appropriate housing over 
the last number of years.  
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Since we moved here in June 2020, we have grown to love this community more and more. We 
have become friends with our neighbours and rejoice in the times we share our meals, our 
baking, and can collectively participate in holiday activities such as Halloween trick-or-treating 
and New Year’s celebrations. We love helping to make our street look cheery and bright over 
the holidays by decorating our door and front steps. Our neighbours often remark how happy 
they are to see this unit occupied long-term - it gives them great comfort to know and trust the 
people who share backyard space with their young children after so many years of watching 
strangers parade in and out of this unit every weekend. 
 
Although it is unfortunate the pandemic has been so long-lasting, we are so grateful that it has 
allowed us to stay here. However, my roommates and I are dreading this upcoming summer 
because we know we are going to be asked to leave our home so that Terrie can make more 
money off Airbnb tourists. We have really made this place our home over the last year and a 
half and will be so sad to say goodbye to our neighbourhood. Furthermore, given the current 
housing situation, we all fear that we won’t be able to find a suitable housing alternative.  
 

While I have seen Terrie Williams and David Toombs attempt to persuade Council that their 
Airbnb’s contribute to Charlottetown’s economy, the negative impact of their short term 
rentals on the community cannot be overstated. Research has shown that tourists do not make 
their decisions on whether to visit a city based on the availability of Airbnb’s. The tourists will 
still come. The long-term residents on the other hand, may have no choice but to leave 
Charlottetown to live elsewhere with more affordable and available housing.  
 
I and many of my young friends want to make our lives here. We love this city and this province 
and we want to stay here, but many of us are afraid that we will have to go elsewhere if the 
price of living continues to outgrow our wages. Regulating short term rentals can help mitigate 
the current housing crisis. 
I am asking you to consider where your values lie - will you vote for already-wealthy 
Charlottetownians to make more profit, or will you vote for more vulnerable Charlottetownians 
to grow and prosper here and contribute to the future and vitality of their community? 
 

Thank you for your work on the issue of housing for Charlottetown residents.  
  
Sincerely, 
  
Taya Nabuurs 

My name is Tristan Gray and I live in Ward 5.  
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I’d like to put my households support behind Option 1 for the proposed STR regulation. Living 

both up and down town I’ve seen the damage that airbnb operators have done to the city and 

how they’ve affected the housing and rental market.  

 

I hope that The Planning Department puts the people of Charlottetown ahead of a profits 

 

Thank you, I hope you have a great weekend, & get to enjoy the sunshine today! 

My name is Tegan Hermanson and I live in Charlottetown on Prince Street. 

 

I fully support the proposed STR regulatory framework as outlined in the document entitled: 

Short-Term Rental Zoning & Development By-law Amendments (File: plan-2021-04-october) 

published on October 4, 2021. 

 

As my representative, I ask you to please vote YES for these regulations. 

 

As a young person new to the community, I see that Charlottetown has the potential to be a 

wonderful place for young folks to settle into, to find work, buy houses, etc. I also know that 

none of this is possible if housing is not fairly priced and accessible. Housing is more expensive 

here than in large city centres across the country; Charlottetown cannot compete with centres 

that have both better paying (more varied) jobs and cheaper housing, and will see 

consequences should this not be ameliorated. Beyond this, unaffordable housing 

disproportionately disadvantages low income families/individuals; this is simply not inclusive 

and caters to the white middle/upper class. 

 

Inclusivity is a must and affordable housing is a right full stop.  

 

Thank you for your work on the issue of housing for Charlottetown residents. 

 

Sincerely, 

 

Tegan Hermanson 

Renting PEI 

Re: Proposed Short-term Rentals By-law Amendments 

I am writing to share feedback on behalf of Renting PEI. Renting PEI is a project of Community 

Legal Information. Renting PEI shares plain language legal information with tenants and landlords 

about their rights and responsibilities. Renting PEI staff regularly support tenants who are 
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affected by the lack of affordable housing both in Charlottetown and other parts of the island. 

Renting PEI fully supports the proposed by-law amendments to regulate short-term rentals in 

Charlottetown. 

Since April 1st, 2021, Renting PEI has served 416 clients. We speak to tenants almost every day 

that are facing evictions and have no place to go. I have spoken to three tenants in the last 

month who were evicted due to no fault of their own and are now homeless. The lack of 

affordable housing is undermining housing security on PEI. 

We appreciate the City of Charlottetown taking the time to put forward a well-researched set 

of amendments, drawing on the best data available. We hope the City will take care in weighing 

the housing needs of Charlottetown residents against the financial interests of a small group. 

There is a housing supply issue on PEI and it’s affecting how our laws work. When a landlord on 

PEI breaks a condition of their lease agreement, often the only option available to the tenant is 

to apply to the Rental Office for an order terminating their lease. This is useless unless there is 

an adequate supply of housing. Most tenants don’t have many options for alternate housing. 

Home-sharing platforms, like Airbnb, are a new industry and new industries need new 

regulations. Some members of our community have over-invested in an unregulated industry. 

Heavy investment in an unregulated industry is a clear risk, and many have made money on that 

gamble. While these people may face financial losses due to the introduction of new 

regulations, that does not mean the City should stop at anything less than reasonable and 

functional regulations. 
 

We have a big question to answer: “What is a house for?” When I think of a house I think of a 

home, not an investment or a business. When I see an Airbnb, I see a community member priced 

out of the town they grew up in, I see a place where the next generation could be growing. 

Instead, we have empty houses and transient visitors. If we don’t sufficiently regulate this 

sector, we are trading parts of our community to turn a profit for a few. 

Thank you for taking the time to consider this feedback.  

Sincerely, 

 

Morgan Sandiford Legal Navigator Renting PEI       Ellen Mullally Executive Director 

Community Legal Information 

 

End of comments 
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Public Feedback – Oppose Regulations 

Good Afternoon, 

 
We are writing to say that we do not want the short term rental bylaw to pass. We feel Airbnb and 
short term rentals are great   for tourism which in turn helps PEI’s economy. 
 
Thank you for your consideration, 
 
Ashley and Kristian Macdonald 

Good morning Mayor Brown and all those that  are on this email.  As you are aware I've been trying 

to "follow the rules" and secure a Provincial Tourism License for a property I manage for my Son in 

Law on 52 Sydney street.   

I  have been back and forth on this to both the province, Mayor Brown and Councillor Jankov. I've 

left  messages for Mr Forbes and to date he  has not responded. 

As the City Planning Department is well aware this building was approved by the  City with the clear 

intention of selling 2 of the units  and their Corporate Company retaining two of the units for Short 

Term rental.  All required permits,  approvals etc were obtained as required.  The Condo bylaws 

confirm that STR's are allowed as well. 

The Province has clearly stated that they are now required by  Provincial Statute a letter of approval 

from the City of Charlottetown confirming that the Province  can go ahead and issue the 

appropriate Tourism License in order to ensure the "rules" are followed.  This is what  we are 

attempting to do. 

Both the City Mayor and Councillor Jenkov have confirmed as of today the City does not have an 

active policy on the regulation of STR's.  They are working on creating one which we have been 

actively involved with by attending the 3 public meetings the City has hosted.  It is 

our  understanding that over the past number of years the City has not secured any new 

applications for registration of such properties.  The Province has confirmed that City Staffer 

Robert Zilke had responded to this initial request.  My understanding from City Council members 

is that Mr Zilke's response was not within his jurisdiction and as such I request that the City planning 

department provide the Province of PEI  Tourism Department with the proper approval so we can 

"follow the rules" as they presently stand. 

If there is "paperwork" required from the City's end, please send it along so we can complete the 

application on our end. 

Bruce Donaldson 

My name is Demi Theriault and I'm a 4th year UPEI Nursing student. I've been living in a Short-Term 

Rental for the last 3 years during the school year (from Sept 1 until April 30). This arrangement was 

perfect for myself as I move home to New Brunswick every summer. Without short term rentals 

being available to me as an option, I would be forced to pay rent or find someone to sublet my 

space during the summer months. The Airbnb I stay in is licensed through the Province of PEI. I 
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know this because the plaque with the license number is displayed inside the door of the property. 

I'm writing today to ask for the planning board to consider grandfathering all existing licensed shor- 

term rentals into any new bylaw that is developed.  Thank you for your consideration. 

Demi Theriault 

 

Though I was not able to attend the November 9th public forum in person, I was able to watch 

the stream on YouTube and I wanted to first off say thanks to everyone who has, and continues 

to, participate in the housing discussions, which is such an important topic for our community. 

I also want to recognize the courage and conviction of everyone who spoke during the forum. 

Its great to see so many people passionate about the housing crisis in general, and on the issue 

of STR in Charlottetown specifically. 

I have some thoughts about the issue of STR, but I want to start by saying that I’m neither a renter 

of my home nor an owner of a STR property. I am a concerned citizen that wishes to provide 

some insight and perspective from a neutral party. 

I understand the concerns from renters regarding the increasing cost of rents, the dwindling 

inventory of available rental options and the uncertainty that can exist when you rent a home. 

That’s a real problem that should not go unheard nor is it an issue that should go unaddressed. I 

caution though, that it is not a problem that should fall to the feet entrepreneurs/small business 

owners who are fellow citizens attempting to create a business and contribute to the local 

economy. This is a problem that should be solved by our governments. Not through more 

regulation and further handcuffing small business, but by providing low-income housing options. 

PEI is already regarded as the most regulated province in Canada when it comes to landlords 

and housing. The regulations and requirements in PEI are so restrictive for landlords that it does 

not incentivize anyone to become a landlord to provide housing options for residents. One way 

the government can help incentivize more long-term rentals (LTR) over STRs is to remove the 

restriction on rent increases to market rents when there is tenant turnover or allow landlords 

to increase rent in line with inflation (which is currently at 4-5% compared to the current 1-2% 

allowable rent increases). 

Landlords in PEI will eventually get squeezed out of profitability and thus will no longer offer 

housing options to the market. This will further reduce the available rental housing supply in 

the market, which in turn drives up costs. The opposite of the intended effect but the result, 

nonetheless. Over regulation is counterproductive to keeping costs affordable. 

Small business owners are the backbone of our economy; they create jobs and provide housing. 

If the governments continue down this path of over regulation it will drive landlords and small 

business owners out of the province. They will take their resources to other areas like Moncton 

where it is easier to do business and make a living, The jobs they create and the homes the 

provide go with them. 

I am relatively new to PEI, though originally from Atlantic Canada (NS). I have lived in many 

different parts of Canada (NL, NS, PE, ON, AB, BC). PEI is by far the most regulated and difficult 

place to operate a small business in real estate. This is a problem. Here’s why. 90% of millionaires 

become so through real estate. The more high net worth individuals you have living here, the 
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more they create more high net worth individuals, through job creation, mentoring, taxes, 

reinvesting in the local economy, providing housing of all types. We should want more of these 

people here; not fewer. They have more resources to give back to their communities. People are 

paid based on the size of the problems they solve. We should be encouraging problem solvers 

to remain in PEI; not driving them away with over regulation. 

STR are a very small portion of the properties available in Charlottetown, and they are an 

important factor for tourism. Many tourists who visit our beautiful city want to rent a home for 

a week or a month where they have amenities similar to what they have at home. I caution us 

to not lose sight of the 
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importance of tourism to this island. If we don’t have enough accommodations for tourists, 

eventually tourism starts to dry up, and the impacts of that would be devastating. 

Also, due to the covid-19 pandemic, the borders to PEI remain closed to visitors for the 

better part of year and a half. This forced many STR owners to convert their STR to LTR. So, 

most of the STR stock converted to LTR for the better part of 1.5 years, yet we saw no 

material change to the housing crisis. STR is not the cause of the issue and regulating them 

will not solve the issue. 

When we hear city officials stating something to effect of – One property owner shouldn't have 

multiple residences, it is very concerning. If we start to go down the path where the 

government gets to determine who gets to own property or how much and what they have to 

do with it, we are staring down the barrel of communism. I promise you this is not the society 

we want to encourage or to which we want to strive. 

I want to finish by again acknowledging there is a very real housing problem that requires 

solutions. This housing crisis is not going away without some real solutions. I urge you to 

consider the knock-on effects a decision like this can have. Instead of handcuffing your small 

business owners, look at real solutions like providing low-income housing, and ensuring that 

Islanders are earning a living wage. You have ambitions to increase immigration in 

Charlottetown, which I applaud, but for that to be a success, we need to ensure the 

infrastructure is in place to support the increased population that has and will continue to 

result. The housing crisis on PEI is the worst in Canada, and PEI is also the most heavily 

regulated when it comes to housing. This is not a coincidence. Over regulation will not solve 

the issue. I urge you to not only reconsider adopting this STR regulation but also work with, or 

at least encourage, the province to review and amend the regulations on LTR as well, as those 

are directly contributing to the housing crisis. 

Thank-you for the opportunity to provide my thoughts. 
 
Craig Bennett 

 

My name is David Toombs and I’m a long-time resident of Charlottetown. I’m a business owner 

and a Commercial STR property owner. I resent being called a “commercial STR Owner” as if it’s 

a bad thing. In my day, when you worked hard, achieved success, employed people, followed the 

rules and invested wisely, you would be referred to as an entrepreneur and that’s what I am. I 

am one of the small group of commercial STR owners in Charlottetown that have invested heavily 

and painstakingly transformed most of the 500 lot area from slums and drug houses to beautiful 

livable spaces. 

I say slums and drug houses because I know first-hand. I purchased an unoccupied property a few 

years ago. People had been living in it 6 months earlier. I guess to some it would be considered 

“affordable” housing and perhaps that’s what some of you here tonight are fighting for… but I 
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don’t think you would be fighting for this property. It had no clean water, the appliances were 

rusted out and non-functioning, and it was infested with rodents. Not fit to live in.  

I don’t understand Mr. Zilke’s public comments to CBC that commercialization of STRs has 

contributed heavily to the decrease in vacancy rate and the rise in property values in 

Charlottetown. No mention here of the thousands of immigrants and migrants relocating to 

Charlottetown every year and the lack of new builds in the last 20 years by all levels of 

Government. I would suggest he’s comments are very biased and ill-informed and portray 

Commercial STR owners like me as the “bad guy”. Like it or not Charlottetown is a very desirable 

place to live and still very affordable on the world market. I suggest prices will only get higher as 

time goes on and the world gets smaller. Regulating STR’s will have zero impact on housing prices 

or vacancy rates. Just look at what happened in Toronto after restrictive STR regulations got put 

in place – rents and housing prices are still climbing. Zero Impact.  Since 2013, the City has 

witnessed the transformation of the 500 Lot from slums to beautiful homes. Knowing full well 

the only way anyone could restore these properties is by renting them short term. Now the 

planning department wants to change the rules and pull the rug out from under us all. This is not 

a fair or reasonable solution in my opinion. Since the new provincial legislation passed early 

November, stating all STR’s must publish their tourism license on their listing, we should be able 

to calculate how many actual licensed STR units are in the City. We do know from Tourism, there 

are 83 tourism licenses issued for 2021. Imposing any regulations before this accurate data is 

collected is simply irresponsible. Charlottetown is NOT Toronto or Vancouver or even Halifax. 

Tourism is our #2 industry and STR’s provide millions of dollars in revenue to the City and 

Province.  

  

If the highly restrictive proposed regulations are implemented, I can tell you that my STR units 

are NOT going to be $971/month affordable rental units, or even be returned to the long-term 

rental market. Quite frankly, I have too much invested into the properties, and it doesn’t make 

fiscal sense to do anything other than short term or 30-day rentals. Not everyone wants long 

term accommodations. There is a market to rent to students, cottagers and new immigrants who 

need a place to stay before they get settled. The only thing that will be achieved by banning 

commercial STR’s is eliminating alternate high-end accommodations in Charlottetown. Very short 

sighted in my opinion.  

I can speak from my own personal experience as my business takes me around the world. 

Whenever possible, I stay in self-contained Airbnb’s during my travels. And right now, I can tell 

you that the Charlottetown STR market offers nothing short of world class accommodations. To 

destroy this and achieve nothing will be a complete shame. To revert to “Tourist Homes” as the 

planning board is recommending is putting Charlottetown back in time 40 years. What next? 

Banning Amazon and going back to Sears catalogue. It’s too ridiculous to consider. I’m hoping the 

Councilors have some common sense and want to keep Charlottetown in this Century. 
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 In closing, I support: 

  

1.      grandfathering all STRs that are currently licensed under the Provincial Tourism Act 
2.     collecting business/tourism/hotel taxes 
3.     striking a working committee with all stakeholders to help develop this new bylaw 

  

Thank you for your time. 

David Toombs 

My name is Ellen MacDonald. My husband and I are homeowners and operate an STR in 

downtown Charlottetown.   

We purchased 165-167King Street in 2017. It was completely run down and needed hundreds of 

thousands of dollars in renovations to restore. It was a complete eye sore, and when the property 

became available to purchase, we did everything we could to come up with the money to buy 

and renovate the very much rundown building. Living next door to this property for years while 

it was in such bad shape and poorly taken care of was frustrating to say the least.   

After we purchased this building we applied for the applicable building permits and followed 

heritage guidelines and recommendations, as well as having meetings with the heritage board to 

ensure we were within their criteria. All the while we spoke very freely to our city councilor and 

the Mayor that we had all intentions of using this property as a STR for vacationers to PEI. It was 

always intended that when the renovation was complete, we would operate as a STR to help 

recoup the excessive costs of doing such an elaborate renovation that entailed keeping the 

buildings original charm and historical character. In saying this we were encouraged by many city 

councilors and the Mayor to operate as a STR when the topic came up in conversations with 

them. As well we were commended by these same people on what an amazing job had been 

done and how much it cleaned up this part of King St.    

Prior to advertising on Airbnb and VRBO, we did our research to ensure we were following all city 

bylaws, and found out all we needed to do was become licensed by Tourism PEI. We did this and 

have done so every year since operating as a STR. I very much take pride in running a five star 

STR and happily welcome Tourism PEI to come and inspect our property yearly.   

After attending the last public meeting regarding this issue it feels as though we (STR operators) 

are bad people, and are taking houses away from the ongoing housing crisis in Charlottetown. 

When in reality we are very much contributing to the much needed tourism revenue for 

restaurants, shops, boutiques etc., also by upgrading our property much like other STR owners 

we are not only beautifying older neighborhoods, but it also increases the property tax base for 

the city. Another addition that STR’s bring to Charlottetown is the need for short term housing 

for locum doctors and professionals coming to assist in our desperate health care system on PEI. 

We hosted a locum doctor some time ago, and they expressed how thankful and happy they were 
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to have has such quiet and private accommodations, close to the QEH and that suited their needs 

so perfectly.     

Mr. Zilke’s proposal to very much restrict the STR market in Charlottetown, and return the units 

to the long term rental market is just not practical and is very much a bad misconception. I agree 

that we have a housing crisis in Charlottetown that defiantly needs to be addressed, but to 

suggest the current restrictive staff recommendation on how the STR is contributing to the 

affordable housing crisis is just not correct. These restrictions would not resolve this issue, and 

would most likely financially ruin my family. As we have invested most of our life savings into this 

property in hopes of someday having this be our retirement.  Most of these STR properties with 

extensive renovations are just not in the demographic of those needing housing, our properties 

are not and will never be listed as affordable housing.   

In conclusion, I completely disagree with the purposed restrictions of STR’s in Charlottetown, or 

that we have contributed to the housing crisis in Charlottetown. That is by far a much bigger issue 

that needs to be addressed by all three levels of government, Federal, Provincial and Municipal.   

As a property owner and STR operator, my recommendation is that all existing Tourism license 

holders be grandfathered, and continue to operate our STR’s as we have been all along. Also, 

STR’s need to be registered and licensed with Tourism PEI and to submit occupancy reports to 

the province monthly.    

Thank you for your time and the consideration of my suggestion  

Ellen MacDonald and Tim Driscoll    

Thank you for taking my submission in regards to the Short Term Rental (STR) issue. My name is 
Eugene Sauve, I am a long-time resident of Charlottetown, a former restaurant owner in Victoria, 
PEI and a former STR operator in the city. I know first hand how hard and demanding the Tourism 
and Service Industries are.  This Industry is not for everyone - the risks for operators are great, 
they invest a lot of time, money and long hours into their businesses.  Reviews can make or break 
your business, especially in the STR World. If you are doing it right, you are giving 100% and you 
are on-call 24/7. You have a lot on the line. It takes substantial capital to set up a STR - 
renovations, high cost of furnishings, licenses and fees. You cannot just return it to the long-term 
rental market without taking a major financial loss. It’s not considered an affordable housing 
option. 
 
I think it is a mistake that the Planning Department is considering shutting down hard working 
commercial operators in the City. These operators have restored many rundown houses all over 
the City; they have invested Millions of dollars hiring contractors, plumbers, electricians, painters 
and architects, just to name a few. 
 
You want to shut them down when really you should be thanking them for beautifying, energizing 
and revitalizing our beautiful City. Times are changing on the Tourism landscape - travellers don’t 
want to stay in a tourist home with the owner present, especially during COVID-19. So let’s keep 
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Prince Edward Island on the destination map!  Everyone has a right to affordable housing but 
affordable housing is the responsibility of Municipal, Provincial and Federal governments. It 
should not be put on the backs of private property owners. 
 
I am asking Council to Grandfather existing Provincially Licensed Properties, it is the only fair and 
reasonable option. 
 
Thank you. 
 
Eugene Sauve 

 

We write to you today in support of allowing existing short term rental property owners the 
ability to continue in their business activities and to continue in making their significant 
contributions to Charlottetown's tourism industry and economy. In addition to paying our annual 
property taxes, we have contributed substantially to the local economy by employing local 
professionals, tradesmen, contractors, service providers, suppliers and manufacturers as we 
have improved and maintained our property and welcomed many tourists, returning islanders 
who are currently living away and visiting professionals to the City of Charottetown, the Province 
of Prince Edward Island and the Maritimes in general since first purchasing our home in 2008. 
While we do enjoy the house for our own purposes and that of the enjoyment of our families 
from time to time, we also offer term and short-term furnished rentals throughout the year.  
 
It is our hope that council will consider the proposed regulations in question with care and that 
the resulting regulatory framework will be one which further recognizes, supports and 
encourages the ongoing contributions of this most valuable economic activity. 
 
Most sincerely, 
James Ormston and Steven Fudge 

 

I was at the meeting and spoke the other night although I was a little nervous ok A lot nervous.  
so I wanted to send an email of the content of my message.  I am an indigenous woman from 
Mississauga first nation. I am asking for your consideration in the matter of short term rentals.  
I have been purchasing properties on PEI since 2013 I buy properties in which many are historic 
century homes I update and refurbish. This contributes to the revitalization of the downtown 
core.  
In most of my housing locations I rent to you UPEI students for nine months. The students 
appreciate this as they do not have to pay rent in the summer months when they are not there.  
As an indigenous woman and small business owner I have overcome many obstacles. I have 
invested  money time and sweat equity. I have been dedicated to supporting other local services 
and trades.  
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This is my passion and livelihood. If you decide to eliminate STR‘s you are handcuffing my rights 
and freedom as an indigenous business owner. I would like you to consider grandfathering our 
properties and allow us to continue to offer student housing in the remaining nine months.  
 
Miigwech  
Janeen LaForme  

 
My name is Jayne Toombs and I live at 151 Queen Elizabeth Drive. My husband and I ran an Inn 

in Charlottetown for 20 years but sold it a number of years ago. I would just like to make a couple 

of points. The tourist market has changed in the last number of years and tourists are looking for 

high end accommodations. Families and couples are looking for more than a hotel room. Many 

are looking for more space and want kitchen and living rooms. Short term rentals are meeting 

this demand. 

Existing STR owners of today saw an opportunity in this market a number of years ago and in 

good faith invested time and money to meet what the market was looking for. They invested at 

a time that the regulations were not being enforced by the city. My understanding  is that these 

accommodations were licensed by the province and were inspected by the province under the 

tourism act. 

As a former owner I know the cost involved in running a tourist accommodation in teams of time 

money and energy. I agree there needs to be rules and regulations for SRT but it is unfair to shut 

down current owners who invested their money, and time in good faith. The fair thing to do is to 

grandfather in the existing STR and move forward from this point.  

I’m a resident of Charlottetown, an Airbnb host and a concerned citizen. This month, the City 

asked residents to weigh in on a series of short-term rental proposals. A few of the regulations 

being proposed would make it much harder to host and would unnecessarily restrict my ability 

to share my extra space. When guests stay with me they support our local economy and spend 

money at local restaurants and shops.  

 

When the pandemic is behind us and travel comes back, we can play a big role in supporting our 

small businesses, restaurants and tourism attractions. This summer and fall, travelers from 

around the world will be eager to stay in our historic city and they will bring much needed 

revenue to our community. In addition, with so many people having the opportunity to work 

remotely, many may choose to rent their homes while they’re away visiting family or working 

from another city. The city’s proposal would make it much harder for residents like me to earn 

supplemental income.  I’m urging you to protect responsible hosts like me who open up their 

space to travelers and are able to make ends meet by doing so. 

 

Jeni Mutch  
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My name is Jillian Marchbank and I'm a 4th-year UPEI Nursing student. I've been living in a Short 
Term Rental for the last 3 years during the school year (from Sept 1 until April 30). This 
arrangement was perfect for me as I move home to Kensington every summer and live in 
Charlottetown throughout the school year. Without short-term rentals being available to me as 
an option, I would be forced to pay rent or find someone to sublet my space during the summer 
months. The Airbnb I stay in is licensed through the Province of PEI. I know this because the 
plaque with the license number is displayed inside the door of the property. 
  
I'm writing today to ask for the planning board to consider grandfathering all existing licensed 
short-term rentals into any new bylaw that is developed. 
  
Thank you for your consideration. 

I come through this to express my concerns in regards to the new proposed by-law involving 

Short term rentals in our city.  I am an immigrant that moved to Charlottetown to open a business 

6 months ago. Unlike many others, I've got my permanent residence in Ontario and then decided 

to move to PEI.  My wife and I are the founders of KY Home Solution, a company based in 

Stratford that helps immigrants, executives, and international students relocate to the island. We 

help them find a place to live when they first arrive while they are still in their countries. Many 

of my clients are new to Canada, they have no credit score nor references when they arrive. We 

offer them a turn key living solution while they look for a more affordable 

permanent accommodation. Our rentals are generally from 2 to 4 weeks. 

In the past few months we have helped several families and individuals to start their life in PEI. 

We take great pride in the work we do, we feel grateful and fortunate to have had the chance to 

restart our life in this amazing country. Our mission is to help other people that are looking for a 

fresh start. These people most times are unfortunately ignored by locals due to the fact that they 

lack history in Canada and they don't speak the language.  

This Business is the main source of income for our family, and it is a secondary source for the 

cleaners that we employ (usually international students that can only work part-time).  If the by-

law was to be approved the way the city is proposing it, it would be devastating for our family. 

I therefore, urge you to vote against this proposal and to work with the STR operators to find a 

compromise that will mitigate the problem of house shortage without destroying local businesses 

like mine.   

Juan Carniel  

______________________________________________________________________________

____ 

I am writing to voice my objection to the proposed regulation for Short Term Rentals brought 

forth by the City of Charlottetown Planning Department. I reside at 17 Bardin Crescent in the City 

of Charlottetown.  I believe this to be an over reach by department representatives as well as 
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having the appearance of a Vanity Project to satisfy a vocal minority whose objection to Short 

Term Rentals which is misguided and ambiguous at best.  

The proposed regulations are an overreaching short term solution to the “ housing crisis” which 

is currently being touted as the flash point for these proposed regulations. A high percentage of 

these properties will be too cost prohibitive to provide any real benefit to the rental market and 

the regulation proposed shoots wide of the target to provide any real contribution for additional 

units into the rental market. The returns investor/owners require in order to both finance and 

recover costs prohibits many of the proponents of the proposed regulations. City of 

Charlottetown residents who have invested their savings, sweat equity and in some cases their 

life savings cannot be expected to jeopardize their investment nor finance what is the Federal 

and Provincial governments responsibility for affordable housing.  Lower rental/affordable 

housing costs are not achievable by overreaching regulation at the municipal government Level.  

Personnel in this department should be aware that affordable housing is not funded by 

municipalities and opportunities for funding efforts should be promoted at the both the 

Provincial and Federal governments level. Regulating and hindering investment appears to be 

short sited low hanging fruit which reeks of incompetence on the city’s behalf.  

I would challenge the legitimacy of these regulation particularly after the City’s planning 

department issued permits and encouraged the development of these properties as part of the 

revitalization of many properties in the City. Efforts to designate new development areas as 

affordable housing and collaboration with Federal and Provincial government for funding would 

be a much improved utilization of the taxpayers dollar.  

This strong arm regulation presented and promoted in the media by the City employee should 

be seen as an overreach and embarrassment to both the planning department and City taxpayer. 

It has in fact, absolutely offended many of the owner operators as well as many tax payers of the 

City of Charlottetown and has potential to cause future investors to look elsewhere. This message 

that STR owners simply “may sell or return their properties to the rental market “should never 

been presented to the media as the City’s stance and is offensive and I would insist that an 

apology or correction be presented to the same media outlets who originally interviewed and 

published the City of Charlottetown Employees comments.   

Kirk Redmond 

Please note the following concerns I have as an operator of STR located at 4 Richmond St…Let it 
be known that I have a deep concern for people in need of continuing long term rentals close to 
the city.  The term, affordable rentals, used often, but needs a definition as what is considered 
affordable and to whom.   

My other concern is limiting business.  Entrepreneurs are the backbone of commerce and should 

this STR bill pass council, it will effectively put me out of business.  This also means that the 

property manager will lose some of her business as well as the housekeeper..   
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I feel that this is placing the City of Charlottetown on the edge of a precipice saying Charlottetown 
is not open for business.  Declining STRs today, what will happen tomorrow?  There will be a loss 
of revenue to restaurants and bars, entertainment, merchandise sales and miscellaneous 
services.  This could be caused by a diminishing of people not visiting Charlottetown who prefer 
independent accommodations, available elsewhere.   There is no argument with regulation, 
inspection and comfort and security of patrons.  I do not believe that limiting business in this area 
will solve the affordable housing crisis.  Simply selling these properties will not help with this 
housing crisis.  I feel there must be alternatives to this crisis, not on the backs of small 
entrepreneurs. 
 
Respectively submitted 
Larry and Beverley Dunville, Lawrenceville Investments (2017) Inc 

 
I would like to first commend the City of Charlottetown Council for undertaking the review of 
regulations for rentals in the Charlottetown area.   Secondly, I would like to emphasize, as short 
term rentals are an important part of the tourism industry here on PEI, I support the 
grandfathering STR’s that are currently licensed with PEI Tourism, under the existing Act.   
 
Thanks for hearing!   

Marley McDonald-dow 

I am writing to voice my opposition to the proposed municipal bylaw amendments with respect 

to short-term rentals in the City of Charlottetown. 

  

My son-in-law and I own a 3 unit apartment building in the City, and I am a 25% shareholder in a 

corporation which owns 21 rental units in the City. While all of these rental units are currently 

rented as long term rentals, some have been rented on a short term basis from time to time.  

 I strongly disagree with the proposed restrictions to short-term rentals. I do not disagree that 

there is a shortage of what has been termed “affordable housing” in the City. However, I disagree 

that it is the role of the private property owner or entrepreneur to provide affordable or lower-

income housing. Surely this is the role of government, as is the provision of any form of social 

assistance. The severe restriction of short-term rentals, as proposed, does not recognize the 

value of short-term rentals to the economy of Charlottetown and all of Prince Edward Island. 

Many short-term rentals in the downtown core of Charlottetown are located in buildings which 

have been purchased, renovated and upgraded, contributing to the revitalization of downtown 

Charlottetown and the resulting positive impact on the revenues and viability of all downtown 

businesses. Short-term rentals are a vital component of the tourism industry, and are the current 

trend in accommodations. They are necessary to sustain and grow the tourism sector, a major 

driver of the PEI economy. If not readily available in Charlottetown in the current manner, 
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potential visitors seeking this type of accommodation will simply choose to travel and stay 

elsewhere, adversely affecting revenues of Charlottetown restaurants, attractions and retail 

outlets.  Further, restricting property owners from renting on a short-term basis will not address 

the issue of a shortage of affordable housing. Property owners who have invested significant 

funds in their properties are not going to rent them for rental amounts that will result in financial 

losses.  

The short-term rental business is currently regulated by provincial tourism legislation which 

requires maintaining provincial standards for annual licensing. HST and income tax legislation 

apply to this sector the same as they do to any other business. Accordingly, this sector contributes 

to government revenues the same as any other sector. Yet municipal government does not get 

in the middle of the business of other industries by restricting how they operate with far-reaching 

and imposing regulations/bylaws such as those proposed for short-term rentals. The proponents 

of  “affordable income housing” have had a sustained voice with respect to their issue. No one 

disagrees that there is a need for lower income housing. However, it is not the responsibility of 

property owners who, in good faith, invest significant dollars in the purchase, renovation and 

maintenance of valuable properties, to then rent those properties at a financial loss to solve the 

“affordable housing” issue. This is the role of government.  

For the above-noted reasons, I respectfully request that the proposed bylaw amendments with 

respect to short-term rentals in the City of Charlottetown be abandoned.  

Michael A. (Mike) Hennessey 

My name is Mitchell Roggeveen, I am a resident of the City of Charlottetown. I am writing to you 

to voice my concerns about the upcoming decision on short term rentals (STR) within the city of 

Charlottetown.  I recently purchased a property at 61 Dorchester Street, that was licensed and 

operating as a STR. I bought the building intending to continue operating it as 

such.  Unfortunately, due to the COVID-19 I did not feel safe renting out my unit up until this 

point. I would like to obtain the license in my name for this property and be grandfathered in.  

This property has been renovated following the PEI Heritage codes and the city bylaws.  

Affordable housing is in a crisis, especially with the population of PEI increasing making it difficult 

to find rentals/buy. I do not believe getting rid of STR’s is the proper solution to low income 

housing crises. To rent my residence out long term I would have to rent it out for $3,000 a month 

and that is just covering my mortgage/expenses and minimal profit for unforeseen expenses. 

That is not low income housing.  

When I attended the meeting held on November 9, 2021, there was a lot of shame and guilt 

portrayed to any and all STR owners. I do not understand where this hatred against STR began, 

it is very unfortunate that I am made to feel this way as the prideful owner of a Charlottetown 

property. I would also like to point out one of the main industries in PEI is tourism, where will all 

the tourists stay if STRs are unavailable in Charlottetown, especially  the downtown core? I 

understand hotel accommodations are still available, but people love their own space for their 
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families or for themselves. STRs owners have invested their own money into renovating these 

run-down places into beautiful accommodations, that people love coming back to year after year 

including islanders for staycations. I will also add Charlottetown is looking aesthetically beautiful 

and pleasing. It wasn’t the governments money put into making it like this it was the STR owners’ 

money. 

STRs have created multiple job opportunities for islanders as well, especially in the busier months 

from May-Septmeber. From hiring landscapers, buying local product for guests, employing 

cleaning companies and property managers.  I hope you take into consideration there needs to 

be a much greater solution to the housing crisis than eliminating STRs, this witch hunt that’s 

happening is not the answer.  

Mitchell Roggeveen 

Our names are Philip and Kelli Tweel, we are landlords, businesspeople and chose to live, do 
business and raise our family in the City of Charlottetown. We did the renovation and 
expansion to our store, Island Activewear, a few years ago. During the process, we decided to 
renovate the two apartments above the store as our tenants were moving to senior subsidized 
housing. We had to fund the renovation of the apartments personally and decided the STR 
would be a short-term plan to recoup some of our personal funds. We rent them out for STR 
from June thru September. Some of the people renting our units during the summer months 
are families attending Andrews Hockey School, UPEI Summer Vet Camp, Lokums, people 
building homes or renovating and people working short term in Charlottetown (Federal 
Government, IT sector etc.). For the most part, they need more than just a bedroom and 
washroom. This past year and half gave us the unique opportunity to rent to people needing 
to self-isolate for 2 weeks due to Covid-19. We also have others for shorter stays, couples or 
families for weekend getaways. We usually have students take the fully furnished units from 
Sep/Oct thru May. This enables us to offer them a fully furnished unit along with a more 
affordable rent as all the furnishings are there. After being in the STR business the past few 
years, we have learned many people love the fact they have a space other than one room. In 
some instances, they take their families, enjoy their privacy and maybe stay a few extra days 
to enjoy our city and province. 
 
We are writing to you on the proposed regulations that are being considered for Short Term 
Rentals in Charlottetown. We feel the Short Term Rental Industry is being singled out as the 
singular reason for the lack of affordable housing in Charlottetown. We do not believe this to 
be true. There are other factors such as people moving to Prince Edward Island for work, to 
raise their families or retire. Not to mention the influx of new residents moving to PEI due to 
pandemic. As a result of the increased population, obtaining new apartments and housing is 
getting more difficult. Additionally, the inflated price of housing and demand due to these 
factors are a major contributor and are happening all over Canada not just Charlottetown. 
We do know for a fact, Souheila Tweel (Philip Tweel’s mother) who has been a landlord with 
her deceased husband, Said Tweel for over 50 years, has several affordable units available 
and there is no one calling to rent, so they remain empty. 
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We do feel that some regulations are necessary. We believe that all STR’s should be licensed 
and inspected. We registered our business with the Province of Prince Edward Island, we are 
inspected on a yearly basis, and we claim the income from it. We also believe a levy similar 
to that of the Hotel/Motel industry should be imposed. We are hoping that the existing 
licensed and inspected STR’s should be grandfathered or allowed to continue. We use the 
same platforms as many of the B & B’s, Tourist Homes, Inn’s and Boutique Hotels. We also 
feel that STR’s are a very important part of Tourism on PEI. 

 
We also feel that any City of Charlottetown Employee, no matter what position they are in, 
should unbiased, not one sided and not be an advocate for organizations that are in conflict of 
what they are presenting to council as well as the public. Our belief is that they are to represent 
the citizens and tax payers of Charlottetown fairly and should act in an ethical manner. If they 
are unable to perform their job in an unbiased fashion, then they should recuse themselves 
from the issue or position. 
 
We ask that you take our letter into consideration when you are making the decisions for 
this critical bylaw the future of Short Term Rentals in Charlottetown. 
 
Let’s work together to move Charlottetown forward into the future, be proud of our city 
and make it a better place for generations to come. 

 
Philip and Kelli Tweel 

As you evaluate and consider the comments presented at the recent STR meeting I would like to 

suggest that you take the time to tour some of the STR accommodations in the City and assess 

for yourselves the impacts they are having. I think you will find that considerable investment has 

gone into these facilities and that each one offers a unique, attractive, AND affordable option for 

visitors. These renovations have greatly enhanced the City, contributing to having our city 

become recognized as one of the best cities in Canada to visit and live in. It can be said that the 

recent investment of small-time entrepreneurs who have purchased and renovated houses in 

Charlottetown in order to make them available to tourists is a primary contributor to the 

beautification and attraction of our city. 

 

STRs have become popular world-wide because they offer a much needed and more appealing 

product than standard motel/hotel rooms for travelers. If it were not for STR’s many families 

simply would not be able to afford to come to Charlottetown. Many of these accommodations 

also offer much needed winter housing for students, and people in the process of re-settling to 

Charlottetown. This in no way diminishes the need for affordable housing. However, they are 

very separate issues. The recent proposal by City planners, and the rather naive proposals by 

Green MLAs are simply out of touch with the bigger picture that should be recognizing the value 

we entrepreneurs have created regarding the visual, economic, environmental and social 

enhancements to our city. 
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It is incumbent upon the City Council to find other means to address the need for housing without 

damaging the important value of STR’s in serving our tourism industry. STR’s also provide 

employment and they generate revenue to other small businesses, service providers and 

tradespeople. Without a doubt, the COVID-19 pandemic has put an enormous strain on many 

small business owners, particularly those of us in the tourism accommodations sector. New 

restrictions and additional taxes will likely bankrupt many self-employed entrepreneurs and have 

a chain reaction of related businesses that supply them.  Those of us who made substantial 

investments in renovating STR’s have followed the rules, registered our properties, paid our 

taxes, employed numerous trades people and service 

workers. As someone who has both short term and long-term rentals we can attest to the fact 

that our long-term tenants have been a much greater problem. Long-term tenants tend to care 

less about landscaping the property. They often neglect to inform landlords about needed repairs 

until the problems become major issues. Over the years our long term tenants have become the 

cause of numerous neighborhood complaints, police raids and city by-law violations. On the 

other hand, STR guests have been cordial, respectful of neighbors' privacy and valued 

contributors to events and festivals that Charlottetown hosts.  Rather than imposing additional 

regulatory hardships on the entrepreneurs that are helping to enhance our city, we suggest that 

City Council investigate what other cities have done to address the affordable housing crisis. I 

propose three rather simple solutions that can have immediate, long-term and effective impacts 

on addressing the problem. 

 

First, I remind you of the efforts initiated by the late Jim Munves. Jim was a strong advocate for 

Island-wide mass transit. He helped conduct a thorough study that demonstrated how an Island-

wide bus system would help revitalize rural PEI and address the critical need for affordable 

housing. While we can all agree that housing is an essential need for everyone, not everyone 

needs or wants to live in the urban centres. However the cost of owning and commuting in a car 

is too expensive for many people. So, many people are forced to seek housing in the City. 

The new Island-wide transit system is providing a low-cost means for people to commute to 

Charlottetown for work and other services. Accessible transportation that connects people and 

jobs is fundamental to creating economic opportunities that will also help ease the housing issue. 

 

My second suggestion is for the city to allow and even encourage increased population density. 

From Halifax to Vancouver many urban residents are building tiny houses, micro-apartments or 

right-sized studios in the homes and backyards of urban houses. The trend seems to appeal to all 

kinds of people from youths to seniors. Many of the houses in Charlottetown have unusually 

large yards for a city. Quite a few even have barns left over from the days when people kept 

horses and livestock. The trend toward tiny living can reduce the residents' cost of living, provide 

supplemental income to property owners and help create a more vibrant city. Charlottetown City 

Council did pass an amended by-law to allow for backyard studios. However, the new law 
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requires a minimum of a half-acre lot. This is unreasonable and needs to be amended to much 

smaller lot sizes.  Recognizing the impact that the lack of affordable housing can have to the 

health of the local economies is not a unique problem to Charlottetown. Many major cities have 

implemented programs that engage employers in providing financial support for workforce 

housing. This leads to my third suggestion.  According to Robert Hickey, senior research associate 

with the USA Center for Housing Policy, Los Angeles, Seattle, San Diego, Santa Monica, and San 

Francisco - cities with some of the least affordable housing, require developers of new 

commercial, industrial, or retail properties to pay a “linkage fee” to help meet the need for 

workforce housing created by the addition of new jobs. These fees are usually charged on a per-

square foot basis and deposited into a housing trust fund, which are usually operated by 

nonprofit housing developers to support the construction or rehabilitation of high-quality, low-

cost housing over the long term. 

Mr. Hickey says, ‘In each of these cities, linkage fees have generated millions of dollars in much-

needed revenue to create affordable homes. By establishing a direct connection between new 

jobs and the need for new homes, these fees help to make it possible for families to live in the 

communities where they work, which also helps reduce traffic congestion from long commutes.’ 

 

I hope Council will seriously consider these suggestions as an alternative to the heavy handed 

regulations as proposed by your planning staff. Thank you. 

 

Sincerely, 

Phil Ferraro and Nancy Willis 

Please accept this letter as a show of support for the STR owners in Charlottetown. I do not own 

or operate any STR's, however; I feel these independent owner/operators, who invested their 

money and efforts into establishing a small business, do not deserve to be told by City staff or 

City Council to either cease operations of their STR's or sell their properties. Where it is City's 

staff's jurisdiction to dictate what citizens choose to do with their personal properties, I fail to 

see. 

The city is to be applauded for taking the initiative to begin to address the "affordable" housing 

crisis in our city. However targeting the STR operators, essentially the "little guys", is very 

misdirected. If the city does indeed shut these operators down, such action will have very limited 

to nil effect on the actual "affordable" housing crisis in our city. If you compare a current rental 

apartment in the "affordable housing" price range in Charlottetown, which is $700 - $900 per 

month, with the quality and level of the vast majority of STR's it is very clear to see these units 

are in totally different ball parks. Many of the "affordable" units priced around $700-$900 are 

generally older, and in many cases run down units which have had no updates in many years. 

Conversely, the majority of STR's units are updated, clean, fresh and modern units. With that 

said, to put most of these STR's on the LTR market the asking price per month for rent would land 

anywhere from $1400-$3000 per month. Based on this reality, it is very unclear how it is 
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realistically felt shutting down STR's is a major component to alleviating our "affordable" housing 

crisis. In my opinion if the "affordable" housing crisis is to be minimized the threshold of what is 

considered affordable in Charlottetown must become more realistic. Currently big developers 

are being given (generous loans) billions of dollars from Ottawa under the guise of "affordable" 

housing, yet this threshold for Charlottetown is established at around $1500. The amount of 

$1500 per month for rent in Charlottetown for low income people is well beyond reality.  The 

below-noted article highlights the fact big developers, such as those in Charlottetown, are 

circumventing this loan program by receiving money from Ottawa under the guise of developing 

"affordable" housing. If anyone in Charlottetown really thinks a threshold of $1500 is reasonable 

for "affordable" housing units in Charlottetown I would suggest they have lost touch with reality.  

A solution or partial solution to our "affordable" housing crisis, if people want to be real, is to fix 

this program. I would suggest one of three options: 1) Have the threshold for "affordable" 

housing reduced to $900 in relation to this program. With the lowering of this threshold Big 

Developers can decide whether they will adhere to this threshold or not participate in the 

program. Hence not receive any money from Ottawa. Basically a case of developers being either 

"on the boat" or " off the boat" in regards to this program. 2) Government pay developers to 

build "affordable" housing units. Once the buildings are completed, government would then 

hand them over to non-profits (such as Parkdale Sherwood Lions Club) to manage and maintain 

these properties. 3) Government build and operate these properties. This would be the last 

option as due to labour market shortages this could lead to more difficulties for developers to 

employ skilled trades people. Assuming the government took many of these tradespeople away 

from private industry. Here is the news article I refer to if the link does not work then copy and 

paste into the address line to view: 

https://www.cbc.ca/news/canada/nova-scotia/rental-construction-financing-cmhc-loans-

average-affordable-rent-1.6173487 

In closing I fully support the STR owners. I do not understand the rationale whatsoever as to how 

closing down STR's is going to increase rental property options for marginalized or low income 

Islanders. 

Steve Leclair 

This letter is a follow up to my comments at the public meeting last evening on Nov 9th. I ran out 

of time due to technical issues. 

I asked the question last evening (and several times before) “How many Tourist Accommodation 

Licenses have been issued since the beginning of time? Mr. Zilke answered me ZERO in a personal 

meeting we had with Mike Duffy in the fall. Last evening, he could not remember or answer the 

question. I asked this question again via email to Mr. Forbes before the public meeting and I was 

assured by him that all my questions could be answered at the meeting. Still no answers. 

https://www.cbc.ca/news/canada/nova-scotia/rental-construction-financing-cmhc-loans-average-affordable-rent-1.6173487
https://www.cbc.ca/news/canada/nova-scotia/rental-construction-financing-cmhc-loans-average-affordable-rent-1.6173487
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Since 2013, and the rise of STR’s in Charlottetown, the City has not issued a single license (maybe 

a few were issued this year to make it look good).  

The real question is why not?  

It doesn’t matter if the little BOLD disclaimer saying “you require a Municipal license” on the TELA 

form is there or not if the Province goes ahead and gives you a license number to operate, takes 

your money for fees and inspects your properties. A provincial license supersedes a municipal 

license, in the eyes of the law. 

In 2013-2017, more and more STR’s came on the market. The City was well aware this was 

happening. At this critical point, why wasn’t the public educated on what permits are required to 

rent your home in the city? The province took that exact strategy and ran a public awareness 

campaigns on radio and TV to have your property licensed through the province. That message 

reached us, and we promptly got all our properties licensed and inspected 5 years ago. We, along 

with all other STR hosts, thought we were doing everything by the letter of the law.   

Now, here is the problem. We have been operating our STR units for the last 5 years thinking 

everything is legal and above board. But now, the planning board thinks it’s fair and reasonable 

to tell us to shut down our STR businesses and sell the properties or rent them long term? If the 

City properly communicated to the citizens of Charlottetown what exactly is required to rent a 

STR, we would not be having this heated debate. If we had of known we needed a city permit as 

well as a provincial permit, we would have got one. And if we couldn’t get a permit from the city, 

we would of never got into the STR business or completed any renovations to our downtown 

properties.  

Why not admit the planning department and the City dropped the ball years ago by not educating 

the public on what is required to rent your home? The only reasonable and ethical action to take 

is to grandfather provincially licensed properties, as we are all operating legally. Moving forward, 

put whatever regulations in place. This is the easiest, quickest and most fair solution to all 

citizens. We would like this matter resolved as quickly as possible as we are getting tons of 

bookings for 2022 and 2023 Canada Games.  

I would also recommend all STR’s pay the appropriate tourism/business taxes, the same as 

hotels.  

 Finally, I would like to see a working committee formed of STR owners both commercial and 

single unit owners, members of the city and provincial governments work together to find the 

best solution for Charlottetown and the province. I believe it’s possible. 

Thank you! 

Terrie Williams 
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As I know you are aware, I am a landlord in the city and my properties are mostly located in 
Downtown DN (500 Lot) or the Waterfront Wf zones. 
I have also been in the property development business for the past 30 years and I have renovated 
over 50 properties in Charlottetown. Most of these properties were older properties, some 
dilapidated and even some that were deemed “Drug houses” and an eyesore for the city have 
been renovated.    My current rentals range from low or affordable housing to mid-range and a 
few higher end properties on the Charlottetown Waterfront. Some of my tenants have been with 
me for over 25 years and are the foundation of my rental business. 
 
I also have some Short Term rentals which represent about 10% of my overall rental business. 
Having been in the business for this period of time, I feel that I have gained some significant 
insight into the long and short term rental situation in the City of Charlottetown. 
 
I am writing to you today on the proposed regulations that are being considered for Short term 
rentals in Charlottetown.  The Short Term rental industry in Charlottetown has been singled out 
by the Affordable Housing Advocacy groups as the cause of the lack of affordable housing in 
Charlottetown. This is not the case and it is very unfortunate that the Affordable housing groups 
have been led to believe that it is.  There are currently 83 licenced and inspected Short Term 
rentals in the City of Charlottetown according to the Province of PEI Tourism licencing. None of 
these properties would ever be deemed affordable housing if returned to the rental market. 
The only way to create affordable housing is to build affordable housing, it is as simple as that.  
The provincial and federal governments have to take ownership of this issue and stop forcing 
municipalities like the City of Charlottetown to have to deal with the affordable housing issue by 
restricting a growth market like Short term rentals which is a critical tool in the growth of Tourism 
in Charlottetown. I also believe that the city has to deal with current factual information to make 
an informed decision.  The city is using a study that was done in 2019 in regards to STR rentals. 
Since 2019 and due to COVID, the STR industry has been decimated and is now about 20% of 
what it was in 2019.  I am also very concerned how the process has been executed thus far. Mr 
Zilke, the city’s employee has been very one-sided and biased in public and in the media on his 
position on short term rentals. A city planner should not serve as an advocate for a regulatory 
regime during a public consultation process. The STR restrictions that are being proposed (i;e 
Principle residence only) is going to be a grave mistake if this proposed bylaw is accepted by 
council. This proposed bylaw will eliminate an industry that is vital to the Tourism growth of the 
City of Charlottetown.  
 
Also this proposed bylaw would allow an STR rental in any residential zone in the city, I feel that 
STR’s should be only located in the zones in which the Hotels and Inns are located and where the 
Tourists want to stay. 
 
I do feel that some regulations are necessary for short term rentals in the city. 
I would like to respectfully propose the following: 
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• Allow STR rentals in the DN (500 Lot) & WF (Waterfront) zones only. These are the zones 
where the majority of tourists want to stay and where in the hotels and Inns are located. 

• All short term rentals have to be licenced and inspected. 
• Impose a levy similar to that of the Hotel and Motel industry. 
• Existing licenced and inspected STRs should be grandfathered or allowed to continue as 

non-conforming use. 
 
I have also attached some suggestions on the last page for your consideration. 
 
As you are aware, I am the City of Charlottetown’s representative on the Charlottetown Area 
Development Committee. I will be respectfully not taking part in any public meeting or 
consultation as I do not want to put myself or the City in a conflict of interest situation. 
Please accept this letter as my presentation to you as a member of Council. 
 
In closing, I am appealing to you Alanna, as councillor, to do the right thing for the city. Imposing 
such a short sighted restrictive bylaw that is currently being proposed would be a critical mistake 
by the city. I am humbly asking that you take my points in this letter under consideration when 
you are making your decisions on the future of Short term rentals in the City of Charlottetown.  
 
Terry Hennessey 

 I am writing to email in concern over the new proposed changes to the STR market, specifically 

Airbnb’s. I was unable to attend the recent  public meeting, but  I would like my opinion 

recorded.  

My family and I travel a lot and we always choose to stay in Airbnb properties. These properties 

and their owners are always more welcoming than your standard hotel, and they offer all the 

amenities of home. Staying in an Airbnb is a more economical way to travel. Most homes offer 

you a full kitchen, many bedrooms, and bathrooms.Rather than all of your family being stuck in 

one hotel room, an Airbnb offers more space and privacy. Best of all it saves money so people 

can travel more. Because we save money staying in an Airbnb, we tend to spend more in the 

surrounding communities we are visiting. 

I am very concerned over the potential upcoming changes. Communities need Airbnb’s as they 

stimulate local economies. When a tourist stays in a STR they will spend more money out in our 

community by staying longer at their vacation destination because they have all the comforts of 

home.  

I have travelled the world and each time I travel, I always choose a STR versus a standard hotel. 

If you take this option away, I personally will travel less, and I am sure others will feel the same. 

Less tourists will visit our Island, as there will be less places to stay and definitely higher costs to 

do so. Hotels and cottages charge so much during our busiest season, STR are a great alternative. 
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I live in an area that has a number of Airbnb’s. I actually live beside a home that is used as an 

Airbnb during the summer months. We have never had an issue with any of the renters. Actually, 

tourists take better care of a home they have rented as they see pride of ownership, and respect 

the property more than a hotel room.  They tend to be less disruptive and more respectful of 

others. 

 I hope you read my email and really think about my comments when you are putting forth your 

changes.  Please allow the Airbnb’s to remain as they are.  I support any STR operator that is 

currently licensed under the provincial tourism act  and strongly  agree that they should be 

grandfathered in.  I take a firm stance on this matter. 

We need STR’s , and so do our communities.   

Vikki Woodhead 
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End of Comments 
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Charlottetown STR Survey – Who 
responded?

73%

8%

7%

2% 1%
2%

8%
Full Time Charlottetown Resident

Full Time Cornwall or Stratford Resident

Full Time Islander

Seasonal

Vacationer

Commercial

Non-Specified

Ownership vs Renter:
26% identified as Owners (of which 63% are 
FT)
24% identified as a Renter (of which 66% are 
FT)
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Have you ever advertised your 
dwelling/home as a short term rental?

11%

12%

76%

1% Yes

No, but considering
it

No, I don't plan on it

Didn't respond

Seasonal Residents (64%) and Commercial 
Respondents (54%) were most likely to respond Yes.

Renters (94%) were most likely to respond 
NO, I don’t plan on it.
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Do you support time limits on short term 
rentals?

55%
28%

17%
No (Annual)

Yes (Seasonal)

Did not respond

“Seasonal short term rentals means that 
renters have to move in order for tourists 
to have a convenient place to stay. It is 
detrimental to the health of our 
communities.”

“If owners normally rent to University 
and College students, the owner 
should be permitted to provide short-
term rentals when the unit is not 
occupied during the summer months.  
This would help students in that they 
wouldn't have to pay rent during the 
summer in order to secure a unit for 
the next school year.”
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Have you been impacted by STRs in your 
neighbourhood?

32%

66%

1%

Yes

No

No Response

If so, how?

0 100 200 300

Direct Impact

Indirect Impact (housing)

No Impact

Positive Impact

“We had to find new housing for my mother because her long-term rental apartment was sold and 
turned into an AirBnB. She did not have the funds to buy and no decent rentals were available - she 
is on the subsidized housing wait list but they said it would be years.”
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Do you feel there are benefits to short term rentals?

“A rental property, especially short-term, can be an important factor in acquiring, maintaining, and afford a 
first home for a young person…. As a first-time owner in a 150+ year old home, it has really been a great 
thing.”

437
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ADDITIONAL INCOME FOR OWNER(S)

IT HELPS OWNERS AFFORD TO LIVE IN THEIR HOMES

CONTRIBUTES TO THE OVERALL TAX-BASE

VIBRANT TOURISM INDUSTRY

JOB CREATION

ACCOMODATION OPTIONS FOR TOURISTS

OTHER BENEFITS

NO RESPONSE

NO BENEFITS
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Do you feel there are impacts from short term rentals?

“I have a short term rental next to me. Guests arrive late, make noise, don't know how to use garbage sorting, 
occasional parties on week nights.”
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IT MAY DRIVE UP LOCAL HOUSING/RENTAL PRICES

IT DECREASES THE HOUSING SUPPLY FOR LOCAL RENTERS

GUESTS CONTRIBUTE TO PARKING CONGESTION

THE CHARACTER OF NEIGHBOURHOODS IS THREATENED

GUESTS DON'T KNOW HOW TO DISPOSE OF GARBAGE/RECYCLING

GUESTS ARE NOISY

MAY INCREASE TRAFFIC IN THE NEIGHBOURHOOD

OTHER (PLEASE EXPLAIN)

NO RESPONSES AND NO COMMENTS

I DON'T HAVE CONCERNS
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What type of dwelling units are most appropriate for 
short term rentals?

“I dont think the dwelling type is the issue. The issue is the amount of dwellings shifting to Airbnb.”
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What can the City do to regulate short term rentals
and protect housing supply?

64%

23%

40%

29%

Apply the same regulations as
B&B/hotels

Limit short term rentals to
specified time periods

Limit short term rentals to single
detached dwellings

None of the above / Didn't
respond

“These homes should pay commercial tax rates and 
commercial insurance rates. They are operating a 
business.  What about room levy and paying applicable 
provincial [property] and federal [income/HST] taxes?”
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Overall Survey Comment Categories

157

247
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NO SUPPORT FOR SHORT TERM RENTALS

CONCERN FOR HOUSING SHORTAGE

CONCERN FOR NEIGHBOURHOOD DISRUPTIONS

SUPPORT OWNER-OCCUPIED SHORT TERM RENTALS

SUPPORT REGULATED/LICENSED/TAXED SHORT TERM RENTALS

SUPPORT SHORT TERM RENTALS

NO COMMENTS

“The problem is simple. Airbnb (according to its original spirit) is supposed to allow people to either (a) 
occasionally rent out their home for temporary periods when they are elsewhere or (b) rent out a room or 
space within their home, for short periods. What is happening is that people are taking advantage of the 
situation, buying up residential units (houses or apartments) and turning them into a lodging business….”
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Presenter
Presentation Notes
Approx. 471 respondents supported short-term rentals in some form (i.e. regulation) 



Thank you

Should you have questions or want to provide additional feedback please 
contact the Planning Department at planning@charlottetown.ca
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SHORT-TERM RENTAL MARKET OVERVIEW 
 
• On September 1, 2019 there were 635

short-term rentals active in housing
units in Charlottetown—an 18.5% year-
over-year increase.

• The 409 hosts operating active listings in
Charlottetown earned $8.5 million in
revenue 2019. The top Charlottetown host
earned more than $430,000 in 2019, while
median host revenue was $19,300.

• Current listings are concentrated in
the centre of Charlottetown, but
growth is faster in outlying areas.
Three in five listings are located in the Queen
Square and St. Avards wards, while Beach
Grove had the highest listing growth rate
(200%).

• Charlottetown’s STR market is
dominated by entire-home listings,
which make up 77% of active listings and
earned 89% of all host revenue in 2019.

• Family-suitable homes with two or more
bedrooms make up 73% of entire-
home listings in Charlottetown.

• Charlottetown has the most seasonal variation
of any Canadian STR market, with 70% of
reserved nights occurring between
May 1 and September 30.

• Just five percent of hosts earned over a third
(36%) of all revenue last year, and the most
successful ten percent of hosts
earned nearly half (47%) of all STR
revenue.  

HOUSING MARKET IMPACTS 

• STRs removed an average of 138
housing units from Charlottetown’s
long-term housing market in 2019, and
additional 55 units were active full-time during
the summer high season.

• STRs are responsible for 38% of all
rent increases in Charlottetown since
2017. The growth of STRs in Charlottetown
has cost the average Charlottetonian renter
$292 since 2017.

This report analyzes short-term rentals in the City of Charlottetown and 
models five regulatory scenarios. It provides a general market overview of 
STRs in Charlottetown, along with their spatial distribution and trends in 
their seasonal or long-term patterns. It measures the impacts of STRs on 
the Charlottetown housing market, particularly with respect to questions of 
housing availability and affordability. And it analyzes the sources of STR 
supply in Charlottetown, especially the division in the market between 
casual “home sharers” and dedicated “commercial operators”.

Executive summary
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• Charlottetown has the fifth lowest
vacancy rate (1.2%) of any Canadian
city, and our projections suggest it will remain

below 3% for the next three years. We estimate 
that, if there were no dedicated STRs, the city 
would currently have a 2.9% vacancy rate.  

HOME SHARERS AND COMMERCIAL OPERATORS 

• Commercial multilistings—listings
controlled by hosts with multiple listings—
account for just over half of active
listings (52%) and host revenue (55%)
in Charlottetown.

• We estimate that 54% of listings were
operated in their hosts’ principal
residences, but these listings were only
responsible for 41% of reserved nights during
the year.  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REGULATORY SCENARIO MODELLING 

• We evaluate five scenarios for regulating STRs
in Charlottetown, which range from banning
all non-principal-residence and apartment
listings to limiting non-principal-residence
listings to commercially and mixed-use zoned
neighbourhoods.

• The scenarios would permit between 48 and
61% of current listings to continue to operate
unimpeded, would return between 50% and
90% of lost housing units to the long-term
market, and would all significantly improve the
rental vacancy rate.

• To address a STR supply shortfall which might 
result from each of the scenarios, 219 to 306
new listings and 22.4 to 30.0 additional nights
booked per listing, would be required if the
City achieved 100% regulatory compliance.
The ranges fall to 104-144 listings and
11.5-15.6 nights for 50% compliance rate.

• We conclude that there is little risk of an
adverse tourism accommodation supply shock
occurring in the wake of stronger regulations
on STRs in Charlottetown, even under the
more restrictive scenarios being contemplated. 

HOST COMPLIANCE DATA ANALYSIS 

• The UPGo/AirDNA dataset used to perform
the analysis in this report has comparable
listing coverage to the Host Compliance
dataset which the City has access to.

• The Host Compliance data has sufficient
coverage to provide a reliable overview of the
STR market, and to track changes over time.

• Because the HC dataset lacks detailed activity
data, it cannot be used to conduct adequate
housing-market impact analysis.

• It should be feasible to monitor questions
relating to the supply of STRs and their
regulatory compliance in Charlottetown using
the HC data.  

Scenario

% of 

current 

listings still 

allowed

% of 2019 

reserved 

nights 

allowed

Units 

returned 

to market 

(% of total)

2020 estimated 

rental vacancy 

rate (compared 

to 0.6% baseline)

Minimal 

additional listings 

required (75% 

compliance rate)

Minimal additional 

nights booked 

required (75% 

compliance rate)

Scenario 1: Principal residence 

only, no apartments
47.6% 34.8% 125 (90%) 2.2% 224 22.8

Scenario 2: Principal residence 

only, apartments allowed
53.9% 39.8% 122 (88%) 2.1% 196 21.0

Scenario 3: Principal residence 

only, no apartments, but 

commercial zones allowed

52.4% 40.3% 87 (63%) 1.7% 200 20.5

Scenario 4: Principal residence, 

apartments allowed, and 

commercial zones allowed

57.3% 44.1% 86 (62%) 1.7% 179 19.1

Scenario 5: Principal residence, 

apartments allowed, commercial 

and DMUN zones allowed

60.9% 49.2% 69 (50%) 1.4% 160 17.1
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In December 2019, researchers from the Urban 
Politics and Governance research group (UPGo) 
at McGill University were commissioned by the 
Planning and Heritage Department of the City of 
Charlottetown to provide an empirical overview 
of the short-term rental (STR) market in 
Charlottetown, with a particular emphasis on 
three topics: 

1. A general market overview of the key facts
about STRs in Charlottetown, along with their
spatial distribution and trends in their
seasonal or long-term patterns.

2. The impacts of STRs on the Charlottetown
housing market, particularly with respect to
questions of housing availability and
affordability.

3. The sources of STR supply in Charlottetown,
especially the division in the market between
casual “home sharers” and dedicated
“commercial operators”.

UPGo was further asked to model the potential 
impacts of a series of different regulatory 
scenarios on the latter two topics; i.e., how would 
different STR regulations affect housing 
availability and affordability in Charlottetown, 
and how would they affect the supply of STRs in 
Charlottetown? Finally, we were asked to assess 
the reliability of data collected by the firm Host 
Compliance, and its potential utility in assessing 
STR market impacts and facilitating regulation 
monitoring and enforcement. What follows is the 
results of these tasks. 

Introduction
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DATA AND METHODOLOGY 

The analysis in this report is based on a 
combination of private and public data sources. 
The key sources are as follows: 

• Listing and activity data about Airbnb, 
HomeAway and VRBO short-term rental 
listings gathered by the consulting firm 
AirDNA. This data includes canonical 
information about every STR listing on the 
Airbnb or HomeAway platforms which was 
active in the City of Charlottetown between 1 
January 2016 and 31 December 2019. This 
includes information such as the listing type 
(entire home, private room, shared room or 
hotel room), the number of bedrooms, the 
advertised daily price, and the approximate 
location of the listing. All of this information is 
publicly available on the Airbnb or 
HomeAway websites, and was collected 
through frequent “web scrapes” by AirDNA. 
In addition to this canonical information, 
AirDNA provides estimates of daily listing 
activity: whether a given listing was reserved, 
available or blocked. AirDNA computes these 
estimates by monitoring the calendar 
availability of listings, and noting changes in 
status from available to unavailable, then 
using a machine-learning model to decide 
probabilistically whether a given status 
change represented a reservation or a host 
blocking dates off as unavailable. We use this 
data for our core analysis of the STR market, 
including our counts of active listings, our 
breakdown of different listing types, our 
estimates of STR-induced housing loss, and 
our estimates of listings which are commercial 
operations and which are located in hosts’ 
principal residences. 

• Additional data about Airbnb listings collected 
by McGill University researchers, including 
web scrapes of listings to verify activity and 
location. 

• Data on STR operators collected by the 
consulting firm Host Compliance on behalf of 
the City of Charlottetown. This data was used 
to validate the results of the primary analysis, 
and additionally to explore the feasibility of 
reproducing the analysis with the Host 
Compliance data alone. 

• Data about housing assessment, development 
and permits, provincial short-term rental 
registrations, and land-use zoning, from the 
City of Charlottetown. This data was used, first 
of all, to carry out regulatory scenario 
modelling, in particular for identifying the 
building type and applicable zoning for short-
term rental listings. Some of the scenarios 
envisage regulating STR listings located in 
apartment buildings differently from listings 
located in houses. We used the City of 
Charlottetown’s definition of an apartment as 
a housing unit located in a building with three 
or more units, and relied on a Bayesian 
statistical analysis method for probabilistically 
estimating the building type of listings in cases 
where the exact address is not known. We also 
use this data for housing market analysis, in 
particular for estimating the city’s future rental 
housing stock in light of existing trends and 
new housing starts and completions. 

• Statistics Canada data about the distribution of 
population and dwellings within Charlottetown 
from the Census, and Canada Mortgage and 
Housing Corporation (CMHC) data about the 
Charlottetown housing market, including unit 
numbers, rents, and the rental vacancy rate. 

In order to facilitate public understanding and 
scrutiny of our work, complete methodological 
details, along with the code necessary to 
reproduce this analysis, are freely available under 
an MIT license on the UPGo GitHub page at 
github.com/UPGo-McGill/charlottetown-analysis. 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ACTIVE DAILY LISTINGS AND ANNUAL REVENUE 

“Active daily listings” are those which were 
displayed on the Airbnb.ca, HomeAway.ca, or 
VRBO.ca website on a given day, regardless of 
their availability status (reserved, available, or 

blocked). It is the clearest and least ambiguous 
means of determining the overall size of the short-
term rental market in a location, particularly with 
respect to change over time. On September 1, 

Figure 1. Active daily STR listings in the Halifax Regional Municipality

1. Short-term rental market overview

There were 635 STR listings in Charlottetown housing units on September 1, 
2019—a 7.9% increase since the previous year. Charlottetown’s STR market 
is comparable to other cities in Atlantic Canada, relative to the city’s size. 
Most listings are located in the Queen Square and St. Avards wards, but 
growth is highest in outlying wards. Three quarters of listings are entire 
homes—and these listings earn 90% of all host revenue. Charlottetown has 
the most seasonal variation of any Canadian STR market, with 70% of 
reserved nights occurring between May 1 and September 30. More than one 
third of all revenue is earned by one in twenty hosts.
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2019 (near the peak of the summer season), there 
were 711 active listings in Charlottetown. 76 of 
these were hotels or other traditional 
accommodation providers using the Airbnb or 
HomeAway platform for bookings. In all the 
analysis that follows, we have excluded those 76 
listings and focused on the remaining 635 listings 
in housing units.  

STR listings located in housing units in 
Charlottetown earned $8.5 million in 2019. The 
number of active listings in Charlottetown increased 
7.9 % from the previous year, although the pattern 
of active listings shows considerable fluctuation 
throughout the year, with listing numbers at their 

lowest in February and rising steadily through 
August, after which point they decline again. (This 
seasonality pattern is discussed in more detail 
below). Figure 1 shows the growth rate of active 
daily listings in Charlottetown. 

Compared with other cities in Atlantic Canada, 
Charlottetown’s STR market is similar in scale 
relative to the area’s size. On a per-dwelling 
basis, Charlottetown has about the same number 
of active STR listings as Halifax and Moncton, and 
fewer than St. John’s or Lunenburg. Per-listing 
revenue in Charlottetown is approximately as high 
as the other most profitable markets in Atlantic 
Canada (Table 1). 

WHICH STR PLATFORMS ARE USED IN CHARLOTTETOWN? 

Of the 834 STR listings which were active in 
Charlottetown homes at any point in 2019, 678 
(81.3%) of them were listed exclusively on 
Airbnb, 86 (10.3%) were listed exclusively on 

HomeAway or VRBO, and 70 (8.4%) were listed 
on both Airbnb and one of the other platforms. 
Those 834 listings were operated by 409 
separate hosts.  

HOW MANY STR LISTINGS ARE REGISTERED WITH THE PROVINCE? 

Like other tourism proprietors, short-term rental 
operators on Prince Edward Island are obligated 
under the Tourism Industry Act to register their 
operations with the provincial government. Of 
the 834 STR listings in Charlottetown active at 

some point in 2019, we were only able to 
identify 265 which were registered. More than 
two thirds of listings (570) are not registered, 
and are therefore non-compliant with the 
Tourism Industry Act.  

City Active listings Listings per 1000 households Host revenue (2019) Revenue per listing

Charlottetown 635 12.1 $8.5 million $13,400

Halifax 2,483 13.2 $34.3 million $13,800

St. John’s 982 18.8 $10.3 million $10,500

Lunenburg 394 28.1 $5.4 million $13,700

Moncton 377 10.7 $3.7 million $9,800

Table 1. STR activity in the top five Atlantic Canada cities
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WHERE ARE STR LISTINGS LOCATED IN CHARLOTTETOWN? 

There are active STR listings in all 10 of 
Charlottetown’s wards, but the largest 
concentration by far is in the 500-lot area. Figure 
2 shows the distribution of active STRs expressed 
as a percentage of all housing units; the left panel 
aggregates this measurement by dissemination 
area—the smallest unit at which Statistics Canada 
disseminates Census results—and the right panel 
aggregates by ward. A majority (61.1%) of all 
active listings are located in the Queen Square 

and St. Avards wards, which together accounted 
for an even higher percentage (70.0%) of 2019 
host revenue (Table 2). Conversely, listing growth 
is highest in outlying wards which currently have 
low numbers of STR listings—in particular Beach 
Grove, Falconwood and Mount Edward. Beach 
Grove had the highest year-over-year growth rate 
in listings, at 200.0%, while St. Avards was the 
only ward which saw listings decline year-over-
year, with a loss of 0.8%.  

LISTING TYPE PREVALENCE 

STR listings can be entire homes, private rooms, 
shared rooms or hotel rooms. Most policy 
attention has focused on entire-home listings, 
under the theory that these listings are most likely 
to generate harmful negative externalities, 
including housing loss and neighbourhood 
nuisance. Table 3 provides the breakdown of 
listing types in Charlottetown on September 1, 

2019. (No hotel rooms are listed, because these 
are located in non-housing listings excluded from 
our analysis.) It demonstrates that Charlottetown’s 
STR market is dominated by entire-home listings, 
which make up more than three quarters (76.7%) 
of active listings and earned 89% (or $7.6 million) 
of all host revenue in 2019. These numbers are 
similar to those for other Canadian cities. 

Figure 2: Active STRs as a share of all dwelling units in Charlottetown, by ward (L) and dissemination area (R)
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LISTING SIZE 

Since a significant portion of STRs in Charlottetown 
are operated out of housing units which could 
otherwise be housing a long-term resident, the size 
of these units is an important factor in determining 
the impact of STRs on housing supply in the city. If 
most housing units listed as STRs are studios and 
one-bedroom apartments, the opportunity cost of 
not housing long-term residents in those units will 
be somewhat lower than if most of the units are 
family-sized. 

26.6% of entire-home STR listings in 
Charlottetown are studio (4.3%) and one-
bedroom (22.3%) units, while units with two 
bedrooms or three or more comprise 35.1% 
and 38.3% of the listings respectively (73.4% 
total).  

The Canada Mortgage and Housing 
Corporation considers units with two or more 
bedrooms to be family-suitable units. These 

Listing type Active listings Annual revenue % of all listings % of annual revenue Revenue per listing

Entire home/apt. 487 $7.6 million 76.7% 89.0% $15,000

Private room 144 $0.9 million 22.7% 10.9% $5,800

Shared room 4 $0.0 million 0.6% 0.1 $2,500

Table 3. Listing type prevalence in the City of Charlottetown

Neighbourhood Active listings Annual listing growth Annual revenue % reservations from May-Sep.

City of Charlottetown 635 7.9% $8.5 million 70.8%

Beach Grove 51 200.0% $354,000 73.8%

Belvedere 25 78.6% $323,000 63.9%

Brighton 56 75.0% $713,000 76.9%

Falconwood 19 171.4% $160,000 89.9%

Highfield 29 20.8% $319,000 67.9%

Mount Edward 23 91.7% $271,000 79.5%

Queen Square 149 34.2% $286,000 64.1%

Spring Park 24 60.0% $141,000 82.7%

St Avards 239 -0.8% $312,000 73.4%

Stonepark 19 72.7% $261,000 81.4%

Table 2. STR activity by ward in the City of Charlottetown
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larger units are proportionately under-
represented on STR platforms—they are 73.4% 
of entire-home listings, but 82.4% of total 
dwelling units in Charlottetown. However, they 

nevertheless represent a majority of the short-
term rental market in Charlottetown, and thus a 
potential threat to the supply of family-
appropriate housing in the municipality.  

SEASONALITY 

Short-term rentals exhibit some degree of 
seasonality in all Canadian markets, with a 
disproportionately large share of STR reservations 
occurring in the summer months. But Atlantic 
Canada in general, and Charlottetown in 
particular, exhibit very high levels of seasonality. 
Controlling for underlying growth trends, 70.8% of 
reserved nights and 75.3% of host revenue in 
Charlottetown occur between May 1 and 
September 30. This is the highest proportion of 

any of the top 40 urban markets in Canada 
(Figure 3). As summarized in the final column of 
Table 2, above, seasonality varies to some extent 
by ward, with Belvedere displaying the least 
seasonal variation (63.9% of reservations in May 
through September) and Falconwood the highest 
(89.9% of reservations in May through 
September), although the underlying volumes of 
activity are low enough that these differences are 
not highly significant. 

Figure 3: Percentage of growth-adjusted STR reservations occurring each month in Charlottetown (highlighted) 
and other major Canadian markets
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REVENUE DISTRIBUTION 

A crucial distinction for understanding the structure 
of an STR market is the distinction between casual 
STRs (“home-sharing”) and dedicated STRs 
(“commercial operations”). There are multiple ways 
to capture this distinction, and we examine it in 
more detail in subsequent pages, but one way is to 
examine the distribution of revenue among STR 
hosts. Is revenue widely distributed between many 
part-time hosts of single listings, or concentrated 
among a small number of commercial operators 
who control many full-time listings? 

Figure 4 shows the percentage of the total $8.5 
million in STR revenue last year which accrued to 
the top twenty percent, ten percent, five percent 
and one percent of Charlottetown hosts. More 
than one third (35.9%) of all revenue last year was 

earned by just one in twenty hosts, and the most 
successful ten percent of hosts earned nearly half 
(47.3%) of all STR revenue. As Table 5 shows, the 
median host revenue in Charlottetown last year 
was $19,300, while the top earning host earned 
almost $440,000. 

Figure 4. STR host revenue distribution in the City of Charlottetown

Host percentile Annual revenue

25th percentile $9,000

50th percentile (median) $19,300

75th percentile $34,000

100th percentile $439,700

Table 4. Charlottetown STR host earnings
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CHARLOTTETOWN HOUSING CONTEXT 

The Charlottetown housing market has been 
under considerable stress in the last several years. 
In 2018, the city had the lowest rental vacancy 
rate in the entire country (0.2%), and while the 
vacancy rate has increased somewhat in 2019, it 
remains in the bottom five nation-wide (1.2%), 
while rent increases have threatened 
Charlottetown’s status as one of the country’s 
most affordable cities. 

As of the 2016 census, Charlottetown had just 
under 17,200 dwellings. Extrapolating from 

housing completion data from CMHC, which 
shows that around 550 new units were completed 
between 2017 and 2019, the number of dwellings 
has increased since then by 3.2%, to 
approximately 17,750. Additionally, City 
permitting data shows that the City of 
Charlottetown saw 1,165 new housing unit starts 
between 2017 and 2019, with most of these starts 
occurring in 2018 and 2019 (see Table 5). This 
implies a relatively rapid increase in units over the 
next several years, as these approved projects are 
completed. 

A significant and growing share of housing in 
Charlottetown is rental housing. As of October 
2019, there were 4,918 “primary” rental housing 
units—apartments and townhouses—in the city of 
Charlottetown, which is nearly 30% of all units. 
Many Charlottetown families also live in 
“secondary” rental units, which include rented 
condominiums and secondary suites, but which 
are not tracked in CMHC’s annual data. The 
primary rental stock has been growing 
substantially faster than the rest of the city’s 
housing—it increased by 3.0% from 2018 and by 

2. Housing market impacts

Charlottetown’s rental market is one of the tightest in the country, with a 
1.2% rental vacancy rate. STRs took an average of 138 housing units off the 
rental market in 2019—a number which rose to 193 during the 
summertime. This is a 99% increase over the past two years, and 
approximately three times the vacant and available for rent units available 
during 2019. We estimate that STRs are responsible for more than a third of 
all rent increases in the city in the last three years—an average of $292 per 
renter. Taking into account a large amount of new housing construction, we 
expect the rental vacancy rate to rise to 2.0% by 2022, although we estimate 
the vacancy rate would be 4.1% in the absence of dedicated STRs.

Year Total units (starts) Rental units (starts)

2015 410 259

2016 282 190

2017 182 75

2018 150 75

2019 135 67

Total 1,159 666

Table 5. Charlottetown housing starts
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6.2% since 2014. Furthermore, three in five 
housing completions (61.6%) and housing starts 
(59.9%) between 2017 and 2019 were intended 
for the primary rental market, which implies a 
further shift in the Charlottetown housing market 
toward rental units.  

This expansion in rental housing comes in the face 
of extremely challenging circumstances for 
Charlottetown renters. In the last decade, 
Charlottetown’s rental vacancy rate peaked at 
7.9% in 2013, but then dropped steadily until 
2018. In October 2018, the city had the lowest 
rental vacancy rate in all of Canada, at 0.2%. 
Given the size of the city’s rental market, this 
means that there were close to zero apartments 
available for anyone in the city trying to find one. 
This is a clear sign that there was not enough 
rental housing available to meet the demand 
coming from existing residents and newcomers to 
the Island. The vacancy rate has since increased to 

1.2% in October 2019—a sharp increase in a 
single year, but still far below the 3% vacancy rate 
which is considered an absolute minimum for a 
healthy rental market. Charlottetown currently has 
the fifth lowest vacancy rate of any Canadian city, 
after Victoria (1.0%), Halifax (1.0%), Vancouver 
(1.1%), and Abbotsford (1.1%). There are 11 total 
cities with vacancy rates under 2%, out of the 37 
cities (those with populations over 10,000) 
surveyed.  

Thanks to these tight rental market conditions, rents 
in Charlottetown have increased substantially in the 
last several years. The average monthly rent across 
all apartment types increased 1.8% from October 
2018 to October 2019, from $885 to $901. 
Furthermore, rents have increased 13.6% since 
2014, when the average rent was $793. The 
average rent for a two-bedroom apartment is now 
$937, an increase of 2.9% from 2018. However, in 
comparative terms Charlottetown remains relatively 
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affordable; in 2019, Charlottetown had the 9th 
lowest average rent (for a two-bedroom apartment) 
of all 37 Canadian cities with populations over 
10,000. All cities with lower rents were in Quebec 
and New Brunswick. Trois-Rivières had the lowest 
average rent, at $625, while Vancouver had the 
highest, at $1,748. Additionally, the average two-

bedroom rent rose slower than the national 
average rate, which was 3.9% between 2018 and 
2019. Of the 37 cities included in CMHC’s dataset, 
11 had smaller rates of rent increases, while 25 
had higher rates of increase; Windsor, Sudbury, 
and the Ontario side of Ottawa-Gatineau all saw 
rents rise about 8% in 2019. 

STR-INDUCED HOUSING LOSS 

One of the most important considerations when 
gauging the impacts of STRs on a city is the extent 
to which STRs are removing long-term housing 
from the market. This process can occur either 
directly, where tenants are evicted or not replaced 
at the end of a lease, or indirectly by absorbing 
new construction or existing investment properties 
which otherwise would have gone onto the long-
term market. To obtain a precise number of such 
cases of housing loss, STR hosts would need to be 
individually surveyed, which is infeasible because 
hosts are anonymous on the Airbnb and 
HomeAway platforms. The Host Compliance data, 
while providing identifiable host information for 
almost half of its listings, does not identify the 
hosts of every property. 

One reasonable proxy for STR listings which 
represent long-term housing loss is commercial 
operations which are not operated out of a host’s 
principal residence. These are discussed in more 
detail in the next section. Another method, 
arguably simpler, is to identify listings which are 
highly available throughout the year and which 
receive many bookings. Along these lines, we 
define frequently rented entire-home (FREH) 
listings as entire-home listings which were 
available on Airbnb or HomeAway a majority of 
the year (at least 183 nights) and were booked a 
minimum of 90 nights. Except in rare cases of 
residents who travel most of the year, it would be 
very difficult for someone to rent their home as an 
STR for the majority of the year and still actually 
live there. On September 1st, 2019 there were 

111 FREH listings in Charlottetown. These listings 
are what the advocacy group Fairbnb has called 
“ghost hotels”—entire homes converted to 
dedicated STR operations. Each of these dwelling 
units could be housing Charlottetown residents, 
but instead, are serving as de facto hotels. 

These 111 FREH listings are a good starting point 
for estimating housing loss caused by conversions 
to STR. However, it is also possible that private-
room listings are contributing to housing loss, as a 
full-time private-room STR might have otherwise 
been offered to a roommate on a long-term lease. 
Additionally, it is also possible that entire housing 
units have been subdivided into multiple private-
room listings. We call these “ghost hostels”, in 
analogy to the ghost hotels discussed above. We 
detect ghost hostels by finding clusters of three or 
more private-room listings operated by a single 
host, whose reported locations are close enough 
to each other that they could have originated in 
the same actual housing unit. (Airbnb and 
HomeAway obfuscate listing locations by shifting 
them randomly up to 200 m.) In addition to the 
111 FREH listings, we identified a further 24 
housing units which had been converted into 
ghost hostels on September 1st, 2019. 

On September 1st, 2019, we believe there were 
135 housing units in Charlottetown which were 
being used as dedicated short-term rentals and 
therefore not being offered on the long-term rental 
market. 111 of these were frequently rented entire-
home listings, and 24 were clusters of private-room 
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listings operating out of the same housing unit. The 
equivalent figure one year ago (September 1, 
2018) was 124, which means that there has been 
an 8.9% increase in STR-induced housing loss in 
Charlottetown between those dates— more than 
the growth in total active listings in Charlottetown 
from 2018 to 2019 (7.8%). Taking into account 
seasonal fluctuations and underlying growth, the 
average number of housing units which we believe 
were converted to full-time STRs in Charlottetown 
was 55 in 2017, 125 in 2018, and 138 in 2019. 
At most point in the last three years, STR listings 
contributing to housing loss have grown faster than 
the STR market as a whole. 

Because Charlottetown’s STR market is highly 
seasonal, it may also be the case that there are 
STR listings which are operated full time during 

the summer months but not throughout the rest 
of the year. Some of these units might be 8- or 9-
month student housing and then become 
converted to full-time STR in May or June, some 
of these units might be dedicated STRs which are 
simply taken off the market during the slow non-
summer season, and some of these units might 
be the principal residence of a person or family 
who spend summers outside of Charlottetown. In 
most cases, however, units operating full time 
throughout the summer imply a reduction in 
available housing for long-term residents during 
that time. We therefore identify listings which are 
highly available and reserved in the summer 
months (defined here as May through September, 
which is when the bulk of Charlottetown’s STR 
activity occurs), but are not otherwise counted as 
FREH listings. These units were available or 
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reserved for 120 nights or more in the May-
September period, and were reserved at least 60 
nights during this time. An additional 55 units 
were identified in 2019 as being seasonally 
active full time, and in 2018 and 2017 there 
were 50 and 42 respectively. This brings the total 
average summertime housing loss numbers to 97 
in 2017, 175 in 208, and 193 units in 2019 
(Figure 5). 

To contextualize these figures, we note that in 
2019 there were approximately 60 vacant rental 
units available for rent in Charlottetown at any 
given time. During the non-summer months of 
2019, there were on average twice this number of 
full-time STRs which otherwise could be on the 
long-term rental market, while in the summertime 
this figure increased to three times the number of 
vacant rental units serving as dedicated STRs. 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Figure 5: Housing units converted to dedicated STRs in the City of Charlottetown
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RENT INCREASES 

The growth of STRs in Charlottetown has effectively 
shrunk the size of the local rental market, by 
converting housing units which otherwise could 
house residents into tourist accommodations. And 
by offering a new revenue stream to homeowners 
and potentially some tenants who are willing to 
become part-time home sharers, STRs have 
increased the economic value of residential 
properties. Both phenomena would be expected to 
increase housing costs, since there is less available 
housing stock, and since the economic potential of 
the existing stock is increased. 

No empirical research exists in a Canadian context 
to evaluate the impact of STR growth on housing 
prices or rents, but a US study  answered these 1

questions through an examination of every US 
Airbnb listing between 2012 and 2016. This study 
found that a 1% growth in STR listings in a location 
predicts a 0.018% increase in monthly rents and a 
0.026% increase in house prices. While these 
numbers appear small, they are being multiplied by 
STR listing growth rates which have been quite 

high, so the authors find that the growth of Airbnb 
is responsible for one fifth of all rent growth and 
one seventh of housing price growth in the United 
States during the study period. 

Relying on the fact that this model was developed 
taking into account an extremely wide range of 
locations, we can apply the average values of their 
model to the Charlottetown housing market to 
obtain a rough estimate of the impact which STR 
growth in Charlottetown has had on residential 
rents. Doing so suggests that, over the 2017-2019 
period, STRs have been responsible for a 2.8% 
increase in average monthly rents in the city. Since 
rents have risen 7.5% in Charlottetown in this time 
period, this implies that more than a third (37.7%) 
of all rent increases over the last three years have 
been caused by the growth of STRs. Put differently, 
the growth of STRs has cost the average 
Charlottetonian renter $292 since 2017. To be 
clear, this estimate comes with a high level of 
uncertainty, since it applies average parameters 
from a model developed in the United States. 

CHARLOTTETOWN HOUSING MARKET TRAJECTORY 

After five years of tightening, Charlottetown’s rental 
housing market experienced a reversal in 2019, as 
the vacancy rate increased from 0.2% to 1.2%. This 
increase is attributable in large part to the city’s 
rapid rate of rental housing completions since 
2018. This raises the question of whether 
Charlottetown’s recently positive rental market 
trajectory should be expected to continue, and to 
what extent the short-term rental market will interact 
with the overall housing market trajectory. 

Relying on governmental data alongside our own 
STR data, we project three years of the 

Charlottetown rental market, using housing supply 
and demand to estimate the rental vacancy rate 
both in the presence and absence of regulations 
of STRs. We make the following assumptions: 

• Rental housing demand growth remains 
constant. The last several years has seen 
occupied rental units grow by approximately 2% 
per year, and we assume this trend continues. 

• Supply growth follows existing trends, taking 
into account housing market starts and 
CMHC’s supply growth projections. 

 Barron, Kyle and Kung, Edward and Proserpio, Davide, The Effect of Home-Sharing on House Prices and Rents: Evidence from Airbnb (January 1

22, 2020). Available at SSRN: https://ssrn.com/abstract=3006832 or http://dx.doi.org/10.2139/ssrn.3006832
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• STR market growth continues along its current
trajectory. The number of units converted to
dedicated STRs grew approximately 10%
between 2018 and 2019, and we assume
that, in the absence of any regulatory
intervention, this growth will continue.

• Dedicated STR units which were to be returned
to the long-term housing market would enter
the rental market at the same rate as new
construction. Three in five new housing unit
completions in Charlottetown is a rental unit,
and we assume likewise that three in five
dedicated STRs converted back to long-term
housing would become long-term rentals.

Our projections can be found in Figure 6 and 
Table 6. We expect that the 2019 loosening of the 
rental market in Charlottetown will be partially 
reversed in 2020. A major cause of the loosening 
was the arrival of approximately 150 new rental 
units on the market in 2019, and we expect to see 
a smaller supply expansion next year (100 units), 
alongside a further expansion of dedicated STRs 
(15 units). After 2020 we expect to see a 

resumption of the loosening of the rental market, 
as the 2017-2019 boom in rental housing starts 
comes on to the market. We estimate that, if there 
were no dedicated STRs operating in 
Charlottetown, the city would currently be on the 
threshold of the 3% rental vacancy rate generally 
considered the minimum for a healthy rental 
market. Our projections suggest that, in the 
context of current rates of supply and demand 
growth, and continued expansion of dedicated 
STRs, the rental vacancy rate will instead remain 
well below 3% for the foreseeable future.  

Year Rental vacancy rate
Rental vacancy rate 

with no dedicated STRs

2017 1.0% 1.7%

2018 0.2% 1.8%

2019 1.2% 2.9%

2020 0.6% (projected) 2.3%

2021 1.1% (projected) 3.1%

2022 2.0% (projected) 4.1%

Table 6: Actual and projected rental vacancy rates

Figure 6: Actual and projected rental vacancy rates in the City of Charlottetown
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MULTILISTINGS AND PRINCIPAL RESIDENCES 

An important distinction for understanding the 
structure of an STR market is the distinction 
between casual STRs (“home sharing”) and 
dedicated STRs (“commercial operations”). We 
previously examined revenue distribution among 
STR hosts as one way to identify commercial 
operators, but a more direct method is to find 
hosts who operate multiple listings. To take the 
simplest case, by definition a host with two or 
more entire-home listings cannot be operating 
both listings out of their principal residence.  

We therefore define a “multilisting” as any listing 
operated by a host who is simultaneously 
operating other listings in such a manner that the 
listings cannot all be located at the host’s principal 
residence. If a host has two or more entire-home 
listings active on the same day, those are 
multilistings. We likewise identify private-room 
multilistings in cases where a host has three or 
more private-room listings operating on the same 
day. Since 87% of entire-home listings have three 
or fewer bedrooms, there will be extremely few 

cases where a host operating three private-room 
STR listings in a dwelling unit has not converted 
that unit into a dedicated STR operation.  

On September 1, 2019, 51.6% of active listings in 
Charlottetown were multilistings, and these listings 
earned 54.6% of total host revenue. Figure 7 
demonstrates that half of both active listings and 
host revenue in Charlottetown belonged to 
multilistings in 2019, and that both of these 
proportions have increased since 2017. These 
figures should be taken as absolute minimums, 
since many commercial operators split their listings 
across several Airbnb or HomeAway accounts, and 
their listings would therefore be erroneously 
counted as non-commercial. Moreover, many STR 
commercial operators only operate a single listing, 
but operate it on a full-time basis. A house owner 
with a secondary suite, or the owner of an 
investment condo who operates an STR in it, are 
clearly commercial operators running listings which 
are not their principal residences, but they would 
not be counted by this method. 

HOW MANY STR LISTINGS ARE OPERATED OUT OF A PRINCIPAL RESIDENCE? 

We additionally calculated a principal residence 
field in order to identify those listings which are or 
are not operated in their hosts’ principal 
residence, and therefore, may not be caught with 

the multilisting distinction described above. 
Principal residence status is estimated based on 
listing type, as well as how frequently the listing is 
rented and if it also a multilisting or not. Entire-

3. Home sharers and commercial operators

Approximately half of Charlottetown STR listings are “multilistings”, which 
means they are operated by hosts who operate two or more entire-home 
listings or three or more private-room listings. We estimate that 46% of 
listings are not being operated out of their hosts’ principal residences, and 
that these commercial operations were responsible for 60% of STR nights 
reserved in 2019.
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home multilistings will, with one important 
exception, by definition violate the principal 
residence requirement, since a person cannot 
claim multiple homes as their principal residence. 
Of the 635 STR listings active on September 1, 
2019, there were 261 entire-home multilistings. 
However, it is possible that a host rents out their 
own principal residence occasionally while also 
operating additional entire-home listings, so we 
conservatively assume that the least frequently 
rented entire-home multilisting is in fact the host’s 
principal residence. We then add the FREH listings 
which were not already included in the list of 
multilistings and the private-room listings located 

in ghost hostels. In total, of the 635 active STR 
listings on September 1, 2019, 342 (53.9%) 
listings were likely operated in their hosts’ 
principal residences. This means that just under 
half (46.1%) of listings active on that date were 
operated out of non-principal residences. The 
revenue earned from those listings in 2019 
totalled $5.1 million—60% of total host revenue. 
Figure 8 shows the location of STR listings in 
Charlottetown by principal residence status. It 
demonstrates that principal residence STRs tend to 
be located throughout the city, while non-
principal-residence listings are more heavily 
concentrated in and around the 500 Lot Area. 

Figure 7. The percentage of total listings and revenue accounted for by multilistings in Charlottetown
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HOW MANY NIGHTS ARE BOOKED IN PRINCIPAL RESIDENCE LISTINGS? 

While we believe that most active STR listings in 
Charlottetown are being run in the host’s principal 
residence, commercial operations are, by their 
nature, likely to be booked more frequently. In 
fact, while principal residence listings were 59.6% 
of all the listings active at any point during 2019, 
they only were responsible for 40.9% of reserved 
nights during the year. These numbers have 
declined considerably since 2017, when principal-

residence listings were 66.4% of all active listings 
and were responsible for 49.6% of bookings. 

This trend indicates that not only has 
Charlottetown’s STR market become increasingly 
dominated by commercial operators over time, 
but also that there is recent historical precedent for 
the market hosting proportionately more home 
sharers than is currently the case. 

Principal residence FALSE TRUE

Figure 8. The location of Charlottetown STRs by principal residence status
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OVERVIEW OF SCENARIOS 

To aid in the development of empirically 
informed policy development, we now model 
the impacts of five different scenarios for 
regulating STRs in Charlottetown. These 
scenarios combine different approaches to 
allowing or restricting STRs based on whether 
they are operated in a host’s principal 
residence, based on the building type (house or 
apartment), and based on the land-use zone 
where the listing is located. The five scenarios 
are:  

1. Permitting STRs in any principal residence
except apartments, with no allowance for
commercial STRs.

2. Permitting STRs in any principal residence
including apartments, with no allowance for
commercial STRs.

3. Permitting STRs in any principal residence
except apartments, and only allowing
commercial STRs in zones that permit a hotel
or hostel.

4. Permitting STRs in any principal residence
including apartments, and only allowing

commercial STR in zones that permit a hotel or 
hostel. 

5. Permitting STRs in any principal residence
including apartments, and only allowing
commercial STR in zones that permit a hotel or
hostel, as well as the Downtown Mixed Use
Neighbourhood (DMUN) Zone.

These scenarios generally range from more 
restrictive (Scenario 1) to less restrictive (Scenario 
5), and each imply different impacts on STR supply 
and the Charlottetown housing market. The 
spatial impact of the scenarios, with the location 
of active STR listings shown for reference, is 
indicated in Figure 9. 

Before evaluating the possible future impacts of 
the five scenarios, we begin by specifying how they 
would affect currently active STR listings. Table 7 
shows the percentage of active listings on 
September 1, 2019 which would continue to be 
permitted in each scenario, as well as the 
percentage of all nights reserved in 2019 which 
occurred in listings permitted in the scenario.  

4. Regulatory scenario modelling

We evaluate five scenarios for regulating STRs in Charlottetown, which 
range from banning all non-principal-residence and apartment listings to 
limiting non-principal-residence listings to commercially and mixed-use 
zoned neighbourhoods. The scenarios would permit between 48 and 61% of 
current listings to continue to operate unimpeded, would return between 
50% and 90% of lost housing units to the long-term market, and would all 
significantly improve the rental vacancy rate. To address the possible STR 
supply shortfall which would result from each of the scenarios, 219 to 306 
new listings and 22.4 to 30.0 additional nights booked per listing, would be 
required if the City achieved 100% regulatory compliance. Those ranges fall 
to 104-144 listings and 11.5-15.6 nights for a compliance rate of 50%.
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Scenario 1 Scenario 2 Scenario 3

Scenario 4 Scenario 5

STRs allowed

Principal residence only, 
no apartments

Principal residence only, 
apartments allowed

Commercial operations allowed

Figure 9. STRs allowed in Charlottetown under five regulatory scenarios

Scenario
% of current active listings which would still 

be allowed

% of 2019 reserved nights which would have 

been allowed

Scenario 1: Principal residence only, no 

apartments
47.6% 34.8%

Scenario 2: Principal residence only, 

apartments allowed
53.9% 39.8%

Scenario 3: Principal residence only, no 

apartments, but commercial zones 

allowed
52.4% 40.3%

Scenario 4: Principal residence, 

apartments allowed, and commercial 

zones allowed
57.3% 44.1%

Scenario 5: Principal residence, 

apartments allowed, commercial and 

DMUN zones allowed
60.9% 49.2%

Table 7. Percentage of existing listings and booking which would be permitted under five regulatory scenarios

Attachment M



25

The regulatory scenarios produce a range of 
outcomes with respect to how much of the current 
STR market would be allowed to continue to 
operate. However, all scenarios imply fairly large 
portions of current STRs being disallowed—
between 39.1% and 52.4% of listings, which 
accounted for between 50.8% and 63.2% of 
nights booked in 2019. Scenario 5, which permits 
commercial operations in the widest area of the 
city and allows STRs in apartment buildings, would 
allow for the highest percentage of listings to 
continue to be permitted (60.9%, or 387 of the 
active listings on September 1), while Scenario 1, 
which prohibits all commercial operations and 
additionally prohibits listings in apartment 
buildings, would permit the fewest (47.6%, or 302 
of the active listings on September 1).  

One reason the scenarios all produce fairly 
similar results in terms of their impacts on the 

current STR market is that relatively few listings 
currently operate in zones which would allow 
commercial operations in some of the scenarios 
(see Figure 9, above). Even though the density of 
non-principal-residence listings is higher in 
commercially zoned areas than in other areas of 
the same wards (see Figure 10 below, for more 
analysis), these zones are relatively 
circumscribed, and so a majority of existing 
listing operate in zones which would allow STRs 
only in principal residences (apartments or no 
apartments). Therefore, allowing commercial STR 
operations in commercial zones would have a 
noticeable but not major impact on existing STRs. 
As we explore below, however, allowing 
commercial operations in parts of the city with 
currently low numbers of STRs would have more 
significant impacts on how the STR market would 
evolve in the future under different regulatory 
scenarios.  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HOUSING MARKET IMPACTS 

We estimated above that in 2019 an average of 
138 housing units were serving as dedicated STRs 
and thus had been removed from the long-term 
housing market. Each of the five regulatory 
scenarios would have an impact on those units, 
since each is a commercial operation which would 
only be permitted in specific locations under 
specific scenarios.  

Under scenarios 1 and 2, no commercial 
operators would be permitted in Charlottetown, so 
the entire remaining STR market would be served 
by home sharers offering listings in their principal 
residence. Below we model how the supply of 
short-term rentals could be expected to change 
under such circumstances. However, under 
scenarios 3 through 5, commercial operations 

Beach Grove Belvedere Brighton Falconwood Highfield

Mount Edward Queen Square Spring Park St Avards Stonepark

0.00% 0.50% 1.00% 1.50% 2.00%
STR housing loss

Figure 10. The percentage of units in residential and commercial zones converted to dedicated STRs
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would be permitted in specific parts of the city 
which are zoned to allow hotels and hostels (all 
three scenarios) or which are part of the 
Downtown Mixed Use Neighbourhood zone 
(scenario 5). Under these scenarios, we expect a 
proportion of commercial STR operations 
previously operating in areas where they would 
now be prohibited to relocate to the allowed 
areas. (In some cases existing proprietors might 
purchase or rent new units to replace their old 
ones, and in other cases new proprietors would 
enter the market to meet the new demand.) Figure 
10 shows the percentage of housing which has 
been converted to dedicated STRs in the 
commercially zoned and non-commercially zoned 
areas of each ward. In each case, commercially 
zoned areas have higher rates of conversion to 
dedicated STRs. (Totals for each ward are 
summarized in Table 8.) This figure includes the 
DMUN zone, corresponding to scenario 5, but the 
results are the same under the slightly more 
restrictive conditions of scenario 3. 

Ward

Dedicated STRs as % 

of housing in 

residential zones

Dedicated STRs as % of 

housing in commercial 

and DMUN zones

Beach Grove 0.1% 1.0%

Belvedere 0.1% 0.7%

Brighton 0.1% 3.7%

Falconwood 0.1% 3.0%

Highfield 0.1% 0.6%

Mount Edward 0.1% 2.4%

Queen Square 0.1% 0.2%

Spring Park 0.1% 0.2%

St Avards 0.1% 0.3%

Stonepark 0.1% 0.1%

Table 8. The percentage of units in residential and 
commercial zones converted to dedicated STRs
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For the purposes of assessing housing market 
impact, we here make the assumption that 
commercial operations would relocate from the 
prohibited to the allowed portions of each ward, 
until the commercially zoned areas of each ward 
eventually host 50% more commercial operations 
than they currently do, in per-dwelling terms. In 
effect, we assume that there exists additional 
capacity for dedicated STRs in commercially zoned 
areas, and that prohibiting dedicated STRs 
elsewhere in the city would incentivize the 
activation of this capacity. (We apply the same 
calculations to the intensive summer listings which 
are operated through the summer high season but 
not otherwise year round.) 

Incorporating this assumption, our analysis finds 
that the different regulatory scenarios could be 
expected to return between 50 and 90 percent of 
dedicated STRs to the long-term housing market. 
Scenario 1 would return the highest percentage of 
rental units converted to STRs in 2019 back to the 
housing market (90.3% or 125 units), followed by 
Scenarios 2 (88.4% or 122 units), 3 (63.0% or 87 
units), and 4 (62.3% or 86 units). Scenario 5 
would return the lowest percentage (50.0% or 69 
units) dedicated to STR in 2019 back to the 

market. Because private-room ghost hostels are 
by definition commercial operations, they would 
only be allowed to operate in the appropriate 
zones under scenarios 3, 4 ,and 5 (12, 12, and 
13 respectively). An additional 55 units were 
identified as operating as seasonal full-time STRs 
between May 1 and September 30. Under the five 
scenarios, the number of those seasonal full-time 
units that would return to the long-term market 
ranges from 17 units (30.9%) under Scenario 5 to 
39 units (70.9%) under Scenario 1 (Table 9).  

Although scenarios 1 and 2 prohibit all 
commercial operations, our analysis shows small 
percentages of dedicated STRs continuing to 
operate under these scenarios. This reflects the 
fact that our estimates are based on the long-term 
trajectory of listings on the market, which in some 
cases are being rented casually for a stretch of 
months and then switch to full time for another 
stretch of months. The 9.7% of dedicated STRs that 
we estimate would remain on the market even 
under scenario 1, where all commercial 
operations are prohibited, thus recognizes the fact 
that individual listings will in some cases exhibit 
activity patterns that strongly resemble dedicated 
STRs (and thus remove housing from the long-

Scenario
Housing units returned to the long-term 

market (% of total)

Summer units returned to the long-term 

market (% of total)

Scenario 1: Principal residence only, no 

apartments
125 (90.3%) 39 (70.9%)

Scenario 2: Principal residence only, 

apartments allowed
122 (88.4%) 36 (65.5%)

Scenario 3: Principal residence only, no 

apartments, but commercial zones 

allowed
87 (63.0%) 30 (54.5%)

Scenario 4: Principal residence, 

apartments allowed, and commercial 

zones allowed
86 (62.3%) 28 (50.9%)

Scenario 5: Principal residence, 

apartments allowed, commercial and 

DMUN ones allowed
69 (50.0%) 17 (30.9%)

Table 9. Housing units returned to the long-term market under five regulatory scenarios
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term market) even when they are being operated 
by the legal principal resident. 

In Section 2, we presented two projections for the 
rental vacancy rate in Charlottetown—one under 
business as usual, and one where all dedicated 
STRs were removed from the market. We now 
supplement that table by estimating the trajectory 
of the rental vacancy rate under the five regulatory 
scenarios (Figure 11 and Table 10). As with the 

vacancy rate estimations above, these numbers 
reflect a high level of uncertainty about the 
underlying trends (e.g. the local economy could 
go into recession, or international immigration 
could experience a renewed boom), and thus 
should be treated as points of comparison to 
evaluate the relative impacts of the different 
scenarios, as opposed to definitive statements of 
how Charlottetown’s housing market will evolve 
over the next several years.  

Year
Rental vacancy 

rate (baseline)
Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5

2017 1.0% - - - - -

2018 0.2% - - - - -

2019 1.2% - - - - -

2020 0.6% (projected) 2.2% 2.1% 1.7% 1.7% 1.4%

2021 1.1% (projected) 2.9% 2.8% 2.4% 2.3% 2.1%

2022 2.0% (projected) 3.9% 3.8% 3.3% 3.3% 3.0%

Table 10: Actual and projected rental vacancy rates under five regulatory scenarios

Figure 11: Actual and projected rental vacancy rates under five regulatory scenarios

0.0%

1.0%

2.0%

3.0%

4.0%

2017 2018 2019 2020 2021 2022

Vacancy rate

Vacancy rate (projected)

Scenario 1

Scenario 2

Scenario 3

Scenario 4

Scenario 5

Attachment M



30

STR SUPPLY IMPACTS 

Each of the five regulatory scenarios we are 
exploring implies the removal of a substantial 
number of existing STR listings, because they are 
non-principal-residence operations, because they 
are located in an apartment building, or because 
they are not in a commercially zoned area of the 
city. It is important to explore, therefore, the extent 
to which the remaining portions of the market 
would be able to meet tourism demand if non-
conforming listings were taken offline. 

To begin with, we can estimate the potential 
shortfall in supply which would result from a large 
number of listings being removed from the 
market. In 2019 there were 56,700 nights 
reserved on STR platforms in Charlottetown 
housing units, split between the 834 listings which 
were active at some point in the year. If each of 
the five regulatory scenarios had been active 
through 2019, a portion of those listings would 
not have been permitted to operate, and therefore 
a portion of reserved nights would not have been 
able to occur. The precise numbers are 36,400 
(scenario 1), 33,500 (scenario 2), 33,500 
(scenario 3), 31,200 (scenario 4), and 28,400 
(scenario 5). These figures are expected shortfalls 
in STR reservation nights, assuming that no 
changes in the activity of remaining listings occur, 
and that new STR listings are established to take 

advantage of the decrease in supply. Both of these 
assumptions are of course highly unrealistic, but 
point to two possible ways that the STR supply 
shortfall would be addressed. 

For remaining hosts to make up the shortfall with 
no new hosts being added, the remaining listings 
would each need to increase their annual nights 
booked. The number of average nights booked in 
2019 among listings which remain legal under the 
five scenarios varies between 46.2 (scenario 1) and 
52.1 (scenario 5). Taking into account the total 
2019 shortfall, existing hosts would each need to 
add between 52.4 (scenario 5) and 83.2 (scenario 
1) additional booking nights on average. 

The fact that remaining listings would need to at 
least double their annual nights booked to make 
up the potential shortfall in STR supply indicates 
that, on its own, this is not a plausible route to 
the shortfall being addressed. Most obviously, if 
existing listings increase their average annual 
nights booked to over 120 nights, they would 
reach a status of full-time activity that would be 
inconsistent with their being operated by a 
principal resident. Another possibility is that new 
listings will be created to make up the shortfall. If 
new listings were added at the same average 
number of nights booked per listings as the 

Scenario
Annual shortfall 

of reserved nights

Remaining 

listings

Avg. nights 

booked per listing

Avg. increase in nights booked 

required to fill shortfall (% increase)

New listings required to fill 

shortfall (% increase)

Scenario 1 36,400 438 46.2 83.2 (180.1%) 788 (180.1%)

Scenario 2 33,500 497 46.6 67.4 (144.6%) 719 (144.6%)

Scenario 3 33,500 469 49.4 71.4 (144.5%) 678 (144.5%)

Scenario 4 31,200 519 49.1 60.1 (122.4%) 635 (122.4%)

Scenario 5 28,400 542 52.1 52.4 (100.6%) 545 (100.6%)

Table 11: Actual and projected rental vacancy rates under five regulatory scenarios
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remaining listings under each scenario, between 
545 (scenario 5) and 788 (scenario 1) new 
listings would be required to address the supply 
shortfall. These possibilities are summarized in 
Table 11. 

In practice, the numbers of either additional 
booked nights or additional new listings are 
relatively implausible on their own in most 
scenarios; a more likely outcome is that the 
supply shortfall is addressed through a 
combination of the two mechanisms. 
Additionally, the modelling we have done 
assumes a 100% regulatory compliance rate, 
which is highly unlikely. The City of Vancouver’s 
STR registration system, which is highly resourced 
and has been a local political priority, has a 
compliance rate of approximately 75%. 
Registration schemes with minimal attempts at 
strict enforcement, such as the system put in 

place by the Province of Québec in 2015, have 
seen compliance rates in the single digits. 
If Charlottetown achieves a similar rate, the 
number of new listings or additional nights 
booked to address a supply shortfall would shrink 
substantially. Figure 12 shows the different 
combinations of additional listings, changes to 
average nights booked, and regulatory 
compliance which would address the supply 
shortfall under all scenarios. For each scenario, 
the shaded region represents combinations of 
additional listings and additional nights booked 
which would address a potential STR supply 
shortfall at regulatory compliance rates between 
50% and 100%. The figure demonstrates that in 
each scenario there are modest combinations of 
additional listings and additional nights booked 
which would address the supply shortfall, 
particularly if the regulatory compliance rate is 
assumed to be less than 100%. For example, at a 

Figure 12: Additional listings or nights booked needed to make up STR supply shortfall under five scenarios. 
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75% compliance rate, under all scenarios the 
supply shortfall could be met with roughly 200 
new listings and between 10 and 25 additional 
average nights booked.  

Table 12 provides the combination which minimizes 
both additional nights and additional listings at 
50%, 75% and 100% compliance rates for each 
scenario. In other words, assuming 100% 
compliance with scenario 1 (where all commercial 
operations are successfully banned—the strictest 
conditions we modelled), 306 additional listings 
and 30 additional average nights booked would 
together make up the supply shortfall which would 
otherwise result from that scenario being enacted. 
Likewise, assuming 50% compliance with scenario 

5 (where commercial operations are permitted in 
many parts of the city and many non-permitted 
operations manage to stay in operation—the laxest 
conditions we modelled), 104 additional listings 
and 11.5 additional average nights booked would 
together make up the supply shortfall. 

Such increases are not dramatically out of line 
with underlying STR growth trends in 
Charlottetown, particularly in the 2017-2018 
high-growth period. The results of this scenario 
modelling thus demonstrate that there is relatively 
little risk of an adverse tourism accommodation 
supply shock occurring in the wake of stronger 
regulations on STRs in Charlottetown, even under 
the more restrictive scenarios being contemplated.  

100 % compliance rate 75% compliance rate 50% compliance rate

Scenario

Minimal 

additional  

listings

Minimal 

additional nights 

booked

Minimal 

additional  

listings

Minimal 

additional nights 

booked

Minimal 

additional  

listings

Minimal 

additional nights 

booked

Scenario 1 306 30.0 224 22.8 144 15.6

Scenario 2 267 27.6 196 21.0 128 14.1

Scenario 3 275 26.8 200 20.5 129 13.9

Scenario 4 244 25.2 179 19.1 117 12.9

Scenario 5 219 22.4 160 17.1 104 11.5

Table 12: The most efficient combinations of additional nights booked and additional listings required to make up STR 
supply shortfall under five regulatory scenarios at 100%, 75% and 50% compliance rates
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The bulk of the analysis in this report has been 
conducted using a proprietary dataset combining 
high-frequency web scrapes of Airbnb and 
HomeAway performed by the consulting firm 
AirDNA with additional extensively customized code 
produced by UPGo at McGill. This fact raises the 
question of to what extent the City of Charlottetown 
will be in a position to replicate the analysis in the 
future, which will become particularly important in 

the context of enforcing future regulations. While 
the City does not have access to the AirDNA data 
used in this analysis, it does have access to an STR 
dataset compiled by the consulting firm Host 
Compliance. Accordingly, we now briefly discuss 
the overlap between the Host Compliance data and 
the UPGo/AirDNA data, and then describe which 
aspects of the analysis in this report could be 
feasibly replicated using the Host Compliance data. 

LISTING COVERAGE COMPARISON 

The listing coverage of the Host Compliance (HC) 
data and UPGo/AirDNA is very close, although 
the two datasets provide slightly different (and 
complementary) types of information about the 
listings they cover. The HC data provides actual 
street addresses for many listings and aggregates 
listings to individual hosts across many STR 
platforms, which should make it possible to 
identify commercial operators with a strong 
degree of confidence. The AirDNA data, by 
contrast, does not identify street addresses and is 

limited to Airbnb, HomeAway and VRBO, although 
it contains precise estimates of daily activity which 
make it possible to assemble a detailed analysis 
of, e.g., listings which are operated on a full-time 
basis, and to track changes over time. 

The UPGo/AirDNA dataset includes 1360 
properties, 927 of which had some sort of activity 
in 2019. (Unlike the numbers presented earlier in 
the report, here we include non-housing listings for 
the sake of comparability with the HC data.) Of 

5. Host Compliance data analysis
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these 927 properties, 739 were uniquely listed on 
Airbnb, 118 were uniquely listed on HomeAway/
VRBO, and 80 were listed on both. This means that 
the dataset tracks 1007 online listings, which are 
aggregated into 927 properties. 

The Host Compliance dataset contains 855 
properties, 421 of which are identified as having 
had activity in 2019. These properties are not 
comparable to the UPGo/AirDNA numbers, since 
they aggregate all the listings which are present at 
a given address, while the UPGo/AirDNA dataset 
separates, for example, three private-room listings 
in a single house into three distinct entries. 
Disaggregated into individual listings, the Host 
Compliance dataset contains 1265 listings, 740 of 
which were active in the last year. 

Of the 927 properties active in 2019 according to 
the UPGo/AirDNA dataset, 62 are not in the HC 
dataset. This means that the HC dataset has 
information about 93.3% of the properties tracked 
by AirDNA, and is missing information about the 
other 6.7%. Conversely, of the 421 properties 

active in 2019 according to the HC data, 38 are 
not in the AirDNA dataset. Six of these are 
HomeAway properties which are no longer active, 
and four are Airbnb properties, two of which are 
active and two of which are not. The remaining 28 
properties are listed on non-Airbnb and non-
HomeAway platforms such as Booking.com, 
Tripping.com, and Expedia. However, only six of 
these properties have identified addresses, which 
means that the remaining 22 may be duplicates of 
Airbnb or HomeAway listings in the AirDNA 
dataset. 

In sum, the UPGo/AirDNA dataset appears to 
include effectively every active Airbnb or 
HomeAway listing in Charlottetown (99.8%), but is 
missing between six and 28 listings operated 
exclusively on other platforms. The HC dataset, on 
the other hand, is missing 6.7% of Airbnb and 
HomeAway listings, but includes a number of 
listings operating exclusively on other platforms. 
The area of overlap between the two datasets is 
very high, and suggests that both datasets are 
independently reliable. 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FEASIBILITY OF REPLICATING THIS ANALYSIS WITH HOST COMPLIANCE DATA 

We have conducted three types of analysis in this 
report: a market overview of STR listings, an 
analysis of the housing-market impacts of STRs, 
and an examination of commercial operators and 
home sharers, which informed the regulatory 
scenario modelling. Our opinion is that the HC 
dataset should enable the first and third of these 
analyses to be accurately performed. 

While the HC dataset lacks the detailed activity 
data which we rely on for some of our more 
analytically intensive market overview findings, the 
dataset has sufficient coverage to provide a 
reliable overview of the extent of the STR market, 
and enough temporal resolution to track changes 
over time. The HC dataset also provides an 
overview of commercial operators and home 
sharers which is comparable to that which we 
obtained with AirDNA data. (For example, the HC 
data identifies one third of listings as commercial 
multilistings. Our analysis only identifies an 
additional 15 percent of listings which are 
multilistings, which means that the HC data 
correctly identifies the majority of multilistings.) 

However, because the HC dataset lacks detailed 
activity data, it cannot be used to conduct 
adequate housing-market impact analysis. 
Because the proportion of active STRs which are 
full-time operations taking housing off the long-
term market has changed over time—and might 
be expected to change dramatically if new STR 
regulations are enacted—housing impacts can 
only be reliably assessed through measuring the 
actual activity patterns of individual listings. 

Finally, and perhaps most importantly, it should be 
feasible to monitor questions relating to the supply 
of STRs and their regulatory compliance in 
Charlottetown using the HC data. Because HC 
aggregates listings to hosts and gives exact 
addresses in some cases, it will be possible to 
identify a relatively high proportion of the 
commercial operators operating multiple non-
principal-residence listings. If the City enacts a 
regulatory scheme which limits these listings to 
certain geographical areas or building types, the 
HC data will prove valuable for monitoring 
compliance. 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1.0 Executive Summary  
Short-term rentals (STRs) are temporary overnight accommodations that are rented by the 

property owner or tenants for a period of less than 28 consecutive days.  Over the past few years, 

the STR industry has grown considerably due to the popularity of online platforms such as Airbnb 

and VRBO. In the spring of 2019, Charlottetown City Council directed the Planning & Heritage 

department to undertake research, obtain public feedback and provide options on regulating 

short-term rentals (STRs) within the municipality.  Key information in this report that responds 

to council’s request includes:  

• the results of public engagement from a community survey, media submissions, and a 

public open house that highlighted concerns with the impacts of STR’s on property prices, 

rental housing stock, nuisances and the importance of STRs as a source of income for 

hosts; 

• data collection methods that were used to understand the local STR industry;  

• the results of a jurisdictional scan that stresses the importance of establishing a STR 

registry, licensing process and enforcement strategy in conjunction with consistent STR 

oriented land use planning policies and regulations; and  

• discussion on the impacts of STRs on the availability and affordability of housing, 

neighbourhood nuisances and building and fire code compliance. 

While the COVID-19 pandemic has reduced the current number and offering of STR listings, it is 

unclear how severe or long these impacts will last. Given the possible post-pandemic pent up 

travel demand and the relative ease of relisting a property on STR online platforms, staff has been 

directed to develop an effective strategy to regulate the STR industry. Proposed regulations 

within this report are concerned with housing availability, housing affordability, tourist health, 

public safety, land use compatibility at the neighbourhood scale, and the economic and social 

well-being of the municipality. The proposed regulatory framework has been designed to provide 

opportunities for residents to benefit from the STR economy while establishing appropriate 

measures that minimize the negative consequences of STR activities on housing, nuisance 

generation and disrupt community harmony.   
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2.0 Introduction 
Over the last couple of years, the sharing economy (Air B&B, Uber, Lyft etc.) has rapidly emerged 

in the field of urban planning.  As Uber and Lyft have made dramatic changes to the personal 

transportation industry, short-term rentals (STRs) platforms have made similar changes to the 

tourism industry.  A short-term rental (STR) is when an entire home or a portion thereof, that is 

temporarily rented for less than 28 consecutive days at a time. The issue of short-term rentals 

has several different implications for residents, homeowners, long-term renters, and the tourism 

industry. To date, the STR industry in Charlottetown has been left unmanaged and unchecked, 

causing a proliferation of STRs in the community.  This has generated concerns from residents 

about the potential effects STRs have had on land use compatibility within neighbourhoods and 

on the housing/rental market in terms of availability and affordability. In response to these land 

use issues and resident concerns, the Planning & Heritage Department were directed to prepare 

a report with the following components: 

• establishing context of the local STR industry, its activity and associated impacts; 

• outlining data collection methodologies and providing information obtained through 

public engagement (i.e. survey, media and an open house); 

• completing a jurisdictional scan; and 

• providing options based on best practices to regulate and license the STR industry.  

This report offers options to Council for consideration regarding the potential development of a 

regulatory framework for STRs.  The following background sections outline the characteristics of 

the local STR industry in the City of Charlottetown.    

3.0 Background: City of Charlottetown, STR Industry, and Provincial 

Requirements 

3.1 Municipal Context & Issues 
The City of Charlottetown has experienced considerable growth over the last half decade that 

has placed additional pressure on the local housing stock. Based on Statistics Canada estimates 

from 2016 to 2020, the municipality’s population has grown by 12.3% (Statistics Canada, 2021). 

Population growth has increased demand for housing which has resulted in an increase in 
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housing prices over the average income. In Charlottetown, this ratio increased from 2.29 to 2.94 

(28.4%) due to a surge in housing prices (Statistics Canada, 2021).  Prince Edward Island emerged 

with a dramatic rise in housing prices, from 2019 to 2020 the average price increase was 22%, 

the highest of any province in the country (CREA, 2021). In the local rental market a key indicator 

is the vacancy rate.  Due to the above-mentioned growth pressures the housing market tightened 

substantially in 2018 with the vacancy rate dropping to 0.2% with a slight recovery to 1.3% in 

2019 increasing to 2.9% in 2020 (Figure 1 & 1A) (CMHC, 2021).  With the drop-in vacancy rate 

and tightening supply of long-term rental accommodations there was a corresponding increase 

in rental prices.  As an example, between 2018 and 2019, average rents for two-bedroom units 

in Charlottetown rose 2.9% and 2.7% respectively (CMHC, 2021). An STR provides greater 

potential for income generation, landlords may be incentivized to remove tenants to facilitate 

renovation, list property on STR platform or sell the property.  Housing advocates have been 

vocal about what has been called a renoviction process, which displaces tenants for no other 

reason than the landlord’s desire to capitalize on low vacancy rates.  

3.2 Short-Term Rentals (STRs) in Charlottetown  
The rise of the sharing economy, in the rental housing market – the use of online platforms (i.e. 

Airbnb, VRBO, HomeAway) in a peer-to-peer format has provided the convenience and means 

for any property owner to rent their entire dwelling or a portion thereof, out to anyone for any 

length of time.  These types of private residential listings have provided choice to people who 

might not want to stay at more traditional accommodations in the form of hotels, motels, and 

bed & breakfasts lodgings.  However, the STR industry has moved beyond hosts renting their 

entire or only a portion of their primary residence but now includes commercial operations 

where a single owner rents multiple properties either year-round or during the peak tourist 

season (i.e. May to September).  The rapid growth of the STR industry has impacted the City of 

Charlottetown, for example, rising housing prices and rents specifically the issue of rental 

eviction.  

The following summarizes the pre-pandemic characteristics and growth of STRs in the 

municipality based on information collected from Granicus/Host Compliance, a third-party ‘data 
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scrapping’ or scanning service that collects information on STR activity from online sharing 

platforms such as Airbnb.  

• the number of STR private home listings in Charlottetown increased approximately 7.9% 

from 584 listings in September 2018, to 635 listings in September 2019; 

• the city had the highest variation of seasonal listings with 70% of reserved nights 

occurring between May and September, which reflects the strong connection between 

STRs and tourism (Figure 2);  

• STR listings are primarily entire home listings which made up 77% of active listings and 

earned 89% of all host revenue; 

• the 409 hosts with private listings collectively made $8.5 million in revenue in 2019 with 

the top host earning more than $430,000 in 2019 and the median host revenue was 

$19,300; 

• the top ten percent of hosts earned nearly 47% of all STR revenue, which indicates an 

increase in commercialization of STR activity (Figure 3); 

• the majority of STR listings are offered on the online platform Airbnb; 

• the distribution of STR activity is concentrated in the downtown, 3 of every 5 STR listings 

located in the urban core (Figure 4); and 

• suburban neighbourhoods saw some of the highest year-to-year STR growth with one 

ward experiencing a 200% growth rate in listings; 

Note: The above information in based on data collected from 2019 activity and does not reflect 

the impact of the COVID-19 pandemic.  It is important to note that the impact from the pandemic 

will be either short-lived or fundamentally alter STR trends in the municipality.  

3.3 Existing Policies and Regulations in the City of Charlottetown 
Municipal regulations presently allow for various types of tourist’s accommodations that are 

related to the STR market, this includes hotels, motels, bed & breakfast, lodging houses and 

private dwellings. While the city by-laws does not specifically mention STRs, the current zoning 

regulations permit a resident to use their private dwelling, or a portion thereof, for a tourist 

accommodation under the condition that they apply and be approved as a home occupation and 
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upgrade the residence to meet building and fire code requirements through the permitting 

process.  As per the Zoning & Development By-law regulations only a single-detached dwelling 

with a maximum of 4 bedrooms can be used as a tourist accommodation and the proprietor of 

the home occupation is required to live in the dwelling (i.e. owner’s principle residence).  Under 

existing enforcement regulations, it is difficult to charge a non-compliant property operating as 

an illegal STR.  To proceed with enforcement of STR regulations first-hand evidence will be 

required, such as screen shots of posting a property for rent, not registered as a STR property, 

witness statements from a person that stayed at the property, neighbours or admission from the 

property owner.    

3.4 Tourism Industry & Provincial Legislation 
The tourism industry plays an important part in the provincial economy.  On PEI, tourism provides 

8,782 full time jobs for islanders and accounts for 6.2% of the province’s total GDP bringing in 

approximately $486.5 million in economic activity annually (TIAPEI, 2021).  The local tourism 

industry benefits from the availability of alternative accommodation offered by STRs as it 

provides additional capacity to accommodate more tourists, increased spending on local 

businesses, and additional sources of revenue from tourism tax and/or licensing fees. As such the 

PEI Tourism regulates and licenses tourist accommodations (i.e. hotels, motels, bed & breakfasts) 

and in September 2018 the Tourism Industry Act was amended to include and define private 

residences offered on STR platforms (i.e. Airbnb, VBRO) as a tourist home.  However, utilizing the 

STR listing data obtained from the scanning software and cross referencing it with PEI Tourism’s 

licensed registry database, municipal staff determined that only 265 of the total 635 STR listings 

were registered.  This means that more than half, of the total STR listings in Charlottetown, 370, 

are non-compliant with provincial legislation. There is also a concern with the way PEI Tourism 

has issued tourism licenses to operators/hosts without confirming approval with the 

municipality.  This has resulted in both confusion and proliferation of non-compliant STR 

situations for numerous local operators/hosts.   

4.0 STR Problem Statement & Issues  
The problem statement that staff is attempting to address is:  
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What is the most effective strategy to regulate short-term rentals in a tourism-based municipality, 

such as Charlottetown, with a low vacancy rate?  

The problem statement seeks to grasp how STRs impact the local housing market in terms of 

property sale and housing rental prices but still allows for flexibility to support the local economy.  

There is a correlation between the profitability of the STR market and the demand in properties.  

As STR profitability increases, so too does property demand. In Charlottetown, this is apparent in 

the urban core where properties and STRs are closer to amenities. Likewise, previous rental 

properties that would have been used for long-term rental switch to the short-term market thus 

inflating rent prices by decreasing available rental options.  STRs contribute to the local economy 

but seeks specificity on how much it supports the economy.  If vacancy rates are low and property 

values are high, a lack of affordable options could deter new industries, businesses, and 

permanent or prospective residents away from the municipality with low vacancy rates and high 

property prices (Wieditz, 2017).  One U.S. study shows that a 1% increase in Airbnb listings leads 

to a 0.018% increase in rents and a 0.026% increase in house prices (Barron & Edward, 2020).  An 

unregulated STR industry can lead to various negative consequences on the local housing market 

because of long-term housing being renovated, commercialized and permanently removed from 

the housing supply and being offered up on the STR market.  The type of STRs that pose the 

biggest threat to reducing long-term housing supply are commercialized STRs, commonly 

referred to as Frequently Rented Entire-Home (FREH) listings. FREH listings are defined as entire-

home listings that are offered on STR platforms for much of the year.  This mass transition 

through commercialization of long-term dwellings converted to short-term rentals has affected 

the availability and affordability in the form of gentrification of Charlottetown’s housing supply. 

Data indicates that the highest concentration of non-principle residence STR listings is occurring 

in the downtown but this appears to be expanding to more suburban areas of Charlottetown 

(Figure 5). In fact Charlottetown’s STR industry is becoming more commercialized, in 2017 

principle residence listings were 66.4% of all listings and consisted of 49.6% of all bookings, in 

2019 principle residence listings dropped to 59.6% and only accounted for 40.9% of bookings 

(Wachsmuth, Basalaev-Binder, Belot, Bolt, & Seltz, 2020).  
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Residents who live in neighbourhoods with STRs have also complained about nuisance issues 

such as a rise of parking on quite streets, excessive garbage, noise, and safety concerns with 

transient guests. The way that a STR operates, either the entire dwelling (absentee owner) or a 

portion of the dwelling (owner present) correlates with associated nuisance impacts on the 

neighbourhood (Wachsmuth, Short-term Cities: Airbnb's impact on Canadian housing markets, 

2017).  There are also instances whereby dwelling units are renovated to increase capacity 

without proper permits or approvals (Lee, 2016).  This has brought up building and fire code 

safety compliance issues.  Often owners that increase the occupant load have certain costly 

building upgrade requirements required under applicable by-laws and codes, such as, fire rating, 

wired smoke detectors/alarm, sprinklers, second means of egress (Lee, 2016). However, since 

STR platforms do not require listings to obtain proper approvals and they obfuscate the location 

of STR listings, this provides the ability for hosts/operators to “fly under the radar” and avoid 

building upgrades to meet current building/fire code regulation requirements.  

5.0 Public Engagement & STR Data Collection  
The following three data collection methods were and should be continued to be used post-

regulation implementation and in the enforcement phase to obtain public opinion and review 

factual data on the local STR industry: 

1) Interactive Data Collection, Community Survey and Media Engagement: General 

community survey to obtain public opinion and experiences with STRs.  Questions on the 

surveys collected quantitative data through rankings and ratings while obtaining 

qualitative data through open ended or opinion questions in order to understand the 

impacts that STRs had on residents.  

2) Interactive Data Collection, Public Open House: Due to the divisive and technical nature 

of STRs and their varied impacts on a municipality, staff then followed up with an open 

house to engage a wide range of stakeholders and residents to elicit their feedback on 

the STR issue.  

3) Archival Data Collection, Industry Statistics & Third-Party Scanning Tools:  Industry 

statistics such as current and historical rental and property price data have been used to 
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measure the impacts of STRs on the local housing market. Fluctuations in property values 

contrasted against the concentration of STRs by municipal ward uncovered how some 

areas in the municipality are more prone to commercialized STR operations and price 

inflation. Software programs that perform “data scraping” and scanning of STR listings 

from online platforms (i.e. Airbnb, VRBO, HomeAway) have provided the activity and 

characteristics of the local STR market.  This data has been useful when determining the 

impacts that STRs have on the local housing market (i.e., how many dwellings are 

removed from long-term housing market, are STR becoming highly commercialized vs. 

home-sharing) and preparing an effective regulatory framework.  

5.1 Survey & Media Engagement  
To obtain community-wide opinion the city released a public STR survey and a call for public 

submissions through print and social media occurred in the spring of 2019. There were a variety 

of participants that included STR platforms, hosts/operators, local/provincial governments, 

housing and tenant advocates, homeowners, and other residents. The results of the survey 

identified the following issues as priorities for the community: 

1. concerns expressed by residents and community organizations about the quality and 

safety of private sector rental housing and how the City addresses these issues.  

2. growth of requests for service regarding property standards. 

3. the emergence of short-term accommodation rentals (using on-line platforms such as 

Airbnb or Expedia) and possible impacts for private market housing availability and 

affordability, as well as health and safety, community nuisance, property standards and 

maintenance, and consumer protection considerations. 

4. the call for fair regulations to even the playing field that are currently in place for 

licensed and appropriately zoned hotels, motels and traditional bed and breakfasts. 

It is noted that many of the survey responses, between 66% to 80% of respondents had a 

favorable disposition of allowing STRs in some type of form or another.  The relatively low 

number of respondents and type of feedback received, suggests that residents who took the time 

to respond had an interest in STRs, this could result in biases if this data alone were to be used 

to inform policy options.    The questions outlined in the survey contained technical language (i.e. 
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principle residence, attached units, full time listing, home occupation) and presumed that 

participants had some knowledge of the STR industry and zoning regulations.  

5.2 Public Open House  
The last engagement with the public was conducted on May 17, 2021, via a public open house. 

Staff presented the quantitative data of STR activity pre-pandemic during 2019 when the industry 

was at its peak and some associated impacts to the local housing and rental markets. The goals 

of the open house were to: 

1. Identify the main issues, concerns, and impacts related to short-term rentals;  

2. Prototype five potential regulations for short-term rentals; and 

3. Obtain the feedback from residents. 

The first portion of the open house provided the implications and the subsequent impact of an 

unregulated STR industry (housing availability/affordability, community cohesion, building and 

fire codes safety). In the second half of the open house participants were provided five regulatory 

scenarios, and data on how these scenario regulatory options impacted municipal issues 

(housing, property rights, taxation, regulation etc.). Each of these scenarios permitted STR 

activity, with the most restrictive requiring owners to only STR their principal residence and the 

least restrictive, being an unregulated market.  Throughout the process the following five matters 

were identified as the most relevant to the STR issue: 

1. Defining “sharing economy” and “short-term rental”  

2. Commercial vs casual operator taxation  

3. Alternative tourism accommodation 

4. Long-term housing affordability & availability  

5. Property rights 

The recent public meeting suggested that there was a consensus in the community that STRs 

should be confined to an owner’s principal residence to curb the commercialization of residential 

units that would have an impact on housing affordability and availability. Operators/hosts and 

tourism stakeholders provided a financially motivated perspective in stark contrast against those 

of affordable housing and tenancy advocates who see STRs as a threat against long-term housing 
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affordability and availability.  There were many participants that experienced consequences from 

the absence of regulations and the commercialization of the STR industry, especially those 

residents that spoke to housing/rental loss or price inflation in the housing market. The public 

open house provided an avenue for residents to provide their personal input and opinion and 

drew community attention to the STR issue after being placed on hold for over a year due to the 

COVID-19 pandemic restrictions.  

5.3 STR Data Collection & Results: Industry Statistics & Third-Party Scanning Tools  
Archival measures in the form of data ‘scrapping’ software service (i.e. Granicus/Host Compliance 

and AirDNA) was used to analyze the effects of the STR industry on the local housing market and 

confirm correlation to the tourism industry. These software scanning tools identify geolocations 

of STR listings linked to property identification numbers (Host Compliance, 2019). “Data scraping” 

is an unobtrusive method in which a computer program extracts data from human-readable 

output from another program, in terms of the research question the program would be collecting 

online STR listings from online STR platforms such as Airbnb (Host Compliance, 2019). These 

digital screening tools can produce valuable information such as the location, concentration and 

spread of STRs by municipal ward/district.  This type of data provides STR characteristics such as 

the market distribution of home sharing vs. commercialization.  This type of quantitative analysis 

provides useful empirical data that can strengthen the municipal position if it is decided to pursue 

regulating and licensing STRs.  This data can identify FREH listings and prioritize non-compliant 

commercial STR operations that may operate without a license and negatively impact the long-

term housing supply. This verifiable data can be useful when measuring the true socioeconomic 

impacts of STRs on local housing and property supply (Wachsmuth, Short-term Cities: Airbnb's 

impact on Canadian housing markets, 2017).  Other archival data such as provincial historical 

property assessment values, historical vacancy rates and provincially licensed tourist 

accommodations.  Engaging in a more quantitative content-analytic procedures with archival 

data provides tangible data sets that can be brought into evidence-based decision making for 

council. It also deepens an understanding into the nature of STRs in the local municipality such 

as:  who operates STRs, how they operate (i.e., home sharing vs commercial), what revenue they 

bring to hosts and where they are concentrated.  
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6.0 Jurisdictional Scan: Canadian Case Studies 
A jurisdictional scan was completed of three Canadian cities; Ottawa, Toronto, and Vancouver. 

All three municipalities used a variety of regulations to manage the impacts of their respective 

STR industries.  A summary of the jurisdictional scan, see the appendices, highlights several 

approaches that were commonly adopted by the municipalities (Figure 6). 

Zoning & Land Use: The majority of cities limit the location and intensity of STRs by only 

permitting them in certain neighbourhoods and subject to specific requirements (i.e. parking, 

owner occupied, max # rental nights and rooms) in order to mitigate land use conflicts.  

 Principle Residence Requirement: Many cities only permit a host to use their principle dwelling 

unit, either the entire space or portion thereof (i.e. rooms, secondary or garden suites) for an 

STR.  This limits neighbourhood nuisances and negative impacts from STR commercialization that 

degrades the local long-term housing market.  

Licensing & Tourist Tax: Jurisdictions that were reviewed had a standard requirement for an STR 

to either register or obtain a business licence to track and monitor hosts.  Licensing was crucial 

to ensure compliance with other regulations (i.e. building/fire codes) and municipal/provincial 

requirements (i.e. zoning, tourism licensing).  Annual licensing fees and a tourism tax were 

implemented for cost recovery purposes to administer and enforce the program.   

7.0 Regulatory and Licensing Framework Option(s)  
Based on the results of the data collection and best practices from a jurisdictional scan of other 

municipalities across Canada, staff would highlight some options for consideration: 

1. Establish a registry and require all STRs to register with the Municipality: Like other 

jurisdictions a registration system is pivotal to not only confirm the number and type of 

STR listings but is the first step in establishing an effective regulatory framework.  This 

registration system should be linked with the Provincial STR registry in order to ensure 

that both provincial and municipal regulations are being adhered to and can be a first step 

in a regulatory partnership and enforcement. 

2. Restrict residential STR activity to primary residences and exclude apartments: It is clear 

that limiting STRs to principle residences will help reduce the negative consequences on 
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long-term housing, both ownership and rental, and mitigate land use conflict issues. The 

principle residence requirement is consistent with the existing home based business 

requirement contained in the Zoning & Development By-law and it will limit the number 

of nights the dwelling can be used as an STR since the owner resides in their dwelling most 

of the year.  Based on public feedback, potential land use conflicts and the fact that 

apartment dwellings provide the majority of long-term rentals, apartments should be 

excluded, at least initially, from being used as an STR.  Apartments could possibly be 

permitted after a post-regulatory assessment. In regards to secondary or garden suites, 

these forms of dwelling units could be utilized for an STR under the condition that it is 

located in the host’s principle residence. This would encourage home-sharing and 

mitigate possible nuisances as the host would be present at the time of stay.  

Amendments to both the Official Plan recognizing STRs and the Zoning & Development 

By-law to establish specific STR regulations will need to be completed.  

3. Implement a Short-term Rental Licensing By-law: To govern the activities of short-term 

rental platforms, agents and hosts, the city should implement a licensing requirement for 

STRs in its jurisdiction.  Similar to the registry this licensing requirement should be 

integrated into the Provincial licensing system in order to create a seamless two-tiered 

licensing process for operators and hosts.  The STR licensing program can also be used to 

address and mitigate additional concerns by incorporating the following: 

a. Annual licensing fees for STR platforms, hosts and/or property managers with a 

grace period in the first year of implementation to provide a reasonable amount 

of time for operators to be educated on the adopted regulations and licensing 

requirements; 

b. Requirement for hosts to obtain a building permit and be approved for occupancy 

to ensure the rental is safe for guests/occupants and the accommodation adheres 

to all applicable building and fire codes regulations; 

c. Establish cost recovery by applying a STR licensing fee for additional revenue to 

offset any costs associated with the operation of the licensing program (i.e. third 

party data scrapping software, inspections, enforcement); and 
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d. Provide specific exemptions from the proposed licensing requirements to allow

for a hotel, motel, cottage and bed and breakfast to use the STR marketing

platforms without obtaining a municipal STR license.

4. Establish a Corporate By-law Enforcement framework and increase By-law Enforcement

staff: To ensure compliance with the adopted STR regulations and licensing requirements

a separate enforcement strategy will need to be implemented.  This strategy should

involve the province since more than half of all STR listings is not compliant with

applicable Provincial tourism regulations. Due to the number of potential STR listings and

proportion of unlicensed listings the city will need to hire additional by-law enforcement

staff.

5. Provide staff with the resources to hire a third-party STR scanning tool: A ‘data

scrapping’ software service is required to monitor STR activity and provide tools to staff

to assist with enforcement of the regulatory and licensing framework adopted by Council.

6. Establish a post-regulatory monitoring program: To monitor the effectiveness of the

adopted regulations and licensing requirements and provide a follow up report on the

status of the local STR industry to council no later than two years after the adoption of

the proposed regulatory and licensing framework.

8.0 Monitoring Program Option: Post-regulation 
Regardless of the STR regulatory option or framework that councils elect to adopt, staff 

recommends that a post-regulatory monitoring program be implemented.  Due to the complex, 

technical and complicated nature of STRs the monitoring program should consist of a mixed 

method approach would be valuable since it would allow both qualitative and quantitative data 

to be used for continued analysis of the chosen regulatory framework.  

The primary benefit associated with a mixed method approach and triangulation is that it applies 

multiple research methods that can compensate for each research method’s limitations (Vogt, 

2020). In this case, staff would propose both a social survey and unobtrusive archival methods 

described below that obtains public opinion, experience, housing, and tourism indicators. Data 

obtained through both the social surveys and archival methods described above can be used in 
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triangulation to gain additional insight into the resident’s experience and determine either the 

real or perceived effectiveness of the framework’s implementation. While the archival data 

would present facts, the qualitative data obtained from the social surveys would present the 

narrative (experiences, opinions) to complete the picture and inform staff of any necessary 

changes that need to be made post-regulation.  

The continuation of utilizing a ‘data scraping’ service such as Granicus or AirDNA can supply 

quantitative data such as address location, income generated, nights occupied which is key to 

monitoring STR activity and measuring the status of compliance with regulations.  Quantitative 

data obtained from federal agencies (i.e. CMHC, Statistics Canada) can provide important housing 

indicators such as projected vacancy rates, property values, population growth and tourism data. 

This is complimented by provincial data sets on STR licensing, property assessment and value 

which helps contextualize the unique characteristics of the local STR industry in Charlottetown. 

These additional archival data sets can be useful to monitor the impact of the adopted STR 

regulatory framework on the long-term local housing and rental markets.  These factual data sets 

would also strengthen and support the decision to make changes to the adopted community plan 

or zoning by-law regulations and/or amend the licensing framework.   

Qualitative data obtained through a follow up survey can be administered to the entire 

community a year or two after the full implementation of a chosen regulatory framework. This 

survey data can be valuable to understand the thoughts, emotions, and personal impacts that 

the adopted regulatory framework has had on the community.  Some of the resident’s lived STR 

experiences provided through qualitative data methods such as online or mailed surveys, can add 

additional depth and context to the local STR issue.  Drawing on the local resident’s experience 

to collect quantitative data on potential land use issues experienced by STRs and qualitative data 

that could extract community opinion and experiences on STR activities. This data can then be 

used to identify potential issues with the STR regulatory framework. It would also provide the 

local municipal council with strong political basis and capital to amend the adopted planning 

policies and licensing framework regulating STR activity, especially if local resident feedback 

presents legitimate land use concerns.   

Attachment N



15 
 

9.0 Regulatory Scenarios  
The City commissioned a report that provided an analysis on the impacts that STRs has had on 

the local economy and housing market based on five (5) different regulatory scenarios: 

Scenario 1: Principal residence only, no apartments. 

Scenario 2: Principal residence only, apartments allowed. 

Scenario 3: Principal residence only, no apartments, but commercial zones allowed. 

Scenario 4:  Principal residence, apartments allowed, and commercial zones allowed. 

Scenario 5: Principal residence, apartments allowed, commercial and DMUN zones allowed. 

Note: Each scenario has a different impact on the local housing market. Scenario 1 would 

ensure that most dwelling units and all non-principal-residence units are returned to the long-

term housing market while scenarios 3 to 5 would result in less dwelling units returned to the 

long-term housing market. Scenarios 4 and 5 would result in the further commercialization of 

STRs that negatively impacts the availability and affordability of the long-term housing market.   

10.0 Conclusion 
Despite the impact induced by COVID-19 on Charlottetown’s STR industry and tourism overall, 

with increasing rates of vaccinations, pent up travel demand, and the relative ease of relisting a 

property on one of the many STR websites it is expected that tourist demand for these 

accommodations will return.  Furthermore, in response to pandemic restrictions some STR 

listings have switched marketing tactics to provide residences as quarantine sites for essential 

workers, people travelling for work or visiting families.  Therefore, staff advises that there needs 

to be a regulatory framework consisting of registration requirements to effectively manage the 

impacts of STRs.  It is important that a partnership with the province is established to effectively 

address licensing requirements and issues of compliance with regulations. The proposed options 

are intended to support community participation in the larger sharing economy, ensure 

regulatory fairness in the tourism industry and mitigate any negative impacts to the local long-

term housing market and established residential neighbourhoods.  
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12.0 Appendices  
Vacancy Rates, Charlottetown and Census Agglomerations with 50,000 or more Population, 
2001-2019 

 

 

 

Figures 1 & 1A. Vacancy Rates, Charlottetown and Census Agglomerations with 50,000 or more Population, 2001-201.  Adapted from the 
Charlottetown Region Growth Study and Housing Needs Assessment, prepared by Stantec Consulting Ltd.  Produced by the Canadian Mortgage 
and Housing Corporation (CMHC), 2019 and 2020.  
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Percentage of STR Reservations on a Monthly Basis in Charlottetown and other Canadian Cities, 
2019 

 

Figure 2. Percentage of growth adjusted STR reservations occurring each month in Charlottetown (highlighted) and other Canadian cities. The 
high seasonal variation confirms the strong correlation of STR activity and the tourism industry.  Data obtained through Host Compliance.  
Produced by Host Compliance for the City of Charlottetown, 2019.  

 

STR Host Revenue Distribution in the City of Charlottetown, 2019 

 

Figure 3. This graph shows the percentage and distribution of the total $8.5 million in STR revenue for 2019.  More than one third (35.9%) of 
all revenue last year was earned by just twenty hosts, the most successful ten percent of hosts earned nearly half (47.3%) of all STR listing 
revenue, while the top earning host earned $440,000.  These revenue distributions are concerning as they display a stark transition of the STR 
industry moving away from home sharing towards increasing commercialization (one host multiple properties).  Data obtained through 
Granicus/Host Compliance and verified by AirDNA.  Produced by Urban Politics and Governance research group, School of Urban Planning, 
McGill University (UPGO), 2019. 
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Concentration of STR Activity by Municipal Ward, City of Charlottetown 

Figure 4. Active STRs as a share of all dwelling units in Charlottetown, by ward and dissemination area.  Data obtained through Granicus/Host 
Compliance and verified by AirDNA.  Produced by Urban Politics and Governance research group, School of Urban Planning, McGill University 
(UPGO), 2019. 

Location of Charlottetown STRs by Principal Residence Status 

Figure 5. Data collected on STR listings would suggest that the most active STR listings in Charlottetown are being operated out of the host’s 
principle residence, while commercial STRs are likely being booked more frequent.  Over the past couple of years there has been a decline in 
principle residence listings and an uptake in commercial STRs and higher turnover in these listings indicating that the local STR market is 
increasingly becoming commercialized. Produced by Urban Politics and Governance research group, 2019.  
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Short Term Rental Jurisdictional Review: Ottawa, Toronto, and Vancouver 

Restrict STR 
through 
Zoning & 
Land Use 

Limit the # of 
rooms or 

guests 

Principle 
Resident 

Requirement  

Principle 
Resident 

required to 
live on 

property 

Require 
License  

Other Information  

Ottawa ZBL currently 
restricts STRs 
to any 
dwelling unit 
type in all 
residential 
zones. 

Up to a max 
of 4 sleeping 
rooms with 
only two 
guests per 
room 

Owners permit 
to rent out 
primary 
dwelling. 
Owners of a 
cottage in the 
rural areas may 
also use STR as 
a secondary 
property.  

Yes, except 
for rural areas 
in relation to 
cottages 

Hosts must 
register with 
the city and 
provide 
details on the 
listing. 
Required to 
pay $100 
permit that is 
valid for two 
years.  

City uses revenues from 
license/registration, permit fees, 
and municipal accommodation 
tax to enforce the regulations.  

Toronto  Permitted in 
all housing 
types in both 
residential 
and mixed 
use zones. 

Up to a max 
of 3 sleeping 
rooms. Entire 
home can be 
rented id 
owner is 
away and up 
to a max of 
180 days 

Yes, both 
owners and 
tenants may 
STR their 
primary 
dwelling. 

Yes the 
principle 
resident 
needs to 
reside at the 
property full-
time but not 
at time of 
stay. 

Host must 
register and 
pay $50 fee. 
STR platforms 
(Airbnb, 
VRBO) must 
pay a one-
time license 
fee of $5,000 
plus $1 for 
each night 
booked 
through the 
company.  

Permitted in secondary and 
laneway suites under the 
condition that the suite is the 
host’s primary residence. Owner 
or strata for a condo must sign a 
consent form.  A fire and safety 
plan must be submitted for 
approval and posted in the STR. 

Vancouver Permitted in 
residential 
zones and 
any dwelling 
type.  

No max room 
but only 2 
persons per 
sleeping 
room. 

Must be a 
principle 
residence.  

STRs are 
permitted in 
secondary or 
garden suites 
if the host is 
present 
during the 
stay  

Business 
license 
required plus 
an annual fee 
of $99. 

Owner or condo strata must 
consent to a STR unit. Hosts sign 
statutory declaration of 
compliance with fire/safety 
regulations.  
Must list license # on hosting 
platform and in the unit. 
Hosts must keep a record of 
guests. 
Not permitted in Rental 100 
buildings or homes that pay 
Empty Homes Tax.  

 Figure 6. A summary of STR requirements in the cities of Ottawa, Toronto, and Vancouver.  
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