























7.2

only required to provide one parking space, but typically provide at least
two parking spaces. With this situation it would be easy to achieve a
bylaw requirement of one parking space for a sunte but without actually
adding an off-street parking space.

The other issue associated with parking is its impact on neighbourhood

character and storm water management because of the likely removal of
landscaping.

Finally, providing the additional parking space for a duplex townhouse or
apartment is achievable for new construction but problematlc for existing
buildings.

Maintaining Property Value

Lack of property maintenance and its affect on property values in a
neighbourhood is a common concern. Community acceptance of
secondary suites is generally improved with owner-occupancy as it gives
neighbours confidence that the property will be well managed, both in

terms of property maintenance and in ensuring the proper conduct of the
tenants.

Neighbourhood Character

The perceived impact of suites on built form can be an issue. One way of
dealing with this concern is to prohibit suites in accessory buildings (i.e.,
coach houses). Alternatively, required design guidelines could be putin
place for suites in accessory buildings.

Financial

A common concern regarding secondary suites is that they may create
additional demands on municipal services without a commensurate
increase in revenues to the municipality. Examples of such increased
demand include additional use of parks and roads; higher water and
sewer usage; increased garbage generation; increased need for police
and fire service. In West Vancouver, the District's primary sources of
revenue are the property tax, utility fees and user fees. In each of these
areas, as explained below, secondary suites should contribute towards an
increase in revenue. Additional analysis would be necessary to determine
if the increase in revenue is sufficient to offset the corresponding increase
in demand for services.

Property Tax

The amount of taxes a property pays is based upon the value of the
property. According to a study by BC Assessments in the Victoria area
(2004), a basement suite can increase the value of a property by $40,000
to $60,000. It is not clear how this figure would change in the West
Vancouver housing market. Nonetheless, an increase of $50,000 in
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7.3

property value at the current tax rate ($2.11 per $1000) would yield an
additional $105 per year for the District. It is not clear without additional
analysis if this amount would be sufficient to cover the increased
demands on general municipal services.

Utility Fees

Water and sewer fees are metered in West Vancouver. Additional
occupants of a home will result in increased water usage and a
commensurate increase in revenue. Garbage fees are also based upon
the amount of garbage generated, with a single family home allowed to set
out two garbage cans per week for pick up. Assuming that the secondary
suite does not result in an additional garbage can, there would be no
increase in revenue to the municipality in spite of the fact that more
garbage is being generated. |If a third can becomes necessary, an
additional fee will be assessed to cover the additional cost.

User Fees

For municipal services which charge user fees, there will clearly be an
increase in revenues if a secondary suite results in an increase in
demand. Many of these services, however, are subsidized by the general
fund. Itis not clear without additional analysis if the approximately $105 in
additional property tax revenue would serve to offset these subsidies.

lllegal Suites and The B.C. Building Code

The BC Building Code is a provincial building code governing standards
for construction of buildings. It applies to all municipalities, except the City
of Vancouver as Vancouver is enabled by the Vancouver Charter rather
than the Local Government Act. The code includes specific provisions for
the installation of suites in new and existing construction; for example,

* Ceiling heights can be lower than for other housing

« Sound control between the principal unit and the suite is not
mandatory ' '

e Handrails, exterior landings and exits can be similar to those required
in a house (vs. a multi-family building)

e Safe alternatives to fire safety measures for exiting the unit

Illegal suites are the chief concern as they have been constructed without
a building, electrical and plumbing permit and the health and safety
standards set out in the BC Building Code may not be met. One approach
to dealing with the health and safety issue associated with illegal suites is
to define alternative life safety standards for suites in existing homes.
Another approach is to adopt policy stating that suites built before a
certain date will only be closed if there are serious safety issues that
cannot be addressed.
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7.4 Bylaw Enforcement

The key question here is what approach should the municipality adopt to
enforce the suite bylaw. A ‘reactive’ approach would involve responding
to public complaints and typically reflects staffing limitations and the desire
to avoid loss of affordable rental housing stock due to closures of existing
suites. :

Footnote: the BC literature on secondary suites mentions the matter of
potential legal liability because of non-enforcement. The discussions note
that liability is not regarded by municipalities as a significant problem, as
existing case law suggests that local governments would not be found
negligent for losses that occur as a result of local government policy

A ‘proactive’ approach would involve setting up a system that encourages
compliance and seeks out illegal or non-compliant suites. This type of
system places health and safety requirements first. In the short term
staffing costs are likely to be increased, but could be partially off-set by an
annual licensing/registration fee.

8.0 PROPOSED SECONDARY SUITE PROGRAM FOR WEST VANCOUVER

8.1 Proposed Zoning Provisions

Proposed Zoning bylaw provisions are set out in the following table. This
proposal is informed by OCP housing policies, further direction from the
Community Dialogue on Neighbourhood Character and Housing, and the
documented experience of other BC communities.
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8.2 Encouraging Compliance

A ‘proactive’ approach with the following components is proposed:

*

Lower costs of registering an existing suite during the first 4 months of the
program to encourage people to come forward. The registration cost
during this period would include the building permit cost and the owner
would be given a reasonable time to correct deficiencies or remove the
suite.

An extensive advertising campaign to kick-off the program and during the
first 4 months.

An annual fee to off-set bylaw enforcement costs and administration
associated with suites.

The BC Building Code would be used to assess existing suites, especially
in the area of safety. The major objective for these suites would be to
ensure the safety of building residents. This could be formalized into a set
of building code equivalencies and referred to as ‘alternate life safety
standards’.

New houses being constructed with suites and new suites proposed for an
existing house would have to meet the BC Building Code.
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APPENDIX “A”

LEGALIZING SECONDARY SUITES: LESSONS FROM OTHER METRO
VANCOUVER MUNICIPALITIES

The following provides an overview of recent suite legalization programs in five
-Metro Vancouver municipalities: Coquitlam, New Westminster, Vancouver, and
the City and District of North Vancouver. A brief summary of these programs is
provided in the table below.

MUNICIPALITY

City of 1999

» Suites allowed in all detached houses
Coquitlam = Alternative life safety standards for pre-2000 suites
: * 40% utility rate charged for suites
City of New 2001 = Suites allowed in all detached houses
Westminster * Enforcement of suites built after July 1998
* Design standards and guidelines enforced by
covenants
City of 2004 » Suites allowed in all single-family dwellings in RS,
Vancouver RM and RT zones
Parking: ‘

* For suites built < April 20, 2004: Min. 1 space per
single-family dwelling with suite.

= For suites built > April 20, 2004: Min. 1 space per
dwelling unit (for a total of 2 spaces min.)

City of North 1993 = Suites allowed in all detached houses, except in a
~Vancouver basement with a floor level > 5 feet below. grade
* To legalize, must meet Building Code standards
* 100% utility rate charged for all known suites
District of North 1997 * Suites permitted in single-family zones
Vancouver * Owner occupancy required
]

1 additional parking space required (for a total of 3
spaces) i

To legalize, must meet Building Code standards

* 100% utility rate charged for all known suites (legal
and illegal)
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APPENDIX ‘B’

EXISTING ZONING BYLAW PROVISIONS PERTAINING TO
“IN-LAW SUITES” IN WEST VANCOUVER .

31-109.1

An in-law suite shall not be occupied except by a family.

31-109.2

No family shall occupy or use a dwelling unit as an in-law suite

unless and until application has been made to and approved by

the Director of Permits and Licenses in accordance with the
requirements of this bylaw and the appropriate fee paid therefor
to the aforesaid Director of Permits and Licenses.

31-109.3

_Deleted by Amendment Bylaw No. 4060, 1997.

31-109.4

In addition to all other appropriate requirements, an application
for an in-law suite shall not be approved unless and until the
following conditions have been met:

31-109.4.1

The registered owner or owners shall complete and sign the
application form and affidavit provided for that purpose by the
Director of Permits and Licenses;

31-109.4.2

The aforementioned application shall be accompanied by the
fee or fees payable therefor as provided in Fees and Charges
Bylaw No. 3909, 1994, as amended;

31-109.4.3

An in-law suite shall be in secondary occupation and size to the
principal dwelling unit, which prime use shall be occupied and
continue to be occupied by the applicant or applicants
requesting approval of the in-law suite, during the term of the
approval granted;

31-109.4.4

An in-law suite shall have a minimum floor area of four hundred
(400) sq. ft.; shall only be developed, constructed and used in a
basement, in the storey above a basement, or in the first storey
where no basement exists; and shall comply with all health, fire

and building regulations applicable to the occupancy of a
dwelling unit;

31-109.45

An in-law suite shall have a maximum floor area of 30% of the
gross floor area of the dwelling unit or 1,000 sq.ft., whichever is
less;

31-109.4.6

Not more than one (1) in-law suite shall be permitted in any
single family dwelling;

31-109.4.7

Not more than one (1) electrical service meter shall be
permitted and installed for the whole of the building in which an
in-law suite is requested for approval;

31-109.4.8

Only persons related to the nominal head of the household as
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defined in ‘tﬁé“ffétﬁily de inition in Part 1, Division 2, of this
bylaw, and for which application is made shall be permitted to
occupy any approved in-law suites;

31-109.4.9

One (1) car parking space shall be provided on a lot for any in-
law suite in addition to any car parking space required for that
lot by any other requlation of this bylaw.

31-109.5

Occupation of an in-law suite shall discontinue or be
discontinued immediately upon the occupant or occupants
thereof, named in the application provided for in 31-109.2
hereof, vacating the said in-law suite nor shall such in-law suite
be occupied by any other persons during any extended
absence of the aforesaid named occupants.

31-109.6

Approval granted for an in-law suite shall cease and determine
within thirty (30) days from the date of sale of or transfer of any
interest in the title of the real property for which an in-law suite
has been approved pursuant to this section, unless such sale
or transfer of interest is to the spouse of the person to whom
approval for such in-law suite has been granted.

31-109.7

Approval of any in-law suite granted in accordance with the
provisions of this Section shall only be given for a twelve (12)
month period after which occupancy of the in-law suite shall
cease and determine unless an application for renewal,
accompanied by the fee or fees prescribed in 31-109.3 is made
to and approved by the Director of Permits and Licenses 30
days before the end of the 12-month period.

31-109.8

Any violation or infraction of the terms or conditions upon which
an in-law suite is approved, in addition to the penalties imposed
by this bylaw, may, by resolution of Council, result in the
forfeiture of the cash or bearer bond deposited in accordance
with 31-109.4 hereof.

31-109.9

Any person or persons owning a single family dwelling in which
an in-law suite is located, shall within one (1) year from the date
of adoption of this bylaw make application for approval thereof
in accordance with this Section. Failure to make the necessary
application provided herein or continued occupancy in
contravention of this Section in the event of non-approval of
such application for a period exceeding 60 days from the date
of such non-approval, said date to be the date of the letter of
advice from the Director of Permits and Licenses, is hereby
deemed to be an infraction of this bylaw.

Document # 365082v2
Page 24 of 24






