
Special Council

Agenda
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The agenda for the Special Meeting of Council to be held in the Conference Room of the
Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia on August 17, 2010 commencing
at 3:30 p.m.

1. CALL TO ORDER

2. TOPICS FOR DISCUSSION

(a) Secondary Suites Presentation / Council Discussion

i. Report Dated August 17, 2011 — Secondary Suite Policy
Implementation

ii. PowerPoint Presentation

3. ADJOURNMENT
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8 PLANNING DEPARTMENT
ON THE FRASER 	 MEMORANDUM

FILE: ADM.BYL.PRO
Land Use

To: 	 Chief Administrative Officer

From: 	 Planner

Date: 	 August 17, 2011

Subject: 	 Secondary Suite Policy - Implementation

Preamble and Background

The District of Mission, as with other lower mainland municipalities, is faced with an on-going
problem with the proliferation of unauthorized secondary suites. Although unauthorized
secondary suites are not a new problem, recent development applications, enforcement issues,
overall safety and general concern from Council has put the issue of secondary suites to the
forefront. Staff was directed to present a report containing options to provide "a better approach
to deal with existing secondary suites".

Summary of Proposal

Given the direction from Council and on-going concerns, staff has evaluated all secondary suite
policies and assessed the ramifications of a number of feasible options. Planning Department
and InspectionServices staff has discussed a number of options for Council's consideration
that are highlighted within the PowerPoint presentation to be given at the Special Council
Meeting to be held on August 17, 2011.

Analysis

Secondary Suite Overview

The BC Building Code stipulates that an approved secondary suite is an additional dwelling unit
having a total floor space of not more than 90m2 in area; having a floor space less than 40% of
the habitable fldor space of the building and located within a building of residential occupancy
containing only one other dwelling unit. The building code requires numerous enhancements to
the residence to ensure the health and life safety of the inhabitants in both the main dwelling
and the secondary suite. These improvements include, fire rated separations between the suite
and dwelling, smoke detection requirements, access, egress, heating systems and ceiling
height requirements.

Secondary Suite Benefits

• The OCP identifies a number of policies that support secondary suites as a viable and
important housing option for the community.

• Suites provide the bulk of Mission's affordable rental units.

• Suites often provide an independent living arrangement for family members that rely on
family care.

• Many suites provide a mortgage helper for property owners.

• Secondary suite policy is the primary tool used in Mission to ensure market housing
affordability as identified in the Affordable Housing Strategy.

Current Secondary Suite Bylaws and Policies
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The zoning bylaw includes specific zones that allow secondary suites within the principal
dwelling. This restricts secondary suites to specifically zoned properties; whereby, all others are
considered to be in contravention of the zoning bylaw. Development records show that there are
very few properties that have secondary suite zoning with fully approved (authorized) secondary
suites. Only a small number of property owners go through the rezoning and building permit
approval process to create authorized secondary suites. In order to illustrate the level of
noncompliance to the zoning bylaw and the BC building code, district records indicate that over
1,000 properties have been found to have unauthorized secondary suites.

Current policy requires that once found, these properties are charged user fees equivalent to an
additional unit and are advised that they may make application to rezone the property to permit
the secondary suite. The existing policy does not require the owner of the secondary suite to
comply with the zoning or building bylaw. A property owner is only required to pay additional
fees for municipal services once their unauthorized suite has been discovered; consequently,
the policy provides little to no incentive for a property owner to rezone his property or to comply
with the BC Building Code.

Possible Policy Options — For Discussion Purposes Only

Option 1 (Status Quo)

This option would entail that no significant changes would be provided to current secondary
suite policies. Staff would continue current practice of 'double billing' for utilities and allow for
unauthorized secondary suites to continue while approving a small number of fully authorized
suites through the rezoning and building permit process.

Option 2 (Fully Compliant with Zoning Bylaw and BC Building Code)

This option entails significant changes to current secondary suite enforcement policies. Staff
would fully enforce zoning bylaw and BC Building Code requirements.

Option 3 (Rezone all single family properties to allow for secondary suites)

This option entails a zoning bylaw amendment to allow secondary suites as a permitted use in
all single family residential zones in the urban area. Although this option allows for secondary
suites to be a permitted use within each residential zone, all property owners would still need to
obtain a building permit to properly achieve BC Building Code compliance.

Option 4 (Suite Ready / Basic Life Safety Standards)

New Lots — (created after implementation of policy changes)

All properties zoned to allow secondary suites would be required to: (at the building permitting
stage for new construction only) (1) install a fully functional secondary suite or (2) provide 'suite
ready' construction. 'Suite Ready' construction requires the builder to install many of the
secondary suite improvements as per the BC Building Code without installing a complete suite.
If a future homeowner wished to install an authorized secondary suite within a 'suite ready' built
home, only simple improvements would be required to meet current BC Building Code
requirements.

Existing LotS — Minimum Life Safety Requirements

This policy option also requires homeowners of older homes with an existing secondary suite, or
found to have an unauthorized secondary suite to: (1) rezone their property; and (2) meet the
minimum life safety requirements within the BC Building Code. The BC Building code
recognizes that a secondary suite may have been constructed in a building which was in
existence for many years and which may not comply with the current Code requirements. As it
may not be feasible to meet all of the current Code requirements, discretion is used by the
building inspector to determine if the suite meets the minimum life safety requirements. If the
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construction does not meet the minimum which is required by the Code, the suite will need to be
removed or brought up to Code.

Overview of Possible Policy Changes

The intent of this Special Council Meeting is to allow dialogue regarding secondary suites to
occur and result in clear direction for staff to initiate finalization of secondary suite policy
modifications.

Erik Wilhelm

Planner
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�is��ic� o� �issio�
�eco��a�y �ui�es

W�a� is a �eco��a�y �ui�e?

�o�e s�eci�ica��y, w�a� is a �aw�u� seco��a�y sui�e???

I� �e�y �asic �e�ms; a �aw�u� seco��a�y sui�e is a� accesso�y �esi�e��ia� use
�oca�e� wi��i� a �esi�e�ce ��a� a��e�es �o a�� �o�i�g �y�aw a�� �C �ui��i�g
Co�e �equi�eme��s

T�e ��� �o�i�g �y�aw �as s�eci�ic �o�es ��a� a��ow �o� seco��a�y sui�es.
T�e �o�i�g �y�aw �imi�s ��e si�e o� ��e seco��a�y sui�e (��m��e� �o �he �esse�
o� ͩ68 sq. ��. o� 40% o� �he ��oo� s�ace o� a �es��e�ceȌ a�� �equi�es a�
a��i�io�a� �a�ki�g s�a�� �o� ��e seco��a�y sui�e

T�e �C �ui��i�g Co�e �equi�es �a�ious im��o�eme��s �o ��e �esi�e�ce �o
e�su�e �asic �i�e sa�e�y s�a��a��s (smoke �e�ec�io�, ��icke� ��ywa�� �o� �i�e
se�a�a�io�s, ��o�e� access/eg�ess e�c.Ȍ
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�is��ic� o� �issio�
�eco��a�y �ui�es

T�e ���icia� Commu�i�y P�a� c�ea��y su��o��s ��e i�c�usio� o� seco��a�y
sui�es wi��i� ��e �esi�e��ia� a�eas o� �issio�

• �eco��a�y �ui�es ��o�i�e ��e �u�k o� �issio�ǯs a��o��a��e �e��a� u�i�s �o�
a�� s�ages o� �i�e

• �eco��a�y �ui�es o��e� a��ow �o� i��e�e��e�� �i�i�g a��a�geme��s �o�
�ami�y mem�e�s

• P�o�i�e a mo��gage �e��e� �o� ��e �omeow�e�
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�is��ic� o� �issio� - �eco��a�y �ui�es

W�a� is a� u��aw�u� sui�e??

A� accesso�y �esi�e��ia� use ��a� is �o� �e�mi��e� wi��i� ��e �o�e a�� �as �o�
�ecei�e� ��o�e� i�s�ec�io� o� a���o�a� ��om ��e �ui��i�g �e�a��me��.

T�e �is��ic� o� �issio� �as o�e� 2000�ocume��e� u��aw�u� seco��a�y sui�es
wi��i� i�s �ou��a�ies. T�is is i� a��i�io� �o ma�y u�k�ow� u��aw�u� sui�es
��e�e may �e i� o�e�a�io�

Reco��s a�so s�ow ��a� ��e�e a�e o��y a �a���u� o� �ega� (�u��y sa�c�io�e�Ȍ
seco��a�y sui�es wi��i� ��e �is��ic�
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�is��ic� o� �issio� - �eco��a�y �ui�es

P�o��em

�e�o�e we em�a�k o� �ossi��y im��o�i�g seco��a�y sui�e �o�icy, we mus� c�ea��y
�e�i�e ��e ��o��em �e�o�e we ca� �i�� a so�u�io�.

Gi�e� ��e ��e�a�e�ce o� u��aw�u� seco��a�y sui�es, w�a� is ��e ��o��em we (s�a��
a�� Cou�ci�Ȍ wis� �o so��e a�� w�a� o�e�a�� co�ce��s a�e mos� im�o��a�� �o
im��o�e??

Li�e �a�e�y
Pa�ki�g a�� T�a��ic Co�ges�io�
A��i�io�a� Noise
	u���e� ��o�i�e�a�io� o� u��aw�u� sui�es
�i��i�g Equi�y
Ge�e�a� �o�i�g �y�aw Com��ia�ce/Ru�e o� Law
���e�s????

We w��� �u��he� ��scuss o�e�a�� ��o��ems a�� co�ce��s a� �he e�� o� �h�s
��ese��a��o�
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�is��ic� o� �issio� - �eco��a�y �ui�es

Cu��e�� �eco��a�y �ui�e Po�icies (I� a �u�she��Ȍ

AȌ �ow �o we �i�� u��aw�u� seco��a�y sui�es?

͝. I�s�ec�io� �e��ices ��oac�i�e�y sea�c�es �o� u��aw�u� seco��a�y sui�es
(wi��i� �ews�a�e�s a�� o��i�e se��icesȌ; a��

2. ��o� �ecei�� o� a com��ai�� ��om a �oca� �esi�e��

�Ȍ ��ce a� u��aw�u� sui�e is �ou��:

�y�aw ���ice�s co��ac� �omeow�e� a��
͝. I��o�m ��e ��o�e��y ow�e� (���oug� mai�Ȍ ��a� ��ey s�ou�� �e�o�e ��ei�

��o�e��y �o a ��o�e� seco��a�y sui�e �o�e; a��
2. I��o�m ��e 	i�a�ce �e�a��me�� �o c�a�ge ��e �esi�e�ce �o� a� a��i�io�a�

u�i� �o� mu�ici�a� se��ices (wa�e�, sa�i�a�y a�� ga��age co��ec�io�Ȍ

O�ce ��ems ͡ a�� 2 a�o�e ha�e �ee� com��e�e�, �he�e �s �o �u��he� ac��o� �ake�
�y �he mu��c��a���y
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�is��ic� o� �issio� - �eco��a�y �ui�es

Cu��e�� �eco��a�y �ui�e Po�icy

W�a� �oes ��is mea� i� �ea� �e�ms??

“You ca� �a�e a� i��ega� sui�e wi�� �o �ea� �e�e�cussio�s e�ce�� ��a� you wi�� �e
‘�ou��e �i��e�ǯ ��e mu�ici�a�i�yǳ

W�y wo��y a�ou� ��o�e� �o�i�g a�� �ui��i�g �e�mi�s ---- i��ega� o� �o�, I ca�
s�i�� kee� my sui�e ??
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�is��ic� o� �issio� - �eco��a�y �ui�es

P�o��em �iscussio� a�� Im�o��a�ce o� Issues

Li�e �a�e�y
Pa�ki�g a�� T�a��ic Co�ges�io�
A��i�io�a� Noise
	u���e� ��o�i�e�a�io� o� u��aw�u� sui�es
�i��i�g Equi�y
Ge�e�a� �o�i�g �y�aw Com��ia�ce/Ru�e o� Law
���e�s????

Ra�k??

Goa�---W�e�e �o we wis� �o �e as a� o�ga�i�a�io� o� ��is issue??
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�is��ic� o� �issio� - �eco��a�y �ui�es

�ossi��e O��io�s (To �e �u���e� e���ai�e� i� su�seque�� s�i�esȌ

1Ȍ As is (�usi�ess as usua�Ȍ
͞Ȍ 	u��y E��o�ce Zo�i�g �y�aw a�� �C �ui��i�g Co�e (Requi�e �emo�a� o� sui�e u��ess

��oug�� i��o �u�� com��ia�ceȌ
3Ȍ ��a�ke� Re�o�i�g (Ame�� �o�i�g �y�aw �o a��ow seco��a�y sui�es i� a�� �esi�e��ia�

�o�es i� ��e u��a� a�eaȌ
͠Ȍ �o�i�ica�io� o� cu��e�� �o�icy (��a�� �as ��o�i�e� a �ossi��e im��o�eme��Ȍ
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�is��ic� o� �issio� - � ec o��a  ��T �ui�es�
O��io� O�e

“A� I�ǳ (�usi�ess as �sua�Ȍ  (i.e. a��iti�nal �illing an� ���t �ell rez�ningȌ

P�o Co�

• No �u���e� s�a��
�esou�ces a��o��e�
�owa��s seco��a�y
sui�e issue

• Like�y �u���e� ��o�i�e�a�io�
o� u��aw�u� seco��a�y sui�es

• Lega� Rami�ica�io�s?

• I� �as ‘wo�ke�ǯ so
�a�, w�y �i�
some��i�g ��a�
is�ǯ� ��oke�
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�is��ic� o� �issio� - � ec o��a  ��T �ui�es�
O��io� Two

“	u��y E��o�ce Zo�i�g �y�aw a�� �C �ui��i�g Co�eǳ
(i.e. re��ire re��val �� ��ite �nle�� �r��g�t int� ��ll c��plianceȌ

P�o 	 Co�

• Like�y �ec�ease i�
��e ��o�i�e�a�io� o�
u��aw�u� sui�es

• Like�y �e�cei�e� as ‘�ea�y-
�a��e�ǯ �y ge�e�a� �u��ic

• P�o�e� com��ia�ce
wi�� �o�i�g �y�aw
a�� �C �ui��i�g
Co�e �ea�i�e�

• I�c�ease i� s�a�� �ime (cos�sȌ �o�
��a��i�g, e��o�ceme�� a��
i�s�ec�io�s �e�a��me��s

• Cos�s o� �e�o�i�g a�� �C
�ui��i�g Co�e u�g�a�es cou��
�e cos��y �o� ��e �omeow�e�
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�is��ic� o� �issio� - �eco��a�y �ui�es
O��io� T��ee

“��a�ke� Re�o�i�gǳ (A�en� z�ning ��la� t� all�� �ec�n�ar� ��ite� in all

re�i�ential z�ne� in t�e �r�an area; ��ere�� a legal �ec�n�ar� ��ite ���l� ���t nee� t�e
pr�per ��il�ing per�itȌ

P�o 	 Co�

• Less P�a��i�g ��a�� a��
Cou�ci� �esou�ces a��o��e� �o
i��i�i�ua� �e�o�i�g
a���ica�io�s

• �a�y �omeow�e�s (gi�e� ��ei�
seco��a�y sui�e �o�i�gȌ wi�� assume
��ei� sui�e is �ow �ega�

• �eco��a�y �ui�es �ecome a
�ui��i�g co�e
com��ia�ce/�e�mi��i�g issue
�a��e� ��a� a �a�� use issue

• �C �ui��i�g Co�e u�g�a�es cou��
�e cos��y �o� ��e �omeow�e�
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�is��ic� o� �issio� - �eco��a�y �ui�es
O��io� 	ou�

“�ui�e Rea�y/�asic Li�e �a�e�yǳ  (M��i�� c�rrent �ec�n�ar� ��ite

p�licie� t� �ecrea�e t�e prevalence �� �nla���l �ec�n�ar� ��ite� in ne� ���e� ��ile
a��re��ing t�e exi�ting �nla���l ��ite�Ȍ

Po�icy �ig��ig��s – New Co�s��uc�io�

T�e ma�o�i�y o� �ew �omes (wi��i� ��o�e� seco��a�y sui�e �o�esȌ wi�� �e �equi�e� �o ei��e� �ui�� a �u��y
o�e�a�io�a� seco��a�y sui�e o� ��o�i�e �asic ‘sui�e �ea�yǯ im��o�eme��s �o a��ow a sui�e �o �e easi�y
i�s�a��e� �y a �u�u�e ow�e�.

A�� ‘sui�e �ea�yǯ �omes wou�� �e k�ow� i� mu�ici�a� �eco��s. I� �ou�� �o co��ai� a� i��ega� sui�e a� a
�a�e� �a�e, ��e �omeow�e� wou�� o��y �e �equi�e� �o ��i�g ��e sui�e i��o com��ia�ce wi�� ��e �C �ui��i�g
Co�e (��is s�ou�� �e easie�, �ue �o ��e sui�e �ea�y im��o�eme��s i�s�a��e� �u�i�g i�i�ia� co�s��uc�io�Ȍ.

T�is �u��ame��a� c�a�ge �o seco��a�y sui�e wou��:
͝. Like�y i�c�ease ��e amou�� o� �ew sui�es �ui�� �ega��y;
2. �ec�ease ��e ��e�a�e�ce o� �ew u��aw�u� sui�es wi��i� �ew co�s��uc�io�;
͟. Ease ��e ��ocess a�� ��ou��e �o� su�seque�� �omeow�e�s �o i�s�a�� �ega�

seco��a�y sui�es;
4. E�e� i� �o� �u��y �e�mi��e�, im��o�e� sa�e�y is ��ese��.
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�is��ic� o� �issio� - �eco��a  ��T �ui�esi�
O��io� 	ou� - “�ui�e Rea�y/�asic Li�e �a�e�yǳ

Po�icy �ig��ig��s Co��i�ue� – E�is�i�g �omes (��� Co�s��uc�io�Ȍ

A�� k�ow� e�is�i�g (a�� a�� u��aw�u� sui�es i� ��e �u�u�e �ou��Ȍ wi��i� o��e� �omes wi�� �e �equi�e� �o:

͝. Re�o�e �o a ��o�e� seco��a�y sui�e �o�e; a��
2. ��o� i�s�ec�io�, ��i�g ��e sui�e i��o com��ia�ce wi�� ‘�asic �i�e sa�e�y s�a��a��sǯ ou��i�e� wi��i� ��e

�C �ui��i�g co�e (�o�ce� ai� �ea� se�a�a�io�, �i�e �e�ec�o�s, ��o�e� access e�c.Ȍ

�R (��o�i�e� ��e a�o�e ca��o� �e a��ai�e�Ȍ

͝. Requi�e� Remo�a� ��e �ui�e

T�is �u��ame��a� c�a�ge wou�� (�ike�yȌ:

͝. I�c�ease ��e �e�e� o� o�e�a�� com��ia�ce (��oȌ
2. E�su�e �asic �i�e sa�e�y o� a�� sui�es ��a� ��e �is��ic� is awa�e o� (��oȌ
͟. �ay �e co�si�e�e� somew�a� �ea�y �a��e� �y e�is�i�g �omeow�e�s (co�Ȍ
4. �omew�a� cos��y �o ��e �omeow�e� �o� �e�o�i�g a�� �ui��i�g u�g�a�es (co�Ȍ
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�is��ic� o� �issio� - �eco��a�y �ui�es

�iscussio�
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