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PURPOSE
To provide Council with information regarding questions raised during their December 4, 2017
discussion and to consider moving the proposed policy for regulation of Secondary Suites and
Accessory Dwellings in Highlands forward for public consultation.
BACKGROUND
On December 4, 2017 Council considered a report which introduced a proposed policy for the
regulation of Secondary Suites and Accessory Dwelling Units in Highlands (report and meeting
minutes attached for information).
The regulation of secondary dwellings on properties in Highlands is first and foremost a health
and safety issue. It is estimated that between 30% to 50% of properties already have some
form of secondary accommodation which has not been approved or inspected. The policy and
program would allow property owners to apply to create new suites that would comply to health
and safety standards and allow owners with existing units to apply to legalize their dwellings.
OPTIONS
1. That Council receive this report for information and direct staff to organize an open
house to solicit input on the draft policy/program and regulatory framework set out in
Appendix A and bring back a report on the results of the consultation and resource
implications for consideration.
2. That Council receive this report for information and direct staff to prepare the policies
and regulatory tools to implement the draft policy/program and regulatory framework set
out in Appendix A and bring back a report on resource implications for consideration.
3. That Council receive the report for information and not proceed with further
consideration of Secondary Suites and Accessory Dwellings.
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DISCUSSION
1.

Adjacent Jurisdictions

The following table provides a snap shot of how other local municipalities regulate Secondary
Suites and Accessory Dwelling Units:
Municipality

Secondary
Suites

No. per
Property

Parking
Required

Licensing/
Fee

Owner
Occupancy

Yes
Yes
Yes

Accessory
Dwelling
Units
Yes
1
No
2
No

Sooke
Saanich
Central
Saanich
Colwood
Langford
View Royal
Metchosin
North
Saanich

1
1
1

Yes
Yes
Yes

No
No
No

No
Yes
No

Yes
Yes
Yes
Yes
Yes

Yes
No
No
Yes
No

1
1
1
1
1

Yes
Yes
Yes
Yes
Yes

No
No
Yes
No
No

3

Yes
No
Yes
No
No

1
2
3

Currently under consideration in Saanich
Secondary/additional residences permitted in the ALR
Colwood recently changed its bylaw to remove the requirement for licensing

•

Increased assessment/tax revenue

As set out in the December 4th report, there is no evidence that there is any increase in
assessed value or tax revenue through legalization of existing unauthorized suites. Presumably
if a new suite or dwelling is added through a Building Permit process it would result in an
increase in assessed value and additional tax revenue. However, assessed value is based on
many factors not the least of which is the market.
•

Licensing and registration fee

As can be seen from the table above, only one local municipality requires any form of annual
licensing or fee. Where a fee is required it is typically $100.00/year. Most jurisdictions said that
licensing was seen as a disincentive to legalization and simply use the Building Permit process
to administer this form of housing. Colwood recently rescinded their requirement for licensing to
try to encourage more people to apply to legalize their units. It is not seen as a way of
recovering costs.
•

Minimum lot area

No specific minimum lot size is typically required for secondary suites and accessory dwelling
units. The use is tied to properties that are zoned for single family dwellings which must meet
the minimum lot area for that zone. The exception to this is the City of Langford which has
various regulations for different lot areas.
•

Owner Occupancy

Only three of the municipalities surveyed required the property owner to occupy the principal
dwelling on a property with a secondary suite or accessory dwelling unit. This requires an
ongoing level of administration and potential enforcement that many smaller municipalities do
not want to incur.
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•

Enforcement

As stated in the December 4th report, the majority of other municipalities continue a complaint
driven enforcement policy. There are many reasons for this; the most common being the
additional cost associated with other forms of enforcement.
2.

Potable Water

Staff reviewed the requirements for provision of potable water for Secondary Suites and
Accessory Dwelling Units with Island Health representatives and offers the following
information:
•
•
•
•

Any more than one dwelling unit that is serviced for potable water from an individual source
requires a water system license. Existing systems would have to be investigated for
capacity and occupant load.
Secondary Suites are considered separate dwelling units for the purpose of the provision of
potable water.
Cisterns are permitted where they are installed, serviced and filled by licensed purveyors of
potable water.
Roof top collection of water for potable use is not currently permitted. Rain water can be
collected for other water requirements such as irrigation and similar uses.

The polices in the proposed Secondary Suite Policies and Regulations do not dictate how a
property owner provides for potable water only that they are required to meet Island Health
standards and requirements. Island Health officials recommend that this be a requirement in the
zoning regulations. These same standards and requirements apply to the province as a whole.
3.

Sewage and Grey Water Systems

Similarly staff reviewed the provision of sewage systems for Secondary Suites and Accessory
Dwelling Units with Island Health and provincial representatives and offers the following
information:
•
•

•

More than one dwelling serviced by a traditional sewage system has to demonstrate
capacity based on occupant load and meet Health requirements.
Composting toilets are permitted under the Provincial Sewerage System Standard Practice
Manual if installed and certified by a licensed practitioner
(https://www2.gov.bc.ca/gov/content/environment/waste-management/sewage/onsitesewage-systems/sewerage-system-standard-practice-manual).
Alternate grey water systems are also permitted under the Provincial Sewerage System
Standard Practice Manual.

The polices in the proposed Secondary Suite and Accessory Dwelling Unit Policies and
Regulations do not dictate what form of sewage or grey water system a property owner
provides, only that they are required to meet Island Health standard and requirements. Island
Health officials recommend that this be a requirement in the zoning regulations. These same
standards and requirements apply to the province as a whole.
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4.

Tiny Homes

Many communities throughout North America are considering Tiny Homes as a form of
alternative lifestyle housing and to address high costs of housing. Here is a link to a recent blog
from the United States which provides good examples of how communities are responding to
tiny homes (http://www.viewpointcloud.com/blog/local-government-resources/governmentsguide-tiny-house-regulation/). Nothing in the proposed policy for Accessory Dwelling Units
precludes tiny homes other than those that are on wheels. The regulations only recommend a
maximum dwelling unit floor space of 90 m2 or 40% of the principal dwelling on the property. For
a tiny home to be permitted, under the proposed regulations, it would have to meet minimum BC
Building Code and Health requirements.
Regulation of Tiny Homes on Wheels (THOW’s) is problematic given that they tend to be
transient in nature and do not meet Building Code or Health standards. The majority of
communities who do allow THOW’s require rezoning of a property to some form of mobile home
or trailer park use. This proposed policy would not necessarily prevent a THOW from being
delivered to a property on wheels however it would have to be placed on a suitable foundation
and meet British Columbia Building Code and Health requirements in order to be considered as
a legal use.
5.

Co-housing

There are many different forms of co-housing and this is not typically considered a form of a
secondary suite or accessory dwelling unit. This is not being considered as part of the draft
program and can be pursued through a rezoning process.
6.

Consultation

As noted in the December 4th report, community acceptance is critical for the successful
implementation of any program. Many municipalities carry out extensive consultation programs
and have elaborate communication plans before, during and after adoption. Based on the
District’s Public Participation/Community Engagement Policy
(http://www.highlands.ca/documentcenter/view/6561), it is recommended that if Council decides
to proceed further with this initiative, it should be considered to be at the “consult level” and
initially, Council may want to consider one or two information open houses to solicit input.
CONCLUSION
Highlands already has a significant number of unauthorized dwellings and it is expected that this
trend will continue. It makes sense for the District to consider permitting and regulating suites
and accessory dwellings to try and regularize this form of housing.
Given the experience in other municipalities and potential staff and other resource implications,
a “go slow” and simple approach is recommended. To be clear, this will not result in absolute
compliance of all unauthorized dwelling units but will offer the opportunity to improve many
existing units and make it possible for new units to be designed and built to meet British
Columbia Building Code standards.
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RECOMMENDATION
That Council receive this report for information and direct staff to organize an open house to
solicit input on the draft policy/program and regulatory framework set out in Appendix A and
bring back a report on the results of the consultation and resource implications for
consideration.

Respectfully submitted,

CAO Concurrence

Michael Dillistone
Planner and Approving Officer

Loranne Hilton
Chief Administrative Officer

Attachments:
-

Appendix A - Secondary Suite and Accessory Dwelling Draft Policy/Program Outline
Appendix B - Council Report: Secondary Suites and Accessory Dwellings: November 29,
2017
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APPENDIX A
Secondary Suite and Accessory Dwelling Draft Policy/Program Outline
1. Amend the Zoning Bylaw to permit both Secondary Suites and Accessory Dwelling Units
in all zones where the principal use is a single-family dwelling, except for the Rivers
Crossing and Hannington Creek Estates developments where they are not permitted by
the Strata Corporations.
2. Provide information for builders of new homes to consider planning in advance for
an eventual secondary suite. The construction standard for all new Secondary
Suites and Accessory Dwelling Units must meet the BC Building Code (including
Fire and Electrical code).
3. Establish a program for legalization of existing Secondary Suites and Accessory
Dwelling Units, and encourage homeowners to seek staff’s assistance. This could
include homeowners voluntarily “registering” their Secondary Suite or Accessory
Dwelling Unit to initiate the process of working together to bring the unit up to an
acceptable standard.
4. Offer incentives, such as a free inspection with advice on necessary upgrades to
facilitate bringing existing Secondary Suites and Accessory Dwelling Units into
compliance with BC Building Code and Fire and Electrical code requirements.
5. Continue the policy of enforcement of unauthorized suites on a complaint driven
basis. Where requirements cannot be met to legalize an existing Secondary Suite
or Accessory Dwelling Unit, require that the additional dwelling unit be
decommissioned and/or removed.
Draft Zoning Bylaw Amendments for Secondary Suites
1. A Secondary Suite is defined as a second dwelling unit on a property that is contained
wholly within the principal dwelling.
2. Only one additional dwelling unit, a Secondary Suite or an Accessory Dwelling Unit is
permitted per lot.
3. A Secondary Suite must be wholly located within a principal dwelling.
4. A Secondary Suite shall not have a total floor space of more than 90 m² in area or
not more than 40% of the habitable floor space of the principal dwelling on a lot –
whichever is less.
5. One additional on-site parking space is required for a Secondary Suite.
6. VIHA requirements for sewage disposal and potable water must be met by all new
Secondary Suites. This may be seen as a more equitable determining factor than
lot size.
Draft Zoning Bylaw Amendments for Accessory Dwelling Unit
1. An Accessory Dwelling Unit is a defined as a second residential unit on a property
that is contained within a separate garage or separate building.
2. Recreational vehicles are not permitted to be used as an Accessory Dwelling Unit.
3. Only one additional dwelling unit, a Secondary Suite or an Accessory Dwelling Unit
permitted per lot.
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4. An Accessory Dwelling Unit shall not have a total floor space of more than 90 m² in
area or not more than 40% of the habitable floor space of the principal dwelling on
a lot – whichever is less.
5. Accessory Dwelling Units must meet the setbacks for principal dwellings on a
property and shall not be located in a front yard.
6. Accessory Dwelling Units shall not be greater than 6 metres in height.
7. One additional on-site parking space is required for an Accessory Dwelling Unit.
8. Require buffering or screening where privacy – either of the Accessory Dwelling Unit
tenant or the adjacent property owner/user – may be considered an issue.
9. VIHA requirements for sewage disposal and potable water must be met by all new
Accessory Dwelling Units.

APPENDIX B
Council Report: Secondary Suites and Accessory Dwellings: November 29, 2017
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