
Secondary Suite Policy Expansion Discussion  
Summary Meeting Notes 

Tuesday, February 27, 2007 from 7:00 to 9:10 PM. 
City Hall, Committee Room #1 

 
 
Attendees 
 
City Staff          City Council 
 
Deb Day, Director of Planning & Development, Meeting Chair    Mayor Alan Lowe 
Wendy Zink, Manager, Social Planning & Housing     Councillor Helen Hughes 
Brian Sikstrom, Senior Planner, Development Services     Councillor Chris Coleman 
Steve Gauley, Senior Planner, Community Planning     Councillor Pam Madoff 
Murray Sluggett, Chief Building Inspector, Permits and Inspections 
 
Housing and Construction Professionals 
 
Nigel Banks, Banks Design     Pat Caporale, Caporale Construction  
Lee King, Corporate Representative, CMHC   Herman Rebneris, Contractor 
Jim Russell, Realtor, Royal LePage 
      
Neighbourhood Association Representatives 
 
Diane Carr, Victoria, West Community Assoc.    Kate Forster, Burnside-Gorge Community Assoc.    
Stephanie Hill, Fernwood Community Assoc.   Wayne Hollohan, Fairfield Community Assoc. 
Erik Kaye, North Jubilee Neighbourhood Assoc.   Doug Rhodes, Hillside-Quadra Neighbourhood Assoc. 
Janet Simpson, Rockland Neighbourhood Assoc.  Shari Winter, Oaklands Community Assoc.   
    
1.0 Purpose 
 
The purpose of the meeting was to examine the question of teardowns. Would being allowed to have 
secondary suite in a new house encourage the tear down of an existing house? Would a tear down 
occur whether or not a secondary suite was permitted?  
 
Information packages with public listing information and pro forma analyses on houses for sale in 
Hillside-Quadra, Oaklands, Fernwood and Fairfield were distributed and formed the basis for the 
discussion.  
 
2.0 Pro forma Review 
 
The discussion included the following points and comments: 
 
§ The market analysis does not currently support the wholesale teardown of existing houses. The 

prices required to recoup costs of demolition and replacement of the existing house would, in most 
cases, be in excess of what the market would currently bear.  

 
§ There are demolitions occurring as land costs may be absorbed by existing property owners and 

some purchasers.  
 
§ The driver for demolitions is the disparity between land costs and the value of existing houses. The 

provision of a secondary suite is unlikely to significantly change this disparity.   
 
§ Typically, a secondary suite does not significantly increase the selling price of a house. It does, 

however, broaden the possible market for the property.  
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§ With rising construction costs, the cash flow from the provision of a secondary suite is not as 

supportive as a “mortgage helper” as it may once have been.  
 
§ Redevelopment decisions will be based on zoning potential and the residential zoning entitlements 

which may need to be reviewed.   
 
§ Limiting secondary suites to a basement location is an option that could be considered. However, 

other locations may be appropriate, particularly in older houses.  
 
§ By permitting secondary suites and enabling additional demand as “mortgage helpers”, the cost of 

houses might actually increase because the supply of houses in the city is not increasing.  
 
§ Secondary suites, since they cannot be strata-titled, add to the supply of rental housing stock which 

has extremely low vacancy rate.  
 
§ Victoria continues to be one of the most expensive markets in Canada. Counting 75 percent of the 

revenue from a legal secondary suite would result in an extra $100,000 of loan entitlement but this 
would likely not be enough to help most young aspiring homeowners enter the Victoria market.  

 
§ Not every house capable of accommodating a secondary suite has or will have one.  
 
3.0 Questions and Answers 
 
 The questions and answers discussion included the following topics and comments.  
 
Teardowns 
 
§ Might there be a loss of existing more affordable secondary suites due to replacements in new 

houses? The general view was this is unlikely because widespread teardowns were unlikely to 
occur. It was also noted that renovations to create suites were more likely to occur than teardowns.  

 
Rents  
 
§ Rental rates are based on the market and secondary suites may not be as affordable as is 

sometimes claimed, particularly with the very low vacancy rate in Victoria. As the supply of 
secondary suites is not likely to be expanded greatly, a wholesale change in the rental market is 
also unlikely.  

 
Enforcement 
 
§ It is felt that single family dwellings are being illegally turned into 2, 3, 4 or more suites once the 

building inspection is completed. However, this is an enforcement issue not a secondary suites 
issue which relates to one suite in a single family dwelling.  

 
§ An important benefit of having regulations that permit secondary suites is that the City provides a 

way for legalizing an illegal occupancy and preventing people from being forced out onto the street. 
 
§ A tool used by the City where a bylaw infraction occurs and enforcement is required is the placing of 

a notice on the title of a property. When a sale or re-mortgaging occurs, this notice is a spur to 
compliance with the bylaw and has been successful in many instances.  
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. 4.0 Other Comments and Observations 
 
§ The definition of basement in the R1-A zone needs to be reviewed as the current one tends to 

enable the development of what look like monster houses on sloped sites.  
 
§ While the pro forma analysis shows tear downs are not economic, it does not take into account 

situations where the owners purchased the house and property years ago. In these cases it may be 
economic to tear down the house and build a new one.  

 
§ The first question a developer or new home-owners is likely to ask is “Have I over developed or 

not?” 
 
§ It is felt that teardowns are still a concern and the value of little houses needs to be kept in mind. 

The zoning should require city notice and approvals of tear downs. 
 
§ The underlying zoning may be source of the small house concern independent of secondary suites.  
 
§ The expansion of the secondary suites policy was unlikely to be an issue in some neighbourhoods.  

On the other hand, enforcement on illegal suites is an important city-wide issue. 
 
§ There are concerns that, under the City’s conversion regulations, houses are being stripped down 

to the studs with existing materials and features being lost due to insurance and warranty 
requirements.  

 
§ Some feel that conversions under the City’s regulations are being sent to the Board of Variance 

without community input and without a hardship justification, while others indicate the current Board 
of Variance is very rigorous in its determination of the hardship criteria being met.  

 
5.0 Conclusions 
 
§ The purpose of the meeting - to share the pro formas, discuss the numbers, and explore the 

question of tear downs - was achieved.  
 
§ The analysis indicates wholesale tear downs are unlikely to occur. Renovation rather than 

demolition may be the most rational approach to residential development in the current market 
circumstances.  

 
§ The concerns raised about other issues including conversions, the underlying single family 

residential zoning entitlements and secondary suites themselves were discussed and heard.   
 
§ The general view expressed was that it had been a good discussion and the expansion of 

secondary suites policy may not need to be held back provided work is progressing on the other 
related issues.  

 
§ Deb Day advised that she is hoping she can strategically involve this group in work on the related 

issues, particularly the consideration of some quick fixes to the R1-B zoning regulations.  
 
§ The results of this meeting and further staff review will be forwarded to a Committee of the Whole 

meeting in the next couple of months and this will be followed by a non-statutory hearing on the 
proposed  expansion of the secondary suites policy.  

 
§ Those attending were thanked for their valuable time and input.  


