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Q1

Addition Placement & Orientation on Surrey Lots

Orientation matters enormously for both livability and energy performance — placing your addition

thoughtfully on your Surrey lot can reduce heating costs, maximize natural light, improve privacy, and even

determine whether you need a development variance permit. Before committing to a location on your property,

you need to evaluate zoning setbacks, solar exposure, drainage patterns, neighbouring structures, and how the

addition relates to your outdoor spaces.

Zoning setbacks are your non-negotiable starting point. Surrey's Zoning Bylaw specifies minimum distances

between your building and each property line, and these vary by zone. In typical RF (Single Family Residential)

zones, you'll need a front yard setback of 6 to 7.5 metres, rear yard setback of 7.5 metres (sometimes

reducible for single-storey additions), and side yard setbacks of 1.2 to 1.8 metres depending on the zone and lot

width. These constraints often determine which side of the house can physically accommodate an addition. Before

sketching any design, obtain a current site survey and overlay the setback lines — this immediately shows your

buildable envelope. If your preferred location encroaches on setbacks, you may apply for a development variance

permit, which costs approximately $2,000 to $4,000 in application fees and takes eight to sixteen weeks with no

guaranteed approval.

Solar orientation directly affects your addition's comfort and energy costs. In Metro Vancouver, the sun tracks

across the southern sky, sitting low in winter and higher in summer. A south-facing addition receives the most

passive solar heat gain, which is valuable in Vancouver's cool, overcast winters — large south-facing windows can

meaningfully reduce heating costs. A north-facing addition receives soft, consistent ambient light without direct

sun, making it ideal for home offices or studios but requiring more mechanical heating. East-facing additions get

morning sun (pleasant for bedrooms and breakfast nooks), while west-facing additions receive intense afternoon

sun that can cause overheating in summer and glare issues. If your addition must face west, plan for adequate

shading with overhangs, deciduous trees, or high-performance glazing with a low solar heat gain coefficient.

Surrey's marine climate means rain management is critical when choosing your addition's location. Study how

water flows across your lot during heavy rainfall — adding structure on the downhill side of a sloping lot can redirect

drainage against your existing foundation if not handled properly. The addition's roof should drain away from both

the new and existing foundations, and you may need to upgrade or extend perimeter drainage. On flat Surrey lots

(common in areas like Fleetwood and Cloverdale), ensuring adequate slope away from all foundation walls is

essential. Budget $3,000 to $8,000 for drainage improvements around the addition.

Privacy and neighbour impact should factor heavily into your placement decision. Surrey lots in established

neighbourhoods often have homes positioned close together, and a two-storey addition on the property line side
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can create overlook issues that strain neighbour relations and may draw objections during any variance process.

Positioning the addition to face your own rear yard rather than directly into a neighbour's living spaces is both

courteous and practical. Consider how the addition's shadow falls on neighbouring properties — a tall addition on

the south side of your lot could shade your neighbour's garden, while the same addition on the north side would

primarily shade your own property.

Connection to outdoor spaces is often undervalued in the planning stage. Your addition's placement determines

whether your backyard feels larger or more cramped, whether you maintain a useful side yard, and how you access

outdoor living areas. In Surrey's climate, a covered outdoor connection between the addition and the existing home

— such as a covered deck or breezeway — extends your usable living season significantly. Plan the addition so

that the remaining yard receives adequate sunlight for gardens, play areas, or future landscaping.

Existing utilities and services can make one location significantly cheaper than another. If your preferred addition

site sits directly over the sanitary sewer lateral, storm drain connection, or buried electrical service, relocation costs

of $5,000 to $15,000 can add up quickly. Natural gas lines, water mains, and BC Hydro easements also constrain

placement. A site survey and utility locate (call BC One Call before any design work) will reveal these constraints

early.

Finally, think about future flexibility. If you might eventually want a laneway house, detached garage, or pool,

consider how today's addition affects those possibilities. Surrey's evolving zoning (the city has been progressively

allowing more density) means keeping options open can pay dividends years down the road.

Q2

Getting a Permit for Additions on Non-Conforming Setback Properties

Getting a permit for a home addition on a property with an existing non-conforming setback in Vancouver

is possible, but it requires careful navigation of the city's zoning regulations and may involve a

development variance permit, a Board of Variance application, or creative design solutions that work within

the existing constraints. This is a common situation in Vancouver, where many older homes were built under

previous zoning rules that allowed smaller setbacks than current bylaws require.

A non-conforming setback means your existing house is closer to a property line than the current zoning bylaw

allows. For example, your house might sit 3 metres from the side property line in a zone that now requires a

minimum 4-metre side setback, or your rear wall might be 4 metres from the back lot line where 6 metres is

currently required. The house is legally permitted to remain as-is because it was built in compliance with the rules

that existed at the time of construction — this is called legal non-conforming status — but any new construction

Vancouver Home Additions — vancouverhomeadditions.com — Generated March 15, 2026



(including your addition) must comply with the current zoning bylaw.

The simplest scenario is when your proposed addition is located on a part of the property that does comply with

current setbacks, even though the existing house does not. For example, if your house has a non-conforming side

setback on the east side, but you want to build a rear addition that maintains the required rear and side setbacks,

the non-conforming east side setback is not directly affected. In this case, the city will generally issue a building

permit for the addition without requiring a variance, provided the addition itself meets all current zoning

requirements including lot coverage, FSR, and height. The existing non-conforming condition is permitted to

continue as long as it is not worsened.

The more complicated scenario arises when your proposed addition would extend the non-conforming condition

— for example, adding a rear bump-out that continues the same non-conforming side setback line. In this case, you

are effectively creating new construction within the restricted setback area, which the current bylaw does not permit.

You cannot simply extend a non-conforming wall; the new construction must meet current requirements.

In this situation, you have several options. The first is to redesign the addition so it steps back to meet the current

setback at the point where new construction begins. This creates a jog in the wall plane — the existing house

continues at the old setback line, and the new addition steps in to the compliant setback. This is architecturally

awkward but avoids the need for any variances. Many Vancouver designers are experienced at making these step-

backs work visually and functionally.

The second option is to apply for a development variance permit (DVP) from the City of Vancouver. A DVP allows

the Director of Planning to approve minor relaxations to zoning regulations, including setback requirements, after

considering the impact on neighbouring properties and the character of the neighbourhood. The DVP process

involves a formal application (fees typically $2,000 to $4,000), staff review, notification to adjacent property owners,

and a period for public comment. If neighbours object, the application may be referred to council for a decision. The

DVP process typically takes 3 to 6 months and there is no guarantee of approval — the director has discretion to

refuse the variance if the relaxation is deemed too significant or if there is meaningful neighbourhood opposition.

The third option is an application to the Board of Variance, which is an independent quasi-judicial body that can

grant variances in cases of hardship. If the non-conforming setback creates a genuine hardship that prevents you

from making reasonable use of your property — for example, the lot is so narrow that meeting current setbacks on

both sides would leave insufficient space for any addition — the Board of Variance may grant relief. The Board of

Variance application fee is approximately $1,500 to $2,500, and the process involves a hearing where you present

your case and affected neighbours can speak. The board looks for evidence that the variance is the minimum

necessary to alleviate the hardship, that it is not simply for convenience or financial advantage, and that it will not

adversely affect neighbouring properties.
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There is an important limitation to know: under Vancouver's zoning bylaw, you generally cannot increase the

degree of non-conformity. If your existing house is 3 metres from the side lot line where 4 metres is required, a

variance request to build at 2.5 metres would be increasing the non-conformity and would face much steeper

resistance than a request to maintain the existing 3-metre setback for the addition.

From a practical standpoint, the best first step is to obtain a current survey certificate of your property showing

the exact location of the existing house relative to all property lines. Many homeowners are surprised to learn that

their house is not where they think it is — surveys frequently reveal that the actual non-conformity is different

(sometimes better, sometimes worse) than what the homeowner assumed. The survey costs $1,500 to $3,000 and

is required for any permit application regardless, so it is money well spent early in the process.

Before investing in full architectural drawings, schedule a pre-application consultation with Vancouver's planning

department. Bring your survey and a concept sketch showing the proposed addition. Planning staff can tell you

whether a variance will be needed, what type of application is appropriate, and whether they anticipate significant

issues. This informal guidance can save you thousands of dollars in design fees by identifying the most viable path

forward before your architect commits to a design direction that may not be approvable.

Q3

Maximum Lot Coverage for Home Additions in Burnaby BC

Yes, the City of Burnaby enforces maximum lot coverage limits that cap the total percentage of your lot

that can be covered by all buildings and structures combined, and for most single-family residential zones

this limit is approximately 40%. Your proposed addition, combined with your existing house, garage, shed, and

any other covered structures, must stay within this cap or you will need a development variance permit.

Lot coverage is calculated as the total horizontal area of all buildings and structures on your lot divided by the total

lot area, expressed as a percentage. This includes the main house footprint, any attached or detached garage,

carports, covered porches and decks, garden sheds, workshops, and of course your proposed addition. Uncovered

decks, open patios, driveways, and walkways are generally not counted toward lot coverage, though some

structures like covered hot tub enclosures or pergolas with solid roofs may be included depending on how much

coverage they provide.

Burnaby has been undergoing significant zoning changes as part of its response to provincial Bill 44 (Small-Scale

Multi-Unit Housing) legislation. The city consolidated its numerous legacy residential zones (R1, R1a, R2, R2a,

R3, and many others) into a new R1 SSMUH (Small-Scale Multi-Unit Housing) District. Under this updated

framework, the lot coverage limits have been recalibrated to accommodate the potential for multiplexes and
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additional dwelling units. For a single-family home with an addition, the effective lot coverage limit remains in the

range of 40% to 45% for most standard residential lots, though the specific percentage can vary based on your lot

size and configuration.

To determine your current lot coverage, you need an accurate site survey showing the footprint dimensions of

every structure on your property. Many homeowners are surprised to find that their existing lot coverage is already

close to the limit, especially on the smaller lots common in older Burnaby neighbourhoods like Burnaby Heights,

Capitol Hill, or the Edmonds area, where lots of 4,000 to 5,000 square feet are common. On a 4,500-square-foot

lot with a 40% lot coverage maximum, your total building footprint is capped at 1,800 square feet. If your existing

house footprint is 1,400 square feet and you have a 200-square-foot detached garage, you are already at 1,600

square feet — leaving only 200 square feet of room for an addition before hitting the limit.

If your proposed addition would push lot coverage over the maximum, you have several options. The first is to

redesign the addition to fit within the limit — perhaps building up (a second-storey addition) rather than out, since

a second storey does not add to the building footprint and therefore does not increase lot coverage. This is one

reason second-storey additions are popular in Burnaby's denser neighbourhoods where lot coverage is tight.

The second option is to remove an existing structure to free up coverage room. Demolishing a detached garage

or large garden shed can create enough headroom for a meaningful ground-floor addition. Some homeowners

replace an oversized single-car garage with a more compact structure or incorporate parking into the new addition

design to consolidate footprint.

The third option is to apply for a development variance permit (DVP) to exceed the lot coverage limit. A DVP

requires a formal application, staff analysis, neighbourhood notification, and council approval. Burnaby will consider

lot coverage variances on a case-by-case basis, taking into account factors such as the character of the

surrounding neighbourhood, the impact on adjacent properties, the overall density of development on the lot, and

whether the variance is minor or significant. A variance of a few percentage points (say, requesting 43% instead of

40%) is more likely to be approved than a request for 50% or more. DVP application fees in Burnaby run

approximately $1,500 to $3,000, and the process takes 3 to 6 months including the notification period.

Beyond lot coverage, Burnaby also regulates floor area ratio (FAR or FSR), which is the total floor area of all

storeys divided by the lot area. Even if your lot coverage is within limits, your addition may be constrained by the

FSR cap. For most residential zones, the FSR limit is approximately 0.50 to 0.60, meaning that on a 5,000-square-

foot lot, total floor area across all storeys is limited to approximately 2,500 to 3,000 square feet. This is a separate

calculation from lot coverage and can be the binding constraint even when lot coverage is not an issue —

particularly for two-storey additions.
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Burnaby also enforces setback requirements — minimum distances between buildings and property lines — that

can effectively limit how large your addition can be regardless of lot coverage. Typical setbacks in residential zones

are approximately 6 metres (20 feet) from the front, 1.5 metres (5 feet) from the side, and 6 metres (20 feet)

from the rear. On a narrow or shallow lot, setbacks may be the limiting factor rather than lot coverage percentage.

The most efficient first step is to visit Burnaby's planning counter with a current survey certificate and your addition

concept. Staff can quickly tell you your current lot coverage, the applicable maximum, and whether your project fits

within the zoning envelope or needs a variance. This preliminary review is free and takes about 30 minutes, and it

will save you from investing in detailed design drawings for a project that cannot be built as envisioned.
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Q4

How the ALR Affects Home Additions in Langley and Abbotsford

If your property is within the Agricultural Land Reserve in Langley or Abbotsford, you can build a home

addition, but the provincial ALC Act imposes a maximum total principal residence size of 500 square

metres (approximately 5,382 square feet) and your local municipality adds its own zoning restrictions on

top of that. The ALR does not prohibit home additions — it limits their scale to ensure that agriculture remains the

primary use of the land.

The Agricultural Land Reserve is a provincial land-use zone that covers approximately 4.6 million hectares of

BC's most productive farmland. In the Fraser Valley, ALR land is extensive — large portions of Langley Township,

Abbotsford, Chilliwack, and Mission are within the reserve. If you own a home on ALR land (even if you are not

actively farming), the ALR regulations apply to your property and restrict certain types of development that could

compromise agricultural use.

For home additions specifically, the key regulation is the 500-square-metre cap on principal residence size. This

is the total floor area of your home including all storeys, the existing footprint, and any proposed addition. If your

existing home is 2,500 square feet and you want to add 1,000 square feet, your total would be 3,500 square feet —

well within the 5,382-square-foot limit. However, if your existing home is already 4,500 square feet, you would only

have approximately 882 square feet of room for an addition before hitting the provincial cap. This limit applies

regardless of your lot size — whether you own 2 acres or 200 acres, the principal residence is capped at 500

square metres.

Beyond the size cap, the ALR regulations impose siting requirements for residential buildings. Your home and

addition should be clustered in a way that minimizes the impact on the agricultural capability of the land. The

Agricultural Land Commission (ALC) encourages homeowners to locate additions on the least agriculturally

productive portion of the property, typically adjacent to the existing home footprint rather than spreading

development across the lot. Building your addition immediately adjacent to the existing house — extending the

kitchen, adding bedrooms onto the back, or building up a second storey — is the approach that creates the least

conflict with ALR objectives.

Your local municipality adds another layer of regulation. In Langley Township, the zoning bylaw for rural and

agricultural zones specifies lot coverage limits, setback requirements, and building height restrictions that may be

more restrictive than the provincial ALR rules. Agricultural-zoned properties in Langley typically have generous lot

coverage allowances given the large lot sizes, but the setback requirements — particularly from property lines,

drainage ditches, and watercourses — can limit where on the lot you can build. You need a building permit from the

Township of Langley for any addition, and the permit process will assess compliance with both municipal zoning
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and ALR requirements.

In Abbotsford, similar municipal zoning restrictions apply. The City of Abbotsford's Agricultural zone regulations

specify building envelope requirements, and the city commonly expects that any additional residential buildings

share the existing water connection and driveway with the main house to minimize the footprint of non-

agricultural infrastructure on the property. Abbotsford has been particularly attentive to preventing "mega-homes"

on ALR land, and staff will scrutinize addition proposals that push the principal residence toward the 500-square-

metre limit.

One area where ALR rules create confusion is secondary residences. Provincial regulations now allow a

secondary residence on ALR properties — up to 90 square metres (969 square feet) on properties of 40

hectares or less, or up to 186 square metres (2,002 square feet) on properties larger than 40 hectares. This

secondary residence can be used for extended family, farm worker housing, agritourism accommodation, or rental

income. The key distinction is that a secondary residence is a separate building, not an addition to the principal

residence. If your goal is to create space for aging parents or adult children, you have the choice of adding onto

your existing home (within the 500-square-metre cap) or building a separate small secondary residence. The

secondary residence requires approval from your local municipality but does not require a separate application to

the Agricultural Land Commission.

What you cannot do on ALR land without ALC approval is subdivide the property to create a separate residential

lot, convert agricultural land to non-agricultural use, or build non-farm commercial or industrial buildings. A home

addition does not trigger any of these prohibitions as long as it stays within the size limits and is associated with the

existing residential use of the property.

The practical steps for planning an addition on ALR land in Langley or Abbotsford are straightforward. First, confirm

that your property is in the ALR by checking the ALC's online mapping tool at alc.gov.bc.ca. Second, calculate

your existing home's total floor area and confirm how much room you have within the 500-square-metre cap. Third,

consult with your municipality's planning department to confirm local zoning requirements — setbacks, lot

coverage, building height, and any agricultural-zone-specific conditions. Fourth, prepare your building permit

application with plans that show the addition clustered with the existing home and minimizing impact on agricultural

land.

The permit costs and timelines are generally consistent with standard residential additions in these municipalities —

building permit fees of $1,500 to $5,000, processing times of 6 to 12 weeks, and the usual requirements for

architectural plans, structural engineering, and BC Step Code compliance. The ALR layer does not add a separate

fee or application unless your project exceeds the provincial size limits or involves a use that requires ALC

approval.
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Q5

Sharing Foundation Walls on Zero-Lot-Line Properties

No, you generally cannot share a foundation wall with your neighbour's property line wall for a new

addition in Vancouver — the BC Building Code and Vancouver's zoning bylaws create significant barriers

to shared-wall construction, and even where it is theoretically possible, the practical and legal

complications make it almost never worthwhile. This is a question that comes up frequently for owners of zero-

lot-line homes in areas like the Cambie Corridor, Marpole, and parts of East Vancouver where houses are built right

to the side property line.

The first issue is zoning and setbacks. Even on zero-lot-line properties where the existing house was built to the

property line under a specific development permit, a new addition does not automatically inherit that zero-setback

permission. The City of Vancouver's zoning bylaws require that any new construction meet the setback

requirements of the current zoning district. If your zero-lot-line house was built under older regulations or a site-

specific variance, your addition may be required to meet today's standard side-yard setback — which could be 0.9

metres or more depending on the zone. You would need a new development variance permit to build your addition

at zero setback, and the city will notify your neighbour, who has the opportunity to object.

The second issue is the BC Building Code's fire separation requirements. When a building is constructed at the

property line, the wall facing the property line must be a fire-rated party wall or firewall. For residential construction,

this typically means a one-hour fire-resistance rating if the building face is within 1.2 metres of the property line,

with significant limitations on unprotected openings (windows and doors). If you are sharing an actual foundation

wall, the fire separation requirements become even more stringent — you are essentially creating a semi-detached

or party-wall condition, which triggers specific code provisions for fire separation, sound transmission, and structural

independence.

The third and arguably most challenging issue is legal and structural. A shared foundation wall means that both

properties rely on the same structural element. This creates complex questions about ownership, maintenance

responsibility, and liability. Who owns the wall? What happens if one party wants to renovate and needs to modify

the shared foundation? What if the new addition's foundation loads are different from the existing neighbour's wall

and cause differential settlement? These questions require a party wall agreement — a legal document registered

on title for both properties — that addresses construction access, cost sharing, ongoing maintenance, insurance,

and dispute resolution. Party wall agreements are common in the UK and parts of Eastern Canada but are relatively

rare in Vancouver, and finding a lawyer experienced in drafting one adds $3,000 to $8,000 in legal fees.

From a structural engineering perspective, sharing a foundation wall introduces significant complications. The

existing neighbour's foundation was designed for the loads of their building only. Your addition would impose new
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loads — potentially different vertical loads, different lateral loads, and different soil pressure distributions — on a

wall that was never engineered to carry them. Your structural engineer would need to assess the existing wall's

capacity, which may require invasive investigation (test pits, concrete coring) on your neighbour's property —

something they may not permit. If the existing wall is inadequate, you would need to reinforce it or build an

independent foundation immediately adjacent to it, which largely defeats the purpose of sharing.

The practical alternative that most homeowners on zero-lot-line properties pursue is building an independent

foundation for the addition as close to the property line as permitting allows, with a small gap between the new

foundation and the neighbour's wall. This gap — even if it is only 50 to 100 millimetres — provides structural

independence, eliminates the need for a party wall agreement, and allows each foundation to settle and move

independently during seismic events. The gap is typically sealed with a flexible, fire-rated material to prevent water

infiltration and maintain fire separation.

If you are determined to explore a shared-wall arrangement, you will need your neighbour's written consent, a

structural engineer's assessment of the existing wall, a party wall agreement drafted by a lawyer, a development

permit from the city (which your neighbour can contest), and fire separation detailing approved by the building

department. The total professional fees for all of this can easily reach $15,000 to $25,000 before any construction

begins. In nearly every case, building an independent foundation with a minimal gap is faster, cheaper, and far less

legally complicated.

Q6

Height Restrictions for Second-Story Additions in Richmond BC

The City of Richmond limits the height of single-family homes in most residential zones to 9 metres

(approximately 29.5 feet) measured from the average finished grade to the midpoint of the roof, with

additional restrictions on the number of storeys, roof pitch, and building envelope that can significantly

constrain the design of a second-story addition. These height limits are strictly enforced and are one of the first

constraints your designer must work within when planning an upper-floor addition in Richmond.

Richmond's residential zones — primarily R1 (Single Detached) and its various sub-designations — establish a

maximum building height of 9 metres for single-family dwellings. This is measured from the average natural

grade (or in flood-prone areas, from the flood construction level, which is often higher) to the midpoint between

the ridge and the eave of the roof. The midpoint measurement method means that steeper roof pitches push the

ridge higher above the height limit, while the eave line can sit lower — the measurement point is the average of the

two. This calculation is not intuitive, and getting it wrong in your drawings will result in a correction notice from the
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city's plan review team.

Richmond's flood construction level (FCL) adds a critical complication that is unique among Metro Vancouver

municipalities. Because Richmond sits on the low-lying Fraser River delta, most of the city has a mandated FCL —

the minimum elevation at which the habitable floor must be constructed to protect against flooding. The current FCL

varies by area but is typically 2.1 to 2.9 metres above the geodetic datum (sea level reference point). In many

older Richmond neighbourhoods, the existing homes were built at or near natural grade, which may be well below

the current FCL. If your second-story addition triggers a requirement to raise the main floor to the current FCL —

which can happen if the renovation is classified as a "substantial reconstruction" — you may need to elevate the

entire house or rebuild the foundation to the higher elevation, consuming a significant portion of your allowable

height before the second storey even begins.

The practical impact of the 9-metre height limit on a second-story addition design depends on your starting

elevation. If your existing rancher's main floor sits at the current FCL (or close to it), you have approximately 5.5 to

6 metres of vertical space above the first-floor ceiling to work with — enough for standard 8-foot (2.4-metre)

second-floor ceiling heights plus the floor structure depth, attic space, and roof construction. If your main floor is

significantly below the FCL and the city requires elevation, the math becomes much tighter, and you may be forced

to use lower ceiling heights, flatter roof pitches, or creative architectural solutions to fit everything under the 9-metre

cap.

Beyond the overall height limit, Richmond's zoning bylaw includes additional regulations that affect second-story

additions. Lot coverage limits the footprint of all buildings on the lot — typically 45 percent in R1 zones — which

constrains how large the second floor can be relative to the lot size. Floor area ratio (FSR) limits the total floor

area of the house relative to the lot area — typically 0.55 for lots under 557 square metres and scaling down for

larger lots. The second-story addition increases your total floor area, and you must stay within the FSR limit. For a

typical 6,000-square-foot (557 sq m) Richmond lot, the maximum total floor area is roughly 3,300 square feet (306

sq m) — if your existing rancher is 1,800 square feet, you can add approximately 1,500 square feet on the second

floor before hitting the FSR cap.

Setback requirements also constrain the second floor's footprint. Richmond requires front yard setbacks of 6

metres, rear yard setbacks of 6 metres (with some variations), and side yard setbacks of 1.2 metres minimum on

each side with a combined total of at least 3.6 metres in many zones. The second storey must comply with these

setbacks, and in some zones, Richmond applies additional upper-storey setbacks or building envelope

regulations that require the second floor to step back from the property line further than the first floor. These

upper-storey setbacks are designed to reduce shadowing and privacy impacts on neighbouring properties.

Richmond also has building envelope design guidelines in certain sub-area plans and development permit areas.

If your property falls within one of these areas, the guidelines may prescribe specific architectural character, roofline
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styles, or massing requirements that further constrain the second-storey design. Check with Richmond's planning

department early in the design process to determine if any overlay guidelines apply to your property.

From a practical standpoint, work with a designer who has specific experience with Richmond's zoning bylaws and

FCL requirements. The interplay between the height limit, flood construction level, FSR, lot coverage, and setbacks

creates a three-dimensional puzzle that must be solved before detailed drawings can proceed. A preliminary zoning

analysis — determining exactly how much you can build within the regulations — typically takes a few hours of a

designer's time and costs $500 to $1,500, but it prevents weeks of wasted effort on a design that does not comply.

If your proposed second-story addition cannot fit within the height or density limits, you have the option of applying

for a development variance permit from the City of Richmond. This requires demonstrating that the variance will

not negatively impact neighbouring properties, and it involves neighbourhood notification and potentially a public

hearing. The process adds 3 to 6 months and costs $2,000 to $4,000 in application fees, with no guarantee of

approval.
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Q7

View Corridor Restrictions for Second-Story Additions in Vancouver

The City of Vancouver has some of the most extensive view corridor protections in Canada, and while most

of these target commercial and high-rise development in the downtown core, certain residential

neighbourhoods have height and design restrictions that can effectively limit or shape what you can build

as a second-story addition. Understanding these rules before you invest in design and engineering is essential to

avoiding costly surprises.

Vancouver's formal View Protection Guidelines were established to preserve public views of the North Shore

mountains, English Bay, Burrard Inlet, and other natural landmarks from key public vantage points — primarily

streets, parks, and public plazas. The city identifies specific view cones that radiate from designated viewpoints,

and any new construction within these cones must stay below defined elevation limits. The most well-known view

corridors protect views from Queen Elizabeth Park, the Cambie Street Bridge, and various points along the

downtown waterfront. These formal view cones primarily affect towers and mid-rise buildings in the downtown,

Broadway corridor, and Cambie corridor, so most single-family second-story additions in residential

neighbourhoods are not directly impacted by them.

However, there are neighbourhood-specific zoning restrictions that function similarly to view corridor

protections at the residential scale. In neighbourhoods like Point Grey, Dunbar, and parts of the Westside, the

RS-zoned single-family districts have maximum building height limits that can constrain second-story additions. The

typical maximum height in RS-1 zones is 10.7 metres (35 feet) measured from the average natural grade to the

highest point of the roof. While 35 feet sounds generous, the measurement methodology matters — if your lot

slopes, the average grade calculation can significantly reduce your effective building height. On a steeply sloping lot

in the British Properties area of West Vancouver or in parts of Burnaby Mountain, the height restriction measured

from the uphill side can make a full second story very difficult to achieve within the envelope.

In Shaughnessy (First Shaughnessy District), the city has some of the most restrictive residential design

guidelines in Metro Vancouver. Properties in this heritage district are subject to First Shaughnessy Design

Guidelines that control massing, height, roof form, and the relationship of new construction to neighbouring

properties. A second-story addition on a Shaughnessy property typically requires a development permit with design

panel review, and the panel will assess whether the addition's height and bulk adversely affect the character of the

neighbourhood or the privacy and views of adjacent properties.

The Kitsilano neighbourhood and other areas with character home protection policies add another layer of

restriction. While these policies focus primarily on preserving the street-facing character of pre-1940 homes rather

than protecting views, they can limit the height and front-facing massing of a second-story addition. If your home is
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identified as a character house, you may be required to keep the second story stepped back from the front facade

or designed so that the original roofline remains the dominant visual element from the street.

Outside the City of Vancouver proper, other Metro Vancouver municipalities have their own height and view-related

restrictions. West Vancouver is particularly protective of mountain and ocean views, with many areas having

building height restrictions well below what would otherwise be permitted, specifically to preserve views from uphill

properties. North Vancouver (both City and District) has similar provisions in hillside residential zones. Burnaby's

UniverCity area near SFU has specific view corridor protections, though these primarily affect multi-family

development rather than single-family homes.

One restriction that surprises many homeowners is the 45-degree angular plane or daylight access provision

found in some zoning bylaws. While not technically a view corridor rule, these provisions limit how tall your building

can be relative to its distance from the property line. The effect is that a second-story addition must step back from

side or rear property lines as it gets taller, creating a sloped building envelope that prevents overshadowing and

preserves some sight lines for neighbours. This can reduce the usable floor area of your second story significantly

on narrow lots.

Before investing in design work for a second-story addition in any Vancouver neighbourhood, take these steps:

request a zoning enquiry from the city's planning department to confirm the height limit, setbacks, and any special

district restrictions that apply to your property; check whether your property falls within any development permit

area that would trigger design review; and review the Official Community Plan policies for your neighbourhood to

identify any character or view protection provisions. This preliminary research typically costs nothing and can save

you thousands in abortive design fees.

Q8

Neighbour Objections to View Blocking From Second-Story Additions

In British Columbia, there is no common-law right to a view, and your neighbours cannot legally prevent

you from building a second-story addition simply because it blocks their view — but they do have formal

opportunities to influence the process if your project requires a development permit or variance, and their

objections can carry significant weight with city planners and council. Understanding the distinction between

legal rights and practical influence is important for managing neighbour relationships and project timelines.

The fundamental legal principle is clear: under BC property law, there is no easement or inherent right to an

unobstructed view over a neighbouring property. Your neighbour bought their home knowing that adjacent

properties could be developed to the maximum extent permitted by zoning, and a view that happens to exist
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because the neighbouring home is single-story is not a legally protected interest. If your second-story addition

complies with all zoning bylaws — height limits, setbacks, lot coverage, FSR — your neighbours have no legal

standing to prevent the project. The City of Vancouver must issue the building permit if the application meets all

applicable codes and regulations.

However, the practical reality is more nuanced. If your second-story addition requires a development permit —

which is common in the City of Vancouver, particularly in development permit areas where form and character

guidelines apply — the city's planning staff will assess the project against broader criteria that include the impact on

neighbouring properties. While "view" is not typically a listed criterion, related factors like shadowing, privacy,

overlook, and neighbourhood character are. A development permit application that generates significant

neighbour opposition is more likely to receive detailed scrutiny from planning staff and may result in design

modifications being requested as conditions of approval.

If your project requires a development variance permit — for example, because you need to exceed the height

limit, reduce a setback, or exceed the FSR — the process explicitly includes neighbour notification and an

opportunity to object. The city mails notification letters to all property owners within a specified radius (typically

within the block or within a set distance), and affected parties can submit written comments or appear before

council to voice concerns. Council has discretion to approve or deny variance requests, and vocal neighbour

opposition — particularly regarding view, shadow, and privacy impacts — can sway that decision. This is not a right

to a view per se, but it is a procedural opportunity for neighbours to influence whether your project gets the variance

it needs.

In practice, the neighbours who are most likely to create issues for your second-story addition are those on the

north side of your property (because your taller building will cast shadows onto their yard and home) and those

directly behind or beside your property who may raise privacy concerns about new second-story windows

overlooking their private outdoor spaces. Privacy is a concern the city takes more seriously than view loss —

planners may condition a development permit on the installation of frosted or obscured glazing on second-story

windows facing neighbours, or require that certain windows be fixed (non-opening) to address overlooking

concerns.

There are specific situations where view protection has more legal teeth. Some older properties in Vancouver may

have restrictive covenants registered on title that limit building height or require maintenance of sight lines. These

are private legal agreements between property owners, not municipal regulations, and they are enforceable through

the courts. Before planning a second-story addition, your lawyer should conduct a title search to identify any

restrictive covenants that might limit your project. Strata properties and bare land strata developments may also

have bylaws that restrict exterior modifications, though this is less relevant for conventional single-family homes.
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In West Vancouver specifically (which is a separate municipality from the City of Vancouver), the approach to

views is notably more protective. West Vancouver's official community plan and zoning bylaws explicitly consider

view impacts in residential areas, and the municipality is more willing to deny or condition permits based on view

obstruction concerns from neighbours. If your property is in West Vancouver rather than the City of Vancouver,

expect significantly more scrutiny of view impacts.

The smart approach is to engage your neighbours early and voluntarily, well before you submit permit

applications. Share your plans, listen to their concerns, and look for design modifications that address the most

significant objections without compromising your project goals. Simple gestures — adjusting window placement to

reduce overlooking, choosing a hip roof instead of a gable to reduce the apparent height, stepping the second story

back slightly from the shared property line — can defuse opposition and smooth the permitting process. A

neighbour who feels heard and respected is far less likely to lodge formal objections than one who learns about

your project from a city notification letter.

From a timeline perspective, significant neighbour opposition can add 3 to 12 months to your project if it triggers

additional planning review, design revisions, or contested variance hearings. The cost of proactive neighbour

engagement — perhaps a few thousand dollars in minor design adjustments — is trivial compared to the delay

costs of a contested permit process.

Q9

Kitchen Extension Setback Rules in Coquitlam Back Yards

Coquitlam's rear-yard setback for single-family zones is typically 6 metres (about 20 feet), measured from

the rear property line to the closest point of the building — if your existing back wall is already near that

limit, extending the kitchen further toward the fence may not be possible without a variance. The specific

setback depends on your zoning designation, lot depth, and whether any existing non-conforming conditions apply,

so checking your property's zoning and measuring from the actual property line (not the fence, which may not sit

exactly on the boundary) is the essential first step.

Coquitlam's most common single-family residential zones — RS-1, RS-2, and RS-3 — all require a minimum rear-

yard setback of 6 metres. Some zones with larger minimum lot sizes may require 7.5 metres. This setback applies

to the principal building, which includes any attached addition like a kitchen extension. Detached accessory

structures like sheds or garages have different (usually smaller) setback requirements, but once you attach a

structure to your house, it is part of the principal building and the full setback applies.
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To determine how much room you have, you need two measurements: the distance from your rear property line to

your existing back wall, and the rear-yard setback requirement for your specific zone. If your back wall is currently 9

metres from the property line and your zone requires a 6-metre setback, you can extend up to 3 metres (about 10

feet) before hitting the limit. If your back wall is already at 7 metres, you only have 1 metre of room. Many homes in

Coquitlam's older neighbourhoods were built with generous rear yards of 10 to 12 metres, giving homeowners

meaningful room to extend, while newer subdivisions with tighter lots often have homes positioned much closer to

the minimum.

An important caution: your fence is not your property line. Fences are frequently installed slightly inside the

property boundary, and in some cases they are off by a foot or more. The setback is measured from the legal

property line as shown on your survey certificate, not from the fence. Before investing in design and permit

drawings, get a current survey or locate your original survey pins. A BC Land Surveyor can confirm your exact

property boundaries for $800 to $1,500 in the Coquitlam area, and this investment can save you from building an

addition that encroaches and must later be modified or removed.

If the setback prevents the extension you want, Coquitlam offers a Development Variance Permit (DVP) process

that allows you to request a reduction in the required setback. However, DVPs are not guaranteed approvals —

they require notification of neighbouring property owners, a public input period, and approval by City Council.

Neighbours who are concerned about privacy, shadowing, or changes to the neighbourhood character can object,

and Council weighs those concerns against your reasons for the variance. The DVP application fee in Coquitlam is

approximately $2,500 to $3,500, and the process takes 3 to 6 months from application to decision.

For a kitchen extension specifically, Council is more likely to approve a modest variance (reducing the setback by 1

to 2 metres) than a large one, especially if the extension is single-storey and does not create significant shadowing

or overlook issues for the rear neighbour. A single-storey bump-out that reduces the rear setback from 6 metres to

5 metres is a much easier case to make than a two-storey extension that reduces it to 3.5 metres.

Beyond setbacks, Coquitlam also enforces lot coverage maximums — typically 35 to 40 percent depending on

the zone. Your kitchen extension adds to the total building footprint, and if the existing house plus garage plus any

other structures already approach the coverage limit, you may hit that ceiling before the setback becomes an issue.

The city's planning department can tell you your current lot coverage and how much room you have.

The practical approach is to visit Coquitlam's planning counter (or submit an online pre-application inquiry) with

your address and a rough sketch of what you want to build. The planners will pull up your zoning, confirm your

setback and coverage requirements, and tell you whether your proposed extension is compliant or whether you

would need a variance. This preliminary consultation is free and can save you thousands of dollars in architectural

and engineering fees on a design that turns out to be non-compliant.
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Q10

Bumping Out an Ensuite Into the Side Yard in Coquitlam

Whether you can bump out your ensuite bathroom by 5 feet into the side yard in Coquitlam without a

variance depends entirely on how much side-yard setback you currently have between the existing wall

and the property line — and in most Coquitlam single-family zones, the required minimum setback makes a

5-foot bump-out very tight or impossible without a variance. This is a zoning question, not a building code

question, and the answer lives in Coquitlam's Zoning Bylaw, not the BC Building Code.

Coquitlam's most common single-family residential zones — RS-1, RS-2, and RS-3 — require minimum side-yard

setbacks that typically range from 1.2 metres (about 4 feet) to 1.8 metres (about 6 feet) depending on the

specific zone, the lot width, and which side of the house you are measuring. The required setback is measured from

the property line to the nearest point of the building, including any bump-outs, bay windows, or projections. If your

existing exterior wall is currently at 1.8 metres from the property line and the minimum required setback is 1.5

metres, you only have 0.3 metres (about 1 foot) of room before the bump-out would encroach into the required

setback. A 5-foot (1.5-metre) projection would place the new wall at just 0.3 metres from the property line — well

inside the required setback in virtually any Coquitlam residential zone.

There are a few scenarios where a 5-foot ensuite bump-out might work without a variance. If your home sits on a

wider-than-average lot with generous side yards, you may have enough room. Some Coquitlam properties —

particularly in the Burke Mountain or Westwood Plateau areas — have side setbacks of 3 metres or more, which

would allow a 1.5-metre bump-out while maintaining the required minimum distance from the property line. The only

way to know for certain is to obtain a current survey certificate (also called a building location certificate) showing

the exact distance from your existing exterior wall to the property line, and then compare that to the setback

requirements for your specific zoning district.

You can find your property's zoning designation on the City of Coquitlam's online mapping system

(CoquitlamMap) or by calling the planning department. Once you know the zone, look up the side-yard setback

requirements in the Zoning Bylaw. If your existing side-yard distance minus 5 feet still meets or exceeds the

minimum required setback, you can proceed with a building permit application and no variance is needed. If it does

not, you will need a development variance permit (DVP).

The development variance permit process in Coquitlam involves submitting a formal application with your proposed

plans, paying an application fee of approximately $2,000 to $3,500, and going through a staff review and public

notification process. The city will notify neighbouring property owners — particularly the neighbour on the affected

side — and invite comments. If there are no significant objections, the DVP may be approved by council or by

delegated authority. If neighbours object, you may need to attend a council meeting to present your case. The
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typical timeline for a DVP in Coquitlam is 3 to 6 months, and approval is not guaranteed — the city considers

factors like the impact on the neighbour's privacy, light, and views, whether the variance is consistent with the

neighbourhood character, and whether there is a valid reason the bump-out cannot be built elsewhere on the lot.

That last point — whether the bump-out can be located elsewhere — is worth considering carefully before

committing to the side-yard option. Could the ensuite be extended toward the rear yard instead, where setback

requirements are typically more generous (6 metres in most zones, but you may already have more room)? Could

you achieve the desired bathroom space through an interior reconfiguration — borrowing space from an adjacent

closet or bedroom — that avoids any exterior extension? Exploring these alternatives before applying for a variance

strengthens your case if you do ultimately need one, because you can demonstrate that the side-yard bump-out is

the only feasible option.

From a building code perspective, a side-yard bump-out that sits close to the property line also triggers fire

separation requirements under the BC Building Code. If the bump-out wall is less than 1.2 metres from the

property line, it must have a one-hour fire-resistance rating and the total unprotected openings (windows) are

severely restricted or prohibited entirely. For a bathroom bump-out, this means you may not be able to have a

window on the side wall facing the property line — which defeats one of the primary purposes of bumping out an

ensuite, which is typically to gain natural light and ventilation. If the wall is between 1.2 and 2.4 metres from the

property line, windows are permitted but their total area is limited, and they may need to be fire-rated glazing.

The practical first step is straightforward: get a survey, check your zoning, measure the gap, and do the math. If

the numbers work, your bump-out is a straightforward building permit application. If they do not, talk to Coquitlam's

planning department about the likelihood of a variance before investing in detailed architectural drawings for a

bump-out that may not be approved.

Q11

Do Sunrooms Count Toward FSR in the City of Vancouver?

Yes, sunroom additions count toward the total floor space ratio (FSR) on your lot in the City of Vancouver,

and this is one of the most important zoning constraints to verify before you invest in design work. Many

homeowners assume that because a sunroom is mostly glass and may not be heated, it should be treated

differently from a conventional room addition. Under the City of Vancouver's Zoning and Development By-law, that

is not the case — enclosed floor area is enclosed floor area, regardless of how much glass is in the walls.

The City of Vancouver defines floor space ratio as the total floor area of all buildings on a lot divided by the lot area.

For most RS-zoned (single-family) lots, the maximum allowable FSR ranges from 0.60 to 0.70 depending on the
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specific zone, lot size, and any applicable policy overlays. In practical terms, on a typical 33-by-122-foot Vancouver

lot (approximately 4,026 square feet), the maximum buildable floor area is roughly 2,400 to 2,800 square feet

including all levels of the house, the garage, and any additions — including your proposed sunroom.

This means that if your existing house is already close to its maximum FSR — which is extremely common in

Vancouver, where many homes have been renovated and expanded over the decades — adding even a modest

150-square-foot sunroom could push you over the limit. If you exceed the allowable FSR, the City will not issue a

building permit unless you obtain a development variance permit, which requires a formal application, public

notification to neighbours, and approval by the Director of Planning or, in contentious cases, the Board of Variance.

This process adds 3 to 6 months and there is no guarantee of approval, particularly if neighbours object.

There are a few narrow circumstances where certain structures or portions of structures are excluded from FSR

calculations under Vancouver's by-law. These include open balconies and decks (uncovered or with a roof but no

walls), certain below-grade basement areas, and specific architectural features like bay windows that project no

more than a defined distance from the building face. However, none of these exclusions apply to a fully enclosed

sunroom. The moment you install walls — whether they are solid, glazed, or even retractable glass panels that

close to create a sealed space — the area counts toward FSR.

The City of Vancouver did historically have a provision that offered a limited FSR exclusion for conservatories

and sunrooms under very specific conditions, but this has been significantly tightened in recent by-law

amendments. Under the current rules, there is essentially no meaningful FSR break for a residential sunroom

addition. Do not rely on outdated information from online forums or older contractor advice suggesting that

sunrooms are FSR-exempt — verify the current by-law provisions with the City's planning counter before

proceeding.

Before committing to a sunroom project, take these steps to determine your FSR situation. First, obtain a current

survey certificate of your property from a BC Land Surveyor — this document shows the exact lot dimensions and

the footprint and floor area of all existing structures. Budget $1,500 to $3,000 for a new survey if you do not have a

recent one. Second, contact the City of Vancouver's planning department and request a zoning enquiry for your

property. Planning staff can tell you the applicable FSR limit, calculate how much floor area you have already used,

and tell you how much room (if any) remains for an addition. Third, if you are close to the limit, have your designer

explore options to recapture FSR — for example, converting an enclosed porch or storage room back to open deck

might free up enough floor area to accommodate the sunroom.

If your property genuinely has no remaining FSR capacity, your options are limited. You could apply for a variance,

but approval is uncertain. You could reduce the size of the sunroom to fit within the available FSR. Or you could

consider a three-season screened enclosure that might qualify as outdoor space if it meets the by-law's definition

of "open" — but this is a grey area that requires careful review with the planning department, and the resulting
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space will not provide the year-round comfort of a true four-season sunroom.

The FSR calculation is arguably the single most common deal-breaker for sunroom additions in the City of

Vancouver. Check it first, before you spend money on architectural drawings, structural engineering, or contractor

quotes. If the numbers do not work, it is better to know at the outset than to discover it weeks into the design

process.

Q12

Laneway House vs Garden Suite Under Vancouver Zoning

The fundamental difference is access and lot configuration — a laneway house is a detached dwelling built

at the rear of a lot that fronts onto a public lane or alley, while a garden suite is a detached dwelling

positioned in the rear or side yard of a lot that does not require lane access. Both are forms of accessory

dwelling units (ADUs), both are self-contained with their own kitchen, bathroom, and entrance, and both serve the

same housing policy goal of increasing gentle density on residential lots. But the zoning provisions that govern each

are distinct, and the one you can build depends primarily on whether your property has a lane at the back.

Vancouver's laneway housing program launched in 2009 and was the first of its kind in Canada. It applies

specifically to properties in residential zones that have vehicular access from a rear lane — which describes the

majority of lots in Vancouver's traditional grid neighbourhoods. The laneway house sits at the back of the lot in the

space traditionally occupied by a garage, and its primary entrance faces the lane rather than the street. Under the

current R1-1 zoning, laneway houses can be up to two storeys and 8.5 metres (28 feet) in height, with a

maximum floor area of 0.25 FSR (calculated as part of the total lot density). The minimum lot width for a laneway

house is 9.8 metres (approximately 32 feet), though narrower lots down to 7.3 metres may qualify with Director of

Planning approval.

Garden suites emerged as a complementary housing form to address a gap in the laneway program — namely,

that many Vancouver lots do not have rear lane access. Properties on cul-de-sacs, corner lots with unusual

configurations, and lots in areas where the lane grid was never established were excluded from the laneway

program entirely. Garden suites can be sited anywhere in the rear yard without requiring lane proximity, making

them available to a broader range of properties. The term "garden suite" is used in several Canadian municipalities

(and is the preferred term in Ontario's planning legislation), while "backyard cottage" serves as an informal

equivalent.

In terms of design and construction requirements, laneway houses and garden suites in Vancouver are similar

but not identical. Both must comply with the BC Building Code for habitable space, including seismic design

Vancouver Home Additions — vancouverhomeadditions.com — Generated March 15, 2026



requirements appropriate for Vancouver's earthquake zone, energy efficiency standards under the BC Energy Step

Code, and fire separation requirements based on proximity to property lines and other buildings. Both require

separate utility connections — water, sewer, and electrical — and both must provide adequate outdoor amenity

space.

The differences tend to be in the details. Laneway houses have well-established design guidelines that have been

refined over more than a decade, covering everything from window placement and roof form to landscaping

requirements and the relationship between the laneway house and the main dwelling. Garden suites, being a newer

category in Vancouver's zoning framework, may be subject to slightly different guidelines regarding placement,

setbacks, and design review.

Access and servicing is another key distinction. A laneway house benefits from the lane for construction access,

garbage collection, and daily entry and exit — the lane functions as a secondary street for the dwelling. A garden

suite on a lot without lane access must be serviced from the street side, which means construction access is

through the main property, garbage must be brought to the street, and the occupant's daily route passes through or

alongside the main dwelling's yard. This can create privacy and logistics challenges that do not exist with lane-

accessed units.

From a property value and rental perspective, both laneway houses and garden suites add significant value to

Vancouver properties. They generate rental income of $2,200 to $3,500 per month for typical units and provide

flexibility for multi-generational housing. The choice between the two is driven almost entirely by your lot's physical

characteristics rather than by preference — if you have a lane, you build a laneway house; if you do not, you build a

garden suite.

If you are unsure which category applies to your property, check the City of Vancouver's online zoning map to

confirm whether your lot has lane access, and consult with the planning department or an experienced architect to

determine which provisions apply to your specific situation.
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Q13

Height Restrictions for Laneway Houses and ADUs in Vancouver

The maximum height for a laneway house in the City of Vancouver is 8.5 metres (approximately 28 feet),

measured from the average finished grade at the perimeter of the building to the highest point of the roof,

and the building can be up to two storeys. This height limit has been consistent through several rounds of bylaw

updates and applies across the R1-1 zoning district that now covers most of Vancouver's residential areas.

Understanding how the 8.5-metre limit works in practice requires knowing how the City measures height and what

design constraints come into play. The measurement is taken from the average of the finished grades at the four

corners of the laneway house footprint to the highest point of the roof structure. On a flat lot, this is straightforward.

On a sloping lot — and many Vancouver properties do slope, particularly in areas like the Cambie Corridor, Dunbar,

and the east side hills — the grade calculation becomes more complex and can either help or hinder your design

depending on the direction of the slope.

The two-storey limit is the practical design constraint that shapes most laneway house architecture in Vancouver.

Within the 8.5-metre envelope, builders typically allocate roughly 3.0 to 3.3 metres of floor-to-floor height for the

main level and 2.7 to 3.0 metres for the upper level, leaving room for the roof structure, insulation, and any

mechanical systems running through the ceiling cavity. The main floor often sits slightly above grade (300 to 450

millimetres) to protect against moisture intrusion and meet BC Building Code requirements for habitable space

above the surrounding grade — a particularly important consideration in Metro Vancouver's wet marine climate

where ground-level moisture is a constant concern.

The upper storey of a laneway house is typically where the design gets creative. Many laneway houses use the

upper level as the primary living space — kitchen, living room, and dining area — with bedrooms on the ground

floor. This layout takes advantage of the better natural light and views available on the second storey while keeping

the bedroom level quiet and protected from lane activity. The 8.5-metre height allowance provides enough room for

comfortable ceiling heights on both levels, though vaulted ceilings or dramatic double-height spaces are generally

not feasible within the envelope.

Roof form affects how efficiently you use the height allowance. A flat roof maximizes usable interior space within

the 8.5-metre limit because there is no wasted volume in a peaked attic. However, flat roofs require more careful

waterproofing and drainage design in Vancouver's heavy-rain climate, and some neighbourhood design guidelines

encourage pitched roofs for aesthetic compatibility. A moderately pitched roof (4:12 to 6:12 slope) is a common

compromise that provides reasonable interior volume while shedding rain effectively and fitting within the height

limit.
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There are also angular plane controls that can further restrict the effective height of portions of the building.

These controls are designed to protect the privacy and sunlight access of neighbouring properties. The angular

plane is typically measured from a point at the property line and angles inward, creating a sloped invisible ceiling

that the building cannot penetrate. On narrow lots or lots where the laneway house is close to the side property line,

the angular plane can force the upper storey to step back from the edges, reducing the usable floor area on the

second level.

Setback requirements interact with height restrictions in important ways. The rear setback from the lane is

typically minimal (as little as 0.9 metres in some configurations), but side setbacks must be maintained, and the

combination of setbacks and angular plane controls defines the actual buildable volume on your specific lot. An

experienced architect can model this three-dimensional envelope to maximize the usable space.

For garden suites (the equivalent ADU form on lots without lane access), the height limit may differ depending on

the specific zoning provisions and how the garden suite is classified. Some configurations limit garden suites to 1.5

storeys or impose a lower height cap than the full 8.5 metres allowed for lane-accessed laneway houses. Check

your lot's specific zoning to confirm which provisions apply.

One practical consideration for homeowners is that the 8.5-metre height allowance, combined with the increased

FSR limit of 0.25, gives designers enough room to create genuinely liveable two-bedroom homes with proper

ceiling heights, storage, and living space. Earlier versions of Vancouver's laneway program, with tighter height and

area limits, produced units that often felt cramped. The current regulations represent a meaningful improvement in

the quality of housing that can be built within the laneway house framework.

Q14

Laneway House Parking Space Requirements in Vancouver

The parking requirement for laneway houses in Vancouver has been removed — as of June 30, 2024, the

City of Vancouver eliminated minimum parking requirements for all residential land uses city-wide, which

means you are no longer required to provide a dedicated on-site parking space for a laneway house or any

other dwelling unit. This is one of the most significant regulatory changes affecting laneway house construction in

recent years, and it has meaningful implications for both design flexibility and project cost.

The removal happened in two stages. In fall 2023, the City removed minimum parking requirements for multiplexes,

residential uses in the West End, and properties within the Broadway Plan area. Then on June 26, 2024, Council

approved amendments to the Parking Bylaw that expanded the removal to cover all land uses city-wide, effective

June 30, 2024. This means that regardless of where your property is located in the City of Vancouver — east side,
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west side, Dunbar, Marpole, Kitsilano, or anywhere else — there is no longer a minimum number of parking spaces

required for residential development.

This change is particularly impactful for laneway houses because the previous parking requirement was one of the

most common obstacles to building them. Under the old rules, a single-family property with a laneway house

needed to provide parking for both the main dwelling and the laneway unit. On a standard 33-foot-wide Vancouver

lot, accommodating two parking spaces plus a laneway house in the rear portion of the property was a tight fit that

constrained the laneway house's footprint and sometimes made projects financially or physically unfeasible.

With the parking requirement gone, homeowners gain several practical advantages. More buildable area at the

rear of the lot can be devoted to the laneway house itself or to landscaping and outdoor amenity space. The

laneway house can be positioned more flexibly on the lot without needing to reserve space for a parking pad or

carport. And the cost savings from not building a parking surface, which typically ran $3,000 to $8,000 for a

properly graded and surfaced pad, can be redirected to the building itself.

It is worth noting what the removal of parking minimums does not mean. It does not prohibit you from including

parking — if you want a parking space for the laneway house tenant or for your own use, you are free to include

one. It simply means the City will not require it as a condition of your development permit. Many homeowners

choose to maintain some parking capacity, particularly if the main house has a driveway that naturally provides a

parking area. The key difference is that it is now your choice rather than a regulatory mandate.

Bicycle parking and storage are encouraged as part of Vancouver's broader transportation strategy, and while

not a hard requirement for laneway houses in all zones, providing secure bicycle storage is good practice and

attractive to tenants. Many laneway house designs incorporate a small covered bicycle storage area near the

entrance, which is inexpensive to build and adds practical value.

The parking removal also affects the financial analysis of a laneway house project in a positive way. Previously,

some lots could not accommodate both parking and a reasonably sized laneway house, making the project

unviable. Now, those same lots can support a laneway house that uses the full allowable footprint. On a

constrained lot, this can mean the difference between a cramped 500-square-foot unit and a comfortable 700-

square-foot unit — a size increase that translates directly into higher rental income and better liveability.

For homeowners concerned about street parking availability, the reality in most East Vancouver and south

Vancouver neighbourhoods is that on-street parking is adequate for the modest parking needs generated by a

laneway house. Many laneway house tenants in Vancouver do not own a car at all, relying instead on transit,

cycling, and car-sharing services. The city's investment in transit infrastructure, protected bike lanes, and car-share

availability makes car-free living increasingly practical, particularly in the inner-city neighbourhoods where laneway

houses are most common.
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If your property is in a municipality outside the City of Vancouver — such as Burnaby, New Westminster, or

Richmond — parking requirements may differ. Each municipality sets its own parking bylaws, and while many are

following Vancouver's lead in reducing minimums, the specifics vary. Always confirm the parking requirements for

your specific municipality before finalizing your laneway house design.

Q15

BC Bill 44 Small-Unit Housing Impact on ADUs in Richmond & Delta

BC's small-unit housing legislation — primarily Bill 44 (2023) and the follow-up Bill 25 (2025) — significantly

expands what you can build as an accessory dwelling unit in Richmond, Delta, and most Metro Vancouver

municipalities. These provincial laws override local zoning restrictions that previously limited single-family lots to

one home, requiring municipalities to permit secondary suites, laneway houses, and in some cases multiplexes on

lots that were historically zoned for detached houses only.

Bill 44, formally the Housing Statutes (Residential Development) Amendment Act of 2023, established the

foundation. It requires all local governments in BC to update their zoning bylaws to allow at least one secondary

suite or one accessory dwelling unit (such as a laneway house or garden suite) on every single-family residential

lot. For municipalities with populations over 5,000 that fall within urban containment boundaries — which includes

both Richmond and Delta — the requirements go further. Lots currently zoned for single-family or duplex use must

permit three to four units: three units on lots smaller than 280 square metres, and four units on lots 280 square

metres or larger. Lots within a prescribed distance of frequent transit stops that are larger than 280 square metres

must allow up to six units.

The original compliance deadline for Bill 44 was June 30, 2024. Then in November 2025, the province passed Bill

25, which removed additional barriers and required greater consistency in how municipalities implement the small-

unit housing rules. Bill 25 sets a new compliance deadline of June 30, 2026 for municipalities to update their

bylaws to meet the expanded requirements.

For homeowners in Richmond, this is particularly significant. Richmond has historically had restrictive zoning

around secondary dwellings, and many neighbourhoods had no pathway to build a detached ADU at all. Under the

provincial mandate, Richmond must now permit at least one detached ADU (garden suite or laneway-style house)

on single-family lots, and depending on lot size and transit proximity, may need to allow three, four, or even six

units. Richmond's large lot sizes in many residential areas — often 6,000 square feet or more — put most

properties well above the 280-square-metre threshold, meaning four-unit zoning applies to a wide swath of the

city.
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In Delta, the situation varies by neighbourhood. The urban areas of Ladner and Tsawwassen fall within the urban

containment boundary and are subject to the full multi-unit requirements. More rural areas of Delta may have

different treatment, but the baseline requirement for at least one secondary suite or ADU on single-family lots

applies across the municipality.

What this means in practical terms for your ADU project is that you no longer need to wait for your municipality

to proactively rezone your neighbourhood. The provincial legislation compels the change, and if your local

government has not yet updated its bylaws, you may still be able to proceed by referencing the provincial

requirements. However, building code compliance, servicing requirements, and development permit guidelines still

apply at the municipal level. You will still need to meet BC Building Code standards for the structure, connect to

municipal water and sewer, provide adequate parking (though Bill 44 also limits municipalities' ability to impose

excessive parking requirements), and satisfy fire access provisions.

The provincial legislation does not override environmental constraints such as Richmond's flood plain

considerations or Delta's Agricultural Land Reserve protections. Properties within the ALR are generally exempt

from the multi-unit upzoning provisions. Similarly, lots in areas with known geotechnical hazards or insufficient

municipal servicing capacity may face additional review. Consulting with your municipality's planning department

early in the process will clarify which provisions apply to your specific property and what approvals you need to

move forward.
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Q16

Maximum Lot Coverage for Main House Plus Laneway in Vancouver

The maximum site coverage in Vancouver when combining a main house and a laneway house is 50

percent of the total lot area, meaning all buildings, structures, and covered areas on your property cannot occupy

more than half of the lot's footprint. This is a firm cap set by the City of Vancouver's zoning and development bylaw,

and it is one of the most common constraints homeowners encounter when planning a laneway house addition to

an existing property.

Site coverage is calculated by measuring the horizontal footprint of all roofed or covered structures on the lot,

including the main house, the laneway house, any detached garage or carport, covered porches and decks,

pergolas with solid roofing, and accessory structures like garden sheds. Open decks without overhead cover, at-

grade patios, and uncovered walkways generally do not count toward site coverage, though there are specific

dimensional thresholds that can trigger inclusion.

On a standard 33-by-122-foot Vancouver lot (approximately 4,026 square feet), the 50 percent coverage cap

means all structures combined can cover a maximum of roughly 2,013 square feet of ground. A typical older

Vancouver home on this lot size has a main house footprint of 1,200 to 1,500 square feet. If your main house

covers 1,400 square feet, you have approximately 600 square feet of remaining coverage available for a laneway

house — enough for a compact one-bedroom or a generous studio, but not enough for a large two-bedroom layout

at grade.

This is where the two-storey option becomes strategically important. A two-storey laneway house can deliver 800

to 1,000 square feet of living space with a ground-floor footprint of only 400 to 500 square feet, staying well within

your coverage budget while maximizing usable floor area. The laneway house floor space is separately capped at

0.25 times the total lot area (the floor space ratio), which on a 4,000-square-foot lot gives you up to 1,000 square

feet distributed across both floors. The site coverage and floor area limits work together to shape what is buildable.

If your existing main house is particularly large — some Vancouver lots have houses that were built or renovated to

maximize the main house footprint — the remaining coverage budget for a laneway house may be very tight. In this

situation, homeowners sometimes explore reducing the main house footprint by removing an attached garage,

an enclosed porch, or an accessory structure to free up coverage room. Demolishing an existing detached garage

at the rear of the lot, which is common as this is typically where the laneway house will sit, immediately reclaims

that garage's footprint within the coverage calculation.

The city also considers below-grade structures differently. A basement that is entirely below finished grade does

not count toward site coverage (though it counts differently for floor area calculations). This distinction can be

relevant if your main house has a walkout basement that partially protrudes above grade on a sloped lot, as the
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above-grade portion may be included in the coverage calculation.

Before starting design work, request a zoning enquiry from the City of Vancouver's planning department. This will

confirm your lot's specific zoning district (RS-1, RS-5, RT zones, etc.), the applicable site coverage limit (while 50

percent is the standard, some zones have slightly different limits), and any additional district-specific regulations

that apply. Your architect can then prepare a site coverage analysis as part of the preliminary design, mapping

out all existing structures and demonstrating that the proposed laneway house fits within the allowable envelope.

Getting this analysis right at the outset prevents the frustrating scenario of designing a laneway house that looks

great on paper but exceeds coverage limits and gets rejected at the permit stage.

Q17

Surrey Lot Coverage Limits for In-Law Suite Additions

Whether you can add a side in-law suite addition without exceeding lot coverage depends entirely on your

specific zoning designation, lot size, and how much of your lot is already covered — but many Surrey

properties in single-family zones have enough room if the addition is modestly sized. The key is

understanding how Surrey's Zoning Bylaw No. 12000 calculates lot coverage and what your particular zone allows.

Surrey's most common residential zones are RF (single-family) designations. In the RF zone, maximum lot

coverage is typically 40% of the lot area, though this varies by sub-zone. RF-12 lots (minimum 669 square metres)

allow 40% coverage, while larger RF-SD lots may have different thresholds. Lot coverage in Surrey's bylaw

includes the footprint of the principal dwelling, any attached or detached accessory buildings (garages, sheds,

carports), and covered outdoor areas like carports. A new side addition for an in-law suite adds directly to this

calculation.

Let's work through a practical example. Say you have a standard RF-12 lot at 700 square metres (about 7,500

square feet). At 40% lot coverage, you're allowed 280 square metres of total building footprint. If your existing

house footprint is 150 square metres and your detached garage is 40 square metres, you've used 190 square

metres — leaving 90 square metres (roughly 970 square feet) of buildable footprint. A 55-square-metre (600

square foot) in-law suite addition would fit within the coverage limit with room to spare.

However, lot coverage isn't the only constraint — side setbacks often present the bigger challenge. Surrey

requires a minimum side yard setback of 1.8 metres (about 6 feet) on each side in most RF zones, and the

combined total of both side setbacks must meet a minimum that varies by zone. If your house is already close to

one side property line, adding a side addition may not leave enough setback on that side. You'll need a current

survey certificate showing the exact position of your house relative to property lines.
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Floor Space Ratio (FSR) is another critical constraint. Surrey's RF zones typically allow an FSR of 0.52 to 0.60,

meaning total floor area (all storeys combined) cannot exceed that fraction of the lot area. A secondary suite's floor

area counts toward FSR. On our example 700-square-metre lot at 0.52 FSR, maximum total floor area is 364

square metres. If your existing two-storey home already uses 280 square metres of floor area, you'd have 84

square metres left — enough for a modest suite but not a large one.

Surrey has been generally supportive of secondary suites as part of its housing strategy. The city permits

secondary suites in all single-family zones, and a 2024 policy update aligned with BC's provincial housing

legislation further streamlined the process. However, the suite must be within the principal dwelling or an addition

attached to it — Surrey's rules for detached suites (laneway houses) are a separate category with different

regulations.

Before committing to a design, take these steps. First, order a current site survey if you don't have one — this

costs $1,500 to $2,500 and shows exactly where your house sits on the lot. Second, visit Surrey's Planning &

Development counter or use the online mapping tool to confirm your zoning designation and all applicable setback,

coverage, and FSR limits. Third, have your designer run the numbers against your specific lot before investing in

full architectural drawings. A preliminary zoning review with Surrey's planning staff is free and can save you

thousands in design fees if a side addition turns out to be infeasible.

If lot coverage on the side is too tight, consider alternatives: a rear addition (which may have a smaller setback

requirement), a second-storey addition over existing footprint (adds floor area without adding lot coverage), or a

combination approach where a smaller side bump-out is paired with interior reconfiguration.

Q18

FSR Limits for Home Additions in Vancouver Single-Family Zones

The City of Vancouver now caps floor space ratio at 0.6 FSR for a standalone single-family home with a

secondary suite, following the citywide rezoning from RS zones to the new R1-1 (Residential Inclusive)

district that rolled out through 2024 under BC's Bill 44 legislation. This is a meaningful reduction from the

previous 0.7 FSR that applied under the old RS-1 and similar zones, and it directly limits how much floor area you

can add to an existing house through an addition.

FSR is calculated by dividing the total floor area of all buildings on the lot by the lot area. On a standard 33-foot by

122-foot Vancouver lot (approximately 4,000 square feet or 372 square metres), a 0.6 FSR allows roughly 2,400

square feet of total floor area across all levels of the house. If your existing home already uses 1,800 square feet,

you would have approximately 600 square feet of room for an addition — enough for a modest bump-out, a rear
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extension, or a small second-storey addition, but not enough for a major expansion on all fronts.

Under the previous RS-1 zoning, the 0.7 FSR on that same lot would have permitted approximately 2,800 square

feet, giving you 400 additional square feet to work with. That difference matters when you are trying to add a family

room, expand a kitchen, or build over an existing single-storey section of the house.

It is important to understand that the 0.6 FSR figure applies specifically to a single-family dwelling with suite. The

R1-1 zone was designed to encourage multiplex housing, and the FSR allowances increase for projects that add

more units. A multiplex with three to six units can achieve 0.7 FSR as a standard market project, and that increases

to 1.0 FSR if all units are secured rental or if the project includes a below-market homeownership unit through a BC

Housing partnership. However, if you are simply adding onto your existing single-family home, the 0.6 FSR is your

ceiling.

Several elements of your home may be partially or fully exempt from FSR calculations, which can give you

slightly more room than the raw number suggests. Open balconies, covered porches that remain open on at least

two sides, and certain below-grade areas (such as a basement that qualifies as a crawl space rather than habitable

floor area) may be excluded or receive partial exemptions depending on the specific provisions of the R1-1 district

schedule. Basements are particularly nuanced — the City of Vancouver has historically allowed a portion of below-

grade floor area to be excluded from FSR, provided the basement floor is sufficiently below finished grade. This

provision was a key reason many Vancouver homes maximized their basement space under the old RS-1 rules,

and similar provisions continue under R1-1.

For homeowners planning an addition, the practical implication is that you need a precise FSR calculation before

committing to a design. This means measuring (or having your architect measure) the total existing floor area of

your home according to the City's specific measurement methodology, then determining how much room remains

under the 0.6 FSR cap. The City of Vancouver's measurement rules differ in some respects from how a real estate

agent might calculate square footage — for example, the City measures to the outside face of exterior walls,

includes stairwells, and has specific rules about how to treat double-height spaces, mezzanines, and attached

garages.

If your existing home already approaches or exceeds 0.6 FSR — which is common for homes built or renovated

under the old 0.7 FSR rules — you may find that a conventional addition is not feasible without first reducing floor

area elsewhere, such as by removing an enclosed porch or converting a finished basement area back to storage.

Alternatively, you could explore whether your project qualifies under a different density provision of the R1-1 zone,

though this would involve adding dwelling units rather than simply expanding a single-family home.

Before investing in detailed architectural drawings, request a preliminary zoning review from the City of

Vancouver's planning counter. Staff can confirm your property's current zoning designation, calculate the permitted

FSR, and identify any site-specific constraints such as heritage overlays, view cones, or tree protection
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requirements that could further limit your addition. This step typically costs nothing and can save thousands of

dollars in design revisions later.
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Q19

Side Yard Setback Requirements for Home Additions in Burnaby

Burnaby's current R1 zoning district sets the interior side yard setback at 1.2 metres (approximately 4 feet)

for residential buildings, though the exact requirement depends on the type of housing being built and the

specific configuration of your lot. This regulation was established as part of Burnaby's comprehensive zoning

overhaul in mid-2024, when the City consolidated all of its previous single-family residential zones (R1 through R5

and similar designations) into the new R1 Small-Scale Multi-Unit Housing (SSMUH) district to comply with BC's

provincial housing legislation.

For a straightforward single-family home addition — adding a room, extending the kitchen, or bumping out the side

of the house — the 1.2-metre interior side yard setback is the critical number. This is measured from the

outermost face of the building (including any projections like bay windows or cantilevered sections) to the side

property line. On a standard 50-foot-wide Burnaby lot, a 1.2-metre setback on each side leaves you with

approximately 13.6 metres (44.6 feet) of buildable width, which is quite generous for most addition projects.

The exterior side yard setback — which applies to corner lots where one side yard faces a street — is larger,

typically 3.5 metres (approximately 11.5 feet). If your property is on a corner, this larger setback on the street-

facing side significantly reduces the buildable area for a side addition, and you will need to account for it early in the

design process.

There are important nuances that affect how close your addition can actually get to the property line in practice. The

BC Building Code imposes fire separation requirements for walls near property lines. Any wall within 1.2 metres

of a property line must achieve a minimum one-hour fire-resistance rating with no unprotected openings (no

windows, no doors, no vents). Between 1.2 metres and 2.4 metres from the property line, windows are permitted

but may need to be fire-rated or limited in size. This means that even if the zoning bylaw allows you to build 1.2

metres from the line, placing your addition there means that side wall must be a solid, fire-rated assembly — no

windows for natural light or ventilation on that face.

For many homeowners in Burnaby, this creates a practical design tension. Building close to the minimum setback

maximizes interior space but eliminates the possibility of side windows, which can make rooms feel dark and

closed-in. Experienced architects working on Burnaby additions often recommend pulling back to at least 1.5 to

2.0 metres from the property line to allow for windows while still maintaining a reasonable building footprint. This is

especially relevant for bedrooms, where the BC Building Code requires an egress window of minimum 0.35

square metres that opens to the exterior — a requirement that cannot be met on a windowless fire-rated wall.

Certain building elements may be permitted to project into the setback area without triggering a violation.

Burnaby's zoning bylaw typically allows eaves, gutters, and roof overhangs to project up to 0.6 metres into a
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required setback. Sills, belt courses, cornices, and similar architectural features may project a smaller distance.

However, structural elements of the building — walls, foundations, decks, and stairs — must remain within the

setback line.

If your addition design requires building closer than the 1.2-metre setback, you would need to apply for a

development variance permit (DVP) through the City of Burnaby. This involves submitting a formal application,

paying a fee (typically $1,500 to $3,000), and going through a public notification process where neighbouring

property owners are informed of your proposal. Setback variances are not guaranteed — the City evaluates each

request based on the impact on neighbours, the justification for the variance, and whether the reduced setback

creates safety or livability concerns.

Before committing to a design, visit Burnaby's planning counter with your property address and a rough sketch of

your proposed addition. Staff can confirm the specific setback requirements for your lot, identify any additional

constraints (such as easements, restrictive covenants, or tree protection requirements), and advise on whether a

variance would be needed. This preliminary consultation is free and can save significant money on design

revisions.

Q20

How Vancouver's Former 0.7 FSR Limit Affects Your Addition

The 0.7 FSR limit you are referencing applied under Vancouver's previous RS-1 zoning, which has since

been replaced by the R1-1 (Residential Inclusive) district with a reduced FSR cap of 0.6 for single-family

homes with suite — meaning you actually have less room to add than you may have been calculating. This

citywide rezoning rolled out through 2024 as Vancouver implemented BC's Bill 44 legislation, and it affects virtually

every former RS-1 property in the city. If you are planning an addition based on the old 0.7 FSR figure, your design

may need to be scaled back.

To understand the practical impact, consider a standard Vancouver lot of 4,000 square feet (372 square metres).

Under the old 0.7 FSR, the maximum total floor area was approximately 2,800 square feet. Under the current 0.6

FSR, that drops to approximately 2,400 square feet — a reduction of 400 square feet. For an addition project, this

difference can mean the difference between a generous family room extension and a modest bump-out.

The first step in determining how much you can add is calculating your existing floor area according to the City of

Vancouver's measurement methodology. This is not the same as the square footage listed on your property

assessment or real estate listing. The City measures to the outside face of exterior walls, includes all enclosed floor

area on every level (main floor, upper floor, basement), counts stairwells and mechanical rooms, and has specific
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rules about partial-height spaces and areas below grade. Your architect or a building designer familiar with

Vancouver's regulations can perform this calculation accurately.

Once you know your existing floor area, subtract it from the maximum permitted under 0.6 FSR to determine your

addition allowance. For example, if your home currently contains 2,100 square feet of countable floor area on a

4,000-square-foot lot, your maximum permitted area is 2,400 square feet, leaving you 300 square feet for an

addition. That is enough for a single-room extension — a bedroom, a home office, or a mudroom and pantry — but

not enough for a multi-room expansion.

However, several provisions can stretch your effective allowance beyond what the raw FSR number suggests.

The most significant is the treatment of below-grade floor area. Vancouver has historically excluded a portion of

basement area from FSR calculations, provided the basement meets specific criteria for how far below finished

grade the floor sits. Under the old RS-1 rules, this exclusion was generous enough that many homeowners built out

large basements without counting them fully toward FSR. The R1-1 district schedule continues to provide below-

grade exclusions, though the specific thresholds may differ from the old rules. If your existing basement qualifies for

partial or full exclusion, your above-grade addition allowance increases accordingly.

Other elements that may be excluded from FSR include open balconies, covered porches and verandas that are

open on at least two sides (subject to area limits), and certain utility areas. These exclusions are modest

individually but can collectively free up 100 to 200 square feet of additional buildable area.

There is also a crucial interaction between FSR and other zoning constraints that can limit your addition more than

FSR alone. Lot coverage (the percentage of the lot footprint covered by buildings), setbacks (minimum distances

from property lines), and building height all constrain where and how you can build. You might have FSR room for

a 300-square-foot addition, but if your home already sits close to the maximum lot coverage or the side setback,

there may be no physical location on the lot where you can place that additional floor area without violating another

regulation.

For homes that were built or renovated to the full 0.7 FSR under the old RS-1 rules, the transition to 0.6 FSR

creates a legal non-conforming situation. Your existing home is grandfathered — you are not required to

demolish floor area to comply with the new lower FSR. However, you generally cannot add more floor area to a

home that already exceeds the current FSR limit. In some cases, you may be able to renovate and reconfigure

existing space without adding floor area, which does not trigger FSR compliance. This is a nuanced area of zoning

law, and the specifics depend on the scope of your renovation and how the City classifies the work.

The bottom line is that the shift from 0.7 to 0.6 FSR has meaningfully reduced the addition potential for single-family

homes in Vancouver. Before investing in design work, get a precise FSR calculation from a qualified professional

and confirm it with the City's planning counter. This $500 to $1,000 investment in a preliminary assessment can

prevent tens of thousands of dollars in wasted design fees on an addition that exceeds what the zoning permits.
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Q21

Lot Coverage Limits: District vs City of North Vancouver

The lot coverage limits differ between the District of North Vancouver and the City of North Vancouver, with

the City generally allowing approximately 30% lot coverage for the principal building in its RS-1 and RS-2

one-unit residential zones, while the District's coverage limits vary by zone and lot size across its RS1

through RS5 single-family residential designations. Understanding which municipality your property falls in —

and which specific zone applies — is essential before designing any addition, because exceeding the lot coverage

limit is one of the most common reasons addition projects require costly redesigns.

In the City of North Vancouver (the smaller, more urban municipality centred around Lonsdale), the RS-1 and RS-

2 one-unit residential zones set lot coverage for the principal building at approximately 30% of the lot area. For a

typical 5,000-square-foot lot in the City, this means the total footprint of your home — measured as the area of the

lot covered by the outermost walls of all levels of the principal building, including any portions of the building that

cantilever beyond the foundation — cannot exceed approximately 1,500 square feet. Accessory buildings such as

detached garages and garden sheds have their own separate coverage allowances.

The City of North Vancouver has also been implementing new zoning provisions for small-scale multi-unit housing

(SSMUH) in response to BC's provincial housing legislation. Under these updated regulations, the maximum lot

coverage can increase — for example, up to 35% for a single housing unit and 40% for two or more housing

units in certain zones. If you are adding a secondary suite or coach house as part of your addition project, you may

qualify for the higher coverage allowance, but this applies to multi-unit configurations, not a simple single-family

home expansion.

In the District of North Vancouver (the larger municipality covering the slopes and valleys north of the City), the

zoning framework is more complex because there are multiple residential zones (RS1 through RS5, plus specialty

zones like RSE for Edgemont and RSH for the Highlands) with varying lot coverage requirements. The District's RS

zones generally allow lot coverage in the range of 30% to 35% for the principal building, but the exact percentage

depends on your zone designation and, in some cases, on the size of your lot. Larger lots in the District's more rural

zones may have lower coverage percentages but higher absolute coverage areas due to the lot size, while smaller

lots in more urbanized areas may have slightly higher percentage allowances to ensure a practical minimum

building footprint.

A critical distinction in both municipalities is the difference between building coverage (the footprint of roofed

structures) and site coverage (which may also include paved areas, patios, and other impervious surfaces). Some

zoning bylaws regulate both, and even if your building footprint is within the lot coverage limit, exceeding the

maximum impervious surface coverage can trigger additional stormwater management requirements. This is
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particularly relevant on the North Shore, where the mountainous terrain and heavy rainfall create significant

stormwater runoff concerns, and both municipalities have been tightening their impervious surface regulations.

When calculating lot coverage for an addition, remember that covered porches, attached carports, and cantilevered

upper floors all contribute to the footprint calculation in most cases. However, certain elements may be exempt or

partially exempt — eaves and roof overhangs up to a specified projection (typically 0.6 metres) are generally

excluded, and uncovered decks at grade level often do not count toward building coverage. The specific

exemptions vary between the City and the District, so do not assume that a provision in one municipality applies to

the other.

For homeowners on the North Shore, the practical challenge is that many lots are irregularly shaped or steeply

sloped, which reduces the usable building area even before lot coverage limits come into play. Setback

requirements eat into the buildable envelope from all sides, and on a steep lot, portions of the property may be

unbuildable due to grade constraints or geotechnical hazards. The effective lot coverage limit on a challenging lot

can feel much more restrictive than the percentage on paper.

Before designing your addition, obtain a site survey showing the exact lot dimensions, existing building footprint,

and grade elevations. Both the City and the District require this as part of a building permit application, and having it

early allows your architect to calculate the remaining lot coverage allowance accurately. In both municipalities, you

can request a preliminary zoning review at the planning counter — bring your survey and a rough sketch of your

proposed addition, and staff will confirm the applicable lot coverage limit, setbacks, and other relevant regulations

for your specific property.
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Q22

Do Covered Porches and Decks Count Toward Lot Coverage in Richmond?

In Richmond, covered porches and decks can count toward lot coverage calculations, but certain covered

areas qualify for a partial exemption from floor area ratio calculations under specific conditions — and it is

important to understand that lot coverage and FSR are two separate regulations that each constrain your

addition independently. The distinction between what counts toward each calculation is one of the most

commonly misunderstood aspects of Richmond's Zoning Bylaw 8500, and getting it wrong can derail your addition

project.

Richmond's zoning bylaw sets the maximum lot coverage for buildings at 50% in most single-family residential

zones, meaning that buildings (measured by their roofline or outermost structural projection) cannot cover more

than half the lot area. There is also a broader site impermeability limit of 70%, meaning that no more than 70% of

the lot may be occupied by buildings, structures, and non-porous surfaces combined. These are hard caps — your

addition plus the existing building footprint must stay within both limits.

For lot coverage calculations, covered porches and covered decks generally do count because they are roofed

structures attached to the building. The roof creates the footprint that defines lot coverage, regardless of whether

the space beneath it has walls. A covered porch that extends 3 metres from the rear of your house across a 10-

metre width adds 30 square metres to your building's lot coverage footprint, even though it has no walls and is open

to the elements on three sides.

The FSR (floor area ratio) calculation is where Richmond offers a meaningful exemption for covered outdoor

areas. Under Zoning Bylaw 8500, up to 10% of the total permitted floor area for the lot may be excluded from the

FSR calculation if that floor area is used exclusively for covered areas of the principal building, provided those

covered areas are open on two or more sides, are never enclosed, and are not located more than 0.6 metres

above the lowest horizontal floor. This exemption is designed to encourage covered porches and ground-level

verandas without penalizing homeowners in the FSR calculation.

To put this in practical terms, if your lot permits 300 square metres of total floor area, up to 30 square metres of

covered porch area could be excluded from the FSR count. That is enough for a generous covered porch or

veranda, and it means the covered area does not eat into the floor space you can use for enclosed rooms inside

the house. However, the conditions are strict — the covered area must remain permanently open on at least two

sides, cannot be enclosed with screens or glass panels (even retractable ones), and must be at or very near grade

level.

Uncovered decks at grade level are generally treated differently from covered structures. An uncovered deck that

sits less than 0.6 metres above grade typically does not count toward either lot coverage or FSR, since there is no
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roof and the structure is essentially at ground level. However, a raised deck — one that sits more than 0.6 metres

above the surrounding grade — may be treated as a structure that contributes to lot coverage, particularly if it has

railings and supporting posts that create a defined footprint.

The interaction between these rules matters enormously for addition design in Richmond. Many Richmond lots are

relatively compact, and the 50% lot coverage limit can be the binding constraint even when you have FSR room to

spare. A common scenario is a homeowner who wants to build a rear addition with a covered patio — the enclosed

addition and the covered patio both count toward the 50% lot coverage, and on a smaller lot, this combination may

push the total footprint past the limit even though the FSR calculation (with the 10% exemption for the patio) still

shows available room.

Richmond also has specific rules about how overhanging eaves and roof projections are measured for lot

coverage purposes. Eaves that project beyond the building wall are typically excluded from lot coverage

calculations up to a specified distance, but beyond that threshold, they count. This can affect addition designs

where a wide eave or covered walkway extends the effective footprint of the building.

Before finalizing your addition design, have your architect prepare a dual calculation showing both the lot

coverage and FSR impacts of the proposed addition, including any covered porches or decks. Submit these

calculations to Richmond's planning department for confirmation before proceeding to the building permit stage.

Richmond's planning staff can be reached through the Zoning section at City Hall, and they routinely review these

types of calculations as part of preliminary zoning inquiries.

Q23

Front Yard Setback and Porch Rules in New Westminster

New Westminster's RS-1 (Single Detached Residential) zoning district determines front yard setbacks

based on the context of existing buildings on either side of your property, and unenclosed porches are

permitted to project into the required front setback — making a front porch addition achievable even when

the setback seems restrictive. This contextual approach to front setbacks is somewhat unusual among Metro

Vancouver municipalities and works in your favour if the neighbouring homes are set close to the street.

The front yard setback in New Westminster's RS-1 zone is not a single fixed number like many other municipalities

use. Instead, the bylaw allows buildings to be erected or structurally altered to project into the required front yard to

the average depth of the front yards of existing buildings on either side. This means if the houses immediately

to the left and right of your property are set back 6.0 metres and 7.0 metres from the front property line respectively,

your front setback is calculated as the average: 6.5 metres. This averaging approach allows additions to maintain
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the established streetscape rhythm rather than imposing an arbitrary setback that may not match the

neighbourhood character.

If one or both adjacent lots are vacant, or if the existing buildings are set back significantly further than typical for

the street, the standard minimum front setback in the bylaw applies as a fallback. The specifics depend on the

version of the bylaw and any amendments that may apply to your area, so confirming the exact requirement with

the City's planning department is essential.

Regarding porches within the front setback, New Westminster's zoning bylaw allows unenclosed porches to

project into the required front yard. Based on the City's regulations, unenclosed porches can extend a meaningful

distance — in some zoning provisions, up to 3.2 metres (approximately 10.5 feet) into the required front setback.

This is a generous allowance that makes it entirely feasible to add a covered front porch to your home even when

the building itself must respect the front setback line. The porch must remain unenclosed, meaning it cannot have

solid walls, full-height glass panels, or screening that would effectively turn it into an enclosed room. Roof support

columns, railings, and half-walls up to a reasonable height are generally permitted.

There are important height restrictions on porches and decks in New Westminster. Covered decks or porches are

generally not permitted above 3.89 metres (12.75 feet) in height in the RS-1 zone. This means a ground-level

covered front porch with a standard 2.4 to 2.7-metre ceiling height is well within the limit, but a second-storey

balcony or a porch with an unusually tall roof structure could run afoul of this restriction.

The site coverage limit is another constraint to keep in mind. In New Westminster's RS-1 zone, all principal

buildings in total cannot cover more than 35% of the site area. A front porch with a roof adds to your site coverage

footprint, so if your existing home is already close to the 35% limit, adding a porch may push you over. On a typical

New Westminster lot of 5,000 to 6,000 square feet, the 35% coverage limit allows approximately 1,750 to 2,100

square feet of building footprint — generous enough for most homes with a porch, but worth calculating precisely

before proceeding.

New Westminster has a distinct heritage character in many of its residential neighbourhoods, particularly in areas

like Queens Park, Brow of the Hill, and Sapperton. If your property is in a Heritage Conservation Area or is

individually designated as a heritage property, additional design guidelines apply to any front-facing addition or

porch. These guidelines typically address architectural style, materials, proportions, and how the addition relates to

the historic character of the building and the neighbourhood. Heritage review adds time and complexity to the

permit process but can also provide access to incentives such as relaxed zoning standards or grants for heritage-

compatible improvements.

For a straightforward front porch addition on a non-heritage property, the building permit process in New

Westminster typically takes 6 to 10 weeks from application to issuance. You will need architectural drawings

showing the porch design, its relationship to the front setback, and how it affects site coverage. A site survey
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showing the existing front setback and property boundaries is strongly recommended and may be required. Contact

New Westminster's Planning Division or visit the planning counter at City Hall for a preliminary zoning review

specific to your property before investing in detailed design work.

Q24

Building to the Side Yard Setback Limit in Delta BC

Delta's RS1 (Single Detached Residential 1) zone sets the minimum interior side yard setback at 1.5 metres

(approximately 5 feet), and the City will permit you to build right to that limit — but the BC Building Code

fire separation requirements and practical considerations often mean you will want to pull back slightly

further. The zoning bylaw establishes the legal minimum, and there is no unwritten expectation that you provide

more space than what the bylaw requires. However, building exactly to the minimum triggers several code

provisions that affect your wall design, window placement, and construction costs.

Under Delta's Zoning Bylaw No. 7600, the 1.5-metre interior side yard setback applies to the principal building on

standard RS1-zoned lots. The exterior side yard setback on corner lots is significantly larger at 3.5 metres

(approximately 11.5 feet), reflecting the City's desire for greater separation where a building faces a public street.

Make sure you know which type of side yard you are dealing with — interior (adjacent to another residential

property) or exterior (adjacent to a street) — because the numbers are very different.

When you build your addition to the 1.5-metre minimum, the BC Building Code fire separation rules become the

dominant design constraint on that wall. At 1.5 metres from the property line, the exterior wall must achieve a

minimum one-hour fire-resistance rating, and no unprotected openings (windows, doors, or vents) are

permitted. This means the wall facing your neighbour at the minimum setback must be a solid, fire-rated assembly

— typically 5/8-inch Type X drywall on the interior, fire-rated sheathing, and a cladding material that meets the

combustibility requirements. No windows, no glass block, no louvers, and no dryer vents on that face.

This fire separation requirement has significant implications for livability and natural light. A bedroom on the side

of your addition that faces the property line at 1.5 metres cannot have a window on that wall. The BC Building Code

requires every bedroom to have an egress window (minimum 0.35 square metres of unobstructed openable area)

for emergency escape, and that window must be located on a different wall — the front, rear, or opposite side. If

your addition is narrow and the only practical window locations are on the side walls, you may need to increase the

setback to at least 2.0 metres to allow fire-rated windows, or to 2.4 metres or more to allow standard unprotected

windows, depending on the specific code provisions for your building configuration.
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Certain building elements are typically permitted to project into the setback area without violating the bylaw.

Eaves, gutters, and roof overhangs can generally extend up to 0.6 metres into the required side yard. Architectural

features like window sills, belt courses, and pilasters may project a smaller distance. However, structural walls,

foundations, bay windows, and cantilevered floors must stay within the 1.5-metre line. If your eaves overhang by

0.6 metres, the actual wall of your addition would need to be set back at least 2.1 metres from the property line to

keep the eave projection within bounds — or you would need to design the roof with a minimal overhang on the

setback side.

From a practical construction standpoint, building at the minimum setback creates challenges for scaffolding,

exterior finishing, and future maintenance. A 1.5-metre gap between your building and the property line (which may

also be close to the neighbour's fence or building) leaves very little room for workers and equipment. Some

contractors add a modest premium — typically 5% to 10% — for work in tight side-yard conditions because the

logistics of material handling, ladder placement, and scaffolding are more difficult.

Delta's building permit process includes a zoning compliance review where staff verify that your proposed

setbacks meet the bylaw requirements. If your plans show the building exactly at the 1.5-metre minimum, the permit

will be issued (assuming all other requirements are met) without requiring additional space. There is no

discretionary review or neighbour notification for building to the established setback — unlike a variance

application, which does involve public input.

If you need to build closer than 1.5 metres to the side property line, you would need to apply for a Development

Variance Permit (DVP) through the City of Delta. This process involves a formal application, public notification to

neighbours, and a decision by Council. Side setback variances are not uncommon in Delta, particularly on narrow

lots or lots with unusual configurations, but they require a justification beyond simply wanting more floor area.

Before finalizing your design, obtain a current site survey showing the exact property boundaries. Many

homeowners are surprised to learn that their property line is not where they assumed — fences, hedges, and other

informal boundaries often do not align with the legal lot lines. Building your addition based on an assumed property

line, only to discover during construction that the actual line is 300 millimetres closer, can create an expensive

setback violation. A survey by a registered BC Land Surveyor typically costs $1,500 to $3,000 and is money well

spent for any addition that approaches the minimum setback.
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Q25

Rear Yard Setback Requirements for Extensions in Vancouver

In the City of Vancouver, rear yard setback requirements for a ground-level home extension are typically a

minimum of 7.9 metres (approximately 26 feet) from the rear property line in standard RS-zoned single-

family lots, though the exact requirement varies depending on your specific zoning district and lot depth.

This is one of the most common constraints homeowners encounter when planning a ground-floor addition, and

understanding how it is calculated can make the difference between a feasible project and one that requires a

variance.

The City of Vancouver's Zoning and Development Bylaw establishes setback requirements for each residential

zone. For the most common single-family zones — RS-1, RS-1A, RS-1B, RS-2, RS-3, and RS-5 — the rear yard

setback is generally expressed as a percentage of lot depth or a fixed distance, whichever is greater. In RS-1

zones, which cover a large portion of Vancouver's east and west side neighbourhoods, the rear setback is typically

the greater of 7.9 metres or 25% of the lot depth. For a standard 33-foot-wide Vancouver lot with a typical depth

of 120 feet (36.6 metres), 25% would be 9.1 metres, so the percentage calculation governs. On a shorter 100-foot

lot, the 7.9-metre fixed minimum would apply instead.

There are important nuances that affect how the setback is measured and what it means for your extension. The

setback is measured from the rear property line to the nearest wall of the principal building, not to eaves,

decks, or uncovered stairs. Certain architectural features are permitted to project into the required rear yard. Eaves

and gutters can typically extend up to 600 millimetres into the setback. Uncovered, unenclosed porches and

stairs may project up to 1.5 metres into the rear setback provided they do not exceed a certain width. Bay

windows are sometimes permitted to project a modest distance into the setback, typically 600 millimetres, provided

they meet specific width and height limitations — but this is not a blanket allowance and depends on the zone.

For ground-level extensions specifically, the critical question is how much buildable space exists between the

current rear wall of your house and the required setback line. If your existing home was built decades ago and sits

well forward on the lot, you may have substantial room for a rear extension. Many older Vancouver homes —

particularly character homes from the 1920s through 1960s — were built with rear yards of 12 to 15 metres, leaving

4 to 7 metres of potential extension space before hitting the setback limit. Conversely, newer homes built closer to

the maximum allowable building envelope may have very little room for a rear addition without triggering a variance.

The setback requirement also interacts with floor space ratio (FSR) and site coverage limitations. Even if you

have adequate setback room for a rear extension, you must stay within the maximum FSR for your zone (typically

0.60 to 0.70 in RS zones, depending on the specific district and lot size) and the maximum site coverage (typically

45% of the lot area). A ground-level extension adds to both your FSR and your site coverage, so you need to verify
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that your project does not exceed either limit. The City of Vancouver's online zoning enquiry tool can help you

determine your current FSR and site coverage, or you can request this information from the planning counter.

Corner lots and through lots have different setback rules. A through lot (one that fronts on two parallel streets)

may have a reduced rear setback because the "rear" is technically another street frontage. Corner lots may have a

flanking street setback that is less restrictive than the rear setback, which can create opportunities for extensions on

the side rather than the rear.

If your proposed extension cannot meet the required rear yard setback, you have two options. First, you can

redesign the addition to fit within the setback — perhaps reducing the depth of the extension or using a stepped

floor plan that respects the setback along part of the rear wall while extending further where the lot geometry

permits. Second, you can apply for a development variance permit (DVP) to reduce the rear setback. In

Vancouver, DVP applications are reviewed by the Director of Planning, and decisions consider the impact on

neighbours, the character of the neighbourhood, and whether the variance is minor or substantial. Rear setback

variances are among the more commonly requested and approved variances, particularly when the encroachment

is modest (1 to 2 metres) and does not create significant overlook or shadowing issues for neighbours. DVP

application fees are approximately $1,530 for minor variances and $2,450 for standard variance applications,

and the review process typically takes 12 to 20 weeks including the notification period.

Before investing in detailed drawings, I strongly recommend booking a preliminary inquiry with the City of

Vancouver's Development Services counter. Bring your property's PID number and legal description, and the

planner can confirm your specific zoning designation, applicable setbacks, current FSR, and site coverage. This 15-

minute conversation can save you thousands of dollars in design fees by establishing the actual buildable envelope

before your architect begins drawing.

Q26

Do Underground Additions Count Toward FSR in Metro Van?

In most Metro Vancouver municipalities, underground additions and basement extensions are partially or

fully exempt from floor space ratio (FSR) calculations, but the exemption rules vary significantly from city

to city and depend on how far the basement sits below grade. This is one of the most strategically important

zoning details for homeowners planning an addition, because a basement extension that falls outside FSR can give

you substantially more usable space than the same square footage built above ground.

In the City of Vancouver, the Zoning and Development Bylaw provides a partial FSR exemption for basements.

Floor area located below the "base surface" (a calculated average grade level around the building) is generally
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excluded from FSR, provided the ceiling height of the basement does not exceed 1.2 metres above the base

surface. If the basement ceiling projects more than 1.2 metres above grade at any point, the full floor area of that

storey is counted toward FSR. This rule exists to prevent homeowners from building what is effectively a full above-

ground storey and calling it a basement. For practical purposes, this means a true underground addition where the

ceiling is at or near grade level is FSR-exempt, but a walkout basement or a basement with window wells that

raises the effective floor-to-grade relationship above the 1.2-metre threshold will count.

The City of Vancouver also has specific rules for basement crawlspaces and storage areas. Areas with a ceiling

height of less than 1.5 metres are typically excluded from FSR regardless of their relationship to grade, because

they are not considered usable floor area.

Burnaby takes a similar but distinct approach. Under Burnaby's Zoning Bylaw, a basement is defined as a storey

that is more than 50% below finished grade. Floor area in a true basement is generally excluded from the gross

floor area calculation, but Burnaby has additional provisions that limit the total floor area of the basement relative to

the footprint and may include certain basement areas if they are designed as habitable space with full-height

ceilings and windows. The specific exclusions depend on the zoning category and the building type.

Surrey has historically been more generous with basement FSR exemptions. In most single-family zones, the

entire basement floor area is excluded from FSR provided the storey qualifies as a basement under Surrey's

definition — generally meaning the floor-to-ceiling height of the portion above grade does not exceed a specified

threshold. Surrey's approach has encouraged basement development, which is one reason basement suites are

extremely common in Surrey homes.

North Vancouver (both City and District) applies FSR exclusions for basements but with specific height-above-

grade restrictions similar to Vancouver's approach. The District of North Vancouver, where many properties are on

sloped lots, has particularly detailed rules about how grade is measured for the purpose of determining whether a

storey qualifies as a basement. On a steeply sloped lot, one side of the house may have a full walkout basement

that is entirely above grade, while the other side is fully buried — the FSR treatment depends on the average grade

calculation.

Coquitlam, Port Coquitlam, and Port Moody each have their own definitions and thresholds, but the general

pattern across the Tri-Cities is consistent with the broader Metro Vancouver approach: genuinely underground

space is excluded or partially excluded from FSR, while semi-above-grade space that functions like a main floor is

counted.

From a strategic planning perspective, this FSR treatment makes underground additions one of the most

valuable expansion options in Metro Vancouver's tight zoning environment. If your lot is already close to maximum

FSR (which is common in Vancouver, where many homes have been renovated or rebuilt to maximize allowable
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floor area), a basement extension may be the only way to add significant living space without demolishing existing

above-grade floor area.

The cost implications are significant, however. Underground construction in Metro Vancouver typically costs $350

to $600 per square foot — substantially more than above-grade construction at $300 to $500 per square foot —

due to the excavation, waterproofing, structural engineering, and soil management requirements. Properties in

Vancouver's west side and parts of North Vancouver often have challenging soil conditions including high water

tables and glacial till that increase excavation costs. Seismic requirements under the BC Building Code add further

engineering complexity, as below-grade walls must resist both lateral soil pressure and earthquake forces.

Waterproofing is non-negotiable for underground additions in Metro Vancouver's marine climate, where annual

rainfall ranges from 1,100 to 2,400 millimetres depending on location. A proper waterproofing system for a

basement extension includes exterior waterproof membrane, drainage board, perimeter drainage tile connected to

the storm sewer, and interior moisture management. Budget $15,000 to $35,000 for waterproofing on a typical

basement extension, depending on the size and depth.

Before committing to an underground addition, verify the specific FSR exemption rules with your municipality's

planning department. Bring preliminary drawings showing the proposed grade relationship, ceiling heights, and

window placement, as these details determine whether your basement qualifies for the exemption. A miscalculation

that results in the basement counting toward FSR could derail the entire project if your lot is already near its FSR

limit.

Q27

Bay Window and Fireplace Setback Encroachments in Burnaby

Yes, Burnaby's Zoning Bylaw does permit certain architectural projections to encroach into required

setback zones, and bay windows and fireplace bump-outs are among the most common permitted

encroachments — but each has specific size and location limitations you must stay within. Understanding

these allowances can give you valuable additional space in your addition design without triggering a variance

application.

Under Burnaby's zoning regulations, bay windows are generally permitted to project into required side and rear

yard setbacks by up to 600 millimetres (approximately 2 feet), provided they meet several conditions. The bay

window must not extend over more than a specified percentage of the wall length — typically around 30% to 40%

of the total wall on which it is located. The projection must be above grade (it cannot extend to the foundation), and

it must have windows on at least two of its three exposed faces to genuinely qualify as a bay window rather than a

Vancouver Home Additions — vancouverhomeadditions.com — Generated March 15, 2026



bump-out disguised as one. The bay window encroachment typically applies only to the principal building, not to

accessory structures.

These limitations are important because some homeowners and designers attempt to use the bay window

allowance to create what is effectively a room extension rather than a true window projection. If the projection is

wider than the allowable percentage of the wall, has a solid wall on two of three sides, or extends from floor to

ceiling across the full storey height, the building inspector is likely to classify it as a building encroachment rather

than a permitted bay window projection, which would require a variance.

Fireplace and chimney projections are also permitted into setback zones in Burnaby, typically up to 450 to 600

millimetres depending on the specific zone. A fireplace bump-out — the portion of an exterior wall that projects

outward to accommodate a firebox and flue — is treated as a minor architectural feature rather than a building

encroachment provided it stays within the permitted projection distance and does not exceed a specified width

(commonly 3.0 metres or less). The chimney above the roofline may project further into the setback as chimneys

and flue pipes are generally excluded from setback calculations altogether.

It is worth noting that in Metro Vancouver's seismic zone, exterior masonry chimneys are subject to additional

structural requirements under the BC Building Code. A traditional brick or stone chimney projecting from an exterior

wall must be properly tied to the building's structure to resist lateral seismic forces. This is not a zoning issue per

se, but it affects the design and cost of a fireplace bump-out and is something your structural engineer must

address.

Eaves, gutters, and cornices can also project into setback zones in Burnaby, typically by up to 600 millimetres.

This allowance is separate from the bay window and fireplace allowances and applies to roof overhangs on any

wall of the building. This is particularly relevant for addition design because a generous eave overhang — desirable

in Metro Vancouver's rainy climate for protecting walls and windows from moisture — does not consume your

setback space.

Uncovered decks, patios, and stairs at or near grade level may also project into rear and side setbacks in certain

Burnaby zones, though the rules for these features are more zone-specific than for bay windows. An uncovered

deck less than 600 millimetres above grade is often permitted to extend into the rear setback, which can be useful

for integrating outdoor living space with a rear addition.

Here is where homeowners commonly run into trouble: stacking multiple encroachments. Having a bay window,

a fireplace bump-out, and an extended eave all projecting into the same setback zone is technically permitted if

each individual feature complies with its specific rules, but the cumulative visual effect can draw scrutiny from

planning staff during the permit review. If the combined projections make it appear that the building is substantially

encroaching into the required setback, you may be asked to provide additional justification or reduce one or more of
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the projections.

The practical value of these encroachment allowances in Burnaby is significant for addition design. On a typical

Burnaby lot with a 1.2-metre side setback, a 600-millimetre bay window projection gives you an additional band of

space that can make a narrow room feel substantially wider. In a bedroom or living room within your addition, a

well-placed bay window not only adds floor area but also brings in natural light and creates architectural interest —

both of which enhance the livability and resale value of the space.

Before finalizing your addition design, confirm the specific encroachment allowances for your zoning district at

Burnaby's planning counter. Bring a site plan showing the existing building, property lines, and the proposed

projections, and ask the planner to confirm which features qualify as permitted encroachments. This verification

costs nothing and can prevent expensive redesigns later in the permit process. If your proposed projections exceed

the permitted limits, Burnaby's development variance permit process is available, though it adds $1,500 to $3,000

in application fees and 8 to 16 weeks to your timeline.
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Q28

How Easements Affect Home Addition Placement in Langley

Easements on your property in Langley create legally protected zones where you cannot build, and they

can significantly restrict where a home addition can be placed — sometimes eliminating what appears to

be buildable space entirely. The most common easements in Langley are utility easements, drainage easements,

and right-of-way easements, each with different implications for your addition project.

A utility easement grants a utility company (BC Hydro, FortisBC, Telus, or the Township/City of Langley's water

and sewer departments) the right to access a strip of your property for the installation, maintenance, and repair of

underground or overhead infrastructure. In Langley, utility easements are extremely common — virtually every

residential lot has at least one. They are typically 2 to 5 metres wide and run along the front, rear, or side of the

property, often parallel to the street. The critical rule is that you cannot build any permanent structure within a

utility easement. This includes not just the main walls of your addition but also foundations, footings, concrete

patios, and in many cases even covered decks. Some utility easements also restrict landscaping — you cannot

plant large trees whose roots could interfere with underground pipes or cables.

The most frustrating scenario for homeowners in Langley is discovering a rear utility easement that effectively

reduces the buildable depth of the lot. If your lot has a 3-metre utility easement along the rear property line and the

zoning bylaw already requires a 7.5-metre rear setback, you are dealing with a combined 10.5-metre restriction

from the rear property line. On a typical Langley lot with a depth of 30 to 35 metres, this can eliminate a substantial

portion of the yard for addition purposes.

Drainage and stormwater easements are particularly common in the Township of Langley, where many

residential areas were developed on agricultural land with existing drainage patterns. These easements protect

ditches, swales, culverts, and underground stormwater infrastructure, and they can be quite wide — 5 to 10 metres

in some cases. Drainage easements often run through the middle or along the side of a property, following the

natural watercourse, and they carry strict building restrictions. Unlike utility easements, where the utility company

might theoretically agree to relocate infrastructure (at your expense), drainage easements protect hydrological

function and are almost never released or relocated.

Statutory rights-of-way (SRWs) are similar to easements but are registered as charges on the property title under

the Land Title Act of British Columbia. SRWs in Langley commonly provide access for municipal services,

emergency vehicles, or shared infrastructure. They function like easements in terms of building restrictions — you

cannot place permanent structures within them — but they are often more visible on the title documents because

they are registered as separate charges rather than embedded in the subdivision plan.

Vancouver Home Additions — vancouverhomeadditions.com — Generated March 15, 2026



To determine exactly what easements exist on your property, you need to obtain a current title search from the

BC Land Title Office (available through a lawyer, notary, or online service for approximately $15 to $30) and review

the registered plans associated with your title. Easements are described by reference to a plan number, and you

may need to request copies of the original subdivision plans or statutory right-of-way plans to see the exact location

and dimensions. A site survey ($1,500 to $3,000) is essential for plotting the easements on your lot and

determining the actual buildable area. Do not rely on fences, visible infrastructure, or assumptions about where

easements are located — the registered plan is the only authoritative source.

In Langley specifically, two additional types of restrictions can affect addition placement. Restrictive covenants

registered on the title may limit building height, exterior materials, lot coverage, or the location of structures on the

lot. These are not technically easements but function similarly as building constraints. Environmental setbacks

from watercourses, riparian areas, and Streamside Protection and Enhancement Areas (SPEAs) under the

Township of Langley's Environmental Protection bylaw and the provincial Riparian Areas Protection Regulation can

impose 15 to 30-metre no-build zones from the top of bank of any fish-bearing or significant watercourse.

Properties backing onto salmon streams, which are common in Langley's rural and semi-rural areas, can face

severe building restrictions that go well beyond standard zoning setbacks.

If easements constrain your preferred addition location, you have limited options. Redesigning the addition to

avoid the easement zone is usually the most practical approach. Depending on your lot configuration, this might

mean building upward (a second-storey addition) rather than outward, extending in a different direction, or reducing

the addition's footprint. Obtaining an easement release or modification from the easement holder is technically

possible but rarely practical — utility companies are generally unwilling to release easements, and the process of

relocating underground infrastructure at your expense can cost $20,000 to $100,000 or more.

Before investing in design work for your Langley addition, spend the $2,000 to $4,000 on a title search and site

survey to map all easements, SRWs, covenants, and environmental setbacks. This upfront investment clarifies

exactly how much buildable space you have and prevents the far more expensive scenario of designing an addition

that encroaches on an easement — only to discover the problem during the permit review.

Q29

Setback Rules for Detached Workshops and Studios in Coquitlam

In Coquitlam, detached accessory buildings like workshops and studios must generally be set back a

minimum of 1.5 metres from the rear property line, 1.5 metres from side property lines, and must maintain

the full required side and rear setback of the principal building if the accessory structure exceeds a certain
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height — typically 3.6 to 4.5 metres depending on the zone. These setback requirements are found in

Coquitlam's Zoning Bylaw and vary somewhat depending on your specific residential zone designation.

For the most common single-family residential zones in Coquitlam (RS-1, RS-2, RS-3, and similar designations),

the accessory building setback rules follow a tiered approach based on the height and size of the structure:

Single-storey accessory buildings under 3.6 metres in height enjoy the most relaxed setback requirements.

These structures — which encompass most standard workshops, garden studios, and single-storey home offices —

typically require a minimum 1.5-metre setback from the rear property line and 1.5 metres from side property

lines. This is substantially less than the setback required for the principal building (which is typically 7.5 metres for

the rear and 1.8 to 2.4 metres for the sides), making the rear portion of your lot the prime location for an accessory

building.

Taller accessory buildings approaching or exceeding 4.5 metres are subject to increased setback

requirements that may approach or match those of the principal building. This is designed to prevent homeowners

from building what is effectively a secondary dwelling in the back yard with minimal separation from neighbours. If

you are planning a studio with a loft, a two-storey workshop, or an accessory building with a steep roof pitch that

pushes the peak above the threshold height, confirm the specific height-to-setback relationship for your zone.

Lot coverage and floor area limits constrain the size of accessory buildings in addition to the setback

requirements. Coquitlam typically limits total site coverage (all buildings combined) to 35% to 40% of the lot area,

and accessory buildings are capped at a maximum floor area — often 10% of the lot area or 48 square metres

(approximately 516 square feet), whichever is less. For a typical Coquitlam lot of 550 to 700 square metres, this

means your workshop or studio can be roughly 48 to 55 square metres at most. Larger accessory buildings may

require a development permit or special approval.

The relationship between the accessory building and the principal dwelling also affects setback rules.

Coquitlam's bylaw typically requires a minimum separation distance between the principal building and any

accessory building — often 2.4 metres — to provide adequate fire separation and maintain light and air circulation.

This separation requirement can limit where on the lot the accessory building can be placed, particularly on

narrower or shallower lots where the principal building already occupies most of the buildable width.

Fire separation requirements under the BC Building Code add another layer of constraint. An accessory building

located within 1.2 metres of a property line must have a fire-rated exterior wall on the side facing the property line

— typically achieved with 5/8-inch Type X drywall on the interior of the wall and non-combustible or fire-rated

exterior cladding. If the accessory building has no openings (windows or doors) on the wall facing the property line

and is within the allowable setback zone, the fire-rated wall construction is manageable. However, if you want

windows on that wall for natural light — common in a studio or workshop — you may need to increase the setback
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to 1.5 metres or more, or install fire-rated window assemblies, which are significantly more expensive than standard

windows.

For homeowners in Coquitlam's hillside areas — particularly in Eagle Ridge, Westwood Plateau, or Burke Mountain

— topography introduces additional considerations. The bylaw's height measurement is taken from the natural

grade at the building location, and on sloped lots the effective height as seen from a downhill neighbour can be

substantially greater than the measured height. Some hillside zones have supplementary regulations that increase

setback requirements for accessory buildings on sloped lots or limit the height measured from the lower grade

rather than the average grade.

Permitted uses within accessory buildings also affect the regulatory requirements. A workshop or studio used for

personal hobbies, a home office without client visits, or storage is treated as a standard accessory use. However, if

you intend to operate a home-based business with client visits, deliveries, or employees, Coquitlam's home

occupation regulations impose additional requirements including parking provisions and potentially a business

licence with land use approval. An accessory building used as living space — a guest suite, rental unit, or in-law

suite — is subject to entirely different regulations, including Coquitlam's secondary suite or detached accessory

dwelling unit policies, which have their own setback and design requirements.

Permit costs for a detached accessory building in Coquitlam include the building permit fee (calculated as a

percentage of the declared construction value, typically $500 to $1,500 for a standard workshop or studio),

architectural or design drawings ($1,500 to $4,000 depending on complexity), and potentially a site survey if one

does not already exist ($1,500 to $3,000). The permit review timeline is generally 6 to 10 weeks for a

straightforward accessory building that complies with all setback and zoning requirements.

Before designing your workshop or studio, visit Coquitlam's planning counter with your property address and

proposed concept. The planner can confirm your zone designation, the specific setback requirements, the

maximum allowable floor area, and any supplementary regulations that apply to your lot. This free consultation is

the most reliable way to establish your design parameters.

Disclaimer: This guide is provided for informational purposes only by Vancouver Home Additions. It does not constitute

professional advice. Always consult qualified, licensed contractors and your local building authority before starting any home

addition project. Information is current as of March 15, 2026 and may change. Visit vancouverhomeadditions.com for the latest

answers.

Vancouver Home Additions — vancouverhomeadditions.com — Generated March 15, 2026


