VILLAGE OF BELCARRA
ZONING ADVISORY COMMITTEE
VILLAGE HALL
June 14, 2017

BELCARRA 6:30 pm

1. CALL TO ORDER
Chair John Stubbs will call the meeting to order.

APPROVAL OF THE AGENDA
2.1  Agenda for June 14, 2017

Recommendation:
That the Zoning Advisory Committee agenda for June 14, 2017 be approved as
circulated.

3. ADOPTION OF MINUTES

3.1  Minutes of May 24, 2017

3.2 Action Items:

Recommendation:
That the minutes of the Zoning Advisory Committee meeting held May 24, 2017 be
adopted.

4. CHAIR’S REMARKS

PRESENTATION

5.1 Richard White to facilitate Group Discussion re: Floor Area, Site Coverage and
Height (continuation of May 24, 2017 Meeting Discussion)
e Attachment 1: Presentation on Floor Area, Site Coverage and Height

5.2 Dan Watson to provide a presentation on BC Assessment Data with a question
and answer opportunity
e Attachment 2: Presentation on BC Assessment Data

NEXT STEPS
ADJOURNMENT

Recommendation:
That the June 14, 2017 meeting be adjourned.

Next Meeting Date: Wednesday, July 26, 2017
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Site Coverage

Definition (proposed, based on discussion at May 24 meeting)

e [he percentage figure obtained when the total projected area of all buildings anad
structures Is divided by the site area.

General Regulations (not confirmed, for group discussion)

® [Xxceptions:
e Permeable decking
e (Cantilevered structures

e Higher (e.g. 40%) for smaller properties, then decreases (e.g. 20%) for larger properties to
ensure that smaller properties aren’t disadvantaged

Models (complex sloped site)
Including Decks and Garage = 45%




Site Coverage

Models (complex sloped site)

Excluding Balconies/Overhangs = 38%




Height

Definition (consensus from May 24 meeting)

e Measured from average natural grade.
e Measured to the highest point of the building or structure.

General Regulations (not confirmed, for group discussion)

e Maximum height for single family homes - 8.6 m, 9.6 m, or 10.6 m?

e Height iIs measured at various points along the perimeter of the building at average natural
grade.

Model (complex sloped site)
Existing Bylaw (Average Finished Grade)

Height from Average Finished
Grade: 25.2 ft (7.7 m)

 Ensigd rade

- = = 10.6mM (34.7 ft)
- 9.6M (31.5 ft)
- = = 8.6mM (28 ft)

North Elevation

Proposed Height Measure (Average Natural Grade)
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Height from Average Natural
Grade: approx. 35.9 ft (11 m)

- = = 10.0mM (34.7 ft)
- = 9.0m (31.5 ft)
- = = 3.0m (28 ft)

North Elevation



Floor Area

Definition (proposed, based on discussion at May 24 meeting)

e [he figure obtained when the total projected tloor area of all storeys and attics of the
orincipal bullding and all accessory bulldings Is divided by the site area.

General Regulations (not confirmed, for group discussion)

® [Xxceptions:
e Building space below average finished grade does not count toward FSR
e Balconies or decks do not count towards FSR
e Detached garages do not count towards FSR
e (Others to add”



FAR Model (complex sloped site)

The models below illustrate the difference between existing and
proposed FAR calculations, both for finished and natural grade.

l Area included in FAR calculation

llustration of natural grade llustration finished grade

—_ —_

FAR measured using natural grade FAR measured using finished grade
(existing method) (existing method)

FAR measured using natural grade FAR measured using finished grade
(proposed method) (proposed method)
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BC Assessment Data

June 14, 2017




BC Assessment Data Review

Looking at BC Assessment data
provides an approximate “snapshot”
of current built conditions in Belcarra.

To get a sense of existing data, we will look at the
range of property sizes and house sizes in Belcarra.

The data is limited in some respects, and as such is

provided for consideration along with the values and
aspirations of the committee.

Zoning Bylaw Advisory Committee



BC Assessment Data - existing conditions

Proportion of Residential Properties by Lot Area

A

Residential Lot Size
Categories

B o-0.25acre
] 025-05acre
| Jos-075acm
. Jo7s-1acre
L | 1-2acres
I 2+ acres

:

>
S
ol
7

C) /’!{l

2

)
Sascade
P

illage of Belcarra
e

lllll

/_f
d
1

0.25 to 0.5 acres
118 properties
37%

0.5 to 0.75 acres
70 properties
22%

1to 2 acres
34 properties
11%

Observations:
e 83% of private residential properties in Belcarra
are less than 1 acre.
e This means that 17% of properties comply with
the existing minimum lot size of 1 acre.

Note:
e (Crown Land has been excluded from the
map because it includes parkland, rural, and
Institutional land rather than residential land.




BC Assessment Data - existing conditions

Distribution of Properties by Lot Area
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BC Assessment Data - existing conditions
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This data EXCLUDES:

decks

garages

carports

outbuildings (attached
or detached)

Vi Ilage of Belcarra
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Property Size (Acres) Note: Data excludes Crown

Land and Camp Howdy Lands.

According to BC Assessment, building size is determined by the actual
size of the structure, either measured on site or from building plans.

On average, developed properties are built to 28% of permitted floor area
excluding basements, and 41% including basements.

It is important to remember that regulations such as setbacks, maximum
height, and maximum lot coverage may also restrict the development
potential of properties.




BC Assessment Data - existing conditions

Existing net built floor area (excluding basements) and
existing permitted floor area
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Property Size (Acres) Note: Data excludes Crown
Land and Camp Howdy Lands.
This data EXCLUDES: e Basements are excluded from this data. The ZAC may decide to
basements iInclude some basement area in FAR calculations.
decks
garages
carports
outbuildings (attached
or detached)
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	Chair John Stubbs will call the meeting to order.
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	 Attachment 1: Presentation on Floor Area, Site Coverage and Height
	5.2 Dan Watson to provide a presentation on BC Assessment Data with a question and answer opportunity
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	6. NEXT STEPS
	3.1 2017 05 24 ZAC Minutes.pdf
	1. CALL TO ORDER
	Chair Stubbs called the meeting to order at 6:35 pm.
	2. APPROVAL OF THE AGENDA
	3. ADOPTION OF MINUTES
	 The Provincial Government’s energy efficiency mandate will adopt a Step Energy Code moving toward “Net 0” in 2032
	5. PRESENTATION
	5.1 Martin Greig Workshop:
	Martin Greig provided a presentation on the following:
	a) Terminology
	b) Definitions
	Key Definitions:
	 Site Coverage: the maximum or minimum lot coverage is the portion of the parcel that may be covered by principal and accessory uses.
	 Floor Area Ratio: determines the size of the building as a proportion of the property size.
	 Height: In Belcarra, height is measured by the vertical distance from the Average Finished Grade to the highest point of the building or structure.
	Discussion ensued with regard to:
	 Site coverage in Belcarra is currently a standard definition, measured at grade
	 40% lot coverage, as in Belcarra, is rarely an issue
	 Detached decks would be measured to the outside posts
	 The definition of decks at grade
	 Cantilevered decks would not count as FAR but would count as lot coverage
	 Permeability and environmental issues
	 Environmental impacts
	 Different natural zones within Belcarra
	 The potential to manage the loss of views
	 The difference between proposed grade and natural grade
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	 The issue of whether to include basements in FAR
	Martin Greig noted that lot coverage is looking at the total horizontal area. The Floor Area Ratio (FAR) is the habitable portion. He suggested natural grade to measure the height of buildings, finished grade for allowable reduction for the basement ...
	Richard White noted permeability does not relate to site coverage alone. Storm water runoff is a separate issue. He proposed that if there are differences of opinion with regard to the definition of FAR, the September Open House will provide an opport...
	Don Reid presented an example of regulating lot coverage by using a chart and formula to calculate percentages.
	Richard White noted that basements could be handled with exceptions and that one level would be excluded and that an application to Council for variance would be required.
	John Stubbs called a 15 minute break at 8:03 pm
	Discussion ensued regarding the definition of height:
	 Encouraging building to the land topography with regard to the rights of all residents to view scapes and light
	 Upper stories may only be a percentage of the storey below
	 Higher lots have more flexibility
	 The Village current measurement of height is taken from the building code as a measure to ensure there is an ability for people to exit burning structures
	Martin Greig noted the importance of using natural grade as the fairest measuring point as it is where neighbors perceive their views and cannot be manipulated. Natural grade is established before a disturbance takes place.
	Richard White suggested different heights for lower zones by the water and more regulations in view areas. The Planning Consultants will bring models to the Committee.
	John Stubbs asked for consensus on continuing the meeting after 9:00 pm.
	Discussion continued with regard to height definition of various residences in the Village and the starting point for measuring the height of a structure.
	Richard White noted various natural zones within the Village and provided examples:
	 Any property not on the waterfront  - “Inland Residential”
	 Marine Avenue may be considered - “Almost Waterfront” with waterfront across the street
	 Any property on the waterfront - “Waterfront Residential”
	 Properties with no road access - “Waterfront Residential – No Road Access”
	6. OTHER BUSINESS
	The Planning Consultants will tour the Village with Councillor Jamie Ross and Lorna Dysart.
	7. NEXT STEPS
	Chair Stubbs suggested adjournment and that the Committee Members continue to explore ideas at upcoming ZAC meetings.




