VILLAGE OF BELCARRA

Revenue Generation Committee (RGC)
Revised Interim Report:

BELCARRA
1979 RS-1 Zoning Amendment

July 9, 2019

Submitted by Revenue Committee Members:
Tom Kim — Chair, Sharilyn Sweet — Vice Chair,
Brian Hirsch, Penny Moen and Matris Sulcs

Recommendation to Amend the Zoning Bylaw 510 Section 302 as follows:
One-Family Residential Zone (RS-1)
Section: 302.5 Subdivision of Land (see attachment (1))

(@) Minimum lot area: 1012 sg m (0.25 acres)

(b) Minimum lot width: 15.24 m (50 ft.)

from the current:
RS-1 Zone:
(@) Minimum lot area: 2023 sg m (0.5 acres)

(b) Minimum lot width: 10% of the perimeter of the lot.

Potential Revenue Impact/Benéefit to village

o Our recommendation is based on increasing Revenue to the Village by increasing density

e Potential increase in Annual Property taxes & Water Parcel taxes from increased
opportunities for future subdivision of qualifying lots.
e.g. Proposed: subdivision for MacDonald to create additional revenue based on lot value
and building.

¢ Development Cost Charges (presently being considered RGC) to be assessed for all new
major construction including each new building on the 0.25 acre lots.

¢ Amendment to the lot area and change to the minimum lot width which is more appropriate
& necessary, would make possible potential sales of qualifying Road Ends and future lot
subdivisions. Attachment: (1)

e The RS-1 Zone size amendment is consistent with the existing landscape of the Village of
Belcarra. Review BC Assessment Data report. Attachment: (2)
An excerpt from the BC Assessment Data Report (ZAC) dated June 14, 2017 outlines the
following valuable data: Proportion of Residential Properties by Lot Area.

-66 lots are less than 0.25 acre which is 21% of the total residential property lots in the
Village.

-118 lots are between 0.25 to less than 0.5 acre which is 37% of total residential lots in the
Village.
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Thus, with Bylaw 510 amended as proposed any of the 184 properties less than 0.5 acre,
i.e. 58 % of the existing lots in the Village of Belcarra would not be able to be subdivided.
The remaining properties that could apply for subdivision in the RS-1 Zone area would be
gradual over time while improving the number of smaller homes built on the 0.25 acre lots.
The amendment to minimum lot width is necessary as the existing 10% of the perimeter of
the lot does not work for most lots. A number of existing properties are 50 ft wide.

RM-3 Zone & the Official Community Plan (OCP) sets out a vision to provide alternative

housing opportunities by developing four homes on one acre lots. This Zone & the OCP
vision represent the concept of a lot area change to 0.25 acre properties which improves
density and enhances community sustainability.

Attachments: (3) & (4).

The RGC has been approached by two Belcarra residents to date, who desire to subdivide
their properties. This would create three new lots. MacDonald’s: 0.25 acre lot proposal.
Attachments: (5).

There are a number of property owners in the RS-1 zone who would also consider
subdividing their lots. This proposal provides more options for family members to stay
close to their parents who may want to down size in the future or require home care or
simply sell the subdivided lots in order to afford to stay.

The Committee believes that significant revenue will be generated which will be ongoing
and provide the Village funds to assist with existing and future infrastructure and cover
operating costs. This additional revenue will help maintain property taxes at affordable
levels.

The Committee is recommending the Council vote to move forward with the
Zoning Bylaw 510 Amendment to:

Section 302: One-Family Residential Zone (RS-1) Section 302.5 Subdivision of Land

(a) Minimum lot area: 1012 sq m (0.25) acres.
(b) Minimum lot width: 15.24 m (50 ft.)

Attachments:

1:
2:

3:
4.

Bylaw 510, 2018 — RS-1 Section 302 & 302.5.

Zoning Advisory Committee (ZAC) BC Assessment Data Report date June 14, 2017.
Village of Belcarra Proportion of Residential Properties by Lot sizes.

Bylaw 510, 2018- Section 305: RM-3 Zone, Section 305.2 (b) four residential uses.
Bylaw 435, 2011- Village of Belcarra Official Community Plan (OCP)

Content & Vision page 4. (d) & Polices & Actions page 5. () ii.

: Macdonald: 0.25 acre lot subdivision proposal.
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Attachment 1

Village of Belcarra Zoning Bylaw No. 510, 2018

Section 302: One-Family Residential Zone (RS-1)

302.1 Intent

This zone is intended to provide land solely for the purpose of single-family housing, as
well as one accessory couch house or one secondary suite per lot,

302.2  Permitted Principal Uses

a) Single Famlly Residential Use
b) Properties with an existing Duplex at the time of enactment of this Bylaw shall be

permitted to maintain that existing use

302,3 Permitted Accessory Uses

aj Home-Based Business Use (subject to the requirements of Section 210)

b) One (1) Accessory Secondary Suite Use (subject to the requirements of Section 213) or
one (1) Accessory Coach House Use (subject to the requirements of Section 214}

c} Accessory Parking Use

302.4  Floor Area and Floer Area Ratio (FAR)

a) Maximum Gross Floor Area of all Principal and Accessory Buildings shall be limited to
those determined by the calculations set out in the table below, excluding those areas

listed in Section 208 of this Bylaw:

Lot Area ’ Maximum Gross Floor Area Calculation
0-1,208sqm = (Lot Areax 0.06) + 502 sqm
{0—13,003 sq ft) [ = (Lot Area x 0.06) + 5,403 sq ft) ]
1,209 sqgm— 2,137 sq m) = (Lot Areax 0.07) + 492 sqm
(13,014 sq ft ~ 23,002 sq ft) { = (Lot Area x 0,07) + 5,296 sq fi) ]
2,1388qm -~ 4,738 sq m) = (Lot Area x 0.025) + 589 sqm
{23,013 sq ft — 51,000 sq ft) [ = (Lot Area x 0.025) + 6,340 sq £) ]
4,739 sqm— 8,083 sqm = (Lot Area x 0.044) + 499 sg m
(51,010 sq fi - 87,005 sq £) [=(Lot Areax 0.044) + 5,371 sq R) ]
> 8,083 sq m 855sqm

(> 87,005 sq ft) (9,203 5q ft)

b} In addition to {a}, the Maximum FAR or Gross Floor Area for a Principal Building that
exists or for which a building permit has been issued as of the enactment of this Bylaw
shall be the FAR or Gross Floor Area at that time or the maximum allowable FAR or Gross
Floor Area in subsection (a), whichever is greater.
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Village of Belcarra Zoning Bylaw No. 510, 2018

c) A Principal Bulfding shall have a Gross Fioor Area of not less than 75 square metres (807.3
square feet) and have a building width of not less than 7.5 metres (24.6 feet).

d}  The maximum Gross Fioor Area of all Accessory Bulldings on a parcel shali not exceed 150
square metres {1,615 square feet) and the maximum building footprint of all Accessory
Buildings on a parcel shall not exceed 92.9 square metres (1,000 square feet).

e)  (Seealso: Section 217 — Undersized Parcels),

J02.5 Subdivision of Land

a) Minimum lot area: 2,023 sq m {0.5 acres)
b) Minimum lot width: 10% of the perimeter of the lot

302.6  Site Coverage

a) Maximum 40%

302.7 Minimem Building Setbacks

a} Minimum building setbacks shall be in accordance with the following table:

Exterior Interior Lot Line
Front Lot | Rear Lot . . Exterior
. . Side Lot Side Lot
Use Line Line . ) Forested Land
Line Line
7.5m 75m 3m 1.5m Im

Principal Building  § 24.6ft) | (4.6 )@ | (9.8 1) (4.9 ft) (9.8 ft)

See® 15m 3m 1.5m 3m
Accessory (49m@ | (9.81f) (4.9 ft) (9.8 )
Buildings and
Accessory
Structures

b} No Accessory Building shall be located nearer to the Front Lot Line than the front wall of
the Principal Building, except Garages and Accessory Coach Houses with a maximum
helght not greater than 4 metres (13 feet) above Average Natura! Grade, which may be
located nearer to the Front Lot Line than the front wall of the Principal Bullding, but not
within 3 metres (9.8 feet) of the Front Lot Line (See Figure & for illustration).
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Village of Belcarra Zoning Bylaw No. 510, 2018

Figure 6. Accessory Building Front Setback lllustration (RS-1)
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Notwithstanding {a), Fences and Retaining Walis may be built at the property line.
Notwithstanding (a), in cases where the rear fot line [s the high water mark, the minimum
Rear Lot Line setback shall be 7.5 m {24.6 feet) for all Principal Buildings, Accessory
Bulldings, and Accessory Structures (see Section 215).

302,88  Buaildlngs and Structures

a}

b)

'C)

e}

The maximum number and maximum helght of Principal Bulldings, Accessory Buildings,
and Accessory Structures shall be in accordance with the following table:. '

_ | Maximum Number Maximum Height
Principal Buildings 1 ' 96m (3.5 )W
Accossory Buildings | 10 Tm(23.01)
Accessory Structures * [ Not Applicable Im@sme

No portion of the bullding shall be greater In height than 11.7 m (38.4 ft) to be measured
from the lowest finished grade adjacent to any exterior wall to the highest part of the
buliding, :

The Roof Drip Line of any accessory building shall not at any point project Inte a requlred
setback more than 60 centimetres (23.6 Inches). '
All exterior perimeter of an accessory building shall rise vertically-at 90 degrees from the
foundation throughout the fullest vertical extension of the exterior wall,

Maximum height. of Fences and Retaining Walls are subject to Section 214,

Where an Accessory Building Is only used for sewage disposal components, the Accessory
Building shall not be inciuded in the determination of the permitted number of Accessory
Buildings permitted on the parcel.
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Village of Belcarra Zoning Bylaw No. 510, 2018

302.9  Ofi-Street Parking

a) Off-street parking spaces shall be provided on the same lot as the use being served in
accordance with the following requirements:

i. Minimum of 2 spaces per principal Single Family Residential Use;

li. Minimum of 1 space per non-resident employee for Accessory Home-
Based Business Use;

iil. Minimum of 1 space per Accessory Secondary Suite Use; and

Iv. Minfmum of 1 space per Accessory Coach House Use.

302.10 Sustainability (enactment shall come futo force and effect on September 27, 2018)

a) All new construction for Principal and conditioned Accessory Buildings built under Part 9
of the BC Bullding Code shall fulfill the requirements of Step 3 of the BC Energy Step
Code.

b) All new construction for Principal and conditioned Accessory Buildings bullt under Part 3
of the BC Building Code shall fulfill the requirements of Step 2 of the BC Energy Step
Code,

302.11 Special Conditions
a) Signage

i.  Signage shall be limited to that permitted pursuant to Section 210
(M — Home Based Business use,
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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
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BC Assessment Data - existing conditions

Proportion of Residential Properties by Lot Area
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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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Zoning Bylaw Advisory Committee



Attachment 3

Village of Belcarra Zoning Bylaw No, 510, 2018

Section 305: Duplex or Four-House Zone (RM-3)

305.1 Intent
This zone is intended to permit the development of a Duplex Residential Use or between
two to four Single Family Residential Uses on residential land that is 1 acre (0.4 hectares)
or more,
3065.2 Permitted Principal Uses
a) One Duplex Residenttal Use; or
b) Two to four Single Family Residential Uses.
305.3 Permitted Accessory Uses

a) Home-Based Business Use (subject to the requirements of Section 210)

b) One (1} Accessory Secondary Suite Use (subject to the requirements of Section 213} or
one (1) Accessory Coach House Use (subject to the requirements of Section 214) per
Principal Residentlal Use.

c) Accessory Parking Use

305.4 Floor Area and Floor Area Ratio (FAR)

a) Maximum Gross Floor Area of all Principal and Accessory Buildings shall be limited to
those determined by the calculations set out in the tabie below, excluding those areas
listed in Section 208 of this Bylaw:

Lot Area Maximum Gross Floor Area Calculation
4,046 sg m — 4,738 sqm) = (Lot Area x 0.025)+ 589 sqm

(43,551 sq ft — 51,000 sq &) [ = (Lot Area x 0.025) + 6,340 sq ft) ]
4,739 sgm - 8,083 sqm = (Lot Area x 0,044) + 499 sqm

(51,010 sq ft - 87,005 sq fi) [ ={Lot Area x 0.044) + 5,371 sq f}) ]

> 8,083 sgm 855sqm

(> 87,005 sq fi) (9,203 sq ft)

b) tn addition to (a), the Maximum FAR or Gross Floor Area for a Principal Bullding that
exists or for which a bullding permit has been Issued as of the enactment of this Bylaw
shall be the FAR or Gross Floor Area at that time or the maximum allowable FAR or Gross
Floor Area in subsection (&), whichever is greater.

c} A Principal Building shall have a Gross Floor Area of not less than 75 sq m (807.3 sq ft) and
have a bullding width of not less than 7.5 m (24.6 ft},

d) The maximum Gross Floor Area of all Accessory Buildings on a parce! shall not exceed 150
sqm {1,615 sq ft) and the maximum bullding footprint of all Accessory Buildings on a
parcel shall not exceed 92.9 sq m {1,000 sq ft).
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Village of Belcarra Zoning Bylaw No. 510, 2018

305.5 Subdivision of Land

a) Minimum lot area — 4,047 sqm (1.0 acre)
b} Minimum lot width: 10% of the perimeter of the lot

305.6 Site Coverage

a} Maximum 40%

3057 Minimum Building Setbacks

a) Minimum building setbacks shall be In‘accordance with the following table:

Fro_nt Lot | Rear Exterior Side Interif)r Side
Use Line Lot Line | Lot Line Lot Line
7.5m 7.5m Im 1.5m
Principal Building (24.68) | (24.6H) | (9.80) (4.9 ft)
See®®@ 1 15m 3m 1.5m
Accessory Buildings (4.9 f)9 | (9.8 ) 4.9 iy
and Accessory
Structures

b} For properties with public road access:

1. No Accessory Building shall be located nearer to the Front Lot Uine
than the front wall of the Principal Building, except Garages.and
Accessory Coach Houses with a maximum height not greater than 4
metres (13 feet) above Average Natural Grade, which may be located
nearer to the Front Lot Line than the front wall of the Principal
Building, but not within 3 metres {9.8 feet) of the Front Lot Line
(See Figure 10 for illustration).
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Attachment 4
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Attachment 5

To: Tom Kim, Chair of the Revenue Generating Committee May 8,2019
cc. Mayor Belenkie
Dear Tom,

My wife Cathy and | have lived in Belcarra for forty five years, We love the area and
wish to maintain its existing character.

We also recognize that a virtual no growth community with future escalating costs can
only mean higher taxes per household.

We have a concept to increase the tax base. West Robson Road has ten lots ranging from
6800 to 11,000 square feet. There are also two one acre plus lots our property at 4903 and
4900 Robson Road. The assessed value of the five waterfront residences range from a
low of $1.87 million to a high of $3.37 million.

The concept we propose is to calve off a waterfront lot in the 11,000 square foot range
from our 1.36 acres. This would leave our lot at 1.1 acres and increase the number of area
compliant waterfront lots to six.

The new lot and house would have an assessed value of at least equal to the high end of
the existing residence. This $3.4 million assessment would produce annual village tax
revenue in the range of $3400. Add to this the annual $1000 water parcel tax. There
would also be permit fees and a water connection fee.

We have met with Mayor Belenkie and he has recommended we contact this committee
and ask you to use this proposal as an example of how revenue can be generated to
benefit the Village.

We have enclosed a copy of the current configuration and the proposed new arrangement.
We know this action does not currently meet division regulations. However,this action
would be a benefit to the Village and have no visual or other impacts on the
neighbourhood. Our hope is that you will support this concept and use it as an example of
increasing revenue and density for future OCP discussions and revisions.

We would appreciate the opportunity of attending your next meeting on May 28 to
discuss this concept further.

Thank you for your time,

Cathy & Fraser MacDonald
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	4.1.1 2019 07 10 Revised Interim Report - Revenue Generation Committee - RS-1 Zoning Amendment.pdf
	Submitted by Revenue Committee Members:
	Tom Kim – Chair, Sharilyn Sweet – Vice Chair,
	Brian Hirsch, Penny Moen and Maris Sulcs
	Attachment 1
	Village of Belcarra Zoning Bylaw No. 510, 2018
	Village of Belcarra Zoning Bylaw No. 510, 2018
	Looking at BC Assessment data
	To get a sense of existing data, we will look at the range of property sizes and house sizes in Belcarra.

	Proportion of Residential Properties by Lot Area
	• 83% of private residential properties in Belcarra are less than 1 acre.
	• This means that 17% of properties comply with the existing minimum lot size of 1 acre.
	Note:
	• Crown Land has been excluded from the map because it includes parkland, rural, and institutional land rather than residential land.
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