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1.0 EXECUTIVE SUMMARY
1.1PURPOSGHHE STUDY

The City of Revelstoke is expected to grow to a population of 9,932 by 2041. Planning to accommodate
additional permanent residents will have impacts on urban form, infrastructure, environment, tourism,
employment, ec onomy, and culture.  As such, a thorough analysis of current land uses and future land

use demand is necessary to grow in a smart manner. Further, as the city prepares to undertake a review
and update of their Official Community Plan, it is vital to underst and how future population growth and
housing demand  will affect housing affordability ,housing availability for seasonal workers, and

infrastructure  needs.

Urban Systems Ltd. was retained by the City of Revelstoke to conduct a Land Use Inventory and Futur e
Demand and Supply Analysis that will help guide future land use designations and policy development

for community growth. The purpose of this work is to build ~ upon existing baseline inventories to

provide three growth scenarios utilizing different housing mixes to determine the land requirements to
accommodate future populations. Th is report will assist the community in evaluating the land

requirements and associated impacts of growth associated with 3 different housing mix scenarios.

This inventory and land use needs analysis results in a calculation of demand for residential land uses,
broken down by  various development scenarios and population growth rates . Three growth scenarios
have been developed by Rennie and Associates : low, baselin e, and high growth.  This report illustrates
the three projections; however, focuses analysis on the high growth scenario to ensure that the

community is prepared for future growth . The future projected demand is also compared to existing
and upcoming  housi ng supply to estimate additional land requirements and areas of potential growth
within t he city .

This work will build on growth projections  previously conducted by the city (such as the Rennie

Populations & Housing Projections Report ) to provide long -range outlooks for population groups within

the city . The analysis explores trends in  three distinct population groups: the c3f{nrtd AoAL)L wdzp3 Qdzs [
population (captured as part of traditional data counts such as the Census), the c3fat powdp ULjO

population (residents who may not be captured in traditional Census counts due to seasonality but are

livinginthe c3 {7t ¢ UAA¢3s0O ¢3[FatYP 6B3¢C3 APz Ljis @ [AAw3 ¢ L (Al ALLL3Qqsm p
referredtoasthe c¢c3 [ At ¢ | QJ dzs [ Jatign . Fodttg Qurpos@ pfA this review, the usual population

group was used to project future housing demand.

Following an analysis of population growth projections, a Geographic Information Systems (GIS)
webtool was designed  using several GIS dat a layers including B.C. Assessment property data and City of
Revelstoke development application statistics to map city -wide housing characteristics and

opportunities and constraints of the existing land base. In combination with a neighbourhood

evaluation matrix, the GIS tool was used to identify and map neighborhoods within the City of

Revelstoke in orderto understand how and where the community could accommodate future, smart,
centralized growth.

Goals of the Land Use Inventory and Future Demand and Supply Analysis:

A Understand future housing needs based on population projections ;
A Build knowledge about ways to accommodate new population growth;
A Develop an understanding of impacts of different types of housing forms ; and,
A Discover preferred land use form to meetthe needs of the city .
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1.2LIMITATIONS

It is important to recognize the potential limitations of this analysis .Individual choice and business
decisions of land developers are factor s that can not be controlled by analysis alone. These limitations
and unanswered questions include , but are not limited to;

A Where in Revelstoke will  the new population choose to live;
A What types of housing forms will be most preferred by the population
A The efficiency of local government development approvals ;
A When and where development will take place; and
A Whether development will be constructed to proposed densities.
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2.0 INTRODUCTION
2.1BACKGROUND

2.1.IREVELSTERPULATION

Revelstoke has a population of 7,535, with the median age being 39.1 The city has a greater population
of people between the ages of 25 and 45 years of age (32.8%), in comparison to the greater Columbia -
Shuswap Regional District (CSRD) and Province of BC (25.9%). Analysis of household characteristics

shows that there  has been an increase of families with children in Revelstoke. From 2006 to 2016, the
percentage of families with children increased by 25%. In the last five years, lone parent families also
saw an increase (23.3%).

Migration to the City is largely made up of those moving from elsewhere within British Columbia,

averaging nearly 900 people over 5 -year periods. Those moving to Revelstoke from out of province total

just over 400 people, and those moving from international origins total approximately 100 people . This
likely results from economic growth and diversification in recent years, linked to the expansion of the

Revelstoke Mountain Resort. Over the past decade, the largest growth in employment sectors were the

arts and cultural industries (+66%) and in pr ofessional and business services (+16%). The accommodation
and food sector in Revelstoke makes up 17% of the job base, nearly doubling the 9% provincial average.

The City of Revelstoke is aresort  municipality  with seasonal populations having implications on

infrastructur e, engineering and planning initiatives. The Land Use Inventory Analysis report highlights

landuse [ wdzs Q¢ LjsQ | wds3Qdzp dQudzglLio[3sO [Q of i+ L LjggQhs[3s0O dqu
339L4A03s0 [Udz wdz 3 Qdzs { sHaddv fopuljod (Esidents/nbt daptergdfwithin ¢

{wLi03 3 dsLj, >dzs¢A¢ gQhAsf¢ OAdz [q ¢dzjpdsLifl 3L~ GAJL Ljwdz L 353s50
>3{Rt¢ 5363{Auw LisQO [AAw3¢ Al ALLf3qsm

The mostrecent 2016Cdzs ¢ A ¢ ¢ UQf ¢ [ Udz >3 [ ~t datighoasLjL ' wdzp3 POz > B AF K §
demographic composition shows people aged 26 to 40 making up 26% of the population, which is 6%

higher than the provincial average. This is different from other age categories which are more

comparable with provincial demographic trends.

2.1.2HOUSING COMPOSNDAEENURE

pUOdz >3[Rt¢ UAQA¢3sO gqQt| dé3f3ds gQqt|-tailytemestAq ofLql6sindlé [ wLiO3 {3 ds
family/mobile dwellings made up 78% of all dwellings in the city (B.C Statistics) . The majority of these

homes are single detached houses, with attached forms of housing making up the minority, and

row/duplex and apartment dwellings representing 10% and 12% respectively. In 2016, the Census

reported 3,250 occupied dwellings and 230 unoccupied dwellings.

Housing tenure in Revelstoke over the past 10 years h as seen a trend of people moving from home

Qf sdzwo U3 | [ QY LjwQé¢ wdzs [3sOm pUdz >3 [ 7 t-termgehtal aptegnfnoddtionsig 03 s O ¢ = ¢ [ dz
shows that 175 units are currently being  offered for short term (accommodation for <30 days) and long -

term periods (accommodate >30 days).
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3.0 RESIDENTIAL LAND USE INVENTORY
3.1ANALYMETHODOLOGY

3.1.1DATA SOURCES

With the objective of forecasting land use and housing demand, a variety of traditional and non -
traditional data sources and approaches were relied upon

Traditiona | data sources:

1 City of Revelstoke Development Application Statistics;
1 Current and historical Census counts from Statistics Canada; and
1 B.C. Stats Population Estimates.

Non -traditional data sources:

B.C. Assessment Property Data,;

Urban Matters Baseline Housing Report 2021 (Draft) ;
Tourism Revelstoke visitor data  ; and,

1 Telus Insights .

= =4 =4

Since the land use inventory analysis relies on data from multiple sources, the quality of the
assumptions made in the background data places limitations on the stu Ort ¢ ©3s03sO0vm aguwGljs
has made every effort to ensure that the data used in this land use inventory was based on reliable and

up -to -date information.
Development of the land use inventory centered on t hree distinct activities:

1 Population and Housing Target Projections
1 GIS Inventory Analysis and Mapping
1 Evaluating Centralized Residential Growth Potential

3.1.2POPULATION AND HOARSBERROJECTIONS

Quantitative and qualitative analys es of population growth and housing target swere completed using
a combination of data including growth projections previously conducted by the city and the Urban
Matters Baseline Housing Needs Assessment . Assuming a high population growth scenario, it was

possible to establish  housing targets for the Rev  elstoke population through to the year 2041. Once
future population and household counts were established, land requirements were determined based
on three development scenarios with various housing ratios.

The required land base was translated into unit targets based on the  general number of dwelling units
per hectare that could be accommodated in each residential building type . These land requirements

do not take into account the amount of land needed for residential amenities and servicing

requirements  (roads, parks dedication, stormwater management facilities etc. ) Therefore, to account for
additional land requirements, an additional 30% of land area was added to the net land requirements to
reflect required infrastructure to support development

The resulting gross land requirements provided an approximation of how much residential land would

be needed in the City of Revelstoke to meet the demands of the growing population. Since this
projection assumed that population growth would take place at a high rate, the amount of resi  dential
URBAN City of Revelstoke Land Use Inventory | 9
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land needed could be overestimated . However, this provides a conservative estimate and ensures that
the community is prepared for future growth.

3.1.3GIS INVENTORY ANAMNUIYMAPPING

The next step of the land use inventory analysis i nvolved the development of a GIS mapping tool. This

tool provided visual representation of the City of Revelstoke land base and each individual
neighbourhood within the city. The GIS inventory analysis combined data from a variety of so urces
including B.C. Assessment property data and City of Revelstoke development application statistics to

map the existing land base and highlight opportunities and constraints to residential development. The

purpose of this tool was to build knowledge ab  out ways to accommodate future population growth

This analysis revealed the following characteristics about the existing land base:

1  Zoning bylaw designations for each parcel of land
1  Official Community Plan designations for each parcel of land (including areas of future growth)
1  Quantity of vacant and underdeveloped land
1  Quantity of usable and unusable land based on a review of environmental constraints
(floodplains, steep slopes, environmentally sensitive areas)
1 Location of existing infrastructure ( storm, water, and sanitary mains)
1 Location of Heritage Conservation Areas
1 Dwelling o wnership type (local ownership or out of city ownership)
1 Number of current residential Official Community Plan and Zoning bylaw applications and

proposed residential units

Year of residential building construction including average residential building age
1 Housing type split (single family, multi family, apartment)
1 Average residential lot size

3.1.4EVALUATING CENTRALIZED RESIDENTIALAEROWTH POTENT]I

The last step of the land use inventory analysis involved an evaluation of centralized residential growth
potential for each of the neighbourhoods in the City of Revelstoke. The evaluation matrix used four

categories and subcategories to determine poten tial for residential growth in a smart and centralized
manner. These categories included  potential for smart growth, development potential, infill capacity,

and development and housing choice. The smart growth category used walkability scores and
neighbour hood location to  evaluate the characteristics of each neighbourhood in relation to smart

growth objectives.  Neighbourhoods that ha  d higher walk scores and that were in high proximity to
services and amenities  were weighted high on the smart growth scale. The d evelopment potential
category was intended to  assess development feasibility based on existing services available and

potential environmental constraints. The weighting of neighbourhoods was established by a ssessment
from City Engineering Staff based on City master plan analysis and past development applications .
Additionally, weighted was determined based on h igh -level mapping assessment  and neighbourhood
vicinity to environmentally — sensitive areas and steep slope data .

The infill ca pabilit y classification evaluated  the physical attributes of each neighbourhood including
average lot size, number of vacant lands, and the  number of underdeveloped lands. Assessment was
conducted using  GIS assessment and by utilizin g B.C. Assessment vacant land data. Finally,

development and housing choice measured the land use types and housing types available in each
neighbourhood . This category was intended to identify neighbourhoods where existing housing and
land use types made additional development viable. Weighting was conducted using v isual

assessment of O fficial Community  Plan land use mix, vacant land lot size, and potential for increasing
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housing choice. The four categories and subcategories were weighted out of a score o f 100 and each
neighbourhood was  assigned a total score based on both objective and subjective measures.

The categories were organized and weighted  as follows:

Smart Growth Objectives: 30/100 Developmen t Potential 30/100
Walkability Score 10/30 Serviceability 15/30
Centralized Location 20/30 Environmental Constraints 15/30

Infill Capability  15/100
Average Lot Size 5/15
Vacant Lands (total) 5/15
Underdeveloped Lands (total) 5/15

Development and Housing Choice 25/100
Land Use Options 15/25
Number of Proposed Units 10/25

Using the GIS mapping tool ,the neighbourhoods with the highest potential for centralized residential
growth were identified and mapped (See Appendix BandC ).

4.0 POPULATION PROJECTION
4.1 USUAL RESTBOPULATION

Understanding  current conditions is integral for projecting long -range changes that could be expected

0qQu JUdz >3 [ Rt ¢ AThbleljpelow (ocfirhent 3pepeated usual resident population estimates

for the City of Revelstoke  using three growth scena  rios. The projections are  extrapolated from => & [ Ljf ¢t
historical annual population data. => 8JLiJo 30 =w3[300 >qLALG3Ltd |AGL3g o Ljf3
with conducting and compiling demographic and economic data, research and analysis for BC and i ts

communities.

The standard definition of usual resident population is, in essence, a person who lives at a usual place of
residence in a community they call home, while a visitor is someone who lives in another community

that they call home. Standard me asurements of resident population are typically conducted through
detailed census of residents. In Canada , this census of our population is conducted by Statistics Canada
and occurs every 5 -years. The 2016 Census count of population for the City of Revelst oke was 7,547
people as of May 10, 2016. Statistics Canada acknowledges that it likely misses a portion of the

population in its counting, and provides an estimate of how many individuals were missed (the Census
undercount).

Building upon the Census count , BC Statistics calculates on a yearly basis the estimated total resident

population in communities adjusted for the under count, with its estimate of 7,954 on July 1, 2016, or

5.4% higher than the Census count. It is important to note here that the overal | national undercount for

gf 41 Lo 9mYyéL g3L{0 [Udz >3[n Qqd édasdzg ¢ [ qOdzt ¢ U3 O0U0dawy wlLjf dz 3s
and a significant share of its economic base being focused on the seasonal travel and tourism sector.
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Table 184: Projected Usual Resident Population, City of Revelstoke, 2016 to 2041

Population Low Growth Baseline Growth
Projections

Population Households Population Households Population Households
7,954 3,485 7,954 3,485 7954 3,485
8,259 3,646 8,259 3,646 8,259 3,646
8,809 4,012 9,359 4200 9,924 4392
8,919 4,168 9,932 4,513 10,968 4,865

Percent 8% 14.3% 20.3% 23.8% 32.8% 33.4%
Change

Numerical 660 522 1,673 867 2,709 1,219
Change

Average 30 24 76 5 123 55
Change Per
Year

Low: The low growth scenario is based on => J[Lifot [whidd dayesend a rglatively
conservative estimate for the City, and showed a decline in the general working age population over
the projection period.  In this growth scenario, the usual resident population of Revelstoke increase S

from 8,259 in 2019 t0 8,919 in  2041.

Baseline: A second projection scenario (baseline) was developed which allowed the younger labour
force in the City to grow alongside expectations for economic and employment growth in the City. The
baseline projection would see the City of Revelsto Odzt ¢ AdALj, wdzd3Qdzs ¢ 3IsguwdzLjpdz [ q | LI

High: A final scenario that considered the most recent period of higher growth the City (the past 5
years) was termed the high scenario . The high scenario for the City would result in a total population of
10,968 usual residents by 2041.

Table 185: Baseline Population Projection, City of Revelstoke, 2016 to 2041

Table 2 shows detailed rate of change information about the baseline population projection. Anin -
depth review of the bas  eline population projection shows that through the post 2016 period , the City of
Revelstoke is estimated to grown to 9,932 usual residents by 20 41 (Table 2). This represented a growth
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