
The Corporation of the
CITY OF WHITE ROCK

Land Use and Planning Committee
AGENDA

Monday, November 16, 2020, 6:00 p.m.

City Hall Council Chambers

15322 Buena Vista Avenue, White Rock, BC,  V4B 1Y6

*Live Streaming/Telecast: Please note that all Committees, Task Forces, Council Meetings, and
Public Hearings held in the Council Chamber are being recorded and broadcasted as well included

on the City’s website at: www.whiterockcity.ca

The City of White Rock is committed to the health and safety of our community. In keeping with
Ministerial Order No. M192 from the Province of British Columbia, City Council meetings will take

place without the public in attendance at this time until further notice. 

T. Arthur, Director of Corporate Administration

Pages

1. CALL TO ORDER (Councillor Manning, Chairperson)

1.1. MOTION TO CONDUCT LAND USE AND PLANNING COMMITTEE
MEETING WITHOUT THE PUBLIC IN ATTENDANCE

RECOMMENDATION
THAT the Land Use and Planning Committee:

WHEREAS COVID-19 has been declared a global pandemic;

WHEREAS the City of White Rock has been able to continue to provide the
public access to the meetings through live streaming;

WHEREAS holding public meetings in the City Hall Council Chambers,
where all the audio/video equipment has been set up for the live streaming
program, would not be possible without breaching physical  distancing
restrictions due to its size, and holding public meetings at the White Rock
Community Centre would cause further financial impact to City Operations
due to staffing resources and not enable live streaming;
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WHEREAS Ministerial Order No. 192 requires an adopted motion in order to
hold public meetings electronically, without members of the public present in
person at the meeting;

 

THEREFORE BE IT RESOLVED THAT the Land Use and Planning
Committee (including all members of Council) authorizes the City of White
Rock to hold the November 16, 2020 meeting to be video streamed and
available on the City’s website, and without the public present in the Council
Chambers with the use of electronic means.

2. ADOPTION OF AGENDA

RECOMMENDATION
THAT the Land Use and Planning Committee adopt the agenda for
November 16, 2020 as circulated.

3. ADOPTION OF MINUTES

3.1. November 9, 2020 Meeting Minutes 3

RECOMMENDATION
THAT the Land Use and Planning Committee adopt the minutes of the
November 9, 2020 meeting as circulated. 

4. PAYING FOR THE COSTS OF GROWTH: DEVELOPMENT COST
CHARGES AND COMMUNITY AMENITY CONTRIBUTIONS

7

Note: The following documents are included for information / reference
purposes:

Corporate report from the Director of Engineering and Municipal
Operations (G. St. Louis) dated December 14, 2015 titled
"Development Cost Charges Update"; and

•

Corporate report from the Director of Planning and Development
Services (C. Johannsen) dated June 12, 2017 titled "Proposed
Updates to the Density Bonus / Community Amenity Policy (Policy
511)".

•

5. CONCLUSION OF THE NOVEMBER 16, 2020 LAND USE AND
PLANNING COMMITTEE MEETING
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Land Use and Planning Committee 

Minutes 

November 9, 2020, 6:45 p.m. 

City Hall Council Chambers 

15322 Buena Vista Avenue, White Rock, BC,  V4B 1Y6

PRESENT: Mayor Walker 

Councillor Chesney 

Councillor Johanson 

Councillor Kristjanson 

Councillor Manning 

Councillor Trevelyan 

ABSENT: Councillor Fathers 

STAFF: Guillermo Ferrero, Chief Administrative Officer 

Tracey Arthur, Director of Corporate Administration 

Carl Isaak, Director of Planning and Development Services 

Greg Newman, Manager of Planning 

Stephanie Lam, Deputy Corporate Officer 

Debbie Johnstone, Committee Clerk 

_____________________________________________________________________ 

1. CALL TO ORDER

The meeting was called to order at 6:45 p.m.

1.1 MOTION TO CONDUCT LAND USE AND PLANNING COMMITTEE 

MEETING WITHOUT THE PUBLIC IN ATTENDANCE 

Motion Number: 2020-LU/P-48  It was MOVED and SECONDED 
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THAT the Land Use and Planning Committee: 

WHEREAS COVID-19 has been declared a global pandemic; 

WHEREAS the City of White Rock has been able to continue to provide 

the public access to the meetings through live streaming; 

WHEREAS holding public meetings in the City Hall Council Chambers, 

where all the audio/video equipment has been set up for the live streaming 

program, would not be possible without breaching physical distancing 

restrictions due to its size, and holding public meetings at the White Rock 

Community Centre would cause further financial impact to City Operations 

due to staffing resources and not enable live streaming; 

WHEREAS Ministerial Order No. 192 requires an adopted motion in order 

to hold public meetings electronically, without members of the public 

present in person at the meeting; 

THEREFORE BE IT RESOLVED THAT the Land Use and Planning 

Committee (including all members of Council) authorizes the City of White 

Rock to hold the November 9, 2020 meeting to be video streamed and 

available on the City’s website, and without the public present in the 

Council Chambers. 

Motion CARRIED 

2. ADOPTION OF AGENDA

Motion Number: 2020-LU/P-49It was MOVED and SECONDED

THAT the Land Use and Planning Committee adopt the agenda for

November 9, 2020 as circulated.

Motion CARRIED

3. ADOPTION OF MINUTES

3.1 October 26, 2020 Meeting Minutes 

Motion Number: 2020-LU/P-50  It was MOVED and SECONDED 
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THAT the Land Use and Planning Committee adopt the minutes of the 

October 26, 2020 meeting as circulated. 

Motion CARRIED 

4. CORPORATE REPORTS

4.1 REZONING AND MINOR DEVELOPMENT PERMIT APPLICATION - 

15570 OXENHAM AVENUE (ZON/MIP 19-008) 

Motion Number: 2020-LU/P-51  It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council: 

• Give first and second readings to “White Rock Zoning Bylaw, 2012,

No. 2000, Amendment (RT-1 – 15570 Oxenham Avenue) Bylaw, 2020,

No. 2365 as presented, and direct staff to schedule the required Public

Hearing; and

• Recommend that Council direct staff to resolve the following issues

prior to final adoption, if Bylaw No. 2365 is given Third Reading after

the Public Hearing;

1. Ensure that all engineering requirements and issues, including

completion of a servicing agreement, are addressed to the

satisfaction of the Director of Engineering and Municipal

Operations;

2. Registration of a Section No. 219 Covenant to restrict basement

suites; and

3. Demolition of the existing home.

Motion CARRIED 

4.2 REZONING AND MINOR DEVELOPMENT PERMIT APPLICATION - 

15496 THRIFT AVENUE (ZON/MIP 19-018) 

Motion Number: 2020-LU/P-52It was MOVED and SECONDED 

THAT the Land Use and Planning Committee recommend that Council: 

• Give first and second readings to “White Rock Zoning Bylaw, 2012,

No. 2000, Amendment (RT-1 – 15496 Thrift Avenue) Bylaw, 2020, No.

2366 as presented, and direct staff to schedule the required Public

Hearing; and
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• Direct staff to resolve the following issues prior to final adoption, if

Bylaw No. 2366 is given Third Reading after the Public Hearing;

1. Ensure that all engineering requirements and issues, including

completion of a servicing agreement, are addressed to the

satisfaction of the Director of Engineering and Municipal

Operations;

2. Registration of a Section No. 219 Covenant to restrict basement

suites; and

3. Demolition of the existing home.

Motion CARRIED 

Councillors Johanson and Kristjanson voted in the negative 

5. CONCLUSION OF THE NOVEMBER 9, 2020 LAND USE AND PLANNING

COMMITTEE MEETING

The Chairperson concluded the meeting at 7:10 p.m.

Mayor Walker Tracey Arthur, Director of Corporate 

Administration 



 

 

THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 

 

DATE: December 14, 2015 

 

TO:  Mayor and Council  

 

FROM: Greg St. Louis, Director, Engineering and Municipal Operations  

 

SUBJECT: 2015 Development Cost Charges Update 

______________________________________________________________________________ 

RECOMMENDATION 

THAT Council receives for information the December 14, 2015, corporate report from the 

Director of Engineering and Municipal Operations titled, “2015 Development Cost Charges 

Update.” 

___________________________________________________________________________ 

INTRODUCTION 

The purpose of this report is to provide Council with an update to the findings of the 2015 

Development Cost Charge (DCC) Program. Since the previous Corporate Report dated October 

5, 2015, the City has completed the purchase of the water utility from EPCOR and completed 

preliminary cost estimates for extension of the promenade. There is significant new development 

interest in the City, which affects the multi-family, commercial, and institutional development 

projections and therefore the associated DCC calculations. Staff  have also received feedback 

from Council and the public following the October 5, 2015 Council meeting and the October 29, 

2015 DCC Open House held at the White Rock Community Centre.  Based on this new 

information and feedback, staff have worked with the Consultant to revise the DCC calculations, 

incorporating changes to future development projections and capital construction, planning, and 

design projects. 

The Province of British Columbia has developed a guide to assist municipalities in completing a 

DCC program, which staff has consulted. In addition to consultation with the public and council, 

the proposed DCC updates will be provided to the Urban Development Institute (UDI) for 

comments from the development community prior to approval by the Inspector of Municipalities 

before coming into force. The Inspector may refuse approval of a DCC bylaw under section 

937(3) (b) of the Local Government Act if the DCCs are excessive, deter development or 

discourage construction of reasonably priced housing. 

ANALYSIS  

Public consultation is required as part of the approval process of the DCC bylaw. Since the 

previous corporate report was completed, the Consultant for the DCC Update, Urban Systems, 

gave a presentation to Council at the regularly scheduled Council meeting on October 5, 2015.  

A Public Meeting was also held October 29, 2015 at the White Rock Community Centre. 

Feedback from the Public Open House and from Council was mainly related to the proportioning 

of the existing “user benefit” between future development and existing residents.  As certain 

infrastructure projects may benefit existing residents as well as future residents, a benefit factor 
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related to the projected growth was calculated using the population projections and anticipated 

development interest. 

In response to the October consultation, the benefit factor for most capital projects was increased 

from 10% to 25% where the project mostly benefitted existing residents, while park land 

acquisitions were reduced from 100% to a 50% benefit factor if there was still a greater, but not 

complete, benefit to new development.  The proposed benefit factors are in line with other cities 

in the region which vary from as low 1% up to 100% for projects directly related to new 

development. 

Typically municipalities revise their DCC bylaws every 5 years, with some as often as yearly.  

Revising the DCC bylaw after 10 years, and adding sanitary sewer and water systems into the 

DCC bylaw has resulted in a larger than typical increase in rates. Since 2006, construction and 

land costs have also increased significantly, creating upward pressure on the City’s capital 

budget. Increased interest in White Rock has also affected development projections and the DCC 

rates have been increased to accommodate the expected capital upgrades needed to support this 

growth.   

Despite the increase, the proposed DCC in White Rock will remain lower than many cities in the 

region as shown in Appendix A , and overall municipal fees paid by builders and developers will 

remain competitive with other similar municipalities*. 

FINANCIAL  

The basic DCC financial model is that the total program costs are calculated and the portion 

related to existing development is removed as well as the portion related to the Municipal Assist 

Factor. The remaining costs are recoverable through the DCC program. 

The following table is an updated summary of DCC related costs until 2031. 

Proposed DCC Recoverable Costs and City Responsibility ($ millions) 

DCC Program Municipal 

Costs 

DCC Recoverable 

Costs 

Funding by 

Others  

Total Capital Costs 

Transportation $15.5 $5.1 $0.0 $20.6 

Stormwater $14.0 $4.6 $0.0 $18.6 

Parks $25.9 $10.5 $0.0 $36.4 

Sanitary $4.3 $1.4 $0.0 $5.7 

Water $6.2 $2.0 $0.0 $8.2 

Total $65.9 $23.6 $0.0 $89.5 

*Commercial Real Estate Development Association 2014 Development Cost Survey 
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The following tables list the updated proposed DCC rates. Appendix A, illustrates the City’s 

proposed DCC rate compared to other municipalities, including Metro Vancouver’s DCC. 

Proposed DCC Rates 

 Roads Drainage  Parks Sanitary Water Total Development 

Cost Charges 

Residential 

(Single Family) 

$2,857.85 $6,882.32 $7,080.26 $1,017.48 $1,456.85 $19,294.76 

 Per unit 

Residential 

(MF-

Townhouse or 

Apt) 

$2,229.13 $1,858.23 $5,310.19 $763.11 $1,092.64 $11,253.29 

Per unit 

Commercial $34.29 $13.76 $0.00 $6.61 $9.47 $64.14 Per sq. metre 

building 

Institutional  $17.15 $13.76 $0.00 $5.60 $8.01 $44.52 Per sq. metre 

building 

Existing/Proposed DCC Rates 

CITY OF WHITE ROCK – 2015 DCC SUMMARY 

Land Use Unit Transportation Drainage Park 

Current Proposed Current Proposed Current Proposed 

One-unit 

Residential 

Per Unit $805.66 $2,857.85 $1,936.48 $6,882.32 $2,860.12 $7,080.26 

Multi-Unit 

Residential 

Per Unit $628.41 $2,229.13 $522.85 $1,858.23 $2,860.12 $5,310.19 

Commercial Per Sq.m 

of Building 

$9.67 $34.29 $3.87 $13.76 $0.00 $0.00 

Institutional  Per Sq.m 

of Building 

$4.83 $17.15 $3.87 $13.76 $0.00 $0.00 

 

CITY OF WHITE ROCK – 2015 DCC SUMMARY CONTINUED 

Land Use Unit Sanitary Water Total 

Current Proposed Current Proposed Current Proposed 

One-unit 

Residential 

Per Unit n/a $1,017.48 n/a $1,456.85 $5,602.26 

 

$19,294.76 

 

Multi-Unit 

Residential 

Per Unit n/a $763.11 n/a $1,092.64 $4,011.38 $11,253.29 

 

Commercial Per Sq.m 

of Building 

n/a $6.61 n/a $9.47 $13.54 $64.14 

Institutional  Per Sq.m 

of Building 

n/a $5.60 n/a $8.01 $8.70 $44.52 
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Next Steps 

 Repeal First reading of previous DCC Bylaw passed on October 5, 2015. 

 DCC Bylaw for Council consideration (First reading) December 14, 2015. 

 Consultation and Engagement with Urban Development Institute Dec 2015. 

 DCC Bylaw for Council consideration (Second and third readings) January, 2016. 

 Provincial Approval. 

 Council Adoption of DCC Bylaw. 

 Completion – early 2016. 

CONCLUSION 

Development cost charges are only one of the financial tools and mechanisms available to the 

City to have new development assist in funding infrastructures needed to accommodate growth 

in the community. An update was conducted on the existing DCC program using information 

from the new Master Plans and other reports. This report provides a further update which 

incorporates revised costs and feedback from the consultation program. The updated DCC 

program provides overall rates that are consistent with other Lower Mainland municipalities. It is 

recommended that the council approves proceeding with the new proposed DCC rates. 

Respectfully submitted, 

 

 
 

Greg St. Louis, P.Eng. 

Director Engineering and Municipal Operations 

 

 

Comments from the Chief Administrative Officer: 

 

I concur with the recommendation of this corporate report. 

 

 
 

Dan Bottrill 

Chief Administrative Officer  

 

Appendix A: Comparison of DCC Rates (Including Metro Vancouver DCC) 

Appendix B: Corporate Report dated October 5, 2015 from Greg St. Louis, Director of 

Engineering and Municipal Operations titled “2015 Development Cost Charges" 
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APPENDIX A 
COMPARISON OF DCC RATES (Including Metro Vancouver DCC) 

 

Residential (Single Family) 

 

 

 

Residential (Multi-Family) 

 

 

 

$7,333 

$8,375 

$18,030 

$19,702 

$20,830 

$21,026 

$25,319 

$25,936 

$27,812 

$27,838 

White Rock (Current)

Port Coquitlam - Area 1

Port Coquitlam - Area 2

Coquitlam

Maple Ridge

White Rock (Proposed)

Coquitlam

Richmond

Surrey

Langley (Township)

Single Family DCC Comparison (per lot) 

$5,526 

$7,708 

$12,768 

$16,580 

$16,861 

$17,325 

$22,461 

$23,150 

$23,969 

White Rock (Existing)

Port Coquitlam - Area 1

White Rock (Proposed)

Port Coquitlam - Area 2

Coquitlam (Existing)

Maple Ridge

Richmond

Langley Township

Surrey

Townhouse DCC Comparison (per unit) - With 
Regional 

Page 11 of 110



2015 Development Cost Charges Update 

Page 6 

 

 

 

 

 

 

 

Commercial 

 

 

 

 

 

 

 

$5,526 

$5,931 

$8,327 

$10,139 

$12,335 

$15,088 

$15,295 

$17,031 

$18,673 

White Rock (Existing)

Port Coquitlam - Area 1

Coquitlam

Maple Ridge

White Rock (Proposed)

Port Coquitlam - Area 2

Richmond

Surrey

Langley Township

Apartment DCC Comparison (per unit) - With 
Regional 

$22.27 

$34.40 

$49.10 

$69.16 

$72.87 

$74.13 

$109.55 

$126.22 

$188.12 

White Rock (Existing)

Maple Ridge

Port Coquitlam - Area 1

Coquiltam (Existing)

White Rock (Proposed)

Langley Township

Surrey

Richmond

Port Coquitlam - Area 2

Commercial DCC Comparison (per sq.m.) - With 
Regional 
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APPENDIX B 
 

 

THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT 
 

 

 

 

DATE: October 5, 2015 

 

TO:  Mayor and Council  

 

FROM: Greg St. Louis, Director, Engineering and Municipal Operations  

 

SUBJECT: 2015 Development Cost Charges  

______________________________________________________________________________ 

RECOMMENDATION 

THAT Council receive for information the October 5, 2015 corporate report from the Director of 

Engineering and Municipal Operations titled, “2015 Development Cost Charges.” 

___________________________________________________________________________ 

INTRODUCTION 

Development cost charges (DCC) are monies that are collected from land developers, by a 

municipality, to offset some of the infrastructure expenditures incurred, to service the needs of 

new development. Imposed by bylaw, pursuant to Part 26, Division 10 of the Local Government 

Act, the charges are intended to facilitate development by providing a method to finance City’s 

capital projects related to roads, drainage, sewers, water and parkland. Given the increasing 

budget constraints of local municipalities, DCC have been seen as a mechanism to implement the 

user pay model where developers are required to pay their fair share of the costs to implement 

new infrastructure resulting from additional growth. 

DCC allow monies to be pooled from many developments so that funds can be raised to 

construct the necessary services in an equitable manner. The municipality can be considered to 

be the coordinator of the capital program and administrator of the funds collected. The monies 

will be used to finance upgrades to City’s infrastructure due to development.   

DCC may be imposed on most, but not all, residential and commercial development. However, 

buildings for public worship and buildings under $50,000 are specifically excluded from DCC. 

For the most part, this means that applicants for subdivisions and building permits for multi-

family and commercial properties will be required to pay DCC. Typically, a single family 

development will not pay DCC as the builder is just replacing a single family house with another 

single family house so there would be no increase in demand for city services, i.e. road, sewers, 

water and parks. 
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DCC can be specified according to different zones or specified areas as they relate to different 

classes and amount of development, but charges should be similar for all developments that 

impose similar capital cost burdens on a local government. For example, DCC for road costs 

may be charged at the same rate across the municipality, while DCC for sewer costs may be 

charged based on a development's specific location. 

The province of British Columbia has developed a guide to assist municipalities in completing a 

DCC program, which staff has consulted. In addition, all amendments to the DCC Bylaw will be 

subject to approval by the Inspector of Municipalities before coming into force. The Inspector 

may refuse approval of a DCC bylaw under section 937(3) (b) of the Local Government Act if 

the DCCs are excessive, deter development or discourage construction of reasonably priced 

housing. 

The purpose of this report is to provide Council with the findings of the 2015 Development Cost 

Charge Program. 

ANALYSIS  

The development cost charges (DCC) program provides the City with an opportunity to identify 

growth related projects and proportion the costs accordingly to the development community. 

This will result in growth related infrastructure costs which are not fully funded by the City. The 

Local Government Act will only allow municipalities to collect DCC on certain items. These are:  

1. Capital upgrades to infrastructure; and 

2. Park land acquisition and park development.  

DCC are not permitted to be utilized for: 

1. Operation and maintenance; 

2. New or upgraded works needed for the existing population; and 

3. Various recreation, cultural and safety amenities. 

The last update to the City’s DCC program was completed in 2006. Using new information 

contained in the recently completed Drainage and Sewer Master Plans, Strategic Transportation 

Plan and EPCOR’s (water) Master Plan, significant changes to the program are proposed and 

overall rates will increase accordingly. The rate increase is partly due to the fact that it has been 

almost 10 years since the last DCC update, as well as the previous DCC did not have a sanitary 

sewer or water DCC component. In 2006, it is presumed that there was no requirement for the 

sanitary system to increase in capacity for development and therefore no DCC was required. 

With the City purchasing the water utility, the City is now able to include a DCC for water.   

These master plans identify the capital infrastructure investments required to accommodate 

future growth. The Master Plan studies allowed the City to: 

1. Include a more comprehensive list of capital investments needed to support growth; 

2. Clearly define the share of the capital investments that benefit growth and therefore should 

be paid for by development; and 

3. Establish a new Sanitary and Water DCC for White Rock. 

Staff has recommended a 15 year DCC program (2016 to 2031). This does not prevent 

municipalities from reviewing or amending the program prior to this. Staff has reviewed the 

master plans and identified development related projects in the 15 year timeframe. 
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As part of the DCC review, a population forecast is required to estimate the amount of future 

growth that is possible in the community. The current Official Community Plan (OCP) (2008) 

includes differing population projections, ranging from 22,000 to 23,505 by the year 2031. A 

population projection of 22,000 by the year 2031 was used in the DCC calculations, which is 

consistent with the City’s Regional Context Statement within the OCP. 

As certain infrastructure projects may benefit existing residents as well as future residents, a 

Benefit Factor related to the benefit apportioned to projected growth was calculated using the 

population projections, noted previously. Some projects were given a 10% Benefit Factor, if the 

project benefited primarily existing residents, while others were given a 100% Benefit Factor if 

they were projects that strictly benefited new growth. 

Municipalities may choose to assist the development community by including a Municipal Assist 

Factor greater than 1%. This would reduce the amount of DCC a developer would pay and 

increase the City’s portion. The province requires municipalities to have a Municipal Assist 

Factor of at least 1% and consistent among land use. Council may choose to increase this 

percentage to attract development. Most municipalities use a Municipal Assist Factor of 1% and 

that is staff’s recommendation. 

Some municipalities are providing discount rates for DCC fees for providing affordable housing, 

“green” or energy efficient technology in building construction. For example, the City could 

have a provision in the DCC Bylaw where a developer could pay a fraction of the DCC fee if 

they were building affordable housing. This would provide an incentive to the developer to 

consider building affordable housing. A similar discount DCC rate could be established if the 

developer built a cistern to collect rainwater. As “green” technology benefits the environment 

and can be expensive, this reduction in DCC could make the technology more affordable. Staff 

has not taken into consideration affordable housing or “green” technology discounts at this time. 

Staff will be seeking feedback at the public meeting. 

Public consultation is required as part of the approval process of the DCC bylaw. Two 

presentations were given to the City’s Economic Investment Committee. The first presentation 

was on May 27, 2015, which was a general overview of DCC by staff and on September 16, 

2015 a detailed presentation was given by Urban Systems, the City’s consultant on the draft 

DCC program. In addition, Urban Systems is scheduled on October 5
th

 to give a presentation to 

council at the Regular Council meeting. A public meeting will be scheduled in October 2015 to 

receive input from the community on the draft DCC rates. 

In addition, to municipal DCC, there are regional DCC imposed by Metro Vancouver. Metro 

Vancouver is reviewing the regional DCC rate and the City will be participating in that process. 

FINANCIAL  

DCCs must be kept in a separate fund from a local government's general operating fund. A local 

government may only spend DCC monies, and the interest earned on them, for the specific 

projects and services for which they were originally collected. For example, DCC collected for 

sewer may only be spent on new sewer infrastructure included in the DCC program. 

Generally, infrastructure construction begins after enough DCC have been collected by the local 

government for the project; however, in certain circumstances construction must begin before 

enough funds have been collected. In these circumstances either the local government or the 

developer will "front-end" the cost. These costs are then recovered through DCC as the 
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development progresses. If either the local government or the developer borrows funds to pay 

these costs the interest paid on these borrowed monies can be recovered through future DCC. 

The basic DCC financial model is that the total program costs are calculated and the portion 

related to existing development is removed as well as the portion related to the Municipal Assist 

Factor. The remaining costs are recoverable through the DCC program. 
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The following table is a summary of DCC related costs until 2031. 

Proposed DCC Recoverable Costs and City Responsibility ($ millions) 

DCC Program Municipal 

Costs 

DCC Recoverable 

Costs 

Funding by 

Others  

Total Capital Costs 

Transportation $17.4 $2.0 $0.0 $19.4 

Stormwater $18.2 $2.0 $0.0 $20.2 

Parks $24.3 $8.6 $0.0 $32.9 

Sanitary $5.6 $0.6 $0.0 $6.2 

Water $7.4 $0.8 $0.0 $8.2 

Total $72.9 $14.0 $0.0 $86.9 

As mentioned earlier in the report, the DCC rates have not changed since 2006. With increases in 

inflation over the past 10 years as well as added infrastructure costs, the City of White Rock will 

still have one of the lowest DCC rate in the lower mainland. This is due to the fact that the City 

is completely built out and typically, can accommodate development, with road resurfacing and 

localized sewer upsizing. Appendix A, illustrates the City’s proposed DCC rate compared to 

other municipalities, including Metro Vancouver’s DCC. 

The following table is the proposed DCC rates. 

Proposed DCC Rates 

 Roads Storm  Parks Sanitary Water Total 

Development 

Cost Charges 

Residential 

(Single Family) 

$1,074.20 $2,684.17 $5,859.92 $492.66 $646.80 $10,757.75 

 Per unit 

Residential 

(MF-Townhouse 

or Apt) 

$837.88 $724.73 $4,394.94 $369.50 $485.10 $6,812.15 

Per unit 

Commercial $12.89 $5.37 $0.00 $3.20 $4.20 $25.66 Per sq. 

metre building 

Intuitional  $6.45 $5.37 $0.00 $2.71 $3.56 $18.09 Per sq. 

metre building 

Existing/Proposed DCC Rates 

CITY OF WHITE ROCK – 2015 DCC SUMMARY 

Land Use Unit Transportation Storm-water Park 

Current Proposed Current Proposed Current Proposed 

One-unit 

Residential 

Per Unit $805.66 $1,074.20 $1,936.48 $2,684.17 $2,860.12 $5,859.92 

Multi-Unit 

Residential 

Per Unit $628.41 $837.88 $522.85 $724.73 $2,860.12 $4,394.94 

Commercial Per Sq.m 

of Building 

$9.67 $12.89 $3.87 $5.37 $0.00 $0.00 

Institutional  Per Sq.m 

of Building 

$4.83 $6.45 $3.87 $5.37 $0.00 $0.00 
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Existing/Proposed DCC Rates 

CITY OF WHITE ROCK – 2015 DCC SUMMARY CONTINUED 

Land Use Unit Sanitary Water Total 

  Current Proposed Current Proposed Current Proposed 

One-unit 

Residential 

Per Unit n/a $492.66 n/a $646.80 $5,602.26 

 

$10,757.75 

Multi-Unit 

Residential 

Per Unit n/a $369.50 n/a $485.10 $4,011.38 $6,812.15 

Commercial Per Sq.m 

of Building 

n/a $3.20 n/a $4.20 $13.54 $25.66 

Institutional  Per Sq.m 

of Building 

n/a $2.71 n/a $3.56 $8.70 $18.09 

 

Next Steps 

 DCC Bylaw for Council consideration (First reading) October 5, 2015 

 Consultation and Engagement- Community Open House in October 2015 

 DCC Bylaw for Council consideration (Second and third readings) November, 2015 

 Provincial Approval 

 Council Adoption of DCC Bylaw 

 Completion – end of 2015 / early 2016 

CONCLUSION 

Development cost charges are one of the financial tools and mechanisms available to the City to 

have new development assist in funding infrastructures needed to accommodate growth in the 

community. An update was conducted on the existing DCC program using information from the 

new Master Plans and other reports. The updated DCC program provides rates required for 

additional infrastructure related to new growth that remain competitive with other Lower 

Mainland municipalities. It is recommended that Council consider approving the new DCC rates 

subsequent to community engagement as outlined within this corporate report. 

Respectfully submitted, 

 

 

Greg St. Louis, P.Eng. 

Director Engineering and Municipal Operations 

 

Comments from the Acting Chief Administrative Officer: 

 

I concur with the recommendation of this corporate report. 

 

 

 

Tracey Arthur  

Acting Chief Administrative Officer and City Clerk 

 

Appendix A: Comparison of Rates (Including Metro Vancouver DCC)  
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APPENDIX A 

COMPARISON OF RATES (Including Metro Vancouver DCC) 

 

Residential (Single Family) 

 

 

 

 

Residential (Multi-Family) 

 

 

$7,333 

$8,375 

$12,489 

$18,030 

$19,702 

$20,830 

$25,319 

$25,936 

$27,812 

$27,838 

White Rock (Current)

Port Coquitlam - Area 1

White Rock (Proposed)

Port Coquitlam - Area 2

Coquitlam

Maple Ridge

Coquitlam

Richmond

Surrey

Langley (Township)

Single Family DCC Comparison (per lot) 

$5,526 

$7,708 

$8,327 

$16,580 

$16,861 

$17,325 

$22,461 

$23,150 

$23,969 

White Rock (Existing)

POrt Coquitlam -…

White Rock (Proposed)

Port Coquitlam - Area 2

Coquitlam (Existing)

Maple Ridge

Richmond

Langley Township

Surrey

Townshouse DCC Comparison (per unit) - With 
Regional 
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Commercial 

 

 

 

 

 

 

 

$5,526 

$5,931 

$8,327 

$9,158 

$10,139 

$15,088 

$15,295 

$17,031 

$18,673 

White Rock (Existing)

Port Coquitlam - Area 1

White Rock (Proposed)

Coquitlam

Maple Ridge

Port Coquitlam - Area 2

Richmond

Surrey

Langley Township

Apartment DCC Comparison (per unit) - With 
Regional 

$22.27 

$34.40 

$43.26 

$49.10 

$69.16 

$74.13 

$109.55 

$126.22 

$188.12 

White Rock (Existing)

White Rock (Proposed)

Maple Ridge

Port Coquitlam - Area 1

Coquiltam (Existing)

Langley Township

Surrey

Richmond

Port Coquitlam - Area 2

Commercial DCC Comparison (per sq.m.) - With 
Regional 
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THE CORPORATION OF THE 

CITY OF WHITE ROCK 

                                     CORPORATE REPORT  
 
 
 
 
DATE: June 12, 2017 
 
TO:  Governance and Legislation Committee 
 
FROM: Carl Johannsen, Director of Planning and Development Services 
 
SUBJECT: Proposed Updates to the Density Bonus / Community Amenity Policy 

(Policy 511)  
              

RECOMMENDATIONS 

THAT the Governance and Legislation Committee: 

1. Receive for information the corporate report dated June 12, 2017, from the Director of 
Planning and Development Services, titled “Proposed Updates to the Density Bonus / 
Community Amenity Policy (Policy 511);” and 

2. Direct staff to update Policy 511 ‘Density Bonus/Amenity Contribution,’ based on 
Committee feedback and the content of this report, and forward the updated Policy 511 to 
Council for consideration of adoption.   

              

EXECUTIVE SUMMARY 

The Governance and Legislation Committee received a corporate report on a review of the 
Density Bonus / Community Amenity Policy (Policy 511) on May 9, 2016, which proposed 
consideration of major changes to the structure and content of the policy.  Following the 
Committee’s discussion, staff received direction to defer major structural changes to the policy 
until the Official Community Plan update process was further along.  In the interim, staff was 
directed to bring forward for Council’s consideration a minor update to the policy consisting of 
an update to the list of eligible amenities. This minor update was brought to the Governance and 
Legislation Committee on July 11, 2016 and approved by Council on September 12, 2016.  
With the Official Community Plan update process nearing completion, this report proposes these 
updates to the Density Bonus / Community Amenity Policy (Council Policy 511): 

 new amenity contribution ‘target rates’ for the Town Centre and Lower Town Centre 
areas, based on market analysis conducted by Coriolis Consulting;   

 excluding above grade parking floor area in estimating amenity contributions; 

 updates that will implement Rental Housing Task Force recommendations, including: 
o waiving the community amenity contributions for affordable rental housing; and 
o considering the reduction of community amenity contributions for secured market 

rental housing. 

Following receipt of feedback from Committee, staff propose to update Policy 511 and bring it 
forward to Council for consideration of adoption. 
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PAST PRACTICE/POLICY/LEGISLATION 

The corporate report presented to the Governance and Legislation Committee dated May 9, 2016 
titled “Density Bonus – Community Amenity Policy Review” is attached as Appendix D as 
background regarding legislation that enables density bonusing and amenity contributions.  The 
corporate report provided to the Governance and Legislation Committee dated July 11, 2016, 
titled “Density Bonus / Community Amenity Policy – Amenity List Update” is also attached as 
Appendix E, and provides the rationale for the recent changes to eligible amenities. 

Current Density Bonus/Amenity Contribution Policy (‘Policy 511’) 
In accordance with Policy 511, the City currently uses both amenity zoning and agreements, and 
cash in lieu of on-site amenities, to help fund strategic community amenities.  Figure 1 in 
Appendix A shows areas currently subject to Policy 511, which is attached as Appendix C. 

Council Resolution Regarding Rental Housing Task Force 
On January 16, 2017, Council passed the following resolution: 

“THAT Council direct staff to incorporate the recommendations within the Rental 
Housing Task Force Report into the ongoing Official Community Plan update; and 
Thanks the Rental Housing Task Force members for their assistance to planning staff, 
and that members be encouraged to review and provide comments on the forthcoming 
draft OCP.” 

The recommendations of the Rental Housing Task Force, related to this discussion, include: 

 Consider reducing amenity contributions for secured market rental (maximum 50%);  

 Consider waiving amenity contributions for non-profit housing providers; and 

 Consider establishing a set percentage of community amenity contributions (e.g.10% 
of cash-in-lieu contributions) to be placed into an Affordable Housing Reserve Fund 
for use in providing Development Cost Charge (DCC) credits to non-profit housing. 

ANALYSIS 

Proposed Amenity Target Rate Updates 
The corporate report dated May 9, 2016 (Appendix D) identified the importance of revisiting 
White Rock’s density bonus / amenity contribution approach on a regular basis, to ensure it 
reflects market conditions and is effective in identifying appropriate contributions for funding 
key community amenities.  This corporate report also noted that Coriolis Consulting had been 
retained to update its 2012 research, which had been used at that time in establishing the amenity 
contribution ‘target rate’ in the Town Centre (which was included in Policy 511 when it was 
adopted in 2013).  The recent Coriolis update, completed in November 2016, is attached as 
Appendix F. 

This corporate report provides an overview of proposed updates Policy 511, including updated 
amenity target rates that are based on the 2016 Coriolis report and reflect draft policy in the new 
Official Community Plan (OCP).  Related Zoning Bylaw updates, based on the proposed updates 
to Policy 511 and coinciding with draft OCP policy are also identified, along with proposed 
amenity contribution waivers for affordable and secured rental housing applications. 
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White Rock’s Amenity Contribution Approach 
The City’s approach to valuing amenity contributions is based on the premise that the City 
equally shares in the value of the ‘land lift’ when additional density or ‘FAR’ is added to a 
development property. As per Policy 511, currently amenity contributions are required for: 

i. Town Centre area: developments over 3 storeys high and/or over 1.75 FAR; and  

ii. Outside of Town Centre area: residential developments over 3 storeys and/or over 
1.1 FAR, and commercial development over 3 storeys and over 1.75 FAR.          

Using the Town Centre as an example, the City’s share of the land lift value in this area is 
currently determined through applying a ‘target rate’ of $30 per square foot ($323 per square 
metre).  This rate is used as a guide in negotiating the amenity contribution a developer 
contributes to the City.   

As noted above Coriolis was retained to determine whether or not an update is necessary to the 
amenity contribution policy, given that land values and residential sale prices have changed since 
2012-2013, and that new land use directions for the Town Centre and Lower Town Centre areas 
land use policy were being considered as a part of the new OCP process.  Based on the outcomes 
of this to date, staff are proposing an updated amenity contribution approach for the Town Centre 
and introducing an amenity contribution target rate for the Lower Town Centre, and these 
proposals are summarized below.  

Proposed Town Centre Amenity Contribution Update  
In its 2016 analysis Coriolis reviewed the current $30 per square foot amenity contribution rate 
and factored in recent increases in property values and residential unit sales.  Based on this 
analysis Coriolis recommended that this target rate be increased through one of the two 
following options: 

1. A Town Centre-wide rate of $40 per square foot ($430 per square metre) for bonus 
floorspace between 1.75 and 5.4 FAR; or   

2. A ‘tiered’ Town Centre-wide approach, involving a rate of $30 per square foot ($323 per 
square metre) for bonus floorspace between 1.75 and 3.5 FAR, and a rate of $50 per square 
foot ($538 per square metre) for bonus floorspace between 3.5 and 5.4 FAR. 

In reviewing this recommendation, staff propose that the amenity contribution policy be updated 
to reflect Option 1, involving a single $40 per square foot target rate for the Town Centre area.  
The rationale for this is includes: 

 the proposed increase from $30 to $40 per square foot (33 percent) is supported by 
the Coriolis analysis, and is reasonable based on a clear trend of increased property 
values and residential unit sale prices between 2012-2017. A general example of this 
includes Fraser Valley Real Estate Board statistics that indicate a 40 percent increase 
in multifamily unit resale prices since 2012. ‘Unit spot data’ (of select mid-range unit 
prices) from new multifamily project sales in White Rock also indicate a 30 to 40 
percent increase in unit sales price per square foot since the 2012 Coriolis analysis.        

 in relation to the new OCP maximum FAR map for the Town Centre (see Appendix 
B), including the 3.0, 4.0 and 5.4 FAR areas, a $40 single rate approach is 
supportable in helping the City in obtaining reasonable and fair amenity value 
contributions throughout the Town Centre, as similar property value and unit sale 
price increases have occurred in these areas and new developments to date have been 
largely concrete buildings.  Staff also note that if the tiered $30/$50 option is applied 
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to a redevelopment in the 5.4 FAR area (assuming the redevelopment attains 5.4 
FAR), the actual target rate works out to be just over $40 per square foot if averaged 
out over the 1.75 to 5.4 FAR density bonus range; 

 according to Coriolis, the increase to a $40 rate reflects an escalating market but still 
supports the near-term, viable redevelopment of properties with existing 
improvements (ie. strip malls with tenants), particularly in the 5.4 FAR area along 
North Bluff Road and Johnston Road due to existing site economics, tenant lease 
revenue and maximum FAR potential.  This is turn could help in continuing the 
current redevelopment trend in the Town Centre; and 

 one Town Centre-wide rate is consistent with the current clear and simple ‘one-rate’ 
amenity contribution policy.     

Pending adoption of the new OCP and endorsement of the updated amenity contribution 
approach proposed in this report, staff intend to bring forward an update to the applicable Town 
Centre CR-1 Commercial/Residential Zone, for Council’s consideration.  If adopted this 
approach will make the Zoning Bylaw consistent with new OCP policy, and will include updates 
to the CR-1 density section to relate it to the maximum FAR map in the new OCP.   

Proposed Lower Town Centre Amenity Contribution Approach  
As part of the OCP update, staff reviewed the Lower Town Centre area (located along Johnston 
Road and Pacific Avenue, between Thrift Avenue and Fir Street), and used OCP workshops to 
get community feedback on preferred building types and heights for the area. While varied 
feedback regarding density and height was received, and noting that the proposed density and 
height options have evolved, based on further analysis staff have proposed a land use direction 
that includes two distinct maximum FAR and height areas, including (see Appendix B): 

1. Properties fronting Johnston Road, between Thrift Avenue and Roper Avenue: a maximum 
3.5 FAR and 10-12 storey building heights.  Noting that this area is immediately adjacent to 
the Town Centre area with its higher densities, heights and property values, this proposal 
continues the downward density and height transition from the Town Centre, and uses the 
White Rock Elementary School property as a large open space and buffer between higher and 
lower density areas; and 

2. All other Lower Town Centre properties: a maximum 2.0 FAR and 4 storeys, which supports 
low-rise mixed use and apartment developments.    

As a part of their 2016 study Coriolis was asked to review a potential amenity contribution rate 
target for the Lower Town Centre, for FARs between 1.75 FAR and 3.5 FAR.  This was done to 
understand what level of amenity contributions might be possible in this area, based on the 
consideration of OCP land use options involving a ‘higher to lower’ transition of densities and 
heights from the adjacent Town Centre area.   

Noting that market conditions are similar between the Town Centre and Lower Town Centre 
areas, in terms of unit sale prices, lease rates, development costs, and types of improved 
properties, Coriolis recommended a $30 per square foot ($323 per square metre) target for the 
Lower Town Centre. This is the current target rate for the Town Centre, and staff propose that 
this amenity rate be applied to the Lower Town Centre area for bonus density floorspace 
between 1.75 and 3.5 FAR, based on the following rationale: 

 the proposed rate, which is $10 per square foot lower than the proposed Town Centre 
rate, reflects the lower maximum FARs that are possible for Lower Town Centre 
properties relative to those in the Town Centre, but this target also supports the viable 
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redevelopment of improved properties and reasonable amenity contributions being 
shared with the City; and  

 furthermore, the Lower Town Centre areas consists of smaller properties and more 
limited assembly opportunities relative to the Town Centre, which in turn could lower 
potential bonus floorspace amounts.  

Pending adoption of the new OCP and endorsement of the updated amenity contribution 
approach proposed in this report, staff will also look to update the CR-2 Lower Town Centre 
Area Commercial / Residential Zone (along with the CR-1 update for the Town Centre), to allow 
density bonusing above the current maximum of 1.75 FAR.  This ‘pre-zoning’ approach involves 
updating the density section to specify a maximum 3.5 FAR for Johnston Road CR-2 properties 
between Thrift Avenue and Roper Avenue, and a maximum 2.0 FAR for other CR-2 Lower 
Town Centre properties.      

Potential Community Amenities for the Lower Town Centre  
While Council has discretion on which community amenities are funded through amenity 
contributions (both cash-in-lieu and on-site amenities), specific amenities which are particularly 
relevant for the Lower Town Centre area could include: 

1. the provision of people movement infrastructure to the waterfront, given the proximity of the 
Lower Town Centre to the waterfront; 

2. the provision of publically accessible open spaces or buildings or spaces within a building for 
civic uses, to serve the increased population. This could include the possibility of a shared-
use facility at White Rock Elementary School (e.g. community gym space, art gallery, etc.);  

3. the provision of public art that reflects the Johnston Road ‘arts and culture corridor;’ and 

4. other amenities identified by Council. 

Proposed Exemption of Above-Grade Parkade Areas 
Coriolis also recommended that above-grade parking floor areas, when contained within an 
above-ground building that is part of a new development project, should not be included in 
calculating gross floor areas and amenity contributions, as they do not generate revenue (unless 
specifically developed as pay parking facilities).  Staff agree with this and will integrate this 
recommendation into the amenity rate policy and Zoning Bylaw updates, as this condition is 
likely to be largely limited to properties with sloping and/or challenging site conditions.    

Areas Outside of the Town Centre and Lower Town Centre 
In areas outside of the Town Centre and Lower Town Centre there is significant variability in 
existing property conditions, land uses and the type of rezoning applications that are received. 
This variability makes it challenging to apply a standard target rate, as each site and proposal is 
able to support a different community amenity contribution.  Based on this, staff recommend 
amenity contributions for rezonings outside of the Town Centre and Lower Town Centre 
continue to be negotiated on a site-by-site basis, according to the current practice. 

Rental Housing Task Force Recommendations and Amenity Contributions 
The Rental Housing Task Force was convened in 2016 to help create policies that encourage the 
development of more rental housing in White Rock. The concluding report of the task force was 
presented at the January 16, 2017 Council meeting, and staff were subsequently directed to 
incorporate the recommendations in the Task Force’s report into the new OCP.  These 
recommendations are included under Objective 11.2 (page 48) of the draft OCP.  
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Several of the recommendations in the Task Force’s report relate the Density Bonus / Amenity 
Contribution Policy, and are intended to provide incentive for developing purpose built rental 
housing (both market and non-market) through reducing development costs.  As the public 
benefit associated with non-market affordable housing is greater than market rental housing, and 
non-market affordable housing by definition does not generate as much profit as market rental 
housing, the Task Group proposed greater incentives for non-market affordable housing relative 
to market rental housing. 

These recommendations include: 

 consider reducing community amenity contributions for secured market rental (to a 
maximum of 50%); and 

 consider waiving community amenity contributions for non-profit housing providers. 

Non-profit or non-market rental housing (which is defined as ‘affordable rental’ in the new OCP) 
may consist of housing targeted toward specific client groups, such as low-income seniors or 
single-parent families.  It can also include inclusive housing models, such as those encouraged 
by Community Living BC, where a portion of the units are set aside for those with 
developmental disabilities and the remainder are available for the public at below market rents. 
The tenure and rents applicable to non-market housing may be secured through a Housing 
Agreement, pursuant to section 483 of the Local Government Act. 

Secured market rental housing is commonly defined as housing that is secured as rental for a 
term of 60 years or the life of the building, through a legal agreement such as a Housing 
Agreement pursuant to section 483 of the Local Government Act, or another legal mechanism. 

Staff note that these incentive-based recommendations are a best practice in many municipalities 
and have been effective in realizing new rental developments in recent years.  Based on this, staff 
propose that the Task Force recommendations be included in an updated Policy 511. 

Beyond the proposed updates to Policy 511, the Task Force also recommended that consideration 
be given to placing a set percentage of community amenity contributions (e.g. 10% of cash-in-
lieu contributions) into an Affordable Housing Reserve Fund for use in funding applicable DCCs 
for non-profit housing applications.  This fund does not exist, but Council may wish to consider 
it in the future.  

Summary of Proposed Updates 
Based on the above discussion, staff recommend the following proposed updates to Policy 511: 

1. update the amenity contribution target rate for the Town Centre area to $40 per square foot 
($430 per square metre) for densities between 1.75 FAR and 5.4 FAR; 

2. introduce an amenity contribution target rate for the Lower Town Centre Area of $30 per 
square foot ($323 per Square metre) for densities between 1.75 FAR and 3.5 FAR; 

3. exclude above grade enclosed parking from the floor area used to calculate the amenity 
contributions, as this space does not generate revenue to the developer; 

4. waive community amenity contributions for affordable rental housing; and 

5. use a 50 percent reduction as a target ‘ceiling’ rate in considering the reduction of the 
amenity contributions for secured market rental housing applications. 
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OPTIONS 

The following options are available for the Governance and Legislative Committee member’s 
consideration: 

1. Receive the report and direct staff to proceed with proposed amendments to the Density 
Bonus / Community Amenity Policy, based on feedback from the Committee and as outlined 
in the corporate report titled “Proposed Updates to the Density Bonus/Community Amenity 
Policy (Policy 511),” and forward the updated Policy 511 to Council for consideration of 
adoption;  

2. Direct staff to discontinue the review of the current Density Bonus / Amenity Contribution 
policy. 

Staff recommends Option 1 which is reflected in the recommendations of this corporate report. 

CONCLUSION 

Density bonusing and community amenity contributions help municipalities to share in the 
benefits of redevelopment, and ensure new amenities are provided for the community as growth 
occurs.  Within a context of escalating market conditions, it is prudent to periodically review 
White Rock’s Density Bonusing and Community Amenity Policy (Policy 511), to ensure that 
amenity contributions are appropriate and reflect the market, the contribution process is clear and 
fair for all parties, and the amenities identified for funding through these contributions reflect 
Council and community priorities. 

Based on the recent work of Coriolis, the Rental Housing Task Force and the new Official 
Community Plan development process, staff are proposing key updates to Policy 511, as 
contained in this report, for Committee’s review and feedback prior to bringing an updated 
policy to Council for consideration of approval. 

Respectfully submitted, 
 

 
 
Carl Johannsen, MCIP RPP 
Director of Planning and Development Services 
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Comments from the Chief Administrative Officer: 
 
I concur with the recommendations of this corporate report. 
 

 
Dan Bottrill 
Chief Administrative Officer 
 
Appendix A: Current and Proposed Density Bonusing/Amenity Contribution Areas  
Appendix B:  Town Centre and Lower Town Centre Maximum FAR Map 
Appendix C:  Current Density Bonus / Amenity Contribution Policy 511 
Appendix D:  Staff Report dated May 9, 2016 titled “Density Bonus / Community Amenity 

Policy Review” 
Appendix E: Staff Report dated July 11, 2016 titled “Density Bonus / Community Amenity 

Policy – Amenity List Update”  
Appendix F: Coriolis Consulting report dated November 8, 2016 titled “Community Amenity 

Contribution Rate Analysis for the White Rock Town Centre and Lower Town 
Centre” 

 
  

Page 28 of 110



Proposed Updates to the Density Bonus / Community Amenity Policy (Policy 511)  
Page No. 9 
 
 

APPENDIX A 

Current and Proposed Density Bonusing/Amenity Contribution Areas 
 

Figure 1: Current Approach 
 

 
 

Figure 2: Proposed Approach 
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APPENDIX B 

Town Centre and Lower Town Centre Areas, Maximum FAR Map 
 

Figure 1: Town Centre and Lower Town Centre Areas 

 
 

Figure 2: OCP: Maximum FARs in Town Centre and Lower Town Centre Areas 
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APPENDIX C 

Current Density Bonus / Amenity Contribution Policy 511 
 

POLICY TITLE: DENSITY BONUS / AMENITY CONTRIBUTION 
 

POLICY NUMBER: COUNCIL - 511 
 
 

Date of Council Adoption: April 15, 2013 Date of Last Amendment: September 12, 2016
Council Resolution Number: 2016-411 Historical Changes (Amends, Repeals or

Replaces) amends Policy No. 511 – Density 
Bonus / Amenity Contribution Policy” 

Originating Department: Planning and
Development Services 

Date last reviewed by the Governance and
Legislation Committee: July 11, 2016 

 
 
 

Policy: 
 

Purpose 
 

The purpose of density bonus/amenity contribution requirements is to permit an increase in 
allowable densities in exchange for providing community amenities. It allows the City to 
participate in a share of the increase in property values resulting from increases to the 
allowable densities. Variables such as location, land value, lot size, building costs and market 
conditions affect the feasibility of value increases to the land when greater density is 
permitted. If these variables provide worthwhile economic gains to a property owner 
proposing redevelopment of their site, over and above the costs of providing the amenity 
contribution, then density bonus is a realistic way of acquiring benefit for the community. 

Amenities 
 

Council’s 2014-2018 Strategic Plan highlights several priorities which may be realized partly 
through the use of amenity contributions. The waterfront in particular is identified as the 
primary opportunity to drive the local economy and support community initiatives. As White 
Rock’s main attraction, the waterfront is an amenity that serves the City as a whole, and it is 
the public open space that is most impacted by increased development. Therefore the 
improvement of the waterfront is the main priority for Council in allocating amenity 
contributions. 

Section 3.4.17 of the 2008 Official Community Plan (OCP) outlines the amenity contributions 
eligible for consideration for the Town Centre Area. The list of eligible amenity contributions 
for developments located outside of the Town Centre Area and which require rezoning, are 
similar, with clarification for area of applicability in brackets. Eligible contributions both 
within the Town Centre Area and elsewhere in the community are briefly outlined as follows: 

 A building or space within a building for civic uses, including meeting or 
convention space (Town Centre Area) 

 The provision and improvement of new publicly accessible open space, including 
a public square and/or pedestrian routes, either through dedication, easement, 
statutory right-of-way or covenant (all areas; with a preference for the East and 
West Beach Waterfront Business Areas) 
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 The improvement of existing publicly accessible open space and/or pedestrian routes 
(all areas; with a preference for the East and West Beach Waterfront Business Areas) 

 Underground publicly accessible parking (Town Centre Area and East and West Beach 
Waterfront Business Areas) 

 Publicly accessible parking (East and West Beach Waterfront Business Areas) 

 Outdoor public art in the Town Centre Area located as recommended in the 2011 Town 
Centre Urban Design Plan (Town Centre Area) 

 Outdoor public art elsewhere in the community subject to the review and advice of the 
City’s Public Art Advisory Committee (all other areas) 

 A transit station, “bus loop” and/or transit shelters (Town Centre Area) 

 Special needs or non-market affordable housing (all areas) 

 People movement infrastructure (e.g. outdoor escalators, funiculars, or gondola) to link 
Uptown to the Waterfront (all areas) 

Process 
 

In the Town Centre Area, the City will establish the zoning that includes the maximum 
allowable densities both with and without the amenity contribution requirements, and 
proponents for redevelopment will be required to enter into written agreement for amenity 
contribution as a condition of development permit approval (when approved by Council for 
on-site amenities) and prior to the issue of building permits. Densities are expressed in terms 
of “Floor Area Ratio” (FAR) which is determined by dividing the gross floor area by the total 
site area. 

For all other areas outside the Town Centre Area where higher densities are permitted in the 
OCP, redevelopment projects greater than 3 stories in height and/or 1.1 FAR in the Multi-Unit 
Residential designations, or greater than 3 stories in height and/or 1.75 FAR in the 
Commercial designations, will require rezoning to comprehensive development (CD) zone, 
and will be required to enter into agreement to establish the requirements for density bonus / 
amenity contribution prior to final approval of rezoning. Densities are expressed in terms of 
“Floor Area Ratio” (FAR) which is determined by dividing the residential floor area, 
commercial floor area, or institutional floor area (as applicable) by the total site area. For these 
projects, the CD zoning will make it possible to determine the appropriate site densities and 
building heights on a case-by-case basis in accordance with the direction for allowable heights 
and densities established in the OCP. Further, market research will be required to determine 
the appropriate amount of density bonus / amenity contribution required, on a project by 
project basis. 

Unless otherwise decided by Council, all amenity contributions will be in the form of 
payment- in-lieu. A reserve account will be created for deposit of these funds. Funds within 
this account will only be expended for those types of amenities listed above to be provided in 
the Waterfront area, the Town Centre area, or in other public areas as determined by Council, 
and for the benefit of the overall community. Where Council has agreed to accept the amenity 
contribution to be developed on-site in conjunction with the redevelopment proposal, the 
specific amenities to be provided will be determined through discussion and negotiation 
between the City and the proponent. When it is agreed that the amenities are to be provided 
on-site, public access to the amenity will be secured through written agreement or covenant 
registered prior to building permit approval in the Town Centre area and may require the 
submission of financial securities acceptable to the City. Outside of the Town Centre area, 
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public access to the amenity will be secured through written agreement or covenant registered 
prior to final approval of the rezoning. 

 
Calculation of Amenity to be Provided 
 

Amenity contributions are required for every development: 
a)  In the Town Centre Area for developments exceeding three (3) stories in height and/or 

1.75 FAR; and 
b)  For every rezoning outside of the Town Centre Area for proposed developments 

exceeding three (3) stories in height and/or 1.1 FAR in the Multi-Unit 
Residential designations, and three (3) stories in height and/or 1.75 FAR in the 
Commercial designations. 

Note: In the Town Centre Area, FAR is calculated based gross floor area as defined in the 
zoning bylaw. For rezonings outside of the Town Centre Area, FAR is calculated based on 
residential floor area, commercial floor area, or institutional floor area, as defined in the 
zoning bylaw, or a combination of the above if applicable. 

Within the Town Centre Area, the amenity contribution required shall be calculated at a rate of: 

 $0 for the 1st 1.75 FAR; 
 $323 per m2 for FAR of 1.75 to 5.4. 

For every rezoning outside of the Town Centre Area as noted above, the amenity 
contribution required shall be calculated for the entire project, on a project by project basis, 
based on the advice and recommendations of a qualified market research consultant specific 
to that project. Proponents will be required to submit the market research report at the time 
of application submission, and the City reserves the right to commission a 2nd report from an 
alternate consultant to establish the amenity contribution requirement for that project. 

In establishing the value of a proposed amenity, hard costs, soft costs and land costs will be 
considered. Eligible costs for on-site amenities, when approved by Council, therefore 
include: 

i) Hard Costs – all material and labour costs for the construction of the amenity; 
ii) Soft Costs – all fees and costs for the construction of the amenity; and 
iii) Land Costs – eligible only where the ownership of the land containing the amenity 

is transferred or dedicated to the City. 
To determine the value of the on-site amenity, a 3rd party appraisal will be required. 
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Examples – (Town Centre Area): 

 
1.   Smaller site i.e. 2,000m2 site area; 4 story proposal 

Proposed gross floor area = 4,500m2 (2.25 FAR) 
a)  FAR 1.75 = 2,000m2 x 1.75 = 3,500m2 = (no amenity 

required) 
b)  FAR 1.75 to 2.25  = 2,000m2 x 2.25 – 3,500m2 x $323 = $323,000 

Total Amenity Required = $323,000 
 

 

2.   Larger site i.e. 9,000m2 site area; 16 story proposal 
Proposed gross floor area = 28,800m2 (3.2 FAR) 

a)  FAR 1.75 = 9,000m2 x 1.75 = 15,750 m2
 = (no amenity

 

 
b)  FAR 1.75 to 3.2 

 
= 9,000m2 x 3.2 – 15,750m2 x $323 

required) 
= $4,215,150

 Total Amenity Required = $4,215,150
 

3.   Smaller site i.e. 2,000m2 site area, 12 story proposal 
Proposed gross floor area = 8,800m2 (4.4 FAR) 

a) FAR 1.75 = 2,000m2 x 1.75 = 3,500m2 = (no amenity 
required) 

b) FAR 1.75 to 4.4  = 2,000m2 x 4.4 – 3,500m2 x $323 = $1,711,900 
Total Amenity Required = $1,711,900 

 
4.   Larger site i.e. 9,000m2 site area, 25 story proposal 

Proposed gross floor area = 48,600m2 (5.4 FAR) 
a)  FAR 1.75 = 9,000m2 x 1.75 FAR = 15,750m2

 = (no amenity
 
b)  FAR 1.75 to 5.4 

 
= 9,000m2 x 5.4 – 15,750m2 x $323 

required)
= $10,610,550

 Total Amenity Required = $10,610,550
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APPENDIX D 
Staff Report dated May 9, 2016 titled “Density Bonus / Community Amenity 

Policy Review” 
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APPENDIX E 
Staff Report dated July 11, 2016 titled “Density Bonus / Community Amenity 

Policy – Amenity List Update” 
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APPENDIX F 
Coriolis Consulting report dated November 8, 2016 titled “Community Amenity 
Contribution Rate Analysis for the White Rock Town Centre and Lower Town 

Centre” 
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November 16, 2020

Paying for the Costs of Growth
Development Cost Charges 

and Community Amenity Contributions



Context and Scope

• Policy 511 - Amenity Contribution Policy (2013)

• Key Principle: equal share through negotiation 

• Rising land values, residential unit prices since 2012-2013

• Update Policy 511, based on 2016 Coriolis work, new OCP

• Incorporate Rental Housing Task Force Recommendations



Context and Scope

• Policy 511 - Amenity Contribution Policy (2013)

• Key Principle: equal share through negotiation 

• Rising land values, residential unit prices since 2012-2013

• Update Policy 511, based on 2016 Coriolis work, new OCP

• Incorporate Rental Housing Task Force Recommendations

• Development Cost Charges – Purpose and Limitations, Current Rates

• Collecting Community Amenity Contributions – Current Approach 

• Collecting Community Amenity Contributions – Comparisons

• Questions

Context and Scope



Context – Financing Growth
• Growth in the community 

(new residents, housing, 
businesses, etc.) creates 
additional demands on City 
and other services

• Existing community needs also 
require upgrades/replacement 
of City services and assets



Context – DCC Purposes
• Development Cost Charges (DCCs) are 

collected for:

 Sanitary sewer
 Transportation (roads/sidewalks)
 Drainage (storm sewer)
 Parks
 Water Utility

• School Districts, Metro Vancouver, and 
TransLink also have DCC-like charges 
imposed on new growth



Context – DCC Rates
• The total DCCs per dwelling unit ranges between ~$16K-$29K
• Fees collected at time of subdivision (single family) or building permit

Category City of 
White 
Rock

Metro Van 
(GVS&DD) 

School 
District 
(SSAC)

TransLink 
(2021)

Total

Single-Family $19,295 $5,428 $700-$1,000 $2,975 $28,700

Townhouse $11,253 $4,695 $600-$800 $2,470 $19,100

Apartment $11,253 $3,530 $600-$700 $1,200 $16,600



Context – CAC Purposes
• DCCs cannot be used for other growth-

related community needs such as libraries, 
public parking, recreation centres, fire halls, 
social housing, arts/cultural facilities, etc., to 
serve an expanding population. 

• This is where CACs have a role in obtaining 
community benefits from development when 
the growth can afford to pay to off-set the 
impacts created by rezonings / density bonus.



Context – Some CAC Principles
• General DCC/CAC principles: should not be so high that it halts 

development (developers cannot afford to pay), as this will impact 
new housing supply and create upward pressure on prices. Phasing in 
changes or giving advance notice provides time for market to adjust. 

• DCCs are fees and are non-negotiable amounts.

• CACs must be negotiated (though “target contribution rates” or 
density bonus approach are acceptable); councils must avoid the 
perception that they are selling zoning without consideration for 
broader planning principles and use of zoning for regulatory purposes.



Context – Determining CACs
• Some cities use a fixed/target rate (per unit or per floor area) to 

establish CACs:

 Langley City & Township, City of North Vancouver, Maple Ridge, 
New Westminster, Pitt Meadows, Richmond

• Some cities have the capacity to do site-specific analysis/negotiation 
for each rezoning application:

 Burnaby, Delta

• Some cities use both approaches, depending on the area or proposed 
amount of density:

 Coquitlam, Vancouver, District of North Vancouver, Port Coquitlam, 
Port Moody, Surrey, West Vancouver, White Rock



Town Centre Community Amenity 
Contribution (CAC) Area

Lower Town Centre

Current Approach – Target Rate & CAC
• Town Centre (rezonings and CR-1 zone) = $40 per square foot
• Lower Town Centre = $30 per square foot 
• Town Centre Transition = $40 per square foot (less tenant assistance/rental)
• Waterfront Village = $60 per square foot (smaller sites, waterfront views)
• Outside of target contribution rate areas = site specific market research report

Town Centre Transition

Waterfront Village



Context – Determining CACs



Context – Determining CACs

Location White Rock 
Town Centre

Surrey (Semiahmoo 
Town Centre)*

Surrey (other 
Town Centres)*

Langley 
(City)

Langley 
(Township)

New 
Westminster

Target 
Rate

$40 per square 
foot above 1.75 

FAR

$15 per square foot 
above already 

permitted density 
(increasing to $22.50 
in 2021, $30 in 2022)

Range from $2.50 
per square foot 
above already 

permitted density 
(Cloverdale in 

2020) to $40 (City 
Centre in 2022)

$2,000 
per unit

$3,300-
$6,500 per 

unit

$50 per square 
foot above 

permitted density 
(6+ storeys) to 

$120 per square 
foot (less than 6 

storeys)

*Surrey also has separate public art and affordable housing CACs per unit (City-wide)



Proposed Next Steps

• Update target rates following end of COVID-19 pandemic (market reset), 
with intention to phase in rate adjustments in future years



Questions and Feedback



January 20, 2020

Community Amenity Contribution 
Public Forum



Presentation Outline

1. Overview of Current Policy

2. Best Practices

3. Options to Consider – Amenity 
Types/Projects



Introduction

o Cities need to ensure that new infrastructure, amenities and 
services are in place to keep pace with new development

o Typically, municipalities in BC do this two ways:

→ Development Cost Charges (DCCs) tied to subdivision and 
building permit issuance. DCCs pay for infrastructure such as 
roadworks, sewers, water infrastructure, park acquisition and 
improvement

→ Density Bonusing and Community Amenities Contributions
(CACs) tied to zoning/rezoning



Introduction

Density Bonusing:
o LGA Section 482 allows zoning bylaws to include the option of 

additional (bonus) density in a given zone subject to specific 
conditions, which can include providing amenities.

o This can include ‘cash-in-lieu of amenities’ to pool funds from 
various projects to achieve a common amenity.

Community Amenity Contribution (CAC):
o CACs are amenity contributions agreed to by the developer as 

part of a rezoning process. CACs can take several forms including 
community amenities, affordable housing, and financial 
contributions toward infrastructure that cannot be obtained 
through Development Cost Charges (DCCs). 



Introduction

How can CACs be used?:

Yes No
Capital costs for new facilities Tax reductions
Affordable housing Operating/maintenance costs
Child care centres Long term replacement costs
Public art Reducing ice rental costs at the Arena
Streetscape/pedestrian upgrades Fixing potholes
Expanding/enhancing the White Rock Pier Reducing parking rates
Parks and recreation facilities Free bus passes for residents
Arts and culture facilities Costs for special events 

Civic facilities (City Hall, library, Fire Hall, etc.) Marketing or promoting the City



Current Policy

Target Rate Areas
(Town Centre/Lower 
Town Centre)

Community Amenity 
Contribution (CAC) Area 
– Case by Case Basis

Two Approaches to Determining CACs In White Rock



Current Policy – Density Bonus

Base Limit:
Max FAR: 1.75

Max Height: 10.7m (35.1ft)

Density Bonus Limit:
Max FAR: 5.4

Max Height: 80.7m (265ft)

Target of $430 per m2

($40 per ft2) for FAR 1.75 
to 5.4

Town Centre Area (CR-1 Zone – Pre-Zoned)



Current Policy – CAC

Zones in Residential 
Designations

Comprehensive 
Development (CD) Zone

Residential Rezonings Outside Town Centre

Projects with             
> 3 stories 

and/or 
> 1.1 FAR

Council negotiates for 
portion of total land 
value “lift” resulting 

from rezoning



Current Policy

Where Do Contributions Currently Go? 

CAC Reserve Fund Bylaw:
‘Amenity’ definition in Bylaw also specifies items such as:

→ Library, museum or archive (e.g. civic uses)

→ Arts and cultural centre

→ Child care facility

→ Heritage conservation

→ Greenhouse gas reduction measure

→ Community energy facility

→ Similar things that benefit the City and the well-being of its 
community 



Current Policy

Where Do Contributions Currently Go? 

Policy 511:
Eligible amenities for Density Bonus and CAC include:

→ A building or space within a building for civic uses, including but 
not limited to office, meeting or convention space

→ Open space and pedestrian routes (new and improved)

→ Publically accessible parking

→ Outdoor public art

→ A transit station “bus loop” and/or transit shelters

→ Special needs or non-market affordable housing

→ People movement infrastructure (e.g. funicular) to Waterfront



Presentation Outline

1. Overview of Current Policy

2. Best Practices

3. Options to Consider – Amenity 
Types/Projects



Best Practices - CACs
Practices to Employ for CACs:
o Analysis of amenities needed to address future growth

o Do not focus on rezonings as a revenue source

o Principles of negotiation: 
→ Amenities should be connected to the development; and
→ Contribution should be proportionate to the development

o CACs should be limited to: 
→ Capital costs; it is important to note that incremental 

operating costs for a new facility paid for by CACs must 
be funded from property taxes or another sustainable 
revenue source

→ Earmarked for specific projects; and  
→ Kept in reserve funds and used only for intended projects



Best Practices - CACs
Practices to Avoid for CACs:
o Imposing a specific charge for which there is no legal authority

o Presenting a developer with a list of “required” contributions for 
rezoning to proceed 

o Any policy that discourages or excludes negotiation between the 
developer and the municipality

http://www.google.ca/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRxqFQoTCMe97dzPwscCFQx0PgodMy0Cqg&url=http://speakermagazine.com/walk-talk-negotiate-like-a-pro/&ei=MIfbVcflPIzo-QGz2ojQCg&psig=AFQjCNEqGyMHE4XyKQToLFc0A6qYztoyqg&ust=1440536507678038


Presentation Outline

1. Overview of Current Policy

2. Best Practices

3. Options to Consider –
Amenity Types/Projects



Options to Consider – Amenity Types 
The City currently has approximately $6 million in CAC funds that 
are not allocated to a project.  The City is expecting to receive an 
additional $7M by 2021, for a total of $13M in unallocated CAC 
funds.



Options to Consider – Amenity Types 
As part of the Financial Plan process, Council can direct that the use 
of existing CACs can be spent on:

→ Expanding/enhancing the Pier during the Phase 2 remaining 
upgrades 

→ Social supports (affordable housing, child care facilities)

→ New civic facilities (City Hall, arts space, etc.)

→ Public art

→ Park/plaza upgrades (Maccaud Park, Five Corners Plaza, 
Waterfront all-ages & abilities playground) or land acquisition

→ Mobility improvements (funicular, transit shelters, parking)

→ Other…



Options to Consider – Amenity Types 
Eligible amenities for Density Bonus and CAC should include (or be 
focused on):

→ More activities on the waterfront (water activities, sporting), 
Instagrammable ‘selfie’ spots, a boutique hotel, small 
convention space (suggested by Explore White Rock)

→ ???

→ ???





Options to Consider – Density Bonus

Current Density Bonus 
Area (Town Centre / 
Lower Town Centre)

Potential Density Bonus 
Area Expansion

Potential Density Bonus Area Expansion

? ?

?

?
Would require changes to existing zoning
(i.e., introducing base and bonus densities for new areas)
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