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RECOMMENDATION:

That Council approve the Community Amenity Contributions Policy, presented substantially in
the form provided as Attachment A to this report.
EXECUTIVE SUMMARY:

This report provides a summary of the proposed Community Amenity Contribution (CAC) Policy
and presents the key themes developed through the public consultation process, with the
development industry, stakeholders and the general public. Preparation of a CAC Policy
framework was initiated by Council in 2016, in response to which staff have developed a CAC
Policy with the assistance of G.P. Rollo and Associates (GPRA).
At its meeting on September 19, 2016, Council directed staff to undertake the following:
1. Undertake a Needs Assessment for a comprehensive “Preferred Target CAC” policy
approach.
2. Engage the development industry, stakeholders, and the public to obtain feedback.
3. Present the policy framework to Council for approval.
The proposed CAC Policy (Attachment A) is intended to be applied Township-wide to all new
residential development that requires Council’s approval of a rezoning application. The CAC is
administered using a flat rate charge on a per unit basis. It is proposed that CACs be placed
into reserve funds and be used for the development of the following amenities: Township-wide
greenways, satellite RCMP Detachment, conference and entertainment centre; recreation
centres, and affordable housing.
To address issues related to housing affordability, it is proposed that 20% of CAC revenues be
directed towards an Affordable Housing Reserve Fund, which could be used to pay the
Development Cost Charges (DCCs) recently approved by Council to be waived for specified
Affordable Housing projects (Bylaw No. 5380).
Subject to Council’s approval, the proposed CAC rates would be reviewed and amended on an
annual basis using the Vancouver Consumer Price Index.
PURPOSE:

This report responds to Council’s direction to staff for the preparation of a policy framework in
relation with Community Amenity Contributions (CACs) for Council’s consideration of approval.
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BACKGROUND/HISTORY:

The Township of Langley is a growing community, home to more than 127,000 residents, with
the population expected to double over the next approximately 30 years. This growth will trigger
the demand for a range of new and upgraded public amenities including items such as
recreational facilities, greenways, and police services. Finding ways to fund these amenities
along with providing more affordable housing are important goals identified in the Township of
Langley Official Community Plan (OCP).
Funding for new amenities needs to be undertaken in a sustainable way that does not
overburden taxpayers. Traditional revenue sources such as property taxes and Development
Cost Charges (DCCs) can help fund some amenities, but the Township can offset financial
pressures as a result of residential growth through a Community Amenity Contribution (CAC)
program, based on the provincial legislation as implemented in other municipalities within the
region. Many Metro Vancouver municipalities have already established successful CAC
programs as a way to ensure that new development pays a fair share of providing new
community infrastructure and amenities.
The topic of a CAC Program was raised at the January 25, 2016 Regular Evening Council
Meeting where staff were directed to prepare a presentation on a fixed rate community amenity
contribution policy. A presentation was subsequently delivered to the Council Priorities
Committee on September 12, 2016, and included a presentation by Gerry Mulholland of GPRA
whose firm was engaged to undertake a review of practices of other jurisdictions and conduct
an economic analysis of some case studies. At that meeting, with subsequent ratification at the
September 19, 2016 Regular Afternoon Meeting, Council directed staff to undertake the
following:
•
•
•

Undertake a Needs Assessment for a comprehensive “Preferred Target CAC” policy
approach.
Engage the development industry, stakeholders, and the public to obtain feedback.
Present the policy framework to Council for approval.

A CAC Program has now been prepared within the context of completing the above direction
from Council, and is being brought forward to Council for consideration of approval.
DISCUSSION/ANALYSIS:

Legislative and Policy Context
The Local Government Act (LGA) enables local governments to require services, collect fees
and/or obtain land from new development to address certain impacts of growth. It allows
municipalities to use a number of financing tools for the provision of infrastructure, amenities
and services that are needed to support growth. These tools include:
•
•
•
•
•
•
•

Development Cost Charges
School Site Acquisition Fees
Phased Development Agreements
Density Bonus Zoning
Development Works Agreements
Latecomer Agreements
Community Amenity Contributions

A description of each of these tools is provided in Attachment B.
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Official Community Plan
The Township of Langley adopted a new Official Community Plan (OCP) in 2016. The OCP has
the following policies that support the development of a CAC program:
•

OCP Goal: Ensure Fiscal Accountability: The OCP has eleven (11) overarching goals for
a sustainable and well-managed community. One of the goals is to ensure fiscal
accountability by ensuring development will pay as much of the costs of growth as
possible. Having a CAC program would help meet the aspiration of this goal.

•

Housing Policies: The housing policies in the OCP encourage CAC contributions for
affordable housing as a community benefit (s. 3.1.4).

•

Parks and Open Space Policies: The policies provide for integration of park planning and
design into broader community planning initiatives related to land use, residential
development, transportation and community amenity provision (s.3.14.4).

•

Financing Development: The OCP has a policy to explore the potential for CACs to
cover the costs of facilities and amenities required for urban development that are not
funded by DCCs (s. 4.4.3).

Both the LGA and OCP provide a strong legislative and policy foundation for the Township to
consider a CAC Program.
Needs Assessment
Based on Council direction, a needs assessment was conducted by using a preliminary list of
community amenities. These amenities would be required for the projected population growth
to 2041, based on the long-term planning horizon in the Metro Vancouver Regional Growth
Strategy and the Township of Langley OCP. The preliminary list of amenities used in the needs
assessment is itemized below (in no order of priority):
1. Satellite Operations Centre
2. Satellite RCMP Detachment
3. New Community Museum
4. Conference and Entertainment Centre
5. Agri-plex
6. Improvements at Langley Regional Airport
7. Township-wide Greenways
A second component of the needs assessment was to conduct hypothetical pro forma analyses
using potential scenarios that would involve an increase in land use densities, in order to
examine the feasibility of collecting contributions for amenities at the time of rezoning. This was
completed with assistance of GPRA by building on the previous work, with the main findings of
the pro forma analysis summarized below:
•

The Township has the potential to establish a CAC program without adversely affecting
development.

•

In addition to a CAC program, the Township should retain the existing greenway amenity
policies (GAPs) for areas such as 208 Street Density Review (in Northeast Gordon
Estate), Carvolth, Central Gordon, Jericho, Latimer, Smith, and Yorkson. The GAPs
were established to fund the costs of greenway amenities in each neighbourhood, with
differing paces of development occurring in Willoughby.
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•

There is capacity for the Township to be flexible in setting the CAC rates, in order to
meet strategic municipal objectives. Sensitivity testing was conducted for the following
instances:
o Adjusting the target rate by offering an exemption to the CAC program for a
hypothetical geographical area representing 10% of projected growth between
2017 and 2041. The adjustment would shift the total CAC charge to the
remainder 90% of the projected growth in the Township and still not adversely
impact development.
o Moderately increasing the rate on single family units and reducing that on multifamily units, in order to make rates less likely to impact pricing and affordability of
units.

Public Consultation
Staff have consulted stakeholders in the development industry and the general public for their
input into the CAC program. Feedback has been received through meetings with the
Urban Development Institute (UDI) and an open house for the general public. Information on
the CAC program has been made publicly available through newspaper advertisements and
information updates on the project webpage. See Attachment C for the summary of
consultation feedback.
Input by the Development Industry
The UDI Langley Liaison Committee formed a working group sub-committee to assist staff with
the second component of the needs assessment, which involved a review of the preliminary list
of amenities, the hypothetical pro forma analysis and the proposed CAC rates. The UDI has
provided comments including:
1. Provide amenities for local residents: A primary concern expressed by UDI members
was a lack of perceived value for local residents in the preliminary list of amenities.
2. CAC Rates: Concern was expressed over early proposed rates noting that they were in
some cases three times higher than CACs in other municipalities.
3. Distribute capital costs between existing and new neighbourhoods: As some amenities
will be used by residents Township-wide cost sharing should be used to fund these
amenities by utilizing CACs and tax revenue.
4. Consult with Residents: Comments suggested that consultation should include residents
particularly those in areas where high residential growth is planned to occur.
Open House
On April 5, 2018 an open house was held to seek feedback from the general public, and over
120 people attended. Feedback was received through a survey and a total of 121 surveys were
completed; 90 surveys were completed at the open house, and an additional 21 surveys were
submitted online. The survey asked participants to rank the preliminary list of amenities and to
provide their own suggested amenities if not already on the list. Space was also provided on
the survey for written comments and 62% (75) respondents provided feedback.
Top ranked amenities include:
1. Recreation centres top suggested amenity: More than 25% of survey respondents
suggested recreation centres as a preferred amenity, including pools and community
centres.
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2. Parks and Trails: Just under 15% of survey respondents suggested parks and trails as
an important amenity.
3. Libraries: The need for libraries were specifically identified for the Latimer, Smith,
Northeast Gordon Estates, and Yorkson neighbourhoods.
4. Housing Issues: A wide range of housing issues including affordability, homelessness,
seniors housing, and housing for people with disabilities were identified as important to
be funded by CACs.
Key themes from the feedback survey include:
1. General lack of support for the preliminary list of amenities: The majority of additional
comments (40%) expressed concern and a lack of support for the agri-plex and
improvements at the airport.
2. CACs should stay in the neighbourhood: This concern accounted for 36% of written
comments. Public input indicated that CAC generated revenues should be used to
provide amenities for new residents.
3. Development industry concerns: Key themes related specifically to the development
industry expressing concern for the burden CACs would put on developers, the need for
a CAC grace period and the overall impact that CACs will have on employment in the
development industry.
Based on the feedback received, a proposed CAC Policy has been prepared. The proposed
Policy takes into consideration and reflects feedback received from the development industry,
stakeholders and the general public. On July 12, 2018, staff presented the proposed CAC
Policy to the UDI Langley Liaison Sub-Committee and received generally supportive feedback.
One item raised related to the need for more transparency and clarity in regard to the
determination of amenity capital costs. Staff propose to respond directly to UDI with an amenity
cost rationale and will continue an open dialogue with the development community to ensure
transparency and maintain accountability.
CAC Policy Framework
Preparation of the CAC Policy (Attachment A) has been completed with the assistance of GPRA
and early versions of the draft Policy have been revised to reflect feedback received from the
development industry and the open house feedback survey. See Attachment D for the analyses
and rate calculations provided by GPRA. Key revisions to the Policy include:
•

Revised preliminary list of amenities to include more recreation based amenities.

•

Distribution of amenity capital costs between existing and new residents.

•

Adjustment to CAC rates to be in-line with rates in other Metro Vancouver municipalities.
(see Attachment D, Appendix – Table of Lower Mainland Jurisdictions’ CACs)

•

Inclusion of an affordable housing amenity.

The proposed CAC Policy is intended to be applied Township-wide to all new residential
development that requires Council’s approval of a rezoning application. The CAC is
administered using a flat rate charge on a per unit basis, and it is proposed that CACs be placed
into reserve funds to be used to develop the amenities identified in the Policy. To address
issues related to housing affordability it is proposed that 20% of CAC revenues be directed
towards an Affordable Housing Reserve Fund. Furthermore, subject to Council’s approval, it is
intended that the CAC rates be reviewed and amended on an annual basis using the Vancouver
Consumer Price Index as the base increase.
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The proposed CAC Policy includes the following key provisions:
•

A revised list of community amenities based on public consultation feedback, as outlined
below:
o
o

Township-wide Greenways
Satellite RCMP Detachment

o

Conference and Entertainment Centre

o

Recreation Centre #1 – Willowbrook-Willoughby

o

Recreation Centre #2 – Brookswood-Fernridge

o Affordable Housing
The proposed facilities provide a range of amenities in neighbourhoods throughout the
Township. Recreational amenities are proposed through development of Township-wide
greenways and neighbourhood specific recreation centres. Improvements to community safety
are proposed through the development of a Satellite RCMP detachment, and the Conference
and Entertainment Centre is intended to function as a cultural hub with opportunities for
conferences, performances, and other community oriented activities. See Attachment E for a
complete description of each amenity.
•

The CAC program applies to all residential development in the Township that requires a
rezoning application.

•

Exemptions are permitted for affordable and special needs housing, rental housing, and
small residential infill developments.

•

The proposed CAC rates are as follows:

•

o

$5,673 per single family lot created

o

$4,814 per townhouse/rowhouse/duplex or other ground-oriented dwelling units

o

$3,782 per low rise apartment unit (6 storeys or less)

o

$2,923 per mid- or high-rise apartment unit (7 storeys or more)

A twelve (12) month grace period for in-stream rezoning bylaw applications, similar to
DCC regulations.

On an annual basis staff propose to report back to Council with information updates on the CAC
program. These updates will report on the funds collected annually and totals on CACs
received to date. Staff also propose to annually update the CAC rates at a rate equivalent to
annual increases in the Vancouver Consumer Price Index. The intent of these small annual rate
adjustments is to lessen the impact of potentially larger rate adjustments that could result from
periodic reviews. And finally, staff propose to periodically review the CAC program rates,
amenities, and costs on a timeline that is offset from the periodic review of the Development
Cost Charges Bylaw.
FINANCIAL CONSIDERATIONS:

Implementation of the CAC Policy is a step towards the goal of achieving fiscal stability and
fiscal health through the development of non-taxation funding sources. As increased demand
for amenities occurs in conjunction with residential growth, CACs will play a key role in securing
the provision of amenities and the development of livable and vibrant communities. An estimate
based on 2011 to 2016 development trends indicates that the CAC Policy could potentially
generate approximately $30,000,000 over the next five years.
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CONCLUSION:

The Township of Langley’s population is expected to double over the next 30 years, and this
growth will trigger the demand for a range of new and upgraded public amenities. Funding for
new amenities needs to be done in a sustainable way that does not overburden taxpayers and a
there is potential to generate significant revenue from the CAC program to help fund public
amenities. Staff have consulted stakeholders in the development industry and the general
public for their input into the CAC program and made changes to draft policy to address the
majority of concerns. Preparation of the CAC Policy has been completed with the assistance of
GPRA who completed pro forma analysis suggesting that the Township has potential to collect
CACs without adversely impacting development. If adopted, staff will inform builders and
developers active in the Township, as well as UDI.
Respectfully submitted,

Aubrey Jensen
LONG RANGE PLANNER
for
COMMUNITY DEVELOPMENT DIVISION

ATTACHMENT A

Community Amenity Contributions Policy

ATTACHMENT B

New Tools for Growth

ATTACHMENT C

What We Heard – Summary of Input

ATTACHMENT D

Rollo & Associates: Community Amenity Contribution Analysis

ATTACHMENT E

Description of Proposed List of Amenities
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COUNCIL POLICY

Subject: Community Amenity Contributions

1.

3.

xx-xxx
2018-xx-xx

Purpose
1.1

2.

Policy No:
Approved by
Council:
Revised by Council:

To provide administrative guidelines for a Community Amenity Contribution (CAC)
Program.

Background
2.1

Municipalities are required to balance their budgets, which means the demand for
new capital infrastructure and improvements must be kept within current fiscal and
economic limits. Development Cost Charges (DCC), which are a primary source of
funding especially for roads, water, sewer, stormwater systems, and park land
acquisition and improvement, do not assist in providing all facilities required for new
communities.

2.2

CACs are amenity contributions by the developer as part of a rezoning process.

2.3

CACs are intended to offset the cost of providing community amenities associated
with new residential development, thereby having a benefit to the community. In the
event that CACs are not made to help provide the amenities, it is not necessarily in
the public interest for the local government to support a rezoning. It has become
common practice for many municipalities in B.C. for developers to propose, or
municipalities to seek, amenities from projects that are applying for changes in use or
density, in order to help address the needs or impacts of new development. In this
policy, the amenities are being collected through a fixed rate contribution, based on a
set of predetermined amenities.

Related Policies
3.1

The Official Community Plan (OCP) provides objectives and policies for the
establishment of a community amenity contribution program. Objectives related to
CACs aim to:
(a)

Ensure that new development pays for the capital costs of providing new
infrastructure and facilities to serve that development.

(b)

Diversify revenue sources to fund new community infrastructure.

(c)

Provide tools and incentives to encourage affordable housing options.
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3.2

4.

5.

Specific policies include:
(a)

Investigate potential for community amenity charges to cover the costs of
facilities and amenities required for development that are not funded by DCCs.

(b)

Create incentives to encourage developers to included affordable market rental
housing and/or non-market housing in new developments, using community
amenity contributions that include affordable housing as a community benefit
(new units or cash).

Principles
4.1

As residential growth occurs, new development should make a fair contribution to
new community amenities, affordable housing, and other community needs, in order
to meet the needs of a growing community and to contribute to managing growth
pressures.

4.2

The Township of Langley will set its targets for CACs such that the cost implications
for new development will be reasonable. The level of CACs will be such that there is
minimal impact on new development. More specifically, the expectations for CACs
are not likely to affect the financial viability of new development projects. The costs
will be such that developers and land owners will still see incentives to seek higher
density for residential developments.

4.3

The Township of Langley will set CAC rates for a range of residential housing types.
These rates will be revised from time to time, based on changing community needs,
changing priorities, and changing market conditions.

Policy
5.1

CACs will be used to fund a specific list of amenities. The provision of these
amenities will be subject to community input, Council prioritization and available
revenue. The CACs will be allocated as follows:
(a)

20% will go into the Affordable Housing Reserve Fund; and

(b)

80% will go into a Community Amenity Contribution Fund to assist in funding of
the following amenities:
•

Township-wide Greenway

•

Satellite RCMP Detachment

•

Conference and Entertainment Centre

•

Recreation Centre in Willowbrook-Willoughby

•

Recreation Centre in Brookswood-Fernridge
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5.2

The CAC rates are as follows:
(a)

$5,673 per single family lot created

(b)

$4,814 per townhouse/rowhouse/duplex or other ground-oriented dwelling unit

(c)

$3,782 per low rise apartment unit (6 storeys or less)

(d)

$2,923 per mid- or high-rise apartment unit (7 storeys or more)

5.3

The CAC Program applies Township-wide to the development of all residential
dwellings, including those that are included in a mixed-use development, where the
site is being rezoned.

5.4

The CAC rates will be reviewed on an annual basis and will be adjusted to reflect
annual increases based on the Vancouver Consumer Price Index.

5.5

EXEMPTIONS
Development that meets the following conditions is exempt from the CAC program:

5.6

5.7

(a)

Affordable and special needs housing that are secured through a Housing
Agreement as established in Section 483 of the Local Government Act;

(b)

Rental housing units that are secured through a Housing Agreement
established under Section 438 of the Local Government Act will also be subject
to a covenant under Section 219 of the Land Titles Act;

(c)

Where single family residential subdivisions propose fewer than 3 lots, the
original lot is exempt, after which the CAC program applies to each new lot;

(d)

Accessory dwelling units, such as a secondary suite or coach house;

(e)

Duplex, triplex and fourplex dwelling units, where only one building is being
constructed – only the first dwelling unit is exempt, after which the CAC
program applies to each additional dwelling unit.

COLLECTION OF CACs
(a)

Payment of the CAC shall be made to the Township prior to Council
consideration of adoption of the Zoning Bylaw Amendment Bylaw. If adoption
is not given by Council to the Zoning Amendment Bylaw, the CAC (without
interest) shall be returned to the applicant by the Township.

(b)

Alternatively, payment of the CAC may be made to the Township at the time of
issuance of a development permit, or where one is not required, at the time of
issuance of a building permit. Where this option is selected by the applicant, an
irrevocable letter of credit must be provided to the Township for the full amount
of the CAC prior to Council consideration of adoption of the Zoning Bylaw
Amendment.

Any rezoning application, submitted prior to the final adoption of this policy, shall be
granted a twelve (12) month grace period from the date of final adoption of this
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policy, in order to receive fourth and final reading by Council of the Zoning
Amendment Bylaw. If the process is not completed within the one-year period,
payment of the CAC shall apply.
5.8

Council may amend the rate of the CAC and any other aspect of this policy as it
deems appropriate in response to changing needs.

5.9

Any rezoning application, submitted prior to future amendments to this policy, shall
be granted a twelve (12) month grace period from the date of final adoption of the
amended policy, during which time the CAC rates applicable at the time of the
application shall be payable, unless the developer requests in writing the application
of the new policy, upon which the rates applicable under this policy will apply.

5.10 This policy is to be administered and monitored by the Community Development
Division and the Finance Division.
5.11 This policy will be reviewed periodically to assess and revise rates, amenties, and
costs as required. Timing of the CAC policy review will be offset so as not to overlap
with the periodic review of the Development Cost Charges Bylaw.
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The Local Government Act (LGA) enables local governments to require services, collect fees
and/or obtain land from new development to address certain impacts of growth. It allows
municipalities to use a number of financing tools for the provision of infrastructure, amenities
and services that are needed to support growth. These tools include:
•

Development Cost Charges (DCC): A DCC bylaw is a financing tool provided by LGA
s. 932 through 937 to assist local governments in paying the capital costs of installing
certain off-site services, the installation of which is directly or indirectly affected by the
development of lands and/or the alteration/extension of buildings. DCCs can be
established for providing, constructing, altering, or expanding facilities related only to the
following local government services:
o roads, other than off-street parking;
o sewage;
o water;
o drainage; and
o parkland acquisition and improvement.
DCCs are payable by parties obtaining an approval of subdivision or a building permit,
as the case may be.
The Township has had Development Cost Charges since 1986. The current DCC Bylaw
No. 4963 came into effect on January 14, 2013. It is being updated to reflect current
costs and market conditions.

•

School Site Acquisition Charges (SSAC): Development applications that increase the
number of self-contained dwelling units must pay a SSAC. The charge is payable
concurrently with the DCC, either at the time of subdivision for single family lots, or at the
Building Permit stage for any new construction, alteration or extension of multi-family
buildings. SSACs were implemented by School District No. 35 pursuant to Property
Bylaw No. 2-2001 and LGA s. 571 through 581.

•

Phased Development Agreements (PDA): Under LGA s. 516, municipalities may enter
into PDAs to specify additional terms and conditions, as part of a rezoning process. The
additional terms and conditions may include the provision of amenities. The Township is
using this tool to obtain cash-in-lieu of amenity from in-stream applications in
Brookswood-Fernridge, in the absence of a greenway amenity policy in place for that
community.

•

Density Bonus Zoning: LGA s. 482 enables local governments to provide options for
the developer to build either to the “base” density or to a higher density, if they provide
certain amenities or affordable housing, or meet other specified conditions. The
developer, by right, always has the option of developing at the base density, but usually
has an incentive to consider higher densities. The Township has greenway amenity
policies (GAPs) for areas such as 208 Street Density Review (in Northeast Gordon
Estate), Carvolth, Central Gordon, Jericho, Latimer, Smith, and Yorkson. The GAPs
were established to fund the costs of greenway amenities in each neighbourhood, with
differing paces of development occurring in Willoughby. The majority of developers have
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opted to take advantage of density bonus zoning and contributed based on the GAPs.
•

Community Amenity Contributions (CAC): Also under LGA s. 482, local governments
can obtain financial contributions from developers for amenities, affordable housing and
special needs housing. The contribution would be obtained by the local government if,
and when, the local government decides to adopt the rezoning bylaw. Based on best
practices, CACs can be collected based on two methods: (1) case-by-case negotiation,
where a contribution is agreed-to between the developer and the local government, and
(2) fixed rate, where contribution is based on a program composed of a prioritized list of
community amenities and a pre-determined rate for each new housing unit. The
Township is exploring a fixed rate CAC program that would apply to all residential
developments in the entire Township. In other words, CAC would be a Township-wide
program, whereas Density Bonus Zoning is based on the GAPS in respective
neighbourhoods.
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WHAT WE HEARD

June, 2018

A Summary of Input Received for the Community Amenity
Contribution Program
The Township of Langley is considering a comprehensive Community Amenity
Contribution (CAC) program in which developers provide funding for community
amenities, as part of a rezoning process that involves a change in land use and/or a
change in density. A community amenity can be any public benefit, improvement, or
contribution that can enhance the quality of life for Langley residents. Examples include
public spaces, trails, greenways, affordable and special needs housing, fire halls,
libraries, and recreation facilities.

WHAT WE DID
PUBLIC CONSULTATION METHODS
Consultation with stakeholders focused primarily on the development industry with
opportunities also available for input from the general public. Through the process of
preparing the CAC program the development industry has been consulted and provided
feedback.
Urban Development Institute: The Urban Development Institute (UDI) Langley
Liaison Committee formed a working group to assist staff with a needs assessment,
which involved a review of the preliminary list of community amenities, the
hypothetical pro forma analysis and the proposed CAC rates. The UDI provided
some preliminary comments. One of the comments was to engage the broader
community before finalizing the list of amenities. Meetings with UDI were held in
February, 2017 and July, 2018
Open House: Over 120 people attended a drop-in event held on Thursday April 5,
2018. This Open House provided information on the program and a preliminary list
of amenities. Participants provided input through a feedback survey. Notification for
the Public Open House was advertised through the local newspapers, and the
Township’s website.
Online Feedback Survey: Available online from April 5 to 12, 2018, the survey
provided information on the CAC program and asked for input on the preliminary list
of amenities and provided opportunity to suggest amenities not identified on the list.
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WHAT WE HEARD
The following section summarizes what we heard through public and stakeholder input
with a specific focus on feedback from UDI and comments received from the
Community Amenity Contribution Feedback Survey.

STAKEHOLDER INPUT
Urban Development Institute Langley Liaison Committee: Feedback
The UDI was consulted early on in the preparation of the CAC program. Early feedback
was received in a written response where UDI identified their concerns and made
recommendations for staff consideration.
Amenities for local residents: Concerns over the preliminary list of amenities and
a lack of perceived value for local residents was expressed. General support was
expressed for recreational and entertainment oriented amenities such as greenways,
pools, ice rinks, and community centres.
Some proposed amenities should not be funded by CACs: Amenities that are
“Economic Development Generators”, such as the conference centre, agri-plex, and
airport improvements, should be funded through tax revenues.
Consult with residents: Comments suggested that consultation should include
residents particularly those in areas where high residential growth is planned to
occur.
Locate amenities in high growth areas: CAC capital projects should be located in
areas where growth will occur.
Distribute capital costs between existing and new neighbourhoods: As some
amenities will be used by residents, a Township-wide cost sharing approach should
be used to fund these amenities by utilizing CACs and tax revenue.
CAC Rates: Concerns were expressed over proposed CAC rates noting that they
were, in some cases, three times higher than CACs in other municipalities.
Grace period for CAC implementation: Provide a phasing in of CAC charges for instream applications as these new charges would introduce unforeseen costs having
a financial impact on development projects.
Allocate CACs into reserve accounts: It was suggested that CAC revenues be
allocated to CAC reserve accounts to ensure funding of CAC capital infrastructure
programs.
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PUBLIC INPUT
Open House - April 5, 2018
On April 5, 2018 a Public Open House was held at the Civic Facility providing an
opportunity for the public to learn about the CAC program and to provide comments and
input on the CAC program. Over 120 people attended the event with 90 people
completing the Community Amenity Contribution Feedback Survey. Another 30 surveys
were completed online for a total of 121 survey responses.
The Township also received 54 petitions that expressed opposition to the proposed
CAC policy. These petitions were forwarded to Mayor and Council on April 12, 2018.
Community Amenity Contribution Feedback Survey: Results
The following is a summary of the feedback survey results, which includes preference
for the proposed preliminary list of amenities, a list of public suggested amenities, and
additional comments. The public list of amenities have been ranked and categorized,
and key themes have been identified from the additional comments.
Preliminary List of Amenities by Ranking: The feedback survey sought public input
and comments on a preliminary list of amenities, and asked participants to rank them in
order of preference. The table below identifies the public’s preference for the list of
amenities.

Preliminary Amenities by Rank (%)
30
25
20
15
10
5
0

1. TOL-wide
Greenways

2. Satellite
3. Con/
RCMP Detach Entertainment
centre

4. Satellite
Operations
Centre

5. Museum

6. Agri-plex

7. Airport
Improvements

Township-wide Greenways ranked as the most preferred amenity receiving support
from over 25% of survey submissions.
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Top 6 Suggested Amenities: The feedback survey provided opportunity for the public
to suggest amenities they wanted included on the list. The survey allowed space for up
to three amenity suggestions, and in response a total of 37 different amenities were
suggested. The table below identifies the 6 most popular amenity suggestions.

Top 6 Suggested Amenities (%)
30
25
20
15
10
5
0

Recreation
Centres

Parks and trails

Libraries

Housing Issues

Sidewalk and Road
Repair

Policing

Recreation Centres were suggested by more than 25% of survey respondents as
the preferred amenity. Within this category, specific amenities commonly associated
with recreation centres were identified. In many cases, these suggestions also
identified the neighbourhood where the amenities were wanted. These responses
have been categorized in the table below:
Specific Amenities for
Recreation Centres:

Rank

Neighbourhood indicated

%

1

Pool

Willoughby

36%

2

Pool / Community Centre

No neighbourhood indicated

34%

3

New or updated facility

Brookswood-Fernridge

30%

Among the amenity suggestions for a Recreation Centre, approximately two-thirds of
respondents indicated a preference for location, with an almost even split between
Willoughby and Brookswood-Fernridge. Approximately one-third of respondents
indicated no preference for location.
Parks and trails were the second most common amenity suggestion accounting for
almost 15% of suggestions. Since parks and trails are funded through the DCC
program, they are not being considered for the proposed CAC program. However,
ranking second does indicate a public preference for CACs to be used for recreation
amenities.
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Top 6 Suggested Amenities: cont’d

Libraries ranked third in the list of suggested amenities with a location preference for
the Willoughby area. Specifically identified were the Latimer, Northeast Gordon
Estate, Smith and Yorkson neighbourhoods.
Housing Issues ranked fourth among suggested amenities with feedback identifying
a wide range of issues including housing affordability, homelessness, seniors
housing, and housing for people with disabilities.
The remainder of suggestions covered a broad range of amenities including the arts,
fire halls, hospitals, schools, and transportation improvements. Some of these
suggestions would fit within a CAC program while others would be funded through
operational budgets, or other levels of government in the case of schools and
hospitals. The remaining amenity suggestions each individually ranked less than 4%
with 20 of the suggestions ranking less than 1%.
Summary of Written Feedback: A total of 121 surveys were completed with 62% (75)
of respondents leaving additional comments. The major themes identified include the
following:
Rank

Key Themes

%

1

Do not support preliminary list of amenities

40%

2

CACs should stay in the neighbourhood

36%

3

Don’t burden developers

21%

4

CACs will increase housing costs

20%

5

Do not support CACs

17%

6

CACs should be phased in

12%

7

Tax revenues should fund proposed amenities

8%

8

CACs will impact employment in the development industry

5%

9

Support for CACs

5%

Do not support preliminary list of Amenities (40%): The majority of additional
comments expressed concern and a lack of support for the preliminary list of
amenities.
CACs should stay in the neighbourhood (36%): The second most popular
comment was to invest CAC generated revenues back into the neighbourhoods that
generated the revenues. A general sentiment was that CACs should be used to
provide amenities that can be used by new residents. Concerns were also
expressed that CACs should not be used to wholly fund / subsidize new amenities
that would serve residents Township-wide.
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Summary of Written Feedback: cont’d

Development Industry Concerns: Some of the key themes identified related
specifically to the development industry such as Don’t burden developers (21%);
CACs should be phased in (12%), and CACs will impact employment in the
development industry (5%).
CACs will increase housing costs (20%): Comments included concerns that CACs
will increase the cost of housing and negatively impact housing affordability. It was
also noted by some that CACs in conjunction with other increasing municipal fees will
further increase housing costs, threaten development projects and construction jobs.
Do not support CACs (17%): Whereas 40% did not support the preliminary list of
amenities, only 17% of respondents were not supportive of CACs overall.
Tax revenues should fund proposed amenities (8%): These comments stated that
the preliminary list of amenities should be funded by tax revenues and not CACs.
Support for CACs (5%): Of those who provided additional comments, 5% indicated
support for CACs, with some noting that new residential development should help fund
the development of new facilities.
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June 27th, 2018
Jason Chu
Township of Langley
20338 – 65 Avenue
Langley, BC V2Y 3J1
Re: Community Amenity Contribution Analysis
G. P. Rollo & Associates (GPRA) has been retained to assist the Township of Langley in preparing
a Preferred Target Community Amenity Contribution (CAC) policy for the Township.
The purpose of the policy is to secure contributions from rezonings to assist in funding new
community amenities such as recreation facilities, parks, libraries, police, fire, and infrastructure.
The Township will identify a list of amenities and/or capital projects both Township wide and by
community, obtain cost estimates and prioritize the list. GPRA is to develop a draft policy,
engage stakeholders, and finalize a policy for the Township.
This work builds upon density bonusing and amenity contribution analysis completed in
September 2016 by GPRA wherein GPRA conducted a scan of policies and practices of other
jurisdictions in the Lower Mainland with regard to density bonusing and amenity contributions
and proforma analysis for 8 case studies looking at hypothetical potential rezoning scenarios that
would involve an increase in density on the sites to illustrated the potential to collect
contributions for amenities at rezoning.
The conclusion of the prior work showed that many other jurisdictions in the Lower Mainland
also collect amenity contributions and the proforma analysis suggested that the Township has
the potential to collect some monies for public amenities without adversely impacting
development.
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CURRENT DENSITY BONUSING AND AMENITY CONTRIBUTIONS IN THE TOWNSHIP OF LANGLEY
The Township currently collects contributions from rezonings to pay for their Greenway Amenity
Policies (GAPs) for the Neighbourhoods of Yorkson, Jericho, Central Gordon, Carvolth, Latimer,
Smith, and Williams, using varying fee structures and methods for securing contributions. The
Township also grants credits to developers for in-kind works and contributions toward the GAPs.
As of 2017, the Township has collected/secured $21.9 million of the estimated $117.8 million, or
approximately 18.6% of that which is required for the program.
Greenway Amenity Policies

Neighbourhood Plan
Yorkson

Cost/acre
$ 97,010

Jericho
Central Gordon Estate
Carvolth
Latimer
Smith
Williams

$ 102,977
$ 100,855
$ 97,898
$ 106,207
$ 102,723
$ 227,000

The GAPs have been devised to fund the costs of growth within each neighbourhood with
differing paces of development occurring. GPRA believes that given the significant contributions
in Yorkson ($21.7 million as of 2017) and little to no contributions to date in other areas that the
Township should consider leaving the GAPs to operate as they do currently rather than to
attempt to wrap them up with other amenities being sought for the Township as a whole.
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PAYING FOR GROWTH IN THE TOWNSHIP OF LANGLEY USING AMENITY CONTRIBUTIONS
The Township has identified six significant amenities that will be required as a result of increased
population growth between 2018 and the OCP horizon of 2041, with an estimated cost of $276
million in 2018 dollars. 1
Revised Basket of Goods: Based on input from April 5, 2018 Open House
% of Amenity Capital Costs Attributable to New Residential Growth
% of amenity capital
costs to be recovered
through new

Capital Costs
funded through
Percent
new
Estimated
development 2
development
Capital Cost Area Served by Amenity Buildout 1
Amenities
$20,000,000 Township Wide
58%
42%
$8,460,000
1 Township-wide Greenways
2 Satellite RCMP Detachment
$50,000,000 Township Wide
58%
42%
$21,150,000
3 Conference and Entertainment Centre
$60,000,000 Township Wide
58%
42%
$25,380,000
4 Recreation Centre #1
$50,000,000 Willoughby
35%
65%
$32,700,000
5 Recreation Centre #2
$50,000,000 Brookswood-Fernridge
35%
65%
$32,550,000
6 Affordable Housing (20% of capital costs) $46,000,000 Township Wide
n/a
n/a
$24,000,000
Total
$276,000,000
$144,240,000
Note: The purpose of this table is to determine the % of new development which will cover an equal % of amenity capital costs. The
1

The %s in this column represent the % of existing residents

2

The %s in this column represent the % of projected new residents resulting from planned growth.

These are high level estimates that will need to be reviewed periodically as well as costed in
more detail as the Township gets closer to the time when each of these amenities will be
constructed.
Having identified the amenities being required, most of which are anticipated to serve the entire
Township rather than specific neighbourhoods, the next step was to estimate a rate for
contribution from development. GPRA began by reviewing the methodology employed by Urban
Systems when determining DCC rates.
For the DCC program rates are calculated based on current population growth projections
through to 2041 and the estimated costs of infrastructure required over the same time period.
The costs are divided by the increase in population to arrive at a cost per person. From there a
projected housing and development forecast covering the same period is used along with
estimates of persons per dwelling type to derive a per unit DCC. 2 GPRA has employed a similar
approach to calculating a flat CAC rate for the Township.

The impact of inflation should be taken into account when the Township conducts a periodic review of
the CAC program.
2 CACs are generally only collected for residential developments, as opposed to DCCs which are collected
for commercial & industrial development as well.
1
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The Regional Growth Strategy indicates that the Township was expected to grow by
approximately 32,000 residential units and 83,900 new persons through to 2041. For DCC
calculations these residential units were broken into 4 densities:
1. 15 or fewer dwelling units per hectare (typically single family detached);
2. 16 to 44 dwelling units per hectare (typically attached duplex, rowhouses, townhouses);
3. 45 to 74 dwelling units per hectare (low rise apartments);
4. Greater than 74 dwelling units per hectare (mid/high rise apartments).
The DCC calculations assumed 3.3 persons per unit for residential density 1, 2.8 persons per unit
for residential density 2, 2.2 persons per unit for residential density 3, and 1.7 persons per unit
for residential density 4.
Using the updated population growth estimate (83,900) GPRA can then determine that the per
person portion of the total basket of amenities the Township has identified ($144.24 million) to
be contributed by new growth as being $1,719 per person.
GPRA can then derive an indicated flat CAC rate for each of the four housing densities described
above:
Preferred CAC Rate Scenario (Revised amenity costs with 2041 Population)
Land Use
new units
Residential 1
10,000
Residential 2
6,000
Residential 3
13,800
Residential 4
2,200

pph
3.3
2.8
2.2
1.7

Pop
CAC/person CAC/Unit1
33,000
$1,719
$5,673
16,800
$1,719
$4,814
30,360
$1,719
$3,782
3,740
$1,719
$2,923

Total CAC
$56,733,254
$28,882,384
$52,194,594
$6,429,769

avg sq.ft/unit cost/sq.ft
3,500
$1.62
1,800
$2.67
1,100
$3.44
800
$3.65

32,000
83,900
$144,240,000
Note: Population and dwelling units are based on a 2041 RGS population projection.
This is the same methodology being used for the 2018 DCC Review

From our survey of other jurisdictions we found that there was often some adjustment in CAC
rates from the indicated rate to that which was eventually set. Our analysis in 2016
demonstrated that single family properties would be able to absorb a higher CAC per unit than
would multi-family dwellings due in part to price points and the percentage of the overall cost
that a CAC would represent. For example, a $5,700 CAC on a single family dwelling would
amount to roughly 0.5% of the total cost of the home and could easily be absorbed by
developers and purchasers. In contrast, a CAC of $4,800 on a townhouse would be around 0.9%
of the total cost, and a $3,800 CAC would be 1% of the total cost of a wood frame apartment.
As such it would be possible to increase the flat rate on single family dwellings and reduce the
rate on multi-family dwellings in order to make rates less likely to impact pricing and affordability
of units. If, for example, the rate for residential property type 1 were set at $7,000 per unit that
would still only amount to roughly 0.6% of the total cost of developing a home and would in turn
280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
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allow for the rates for each of the other residential types to be reduced somewhat ($4,500 per
unit for residential 2 dwellings, $3,000 per unit for residential 3 dwellings, and $2,750 per unit
for residential 4 dwellings) and still collect the required funds for amenities.
Adjusted CAC Rates
Land Use
new units
Residential 1
10,000
Residential 2
6,000
Residential 3
13,800
Residential 4
2,200
32,000

CAC/Unit
$7,000
$4,500
$3,000
$2,750

Total CAC
$70,000,000
$27,000,000
$41,400,000
$6,050,000
$144,450,000

As illustrated in the example above, there is the capacity for the Township to be somewhat
flexible in how they set the CAC rates. GPRA has looked at providing an exemption from CACs to
a hypothetical area within the Township that would amount to roughly a 10% reduction in new
units that would be contributing to the program. If the Township were to consider something
along these lines the rates would need to be higher in order to collect the required funds for
amenities. The table below shows the required CACs per unit with the hypothetical reduction in
contributing new development.
Hypothetical CAC Rates to Accommodate a 10% Reduction in New Units
Land Use
new units
Residential 1
9,000
Residential 2
5,400
12,420
Residential 3
Residential 4
1,980
28,800

CAC/Unit
$7,500
$5,000
$3,500
$3,250

Total CAC
$67,500,000
$27,000,000
$43,470,000
$6,435,000
$144,405,000

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com

F.5 - Page 24

F.5

CONCLUSIONS & RECOMMENDATIONS
GPRA has used population and housing forecasts for the Township of Langley to arrive at
indicated CAC rates (based on an estimated $276 million in amenities identified by Township
staff, $144 million of which is targeted to be funded through collection of CACs) by residential
housing type in line with the Township’s DCC program. Based on these indicated rates GPRA has
arrived at the recommended CAC rates in the table below:
Indicated CAC Rates
Land Use
new units
Residential 1
10,000
Residential 2
6,000
Residential 3
13,800
Residential 4
2,200
32,000

pph
3.3
2.8
2.2
1.7

Pop
CAC/person CAC/Unit
33,000
$1,719
$5,673
16,800
$1,719
$4,814
30,360
$1,719
$3,782
$1,719
$2,923
3,740

Total CAC
$56,733,254
$28,882,384
$52,194,594
$6,429,769

83,900

$144,240,000

•

As indicated previously, there is flexibility to shift some of the charges per unit from
higher density development to lower density, which is less likely to be adversely
impacted by the cost per unit.

•

GPRA does not recommend bundling the existing Greenway programs currently in place
for six neighbourhoods in the Township into a comprehensive CAC program, due to
varying methods of securing contributions to this program and the direct correlation
between those fees and particular neighbourhoods.

Often municipalities will take a graduated approach to implementation:
•

Once the decision has been made to introduce fees, ensure that developers, realtors,
and land owners in the City Centre are made aware of the new fees and when they will
be required to pay them

•

Allow for development applications in-stream to be grandfathered in until a certain date
after introducing the fees

•

Typically when jurisdictions bring in new fees they allow for a grace period for new
applications, at times having a staggered introductory rate over a period of 6 months to
a year to allow for developers to adjust to the new charge:
o

Consider a ‘step-up’ approach where only a set percentage of fees would be
collected during the first year for new applications, leading to the full rate at a
pre-set date, or;

o

This could take the form of charging no fees for the first 3 months, 25% of the
fee for the next 3 months, 50% for the next 3 months and 75% for the next 3
months, or something equivalent

GPRA strongly believes there is merit in establishing a Community Amenity Contribution policy
framework for the Township. If the Township is concerned about rolling out the suggested fees
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suggested by GPRA there is still merit in introducing the policy, even if only a nominal rate were
charged, such as $1,000 per unit.
Once the CAC fees are introduced GPRA recommends updating the underlying analysis
periodically on a schedule similar to the frequency that the City updates their DCC rates. In the
interim, GPRA suggests the Township include in the policy an indication that the fees will be
indexed at CPI until a full review is undertaken, after which time a full adjustment can be made.
I trust that our analysis will assist the Township in determining policy around Community
Amenity Contributions.
Yours truly,

Gerry Mulholland |Vice President
G.P. Rollo & Associates Ltd., Land Economists
T 604 275 4848 | M 778 772 8872 | F 1 866 366 3507
E gerry@rolloassociates.com| W www.rolloassociates.com
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APPENDIX – TABLE OF LOWER MAINLAND JURISDICTIONS’ CACS

Municipality
Abbotsford
Burnaby
Chilliwack
Coquitlam
Langley City
Maple Ridge
Mission
New Westminster
North Vancouver City
North Vancouver District
Pitt Meadows
Port Coquitlam
Port Moody

CACs & Density Bonusing

Small voluntary contribution for public art,
ad hoc in City Centre
$ per sq. ft. (buildable) Bonus Density
based on current market values
Ad Hoc only on CD Zones
$3/sq. ft. new multifamily residential
floorspace up to 2.5 FAR;
$4,800-$5,500 for one-family lots
No Current Policy
$5,100 per one-family lot;
$4,100 per townhouse dwelling unit;
$3,100 per apartment dwelling unit;
bonus density $3,100 per multifamily unit
or additional lot
$2,815 per unit. Waived on discretion
ad hoc through negotiation
ad hoc through negotiation
Where case by case negotiations occur, the
target is to capture 50% to 75% of value of
land lift attributed to rezoning.
$2,100 per unit for single family;
$2,800 per unit for townhouse;
$2,400 per unit for apartments
100% in RA1 (low-rise apartment) zone,
otherwise negotiated
ad hoc through negotiation

Surrey

$4/sq.ft. buildable for single family;
$8.50/sq.ft. buildable for townhouse;
$10/sq.ft. buildable for wood frame or
$14/sq.ft. buildable for concrete
apartments <61 units; 10% residential
area for Affordable Housing for apartments
>60 units
Capital cost of NCP amenities
determined by City in NCP areas

Township of Langley

In Process of determining Flat Rate CACs

Richmond

Vancouver
West Vancouver
White Rock

$55/sq.ft. bonus area in Cambie Corridor;
ad hoc through negotiation elsewhere
ad hoc through negotiation
$30/ sq.ft. over 1.75 FAR in Town Centre;
ad hoc through negotiation outside
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ATTACHMENT E
Description of Proposed List of Amenities
Community Amenity Contributions will be used to fund amenities that will grow in demand as
residential development continues. This list of amenities has been determined based on
feedback received from both the development industry and general public. The delivery and
prioritization of these amenities will be determined by Council. Following is the list of amenities
to be funded by CACs:
1. Township-wide Greenways: The Township has been building a cycling network and
greenways for commuting and recreational needs. For example, a bike greenway is
being planned to link Murrayville with Willoughby, as part of the overall trail network in
the Township. This trail would serve as a commuter and recreational link between
communities. Also, the Township built the Fort-to-Fort trail (using funding from General
Revenue) to link the former Fort site to current Fort Langley along the Fraser River
foreshore. Additional greenways would be built as the overall community grows, based
on the Cycling Plan and “Community Connections,” the overall trails plan for the
Township.
2. Satellite RCMP Detachment: The existing RCMP Detachment in Murrayville was built
in 1990. Like the Satellite Operations Centre, a Satellite RCMP Detachment (or an
expansion to the existing facility) would be required to serve the expanding population in
Willoughby and elsewhere in the Township.
3. Conference and Entertainment Centre: The Township is growing as a community,
where residents expect community amenities that are commonly available in other urban
centres. A conference and entertainment centre has been a top-of-mind community
facility for many new comers to Langley. Such as centre would become a cultural hub
with opportunities for conferences, performances and other community activities.
4. Recreation Centre #1: As the Willoughby neighbourhood develops, the need for a
recreation centre serving the local residents is required, and is an essential component
of building complete communities.
5. Recreation Centre #2: Over time as the Brookswood - Fernridge neighbourhood
develops, new recreation services and facilities will be required to meet the demands of
new growth, and is an essential part of a thriving community.
6. Affordable Housing: This amenity builds on policy in the OCP to encourage the
development of affordable housing types. Through the establishment of an Affordable
Housing Reserve Fund, CAC funds can be used to incentivize affordable housing
projects as identified in the Housing Action Plan. As there is no direct capital cost for
this amenity a value has been determined which is equal to 20% of the total capital costs
of the 5 amenities listed above.
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