;'7 The Corporation of the City of Courtenay

3 Staff Report

CITY o courTENA!

To: Council File No.: 5040-20
From: Acting Director of Development Services Date: December 10, 2025
Subject: Amenity Cost Charges (ACC) Rate Options

PURPOSE:

To provide Council with Amenity Cost Charge (ACC) options that include Institutional and Industrial rates
prior to consideration and readings of an ACC Bylaw. This report also provides Council with an opportunity
to review the ACC Project List prior to consideration of proving readings to the proposed ACC Bylaw.

BACKGROUND:

In August 2024, Urban Systems commenced supporting City staff with the development of an Amenity Cost
Charge (ACC) Bylaw in conjunction with the City’s Development Cost Charge (DCC) review project. ACCs are
fundamentally similar to DCCs as they are intended to recover the cost of new, upgraded and expanded
recreation and cultural infrastructure and amenities related to growth. At the same time, ACCs and DCCs
differ in the projects their funding can be used for (see Figure 1).

Figure 1: Difference between ACCs and DCCs
Table 1
Difference Between
ACCs and DCCs

Amenity Cost Charges (ACCs) Development Cost Charges (DCCs)

Can be levied Any “Amenity” that provides social, Water

to recover cultural, heritage, recreational and Sewer
costs for: environmental benefits, including but Drainage
not limited to: Highway Facilities
Community, youth or seniors’ centres Parks Acquisition and Improvements
Recreation or athletic facilities Fire Protection
Libraries Police
Daycare facilities Solid Waste Facilities
Public squares Recycling Facilities

The new ACC program will capture current capital costs for amenities that are driven by growth. The
proposed rates ensure that those who will use and benefit from City-provided amenities share the growth-
related costs in a fair and equitable manner. Key drivers for the development of the City of Courtenay ACC
program include:

¢ Meeting the needs arising from future development and growth; and,

e Ensuring timely and transparent recovery on the capital cost of amenities.
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Urban Systems and City staff provided an update and overview of an ACC program at the December 18, 2024
and October 15, 2025 Council meetings; the associated reports are linked in Attachment 1 and Attachment
2. On October 15, 2025, Council directed staff to return with a report with options for “Institutional” and
“Industrial” as ACC categories prior to the introduction of an ACC bylaw.

On November 19, 2025, Council provided direction to staff regarding the outdoor Memorial pool
replacement and expansion project. In response the ACC project list has been amended to rename the
Outdoor Pool Expansion project to Recreation Facility Expansion to provide additional flexibility on the
provision of recreational amenities to meet the needs of future growth (Table 1).

DISCUSSION:
Most ACC bylaws include charges for residential development, on the basis that residential properties, and

their residents, typically drive most of the need for growth-related amenities. In addition, non-residential
developments that result in an increase in population of workers may also be charged ACCs. The ACC
legislation requires a close connection between projected population and employment growth and the
planning of amenities to support that growth. Local governments should also consider the regional context
of employment, where major employers often serve populations across multiple municipalities.

Table 1 below, Proposed ACC Project List, outlines the fees associated with various amenities, designed to
ensure that the costs related to growth are equitably shared by those who will utilize the City-provided
facilities. This program emphasizes addressing the needs arising from future development while facilitating
transparent recovery of capital costs.

Table 1: Proposed ACC Project List

. *F-’ro'ject Cost Estimate | Benefit | Benefit to Assist To.t a.l

Project Name Timing (2024 $) % New Growth Factor |ACC Funded| Municipal
(1%) Cost

Community Centre
Expansion Long | $20,000,000 || 50% |[$10,000,000 |$100,000{ $9,900,000 (|$10,100,000
Florence Filberg
Centre Expansion [[Medium| $5,000,000 25% | $1,250,000 [ $12,500 || $1,237,500 || $3,762,500
Recreation Centre
Expansion Short | $32,000,000 || 30% || $9,600,000 | $96,000 | $9,504,000 ($22,496,000
L?ports fields (e.g.,
ield and diamond
addition) Ongoing| $5,000,000 25% | $1,250,000 || $12,500 | $1,237,500 || $3,762,500
Pickleball Courts Short $600,000 30% $180,000 | $1,800 | $178,200 | $421,800
[Dog Parks Short | $150,000 | 50% | $75000 | $750 | $74,250 | $75,750
Cultural Facility
Expansion Medium | $5,000,000 50% | $2,500,000 | $25,000 || $2,475,000 || $2,525,000
LINC & Skateboard
Park Expansion Medium | $1,000,000 25% $250,000 | $2,500 | $247,500 || $752,500
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*Proj Assi Total
. _ro_ject Cost Estimate| Benefit | Benefit to ssist o.t ?
Project Name Timing (2024 $) % New Growth Factor [|[ACC Funded| Municipal
? (1%) Cost
Spray Park Short $2,000,000 25% $500,000 $5,000 | $495,000 | $1,505,000
Park Amenity
Program Ongoing | $2,000,000 25% $500,000 $5,000 | $495,000 | $1,505,000
$72,750,000 $26,105,000 $261,050($25,843,950($46,906,050
*Short (1-5 yrs), Medium (5-10 yrs), Long (10+ yrs)

The Provincial ACC Best Practices Guide! recommends the use of employment projections to distribute the
ACC program cost among non-residential land uses. The Guide recommends that local data and knowledge
be used as a check and balance to the employment projections. The growth-related portion of amenity
program capital costs are allocated between residential and non-residential sectors based on the residential
and employment growth projections over the 20-year program timeframe.

Options for Council Consideration
Options for applying Amenity Cost Charges (ACCs) to various land uses have been developed to support

community infrastructure and amenities. Three distinct options are available for Council's consideration,
each reflecting different combinations of residential, commercial, industrial, and institutional land uses,
along with proposed ACC rates and justifications. The subsequent details highlight the rationale and potential
impacts associated with each of the following options:

Option 1 — Residential and commercial uses (recommended)
Option 2 — Residential, commercial and industrial uses
Option 3 — Residential, commercial, industrial and institutional uses

Option 1 — Residential and commercial uses (recommended)

Option 1 assigns ACC charges to both residential and commercial uses as presented and recommended in
the October 15, 2025, report to Council (see table 2). The rationale of charging rates to commercial uses is
related to Courtenay’s position in the region as a commercial centre and the likelihood of employees in a
commercial setting to use community amenities in Courtenay due to alignment of operating hours, meeting
room space, lunch hour programing, and proximity of commercial spaces to amenities. Commercial uses
generally include buying, selling, or trading of goods or services direct to consumers, administrative,
professional or other business operations and would apply to commercial land uses and workers even if
employed by a public body. For example, a public organization may occupy an office building for professional
services or administrative offices that would be considered commercial for the purposes of calculating ACCs,
as the charge is based on the use and not the owner of the space to be constructed.

Table 2: Option 1, Residential and Commercial Use ACC Rate Application

1 Amenity Cost Charge Best Practices Guide, Released April 10, 2025, Updated August 25, 2025, Province of B.C.
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-
governments/finance/amenity cost charge best practices guide.pdf



https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/finance/amenity_cost_charge_best_practices_guide.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/finance/amenity_cost_charge_best_practices_guide.pdf
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Land Use IACC Rate

Low Density Residential 56,643 / lot or unit

Medium Density Residential $3,618 / unit

High Density Residential 542.56 / square metre
(~53,163 / unit)

Commercial $13.84 / square metre

Industrial or Institutional None

Option 2 - Residential, Commercial and Industrial Use

Both Option 2 and Option 3 include industrial only and industrial plus institutional, respectively and weight
new employees based on the assumption that they will not use new amenities to the same extent as new
residents and that a high percentage of the workforce are also residents. For example, employees are
weighted at 25%, assuming that the additional demand on amenities generated by gross new employees
would be 25% of the additional demand that would be generated by the same number of new residents.

Option 2 includes industrial uses in addition to residential and commercial. Proposed rates are shown in
Table 3. These uses were not proposed in the draft ACC rates presented to Council on October 15, 2025 as
future industrial growth in Courtenay does not have the same proximity to recreational and cultural
amenities as projected commercial growth. Non-resident industrial employees are not anticipated to benefit
to the same extent as commercial employees from the provision of the proposed amenities and associated
programing.

Table 3: Option 2, Residential, Commercial, and Industrial Land Use ACC Rate Application

Land Use IACC Rate

Low Density Residential 56,466 / lot or unit

Medium Density Residential 53,522 / unit

High Density Residential S41.43 / square metre
(~$3,079 / unit)

Commercial (25% weight) 515.35 / square metre

Industrial (25% weight) $5.48 / square metre

Institutional None

Option 3 - Residential, Commercial, Industrial and Institutional Use ACC Rate Application

Option 3 includes institutional uses in addition to residential, commercial and industrial. Proposed rates are
shown in Table 4. One consideration of charging institutional ACCs is that institutional use generally includes
government facilities, services dedicated to religious, charitable and non-profit uses, educational,
recreational, health, or welfare purposes, and Community Care Facilities. Institutional developments such as
libraries, public health cares, schools, and recreation facilities are often amenities to the community in their
own rights. For clarity, office, service or retail type uses within an institutional building would be charged the
commercial ACC rate even if they were to be used or developed by a public institution as ACC are calculated
based on use.
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Table 4: Option 3, Residential, Commercial, Industrial and Institutional Land Use ACC Rate Application

Land Use IACC Rate

Low Density Residential $6,406 / lot or unit

Medium Density Residential 53,489 / unit

High Density Residential $41.05 / square metre
(~$3,051 / unit)

Commercial (25% weight) $15.20 / square metre

Industrial (25% weight) S5.43 / square metre

Institutional (25% weight) $8.77 / square metre

Given the limited connection between potential industrial employees and the recreational and cultural
amenities offered through the ACC program, largely due to their proximity to one another and the fact that
institutional uses often serve as amenities themselves, Option 1 is recommended. This option suggests
charging ACC rates exclusively to residential and commercial entities; however, all three options are
defendable should Council wish to provide alternative direction.

Implementation Timeline

Once Council has provided direction on the land use categories to include in the ACC program, the next
step in the process is to present the ACC bylaw and associated rates to Council for consideration of
readings in January 2026.

The City has retained Urban Systems to support both DCC and ACC work. Unlike DCC bylaws, ACC bylaws do
not require Inspector of Municipalities approval between third and fourth reading, which will streamline the
timeline for adoption with the DCC bylaw that is scheduled to be presented to Council on December 10, 2025
. Implementing revised DCCs and a new ACC program in tandem will provide administrative efficiency and
process clarity.

In-Stream Protection

Local Government Act, section 570.91 includes provisions to protect development applications that are
already in progress (“instream” or “precursor applications”) from new ACC charges. When a local
government adopts their first ACC bylaw, the charges do not apply to any development for which the local
government has received a complete application for a building permit, development permit, or zoning bylaw
amendment prior to the bylaw’s adoption.

When the municipality amends the ACC Bylaw in the future, applicants who have submitted complete
applications for a building permit, development permit, or zoning bylaw amendment are granted a 12-month
exemption from the new ACC rates (see Figure 2).

POLICY ANALYSIS:
Bill 46 — Housing Statutes (Development Financing Act), 2023 amends the Local Government Act to enable
local governments to finance the cost of new public amenities that are needed as a result of new growth
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through the establishment of an ACC program, rates and bylaw. Community Amenity Contribution (CACs)
have been a traditional amenity contribution negotiated through the rezoning approval process. With the
provincial mandate to require local governments to pre-zone for 20 years of housing, the ability to negotiate
amenities through individual applicant-driven rezoning will become less frequent. Further, ACCs provide for
a more transparent and predictable approach to the expectations of new development contributions to
growth-related amenities.

Two best practice guides have been published by the Province:

e Amenity Cost Charge Guide for Elected Officials, Released April 10, 2025, Updated August 25,
2025 (Attachment 3)

e Amenity Cost Charge Best Practices Guide, Released April 10, 2025, Updated August 25, 2025,
Province of B.C. (Attachment 4)

FINANCIAL IMPLICATIONS:
The Province has recently clarified the protection provided to in-stream applications during the development

of a local government’s initial ACC bylaw. Approval of the ACC bylaw enables collection of charges on new
subdivision and building permits applicable under the bylaw, provided they do not have instream application
protection. The total revenue anticipated is subject to actual growth and density of developments.

ACC charges on new development applications would provide funding for investment in recreation and
culture infrastructure to support that growth. Implementation of the programs as soon as possible will
support new development funding their share of infrastructure costs and will mitigate costs to existing
taxpayers. Based on the projected growth rates and the proposed ACC rates with a 1% municipal assist, the
program could collect up to $26 million over the 20-year program from development activity, offsetting the
projected $73 million in capital costs (see Attachment 1 for more information — October 15, 2025 Staff Report
— Amenity Cost Charge Program and Rates). The resulting municipal responsibility is a contribution of $43
million over the 20-year program equaling an annual responsibility of $2.3 million. The municipal
responsibility would increase should Council elect to increase the assist factor from 1%, resulting in an
additional cost to existing taxpayers.

Establishing ACC programs will assist in financial planning for recreation and cultural infrastructure and
facilities related to growth. Any money collected is kept in reserve until projects are advanced for approval.
The use of ACC funds is restricted, limited to only funding the growth-related costs of projects that are
identified in the program.

Cyclical reviews of the programs are necessary and provide an opportunity to report back on the efficacy of
the program. The ACC program should be reviewed when master plans or detailed facility planning is
completed and revised every 3-5 years. It is recommended to time these updates with DCC program updates
to create efficiencies and ensure alignment.

ADMINISTRATIVE IMPLICATIONS:
Development Services is leading the ACC project with the support of Urban Systems. Support from,
Recreation, Culture and Community Services and Finance is required to develop the ACC program and
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establish cost estimates. City staff will be required to support the consultant team with the coordination and
preparation of the ACC bylaw for adoption. Cross-departmental coordination is required to implement the
ACC.

STRATEGIC PRIORITIES REFERENCE:
This initiative addresses the following strategic priorities:

e Buildings and Landscape - Update Development Cost Charges (DCC) Bylaw

PUBLIC ENGAGEMENT:

Based on the IAP2 Spectrum of Public Participation, staff have informed the public through the launch of a
dedicated Engage Comox Valley webpage (October 14, 2025) and consulted with the development
community through in person and online survey means, in the creation of the ACC rates and program.

Increasing Level of Public Impact

Inform Consult Involve Collaborate Empower
o To provide the To obtain public To work directly To partmer with To place final
Public public with feedback on with the public the public in each  decision-making
participuiion balanced and analysis, throughout aspect of the in the hands of
goul objective alternatives the process to decision including  the public.

information and/or decisions. ensure that public  the development

1o assist them in concerns and of alternatives and

understanding the aspirations are the identification

problem, consistently of the prelerred

alternatives, understood and solution

opportunities considered.

and/or solutions.

© International Association for Public Participation www.iap2.org

The draft ACC rates were presented to Council on October 15, 2025. Council then directed staff to proceed
with development industry engagement, which included the following:

e Direct engagement with developers and interested parties via an in-person roundtable discussion.

o Informed engagement through the provision of the draft ACC rates, program, reports, and
presentations on the Engage Comox Valley dedicated ACC webpage:
engagecomoxvalley.ca/courtenay-acc

e A survey that was sent out to the development industry mailing list

Notice of the engagement was posted on the engagement website, and an invitation was sent directly to
the City’s list of developers a number of times in October.

The in-person industry engagement session took place on October 21, 2025, from 12pm to 2pm.
Engagement was done in tandem with the City’s OCP update and Density Bonusing considerations. The
event featured a presentation on the proposed ACC rates, opportunities for discussion with staff and other
interest holders. Approximately 40 participants attended the event.

Key feedback from the interest holder engagement included the following:


http://www.iap2.org/
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e An understanding that growth creates demand for expanded community amenities

e Concerns around higher rates and impact on development viability

e Application process streamlining, pre-zoning, and aligning infrastructure capacity improvements
with growth areas can reduce complexity, costs and timelines to offset increased ACC/DCC

OPTIONS:

1. THAT Council direct staff to prepare a bylaw to establish an Amenity Cost Charges program and
include residential and commercial use ACC rates as outlined in Option 1.

2. THAT Council direct staff to prepare a bylaw to establish an Amenity Cost Charges program and
include residential, commercial and industrial use ACC rates as outlined in Option 2.

3. THAT Council direct staff to prepare a bylaw to establish an Amenity Cost Charges program and
include residential, commercial, industrial and institutional use ACC rates as outlined in Option 3.

4. THAT Council provide alternative direction to staff.

ATTACHMENTS:

1. October 15, 2025 Staff Report — Amenity Cost Charge Program and Rates

2. December 18, 2024 Briefing Note — Development Cost Charge and Amenity Cost Charge Update

3. Amenity Cost Charge Guide for Elected Officials, Released April 10, 2025, Updated August 25, 2025,
Province of B.C.

4. Amenity Cost Charge Best Practices Guide, Released April 10, 2025, Updated August 25, 2025, Province
of B.C.

Prepared by:  Nancy Gothard, RPP MCIP, Manager of Community & Sustainability Planning
Reviewed by: Kate O’Connell, Acting Director of Development Services
Joy Chan, Manager of Business Administration, Recreation, Culture and Community
Services
Adam Langenmaier, Director of Finacial Services

Concurrence: Geoff Garbutt, M.Pl., MCIP, RPP, City Manager (CAO)



The Corporation of the City of Courtenay

L& Staff Report

CITY of coyrTENK!

To: Council File No.: 5040-20
From: Acting Director of Development Services Date: October 15, 2025
Subject: Amenity Cost Charge Program and Rates

PURPOSE: To provide Council with an update on the development of the City’s Amenity Cost Charge (ACC)
project and to seek Council’s endorsement of the draft ACC rates and program for the purpose of interest
holder consultation.

BACKGROUND:
In August 2024, Urban Systems began assisting City staff with the development of an Amenity Cost Charge
(ACC) Bylaw, in coordination with the Development Cost Charge (DCC) review project.

ACCs are a new financing tool created through changes introduced to the Local Government Act by Bill 46
in the Fall of 2023. ACCs together with other tools such as inclusionary zoning and density bonusing, will
replace negotiated Community Amenity Contributions (CACs) with a standardized, bylaw-based framework
for collecting funds for community amenities such as recreation centres, daycares and libraries. Affordable
housing projects are not eligible for ACCs.

ACCs are fundamentally similar to DCCs and are intended to recover the cost of new recreation and cultural
infrastructure and amenities related to growth. Portions of amenity costs are assigned to new
development through ACCs, thereby ensuring that ‘growth pays for growth’ and new development pays its
share of, for example, a new community recreation facility. The Provincial Government has prepared an
ACC Best Practices Guide (Guide) to support the implementation of ACC bylaws. The Guide notes that any
amenity providing social, cultural, heritage, recreational, and environmental benefits is eligible for cost
recovery through an ACC program.

As a new cost-recovery tool, many municipalities across B.C. are beginning to implement ACCs to support
municipal financial sustainability. The advantages of implementing an ACC Bylaw are as follows:

e Provides certainty to the development community about amenity upgrade costs and what projects
these costs will pay for

e Ensures costs for future amenities are fairly distributed across the benefiting developments.

e Fosters fairness by ensuring the development community and existing property taxpayers share
the costs of growth-related amenities; and,

e Minimizes financial risk by allowing the City to save for growth-related amenity costs.

The new ACC program will capture current capital costs for amenities that are driven by growth. The
proposed rates ensure that those who will use and benefit from City-provided amenities share the growth-
related costs in a fair and equitable manner. Key drivers for the development of the City of Courtenay ACC
program include:
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e Meeting the needs arising from future development and growth; and,
e Ensuring timely and transparent recovery on the capital cost of amenities.

Urban Systems and City staff last provided an update and overview of ACCs and examples of ACC programs
and rates in other communities at a Council meeting on December 18, 2024. The associated slide
presentation is linked in Attachment 2 — Council Presentation on DCC and ACC (December 2024)

DISCUSSION:
Technical Inputs

The ACC rates are based on City-wide growth projections, equivalency factors, the identification of eligible
projects and related costs, and the allocation of costs between new development and existing residents
(i.e., the ‘benefit factor’ or ‘benefit allocation’). Rates are determined based on various land uses and their
impact on infrastructure. For the purposes of the ACC, only residential uses (Low Density Residential,
Medium Density Residential, and High Density Residential) and Commercial uses are proposed to be
charged.

Fairness and equitable distribution of capital costs among those parties receiving a benefit is a guiding
principle of ACCs and suggests that certain ACC projects may benefit the existing population as well as new
development. For example, existing users may receive some benefit from the construction of a new
community centre, if the facilities are upgraded in response to the need for replacement or pent-up
demand. In turn, the allocation of capital costs that benefit existing users should be deducted from the
difference between the total capital cost estimate and funds from other sources.

Municipal Assist Factor (MAF)

The Municipal Assist Factor (MAF) is designed to be a policy decision for Councils; it allows Council to
determine the level of municipal assistance towards the new development portion of DCC and ACC
programs. The assist factor is a percentage: it must be a minimum of 1%, but Councils may opt for a higher
percentage (up to 99%). A higher MAF will mean lower costs for new development, but at the expense of
existing taxpayers. Most municipalities select a 1% MAF, but ‘phasing in” ACCs through the gradual, year-
over-year reduction of the MAF (e.g., from 25%, to 15%, to 10%, to 1% over 4 years) is an option, but
results in increased municipal cost. Ultimately, the MAF should reflect the community’s support for
financing growth-driven amenity needs.

Exemptions

The Local Government Act establishes several situations where a development is exempt from ACCs
including places used for public worship, prescribed classes of affordable and special needs housing (e.g.
purpose-built rental units owned or leased by government entities or non-profits, supportive housing,
cooperative housing, transitional housing, emergency shelters), and developments that do not result in an
increase of population or workers.

Instream Protection

As is also the case with Development Cost Charges (DCCs), there is a 12-month in-stream protection period
for any applicants who submitted complete building permit, development permit, subdivision, or Zoning
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Bylaw amendment applications before the effective date of the ACC bylaw. Any complete applications
submitted prior to the effective date will not be subject to any ACCs.

Economic Analysis

When establishing ACC rates, Section 570 of the Local Government Act requires local governments to
consider whether the charges could deter development or discourage the construction of reasonably
priced housing or land. To assess this, the City conducted a financial feasibility analysis to understand how
DCCs, ACCs, inclusionary zoning, and density bonusing may affect overall development viability.

The impact of ACCs on development varies depending on factors such as whether the charge is applied to
projects under existing zoning or pre-zoning, and whether ACCs represent a new project cost.
Implementing ACCs alongside zoning changes, such as increased density, can offset the impact on
development viability.

Zoning designations regulate allowable height and density. When a site is rezoned to allow greater density,
its land value often increases because more buildable floor area is permitted. Additional permitted floor
space raises a site’s market value, especially in high demand locations. The increased land value resulting
from a zoning change can help mitigate the financial impact of an ACC.

If ACCs are introduced at the same time as zoning changes (via pre-zoning), the enhanced land value can
offset the impact of the ACC. The site’s land value, inclusive of both the pre-zoning increase and ACC
impact, remains higher than its pre-existing value. As the City is currently preparing a Official Community
Plan (OCP) and Zoning Bylaw amendments to reflect 20-year housing needs, the consideration of an ACC is
well-timed.

The City retained City Squared to complete financial testing of implementing ACCs. The report titled ‘City
of Courtenay- Financial Testing of Amenity Cost Charges (ACC), Inclusionary Zoning (1Z) and Density
Bonus (DB)’ dated September 2025 formed part of an OCP Update report presented on October 1, 2025
Proforma analyses of several development case studies were conducted using the proposed ACC rates.

The City Squared report recommends that the ACC remain at the modest rate proposed and that the City
also consider minimum base densities to ensure that development remain viable in this challenging
economic market of high interest rates and depressed demand.

Draft ACC Program and Rates

The proposed ACC program includes the cost to increase recreation and cultural centre space and capacity
to meet anticipated population growth over the next 20 years. ACC revenues are not eligible to be spent on
replacing existing facilities or correcting existing deficiencies to meet the needs of the current population.

The proposed ACC project list includes the following amenities:

e Community Centre Expansion
e Florence Filberg Centre Expansion

e Qutdoor Pool Expansion

1 https://pub-courtenay.escribemeetings.com/filestream.ashx?Documentld=13240
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e Sportsfield Improvements

e Pickleball Court Improvements and Construction
e Dog Park Construction and Improvements

e  Cultural Facility Expansion

e LINC and Skateboard Park Improvements

e Spray Park Construction

e Park Amenity Program

The benefit factor of each ACC eligible project was evaluated using an approach based on anticipated
population change and benefit to new and existing populations. A summary of the benefit factor
methodology is included in Error! Reference source not found. of the attached Amenity Cost Charge Bylaw
Development Report. The proposed rates are outlined in Table 1 below. No ACCs are proposed to be levied
on industrial or institutional uses.

Table 1: Proposed Residential and Commercial Amenity Cost Charge Rates

Total Proposed

Land Use Unit ACC Bate
i Low-Density Residential ‘ per lot or dwelling unit $6,643.00
' Medium Density Residential 7 per unit $3,618.00
High Density Residential per m2of GFA $42.56
| Commercial per m2of GFA $13.84

Implementation Timeline

The City has retained Urban Systems to support both DCC and ACC work. The draft DCC bylaw is scheduled
to be presented to Council in November for consideration of bylaw readings. The ACC rate process steps
are illustrated on Figure 1 below.

Figure 1: Amenity Cost Charges Rate Process
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Unlike DCC bylaws, ACC bylaws do not require Inspector of Municipalities approval between third and
fourth reading, which will streamline the timeline for adoption and allow both the ACC and DCC bylaws to
be adopted at the same time. Implementing revised DCCs and a new ACC at the same time will provide
administrative efficiency and process clarity. The next step in the process is to conduct interested party
engagement and then present the ACC bylaw to Council for consideration of readings.

PUBLIC ENGAGEMENT:

Per the ACC Best Practices Guide? and Section 570 of the Local Government Act, consultation with
interested parties is required as part of developing or updating an ACC program. Consultation with
interested parties promotes transparency, trust, and fairness. The consultation process must involve
consultation with parties considered to be affected by the development of an ACC bylaw, which could
include the public, development community, and other organizations. One or more opportunities must be
provided in a manner the local government considers appropriate.

All three regional municipalities and the CVRD conducted a Development Industry Consultation on July 21,

2025, to review proposed Development Cost Charges; however, the City’s ACC rates were not presented at
this event. An additional Development Industry engagement has been scheduled for October 21 to review

several projects underway including the proposed ACC and DCC program and rates.

Supporting information will also be made available on the City website and shared on social media.
Feedback received will be included when presenting the ACC Bylaw to Council for further consideration.

FINANCIAL IMPLICATIONS:

Approval of the ACC bylaw enables collection of charges on new subdivision and building permits
applicable under the bylaw. The 12-month grace period protects all instream applications if the permits are
issued within 12 months. The total revenue anticipated is subject to actual growth and density of
developments.

ACC revenues from new development will provide dedicated funding for recreation and culture
infrastructure needed to support population growth. Implementing the program promptly will ensure that
new development contributes its fair share towards these costs and will help reduce the financial burden
on existing taxpayers.

As illustrated in Table 2, based on the projected growth rates and the proposed ACC rates with a 1%
municipal assist, the program could collect up to $26 million over the 20-year program from development
activity, offsetting the projected $73 million in capital costs. The resulting municipal responsibility is a
contribution of $43 million over the 20-year program equaling an annual responsibility of $2.3 million. The
municipal responsibility would increase should Council elect to increase the assist factor from 1%, resulting
in an additional costs to the existing taxpayer.

2 https://www?2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-
governments/finance/amenity cost charge best practices guide.pdf
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Table 2: ACC program inputs and municipal share

Developer . . ey e
Program Inputs . ane Municipal Responsibilit
s - Responsibility = - -
) Toizal Benefit Ml.ll'lltflpa' Acc Municipal An?"{al
Service Capital Factor Assist Recoverable Costs Municipal
Costs Factor Program Costs Costs (20 v)
Amenities §73 M 25-50% 1% $26 M $47 M $23 M

Establishing ACC programs will assist in financial planning for recreation and cultural infrastructure and
facilities related to growth. Any money collected is kept in reserve until projects are advanced for approval.
The use of ACC funds is restricted, limited to only funding the growth-related costs of projects that are
identified in the program.

Cyclical reviews of the programs are necessary and provide an opportunity to report back on the efficacy of
the program. The ACC program should be reviewed when master plans are completed and revised every 3-
5 years. It is recommended to time these updates with DCC program updates to create efficiencies and
ensure alignment. Regular updates can prevent sudden rate increases, which may affect development
viability.

The Province has recently announced that it will be amending the Development Cost Charge and Amenity
Cost Charge (Installments) Regulation to expand the use of on-demand surety bonds® province-wide. Pre-
approved developers will have the option to defer 75% of their DCCs charges until occupancy or within 4
years (currently 2), whichever comes first, following a permit approval. The changes are expected to come
into effect on Jan. 1, 2026.

ADMINISTRATIVE IMPLICATIONS:

Planning and Development Services is leading the ACC project with the support of Urban Systems. Support
from Recreation, Culture and Community Services and Financial Services is required to develop the ACC
program, and establish cost estimates. City staff will be required to support the consultant team with the
coordination and preparation of the ACC bylaw for adoption. Cross-departmental coordination is required
to implement the ACC.

3 On-demand surety bonds are financial guarantees that developers provide to give assurances that they will fulfil
their contract. Currently the City requires a different financial tool, known as irrevocable letters of credit from a bank.
Developers prefer on-demand surety bonds because they do not restrict a developer’s access to credit. An on-
demand surety bond can be converted to cash within 15 days without court involvement.
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STRATEGIC PRIORITIES REFERENCE:
This initiative addresses the following strategic priorities:

e Buildings and Landscape - Update Development Cost Charges (DCC) Bylaw

OPTIONS:

1. THAT Council receive the “Amenity Cost Charge Program and Rates” report;

AND THAT Council direct staff to proceed with a consultation session with stakeholders to inform
the Amenity Cost Charges (ACC) program development prior to consderation of an Amenity Cost
Charges bylaw.

2. THAT Council receive the “Amenity Cost Charge Program and Rates” report and not proceed with
an Amenity Cost Charges (ACC) bylaw at this time.

3. THAT Council provide alternative direction to staff.

ATTACHMENTS:

1. Attachment 1 — Draft Amenity Cost Charge Bylaw Development Report
2. Attachment 2 — Council Presentation on DCC and ACC (December 2024)

Prepared by: Lisa Bourgeois, CCMP, Change Management Lead, Development Services
Reviewed by: Patricia Maloney, RPP, FCIP, Acting Director of Development Services
Concurrence: Geoff Garbutt, M.PI., MCIP, RPP, City Manager (CAO)
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EXECUTIVE SUMMARY

In 2024, the City of Courtenay (City) initiated the process to develop an Amenity Cost Charge (ACC)
bylaw.

The City does not currently collect ACCs. The ACC program has been created with the aim of capturing
current growth trends and the amenities needed to support growth.

The new ACC program will capture current capital costs for amenities that are driven by growth. The
proposed rates ensure that those who will use and benefit from City-provided amenities share the
growth-related costs in a fair and equitable manner. Key drivers for the development of the City of
Courtenay’'s ACC program include:

¢ Meeting the needs arising from future development and growth; and,
e Ensuring timely and transparent recovery on the capital costs of amenities.

The City's proposed ACC program aligns with the proposed updates to the DCC program (minor
update last completed in 2024, major update last completed in 2016); the development of both
programs drew on capital planning, the Official Cormmunity Plan, as well as conversations with key staff
across various departments. Where possible, key inputs prepared and reviewed for the DCC program
were carried over to the ACC program to ensure greater alignment and administrative ease.

This report presents the City's proposed ACC rates and program. The proposed 2025 ACC rates are
provided in Table ES-1. No ACCs are being levied on Industrial or Institutional uses.

Table ES-1: Proposed 2025 ACC Rates

Total Proposed

Land Use Unit ACC Rate
Low-Density Residential per lot or dwelling unit $6,643.00
Medium Density Residential per unit $3,618.00
High Density Residential per m2of GFA $42.56
Commercial per m2of GFA $13.84

1.1 ACC KEY ELEMENTS

There are key elements within an ACC program that should be considered when determining rates.

Table ES-2 outlines the key elements, decisions, and supporting rationale used in this update. More
information on these elements can be found throughout the report.

All aspects of the program are intended to align with the information outlined in the ACC Best
Practices Guide and, where possible, the City's DCC program.
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Table ES-2: Key Elements - ACCs

ACC .
Key Element Rationale

Program

e  Aligns with capital plans, OCP and infrastructure planning
studies

e  Aligns with DCC Program and Bylaw

Time Horizon 20 Years

Jurisdiction-wide e ACC projects are components of City-wide services and

.pe City-wide
or area-specific charge amenities and therefore provide a City-wide benefit
charge
Grant Assistance None . No identified ACC projects include grant assistance
Developer None e Noidentified ACC projects include a developer contribution
Contribution
Financing No e Noidentified ACC projects include financing

. Baseline Population Growth
O 25% - Based on the projected growth expected to occur
in the City over the ACC program timeframe (20 years)
. Rule of Thumb
Benefit Factor 25-50% 0 30% - Primarily benefits existing residents, with some
benefit to new development
o 50% - Benefits both existing residents and new
development somewhat equally

Municipal Assist .

1% A 1% municipal assist factor is proposed.
Factor (MAF)

e  Per lot or per dwelling unit for low density residential. ACCs
are levied on single family dwellings at time of subdivision or
building permit, as determined by the City, to collect ACCs as

Per lot, per early in the process as possible.
dwelling unit, e Per dwelling unit for medium density residential. ACCs are
. and per levied on ground-oriented attached dwellings and apartment
Units of Charge square metre units at building permit when the number of units is known.
of gross floor e  Per square metre of gross floor area (GFA) for high density
area residential and commercial uses as impact on infrastructure is
expected to correlate most closely with floor space.
*Note: the ACC will not be levied on Industrial or Institutional uses.
e  The province requires that economic analysis be conducted to
determine the economic impacts of ACCs on development.
. e Financial testing of ACC implementation was completed by
Economic

-ore Completed City Squared in 2025 and involved proforma analysis on several
Viability development case studies.
. Given market conditions, the report recommends that the ACC
remain at the modest rate proposed.
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2.0 INTRODUCTION AND PURPOSE

In 2024, the City of Courtenay (City) initiated the process to develop an Amenity Cost Charge (ACC)
bylaw.

The City does not currently collect ACCs. The ACC program has been created with the aim of capturing
current growth trends and amenities needed to support growth.

As a new cost-recovery tool, many municipalities across B.C. are beginning to implement ACCs to
support municipal financial sustainability. The advantages of implementing an ACC Bylaw are as
follows:

e Provides certainty to the development commmunity about amenity upgrade costs and what
projects these costs will pay for;

e Ensures costs for future amenities are fairly distributed across the benefiting developments;

e Fosters fairness by ensuring the development community and existing property taxpayers
share the costs of growth-related amenities; and,

¢ Minimizes financial risk by allowing the City to save for growth-related amenity costs.

The new ACC program will capture current capital costs for amenities that are driven by growth. The
proposed rates ensures that those who will use and benefit from City-provided amenities share the
growth-related costs in a fair and equitable manner. Key drivers for the development of the City of
Courtenay ACC program include:

e Meeting the needs arising from future development and growth; and,
e Ensuring timely and transparent recovery on the capital cost of amenities.

The City's proposed ACC program aligns with the proposed updates to the existing DCC program
(minor update last completed in 2024, major update last completed in 2016); the development of both
programs drew on capital planning, the Official Community Plan, as well as conversations with key staff
across various departments. Where possible, inputs prepared and reviewed for the DCC program were
carried over to the ACC program to ensure greater alignment and administrative ease.

Please note that the material provided in this report is meant for information only. The City's adopted
ACC Bylaw should be referred to for rates and requirements.

3.0 LEGISLATIVE AND POLICY CONTEXT
3.1 LEGISLATIVE FRAMEWORKS AND PROVINCIAL REQUIREMENTS

The ACC project list was reviewed to ensure it meets the criteria set out in the Local Government Act
and the Amenity Cost Charge Best Practices Guide (Guide). The Guide sets a framework for local
governments to underpin the creation and implementation process for new ACC bylaws. The proposed
rates in this report follow the structure of the guide to ensure consistency with best practices.

3.2 LOCAL GOVERNMENT POLICIES AND DOCUMENTS

As the City's ACC program was developed, the following municipal documents were consulted:

¢ The Official Community Plan (OCP)
e The Housing Needs Assessment
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e The existing DCC program and Bylaw (2024)
e The proposed DCC program and Bylaw

In addition to the above documents, staff were regularly consulted on the proposed program. These
discussions supported program refinement and finalization.

4.0 ACC PROJECTS
4.1 ACC PROJECTS

All projects included in the ACC program are reflective of current hard costs (i.e., construction,
materials) and were vetted for eligibility according to the Ministerial requirements for ACCs. Capital
costs for projects are based on new project lists and include contingency and engineering allowances.
A summary of the ACC project list is included in Table 1.

Table 1: ACC Project List Summary

Service Project List Summary

Amenities ¢ Community Centre Expansion
e Florence Filberg Centre Expansion
e Outdoor Pool Expansion
e Sportsfield Improvements
e Pickleball Court Improvements and Construction
e Dog Park Construction and Improvements
e  Cultural Facility Expansion
e LINC and Skateboard Park Improvements
e Spray Park Construction
¢ Park Amenity Program

Note: The City of Courtenay will own and control all projects in this ACC program.

5.0 ASSUMPTIONS AND METHODOLOGIES
9.1 CALCULATION METHODOLOGY

5.1.1 COST ESTIMATES

The ACC program was prepared using cost estimates provided and confirmed by City staff.

5.1.2 GROWTH PROJECTIONS

Updated growth projections were used to calculate the proposed ACC rates. These residential and non-
residential projections outlined in Table 2 were prepared using multiple sources and references,
including:

Unit and Growth Projections
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e BC Stats. (2025). Population Estimates, Projection, and Statistics — City of Courtenay.
Government of British Columbia.

e Statistics Canada (2025). 2021 Census — Structural Type of Dwelling and Household Size.
Government of Canada.

Other References

e City of Courtenay. (2024). Housing Needs Report;
e City of Courtenay. (2019-2023). Building Permit Data; and,
e Conversations with staff across departments.

These references provided information on the expected population increase and related dwelling unit
construction over a 20-year time frame. Projections were then refined through collaboration with staff
as new and ongoing building permit applications were received. As a result, adjustments were made to
better reflect recent permit data and development trends.

As the proposed ACC will not be charged on industrial and institutional uses, no growth projections
were included for these categories.

Table 2: ACC Growth Projections

20-Year Growth Projections

Land Use Unit(s) of Growth (Rounded)
Low-Density Residential lot or dwelling units 650
Medium-Density Residential dwelling units 2,600
High-Density Residential m? of gross floor area 239,500
Commercial m? of gross floor area 144,300

Different land uses have different impacts on amenities. To reflect these differences, equivalent units
are used to allocate ACC costs across land uses.

The amenity equivalencies included in Table 3 are based on future service population and anticipated
needs for future land use. They align with the average household sizes from the 2021 Census data for
the City of Courtenay and weighted based on building typology allocations from available building
permit data.

Table 3: ACC Equivalent Units

Land Use Category ACC Equivalency Factor

Low-Density Residential 3.36
Medium-Density Residential 1.83
High-Density Residential 1.60
Commercial 0.0070
Industrial N/A

URBAN

SYSTEMS
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| Institutional N/A

9.2 ACC COSTS

5.2.1 CAPITAL COST ESTIMATES AND REVENUE PROJECTIONS

The total ACC Program Costs amount to $73 M—of those costs, $26 M are eligible for recovery through
ACCs (i.e., paid by the development community). The City is responsible for funding the remaining $47
M ($2.3 M/year) through City revenues (e.g., property tax). This is a key consideration for Council when

considering the City's financial sustainability and the costs to developers and existing taxpayers. These
costs are included in Table 4.

Table 4: Total Cost of Proposed ACC Program

Developer

Program Inputs Municipal Responsibility

Responsibility

Total . Municipal ACC .. Annual
. . Benefit . Municipal ..
Service Capital Factor Assist Recoverable — Municipal
Costs Factor Program Costs Costs (20 y)
Amenities $73 M 25-50% 1% $26 M $47 M $23M

9.2.2 INTEREST ON LONG-TERM DEBT

No interest on long-term debt is included in the ACC program.

9.3 BENEFIT ALLOCATIONS

As is also the case with DCCs, project benefit factors (or benefit allocations) for ACCs are used to
determine to what extent a proposed project benefits future growth versus existing users and are
determined on a project-by-project basis.

Some ACC projects may benefit the population at large, in which case the capital costs (or a portion of
them) should be shared by the entire community. Other projects will only benefit new growth, in which
case the new users benefiting from these services will pay most of the project costs.

The benefit factor of each ACC eligible project was evaluated using an approach based on anticipated
population change.

Baseline Population Growth: 25% - Benefits existing development and adds proportionate
capacity for future population (expected to grow by 25% over 20 years).
Rule of Thumb:

e 30% - Primarily benefits existing residents, but some benefit to new development.

e 50% - Benefits existing development and new development somewhat equally.

A summary of the benefit factor methodology is included in Table 5.
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Table 5: Benefit Factor Methodology

Benefit Allocation

Service (Developer Responsibility) Benefit Factor Methodology
Amenities 25%-50% e Baseline Population Growth, Rule of
Thumb

9.4 MUNICIPAL ASSIST FACTOR

The City is proposing a 1% assist factor. When selecting this assist factor, considerations included the
impact of the proposed rates on development viability, as well as amenity needs over the course of the
program'’s time frame of 20 years.

To reduce the initial impact of the ACC rates on development viability, Council may opt to increase the
Municipal Assist Factor (MAF) and reduce it annually (i.e., an assist factor of 25% in Year 1, followed by 5%
reductions each subsequent year until it reaches the minimum 1%). Increasing the assist factor would
result in increased costs to the City. No phase-in of the ACC rates in the initial years of program
implementation is proposed at this time.

9.5 DETAILED RATE ANALYSIS

ACC rates are determined by applying the key elements, growth projections, and equivalencies
described earlier in this report to projects that are ACC eligible and expected to be built within the
specified ACC timeframe.

Table 6 below summarizes the total proposed ACC rates for the City, along with each ACC program. The
ACC calculations were based on a 1% assist factor.

Table 6: Total Draft ACC Rates

Land Use Unit Total
Low-Density Residential per lot or dwelling unit $6,643.00
Medium Density Residential per unit $3,618.00
High Density Residential per m2of GFA $42.56
Commercial per m?of GFA $13.84
*The ACC rates include a 1% Municipal Assist Factor

6.0 CONSULTATION SUMMARY

Per the Local Government Act, local governments are required to consult with the public, development
community, and other interested parties that are affected by the development of an ACC bylaw. The
ACC Best Practices Guide outlines best practices for consulting interested parties on the development
of, or update to, an ACC Bylaw.

[To be updated upon completion of ACC consultation]
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7.0 ACC IMPLEMENTATION
7.1 FINANCIAL FEASIBILITY

As outlined in the LGA and ACC Best Practices Guide, local governments are required to consider
whether ACCs will deter development and discourage the construction of reasonably priced housing or
the provision of reasonably priced serviced land.

The extent of the analysis can vary based on several factors, including the magnitude of the proposed
charges, the local housing market, and land supply conditions.

The City retained a consultant (City Squared) to complete financial testing for ACC implementation. The
final report, entitled “City of Courtenay — Financial Testing of Amenity Cost Charges (ACC), Inclusionary
Zoning (1Z) and Density Bonus (DB)" was completed in the fall of 2025 and presented to Council in
October 2025. As part of this work, proforma analysis was completed on several development case
studies using the proposed ACC rates.

The report recommends that the ACC remain at the modest rate proposed and that the City also
consider minimum base densities to ensure development remains viable, particularly in this
challenging economic market of high interest rates and depressed demand.

7.2 BYLAW EXEMPTIONS

As per s. 570.4 of the LGA, an amenity cost charge is not payable if any of the following apply at the time
of application for a building permit:

¢ Noincrease in the population of residents or workers is expected to result from the
development;

e An ACC in respect of a particular amenity is not payable if an ACC in respect of that amenity has
previously been paid for the same development, unless further development is expected to
result in an increase in the population of residents or workers;

e An ACC is not payable in relation to affordable and special needs housing units that are
required under an affordable and special needs housing zoning bylaw as defined under section
478.1 and 482.7 of the LCA;

e Units created through Inclusionary Zoning bylaws;

e The development falls within a class of rental units, supportive housing, cooperative housing,
transitional housing, or emergency shelters as prescribed by regulation; or,

e The building permit authorizes the construction, alteration, or extension of a building or part of
a building that is, or will be, after the construction, alteration, or extension, exempt from
taxation under section 220(1)(h) or 224(2)(f) of the Community Charter,

e The LGA or any regulations thereunder provide that no ACC is payable.

7.3 COLLECTION OF CHARGES - BUILDING PERMIT AND SUBDIVISION

The LGA allows for ACCs to be collected at one of two times:

1. Subdivision approval; or,
2. lIssuance of a building permit.

Of these two collection times, subdivision approval occurs earlier.
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Local governments should consider the timing of amenity construction, along with the potential
impacts of collection time on cash flow. For administrative simplicity, it is recommended that
municipalities align ACC collection times with those set for DCCs.

The City will collect ACCs for Low Density Residential uses at time of final subdivision approval.
Collecting ACCs early will allow the City to ensure the timely provision of amenities. ACCs for other
residential land use categories will be collected prior to building permit issuance, when the final
number of apartment or townhouse units are known.

Non-residential land uses will also be levied ACCs at time of building permit when the total floor area is
known.

7.4 COLLECTION OF ACCs ON REDEVELOPED OR EXPANDED
DEVELOPMENTS

Collection of ACCs in cases of redevelopment or expansion will follow the precedent set by DCC
collection: where a credit is provided for the existing development, ACCs would only apply to any
additional floor space added.

7.5 IN-STREAM PROTECTION

The proposed ACC rates would be in force the date the ACC Bylaw is adopted. Protection from rate
increases for development applications that are submitted prior to the adoption date will be provided
as per legislation.

There are two ways a developer can qualify for exclusion from the new ACC rates:

1. Pursuant to section 511 of the LGA (subdivision).

If the new ACC Bylaw is adopted after a subdivision application is submitted and the applicable
subdivision fee is paid, the new ACC Bylaw has no application to the subdivision for 12 months
after the ACC Bylaw is adopted. As such, if the subdivision is approved during the 12 months’ in-
stream protection period, no ACC rates apply. This only applies in cases where ACCs are levied
at subdivision.

2. Pursuant to section 568 and 570.91 of the LGA (building permits).

The new ACC Bylaw is not applicable to a construction, alteration, or extension if: (a) a building
permit is issued within 12 months of the new ACC Bylaw adoption, AND (b) either a building
permit application, a development permit application or a rezoning application associated with
the construction (defined as “precursor application”) is in-stream when the new ACC Bylaw is
adopted, and the applicable application fee has been paid. The development authorized by the
building permit must be entirely within the area subject to the precursor application.

The above is a summary of sections 511, 568, and 570.91 of the LGA and not an interpretation or an
explanation of these sections. Developers are responsible for complying with all applicable laws and
bylaws and seeking legal advice as needed.

Note: One year in-stream protection is based on the adoption date of the ACC Bylaw, not the effective
date.

URBAN Amenity Cost Charge (ACC) Bylaw Development | 7

SYSTEMS



To reduce the initial impact of the ACC rates on development viability, Council may opt to increase the
Municipal Assist Factor (MAF) and reduce it annually (i.e., an assist factor of 25% in Year 1, followed by 5%
reductions each subsequent year until it reaches the minimum 1%).

7.6 REBATES AND CREDITS

The City should establish a practice to guide staff in the collection of ACCs and the use of ACC credits.
Policies for ACC credits, rebates and latecomer agreements are often drafted to assist staff with
development financing.

7.7 ACC MONITORING AND ACCOUNTING

To monitor the ACC Program, the City should enter all the projects contained in the ACC program into a
tracking system. The tracking system would monitor the status of the project from the conceptual
stage through to its final construction. The tracking system would include information about the
estimated costs, the actual construction costs, and the funding sources for the projects. The
construction costs would be based on the tender prices received, and the land costs based on the
actual price of utility areas and or other land and improvements required for servicing purposes. The
tracking system would indicate when projects are completed, their actual costs, and would include
new projects that are added to the program.

As part of the creation of an ACC program, s. 570.8 of the LGA requires that the City deposit ACCs into a
statutory reserve fund established by separate bylaw.

7.8 ACC REVIEWS

As ACC reviews and updates do not require Ministry approval, the program may be updated as needed.
However, it is recommended to complete ACC bylaw updates in tandem or with consideration with
DCC updates, financial planning, OCP, Housing Needs Report, or Zoning Bylaw updates to support
efficiency and greater alignment. Regular updates can prevent sudden rate increases, which may affect
development viability.
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APPENDIX A:
DEVELOPMENT PROJECTIONS




FINAL PROJECTIONS

Growth Projections (20y)

City-wide

CITY OF COURTENAY
DEVELOPMENT FORECAST
ACC PROGRAM

Rounded Growth Projections (20y)
City-wide

FINAL EQUIVALENCIES

Low Density Residential
Medium Density Residential

High Density Residential

Commercial

lot or dwelling unit
unit

unit
sq. m. gross floor area

sq. m. gross floor area

645
2,578

3,223
239,533

144,336

650
2,600

3,200
239,500

144,300

Notes and Assumptions:

- Growth estimates pulled in from DCC program and revised 2025-08-25
- Average unit size pulled in from DCC Program and based on typical size in City

Land Use

Average Unit Size (sq.m.)]

Low Density Residential
Medium Density Residential
High Density Residential

232.26
139.35
74.32

Sources:

BC Stats. (2025). Population Estimates, Projection, and Statistics - City of Courtenay. Government of British Columbia.
Statistics Canada. (2025). 2021 Census - Structural Type of Dwelling and Household Size. Government of Canada.
City of Courtenay. (2024). Housing Needs Report.
City of Courtenay. (2019-2023). Building Permit Data.
Staff conversations across departments.

Urban Systems Ltd.

U:\Projects_CTY\3222\0098\01\D-Design\D1-Calculations\2025-10-01-ACC-Calculations_r3

ACCs
(Equivalent Pop.

Factor)
Low Density Residential lot or dwelling unit 3.36
Medium Density Residential |unit 1.83
High Density Residential unit 1.60
Commercial sq. m. gross floor area 0.0070

2025-10-03



APPENDIX B:
COST AND RATE CALCULATIONS
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ACC

Project ID

Project Name

Project Timing
Short (1-5 yrs)
Medium (5-10 yrs)
Long (10+ yrs)

CITY OF COURTENAY
ACC PROGRAM

Cost Estimate (2024$) Benefit Factor %

Benefit to New
Development

Municipal

Assist

Factor

1%

ACC Recoverable

Total Municipal
Responsibility

A-001 Community Centre Expansion Long $20,000,000 $10,000,000 $100,000 $9,900,000 $10,100,000
A-002 Florence Filberg Centre Expansion Medium $5,000,000 25% $1,250,000 $12,500 $1,237,500 $3,762,500
A-003 Outdoor Pool Expansion Short $32,000,000 30% $9,600,000 $96,000 $9,504,000 $22,496,000
A-004 ||Sportsfields (e.g., field and diamond addition) |Ongoing $5,000,000 25% $1,250,000 $12,500 $1,237,500 $3,762,500
A-005 Pickleball Courts Short $600,000 30% $180,000 $1,800 $178,200 $421,800
A-006 (|Dog Parks Short $150,000 50% $75,000 $750 $74,250 $75,750
A-007 Cultural Facility Expansion Medium $5,000,000 50% $2,500,000 $25,000 $2,475,000 $2,525,000
A-008 [[LINC & Skateboard Park Improvements Medium $1,000,000 25% $250,000 $2,500 $247,500 $752,500
A-009 Spray Park Short $2,000,000 25% $500,000 $5,000 $495,000 $1,505,000
A-010 [[Park Amenity Program Ongoing $2,000,000 25% $500,000 $5,000 $495,000 $1,505,000
TOTALS $72,750,000 $26,105,000 $261,050 $25,843,950 $46,906,050

Urban Systems Ltd.
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A: ACC Calculation

Land Use

Col. (1)

Estimated New Development

CITY OF COURTENAY
ACC RATE CALCULATION

Col. (3)

Person per unit (residential)/
Equivalent Population/m2

(other land uses)

Col. (4) = (1) x (3)

Multiple

Col. (5) = (4) / (a)

% Population Equivalent

Low Density Residential 650 [lot or dwelling unit 2,184 17%

Medium Density Residential 2,600 [unit 1.83 4,758 36%

High Density Residential 3,200 |unit 1.60 5,120 39%
239,500 |sq. m. gross floor area

Commercial 144,300 [sg. m. gross floor area 0.0070 1,010 8%

Total Equivalent Population 13,072 (a) 100%

B: Unit ACC Calculation

Net ACC Program Recoverable $25,843,950((b)

Existing ACC Reserve Monies $0|(c)

Net Amount to be Paid by ACCs $25,843,950|(d) = (b) - (c)

ACC per Person $1,977.03|(e) = (d) / (a)

C: Resulting ACCs DCC Revenue Estimates

Low Density Residential $6,643.00|per lot or dwelling unit (e) x Col. (3) $4,317,950

Medium Density Residential $3,618.00|per dwelling unit (e) x Col. (3) $9,406,800

High Density Residential $3,163.00|per dwelling unit (e) x Col. (3) $10,121,600
$42.56 |per sq. m. gross floor area

Commercial $13.84 |per sq. m. gross floor area (e) x Col. (3) $1,997,112

Urban Systems Ltd.

U:\Projects_CTY\3222\0098\01\D-Design\D 1-Calculations\2025-10-01-ACC-Calculations_r3

2025-10-03




APPENDIX C:

CONSULTATION MATERIALS AND
RECORD

yoo uud auu

\ \\ ' 4
\ > &

‘-
e




APPENDIX D:

PROPOSED AMENITY COST CHARGE =~ &
BYLAW




The Corporation of the City of Courtenay

&= Bylaw No. XXXX

SITY oF couRtEnkt

A bylaw to impose Amenity Cost Charges

WHEREAS pursuant to the Local Government Act, the Council of the City of Courtenay may, by bylaw,
impose amenity cost charges;

AND WHEREAS amenity cost charges may be imposed for the purpose of providing funds to assist the
municipality in paying the capital costs of providing, constructing, altering, or expanding a facility or
feature (amenity) that provides social, cultural, heritage, recreational or environmental benefits to a
community and service, directly or indirectly, the development for which the charges are imposed,;

AND WHEREAS Council has considered the charges imposed by this bylaw in relation to future land use
patterns and development, the phasing of works and services and the provision of park land described in
the Official Community Plan, expected increases in population growth of residents and workers, the
Financial Plan, and how development designed to result in a low environmental impact may affect the
capital costs of facilities or features;

AND WHEREAS in the opinion of the Council, the charges imposed by this Bylaw are related to capital costs
attributable to projects included in the municipality’s financial plan and long-term capital plans, and to
capital projects consistent with the Official Community Plan.

NOW THEREFORE the Council of the City of Courtenay, in open meeting assembled, enacts as follows:
Citation

1. This Bylaw shall be cited as “Amenity Cost Charges Bylaw No. XXXX, 2025”.

Definitions

2. In this Bylaw:

“Building Permit” means any permit required under the City of Courtenay Building Bylaw,
as amended, or repealed and replaced from time to time.

“City” means the City of Courtenay.

“Commercial” means a Commercial Development in a Commercial Zone, or a similar
Development in another Zone permitted in accordance with the Zoning
Bylaw, in which the predominant use, as determined by its general
purpose and list permitted uses, is of a Commercial nature. Commercial
uses generally include buying, selling, or trading of goods or services
direct to consumers, administrative, professional or other business
operations.

“Construction” includes building, erection, installation, repair, alteration, addition,
enlargement, moving, relocating, reconstruction, demolition, removal,
excavation, or shoring requiring a Building Permit.

“Detached Accessory | means a self-contained Dwelling Unit which contains sleeping facilities,
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Dwelling Unit”

sanitary facilities, and cooking facilities, designed to the applicable
regulations under the Zoning Bylaw, that is detached from and clearly
accessory to a One-Unit Dwelling or Two-Unit Dwelling and includes
coach houses, carriage houses, or laneway houses, and may be situated
above a detached garage.

“Development”

means Construction that requires the issuance of a Building Permit or
Subdivision.

“Dwelling, Multiple-
Unit”

means a principal building consisting of three (3) or more Dwelling Units.

“Dwelling, One-Unit”

means a principal building used exclusively for residential purposes and
consisting of one (1) Dwelling Unit and may include a fully enclosed
Secondary Suite as an independent Dwelling Unit located within the
principal building.

“Dwelling, Two-Unit”

means a principal building used exclusively for residential purposes and
consisting of two (2) principal Dwelling Units, and each principal
Dwelling Unit in a Two-Unit Dwelling may include one fully enclosed
Secondary Suite as an independent Dwelling Unit located within the
principal building.

“Dwelling Unit”

means a room, a suite of rooms or a building or structure that is used or
intended to be used as a self-contained private residence for one (1)
household that may contain eating, living, sleeping and sanitary
facilities.

“Gross Floor Area”
or “GFA”

means the sum of the total floor area on a Lot of each storey in each
building measured to the outside face of the exterior walls; excludes the
areas of canopies, sundecks, outside stairs, concealed parking, separate
and attached carports and garages.

“High Density
Residential”

means a Multiple-Unit Dwelling with self-contained Dwelling Units
accessed through a common hallway, one or more of which are wholly
or partly above another self-contained Dwelling Unit. For the purpose of
calculating amenity cost charges, High Density Residential also includes a
Detached Accessory Dwelling Unit except for one Detached Accessory
Dwelling Unit associated with a One-Unit Dwelling.

“ LOt"

means any Lot, parcel, block, or other area in which land is held or into
which it is legally subdivided, and for certainty, includes a bare land strata
Lot under the Strata Property Act.

“Low Density

means a One-Unit Dwelling, or One-Unit Dwelling plus one Detached

Residential” Accessory Dwelling Unit.
“Manufactured means a building containing one (1) Dwelling Unit, built in a factory
Home” environment in one or more sections, intended to be occupied in a place

other than its manufacture and is constructed to either the CAN/CSA A-
277 (Modular Home) or CAN/CSA Z-240 (Mobile Home) standard, but
excludes recreational vehicles.
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“Manufactured
Home Park”

means a Lot used for the accommodation of two (2) or more
Manufactured Homes.

“Medium Density
Residential”

means a Two-Unit Dwelling or Multiple-Unit Dwelling with self-contained
Dwelling Units accessible through separate, ground-oriented entrances.
Forms include Manufactured Home Parks, duplexes, triplexes, fourplexes
and townhouses.

”

“Secondary Suite

means a self-contained Dwelling Unit which contains sleeping facilities,
sanitary facilities, and cooking facilities that is smaller than, secondary to,
and connected to a principal Dwelling Unit located within a principal
building on the same Lot. For the purposes of this Bylaw a Secondary Suite
is deemed not to be a separate Dwelling Unit from the principal Dwelling
Unit.

“Subdivision”

means a Subdivision as defined in the Land Title Act or Strata Property Act.

Ilzone”

means the Zones identified and defined in the Zoning Bylaw.

“Zoning Bylaw”

means the City of Courtenay Zoning Bylaw, as amended, or repealed and
replaced from time to time.

Interpretation

3. In this Bylaw

a. words importing the singular number include the plural and vice versa and words
importing the neuter gender include the masculine and the feminine genders;

b. headings given to sections are for convenience of reference only and do not form part

of this Bylaw;

unless expressly stated otherwise, a reference to a “section” is a reference to a section
in this Bylaw and a reference to a “part” is a reference to a part in this Bylaw;

in the event of a conflict with any term of this Bylaw with the provisions of the Local
Government Act authorizing the imposition of amenity cost charges, this Bylaw is to be
interpreted so that it is consistent with the authority set out in the Local Government
Act; and,

any reference to a statute or regulation refers to an enactment of British Columbia as
amended, revised, consolidated, or replaced from time to time, and any reference to a
bylaw refers to a bylaw of the City of Courtenay, as amended, revised, consolidated, or
replaced from time to time.

Application

4. This Bylaw applies to all applications for Subdivision and for issuance of a Building Permit for
parcels located within the City of Courtenay.

5. The attached Schedules “A” and “B” form part of this Bylaw.
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Amenity Cost Charges

6.

Exemptions

Pursuant to section 570.2(1) of the Local Government Act for the purpose of providing funds to
assist the City in paying the capital costs of providing, constructing, altering or expanding the
amenities set out in Schedule “B” to this bylaw to service, directly or indirectly, the Development
and the increased population of residents or workers that results from the Development for which
the charge is being imposed, the Amenity Cost Charges set out in Schedule “A”, attached hereto
and forming part of this Bylaw, are hereby imposed on every person who obtains:

approval of a Subdivision of land under the Land Title Act or the Strata Property Act, that
results in two (2) or more Lots on which the Zoning Bylaw permits the Construction of Low
Density Residential; and,

approval of a Building Permit for all other types of Development to which this Bylaw
applies.

and the amenity cost charge shall be paid upon approval of a Subdivision or issuance of a Building
Permit, as the case may be.

All charges imposed by this Bylaw may be paid by instalments in accordance with the permissions
provided in the Local Government Act.

8. Despite any other provision of this Bylaw, an amenity cost charge is not payable if any of the

following applies in relation to a Development authorized by a Building Permit:

the permit authorizes the Construction of a building or part of a building that is, or will be,
after the Construction, exempt from taxation under section 220(1)(h) or 224(2)(f) of the
Community Charter;

9. Despite any other provision of this Bylaw, an amenity cost charge is not payable:

in relation to affordable and special needs housing units that are required under an
affordable and special needs housing zoning bylaw as defined under section 478.1 of the
Local Government Act;

if no increase in the population of residents or workers is expected to result from the
development;

in respect of a particular amenity, if an amenity cost charge in respect of that amenity has
previously been paid for the same Development, unless further Development is expected
to result in an increase in the population of residents or workers;

in respect of a capital cost for which a development cost charge may be imposed;

in relation to a Development for any class of affordable housing prescribed by regulation;
or,

the Local Government Act or any regulations thereunder provide that no amenity cost
charge is payable.

Calculation of Applicable Charges
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10. The amount of amenity cost charges payable in relation to a particular Development shall be
calculated using the applicable charges set out in Schedule “A” of this Bylaw.

11. Where a type of Development is not specifically identified in Schedule “A” the amount of amenity
cost charges to be paid to the municipality shall be equal to the amenity cost charges that are
payable for the most comparable type of Development.

12. When a Lot or a building or structure on a Lot is used or Developed or intended to be used or
Developed for more than one class of use, charges under this Bylaw shall be the aggregate of the
applicable charges set out in Schedule “A” multiplied by the number of proposed Dwelling Units
for Low Density Residential or Medium Density Residential and by the total square metres of GFA
for High Density Residential or Commercial.

13. The Town will consider provision of an amenity in lieu of an amenity cost charge payment in
accordance with section 570.9 of the Local Government Act.

Effective Date
14. This Bylaw shall come into force and effect the date of adoption.
Severability

10. If any portion of this Bylaw is declared invalid by a court of competent jurisdiction, then the invalid
portion must be severed, and the remainder of the Bylaw is deemed valid.

Read a first time this [day] day of [month], 2025
Read a second time this [day] day of [month], 2025
Read a third time this [day] day of [month], 2025

Adopted this [day] day of [month], 2025

Mayor Bob Wells Corporate Officer, Adriana Proton
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Schedule A — “Amenity Cost Charge Schedule”

Land Use Unit TOTAL
Low Density Residential Per Dwelling Unit/Lot $6,643.00
Medium Density Residential Per Dwelling Unit $3,618.00
High Density Residential Per square metre of GFA* $42.56
Commercial Per square metre of GFA $13.84
Institutional Per square metre of GFA $0.00
Industrial Per square metre of GFA $0.00

*GFA = Gross Floor Area
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Schedule B — “Amenity List”

List of Amenities:

1.
2.
3.

s

8.
9.

Community Centre Expansion

Florence Filberg Centre Expansion

Outdoor Pool Expansion

Sportsfield Improvements

Pickleball Court Improvements and Construction
Dog Park Construction and Improvements
Cultural Facility Expansion

LINC and Skateboard Park Improvements

Spray Park Construction

10. Park Amenity Program
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L5 Briefing Note

CITY of coyrTENK!

To: Council File No.:
From: Director of Development Services Date: December 18, 2024
Subject: Development Cost Charge and Amenity Cost Charge Bylaw Update

PURPOSE:

To inform Council on the update of the Development Cost Charges (DCC) Bylaw project and outline the
process of establishing new DCC rates and discuss the process of establishing Amenity Cost Charges Bylaw
(ACC) rates and seek guidance on Council’s approach to financing growth.

BACKGROUND:

In Council’s strategic priorities 2023-2026, the update to the existing DCC Bylaw was identified for 2023 and
2024. Initial review was started in 2022 and paused when the population growth projection was identified
in 2023 to be larger and faster than the Official Community Plan (OCP) had identified. The last major update
to the existing DCC Bylaw was in 2005 with a minor update in 2016. An amended in 2022 to clarify DCCs for
infill lots that previously had a residential unit in place prior to the development of additional units.

With the adoption of Bill 44 in late 2023, 61% of the City’s properties were pre-zoned to permit up to 4
dwelling units which significant for City infrastructure. In addition, the Housing Needs Assessment 2024
report projects a 42% increase in population by 2041, further emphasizes the need to have a financial plan
to manage growth.

The provincial government created a land use planning framework to assist Municipalities to understand the
impact of the legislative changes on their existing community and provided an opportunity for cities to apply
to the Complete Communities Assessment grant in 2023. The City received these funds in 2023 and has such
completed this assessment which has been utilized in the review of DCC projects and the growth needs to
meet the 20-year population projection.

Bill 46 provided a new financial tool to support growth to accommodate Housing Needs Assessment and
requirement for the OCP to be updated to meet 20-year land requirement to support Housing Needs
assessments targets called Amenity Cost Charge Bylaw (ACC). In addition, the provincial government
expanded what a DCC could fund to include; Highway improvements under provincial jurisdiction, fire
protection facilities, solid waste and recycling facilities and police facilities. These changes impacted the
development of DCC project lists and the need to identify ACC projects that are growth related to the 20-
year growth projection for the City.

The Local Government Act lays out the process for establishing DCC projects and rates, which include
establishing growth projections, determine capital costs and timing of infrastructure to support growth,
identify the extent to which each capital project benefits growth (Benefit Allocation), Council determines
how much the city will assist development (Municipal Assist Factor) and then the DCC rate is calculated to
determine the rate.

Once the rate is established by Council, the Local Government Act requires consultation with the
development industry and the public. This input is brought back to Council to consider during the bylaw
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adoption process. Between third and fourth reading of the bylaw, it is reviewed and approved through the
Provincial Inspector of Municipalities. For an ACC Bylaw the approval by the Inspector is not required
between third and fourth reading of the bylaw.

Urban systems have been retained to work with staff to review the existing DCC project list, utilize GIS data
from the Complete Communities Assessment report to inform where growth will occur in the City and what
DCC projects are required to support this growth. Staff have been meeting since June 2023 to review the
current DCC project list, revise the DCC list, discuss the benefit allocation for each project and a municipal
assist factor to development new DCC rates for Council’s consideration.

Staff have broken this work into two phases given the complexity of the development of the new DCC rates
and establishing ACC rates. Phase 1 being presented to Council today, is the method of establishing DCC and
ACCrates. Phase 2 will be taking the discussion from today to finalize the draft DCC and ACC rates for Council
to Consider in Q1 2025, once endorsed by Council staff will initiate the consultation with the development
industry and public.

DISCUSSION:

Staff have prepared a presentation to outline the process of determining DCC and ACC rates as noted below
in Figure 1 DCC Rate Process and Figure 2 ACC Rate Process. The presentation will talk to the method used
as prescribed by legislation and where Council has the ability to establish policy regarding the allocation of
growth costs between the city and the developer. The objective of this presentation and discussion is to have
alignment on growth should be allocated between the city and developer, in particular the municipal assist
factor which will guide the establishment of rates to be brought back in Phase 2 for Council’s consideration.

Figure 1 DCC Rate process

GROWTH
PROJECTIONS

Estimate
residential and
non-residential
growth in the

community

Technical Inputs

GROWTH
PROJECTIONS

Identify where
rmore housing
supply/growth is
expected

Technical Inputs

CAPITAL COSTS
AND TIMING

Determine costs
and timing of
infrastructure

needed to
support growth

Technical Inputs

BENEFIT
ALLOCATION

Determine the
extent to which
each project
benefits growth

Technical Inputs

DCC RATE

Calculate the
draft DCC rate

Technical Inputs

Figure 2 ACC Rate Process
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POLICY ANALYSIS:

Local Government Act (LGA) outlines the process to establish DCC and ACC rates. Best practices are to review
these rates on a regular cycle and update every five years. The CPI inflationary bylaw can be used annual for
4 years. Establishing the cycle for CPI rate increases and update is important in financial planning. DCC and
ACC projects need to inform capital projects to support growth as outlined in the OCP.

FINANCIAL IMPLICATIONS:

The updated DCC rates will assist in collecting funds for DCC capital projects, assist in informing other
development tools like front ending a DCC project by a developer or developers to build capital projects prior
to when they are scheduled in the financial plan in order to construct infrastructure in deficient areas of the
City. The five-year Financial Plan contains Capital projects funded by DCC rates.

The 2024 and 2025 financial plan have funds allocated to the DCC/ACC Bylaw Update for Urban Systems
contract and future work.

ADMINISTRATIVE IMPLICATIONS:
The process for developing rates for DCC and ACC is an interdepartmental collaboration and requires
significant time from each department which may not be in their work plan.

STRATEGIC PRIORITIES REFERENCE:
This initiative addresses the following strategic priorities:

e Buildings and Landscape - Update Development Cost Charges (DCC) Bylaw

PUBLIC ENGAGMENT
Staff will follow the legislative requirements and will bring this forward with Phase 2 of the project.

RECOMMENDATION: THAT Council receive the “Development Cost Charge Bylaw and Amenity Cost Charge
Bylaw Update” .

Prepared by:  Marianne Wade, Director of Development Services
Reviewed by: Geoff Garbutt, M.PI., MCIP, RPP, City Manager (CAQ)
Concurrence: Geoff Garbutt, M.PI., MCIP, RPP, City Manager (CAO)
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The BC Public Service acknowledges the territories of First Nations around BC and is grateful to carry out

its work on these lands - it acknowledges the rights, interests, priorities, and concerns of all Indigenous

Peoples - First Nations, Métis, and Inuit — respecting and acknowledging their distinct cultures, histories,
rights, laws, and governments.




Preface

The Amenity Cost Charge Guide for Elected Officials (“the Guide”) is designed to assist elected officials navigate the
decision-making process for developing and implementing an Amenity Cost Charge (ACC) bylaw. The best practices in
the Guide were developed through collaboration between the Province, local governments, and representatives from

the development community.

Development Finance Guidance

Several companion documents provide additional information and further details about other development financing
tools and the legislative requirements and best practices included in this Guide - they include the:

m Amenity Cost Charge Best Practices Guide;

m Development Cost Charge Best Practices Guide;

m Development Cost Charge Best Practices Guide for Elected Officials; and,

m Development Finance Choices Guide.

Enquiries

Contact the Ministry of Housing and Municipal Affairs
(Ministry) for answers to questions about the material
contained in this Guide. Ministry staff can also provide
additional information about Amenity Cost Charges in
British Columbia:

Ministry of Housing and Municipal Affairs
Planning and Land Use Management Branch

PO BOX 9841 Stn. Prov. Govt.
Victoria, BCV8W 9T1
Phone: 250 387-3394

Email: PLUM@gov.bc.ca
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Disclaimer

The information contained in this Guide is provided as

a general reference and while all attempts have been
made to ensure the accuracy of the material, the Guide is
not a substitute for provincial legislation.

Please refer directly to the latest consolidation of
provincial statutes at BC Laws (www.bclaws.ca) for
specific development finance-related provisions and
requirements within the Local Government Act, the
Community Charter and/or the Vancouver Charter.

T s 7

il ) — T
.-l"_."—_'fq v -

Amenity Cost Charge Guide for Elected Officials



https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/finance/amenity_cost_charge_-_best_practices_guide.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/finance/development_cost_charge_-best_practices_guide.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/finance/development_cost_charge_-_guide_for_elected_officials.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/finance/development_finances_choices_guide.pdf
mailto:PLUM%40gov.bc.ca?subject=
http://www.bclaws.ca
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/r15001_00
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/03026_00
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/vanch_00

Introduction

The Province established a regulatory framework for Amenity Cost Charges (ACCs) for local governments to fund the
amenities to support the increase in population and workers as a result of new development.

As communities grow in British Columbia, there will be
an increased need for amenities, such as libraries,
daycares, recreation centres, and public squares to
support this growth.

The costs associated with these new amenities create
significant cost burdens for the public and local
government may require that development share these
costs, under the “benefiter pays” principle.

A range of development finance tools exist to enable
local governments to collect a portion of growth-related
expenditures from development. Amenity Cost Charges
(ACCs) represent one such tool.

ACCs are a development financing tool that enables local
governments to collect funds from new developments that
result in an increase in population or workers to help pay
for community amenities that support this growth.

This Guide is designed to help local government elected
officials to better understand their role throughout the
process of preparing and implementing ACC bylaws.

What Are ACCs?

m ACCs are one-time charges that allow local
governments to collect funds for amenities such
as community centres, recreation facilities, libraries,
daycares and public spaces from new development that
results in an increase in the population of residents
or workers.

m ACGCs fund capital costs, including planning,

engineering, legal costs, and the provision, construction,
alteration, or expansion of amenities.

ACCs can be used by local governments to pay principal
and interest costs on the debt necessary to finance
amenity acquisition before sufficient funds are received
from developers.

ACCs are imposed at building permit issuance or at
subdivision approval stage and are applied to residential
and non-residential developments (e.g. institutional,
commercial or industrial developments)..

ACCs must be adopted by bylaw and comply with
applicable legislation and regulations. ACC bylaws
do not require approval from the Inspector of
Municipalities.

Why Are ACCs Important?

m ACCs ensure that new developments contribute to the

cost of amenities that serve growing populations.

m ACCs reduce the burden on existing taxpayers of

servicing new development.

m ACCs create predictable and transparent funding for

community amenities.

Ministry of Housing and Municipal Affairs



Your Role as an Elected Official in
Developing and Adopting ACC Bylaws

The key steps in developing and adopting an ACC bylaw
are outlined below, with an emphasis on your role as an
elected official throughout the process. While this four-
step process represents a typical approach, the specific
steps taken by your staff may vary. For comprehensive
information on the development of ACCs, please refer to
the Amenity Cost Charge Best Practices Guide.

STEP 1: Developing the ACC Background Report and
Information

This step is led by staff, with direction and input from
elected officials

This early stage focuses on conducting the background
work necessary to inform the development of an ACC
bylaw. Staff work during this phase will be focused on:

m Identifying broader planning documents

Staff will determine which planning documents, such
as Housing Needs Reports, Financial Plans, Official
Community Plans, Capital Plans, Asset Management
Plans, and Recreation Plans, should inform the ACC
bylaw. The Financial Plan and ACC program should align
where the Financial Plan includes details about specific
projects.

m Establishing development forecasts

Staff will estimate the amount, type, and location of
future development over a timeframe specified for the
estimates (e.g. 10 years, 20 years) and the forecasted
increase in the population of residents or workers.

m Identifying growth-related amenities

Staff will propose which amenities require funding
based on servicing needs of estimated future
development.

m Estimating costs of infrastructure

Staff will work with technical experts to ensure cost
estimates are fair and feasible. Amenity projects
identified for ACC purposes may include costs related to
planning, engineering, land acquisition, interest costs,
contract administration, and public consultation.

m Allocating costs to growth and existing users

Not all ACC-funded projects will serve only new
developments; some will also benefit existing users.
Development is expected to pay only for the increased
need resulting from the increase in population or
workers and the existing users are expected to pay for

the portion which they receive benefit from. Staff will
assess and allocate benefit to projects using a suitable
means of apportionment.

Developing possible ACC rates

Staff will work with technical experts to ensure
fairness and feasibility of proposed ACC rates. This will
include the appropriateness of area-specific and/or
jurisdictional-wide charges as well as the structure of
the ACC rates (e.g., per unit, per square metre).

Establishing geographic application

Staff will define whether ACCs will apply jurisdiction-
wide or be area-specific.

Assessing potential development impact

Staff will evaluate and advise elected officials whether
proposed ACCs will deter development or discourage
the construction of reasonably priced housing.
Adjustments by elected officials to the assist factor or
providing a grace period or phasing in of ACC rates
could be considered at this stage.

Applying the assist factor

Staff will develop recommendations regarding the assist
factor. The assist factor is chosen by elected officials and
is the contribution that the existing users provide to
assist development in paying for their share of the cost
of service. This contribution is in addition to the portion
of the cost of amenities that is allocated to the existing
users and must be at least one percent of the amenity
cost. The assist factor will reduce the ACC rates by the
specific level of assistance chosen.

Conducting early engagement with
affected parties
Staff will identify and consult with developers, non-

profit organizations, the public, and other affected
parties to gather information.

Step 1: Your Role as an Elected Official

During this early phase, staff will provide regular
updates to elected officials on the items listed above.
You may be asked to provide feedback on which
amenities should be prioritized, share the perspectives
of your community, and provide direction on
alignment with broader planning documents and local
government policies.
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STEP 2: Drafting the ACC Bylaw

This step is led by staff, with input and direction from

elected officials

This phase focuses on drafting the ACC bylaw, ensuring
it is clear, equitable, and compliant with legislative
requirements that build on the findings from developing
the background report, early engagement, and direction
from elected officials. Staff will lead the technical work,
while elected officials will provide input and direction
throughout the process. Key activities include:

m Reviewing findings from early consultation

Staff will outline statutory exemptions as well as
potential discretionary exemptions and waivers and
reductions for eligible developments.

m Identifying provisions for exemptions, waivers,
and reductions
Staff will outline statutory exemptions as well as
potential waivers for eligible developments.

m Ensuring compliance with the Local
Government Act

Staff are responsible for confirming that the bylaw
meets all legislative requirements.

Step 2: Your Role as an Elected Official

As the bylaw is developed, staff will provide regular
updates and present key decision points for you.
These updates will cover considerations such as which
amenities should be included, how charges should be
calculated (e.g., per unit or per square metre), the areas
where the bylaw should apply, and potential waivers
and reductions (e.g., for affordable housing projects),
as well as findings from early engagement. Staff will
ensure you have opportunities to review options,
provide input, and make informed decisions before the
bylaw is finalized and brought forward for adoption.

Amenity Cost Charge Guide for Elected Officials

STEP 3: Public Consultation and Engagement

This step is led by staff with input and direction from
elected officials

This phase ensures transparency and allows for meaningful
input from affected parties before finalizing the ACC bylaw.
It provides an opportunity to refine the bylaw based on
community needs and concerns. Staff will lead this phase
of work and will focus on:

m Holding engagement sessions in-person or online

Staff will present the ACC framework and collect
feedback from affected parties.

m Identifying concerns

Staff will assess issues raised by developers, non-profit
organizations, advocacy organizations, businesses, and
community members.

m Making bylaw adjustments

Staff will revise the bylaw as necessary based on
feedback and direction from the council or board.

Step 3: Your Role as an Elected Official

Staff will compile findings from the consultation
process, including feedback themes and proposed
adjustments, and present them to elected officials
for review and direction. As an elected official, your
role may include attending public meetings to hear

community feedback, ensuring that concerns from

developers, non-profit organizations, businesses, and
residents are carefully considered, and requesting
clarifications or adjustments from staff if any concerns
arise. Once the consultation phase is complete and
necessary adjustments are made, the ACC bylaw may
move to the final stage for consideration and adoption.




STEP 4: Council/Board Approval Process

In this step, staff present the bylaw, and elected
officials give feedback and make decisions leading up
to the final adoption of the ACC bylaw

The final step in adopting the ACC bylaw involves a
structured approval process by the Council or Board. This
phase ensures that you as elected officials have a final
opportunity to review, discuss, ask questions, and approve
the bylaw before it is adopted. The key stages in this
process include:

m First reading
The draft ACC bylaw and background report are

formally introduced to the Council or Board by staff.

Staff present an overview of the bylaw, including key
provisions, the proposed ACC rates, and a summary of
work conducted to date.

Elected officials discuss and provide feedback. You
may direct staff to make revisions to the draft bylaw at
this stage.

m Second and third readings
Staff present the bylaw again, with any revisions that

were requested after first reading.

Debate and discussion will ensure the bylaw aligns with
growth planning objectives, affordability considerations,
and legislative requirements.

If necessary, the Council or Board may direct staff to
make final adjustments prior to adopting the bylaw
m Bylaw adoption

Once the ACC bylaw passes third reading, it may be
formally adopted.

Step 4: Your Role as an Elected Official

After the ACC bylaw has been adopted, staff will
monitor its implementation and report to elected
officials, ensuring the bylaw remains effective and
aligned with community needs. Although staff will
administer the ACC funds, you as an elected official
will continue to play an important role in overseeing
their use and ensuring the ACCs continue to align with
the broader financial sustainability objectives of your
local government.

Your Role as an Elected Official to Ensure
Alignment and Fairness

As an elected official, your primary role in developing and
implementing ACCs is described in the previous section;
however, there are additional matters you need to be
aware of.

Elected officials play a role in ensuring that ACCs align
with community priorities and financial principles

of integration, benefiter pays, fairess and equity,
accountability, certainty, and with consultative input, as
outlined in the Guiding Principles section of the Amenity
Cost Charge Best Practices Guide.

Consider the following key elements to guide your
decision-making process.

Policy and Planning Alignment

m Consider grace periods and in-stream protections and
how this will affect amenity projects and the collection
of funds.

m ACCs should align with broader local government
planning documents such as OCPs, Financial Plans, and
Housing Needs Reports.

m ACCs should fund amenities that support the Council or
Board’s plans and policies for creating complete, livable
communities.

m ACCs should align with your local government’s broader
financing strategy, and elected officials should consider
how they interact with other planning tools such as
development cost charges (DCCs), inclusionary zoning,
and density bonusing.

Setting Fair and Effective ACC Rates

m ACCs must balance financial sustainability with
development viability. Charges should be set at a level
that ensures growth-related costs are recovered and do
not deter development.

B As an elected official, you will need to be aware of
the results of the financial feasibility analysis in the
background report prepared by staff. Elected officials
should seek to broadly understand the impacts of the
proposed changes, including how the assist factor
influences the portion of costs allocated to new
development versus existing funding sources such as
property taxes or utility fees.
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m As an elected official, it is important to understand why
ACCs are being imposed jurisdiction-wide or in specific
areas. Charges should be based on where benefits from
the amenities being funded will be seen.

m ACC rates should be based on sound financial analysis,
including projections of future development, cost
estimates for planned amenities, and affordability
considerations for developers, businesses, and residents.
ACC-funded amenities should adequately service the
needs of future development.

m ACC rates must be set with consideration for whether
the charges will deter development or discourage
construction of reasonably priced housing or the
provision of serviced land.

m ACC waivers and reductions may be created by separate
bylaw to support affordable housing.

m Staff should ensure that ACCs are structured equitably.
Charges should be fairly distributed based on the
expected servicing needs of different development
types. (e.g., residential and non-residential).

Engagement and Consultation

m The Local Government Act requires local governments
to provide meaningful opportunities for consultation
with developers, community groups, and other
affected parties.

m Engaging with affected parties can help local
governments demonstrate that they have adequately
considered whether the ACCs are excessive, deter
development, or discourage the construction of
reasonably priced housing or provision of reasonably
priced serviced land. Ensure a meaningful engagement
process is conducted, including how stakeholders will
be notified of meetings and when information will be
made available for public review.

m Consider the perspectives of developers, businesses,
and non-profit organizations when setting ACCs
to ensure policies are practical and do not create
unintended barriers to development.

Financial Sustainability and Administration

m ACC revenues must be placed in reserve funds and used
only for the amenities listed in the bylaw. These reserve
funds are established by bylaw.

m |tis likely that the ACC bylaw will need regular updates
to reflect changes in development patterns, amenity
costs, and priorities.

m Ensure monitoring and reporting mechanisms are in
place to track ACC collections, expenditures, and the
effectiveness of the bylaw over time. You will receive an
annual report from staff by June 30 each year.

Amenity Cost Charge Guide for Elected Officials 7



Additional Considerations for
Elected Officials

Grace Periods

A grace period is a timeframe provided for in the ACC
bylaw by a local government to notify affected parties of
upcoming changes to ACCs. A grace period is a delayed
effective date after the adoption of a new ACC bylaw and
can typically last up to a year, although a set duration is

not mandated by the Local Government Act. The purpose of
the grace period is to give developers time to adjust to the
new rates and prepare for future changes.

In-stream Protection

The Local Government Act includes provisions to protect
development applications that are already in progress
(“in-stream” or “precursor applications”) from being subject
to new or updated charges.

When a local government first adopts an ACC bylaw, the
charges do not apply to any development with a complete
application submitted before the bylaw’s adoption. This
includes applications for a building permit, development
permit, or zoning bylaw amendment.

For subsequent ACC Bylaws, developers who have
submitted complete applications for a subdivision, building
permit, development permit, or zoning bylaw amendment
are granted a 12-month period where the new ACC rates
have no effect (starting from the date the ACC bylaw is
adopted). This 12-month period applies as long as the
applicant obtains their building permit within that period.

It is important to distinguish between the in-stream
protection and grace period:

m In-stream Protection: A legal mechanism that
safeguards certain projects from sudden changes in
ACC rates, provided developers meet specific timing
criteria for subdivision and building permit applications.

m Grace Period: A transition tool provided by the Council
or Board to ease affected parties into new ACC rates by
providing advance notice and time for adaptation.

Both serve transitional purposes: in-stream protection
actively protects specific projects based on their
application timing, while the grace period broadly targets
all affected parties.

When are ACCs Collected?

ACCs are collected either at the time of subdivision
approval or when a building permit is issued.

Depending on the length of time between subdivision
approval and building permit issuance, there may be a
financial advantage to collecting ACCs at the earlier date.
However, this must be weighed against added costs to
developers, which can increase project expenses and
impact housing affordability, especially as amenities are
often built later in the development timeline.

How are ACC Funds Managed?

Local governments are required to deposit ACCs into
reserve funds established by bylaw for each area in

which ACCs are collected to enhance transparency and
accountability. These reserve funds, including any accrued
interest, can only be used to pay:

m the capital costs of providing, constructing, altering, or
expanding amenities listed in the ACC bylaw;

m the principal and interest on debt incurred because of
an expenditure; and,

B a person subject to an ACC for some or all of the capital
costs they have incurred in completing a project,
provided the project was completed under a partnering
agreement.

What are the Reporting Requirements for ACCs?

Local governments are required to prepare an annual
report describing the collection and use of ACC funds
before June 30 of each year. Staff will prepare and present
this report to elected officials. Afterwards, the report must
be publicly accessible until June 30 of the following year.

How is the ACC Program Monitored and Updated?

Ongoing monitoring and review of the ACC bylaw should
be conducted by staff. It will be important to regularly
consider whether the ACC bylaw needs to be updated

to reflect changes in growth patterns, changes in the
estimated costs of amenities, or new amenities that need
funding. It is important to note that ACC funds that have
been collected can only be used for the specific amenity
that is identified in the ACC Bylaw. ACC funds cannot be
used for new amenities unless the bylaw is amended.

How do ACCs Work Together with DCCs?

Local governments may collect DCCs to help pay for the
capital costs of infrastructure for certain services required
to support growth. There is a clear distinction between the
services and amenities that can be funded by ACCs and
those eligible for DCCs:

Ministry of Housing and Municipal Affairs



m ACCs fund a broader set of amenities, such as
community centres, recreation facilities, libraries,
daycares, and public spaces, as defined in the Local
Government Act. DCCs cannot be used to fund these
amenities.

m DCCs fund engineering services (water, sewer, roads,
and drainage), protection services (fire and police), parks
(parkland), and waste management (solid waste and
recycling). ACCs cannot be used to fund these services.

ACCs cannot be used to fund services and projects that
receive DCC funding (see Table 1: Difference Between ACCs
and DCCs).

What Should Elected Officials
Consider When Providing ACC Waivers
or Reductions?

Elected officials should begin by clarifying their objectives
for financial assistance when deciding on discretionary
waivers and reductions to ACCs. Two key questions can
guide this process:

Table 1
Difference Between
ACCs and DCCs

Amenity Cost Charges (ACCs)

Can be levied
to recover
costs for:

Recreation or athletic facilities
Libraries

Day care facilities

Public squares

Not required
(Inspector may request information)

Inspector of
Municipalities
Approval:

Consultation
Requirement:

Any “Amenity” that provides social, cultural,

heritage, recreational and environmental

benefits, including but not limited to:
Community, youth or seniors’ centres

Consultation with public and affected
persons, public authorities and organizations
must occur one or more times

1. Where will financial incentives make a difference?

Incentives should target developments that would
not be financially viable without assistance. The
focus should be on developments where waivers or
reductions enable feasibility.

2. What types of eligible developments align with
municipal objectives?

Elected officials should prioritize incentives for projects
that support goals outlined in the OCP and other
strategic council or board policies.

Elected officials may develop a separate bylaw that defines
certain types of housing for which ACCs may be waived

or reduced. By prioritizing projects that balance financial
feasibility with policy objectives, elected officials can
maximize the impact of ACC waivers or reductions while
avoiding inefficient resource allocation.

A strategic approach ensures these measures promote
sustainable growth while advancing elected officials
priorities. When used effectively, waivers and reductions
can enhance project viability while aligning with
community needs and policy goals.

Development Cost Charges (DCCs)

Water
Sewer
Drainage
Highway Facilities
Parks Acquisition and Improvements
Fire Protection
Police
Solid Waste Facilities
+ Recycling Facilities

Required for bylaw passage

Not required by legislation
(but will be considered as part of
Inspector review)

Amenity Cost Charge Guide for Elected Officials



Note that ACCs, DCCs, and other development financing
tools (such as Inclusionary Zoning and Density Bonus) are

interconnected. Therefore, decisions to waive or reduce
ACCs must also account for several key factors:

m Cumulative Impacts of Charges: Different
development financing tools can collectively influence
project feasibility. Staff will provide an analysis of the
combined impact of ACCs, DCCs, and other charges
on various development types, including market-rate
housing, affordable housing, and commercial projects.

m Alignment with Objectives: ACCs should be
structured to support broader local government goals,
such as increasing Small-Scale Multi-Unit Housing
or expanding affordable housing stock. Waiving or
reducing charges in targeted cases can incentivize
developments that align with these priorities.

m Financial Impacts: Revenue shortfalls from ACC
waivers or reductions cannot be offset by increasing
charges on non-exempt developments. Elected
officials must consider that any waived amount must
be covered by alternative funding sources, typically
property taxes. Balancing the need for development
incentives with the financial impact on residents is a
critical consideration.

In-kind Amenities

Through an agreement with a local government,
developers may provide an in-kind amenity or land instead
of the developer paying for all or part of the ACC costs.
In-kind amenities:

m should be listed in the ACC bylaw. For example, a
developer would be prevented from building a daycare
in an office building as an in-kind contribution if the
daycare was not part of the ACC program; and,

m do not necessarily need to be located on the
development site, or adjacent. However, the location
must be approved by the local government and should
be within the area covered by the ACC bylaw.

A local government must enter into an agreement with
the developer when an applicant provides an amenity or

land in-kind. Elected officials should refer to the Amenity
Cost Charge Best Practices Guide for more details on in-kind
amenity agreements.

Conclusion

As an elected official, your role in implementing ACCs is to
ensure they support community growth while maintaining
fairness, transparency, and financial sustainability.

Elected officials need to understand the two significant
places in which they insert themselves into the process

of determining ACC amount. The first is the assist factor,
which allows elected officials to relieve of a portion of

the costs to be recovered by ACCs. The second is waivers
and reductions, which allow elected officials to further
relieve certain types of developments of some or all of the
remaining charges.

ACCs provide a structured way to fund the amenities
needed to support the increase in residents and

workers that result from new development, helping to
balance development contributions with broader public
investment. Keep in mind:

m Evaluating all funding options: ACCs are one of
many tools available to support community amenities;
consider how they interact with other financing
mechanisms.

m Aligning with community priorities: ACCs should
reflect long-term planning goals and support the
creation of complete, livable communities without
creating barriers to development or affordability.

m Ensuring fairness and transparency: Charges must
be equitably structured, with clear financial analysis, and
stakeholder engagement.

m Reviewing and updating regularly: ACC bylaws
should be monitored to ensure they align with
changing development patterns, amenity costs, and
community needs.

By understanding your role in developing and
implementing an ACC bylaw, you can help manage
growth responsibly while balancing the needs of new
development and existing taxpayers.
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Preface

The Amenity Cost Charge (ACC) Best Practices Guide (“the Guide”) is designed to encourage local governments to
standardize the creation and management of their ACC programs and provide flexibility to accommodate the unique
circumstances of each local government.

Local governments that adopt these recommended practices can improve the transparency and clarity of their
ACC programs. Local governments may also receive greater support from the development community when ACC
programs are transparent and understandable.

The best practices in the Guide were developed through collaboration among the Province of British Columbia, local
governments, and representatives from the development community.

Development Finance Guidance

Several companion documents provide additional information and further details about the legislative requirements
and best practices around development finance - they include the:

m Amenity Cost Charge Best Practices Guide for Elected Officials;

m Development Cost Charge Best Practices Guide;

m Development Cost Charge Best Practices Guide for Elected Officials;

m Development Finance Choices Guide; and,

m Parkland Acquisition Best Practices Guide.

Enquiries Disclaimer

Contact the Ministry of Housing and Municipal Affairs The information contained in this Guide is provided as
(Ministry) for answers to questions about the material a general reference and while all attempts have been
contained in this Guide, or for additional information made to ensure the accuracy of the material, the Guide is
about amenity cost charges in British Columbia: not a substitute for provincial legislation.

Ministry of Housing and Municipal Affairs Please refer directly to the latest consolidation of
Planning and Land Use Management Branch provincial statutes at BC Laws (www.bclaws.ca) for
PO BOX 9841 Stn. Prov. Govt. specific development finance-related provisions and
Victoria, BC V8W 9T2 requirements within the Local Government Act, the

Phor.re: 250 387-3394 Community Charter and/or the Vancouver Charter.
Email: PLUM@gov.bc.ca
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Ministry of Housing and Municipal Affairs




Introduction

Objectives of this Guide 4
Ministry Support 4

PART 1 The Guidebook

Chapter 1 6
Overview of ACCs 6
1.1  What are ACCs? 6
1.1.1 Legislative Authority for ACCs in

British Columbia 6
1.1.2 Coordination of ACCs with Development

Cost Charges 6
1.1.3 Coordination of ACCs with

Inclusionary Zoning 10
1.1.4 Coordination of ACCs with

Density Bonusing 10
Chapter 2 15
ACC Bylaw Development 15
2.1 How to Develop an ACC Bylaw 15
2.2 Consultation Process 15
2.3 Identifying Affected Parties 15
2.4  Notice of Meetings 18
2.5 Developing the ACC Program 19
2.6 Determining Areas to Impose ACCs 21
2.6.1 Jurisdiction-Wide or Area-Specific Charges 21
2.7 Applying ACCs by Land Use Types 21
2.7.1 Residential ACC Rate Structure Approaches 21
2.7.2 Non-Residential ACC Rate Structure

Approaches 22

2.8 Timeframe for an ACC Program 23

PART 2 Technical Manual

Chapter 5 35
How to Determine and Set ACC Charges 35
5.1 Prerequisite Policy Decisions 35
5.2 Sources of Background Information 35
5.3 Population and Development Projections 36
5.3.1 Population Forecast 36
5.3.2 Housing Needs Reports 36
5.3.3 Official Community Plans 36
54 Non-Residential Development Forecasts 36
5.5 Capital Costs of Amenities 37

Table of Contents |

Overview of Guide Structure
Guiding Principles

2.9 Setting ACC Charges
2.10 Determining Required Content of an

ACC Bylaw

2.11 Adopting the ACC Bylaw

Chapter 3

Waivers, Reductions, and Exemptions

3.1 Statutory Exemptions

3.2 Waivers and Reductions

3.3 Accounting for Statutory Exemptions,
Waivers, and Reductions

3.4 How To Use Multiple Development-Related
Tools

Chapter 4

Bylaw Administration

4.1 When to Collect ACCs

4.2 Payments in Instalments

4.3 In-Stream Protection

44 Grace Periods

45 ACCReserve Funds

4.6 Monitoring and Accounting ACC Funds

4.7 In-Kind Amenities

4.8 Reporting Requirements for ACCs

4.9 Monitoring and Updating an ACC Program

4.10 ACC Bylaw Amendments

5.6 Calculating the Net ACC Recoverable
Amount

5.7 Deduction for Grants and Other External
Funding

5.8 Allocating the Benefit to New Development

5.9 Applying the Assist Factor

5.10 Deducting Existing ACC Reserve
Fund Monies

5.11 Charge Calculation

5.12 Determining if ACC Charges are Excessive

5.13 Financial Feasibility Testing

5.14 Supporting Documents

23

24
26

27
27

27
28

28

29

31
31

31
31
32
32
33
33
33
34
34
34

39

39
40
41

42
42
45
46

54

i -

¥ 491deyd

Amenity Cost Charge Best Practices Guide 1

plo]}

A

uoIdNpoIU|

A

L 193deyd

A

z 19)deyd

A

€ 19)deyd

A

A

G 193deyd

4



List of Figures

8

11

12

13

16
20
25

30

32

48

49

50

52

53

)

14

38
41
42
44

46

Figure1 ACCPrograms and Land Use Planning 7
Figure2 Purpose of ACCs
Figure3  Previous Framework for Funding
Local Government Infrastructure for
Development
Figure4 New Framework
(without Inclusionary Zoning)
Figure5 New Framework
(with Inclusionary Zoning)
Figure6 ACC Bylaw Development and
Approval Process
Figure7 ACC Bylaw Development Process
Figure8 ACC Bylaw Approval Process
Figure9 Potential Impacts of Increasing
Construction Costs and
Development Fees and Charges
Figure 10 In-Stream Protection
Figure 11 Components of Development
Viability
Figure 12 ACC Impact on Profit Margin
for Project Proceeding Under
Existing Zoning
Figure 13 ACC Impact on Land Value
for Project Proceeding Under
Existing Zoning
Figure 14 An Example of Land Value Created
by a Zoning Change
Figure 15 An Example of Land Value Created
by a Zoning Change After ACC
is Levied
L]
.
i 3 =
List of Tables
Table 1 Difference Between ACCs and DCCs
Table 2 Different Tool Considerations
and Applications
Table 3 Level of Detail on the Level
of Capital Cost Estimates
Table4  Phase-in Using Assist Factor
Table 5 Calculations
Table 5 Calculations continued
Table 6 Example of Excessive ACC -
Library Service
Table 7 Suggested Table of Contents for

an ACC Report

Ministry of Housing and Municipal Affairs

55




TOC Jﬂ Introduction v Chapter 1 Jﬂ Chapter 2 4 Chapter 3 Jﬂ Chapter 4 4 Chapter 5 a

a.kﬁ\L\\l . .. .,;4,1# ﬂ % 4
.;.-\-l,,i .l‘ o iﬂf/»ﬁ !

]
=]
G
O]
(%]
]
O
ndu
©
a
+
-
]
[aa)
(]
o
5]
o
I
S
>
=
_
0]

Am

| .*




Introduction

The Province established a regulatory framework for Amenity Cost Charges (ACCs) for local governments to fund the

amenities to support new development.

Amenity cost charges (ACCs) are a development financing tool that enables local governments to collect funds for
amenities such as community centres, recreation facilities, libraries, daycares, and public spaces. These amenities play a vital
role in creating liveable, complete communities in areas experiencing growth. ACCs are intended to offset the capital costs
associated with the increased need for local government services arising from new development. These are referred to as

development-related capital costs.

Objectives of this Guide

This Guide is designed to help local governments
prepare and implement ACC bylaws. It complements the
Development Cost Charges Best Practices Guide and other
guidance on funding tools available under Provincial
legislation. For more information please visit:

Local government development financing - Province of
British Columbia.

While ACCs are distinct from Development Cost Charges
(DCCs), local governments are encouraged to adopt many
of the principles and practices from the Development

Cost Charges Best Practices Guide when developing an

ACC program. These well-established DCC practices can
help affected parties understand the rationale behind
ACCs and provide valuable guidance in the ACC program
development process. The ACC framework is rooted in the
foundational principles set out in the Development Cost
Charges Best Practices Guide.

Ministry Support

Local governments may collect ACCs at the time of
subdivision approval or at the time of building permit
issuance from any new development that increases the
population of residents or workers in areas where growth

is planned. ACCs must be implemented and imposed
through a bylaw and the bylaw development process must
follow the processes and requirements set out in legislation
and detailed in this Guide.

Local governments have the option to implement the ACC
tool at their discretion and can introduce an ACC bylaw

at any time. ACC bylaws do not require approval from the
Inspector of Municipalities. However, local governments
are encouraged to contact the Ministry of Housing and
Municipal Affairs and seek independent legal advice when
they have questions about the applicability of ACCs within
their jurisdiction or the contents of this Guide.

Overview of Guide Structure

This guide is organized into two parts:

PART 1

The Guidebook

Part 1 provides an overview of ACCs and outlines
the key steps for developing and implementing
an ACC bylaw. Part 1 also sets out local government
responsibilities around ACC bylaws and identifies
best practices for the administration and
collection of ACCs.

PART 2

Technical Manual

Part 2 details the policy considerations and
technical process for determining and setting ACC
charges in accordance with the provisions of
the Local Government Act.

Ministry of Housing and Municipal Affairs
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https://www2.gov.bc.ca/gov/content/governments/local-governments/finance/local-government-development-financing

Guiding Principles

The Guide is based on six guiding principles, which local governments should follow in developing an ACC bylaw.

Principle 1: Integration

Employ a multi-faceted approach where a program serves as one component of a comprehensive
development finance strategy that reflects broader community goals and needs as outlined in local
government planning documents.

The integration principle ensures that ACCs address the increased capital needs of growing communities while
aligning with legislative requirements and planning frameworks. This includes consistency with community
and land use plans, as well as the local government’s financial plans.

uoIdNpoIU|

Principle 2: Benefiter Pays

Those who benefit should contribute.

Amenity costs should be paid by those who benefit from local amenities, such as new residents and workers in
areas experiencing growth.

Principle 3: Fairness and Equity

L 193deyd

Costs should be distributed in a fair and equitable manner.

The fairness and equity principle suggests that ACCs should employ mechanisms that distribute these costs
between existing users and new users (new development) in a fair manner. Within the portion of costs that are
attributable to new development, ACCs should be used to equitably distribute the costs attributable to new
development across various land uses and different types of development projects.

Principle 4: Accountability
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Those who pay know how much they will pay, how the charges were determined, and what the funds will
support.

The accountability principle requires ACCs to be designed and implemented in ways that are clear,
understandable, and predictable so that those who pay ACCs know how much they will pay, how the charges
were determined, and what the charges will finance.

An ACC program should be transparent with all relevant information accessible and clearly communicated.

€ 19)deyd

Principle 5: Certainty

Certainty is built into the administration process through setting expected levels of development, stable rates,
and timely construction.

The certainty principle requires that ACCs be a coordinated effort, where the local government’s role is to
forecast the level of development expected, based on regional and community planning and serve as the
administrator of the ACC program. Certainty should be built into the ACC process to ensure stable charges and
orderly construction of amenities. Stable ACC rates help the development industry in project planning. Poor
planning can lead to delays or even cancellation of development projects.

¥ 491deyd

Principle 6: Consultative Input

There must be meaningful opportunities for informed input.

The consultative input principle requires that local governments developing an ACC program provide
meaningful opportunities for informed input from the public and other stakeholders, ensuring the process
considers a range of perspectives and aligns with community needs.

G 193deyd
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PART 1 The Guidebook

Part 1 provides an overview of ACCs and outlines the key steps for developing and implementing an ACC bylaw.
Part 1 also sets out how local governments can use ACC waivers, reductions and exemptions effectively and identifies

best practices for the administration and collection of ACCs.

Chapter 1
Overview of ACCs

1.1 What are
ACCs?

Amenity cost charges (ACCs) are a development financing
tool that allows local governments to collect fees for
amenities such as community centres, recreation facilities,
libraries, daycares, and public spaces. These amenities
support liveable and complete communities in areas

of growth.

ACCs are designed to cover a portion of the capital costs
associated with the increased need for local government
services arising from development (development-related
capital costs).

1.1.1  Legislative Authority for
ACCs in British Columbia

In the fall of 2023 Bill 46 — 2023: Housing Statues
(Development Financing) Amendment Act (Bill 46) made
amendments to Division 19.1 of Part 14 of the Local
Government Act (LGA) and part XXIV-B of the Vancouver

Charter to provide local governments (municipalities and
regional districts) with new and expanded development
finance tools. Amendments came into effect on

November 30, 2023, as part of a broader legislative initiative
known as the Housing Statute Amendments Acts.

These changes include:

m introducing ACCs, a new development finance tool that
allows local governments to collect funds for amenities,
such as community centres, recreation centres,
daycares, and libraries from new development that
results in increased population; and,

m updating the scope of infrastructure eligible to be
funded through DCCs and DCLs to include new
categories of infrastructure - fire protection, police, and
solid waste and recycling facilities.

In addition, Bill 46 made amendments to enable
municipalities to collect and use DCCs/DCLs to finance
their portion of highway facilities that are cost-shared
between the province and the municipality, such as
interchanges and highway exits.

These legislative changes ensure that provincial housing
priorities, such as increasing housing supply and creating
complete, connected communities are supported by
equipping local governments with the financial tools
they need to fund critical infrastructure that is required
to support growth. ACCs are a key element of the local
government development finance framework.

1.1.2 Coordination of ACCs
with DCCs

DCCs are collected from developers by local governments
to help offset a portion of the capital costs of installing
certain local government infrastructure, the installation of
which is directly or indirectly affected by the development
of land or the alteration or extension of buildings'.

1 LGA, s.559(1) and (2).

Ministry of Housing and Municipal Affairs



Similar to ACCs, DCCs must be implemented by bylaw in ACC and DCC bylaws share many common principles

accordance with LGA requirements, unlike ACCs, and implementation processes. Local governments
DCC bylaws require approval from the Inspector are therefore encouraged to conduct studies of these
of Municipalities. development finance tools concurrently to ensure that

services and projects are appropriately allocated and that

There Is a clear distinction between the services and the flexibility afforded by the legislation is maximized.

amenities that can be funded by DCCs and those eligible
for ACC funding: Undertaking studies together can also enable local
governments to assess development viability, streamline
consultation efforts, and provide stakeholders with a
comprehensive understanding of local government
finance strategies.

m DCCs fund engineering services (water, sewage, roads,
and drainage), protection services (fire and police),
parks (parkland), and waste management (solid waste
and recycling).

uoIdNpoIU|

An overview of ACC programs and other local government

m ACCs fund a broader set of amenities, such as o .
planning is shown in:

community centres, recreation facilities, libraries,
daycares, and public spaces, as defined in the LGA. Figure 1: ACC Programs and Land Use Planning
Figure 2: Purpose of ACCs

DCCs and ACCs have separate and clearly defined Table 1: Difference Between ACCs and DCCs

purposes: what is eligible for funding through DCCs cannot
be funded by ACCs, and vice versa.? More details about DCCs can be found in the
Development Cost Charge Best Practices Guide.
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2 LGA 55704 (4); Vancouver Charter s.5231 (2).

Figure 1
ACC Programs and
Land Use Planning
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Figure 2
Purpose
of ACCs

Local Government
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and Facilities
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Table 1
Difference Between
ACCs and DCCs
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Amenity Cost Charges (ACCs) Development Cost Charges (DCCs)

Can be levied Any “Amenity” that provides social, Water
to recover cultural, heritage, recreational and Sewer
costs for: environmental benefits, including but Drainage
not limited to: Highway Facilities

Inspector of
Municipalities
Approval:

Community, youth or seniors’ centres
Recreation or athletic facilities
Libraries

Daycare facilities

Public squares

Not required
(Inspector may request information)

Parks Acquisition and Improvements
Fire Protection

Police

Solid Waste Facilities

Recycling Facilities

Required for bylaw passage
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Consultation Consultation with public and affected Not required by legislation
Requirement: persons, public authorities and (but will be considered as part of
organizations must occur one or Inspector review)

more times

Amenity Cost Charge Best Practices Guide
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1.1.3  Coordination of ACCs with
Inclusionary Zoning

Bill 16, Housing Statutes Amendment Act (2024) introduced
additional modifications to the local government land use
planning framework, including provisions regarding tenant
protection, works and services, and transportation demand
management. The Act also empowers local governments
to implement Inclusionary Zoning bylaws and update the
existing Density Bonus (Density Bonus) tool. Both these
tools are complementary to and work in tandem with

ACC bylaws.

Inclusionary Zoning is a land use tool that allows local
governments to require that a portion of units in new
residential developments be provided at below-market
(“affordable”) rates.: Local governments may accept cash-
in-lieu for these affordable units or permit them to be
provided on alternate sites.

Inclusionary Zoning bylaws can apply to residential
components within the Transit-Oriented Areas (TOA)
minimum allowable density envelope, whereas Density
Bonus is not permitted within TOA minimum densities.

Consultation and a financial feasibility analysis, which
assesses the cost burden and viability of Inclusionary
Zoning requirements for developers, are required to inform
the development of these bylaws. Importantly, affordable
housing units secured through Inclusionary Zoning bylaws
are exempt from ACCs.

More details on Inclusionary Zoning can be found in the
Ministry of Housing and Municipal Affairs’guidance on
Inclusionary Zoning and Density Bonus.

1.1.4 Coordination of ACCs
with Density Bonusing

Density Bonus is a tool that provides developers with

the option to build to a higher density in exchange for
providing new affordable housing or amenities. Such
arrangements are typically used in redevelopment or infill
situations and are intended to be mutually beneficial to
both the local government and developer.

Under section 482(1) of the LGA, local governments can
Create zoning regulations that grant additional density
in exchange for cash or in-kind contributions toward
amenities, including on- or off-site affordable housing.

They can use these Density Bonus contributions to
complement ACCs in a variety of ways, by applying:

3 LGA s482.7(1).

m both Density Bonus conditions and ACCs on the
same development;

m Density Bonus and ACCs separately on different
developments; or,

m Density Bonus and ACCs in different locations.

However, local governments cannot apply Density Bonus
contributions to amenities already covered by an ACC
bylaw. For example, if a site-specific amenity project is
included in a local government’s ACC bylaw, the local
government cannot use Density Bonus to secure that
amenity. In this way, ACCs are designed to pay for amenities
for the “base” density that is generally applicable to a zone,
while Density Bonus contributions support amenities for
the “bonus” density.

The practice of accepting cash-in-lieu of providing on-site
amenities or affordable housing in exchange for bonus
density is now clarified in legislation and includes new rules
for how it can be collected and spent. If money is collected
through a Density Bonus bylaw for an amenity, that money
must be placed in a separate reserve fund and only used to
pay for the capital cost (e.g. building, planning, engineering,
legal, and interest costs of providing the amenity).

More details about Density Bonus can be found in the
Guidance on Inclusionary Zoning and Density Bonus.

An overview of coordination with ACC programs and
Inclusionary Zoning and Density Bonus is shown in:

Figure 3: Previous Framework for Funding Local
Government Infrastructure for Development

Figure 4: New Framework (without Inclusionary Zoning)
Figure 5: New Framework (Inclusionary Zoning)

Table 2: Different Tool Considerations and Applications
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Figure 3
Previous Framework for
Funding Local Government
Infrastructure for Development
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Figure 4
New Framework
(without Inclusionary Zoning)
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Figure 5
New Framework
(with Inclusionary Zoning)
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Table 2
Different Tool Considerations
and Applications

Development Cost
Charges

Growth-related infrastructure needs identified in capital plans
Applies to all development that results in net growth
Requires DCC Bylaw

Amenity Cost
Charges

Growth-related amenity needs identified in ACC background study
Applies to all development that results in net growth

Requires ACC Bylaw

Does not apply to Inclusionary Zoning units

Density Bonus

Additional amenities related for redevelopment that goes beyond as of right zoning
up to a prescribed maximum

Requires a Density Bonus bylaw

Cannot pay for same amenities as ACC bylaw

Inclusionary
Zoning

Requires development to set aside a portion of new housing units to be provided at
below market rates

Requires Inclusionary Zoning bylaw

ACCs cannot be levied against inclusionary zoning units

Ministry of Housing and Municipal Affairs




Chapter 2
ACC Bylaw Development

This chapter outlines the process for calculating ACCs,
including the preparation of a report and a draft ACC bylaw,
as well as the steps to adopt the bylaw. It also provides
guidance on stakeholder consultation throughout the
entire process.

2.1 How to Develop
an ACC Bylaw

The process of developing an ACC bylaw can be divided
into two main phases.

m Bylaw Development - The first phase involves a
thorough technical analysis to determine potential
ACC rates. This analysis should be documented in a
background report, which must be made available to
the public on request. This phase is typically led by
local government staff or a consultant and guided by
existing council or board-approved plans and policies.
In some cases, council or board input on specific
ACC policy matters may be necessary during the
development process.

m Bylaw Approval - The second phase focuses on the
decisions required to implement the proposed ACC
rates within the local government. Key considerations
include:

o0 charge rates;

o the determination of when an ACC is payable, and
by whom;

o provisions for waivers and reductions, including
scenarios such as redevelopment;

o plans for phasing in charges; and,

o mechanisms for the administration and collection
of ACCs.

The entire process is outlined schematically in the
graphics provided in Figure 6: ACC Bylaw Development
and Approval Process, Figure 7: ACC Bylaw Development
Process, and Figure 8: ACC Bylaw Approval Process.

4 LGA 570.3(2).

2.2 Consultation
Process

The ACC legislation requires local governments to consult
with the public, developers, and other parties the local
government considers to be affected by the development
of an ACC bylaw (affected parties) to ensure transparency,
accountability, and accuracy in the itemization of amenities
and the charges imposed on new development.

Consultation for an ACC bylaw must provide one or
more opportunities that a local government considers
appropriate for consultation with the public, and affected
persons, public authorities, and organizations. No
consultation is required to repeal an ACC bylaw.*

The consultation process is a critical check on the
development of an ACC bylaw. It ensures that key affected
parties have meaningful opportunities to provide input
and identify potential concerns early in the process. By
incorporating feedback from a wide range of perspectives,
local governments can refine the bylaw to ensure that it is
balanced, equitable, and aligned with community needs
and goals.

Consultation requirements mirror those set by the
Inspector of Municipalities when considering a DCC bylaw
for approval. Local governments are strongly encouraged
to follow the best practices outlined in the Development
Cost Charge Best Practices Guide, as this approach promotes
transparency, builds public trust, and enhances the
accuracy and fairness of the resulting ACC bylaw.

2.3 Identifying
Affected Parties

Local governments should identify stakeholders by
ensuring consultation is inclusive and representative

of those directly or indirectly affected by ACC policies.
This includes community members, market developers,
non-profit housing developers, renters, service providers,
advocacy groups, and a range of equity-seeking groups
often underrepresented in planning processes. Efforts
should aim to ensure a diverse range of perspectives is
heard and captures the needs of all community members.

Amenity Cost Charge Best Practices Guide 15
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Figure 6
ACC Bylaw Development
and Approval Process

ACC Bylaw Development Process

Council/Board Initiative to
Consider ACCs

Background Study

— ACC Areas and Timeframe &— Determine area(s) to which ACCs will apply

— Development Forecast .~ Establish amount, type, and location of development
—> ACC Capital Program — List amenities required for forecast development

Identify project costs eligible for ACC funding,
ACC Eligible Costs accounting for grants, benefits to existing
community, debt, and assist factor
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e Calculate ACCs 5| Include adjustments based on financial viability testing
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ACC Bylaw Approval Process

First Reading of ACC
Bylaw by Council/Board

Public Information Session

)

Bylaw Revisions by
Staff (if any)

Public
Stakeholder

Consultation
and Input

Second Reading of
ACC Bylaw by Council/Board

Third Reading of
ACC Bylaw by Council/Board

Bylaw is Adopted
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Definition of ACC “Affected Parties”

Affected parties are defined as those individuals,
groups or organizations that have a perceived, actual
or potential stake or interest in the results of the ACC
decision-making process. Public participation provides
an opportunity for stakeholders to be heard and to
influence the policies of decision-makers.

Which External Stakeholders Could a
Local Government Consult With?

local chapter of the Urban Development Institute
local chapter of Canadian Home Builders
Association

British Columbia Real Estate Association

local private sector developers

Indigenous communities

public sector developers such as the School District
Chamber of Commerce

commercial real estate associations

special interest groups (Conservation Officer,
Environmental Protection)

ratepayers’ associations

the general public

Careful consideration of who to consult and when in the
ACC bylaw development process is essential at the outset.
At a minimum, local governments should consider holding
the following meetings:

m Public Meeting: Hold at least one public meeting,
either as part of a council/board session or as a separate
‘open house,"to allow public feedback on calculated
ACC rates and proposed bylaw policies. The schedule
should provide sufficient time between the public
meeting and the ACC bylaw's adoption to allow for
any adjustments. Background reports that include ACC
calculations and a draft of the proposed bylaw should
be made available in advance of all public meetings
and/or open houses.

m Public Authorities and Organizations: Hold separate
meetings with public authorities and organizations
affected by the ACC bylaw to discuss specific impacts.
This should include the non-profit housing sector, such
as BC Housing, the Aboriginal Housing Management
Association (AHMA), and the BC Non-Profit Housing
Association (BCNPHA), or members of these groups.

Local governments may choose to conduct these
consultations during the ACC calculation process to
gather feedback on key inputs and assumptions (such
as the ACC capital program), or after draft ACC rates
have been determined.

m Council/Board or Committee Meetings: Schedule
one or more meetings with the council/board or a
council/board committee to introduce ACCs, if being
implemented for the first time. These meetings can also
be used to present draft ACC rates, bylaw policies, or a
summary of feedback received during the consultation.

2.4 Notice of
Meetings

The LGA requires a public consultation process for ACCs,
mandating that local governments provide one or more
opportunities they consider appropriate for consultation
with the public, as well as with affected persons, public
authorities, and organizations.

Local governments should proactively ensure that
stakeholders are properly informed of consultation
opportunities. Notifying stakeholders about consultation
meetings before passing the ACC bylaw, as well as
informing them once the bylaw has been adopted, is
crucial for meaningful consultation.

Appropriate notice allows stakeholders to participate in
discussions about ACC rates and policies and informs them
of their right to engage under the LGA. At least two weeks'
notice should be given in advance of public meetings,
with more time suggested depending on the scope of the
update. Meeting materials should also be made available
in advance of all public meetings and/or “open houses!
The approved bylaw, including a copy of the approved
rates and the area to which the rates apply, must be made
available to the public upon request.

Local governments may consider providing notice through
the following methods:

m Local Media: Notices for public meetings may
be published in local media outlets. If traditional
media, such as a local newspaper, is used, ensure
the publication has sufficient circulation to meet
the principles of effective public notice (e.g,, reliable,
suitable, and accessible).

m Digital Options: Notices should be prominently
displayed on the local government website and other
digital platforms, such as social media, in addition to
traditional media. Digital methods must meet the

Ministry of Housing and Municipal Affairs



principles of reliability and accessibility outlined in the
Public Notice Regulation.

Please visit: Public Notice Guidance Materials: For BC Local
Governments for more information about giving public
notice.

2,5 Developing the
ACC Program

ACCs help finance the capital costs of providing,
constructing, altering or expanding amenities that

benefit, directly or indirectly, a development as well as the
increased population of residents or workers that it brings.®
A clear relationship must be established between those
paying the ACC and the amenities funded by it when a
local government is developing an ACC program.

Amenities must be owned by a local government or
owned or operated by a person or public authority that
has entered into a partnering agreement with a local
government to provide an amenity for it to qualify.®

What is a Partnering Agreement?

Under the Community Charter and LGA, a municipality
can enter into a partnering agreement with a private
person (e.g. a non-for-profit corporation) or public
authority (e.g. another local government) or to provide
a service.

A“service”is defined broadly as “an activity, work or
facility undertaken or provided by or on behalf of the
municipality”. As such, partnering agreements could
potentially cover the provision of a range of facilities
and amenities eligible for ACC funding.

Amenities include any facility or feature that provides social,
cultural, heritage, recreational, or environmental benefits to
a community. This broad definition encompasses a range
of land improvements, buildings and structures, furniture,
equipment, and other moveable assets within buildings
and public open spaces. The LGA specifies that amenities
may include, without limitation:

B community centres, youth or seniors’ centres;
m recreational or athletic facilities;

m libraries;

5 LGA s.570.2 (2); Vancouver Charter s.523G (1).
6 LGAs.570.2 (3); Vancouver Charter s.523G (3).
7 LGA s.570.8 (2) (b); Vancouver Charter s.523L (2).

m daycare facilities; and,

m public squares.

Other potential amenities may include museums, art
galleries, theatres and other cultural facilities, components
of parks and parkland amenities not eligible under DCCs,
and public open space (e.g. streetscaping, special event
spaces).

ACCs are restricted to funding capital costs, one-time
expenditures that are generally set out in a capital portion
of a local government financial plan. The LGA defines
“capital costs”as including the cost of:

m providing, constructing, altering or expanding
amenities;

m planning, engineering and legal work necessary to plan
and complete the construction of amenities, including
associated interest costs; and,

m payments made to a person or public authority under a
partnering agreement to cover capital costs incurred by
that person or authority.

When the provision of an amenity involves land acquisition,
ACC funds may be used to cover these land acquisition
costs.

ACC funds may also be used to pay principal and

interest on debt incurred by a local government for

costs associated with providing, constructing, altering

or expanding amenities” However, the debt payments
themselves are not considered the capital cost. The capital
cost of the project remains in the ACC program until
sufficient ACCs are collected to cover it, regardless of any
outstanding debt payments.

Local governments should disclose the portion of the
capital cost that is related to external debt and should
report on interest payments in their ACC annual reports.
Interest payments should only be included in the ACC
capital program for the portion of the amortization period
that falls within the program’s timeframe. Interest payments
should also be reflected in the local government’s financial
plan and long-term capital plans. These practices align with
the requirements for implementing a DCC bylaw.

Capital costs eligible for DCC funding are ineligible for
ACC funding.

Amenity Cost Charge Best Practices Guide 19

uoIdNpoIU|

L 193deyd

(@)
=2
Q
©
=
1]
-
N

¥ 491deyd € 19)deyd

G 193deyd



https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/public_notice_guidance_material_2022.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/public_notice_guidance_material_2022.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/public_private_partnerships_guide.pdf

Figure 7
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2.6 Determining Areas
to Impose ACCs

Jurisdiction-wide or
Area-specific Charges

2.6.1

Local governments can apply ACCs as jurisdiction-wide
charges or differentiated area-specific charges. This
decision, made early in the bylaw development process,
will shape the ACC program and influence rates.

m Jurisdiction-wide Charges: apply the same ACC rate
for a particular type of land use across the entire local
government, regardless of location. These charges
assume similar capital cost burdens for the same land
use type throughout the jurisdiction.

m Area-specific Charges: better align development-
related capital costs with the needs of specific areas.
They can vary by local conditions, such as central urban,
suburban, greenfield, or rural zones, and may differ
significantly based on whether existing amenities can
service growth or require upgrades in order to do so.

The ACC bylaw must define the areas where charges will
be imposed and specify the amenities in each area that will
receive funding. Area-specific ACCs can lower rates for infill
development in areas with existing amenities. However,
they require well-defined benefiting areas, reliable local
growth forecasts, and accurate capital programs to ensure
their effectiveness.

Area-specific ACCs are more equitable than jurisdiction-
wide charges because they reflect the varied servicing
needs of different areas. They are particularly suitable

for amenities with localized benefits, such as libraries

or community daycare facilities. However, they are less
effective for amenities with broader benefits, such as
central libraries or large recreation complexes. Despite
their advantages, area-specific ACCs may sometimes set
rates so high in certain areas that they deter development,
especially in small or infill areas.

Local governments (except for the City of Vancouver)
are required to consider the following when specifying
development areas subject to an ACC:

m the applicable OCP(s) and other relevant planning
documents, such as Housing Needs Report (HNR),
local area plans, regional growth strategies, public
benefits strategies;

8 LGA570.7(4).
9 Vancouver Charter 523K(4)(f), 5230(a)

m projected increases in the population of both residents
and workers; and,

m the local government’s financial plan.?
The City of Vancouver is required to consider:

m an applicable development plan or official development
plan as defined in section 559 of the Vancouver Charter;

m other relevant planning documents, such as HNRs,
local area plans, regional growth strategies, public
benefits strategies;

m future land use patterns within the City;

m projected population growth of residents and
workers; and,

m reports submitted by the Director of Finance®.

Local governments should actively consider the following
when deciding whether to apply jurisdiction-wide or area-
specific charges:

m Council/board must carefully deliberate the
significant policy implications of adopting either
jurisdiction-wide or area-specific ACCs during the
bylaw development process.

m Area-specific ACCs should generally apply only to
amenities with clearly defined benefiting areas.

m Local governments need to weigh the potentially
higher administrative costs of managing an area-specific
ACC rate structure.

2.7 Applying ACCs by
Land Use Types

Local governments can structure ACCs to account for the
varying impacts that different types of development have
on the demand for amenities.

Residential ACC Rate
Structure Approaches

2.7.1

Most ACC bylaws will include charges for residential
development, on the basis that residential properties,
and their residents, typically drive most of the need
for development-related amenities. The following two
approaches are commonly used to set ACC rates:

m Per Lot / Per Unit Approach: This method ties ACC
charges to specific building forms, such as single-family
homes, townhouses, and apartments. It benefits from
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easily accessible data, such as Census and building
permit statistics, but may not fully account for newer
housing trends, such as smaller single-family homes or
larger multi-family units.

Occupancy data from sources like Statistics Canada can
be used to allocate costs across different unit types,
based on the assumption that, for example, single-
detached homes tend to have higher occupancy rates
than apartments. One advantage of the per lot/per unit
method is that the development projections in many
HNRs are often expressed in these terms.

A variation of per lot/per unit approach could involve
charging based on the number of bedrooms; for
instance, charging different rates for apartments with
one bedroom or fewer versus apartments with two or
more bedrooms.

m Square Metre Approach: This method charges
ACCs based on the floor area (square metre) of a
development. While it is less common than using lot
size or dwelling units, the approach aligns well with
multi-family developments, especially since ACCs are
typically collected when building permits are issued.
Local government may wish to include both imperial
and metric conversions for the applicable ACC rates
when adopting the square metre approach.

A hybrid approach, combining building form and floor area,
could capture the benefits of both methods while avoiding
the limitations of relying solely on either approach.

Local governments should prioritize methods that
ensure fair and equitable cost recovery when selecting

a residential rate structure because it is not always clear
that the size of a dwelling unit correlates directly with
the number of occupants or the demand for services. For
example, larger homes may reflect lifestyle preferences
rather than increased service requirements. ACCs must
therefore be based on actual service demand, whether
direct or indirect.

Additional considerations include:

m Timing of Collection: For single-detached units,
ACCs are often payable at the subdivision stage, where
building areas are typically unknown, making lot or unit
counts a practical method for calculating charges. In
contrast, collecting ACCs at the building permit stage
enables charges based on floorspace, which may better
reflect service demand.

m Housing Affordability: in accordance with the
requirements of the LGA (see Chapter 5: How to
Determine and Set ACC Charges of this document).

m Consultation and Feedback: Engage with
development industry representatives and
administrative staff to gather feedback on the
proposed rate structure.

m Appropriate Rate Structure: Evaluate the
appropriateness of varying rate structures, such as
charging single-family ACCs per lot or unit and multiple
family ACCs based on floorspace.

2.7.2 Non-Residential ACC Rate Structure
Approaches

Unlike residential development, non-residential land

uses are typically not broken down as extensively in

ACC bylaws. Local governments may determine that the
demand for certain amenities is predominantly driven by
residential growth and, therefore, may focus ACCs primarily
on residential development. However, it is important to
note that non-residential developments that result in an
increase in workers are not automatically exempt from
ACCs. Exemptions based on the “no increase in population
or workers” criterion should be determined on an individual
basis and, if applied, should be consistent across the
jurisdiction as a general exemption.

The fundamental principles for calculating ACCs still apply
to non-residential uses. Common non-residential land use
categories subject to ACCs include:

m Commercial: which may be further subdivided into
service or retail commercial or office commercial;

m Industrial: which may be further subdivided into light
industrial and heavy industrial; and,

m Institutional: which may be further subdivided into
facilities such as schools, hospitals, or universities.

Another approach is to calculate the charge based on

the number of employees, with a floorspace per worker
assumption to determine the square metre charge. In this
case, a forecast of employment by type (e.g., commercial,
industrial, institutional) is required, along with the average
floorspace per employee associated with each land

use category.
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2.8 Timeframe for an
ACC Program

The ACC legislation requires a close connection between
projected population and employment growth and the
planning of amenities to support that growth. Establishing
a defined timeframe for the ACC program is essential for
accurately forecasting new development and determining
the amenities needed. Ideally, the timeframe for an ACC
program should align with that of the local government’s
corresponding DCC program. However, there may be cases
where infrastructure needs (DCCs) can be projected over a
longer period than amenity needs (ACCs).

Initial ACC Program Timeframes: ACCs can be used to
help fund amenities that support the growth anticipated
from small-scale multi-unit housing (SSMUH) and

TOA requirements.

Local governments may wish to develop their initial ACC
bylaw as soon as possible in order to collect ACCs on
SSMUH and TOA developments. This may involve creating
a program with a shorter timeframe, based on current
planning documents, growth projections, and financial
plans.

Provincial policy manuals for SSMUH and TOA provide
further guidance for applying ACCs in these areas. For
additional information, visit: Local government housing
initiatives - Province of British Columbia.

Subsequent Program Updates: Over the long term,

local governments could align their ACC programs with the
required timelines for regular HNRs, OCP, and zoning bylaw
updates. Local governments may consider synchronizing
ACC and DCC program updates to create greater efficiency
and ensure alignment between land uses.

2,9 Setting ACC
Charges

ACCs must be set as a flat rate per unit, per lot, or per
square metre of floorspace in a development.” Local
governments must consider several factors, when
determining the charge amounts, including: "

10 LGA s.570.7 (2) (b); Vancouver Charter s.523K (2).
11 LGA s.570.7 (5); Vancouver Charter s.523K (5).
12 LGA 5.570.7 (6); Vancouver Charter s.523K (6).
13 LGA s.570.7(3); Vancouver Charter s.523K (2).

m the capital costs of the amenities in each areg;

m the phasing of amenity projects (i.e. the different stages
and timelines for constructing the amenities);

m whether the charges are excessive in relation to existing
service standards; and,

m whether charges would deter development or
discourage construction of reasonably priced housing
or the provision of serviced land.

Local governments are encouraged to undertake
detailed analyses to assess the impact of the charges on
development viability to meet these requirements.

m Capital Cost Deductions — ACCs are designed to help
local governments cover the capital costs of amenities
required to support growth. Local governments must
make certain deductions from the capital costs of the
amenities when calculating specific charge amounts.”
These deductions include:

o Grants and Other Funding Sources: Grants or
other external subsidies (e.g. from the provincial
or federal government) being used to fund the
amenity.

o Cost of Benefits to Existing Population:
The portion of amenity costs that benefit the
existing population must be deducted. This is
determined through a benefit allocation analysis
that differentiates between how much the amenity
benefits population in the new development
versus population in the existing community.

o Assist Factor: As with DCCs, local governments
must provide financial assistance for a portion of
the amenity costs allocated to new development.
This “Assist Factor” ensures that new development
does not bear the full cost of the amenities.

m Varying Charges — Local governments can allow
for the varying impacts that different types of
development—for example residential vs. commercial
or industrial, or different types of residential—have on
the demand for amenities. Local governments can vary
charges based on factors such as:
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o different zones or land uses (e.g. residential vs. non-
residential), or different sizes or numbers of lots or
units in a development, provided the charges are
similar for all developments expected to result in
a comparable increase in population (residents or
workers); and,

o different geographic areas. Since charges are based
on the cost of the amenities required to support
the anticipated growth in a specific area, they
will naturally vary between areas depending on
amenity and growth needs.

All ACC calculations should be set out in detail in the ACC
report to ensure accountability. More detailed information
on calculating the ACCs under this analysis framework is
provided in Chapter 4: Bylaw Administration.

2.10 Determining Required
Content of an ACC Bylaw

A draft ACC bylaw can be prepared once the ACC
analysis has been completed and documented. While
the legislation does not require a formal report, the
considerations, information, and calculations used to
determine ACC charges must be made available to the
public upon request." The draft bylaw should address the
following elements in addition to meeting all legislative
requirements:

m Definitions: provide clear definitions for the different
types of development subject to the ACC, ensuring
consistency and reducing ambiguity.

m Area Description: include a detailed description
of the area(s) covered by the ACCs. Where possible,
supplement this with clear, legible maps to enhance
understanding.

m ACC Calculation: provide details about how the
charge is calculated for each type of development.

m Collection: specify the timing of collection of the ACC
(subdivision approval or building permit issuance) in
each circumstance.

m Exempt Development: clearly specify the types of
development exempt from paying ACCs, as defined in
legislation or regulation. For example, developments
that do not result in an increase in population of
residents or workers, or certain affordable housing
developments prescribed by regulation.

14 LGA's.570.7(7)

m Waivers and Reductions: outline the conditions
under which waivers or reductions of ACCs may be
applied, such as for non-profit rental housing, for-
profit affordable rental housing, or units subject to an
affordable and special needs housing zoning bylaw.
Provide detailed descriptions of the scope of waivers
and reductions, ensuring transparency and fairness
(see Chapter 3: Waivers, Reductions, and Exemptions).

m Density Bonus Zoning: ensure that the rules
accommodate density bonus zoning units or additional
floorspace, clarifying how ACCs interact with density
bonusing provisions while avoiding double charging.

m Redevelopment: outline the rules and criteria for
imposing ACCs on redevelopment projects, clarifying
whether this includes (a) demolishing and replacing
with an entirely new building and/or (b) renovating,
expanding, or repurposing an existing building. Use
the term “infill"to distinguish these scenarios from
‘new development,"which typically refers to
greenfield development.

m Mixed Use: establish clear rules for determining
and imposing ACCs on mixed-use developments,
addressing scenarios where multiple uses coexist within
a single project.

m Effective Date: if a grace period is to be provided,
specifying the future date in which the bylaw comes
into effect must be specified in the bylaw.

m Phase-in: provide details about any planned phase-in
of ACCs, including the timeframe and the incremental
adjustments to the charges during this period.

Importantly, the ACC bylaw must include a detailed
schedule listing all amenity projects to be funded through
ACCs. The project list must correspond to the ACC program
set out in the ACC report.

Ministry of Housing and Municipal Affairs



Figure 8

ACC Bylaw
Approval Process

Local Government Bylaw
Development Process

First Reading of ACC
Bylaw by Council/Board

Public
Bylaw Revisions by Stakeholder
Staff (if any) Consultation
and Input

Third Reading of
ACC Bylaw by Council/Board
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2.11 Adopting the
ACC Bylaw

The draft ACC bylaw should be presented to the council/
board along with the findings of the ACC report.

This presentation allows elected officials to review the
potential (maximum) ACC rates that could be imposed
under the LGA and consider initial recommendations

on bylaw policies, such as waivers and reductions. The
initial presentation can be conducted in conjunction with
public information sessions or consultations with specific
stakeholder groups to gather feedback and

ensure transparency.

Based on the input received during this initial review, local
government staff can revise the draft bylaw as necessary.
The revised draft can then be submitted to the council

or board for further consideration, progressing through
second, and third readings.

The ACC bylaw must be reviewed and approved by

the council or board in an open meeting to ensure
transparency and public accountability. Once adopted, the
ACC bylaw comes into effect.
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Redevelopment

Redevelopment may include cases where the existing
building is removed or demolished and replaced by an
entirely new building, as well as cases where a building
undergoes renovation, expansion, or conversion from
one principal use to another. In these cases, ACCs
cannot be collected as ACCs are limited to funding
amenities required for the increased population of
residents or workers resulting from the development, as
per legislation.

An exemption could also apply in cases where a
building undergoes a conversion from one principle
use to another. However, local governments may
choose to limit these exemptions to redevelopment
that occur within a specific timeframe. The appropriate
timeframe should be determined based on local
circumstances. Extended timeframes (5+ years) may
be justified for very large properties or projects that
involve longer development periods. However, longer
timeframes could act as a disincentive to redevelop

in a timely manner and could increase the value of
the exemptions. There is also an argument that the
longer the timeframe, the greater the cost the local
government will incur to provide amenities to the site
and elsewhere.

!I!}lll_"" !
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Chapter3

Waivers, Reductions, and Exemptions

3.1 Statutory
Exemptions

Certain developments are required to be exempt from
ACCs under legislation. Sections 570.4 of the LGA and
5231 of the Vancouver Charter outline these statutory
exemptions, meaning local governments cannot impose
ACCs on these types of developments:

m Places of Worship: Developments where a building
permit authorizes the construction, alteration, or
extension of a building, or part of a building which is
solely used for public worship, such as a church.

m No Population Increase: Developments that do not
result in an increase in the population of residents
or workers are not subject to an ACC. For example,
legislation does not permit an ACC to be imposed
if a triplex replaces an existing triplex, as there is no
population increase. However, if a triplex replaces a
single-family home, an ACC could be imposed on the
two additional units, as they represent an increase in
population or worker capacity.

m Previously Charged Amenities: Development
projects already charged for specific amenities are
exempt, unless further development results in an

increase in the population of residents or workers (e.g.

adds additional units). For example, if a developer has
already paid an ACC for amenities included in an ACC
bylaw but then additional units are added through a

m Affordable Housing Classes: Developments that

fall under a class of affordable housing prescribed by
regulation. The Prescribed Classes of Affordable Housing
(LGA) and Prescribed Classes of Affordable Housing
(Vancouver Charter) regulations exempt the following
types of affordable housing from ACCs:

m Rental Units: Owned or leased and operated by:

o Government entities (federal, provincial, and local
governments, local government-owned non-profit
housing corporations, and First Nations); and/or,

o Non-profit housing providers, including societies
incorporated under the Societies Act, regional
health authorities under the Health Authorities
Act, registered charities under the Income Tax Act
(Canada), and non-profit corporations under the
Canada Non-profit Corporations Act, that have
received funding from a government entity,
entered into a housing agreement with a local
government, or have a section 219 convenant
under the Land Title Act securing affordability
conditions with a local government.

m Supportive Housing: Rental units owned or leased

and operated by government entities or non-profits,
provided to seniors, persons with disabilities, those
experiencing or at risk of homelessness, or others who,
based on criteria set by the operator, will benefit from
on-site supports and services.
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renovation, an additional ACC can only be imposed for
the new units to help pay for the amenities as set out in
the ACC bylaw.

m Cooperative Housing: Housing under the Cooperative
Association Act' or federal non-profit cooperatives
under the Canada Cooperatives Act.

€ 19)deyd

m Inclusionary Zoning: Inclusionary Zoning bylaws
create a framework for mandatory Inclusionary Zoning
allowing local governments to require that a portion
of units in new residential developments be provided
at below-market (“affordable”) rates. These units are
exempt from ACCs.

m Transitional Housing: Publicly funded temporary
housing provided as part of a program intended
to assist people to become better able to live
independently.

m Emergency Shelters: Publicly funded temporary
living accommodations provided free of charge to
those in need.

¥ 191deyd

15 While "non-profit housing cooperative housing”is not explicitly defined in the Cooperative Association Act, it is generally understood to refer to housing cooperatives
governed by section 173 of the Act. Under this section, if a non-profit housing cooperative dissolves, its property must be transferred to another non-profit housing
cooperative or a charitable organization. The cooperative is prohibited from selling any part of its property to its members, and its shares must be issued at par value.
Additionally, the cooperative is not permitted to issue investment shares.
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3.2 Discretionary Waivers and
Reductions

Beyond the statutory exemptions, the LGA and the
Vancouver Charter grant local governments discretionary
authority to waive or reduce ACCs for specific eligible
developments. These waivers or reductions provide an
incentive for affordable housing.

The LGA allows local governments to waive or reduce ACCs
for specific eligible developments, which are defined as:

m non-profit rental housing, including supportive living
housing;

m for-profit affordable rental housing; and,

m market-rate units within developments that are subject
to an Inclusionary Zoning bylaw as defined in section
478.1 of the LGA."®

In order to provide these waivers or reductions, the ACC
bylaw must:

m clearly set out definitions and criteria for eligibility to
receive waivers or reductions; and,

m specify the amount or rates of reduction for eligible
developments, which may vary for different categories
of eligible development or different classes of eligible
development, established in the ACC bylaw.

Additionally, the local government ACC bylaw may include
any requirements that must be met to qualify for a waiver
or reduction, along with conditions for granting those
waivers or reductions.

Local governments may wish to review their objectives for
offering financial assistance, when considering providing
waivers or reductions. Local governments should consider
projects where the costs are manageable and where
development viability can be achieved given the right
incentive (such as a waiver or a reduction).

Local governments may wish to consider the following
questions when setting out a schedule of waivers and/or
reductions in its ACC bylaw:

What types of development would benefit from incentives?

Local governments need to identify projects where waivers
or reductions could make the most difference and help
fulfill their specific policy objectives. The second question
local governments may wish to consider when establishing
incentives is:

16 LGA s.570.6 (2); Vancouver Charter s.523J (2).

What particular types of eligible development should be
supported in order to further the local government’s objectives?

Both these questions should be addressed with reference
to the OCP and other strategic planning documents.

3.3 Accounting for Statutory
Exemptions, Discretionary
Waivers, and Reductions

Local governments should estimate the anticipated
number of statutorily exempt affordable housing units
when determining the necessary amenities to support
population growth in areas where ACCs will be imposed.

These statutory exemptions represent revenue that

cannot be recovered through increased charges on other
developments and must instead be covered by alternative
revenue sources. Factoring in the estimated number of
exempt units when setting ACC rates and projecting ACC
revenue can help predict what costs will need to be funded
by other sources.

Similarly, local governments should account for the
potential loss of revenue for funding amenities when
choosing to offer discretionary (non-statutory) waivers

or reductions for eligible development. As with statutory
exemptions, this shortfall also cannot be offset by
increasing charges on other types of development. Instead,
alternative revenue sources must be used to cover the
shortfall.

Local governments may wish to consider the following
actions to effectively administer both statutory exemptions
and discretionary waivers or reductions:

m estimate and disclose the value of waivers and
exemptions in the ACC report to maintain transparency
and ensure informed decision-making;

m track and regularly report on the number of
developments that qualify for waivers and reductions
over the timeframe of the ACC bylaw;

m budget for and contribute an amount equivalent to
the waived or reduced ACC into ACC reserve funds.
This ensures the reserve fund remains “whole”and the
local government remains capable of funding planned
amenities; and,

m periodically review the terms and conditions of waivers
and reductions and amend the bylaw as necessary if its
provisions become misaligned with the objectives set
out in the OCP and other strategic planning documents.

Ministry of Housing and Municipal Affairs



3.4 How To Use Multiple
Development-related Tools

Local governments have access to a variety of funding and
financing tools to support infrastructure and community
projects. These tools include ACCs, DCCs, general taxation
and utility rate revenues, grants, long-term debentures,
and developer-funded infrastructure facilitated through
mechanisms such as servicing agreements, local area
service bylaws, and latecomer agreements.

Local governments will need to evaluate the range of
available funding tools and identify those that best suit
the local government’s needs when developing an ACC
bylaw. This is best done by conducting ACC and DCC
processes concurrently and by integrating them into
local government financial planning while considering
their interplay with other tools. Local governments must
also ensure that charges do not deter development or
discourage the construction of reasonably priced housing
or serviced land". A high-level approach to evaluating
funding tools can help achieve this balance by assessing
the following:

17 LGA'5.570.7(5)(d)

B recognizing the compounding effects that multiple
tools at both the municipal and regional district scale
may have on development feasibility;

m ensuring the tools complement each other, without
deterring development; and,

m viewing ACCs and DCCs as core components of a
modern planning toolkit, designed to support growth-
related infrastructure and amenities.

Where permissible, local governments may choose to
waive or offset ACCs or DCCs to align with broader strategic
goals, such as promoting the delivery of SSMUH housing or
other priority housing types and supporting the creation

of affordable housing. Local governments can create

a balanced framework that fosters development while
meeting community needs by integrating these funding
tools and aligning them with their priorities. This is shown
in Figure 9: Potential Impacts of Increasing Construction
Costs and Development Fees and Charges.

Amenity Cost Charge Best Practices Guide 29
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Figure 9
Potential Impacts of Increasing Construction
Costs and Development Fees and Charges

COST INCREASE
CURRENT
HOUSING PRICE

DEVELOPER PROFIT

A/,

LAND COSTS

DCCs

ACCs

OTHER GOVERNMENT
FINANCING TOOLS AND TAXES

CONSTRUCTION AND
RELATED COSTS

(3) If the impact of cost increases is too
significant, it could delay or halt the project
until the market can support higher costs
through increased rents or sales prices.

(2) In cases where development cost
increases cannot be offset by adjustments
to the land purchase price, the developer’s
profit margin may be reduced.

(1) If the land has not yet been purchased,
cost increases may be absorbed into the
land cost, provided the adjusted price
remains attractive enough to incentivize
the landowner to sell.

As construction costs and development
levies rise, they increasingly consume
revenue that would otherwise be
allocated to other elements of the
development process.
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Chapter 4
Bylaw Administration

This chapter provides guidance on the policy
considerations associated with the implementation and
ongoing use of an ACC bylaw, including the imposition
and collection of charges, monitoring and accounting,
in-stream applications, and the process for amending
the bylaw.

4.1 Whento
Collect ACCs

An ACC bylaw should address when the charge is payable.
The LGA provides for ACCs to be imposed either at the time
of:

m subdivision approval; or,

m issuance of a building permit authorizing construction,
alteration or extension of a building or structure.’

Local governments should consider when amenities
are required to be constructed during the development
process as well as the financial impact of early and late
payments when determining when to collect ACCs.

Building Alterations and Changes
of Use?

ACCs can be imposed when a building permit is issued
for the alteration of a building or structure. These
alterations may not necessarily result in additional

units or floorspace being created in the building; for
example, the permit may simply be required to facilitate
a change of use (e.g. from commercial to residential).

In such cases, local governments must consider
whether the alteration will generate more residents
or jobs from the redevelopment. The ACC can only be
imposed if the redevelopment results in additional
residents or workers.

Unlike engineering infrastructure for water, wastewater,
and stormwater services, most amenities likely do not need
to be in place prior to new buildings being constructed
and occupied. However, they should not lag significantly
behind, as delayed amenities—depending on phasing,
scale, and the time required for approval, design, and

18 LGAs.570.2 (1) and (4).
19 BC Regulation 166/84.

construction—can create challenges for communities.
Ensuring amenities are delivered in a timely manner relative
to development is important for supporting livability and
meeting the needs of new residents or workers.

Depending on the length of time between subdivision
approval and building permit issuance, there may be a
financial advantage to local governments of collecting
ACCs at the earlier date. However, this must be weighed
against added costs to developers, which can increase
project expenses and impact housing affordability,
especially as amenities are often built later in the
development timeline.

4.2 Paymentsin
Instalments

The Development Cost Charge and Amenity Cost Charge
(Instalments) Regulation' permits developers to pay ACCs
in instalments subject to the following conditions:

m Exception for Charges Under $50,000: Instalment
payments do not apply to charges under $50,000 unless
the council/board allows instalments for such charges
by bylaw.

m Full Payment Timeline: The full charge must be paid
within two years of subdivision approval or building
permit issuance. Payment must follow this schedule:

o aminimum of 1/3 of the charge at the time of
subdivision approval or granting of the building
permit; and,

o aminimum of 1/2 of the remaining balance within
one year of the date of approval or granting of
the permit.

m Missed Instalments: If a developer fails to make an
instalment payment, the entire remaining balance
becomes due immediately.

m Interest: No interest can be charged on the unpaid
balance unless a payment is missed. If the charge
becomes due, interest is applied from that date at the
rate prescribed by the Taxation (Rural Area) Act.

Amenity Cost Charge Best Practices Guide 31
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m Surety for Instalments: To ensure payment, the
developer must provide a form of security (such as a
letter of credit, surety bond, or other security) at the
time of the first instalment to guarantee the unpaid
balance is recoverable in case of default.

4.3 In-stream

Protection

Local Government Act, section 570.91, and Vancouver
Charter, section 523N include provisions to protect
development applications that are already in progress (“in-
stream” or “precursor applications”) from new or updated
charges. When a local government adopts an ACC bylaw,
the charges do not apply to any development for which
the local government has received a complete application
for a building permit, development permit, or zoning bylaw
amendment prior to the bylaw’s adoption.

Applicants who have submitted complete applications for
a building permit, development permit, or zoning bylaw
amendment are granted a 12-month exemption from the
new ACC rates if a local government amends its ACC bylaw
and adjusts the charge amounts. This exemption applies as
long as the applicant obtains their building permit within
that period. This is shown in Figure 10: In-stream Protection.

Figure 10
In-stream Protection

ACC bylaw amended
with rates

Year 1 ACC Rate

Year 2 ACC Rate

What is a Complete Application?

While local governments may have varying criteria
for what constitutes a complete application, one

key requirement for eligibility for the 12-month ACC
exemption is that the application must be accepted
for processing by the local government’s Approving
Officer. If the developer has received a Letter of
Conditional Approval of Subdivision (or its equivalent,
such as a Preliminary Layout Approval), section 568 of
the LGA also applies. In order to ensure certainty, it is
recommended that local governments adopt policies
determining when an application is complete.

4.4 Grace
Periods

A grace period is a timeframe provided by a local
government to notify stakeholders of upcoming changes
to ACCs. The purpose of the grace period is to give
developers time to adjust to the new rates and prepare for
future changes.

It is important to distinguish between the in-stream
protection and grace period:

m In-stream Protection: A legal mechanism that
safeguards certain projects from sudden changes in
ACC rates, provided developers meet specific timing
criteria for subdivision and building permit applications.

ACC bylaw amended
with new rates

Year 3 ACC Rate

In-Stream Protection

Complete rezoning,
development permit,
or building permit
application received
by local government.

Applications are locked in at the Year
1 rate for 12 months. Applicants must
receive their Building Permit within
this 12 month period to be eligible for
Year 1 rate.

In-Stream protection no
longer applies if building
permit is not received
within 12 months.
Applications are now
subject to the Year 2 rate.
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m Grace Period: A transition tool designed to ease
stakeholders into new ACC rates by providing advance
notice and time for adaptation.

Both serve transitional purposes: in-stream protection
actively protects specific projects based on their
application timing, while the grace period broadly targets
all stakeholders.

4,5 ACCReserve
Funds

Local governments are required to deposit ACCs into
reserve funds established by bylaw for each area in

which ACCs are imposed to enhance transparency and
accountability. These reserve funds, including any accrued
interest, can only be used to pay:

m the capital costs of providing, constructing, altering, or
expanding amenities listed in the ACC bylaw;

m the principal and interest on debt incurred as a result of
an expenditure; and,

B a person subject to an ACC for some or all of the capital
costs they have incurred in completing a project,
provided the project was completed under a
partnering agreement.

The use of any ACC reserve funds must be authorized by
a bylaw.

ACCs deposited into reserve funds do not need to be
segregated by amenity type (e.g. libraries, daycares).
Instead, local governments will have a consolidated pool of
ACC funds, separated by service area, available to support
construction of development-related amenities during
each budget cycle.

Local governments should consider establishing clear
criteria for evaluating and prioritizing projects to effectively
manage competing demands for ACC reserve funds.
Establishing clear criteria can help ensure that reserve
funds are allocated to amenities that best align with

the policies outlined in the local government’s OCP and
financial plan and support its overall growth management
objectives.

4.6 Monitoring and
Accounting ACC Funds
Local governments should establish systems that

facilitate the tracking of capital expenditures, funding
sources, and project completion status to ensure effective

20 LGA 570.8;Vancouver Charter s.523L.
21 LGA s.570.9; Vancouver Charter s.523M.

administration of ACCs. The following practices are
recommended for tracking ACC funds:

m Managing the ACC Reserve Funds: Track financial
activity in the reserve funds related to amenity
projects, including expenditures, funding sources,
and project progress. Assign unique identification
numbers to each project within the ACC program to
streamline administration and tracking. Use tools such
as spreadsheets or specialized software to monitor
completed projects, changes in project costs, and
scope-of-work adjustments.

m Internal Processes for Tracking and Reporting:
Local governments should consider developing
processes to track and report on ACC activities,
including the:

o total ACC funds collected;

0 interest earned on the ACC reserve fund balance;
0 government grants allocated to ACC projects;

o allocation of funds to individual projects within the

ACC program;

ACC“credits” or “rebates”issued; and,

o

o local government’s contribution toward project
costs in the ACC program.

Administration of the ACC bylaw should emphasize
transparency and integration — effective monitoring,
accounting, and reporting practices ensure accountability
and build public confidence.

4.7 In-kind
Amenities

Developers are permitted to provide in-kind amenities or
land for an amenity in lieu of paying all or part of the ACC*

In-kind amenities or land can be a more efficient,
economical, and mutually beneficial solution for both
developers and local governments, especially when the
local government is seeking to secure a very specific,
localized benefit at a particular location. For example, rather
than paying an ACC, a developer and a local government
may agree to build a youth centre as part of a new, large
multi-residential complex, providing a more immediate
benefit to the community.

Amenity Cost Charge Best Practices Guide 33
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Local governments must be mindful when considering in-
kind amenities or land that:

m in-kind amenities and land are listed in the ACC bylaw.
For example, a developer would be prevented from
building a daycare in an office building as an in-kind
contribution if the daycare was not part of the ACC
program; and,

m in-kind amenities and land do not necessarily need
to be located on the development site, or adjacent.
However, the location must be approved by the local
government and should be within the area covered
by the ACC bylaw and responsive to the increase in
population as per the ACC bylaw.

A local government must enter into an agreement with the
developer when an applicant provides an in-kind amenity
or land.?? At a minimum, the agreement must specify the
following:

m the in-kind amenities or land to be provided;
B the location of the amenity or land;
m the party responsible for providing the amenity or land;

m the timeline for when the amenity or land will
be delivered;

m the value of the amenity or land, and how the local
government and applicant determined the value;

m any remaining portion of the ACC to be paid after
accounting for the in-kind amenity or land; and,

B any payment or credit owed to the developer if the
value of amenity or land exceeds the ACC.

A registrable transfer of the land must be submitted to
the local government when land is provided as part of
the agreement.

4.8 Reporting Requirements
for ACCs

Local governments must prepare and consider an
annual report describing the collection and use of ACC
funds before June 30.2 The report must include the
following details:

m the total amount of ACCs received;

m expenditures from the ACC reserve fund(s), including
any payments made to a person or public authority
under a partnering agreement;

22 LGA 5709
23 LGA 5.570.92; Vancouver Charter, 5.5230.
24 LGA, s.570.92(3).

m the balance in the ACC reserve fund(s) at the beginning
and end of the applicable year;

m any waivers or reductions granted; and,
m any in-kind amenities or land received.

Additionally, local governments are required to report
interest payments in their ACC annual reports. The
reports must be publicly accessible from the time the
local government considers the report until June 30, the
following year.*

4,9 Monitoring and Updating
an ACC Program

Local governments have the flexibility to update their

ACC bylaw as needed. To ensure greater efficiency and
alignment with land use and financial planning cycles, local
governments may wish to review and update ACC bylaws
in conjunction with new or updated DCC bylaws, financial
plans, OCPs, HNRs, and the zoning bylaw.

ACC reserve funds can only be used for amenities listed
in the ACC bylaw. Therefore, projects added to an ACC
program after the bylaw has been passed are not eligible
for ACC funding until the bylaw is amended to include
those projects. To manage this, regular monitoring and
reviews of the ACC bylaw is essential. Local governments
should adjust ACCs to reflect significant changes in:

m the anticipated amount, timing, and location of growth;
m the capital costs of amenities listed in the ACC bylaw;

m the introduction of new amenities, or the removal of
completed amenities once the targeted charges have
been collected; and/or,

m funding arrangements for ACC amenities, such as the
local government securing an external grant to cover
capital costs that were originally included in the
ACC calculation.

Regular updates can prevent sudden, large increases
in charges, which could negatively affect development
viability.

4,10 ACCBylaw
Amendments

When amending the ACC bylaw, local governments must
follow the same legislated process and considerations,
including consultation requirements, as for the original
bylaw.

Ministry of Housing and Municipal Affairs



PART 2 Technical Manual

Part 2 details the policy considerations, technical procedures and the calculations involved in setting ACC charges.
Part 2 is intended for local government staff who are responsible for creating ACC bylaws, calculating ACC rates and
establishing ACC programs that are in alignment with the Local Government Act.

Chapter5

How to Determine and Set ACC Charges

5.1 Prerequisite
Policy Decisions

Calculating new ACCs requires initial decisions about

the structure and application of the charges. Local
governments must establish a framework for ACC rates,
considering the following key questions before proceeding
with calculations:

m Geographic Application: In which areas of the
municipality or regional district will ACCs be applied?

m Jurisdiction-Wide vs. Area-Specific: Will ACCs be
imposed on a jurisdiction-wide basis, with a uniform
charge for all development regardless of location, or on
an area-specific basis, with charges varying based on
the cost of providing amenities in each area?

m Program Timeframe: What timeframe will be set for
the ACC program to align with projected population
growth, development needs, and the planning
of amenities required to support the anticipated
increase in residents or workers? Consider whether the
timeframe integrates with updates to HNRs, OCPs, and
other long-term planning cycles to ensure consistency
and efficiency.

m Types of Development: ACCs apply to all building
permits and subdivision applications unless statutorily
exempt or eligible for waivers. Local governments must
determine which zones or land use categories (e.g,,
residential, non-residential) align with these statutory
provisions and ensure consistent application.

m Detailed Rate Structure: How detailed will the
breakdown of zones or land uses be (e.g., specific types
of residential and/or non-residential land uses)?

m Units of Calculation: What units will be used to
calculate ACCs (e.g. size or number of lots, or units, or
non-residential buildings)?

Local governments can create a clear and well-defined
framework that guides the accurate calculation and fair
application of ACCs by addressing these foundational
policy matters.

5.2 Sources of
Background Information

Sources of data and background documents that support

the determination of development forecasts include:

m Official Community Plans;

m Zoning Bylaws;

m Housing Needs Reports;

m BC Stats;

m BC Assessment;

m Census data;

m Local Health Area datg;

m Tax roll information;

m Building permit statistics;

m Local government development statistics; and,
m Economic development reports or retail

market studies.

These data sources may provide valuable information
into demographic assumptions, projected numbers

of residential units by housing type, non-residential
development projections in terms of area absorbed per
year, and designated areas for specific land uses.

Amenity Cost Charge Best Practices Guide

35

¥ 491deyd € 19)deyd z 19)deyd L 193deyd uoldNposU|

G 193deyd



36

5.3 Population and
Development Projections

The first step in calculating ACCs is to forecast the amount,
type, and location development that would be subject

to the ACC charges. This typically involves forecasting
residential development, including population, workers,
households, and housing by type, and non-residential
development, typically based on forecasts of employment
and new non-residential land and building space.

5.3.1

Local governments are encouraged to use population
projections from BC Stats, the provincial agency
responsible for developing official population estimates
and projections for BC. BC Stats provides regularly updated
data for municipalities, regional districts, and other sub-
provincial areas, ensuring consistency with provincial and
federal methodologies.

Population Forecast

BC Stats' population projections incorporate demographic
trends, including fertility, mortality, and migration, and are
updated annually. Using BC Stats’ projections supports
alignment with provincial standards and promotes
consistency across local government planning efforts.

For further details on BC Stats'methodologies, datasets,
and tools, visit the BC Stats Population Estimates and
Projections page.

5.3.2 Housing Needs Reports

All'local governments are required to prepare a HNR at
least once every five years. When preparing an HNR, local
governments must collect data and analyze trends using

a standardized methodology to describe both the current
and anticipated housing needs within their jurisdiction for
the next five and 20 years. This process includes identifying
any projected gaps in housing supply, based on factors
such as local demographics, household incomes, current
housing stock, and other relevant data.

Once an HNR is completed, local governments’ council/
board must receive, by resolution, the HNR in a public
meeting. The report must then be made publicly
available online,

Upon receiving an HNR, municipalities (not regional
districts) are required within a specified timeframe to
review and, if necessary, update their OCP and zoning
bylaws to permit the use and density necessary to
accommodate the total number and types of housing units
required to meet housing needs identified in the HNR for
the next 20 years.

Given the HNR identifies the minimum housing needs
required over the next 5 and 20 years for all local
governments, it is recommended that the HNR projections
for housing growth serve as a key input in calculating

ACC rates.

5.3.3 Official Community Plans

The OCP plays an important role in identifying the type,
quantity, and location of housing required to meet future
needs, as identified in the HNR.

The OCP outlines the expected mix of housing unit types,
such as SSMUH, townhouses, apartments, or mixed-

use developments, ensuring alignment between future
housing demand and a supply of diverse housing options.

Through land use designations, the OCP identifies the
geographic areas within the community where new
housing is expected to be developed, such as town centers,
transit-oriented development areas, or infill neighborhoods.
This will aid in identifying the areas of future growth areas
and determining the amenities necessary to support these
communities, a key input for calculating ACC rates.

5.4 Non-residential
Development Forecasts

Local governments are strongly encouraged to use BC
Stats data wherever possible to standardize projections
across the province. BC Stats provides comprehensive and
regularly updated labour market statistics and key labour
market trends for BC.

For further details please visit Labour Market Statistics -
Province of British Columbia

In the absence of available data, suggestions are provided
below for preparing employment forecasts.

STEP 1 - Employment Forecasts

Employment forecasts can be derived from the population
forecast by applying labour force participation rates to the
age cohorts in the population forecast. Participation rates
indicate the share of the working age population that is
actively employed or seeking employment. These rates
should be based on current trends, as set out in recent
Census data, which provides participation rates for males
and females by five-year age group from 15-19 onwards.
Adjustments can be made for expected changes, such as
decreased labour force participation among older adults.
Local governments should also consider the regional
context of employment, where major employers often
serve populations across multiple municipalities.

Ministry of Housing and Municipal Affairs
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STEP 2 — Employment by Type

If separate ACC rates are to be applied for different types of

non-residential development (e.g. industrial, commercial,

institutional, office), the total employment forecast needs

to be disaggregated into the various categories subject to
the charge.

Industrial — Most industrial employment growth will
either occur in low-rise industrial-type buildings located
within business parks and industrial areas designated as
employment land in OCPs or in scattered rural locations.
Industrial employment growth depends on factors such
as the rate of intensification on existing sites, vacant land
absorption over the forecast time horizon, employment
density on vacant lands and, in rural jurisdictions, the
potential for new industrial uses in rural areas.

Commercial and Institutional — These sectors serve
residential populations, so their employment growth
should be indexed to the population forecast, based on
the current ratio of commercial or institutional jobs per
resident.

In smaller communities without a full range of commercial
and institutional services, the ratio of these jobs to

the population will be relatively low. In larger urban
communities with larger scale commercial uses, as well as
post-secondary education and hospitals, the ratio will be
higher because services are being provided to a broader
region. The ratio will be higher still in central cities of
metropolitan areas, where there is significant “destination”

shopping.

Office - Office employment growth is typically
proportional to the overall employment growth rate,
though adjustments may be needed to reflect current
office vacancy rates and regional employment dynamics.

STEP 3 - Land and Floorspace Forecasts
To calculate non-residential ACCs based on new building
floorspace or land, forecasts of space and land are needed.

m Floorspace - Apply an assumed floor space per
worker (FSW) for each employment category to the
employment growth forecast. Typical FSW values are:

industrial FSWs range from 70m? to 140m?;

commercial FSWs range from 40m? to 60m?;

institutional FSWs range from 50m?to 80m?; and,

o O O O

office FSWs range from 20m? to 40m?.

m Land - Apply an assumed floor area ratio (FAR) for each
employment category to the floorspace forecast. Typical
FAR values are:

o industrial FARs range from 25% to 50%;
o commercial FARs range from 10% to 30%;
o institutional FARs range from 10% to 50%; and,

o office FARs range from 0.5 to 0.6 for buildings
without structured parking, but can be much
higher for denser office buildings with structured
parking in downtowns.

It is important to note that the resulting space forecasts
be assessed in the context of known development and
land absorption in the community. Adjustments may be
necessary to align the forecasts with realistic expectations
for future development and land absorption.

5.5 Capital Costs
of Amenities

The capital costs of amenities required to support new
development must be identified prior to compiling an
ACC program.

Key considerations include:

m Extent of Application: Should charges be jurisdiction-
wide or area-specific?

m Program Timeframe: What is the planning horizon for
the program?

m Recoverable ACC Costs: How will eligible costs be
allocated between existing and future development?

Additional considerations for estimating capital costs
and presenting summary information are included in
this section.

Sources of data and background documents for compiling
an ACC program include:

m Official Community Plan (OCP);

m Capital Plans;

m Asset Management Plans;

m Long-term Financial Plans;

m Master Plans; and,

m Recreation Plans.

Amenity Cost Charge Best Practices Guide 37
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To ensure accuracy, it is recommended that the ACC bylaw m Cost Estimate Classes: The accuracy of capital cost
deve|opment C|ose|y follows the Comp|etion of master estimates depends on the level ofdetail, classified in
plans and capital cost estimates. This alignment ensures Table 3 below:

that ACC rates are based on the best available information.
The level of detail in cost estimates should align with the
technical information available at the time of preparation of
the bylaw. m Project Description: A clear and concise summary of
the project scope and purpose;

The ACC program should be summarized in a
comprehensive table, including the following key elements:

Accurate capital cost estimates are essential to prevent

funding shortfalls that could delay infrastructure m Timing: The projected schedule for planning, design,
development. Key considerations include: and construction;

m Time-sensitive Analysis: ACC calculations reflect a m Capital Cost Estimate: The total estimated cost of the
specific point in time and rely on the best available data. project, including contingencies;

m Regular Updates: ACC bylaws should be regularly m Grants: Any external funding sources, such as grants
updated to account for changes in cost estimates or subsidies (a subsidy is financial assistance to reduce
as projects progress through the design and costs or support specific activities) and
tendering process. their contribution;

Table 3
Level of Detail on the Level
of Capital Cost Estimates

Description Accuracy Level Key Characteristics

Initial feasibility 20%-25% Based on planning studies and average costs
0~ (0]

Class E analysis (e.g. lump sum for facilities).

Preliminary cost Includes costs by discipline and average unit costs
Y 15%-20% y discip 9

Class D estimate (e.g. $ per square metre).

Preliminary design Based on preliminary drawings and outline

Class C ; , :
confirmation specifications.

Functional design Based on completed functional design and

Class B : : : :
review site-specific unit costs.

Based on final design and market-specific unit costs

Class A Final cost estimate )
for contract pay items.

Ministry of Housing and Municipal Affairs



m Allocation of Benefit: The division of costs between
development-related and existing development
needs; and

m Assist Factor: The percentage of costs covered by
the local government to ensure affordability and
compliance with regulations.

Detailed Project Sheets

Whenever possible, a “detail sheet”should be prepared

for each amenity project and included as part of the
supporting ACC documentation. These sheets should
follow a standard format and provide a detailed breakdown
of the project’s cost components, including:

m construction elements;
m planning and engineering costs;
m contingencies; and,

m other eligible expenses.

This level of detail ensures transparency and allows for
easier tracking and updates.

Interest Costs

ACC funds may also be used to pay principal and
interest on debt incurred by a local government for
costs associated with providing, constructing, altering or
expanding amenities.

To include interest in ACC rates, local governments should:

B limit interest to specific projects and not apply it
universally across all projects in the ACC program;

m consider a formal resolution from the council or board
to ensure that they support incurring future debt for
the amenity;

m ensure that the interest rate applied to the ACCs does
not exceed the Municipal Finance Authority (MFA)
debenture rate;

m ensure that if borrowing is undertaken, that the ACC
reflects the actual borrowing rate, provided it is lower
than the MFA rate; and,

m ensure that the amortization period for interest costs
does not exceed the ACC program’s timeframe (i.e. the
duration over which ACCs for specific projects are to
be collected).

The ACC report should include clear information on the
interest rate and amortization period used.

25 LGA570.7 (6) (a)

5.6 Calculating the Net ACC
Recoverable Amount

Once the forecast of new development has been estimated
and a program of infrastructure projects required to
support that development has been compiled into an ACC
program, the net amount to be funded through ACCs must
be determined. The following considerations are key to
determining the net ACC recoverable amount:

m Deducting Grants and Other Funding Sources -
Identify and subtract any contributions from grants or
alternative funding sources that will offset the cost of
the amenity projects.

m Allocating the Benefit to New Development -
Ensure that only the portion of project costs benefiting
new development is included in the ACC calculation.
Existing development-related benefits should be
excluded.

m Applying the Assist Factor — Apply the Assist Factor,
which represents the local government’s contribution
to project funding, to reduce the amount recoverable
through ACCs.

m Deducting Existing ACC Reserve Fund Monies —
Subtract any funds already available in the existing
ACC reserve funds that are allocated to the
specified projects.

By systematically addressing these factors, the net
recoverable amount through ACCs can be
accurately calculated.

5.7 Deduction for Grants
and Other External Funding

To ensure that ACCs do not fund capital costs covered

by grants, subsidies, donations, or other external funding
sources, any portion of the estimated capital cost funded
by these sources must be deducted from the ACC
calculation. This deduction must also include the value of
any in-kind amenity or land contribution from a developer
towards the cost of an amenity in the ACC program.

Grant funding should be deducted from the total (gross)
capital cost of an amenity project before any other
adjustments, such as deductions for benefits to existing
components, are made. This approach ensures the grant’s
benefits are appropriately allocated between growth and
non-growth shares of the project.

Amenity Cost Charge Best Practices Guide 39
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If a grant’s terms and conditions specifically earmark funds
for development-related or non-development-related

capital costs, the deduction should be applied according to

the terms and conditions.

5.8 Allocating the Benefit
to New Development

In British Columbia, amenities are managed through

a multi-tiered approach. Local governments plan for
amenities using OCPs, master plans, local land use plans,
and capital plans. Master plans and local land use plans can
include detailed inventories of existing amenities and can
identify servicing gaps. OCPs, Capital Plans, and Local land
use plans can establish service standards and priorities for
future development and upgrades.

Municipalities may serve as the primary providers of
community amenities, while regional districts may manage
facilities that serve one or more electoral areas. Depending
on the population and context, these facilities can range

from small, localized amenities to larger-scale infrastructure.

Additionally, non-profits and other organizations often
contribute to the provision of community amenities.

The LGA requires that the portion of amenity costs that
benefits the existing population must be deducted from
the ACC calculation. This reduction in ACCs is determined
through a benefit allocation analysis that differentiates
between how much the amenity benefits the population
increase in residents or workers in the new development
versus population within the existing community.

This deduction should be undertaken after costs

have been reduced for grants and other external

funding contributions.

There are general approaches to allocating benefits:

a general “rule of thumb”approach and a “technical”
approach. Either approach could be applied on a
project-by-project basis or on the total value of the ACC
program, depending on the types and nature of capital
improvements.

m Rule of Thumb Approach - this applies the test of
whether the proposed amenities proceed if there was
no new development. If the answer is “no"then the
project would have a very high development allocation
and low to no benefit to existing allocation.

However, in most cases, existing residents also
benefit from new amenities, especially in established
neighborhoods. For example, if a library becomes viable

due to new development but primarily serves existing
residents, the benefit should be shared proportionally.
The marginal costs associated with “oversizing” may be
assessed in this manner.

m Technical Approach - where possible, quantifying
an allocation of benefit is recommended. If detailed
analysis is unavailable during bylaw development,
estimates can rely on existing technical data.

The following provides two examples where these
approaches can be employed:

EXAMPLE 1: New Community Centre

If a new community centre solely addresses the needs of
future development, the entire community centre project
can be allocated to development and included in the ACC
calculations.

EXAMPLE 2: Replacement and Expansion of Existing
Daycare Facility

Where a new daycare facility will, in part or whole, replace
a facility that is demolished, the replacement share of the
project is considered to benefit existing residents and is
removed from the ACC calculation. If a daycare facility

is being replaced and expanded, costs must be divided
between current and future development, as shown in the
options below.

OPTION 1: Based on Capital Costs
m Replacement cost of existing daycare: $500,000
m Total cost of new amenity: $750,000
m Allocation to existing development: 67%

m Allocation to future development: 33%

OPTION 2: Based on Population Growth

m Current population: 60,000

m Future population: 80,000

m Allocation to existing development: 75%

m Allocation to future development: 25%
Local governments should account for the costs allocated
to the "benefit to existing” share of amenities, as these will

require funding from non-ACC sources, such as property
taxes or user fees, when adopting ACC bylaws.
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5.9 Applying the
Assist Factor

The LGA stipulates that ACCs may be used to “assist”local
governments in funding amenities. By prohibiting the
allocation of 100% of development-related costs to new
development, the legislation requires an “Assist Factor”to
be calculated.

The Assist Factor is a distinct component in the ACC
calculation, separate from the allocation of benefits
between existing and future development. In determining
the Assist Factor, local governments should consider the
impact on other revenue sources such as property taxes,
utility fees, and long-term debt, which will fund the portion
of amenity project costs attributed to the Assist Factor.

Table 4
Phase-in Using
Assist Factor

Assist Factor

Year of ACC Bylaw

Key considerations for establishing an Assist Factor include:

m Variability by Amenity Category: The Assist Factor
can differ among ACC-eligible amenities and must
remain consistent within each category. For example, a
10% Assist Factor might apply to library services, while a
5% factor could be used for daycares.

m Amendments Over Time: The Assist Factor may be
adjusted to ensure ACC rates do not deter development.
Adjustments may be necessary to respond to shifts in
local economic conditions or funding priorities. Any
changes require a bylaw amendment.

m Affordability and Development Impact: L ocal
governments can use the Assist Factor to reduce
ACC rates if they are deemed to deter development.
However, the costs associated with the Assist Factor
and the share of project costs benefiting existing
users must remain affordable. If affordability is an
issue, local governments may need to defer or cancel
certain projects.

Local governments may consider phasing the Assist
Factor when implementing ACCs. For instance, a phased
approach could gradually reduce the Assist Factor over a
defined period, as shown in Table 4. This reduction in the
Assist Factor would correspondingly increase ACC rates,
effectively phasing in the new ACC rates.

Phasing the Assist Factor allows local governments to
balance affordability while gradually transitioning to
updated ACC rates.

Amenity Cost Charge Best Practices Guide 4
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5.10 Deducting Existing
ACC Reserve Fund Monies

As well as the reduction for the Assist Factor, development-
related capital costs need to be reduced to account for any
funds that are available in the existing ACC reserve fund to
pay for the projects listed in the ACC program.

5.11 Charge
Calculation

After applying deductions for grants, benefits to existing
residents, the Assist Factor, and available ACC reserve
funds, the remaining costs are identified as development-
related and form the basis for calculating the ACC rate.
However, not all development-related capital costs may be
recoverable from ACCs over the timeframe covered by the
ACC bylaw. For some amenities, like large-scale facilities, a
portion of the facility’s capacity may service development
that will occur beyond the ACC bylaw’s timeframe. The
portion that will service future populations represents
either “pre-built service capacity”to be recovered under a
future ACC bylaw or represents an “excessive increase”in
the prevailing service level under the LGA.

The capital costs associated with these “post-period” or
“excessive service level”benefits must be removed from the
ACC calculation in the current ACC bylaw. The remaining
capital costs, which represent the development-related
portion, are eligible for inclusion in the ACC calculation.

The next step is to allocate these costs between the
residential and non-residential development sectors.

m Residential-Driven Amenities: \Where service
demand is entirely driven by population growth, costs
should be allocated solely to the residential sector.

m Mixed-Benefit Services: For amenities that benefit
both residents and jobs, development-related costs
should be allocated based on shares of population and
employment growth over the bylaw’s timeframe.

Once the allocation is completed, the residential share

of costs is divided by the forecast population growth in
new housing. This yields an ACC per capita for residential
development. The non-residential share of costs is divided
by the forecast increase in non-residential floorspace

or land area. This yields an ACC per square metre of
non-residential floorspace or per acre/hectare of new
non-residential land. These calculations collectively
determine the ACC charge for each category

of development.

This calculation methodology ensures a fair and
proportionate distribution of ACC costs between
residential and non-residential development, aligning
with the anticipated demand for services over the bylaw’s
timeframe. See Table 5: Calculations.

Ministry of Housing and Municipal Affairs
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Table 5
Calculations continued

Allocation of ACC Eligible Costs

Measure Quantity

10-year Population Growth 17,500

10-year Employee Growth 7,500

Total 25,000

Total ACC Eligible Costs $24,282,000

Residential Share $22,425,750

Non-residential Share $1,856,250

Calculation of Residential ACC Rates per Capita

Residential Share of ACC Costs $22,425,750

10-year Population Growth 17,500

$/capita $1,281

Calculation of Non-Residential ACC Rate per Square Metre

Non-residential Share of ACC Costs $1,856,250

10-year Floorspace Forecast (sg.m.) 750,000

$/sq.m. $2.48

Calculation of Residential ACC Rates per Unit

Occupancy Rates by Unit Type Person Per Unit | Rate per Unit

Low Density (Singles/Duplex) 3.00 $3,844

Medium Density (Townhouse/Rows) 2.70 $3,460

High Density (Apartments) 2.20 $2,819

Ministry of Housing and Municipal Affairs




5.12 Determining if ACC
Charges are Excessive

Local governments must consider whether the charges are
excessive in relation to the capital cost of prevailing service
standards in the municipality or regional district when
setting ACCs.?® This requirement in the LGA aims to prevent
excessive enhancements by ensuring ACCs fund amenities
for new development that are reasonably consistent with
those already available to existing residents and workers.

Local governments might choose to evaluate whether
an ACC is excessive by considering some or more of
the following:

STEP 1 - Establish the Prevailing
Service Standard

There are three stages to establish the capital cost of the
prevailing service standard:

m Stage 1 — Compile an inventory of capital assets for
ACC eligible amenities.

m Stage 2 — Determine the replacement cost, in current
dollars, of the inventory.

m Stage 3 — Calculate the prevailing service standard by
dividing the replacement cost of the current
inventory by the local government’s current
population, or population plus workers
added through jobs.

In jurisdictions with fewer amenities, prevailing service
standards can be calculated for all amenities combined.
For other jurisdictions, it is more effective to calculate
prevailing service standards for each type of amenity

(e.g. libraries, recreation facilities, daycares) to avoid setting
ACCs that would support excessive standards in any one
service category.

STEP 2 — Determine Service Standard for
New Amenities

Next, apply the prevailing service standard expressed as
dollars per capita, or per capita and jobs to the forecasted
population and employment growth over the ACC
calculation timeframe. The resulting amount indicates
the revenue required to provide sufficient new amenities
to maintain the prevailing service standard(s) for the
anticipated growth.

26 LGA5.570.7 (5) (c); Vancouver Charter 523K (5) (c).
27 LGA s.570.7 (5) (d); Vancouver Charter 523K (5) (d).

The ACC revenue necessary to maintain prevailing
standards should then be compared to the development-
related capital costs of amenities to be funded by the ACC.

STEP 3 — Assess “Excessiveness”

If the cost of the projected development-related amenities
exceeds the calculated amount of ACC revenue necessary
to maintain prevailing standards, the ACC is potentially
excessive. However, an ACC may still be justified if it is
required to achieve a level of service that meets:

m a previously approved standard (e.g. higher design or
construction standards for new buildings); or,

B a recognized local government benchmark standard
(e.g. library space per capita).

In the Table 6 example, the ACC exceeds the amount
required to maintain the prevailing standard by $833,333.
This suggests that the ACC may be excessive unless a
higher approved standard or a recognized benchmark
justifies the additional cost. If no such justification exists,
the ACC would indeed be excessive.

STEP 4 — Implement Mitigating Measures

If the ACC exceeds the cost of the prevailing service
standard, an approved standard set by elected officials, or a
benchmark, local governments are encouraged to consider
implementing mitigating measures, such as:

m reducing the list of amenities funded by the ACC to
lower the charge; or,

m increasing the assist factor to lower the charge, thereby
reflecting the contribution of existing residents and
workers toward the cost of achieving the higher
service standard.

5.13 Financial

Feasibility Testing
The LGA requires that local governments consider whether
ACC charges will deter development or discourage the

construction of reasonably priced housing or the provision
of reasonably priced serviced land when setting ACCs.”

The extent of this analysis will vary based on factors such as
whether the ACC is being introduced for the first time, the
magnitude of the proposed changes, and the local housing
market and land supply conditions. In some cases, a high-
level qualitative assessment of market conditions may
suffice. However, more complex scenarios may warrant

Amenity Cost Charge Best Practices Guide 45
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Table 6

Example of Excessive ACC - Library Service

Library Service Example

Value of current amenity capital asset inventory $10,000,000
Current population and jobs 12,000

B
n Forecast population and job growth
B

F Growth-related costs in ACC Library program

detailed financial feasibility testing to understand
potential impacts.

Ensuring that ACCs remain sensitive to development
viability is essential. Various factors influence the delivery of
residential and non-residential development, such as:

m Rising Land and Construction Costs: Historical
trends show that the number of viable development
opportunities declines under upward pressure
(increasing costs due to demand, limited supply,
or other factors) on the price of land and on
construction costs.

m Restrictive zoning, parking and other land use
requirements: Limiting how many units can be built,
and where they can be built, can constrain building
design, and impose costs that directly impact
project viability.

m Development approvals processes: Timelines, fees,
procedural steps and discretionary approvals impact
project viability by increasing costs and risks.

m Increased Development Levies: Many local
governments consider higher DCCs and ACCs to fund
necessary infrastructure and amenities in order to
manage growth.

m Provincial Legislative Requirements: Expanded
requirements for sustainability, affordability, and
accessibility add complexity and cost to
development projects.

m High Employment Use Costs: Office and industrial
development faces high construction costs relative to
revenue, challenging development viability.

Addressing these factors requires a careful evaluation of
the financial impact of ACCs. An added challenge is the
variability in market, zoning, and site conditions across
communities, and how they change over time.

ACCs impact development economics differently across
sites, creating a range of impacts. The primary objective is
to set a charge that does not broadly deter development in
areas planned for growth.

Ministry of Housing and Municipal Affairs



Development Viability Financial Impact of High ACCs Under Existing Zoning

The impact of ACCs on development varies depending on Projects developed under existing zoning are subject to the
factors such as whether the charge is applied to projects density and use restrictions outlined in the zoning bylaw. If
under existing zoning or pre-zoning, and whether ACCs an unexpectedly high ACC is imposed, it increases project
represent a new project cost. costs without providing any opportunity to generate

. . ) additional revenue.
For example, a viable real estate project requires that

revenues from selling or leasing marketable space cover This is shown in Figure 12: ACC Impact on Profit Margin for
all project costs and in addition, provides a return on Project Proceeding Under Existing Zoning and Figure 13:
investment. Since market conditions set project revenue, ACC Impact on Land Value for Project Proceeding Under

developers cannot simply increase prices to accommodate Existing Zoning.
higher costs. Therefore, project costs, of which local
government fees and charges are a component, can
influence project viability. This is shown in Figure 11:
Components of Development Viability.

uoIdNpoIU|

A higher ACC will reduce the project’s profit margin
where a property owner has already purchased land for
development. Profit margins, typically in the range of
8-12%, are often required by lenders to secure financing
Adding or increasing an ACC increases overall project costs,  and approve loans. This could lead to several potential

a)
potentially affecting viability in two ways: outcomes: =
©
m Land Value Reduction: Developers may lower land 1. No Impact: If the new charge is minor compared '_;'E"
purchase offers to offset higher costs if ACCs are known to total costs or can be absorbed through cost savings, =

in advance. the project may proceed without a significant impact on

m Profit Margin Reduction: For developers who already development viability.

own land, the increased cost will reduce profit margins 2. Project Delays: If the increase in the charge is
unless other cost savings can be realized. substantial, the developer may delay the project until A
market prices increase to restore profit margins. =
These impacts can be summarized as: P P 9 3
3. Property Sale: If profit margins erode too significantly, o]
m Fixed Revenues - Increased Costs - Fixed Profit Margin = perty p. 9 9 . y =
the developer may decide to sell the property. Potential N
Decreased Land Value ) . .
buyers will assess the property by calculating project
m Fixed Revenues - Increased Costs - Fixed Land Costs = feasibility with the ACC factored into project costs, which
Reduced Profit Margin could lead to:

€ 19)deyd
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Figure 11
Components of
Development Viability

DEVELOPER PROFIT MARGIN

CONSTRUCTION AND
RELATED COSTS

N
J

ACCs and DCCs

OTHER GOVERNMENT FINANCIAL
TOOLS, LEVIES AND TAXES

SANN3IAIY 1D53rodd

OTHER COSTS

-
.

LAND COST

m Proceed with Development: A new buyer could and best use” of the property. Instead of redevelopment,
acquire the land at a sufficiently reduced price to enable the highest value may be in its existing use. This delays
a financially viable development without impacting redevelopment and limits potential growth.

profitability; or The risk of the change in use is heightened with ACCs on

m Change in Use: The value as a development site under properties under existing zoning because the existing
current zoning drops below the value of its existing use. use and the land value supported by the zoning are
In this case, the ACC effectively changes the "highest often similar. If the zoning-supported land value were
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Figure 12
ACC Impact on Profit Margin for Project
Proceeding Under Existing Zoning
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LAND COST

significantly higher, the property would likely already be viability. The allowable height and density of a project are
attractive for development. Properties remaining in the regulated by the site’s zoning.

market typically have marginal redevelopment viability

under existing zoning.

Pre-zoning

When zoning changes to permit greater density, land
values often rise, as increased density effectively adds
more land by allowing more buildable space. Additional
square feet of permitted space raises a site’s market value,

Implementing ACCs alongside zoning changes, such as especially in high demand locations. However, in areas
increased density, can offset the impact on development where zoning is permissive, where pre-zoning is broadly

Amenity Cost Charge Best Practices Guide
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applied and there are many pre-zoned sites to choose
from, or development is only marginally viable, this effect
may be less significant. If, for example, the zoning changes
to allow a six-storey mixed-use apartment building, the
amount a developer would be willing to pay for the land
increases, as the additional height and density enhances
the property’s market value.

Figure 13
ACC Impact on Land Value for Project
Proceeding Under Existing Zoning

The increased land value resulting from a zoning change
can help mitigate the financial impact of an ACC. If ACCs
are introduced at the same time as zoning changes (via
pre-zoning), the enhanced land value can offset the impact
of the ACC. The site’s land value, inclusive of both the
pre-zoning increase and ACC impact, remains higher than
its pre-existing value.

Before ACC
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See Figure 14: An Example of Land Value Created by a
Zoning Change and Figure 15: An Example of Land Value
Created by a Zoning Change After ACC is Levied for more
information.

Local governments may wish to undertake financial
feasibility testing to ensure the ACC doesn't reduce land
value below the property’s existing use or zoning value.

The ACC impact slightly reduces the land value following
pre-zoning but still maintains it above the levels of the
existing use and zoning. This ensures that the owner or
developer retains sufficient incentive to sell or redevelop
the property and pay the ACC without a significant erosion
of profit margins. See Figure 15: An Example of Land Value
Created by a Zoning Change After ACC is Levied.

Financial Evaluation

Understanding zoning and land market dynamics
underscores the need for local governments to carefully
evaluate the impacts of ACCs.

Variations in location, land use, and permitted densities
can affect the level of supportable ACC charges, making
it essential to conduct financial feasibility analyses for
representative development scenarios within a

local government.

Financial feasibility evaluation using case studies is an
effective way to test development capacity to absorb an
ACC. Case study analysis can model hypothetical projects
on representative sites, allowing for a review of potential
impacts on land value and profit margins and determine
what effect these charges might have on development
viability.

Case studies should reflect areas where growth is

occurring or anticipated. The number of case studies will
vary based on the diversity of existing land uses, zoning,
and market conditions; more variability may necessitate

a broader set of case studies. The goal is to identify a
charge that is supportable across a significant portion of
sites experiencing or planning for development. Local
governments are encouraged to share case study examples
with development industry stakeholders to ensure that
they reflect local market conditions.

Each financial feasibility evaluation should include a
proforma analysis, land residual analysis, or comparable
assessment to model the impact of the ACC using
current market data and local government development
requirements.

For sites under existing zoning, the analysis should ensure
that profit margins remain viable, and land values do

not fall below the value of the existing use. For projects
where higher densities are anticipated, analysis should
confirm that the increase in land value from added
development rights can absorb the ACC. Inclusionary
Zoning requirements should be integrated into any ACC
assessment.

In local governments with developments under both
existing zoning and pre-zoned areas—or where sub-
markets vary significantly—there may be substantial
differences in supportable charge levels.

To maintain development viability across diverse
conditions, strategies could include area-specific ACCs,
pre-zoning for added density, or offering density bonuses.
Adjusting affordability, sustainability, or accessibility
requirements could also increase the feasible charge level.
ACCs applied to existing zoning should be phased in to
give the local development industry time to adjust.

When conducting a financial evaluation, local governments
may want to consider, among other things, the following:

m Analyze Cumulative Impact: Ensure the analysis
considers the combined effect of all fees and charges,
including both DCCs and ACCs. This should include all
fees and charges both at the municipal and regional
district scale. This is considered in Section 3.4 How To
Use Multiple Development-Related Tools.

m Broad Impact: The LGA requires impact assessment
across the local government rather than on specific
development projects. This means evaluating
whether, in aggregate, changes could compromise
overall development forecasts, housing affordability,
and the supply of serviced land. While an individual
development may be delayed or cancelled due to a
higher-than-anticipated ACC, the primary concern
is the overall effect of these charges on the rate of
development, housing affordability, and land supply.

The financial analysis should follow these steps:

m Identify Growth Areas: Review recent development
applications and growth scenarios in the OCP.

m Select Representative Case Studies: [dentify
development projects that represent typical scenarios in
the area, considering both existing and proposed uses.
Include a mix of projects—some that would have been
subject to amenity costs in the past and others that
would not.

Amenity Cost Charge Best Practices Guide 51
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Figure 14
An Example of Land Value Created
by a Zoning Change
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Figure 15
An Example of Land Value Created by a
Zoning Change After ACCis Levied
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m Conduct Financial Feasibility Evaluations: Ensure
the ACC does not materially impact profit margins
or reduce land values below the existing use value
for projects under existing zoning. Confirm that the
ACC can be supported by land value increases from
additional development rights for pre-zoning cases.

m Incorporate Local Government-specific
Requirements: Account for infrastructure, accessibility,
affordability, and sustainability standards, particularly for
Inclusionary Zoning.

m Determine Charge Ranges: Review all charges
supported across case studies, adjusting them as
necessary to align with zones, uses, or areas. This could
include implementing area-specific ACCs where higher
charges are feasible based on zoning, use, or location,
or pre-zoning for additional density or modifying other
local government requirements in areas where lower
charges make development more viable.

m Set Supportable Charges: Implement ACCs that can
be supported by the majority of sites and development
types in the growth areas.

By undertaking a thorough financial evaluation, local
governments can implement ACCs that support
community goals while preserving development viability
across various sites and market conditions.

5.14 Supporting
Documents

All data, assumptions, and rationale used to develop

ACCs should be documented in a supporting report
accompanying the ACC bylaw. While the legislation does
not specify a requirement for a report, the considerations,
information, and calculations used to determine ACC
charges must be made available to the public upon
request.?® Additionally, it is encouraged that this report be
made publicly available in advance of the bylaw being
adopted by the council/board to support transparency and
engagement during the consultation process.

The supporting documentation serves as a foundation
for monitoring the validity of assumptions underlying the
proposed ACCs over time. Clearly defined assumptions
make it easier to update the ACC program when revisions

28 LGA's.570.7(7)
29 LGA 570.94.

become necessary. As changes in conditions or data
arise, an update to the ACC program can be conducted
efficiently if the assumptions and methodologies are
clearly outlined.

To ensure accessibility, the report should be written in plain
language, allowing all stakeholders to easily understand

its contents. The report should summarize capital costs

and revenue assumptions, outline the methodologies

used to calculate the charges, and include any relevant
background information that explains the rationale behind
the proposed ACCs.

Suggested Table of Contents for an ACC Report

Local governments have flexibility in how they present
information to reflect the unique circumstances of their
communities. However, key items that should be included
in the ACC report are listed in Table 7: Suggested Table of
Contents for an ACC Report:

Information Requested by Inspector of Municipalities

A local government is required to provide any information
related to ACCs upon request by the Inspector of
Municipalities.” This includes, but is not limited to:

m details on the determination and setting of ACCs; and,

m documentation on the development of the ACC
bylaw and any subsequent amendments, including
a summary of consultations conducted during the
development process.

A detailed and thorough ACC report, incorporating all the
of elements set out above, will be sufficient to meet these
requirements in most cases.

Ministry of Housing and Municipal Affairs



Table 7
Suggested Table of
Contents for an ACC Report

Section

Description

Executive Summary

Summarize the purpose, key findings, calculated rates, and main
recommendations of the ACC program.

Introduction and Purpose

Explain the program’s context, objectives, and its role in funding
infrastructure and amenities.

Legislative and Policy Context

Outline relevant legislative frameworks, provincial requirements, and
alignment with local government policies.

Assumptions and Methodologies

Capital Cost Estimates

Provide estimates for eligible infrastructure or amenities.

Revenue Projections

Include projections of revenues generated by ACC charges over the
bylaw’s timeframe.

Allocation of Costs

Detail the allocation of costs between existing and future development.

Calculation Methodology

Explain the formulas and assumptions used to derive ACC rates, including
unit cost factors and growth assumptions.

Detailed Rate Analysis

Present calculated ACC rates for each area.

Rationale for the Assist Factor

Explain how the Assist Factor was determined and its impact on
affordability and rates.

Consultation Summary

Provide an overview of the consultation process, including methods used,
stakeholders consulted, and key feedback.

Implementation and Phasing Plan

Describe planned phasing of rates or implementation timelines to align
with development patterns.

Monitoring and Review Process

Outline how the program will be monitored and updated to reflect
changes in growth, costs, or assumptions.

Appendices

Development Projections

Assumptions and data on anticipated residential and non-residential
growth.

Cost and Rate Calculations

Summary of technical calculations for capital costs and rates.

Legislative References

Excerpts or summaries of relevant legislation for easy reference.

Public Consultation Record

Overview of feedback received during engagement processes.

Supplementary Materials

Maps, diagrams, and relevant studies or technical reports.
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Purpose and Objectives

PROJECT
PURPOSE

PRESENTATION
PURPOSE

OUTCOMES

In accordance with Council’s Strategic Priorities, prepare an Amenity Cost
Charge (ACC) Program to ensure ACCs effectively and sustainably fund
essential community amenities needed for the City’s growth.

The purpose of this report is to provide Council with Amenity Cost Charge
options that include Institutional and Industrial rates prior to consideration
of an ACC Bylaw.

Present ACC rate options for Council's consideration and direction.

==} City of ACC Rates

L34, Courtenay Update to Council courtenay.ca



Proposed ACC Rates: Option 1

. Proposed ACC Rates

Low Density Residential Per Lot / Dwelling Unit $6,643.00
Medium Density Residential Per Unit $3,618.00
2
High Density Residential HEFLISElcE sl dalis $42.56
(GFA)
Commercial Per m? GFA $13.84

=3 City of ACC Rates
xa% Courtenay Update to Council courtenay.ca



Proposed ACC Rates: Option 2

. Proposed ACC Rates

Low Density Residential Per Lot / Dwelling Unit $6,466
Medium Density Residential Per Unit $3,522
2
High Density Residential HEFLISElcE sl dalis $41.43
(GFA)
Commercial Per m? GFA $15.35
2
Industrial Perm= GrA $5.48
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Proposed ACC Rates: Option 3

. Proposed ACC Rates

$6,466

Low Density Residential

Medium Density Residential

High Density Residential
Commercial
Industrial

Institutional
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Per Lot / Dwelling Unit

Per Unit

Per m?2 Gross Floor Area

(GFA)
Per m2 GFA

Per m2 GFA

Per m2 GFA

$3,522

$41.43

$15.35

$5.48

$8.77
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Next Steps &

Discussion
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Next Steps

 Further to Council direction, staff will make requested revisions

« An engagement feedback summary will be presented to Council with
draft bylaw for consideration of 3 readings

« Return bylaw to Council for adoption
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Staff Recommendation

THAT Council direct staff to prepare a bylaw to establish an Amenity Cost Charges program

and include residential and commercial use ACC rates as outlined in Option 1.
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