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SUBJECT: 2020 Annual Report on Development Cost Levies 
  

 
Dear Mayor and Council, 
 
This memorandum is submitted to Council for information in accordance with Section 523D 
(18.1) of the Vancouver Charter which provides that each year the Director of Finance must 
submit a report that includes: 

 the amount of DCLs received; 

 the expenditures from the DCL reserve funds; 

 the balance of DCLs at the start and at the end of the applicable year; and 

 any waivers and reductions granted by Council. 
 
Accompanying this memorandum is a companion memorandum from Planning, Urban Design & 
Sustainability on the 2020 Annual Report on Community Amenity Contributions (CACs) and 
Density Bonus Zoning Contributions. As has been the practice since 2010, these annual reports 
are posted on the City website to ensure public stewardship and transparency. 
 
SUMMARY 
 
Development Cost Levies (DCLs) are one of the City’s primary ‘financing growth’ tools which 
include Community Amenity Contributions (CACs) and Density Bonus Zoning Contributions 
(DBZs). This memo, in addition to fulfilling the requirements of the Vancouver Charter, is part of 

https://vancouver.ca/home-property-development/how-development-funds-communities.aspx
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a broader initiative to enhance the accountability and transparency for Council, developers and 
residents with regard to strategic investment of development contributions in public amenities 
and infrastructure to address population and employment growth. 
 
DCLs help advance Council’s key public policy objectives in the areas of affordable/replacement 
housing, childcare, parks, transportation and utilities (water, sewer and drainage) infrastructure. 
Since the creation of the first Development Cost Levy (DCL) district, close to $930 million of 
DCLs have been invested, leading to the creation of notable amenities and infrastructure 
recently such as:  
 

 affordable housing, including 399 units in West Fraser Lands under the Community Land 
Trust program (2910, 2833, 2777 E Kent Ave. and 3183 Pierview Crescent), 46 units in 
the Cambie Corridor (Oakridge Lutheran Church on 41st Ave.), and 31 units in Killarney 
in partnership with the YWCA as part of the renewal of Firehall #5 (Kerr St. and 54th 
Ave.);  
 

 childcare, including completed facilities at Nelson Elementary School (69 new spaces) in 
Grandview-Woodland, Sandford Fleming Elementary School (69 new spaces) in 
Victoria-Fraserview, and Tennyson Elementary School (69 spaces) in Kitsilano; 
 

 new parks and enhancements to existing parks, including the new Neighbourhood Park 
South in East Fraser Lands (0.13 hectares), and upgrades at China Creek North Park in 
Mount Pleasant and Memorial South Park in the Sunset neighbourhood;  
 

 continuing growth and enhancement of Vancouver’s bikeway-greenway network, 
including improvements on Burrard Bridge, False Creek South seawall, and Cambie 
Bridge. 

 
Floor area of real estate development in Vancouver declined in 2020 relative to 2019 but DCL 
revenue increased. Approved permits for new construction totaled 8.1 million sq. ft. across all 
DCL districts (2019 - 9.1 million sq. ft.), resulting in total DCLs collected of $115 million (2019 - 
$96 million). Despite lower floor area of development, overall DCL revenue increased due to 
2020 being the first full year when all projects paid Utilities DCLs implemented on September 
30, 2018 as in-stream rate protection expired on September 30, 2019.   
 

In 2020, DCL exemptions/waivers/reductions totaled $6.2 million (5% of total DCL 
receipts), over 80% of which was to support secured market rental and social housing. 
Through the Federation of Canadian Municipalities, staff continue to advocate with the 
Federal Government for a GST waiver to incentivize purpose-built rental projects in 
Vancouver. A map of the DCL exemptions/waivers/reductions can be found in Appendix 
E, which was introduced in the 2019 Annual Report on DCLs in response to the Public 
Amenities and Equity in DCL-Waiver and Rental Re-Zoning Hot-Zones Council 
resolution (March 10, 2020). A full response to this Council resolution can be found in 
the companion Annual Report on CACs and Density Bonusing.  
 
As a result of the COVID-19 pandemic, DCL revenue contemplated in the 2019-2022 Capital 
Plan is forecast to decrease by ~$157 million (from ~$672 to ~$515 million). As such, the 
Capital Plan was recalibrated to reflect the fiscal reality and was approved by Council in 
September 2020 (2019-2022 Capital Plan Recalibration). 
 

https://council.vancouver.ca/20200916/documents/cfsc1.pdf
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The DCL system is gradually being modernized and streamlined to address the City’s growth 
needs more effectively at both the city-wide level and community level. Recent examples 
include: 
 

 Between 2013 and 2017, Council approved incorporating all seven of the Area-Specific 
DCL districts and most excluded policy areas into the City-wide DCL district helping the 
City to deliver priority DCL-eligible projects across the city more expediently and 
equitably.  

 

 In 2017, following a comprehensive review of the City-wide DCL system, Council 
approved amendments to the DCL bylaw to update the rates and allocation of DCLs to 
affordable/replacement housing, childcare, parks, transportation and utilities 
infrastructure. 

 

 In 2018, Council approved a new City-wide Utilities Development Cost Levy (Utilities 
DCL) to address the need for upgraded water, sewer, and drainage infrastructure to 
support growth.  

 
Apart from annual inflationary adjustments to DCL rates, a comprehensive review and 
recalibration of the City-wide DCL and City-wide Utilities DCL is undertaken in 4-year intervals in 
tandem with the City’s 10-year Capital Strategic Outlook update, the result of which will inform 
the 2023-2026 Capital Plan. The last update was adopted by Council in 2017 and the next one 
will be presented to Council in 2022 for consideration. 
 
BACKGROUND 
 
Population growth and the need to enable and support local economic development results in 
increased demands for public amenities and infrastructure such as affordable housing, 
childcare, community facilities, parks, transportation, water, sewer and drainage systems. To 
balance community livability and affordability, a basic principle embedded in the City’s Financing 
Growth Policy is that new development should contribute a share of its growth costs primarily 
through DCLs, voluntary CACs (for projects involving rezoning) and Density Bonus Zoning 
contributions. Development contributions are a significant source of funding for growth-related 
infrastructure and amenities; otherwise, the City will have to rely entirely on property taxes and 
other City funding to support growth.  
 
DCLs are applied on a per-square-foot basis and payable at Building Permit issuance. DCL 
rates vary by type of development and by DCL district. DCLs collected are set aside in 
designated DCL accounts. DCLs are allocated for investments through the City’s capital 
planning processes: 10-year Capital Strategic Outlook, 4-year Capital Plan and annual Capital 
Budget. 
 
Pursuant to the Vancouver Charter and applicable DCL By-laws, DCLs may be applied towards 
the following growth-related capital projects: 
 

 Affordable/Replacement Housing: replacing all types of housing that Council 
determines to be necessary to house persons displaced as a result of new development 
and unable to afford comparable accommodation, as well as acquiring land for new 
housing.  
 

 Childcare: delivering facilities in premises leased or owned, including acquisition and 
construction.  
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 Parks: upgrading existing parks and acquiring/developing new park land.  
 

 Engineering Infrastructure: 
 

o Transportation: constructing, replacing, altering or expanding facilities for 
transportation (including active transportation and safety improvements). 

 
o Utilities: constructing, replacing, altering or expanding facilities for water, sewer 

and drainage. 
 
There are currently two types of DCL charges encompassing four DCL districts (see Map 1). 
Each DCL district has its own specific public benefits strategy and DCL rates. There are:  
 

 City-wide DCL Districts: two districts have been created and include all land in Vancouver 
except the two policy areas noted below (Central Waterfront Port Lands and False Creek 
North):  
o The first City-wide district includes affordable/replacement housing, childcare, parks and 

transportation; created in 2001 and updated in 2017. 
o The second City-wide district includes utilities (water, sewer and drainage infrastructure); 

created in 2018 (referred to as the “Utilities DCL”), except for the East Fraser Lands 
(EFL), the exclusion for which was approved by Council in February 2021. 

 

 Layered DCL Districts: developments in these districts (shaded in grey on Map 1) are 
subject to both the City-wide DCL and the Utilities DCL, plus a Layered DCL for each of: 
o False Creek Flats; created in 2001. 
o Southeast False Creek districts; created in 2007.  

 
There are two policy areas, the Central Waterfront Port Lands and False Creek North (shaded 
in black on Map 1), that are currently exempt from DCLs because alternative public benefits 
strategies and funding mechanisms were established prior to the creation of the City-wide DCL 
District.  
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Map 1 — DCL Districts as of Dec. 2019 

 
 
Appendix A contains additional information on the DCL system.  
 
ANALYSIS 
 
2020 DCL Receipts  
 
In 2020, $115 million was collected from all DCL districts and $2 million of interest was accrued 
on the DCL balance, totaling $117 million in receipts (2019 - $104 million). Of this amount, 95% 
came from the two City-wide DCL Districts, and 5% came from the Layered DCL Districts. 
Despite lower floor area of development, overall DCL revenue increased due to 2020 being the 
first full year when all projects paid Utilities DCLs implemented on September 30, 2018 as in-
stream rate protection expired on September 30, 2019. 
 
Figure 1 shows historical development and DCL receipts (collection and interest) over the last 
10 years (2011-2020), representing an average of 8.7 million sq. ft. of development per year 
(approximately 75% residential and 25% non-residential), resulting in an average of $79 million 
of DCLs collected per year. Over the lifetime of the City’s DCL program thus far (1993-2020), a 
total of $1.1 billion has been collected (including interest accrued on the DCL balance). 
 

Areas excluded from 
Vancouver (City-Wide) and 
Utilities (City-Wide) DCL Areas 
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Figure 1 — DCL Floor Area & DCL Receipts by Year (2011-2020) 

 
 
The DCL rate per sq. ft. of development is adjusted annually as necessary by Council to reflect 
land and construction cost changes. The amount of DCLs collected per sq. ft. varies depending 
on the use and the location of where development happens as noted above. Appendices B, C 
and D contain further details on DCL receipts (by year, DCL district and spending category).  
 
2020 DCL Exemptions, Waivers & Reductions  
 
Section 523D (10) of the Vancouver Charter provides for exemptions and allows waiver/ 
reduction of DCLs in a limited number of circumstances. Two key areas are the delivery of 
secured market rental and social housing and preservation of heritage buildings. Because 
exemptions/waivers/reductions are recognized at the building permit stage when DCLs are 
payable, this memo includes only projects that have reached the building permit stage in 2020. 
 
In 2020, DCL exemptions/waivers/reductions totaled $6.2 million (5% of total DCL receipts), 
over 80% of which was to support secured market rental and social housing. DCL exemptions of 
$3.4 million were approved for 181 units of social housing and DCL waivers/reductions of $1.7 
million were granted for 109 units of secured market rental housing.  
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Figure 2 – DCL Exemptions/Waivers/Reductions by Category (2011-2020) 

 
 
Figure 2 shows DCL exemptions/waivers/reductions by category for the last 10 years (2011-
2020). Over the period (see Appendix E for details), these exemptions/waivers/ reductions 
helped create 4,305 units of social housing ($39 million) and 3,140 units of secured market 
rental housing ($30 million), and preserve four heritage buildings ($0.8 million). (Note: unit 
counts exclude Secured Market Rental Housing projects that did not qualify for DCL 
waiver/reduction).  
 
Figure 3 shows DCL receipts versus DCL exemptions/waivers/reductions for the last 10 years 
(2011-2020). Total DCLs exempted/waived/reduced was $72 million, or 9% of DCLs collected 
on average over this 10-year period. Appendix E contains further details on DCL 
exemptions/waivers/reductions.  
 

Figure 3 – DCL Receipts & DCL Exemptions/Waivers/Reductions by Year (2011-2020) 
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On November 26, 2019, Council approved in principle to two changes to DCL waivers related to 
secured market rental housing: 

 

 The Utilities DCL waiver was removed for secured market rental housing effective 
September 30, 2020. Projects with previously submitted applications qualified for in-
stream rate protection for a period of one year. Details are contained in the Rental 
Incentive Programs Bulletin, available on the City’s website. 
 

 A DCL waiver is now offered to Moderate Income Rental Housing Pilot Program 
(MIRHPP) projects provided they meet the requirements of the DCL by-laws. To qualify 
for a waiver of City-wide and Area-specific DCLs, projects must provide 100% of the 
residential floor area secured for rental and at least 20% of the residential floor area that 
is counted in the calculation of the floor space ratio secured with starting rents applicable 
to moderate income rental housing. 

 
Through the Federation of Canadian Municipalities, staff continue to advocate with the Federal 

Government for a GST waiver to incentivize purpose-built rental projects in Vancouver. 
 
2020 DCL Allocation for Expenditure  
 
Allocation of DCLs to eligible public amenities and infrastructure requires Council approval as 
part of the City’s capital planning and budgeting processes. For capital planning purposes, DCL 
allocations are based on available funding at the time, historical DCL receipts and future year 
projections. This ensures that DCL allocations do not exceed what may reasonably be expected 
to be collected, and retains a balance of uncommitted DCLs to address emerging priorities as 
well as cyclical development activities.  
 
Figure 4 shows DCL receipts versus allocations for the last 10 years (2011-2020). Of the $835 
million of DCL receipts generated during that period, Council allocated $689 million (83%) to 
fund specific eligible capital projects. DCL allocation varies from year to year due in part to the 
timing of individual capital projects. 
 

Figure 4 — DCL Receipts & DCLs Allocations by Year (2011-2020) 

 

https://bylaws.vancouver.ca/bulletin/bulletin-rental-incentive-programs.pdf
https://bylaws.vancouver.ca/bulletin/bulletin-rental-incentive-programs.pdf
https://bylaws.vancouver.ca/zoning/policy-rezoning-mirhpp.pdf
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In 2020 a total of $169 million was allocated by Council, including $75 million for social and 
supportive housing, $57 million for engineering infrastructure, $35 million for parks and $2.5 
million for childcare.  
 
As a result of the COVID-19 pandemic, DCL revenue contemplated in the 2019-2022 Capital 
Plan is forecast to decrease by ~$157 million (from ~$672 to ~$515 million). As such, the 
Capital Plan was recalibrated to reflect the fiscal reality, and was approved by Council in 
September 2020 (2019-2022 Capital Plan Recalibration). 
 
Appendices C, D and E contain further details on DCL allocations for expenditure (by year, DCL 
district and spending category). Appendix F contains details on land acquisitions using DCLs as 
a funding source. Appendix G presents maps of selected capital projects completed since 2009 
that used DCL funding.  
 
Unallocated DCL Balance  
 
At the start of 2020, the balance of unallocated DCLs was $245 million. Including DCL receipts 
of $117 million and DCL allocations of $169 million in 2020, the ending balance for 2020 was 
$193 million. It is anticipated that the unallocated balance will decrease further by the end of the 
2019-2022 Capital Plan. Appendices C, D and E contain further details on DCL balance (by 
year, DCL district and spending category).  
 
 
Should you have any questions regarding the above information, please feel free to contact me 
at patrice.impey@vancouver.ca or (604) 873-7610.  
 
Best Regards, 
 

 
 
Patrice Impey  
CFO / General Manager, Finance, Risk and Supply Chain Management 
 
 

https://council.vancouver.ca/20200916/documents/cfsc1.pdf
mailto:patrice.impey@vancouver.ca
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Vancouver Charter  

 In 1990, the Province amended the Vancouver Charter (Section 523D), giving Council the 
authority to use DCLs to help fund eligible public amenities needed for growth in the city.  

 In 2008, the Province amended the Vancouver Charter and the Local Government Act, 
requiring that each municipality in B.C. submit to Council a report on DCLs for the previous 
year.  

 In 2008, the Province amended the Vancouver Charter and the Local Government Act, 
allowing municipalities to waive DCLs for eligible ‘for-profit affordable rental housing’.  

 In 2014, the Province amended the Vancouver Charter to extend in-stream DCL rate 
protection to rezoning and development permit applications.  

 
City By-Laws & Policies  

 Between 1993 and 2007, Council approved 11 DCL Districts - City-wide DCL, seven Area-
specific DCL and three Layered DCL - and applied varying DCL rates to offset the 
anticipated growth-related costs.  

 In 2004, Council adopted the Financing Growth Policy that sets the framework for the 
collection and allocation of DCLs to help fund eligible public amenities needed for growth.  

 In 2008, Council approved adjustment of the City-wide DCL rates to reflect land and 
construction cost inflation and implementation of new rates to be effective in January 2010.  

 In 2009, Council adopted the annual inflationary adjustment system for the City-wide and 
Area-specific DCL rates, and further directed staff to adjust these rates annually with the 
new rates effective on September 30 of each year. 

 In 2009, Council approved the Short Term Incentives for Rental Program (STIR) (2009 to 
2011) and in 2012, the Secured Market Rental Housing Policy (Rental 100) Program, 
including waivers of DCLs for eligible affordable rental housing projects. In 2013, Council 
amended the definition of ‘for-profit affordable rental housing’ in the DCL by-laws. 

 In 2013, Council approved replacement of the Oakridge-Langara DCL rates with City-Wide 
DCL rates effective March 12, 2014, reducing the number of DCL Districts from 11 to 10.  

 In 2015, Council approved replacement of five Area-Specific DCL rates with City-Wide DCL 
rates (Arbutus, Burrard Slopes, Cedar Cottage/Welwyn, Dundas/Wall and Triangle West), 
effective July 21, 2016, which reduced the number of DCL Districts from 10 to 5. 

 In 2015, Council approved a review of the City-wide DCL, including growth costs, rates and 
allocations. Work is well underway and will conclude with a report to Council later in 2017. 

 In 2017, Council approved amendments to the DCL bylaw to update the rates and allocation 
of DCLs following a review of the City-wide DCL, to introduce Utilities as a new eligible DCL 
service category with its own allocation, and to replace the Downtown South DCL rates with 
City-wide DCL rates effective September 30, 2017, reducing the number of DCL Districts 
from 5 to 4. 

 In , Council adopted a new City-wide Utilities DCL to help address the need for 
upgraded water, sewer and drainage infrastructure as the City grows.  This bylaw came into 
effect on September 30, 2018.  Council also approved the replacement of the Grandview 
Boundary layered area-specific DCL rates with City-Wide DCL rates effective in July 2018. 

http://www.bclaws.ca/EPLibraries/bclaws_new/document/ID/freeside/vanch_00
http://former.vancouver.ca/commsvcs/planning/financinggrowth/pdf/fgchoices.pdf
http://council.vancouver.ca/20080710/documents/pe4.pdf
http://council.vancouver.ca/20091022/documents/csbu3.pdf
http://council.vancouver.ca/20090618/documents/penv5.pdf
http://council.vancouver.ca/20120515/documents/cfsc2.pdf
http://council.vancouver.ca/20131203/documents/a4.pdf
http://council.vancouver.ca/20130227/documents/cfsc5.pdf
http://council.vancouver.ca/20150707/documents/a2.pdf
http://council.vancouver.ca/20150707/documents/a2.pdf
https://council.vancouver.ca/20170726/documents/pspc4.pdf
https://council.vancouver.ca/20180711/documents/cfsc1.pdf
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 In November 2019, Council approved two changes related to DCL waivers related to 
secured market rental housing: 

o the removal of the Utilities DCL waiver for secured market rental housing effective 
September 30, 2020. Projects with submitted applications were eligible for in-stream 
rate protection for one year. Visit the Rental Incentive Programs Bulletin for more 
details. 

o DCL waiver offered to Moderate Income Rental Housing Pilot Program (MIRHPP) 
projects provided they meet the requirements of the DCL by-laws. The MIRHPP 
waiver applies to projects where 100% of the residential floor area is secured rental 
and at least 20% of the residential floor area that is counted in the calculation of the 
floor space ratio must be secured at the starting rents applicable to moderate income 
rental housing to qualify for a waiver of City-wide and Area-specific Development 
Cost Levies. 

 In February 2021, Council approved removing the East Fraser Lands from the Utilities 
DCL boundary.   

 

DCL Rates  
 
The DCL by-laws approved by Council establish the boundaries, set the rates, and describe 
how to calculate and pay the levy. DCL rates are determined based on a number of factors 
including development forecasts, zoned capacity, growth-related amenity requirements and cost 
estimates for each DCL district. Generally, DCLs are not expected to cover all of the costs and 
the City is expected to provide a “municipal assist” portion to make up the difference. This 
portion could be funded from traditional capital funding sources such as property tax, utility fees 
and other City funding, or contributions from senior governments or other funding partners.  
 
DCLs are assessed based on the floor area of the development and rates vary by type of 
development - single or multi-family residential, commercial, and industrial - and by DCL district. 
The levy will not be more than 10% of the value of the development as determined by the 
Building By-law. Payment is due at Building Permit issuance and the levy is calculated at the 
rate in effect on the date of issuance.  
 
In 2009, Council adopted the annual inflationary DCL rate adjustment system for all future rate 
adjustments to the City-wide, Area Specific and Layered DCL districts, with the new rates to be 
adopted by Council no later than July and effective on September 30 of each year. When a DCL 
By-law with higher rates is introduced, a number of rezoning, development permit and building 
permit applications may be at various stages of the approval process. An application may 
qualify as an in-stream application and be exempt from DCL rate increases for a period of 12 
months from the date of DCL by-law rate amendment, provided that:  

 the applicant has submitted an application in a form satisfactory to the City prior to the 
adoption of annual DCL By-law rate adjustments; and  

 the applicant has paid the applicable application fee to the City.  
 
If a related building permit application is not issued within the 12-month period, the rate 
protection expires and new DCL rates will apply.  
 

https://council.vancouver.ca/20191126/documents/p1.pdf
https://council.vancouver.ca/20210209/regu20210209ag.htm
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DCL Allocations for Capital Expenditure  
 
Allocation of DCLs to eligible capital projects requires Council approval. Pursuant to the 
Financing Growth Policy, allocations should not exceed the amount of funding available on hand 
and that, without restricting the ability to achieve needed amenities in a timely fashion, funding 
should be allocated based on the long-term distribution percentages to the spending categories 
as set out in the applicable DCL by-laws. This approach ensures that the needed amenities are 
provided over the public benefits period (typically 25-30 years) but that, except in unusual 
circumstances, the provision of amenities matches the flow of DCL receipts.  
 
City-wide DCLs can be applied towards growth-related capital projects that are part of city-wide 
amenity system used by residents across the city. Levies collected within each DCL district 
must be spent within the area boundary, except housing projects which can be located city-
wide.  
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APPENDIX C 
DCL RECEIPTS, ALLOCATION & UNALLOCATED BALANCE 

BY DCL DISTRICT & SPENDING CATEGORY 
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* SEFC & FCF districts include a combined engineering infrastructure allocation including transportation & utilities, 
presented above as transportation 
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** receipts for closed Area-Specific DCL Districts represent interest accrued on unallocated balances 

 



APPENDIX D 
DCL RECEIPTS, ALLOCATION & UNALLOCATED BALANCE 

BY SPENDING CATEGORY & DCL DISTRICT 
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* receipts for closed Area-Specific DCL Districts represent interest accrued on unallocated balances 
** SEFC & FCF districts include a combined engineering infrastructure allocation including transportation & utilities, 
presented above as transportation 
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DCL EXEMPTIONS, WAIVERS & REDUCTIONS 
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DCLs Exemptions for Social Housing Projects  
(Vancouver Charter,s523D(10)(d)) 
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* Temporary Modular Housing projects 
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* Temporary Modular Housing project 

 
Note: Projects are added to the list at the Building Permit stage. 
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DCLs Waived for Secured Affordable Market Rental Housing Projects 
(Vancouver Charter, s523D(10.3)(a))  

 

Note: Projects are added to the list at the Building Permit stage. Projects not eligible for waiver are 
excluded.   
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DCLs Reduced to Support Heritage Preservation 

(Vancouver Charter, s592(2)(b)(ii)) 
 

 
 
 
 



APPENDIX F 
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2021. 
 
 

 
 
 
 


