P { City of Richmond Report to Committee

To: Planning Committee Date: November 10, 2006

From: Jean Lamontagne File:  08-4000-00/Vol 01
Director of Development

Terry Crowe
Manager, Policy Planning

Re: A City-Wide Interim Amenity Contribution Policy

Staff Recommendation

1. That the following two reports be referred to the Urban Development Institute (UDI) and
Greater Vancouver Home Builders Association (GVHBA) for comment and discussion by
December 15, 2006:

a)  Staff Report from the Director of Development and Manager, Policy Planning
entitled “A City-Wide Interim Amenity Contribution Policy” dated November 10
2006; and

b)  Report from G.P. Rollo & Associates Ltd. entitled “Amenity Contributions from
New Development” dated October 31, 2006.

2. That staff bring forth final recommendations, based on the input from UDI and the

GVHBA, in January 2007.
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Staff Report
Origin
Background:

The purpose of this report is to respond to the following referral motion from Planning
Committee:

“That in their report to Committee on voluntary contributions to affordable housing,
child care and/or public art, staff include the option of voluntary cash contributions to
playing field development/upgrade .

Council also wanted to know whether or not the current contribution rate of $0.60 per buildable
square foot for affordable housing from multiple-family residential development applications
was adequate when they considered the Affordable Housing Strategy — Interim Strategy &
Report in July 2006 (although no specific referral motion was passed).

It should be noted that, for the purposes of this report, “amenity” means items such as affordable
housing, child care, public art, etc. that are for the benefit of the community at large (not indoor
or outdoor amenity space that is built as part of a development for the benefit of the residents in
that development only).

Consultants:

In order to assist staff in responding to these requests, G.P. Rollo & Associates Ltd. was hired.
Mr. Rollo is a local, land economist who has helped the City review specific developer
proformas/voluntary contributions in the past.

At the same time, the City has been utilizing McClanaghan & Associates to revise its Affordable
Housing Strategy. Mr. McClanaghan has extensive experience in real estate development.

The two consultants have worked together with City staff to help coordinate these two projects
because they are intricately related and dependent on each other. For example, the draft
Affordable Housing Strategy is recommending that an additional staff person be hired in the
Lands Section of the Business and Financial Services Department to be responsible for both
implementing the Affordable Housing Strategy and administering the City-Wide Interim
Amenity Contribution Policy.

Both reports are to be presented to the same Planning Committee and Council meeting.

Attachment 1 provides an overview of how the proposed City-Wide Interim Amenity
Contribution Policy and the draft Affordable Housing Strategy would work together.

Principles:

It is suggested that the City-Wide Interim Amenity Contribution Policy be based on the
following Principles:
a Partnerships
o Balance:
- Public and Private Interests
- Certainty and Flexibility
o Effectiveness
o Financial Viability
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Findings Of Fact
G.P. Rollo Report

A full copy of the report from G.P. Rollo & Associates is enclosed as Attachment 2.

Mr. Rollo was asked by staff to answer two main questions:

1) Could the current amenity contribution rate of $0.60* per buildable square foot be
applied City-wide to single-family residential rezoning applications?

* 0.60 per buildable square foot has normally been collected for either affordable housing or
child care and voluntarily for public art (not other amenities)

2) Could the interim amenity contribution rate of $6.37* per buildable square foot approved
in the West Cambie (Alexandra Neighbourhood) be used elsewhere in Richmond for
multiple-family residential and commercial rezoning applications?

* $6.37 per buildable square foot = 35.10 for affordable housing + $0.60 for child care
+ $0.60 for public realm beautification + $0.07 for planning and engineering costs

In response to these questions, Mr. Rollo has recommended that:

1) The 0.60 per buildable square foot could be used for single-family residential rezoning
applications.

2) The West Cambie charge of $6.37 per buildable square foot not be used for the rest of
Richmond because it is based on the specific costs of developers providing all the
amenities and infrastructure in the Alexandra Neighbourhood (e.g., 150 affordable
housing units; one child care facility; etc.) and assumes the developers do not take
advantage of the density bonus provisions for affordable housing.

Methodology Options:

The following table identifies the different options available to the City in establishing an
amenity contribution rate:

Description:

City staff negotiate with each
developer a different amenity
contribution

Each developer pays the City
the same rate for their amenity
contribution (possibly varying
by area)

Amenity contribution varies
depending on each proforma
and for different developments

Outcome: The City: ‘ Ali developments pay the Larger developments will
* takes what it wants; or same rate or an area specific probably pay more and
e gets what developer offers | rate smaller ones will pay less
Process: 1. City staff negotiate 1. Council establishes rates 1. City prepares proforma
amenity contribution 2. Developer knows amenity model
2. Planning Committee contribution 2. Developer submits
agrees or disagrees 3. City staff collect proforma
3. Council approves contribution 3. Staff review
4. Planning Committee and
Council approval
Work to be None upfront — but inefficient Establish flat rates with UDI & Develop proforma format and
Done: and great uncertainty in GVHBA input ’ process with UDI & GVHBA

development process
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Pros:

City:
¢ Existing process
o Greatest flexibility

Developer:
¢ No delay or new process
o Use their influence

¢ Guaranteed contribution
¢ Less work for staff

Developer:
o Costs are known up-front
o Equitable to everyone

E}.

City:
¢ Economically based
¢ Reflects market
Developer:

¢ Fairest method

o Open to negotiation
¢ Reflects market

Cons: City: City: City:
¢ No clear Council direction ¢ Doesn't maximize amenity | o Requires new staff
¢ May not get anything contribution expertise (proposed)
* Needs further work for ¢ Requires minimum rate
each neighbourhood
Developer: , Developer: Developer:
* No certainty/consistency ¢ Not tied to market, costs or | « New process and possible
. Supject to change ability to pay delays
politically + No flexibility or negotiation | e Lack of proforma
e May pay too much expertise

Status of Methodology Options:

Each of these options will be discussed further with the Urban Development Institute (UDI) and
Greater Vancouver Home Builders Association (GVHBA) as part of the finalization of a City-

Wide Interim Amenity Contribution Policy.

Case Study Proformas:

In order to answer Planning Committee’s referral motion, staff gave Mr. Rollo ten (10) case
studies on which to do proformas. These case studies were taken from within the West Cambie
(Alexandra Neighbourhood), City Centre and West Richmond. They include projects that were
already completed, currently being constructed, or still in the proposal stage.

In doing the proformas, Mr. Rollo assumed a minimum profit margin of 10% for the single-
family developments and 12% for the multiple-family residential and commercial developments
in order to ensure that developers get an adequate return on their equity investment. He also
talked to some of the developers to see if the construction costs and selling prices being used
were reasonable and accounted for fluctuating costs and markets.

Staff gave Mr. Rollo all of the City’s costs associated with each development and used the
proposed new Development Cost Charge (DCC) Bylaw to ensure that developers would be given
the benefit of this future new cost.

The fundamental principle of Mr. Rollo’s work is that the increase in the land value created from
rezoning a property (the “land 1ift”) can be shared between the developer and the City (i.e., 50%
of the “land lift” could be the developer’s amenity contribution and 50% the developer’s profit),
which is an approach used by other municipalities in the region.
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Tentative Key Conclusions:

To provide Council and developers with an idea of what the City might do, the following
conclusions and recommendations are offered by staff at this point based on Paul Rollo’s report:

Application of an Amenity Policy:
e amenity contributions would be required for residential rezoning applications only; and

e amenity contributions would not be required on commercial rezoning applications
(because the proforma analysis was not conclusive enough).

Single-Family Residential:

e an amenity contribution of $0.60 per buildable square foot could be applied to all future
single-family residential rezoning applications; but

o the City would prefer the provision of affordable housing in the form of a coach house or
legal secondary suite.

Townhouse Developments.

¢ 19 units or less - a flat rate of $2.00 per buildable square foot would be used
because of the small nature of the project; and

e 20 units or more -  proforma calculating the land lift would be used to determine the
amenity contribution.

Apartment Developments:

e typically 80-90 units - proforma calculating the land lift would be used to determine the
amenity built (number of affordable housing units and possible
child care facility).

West Cambie (Alexandra Neighbourhood):

e continue to pay $1.27 per buildable square foot + $5.10 per buildable square foot if the
density bonus provision for “affordable housing” is not utilized;

¢ no proforma required; and

e UDI currently reviewing the “affordable housing™ contribution and options.
These possibilities will be discussed with UDI and the GVHBA prior to finalization.
Analysis

In preparing the City-Wide Interim Amenity Contribution Policy (excluding the West Cambie—
Alexandra Neighbourhood), staff and the consultants discussed the following questions.

1. Why should Richmond have a City-Wide Interim Amenity Contribution Policy?

There are a number of reasons why such a policy is necessary:

o New development increases the demand for amenities, so developers should help
to build or pay for required new amenities;

o Profit from development should be shared because the community and City
should not have to pay all adjustment costs;
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o Itis proposed that the City-Wide Interim Amenity Contribution Policy form the
basis for determining the amount of affordable housing, child care or other
amenities that could be built;

o Although the City would prefer that the development community actually build
the amenity, there will always be exceptions where a contribution is appropriate
(i.e., for smaller projects because of project economics and the developer’s ability

to pay);
o Some amenities, such as affordable housing and child care, can not be financed by

other means like Development Cost Charges (DCCs) and there is public
reluctance to raise taxes to pay for these amenities; and

o A City-wide policy provides certainty and consistency for the City and the
development community, and gives staff clear direction from Council in
processing development appllcatlons

Conclusion:
A Gity-Widé Interim Amen lty Contrlbutmn Policy is necessary to establish the basis for

determining %i'ie actual provision by develnpers of the amanitles ora cash~in~!ieu
contribution. . .

What can the City do to encourage the construction of amenities?

The actual construction of amenities (such as affordable housing or child care space) by
developers is preferred rather than the City collecting a cash-in-lieu contribution.

The principal way that the Local Government Act envisions that municipalities obtain
these types of amenities is through density bonusing.

The City has used the density bonus provision in certain zones of the Zoning &
Development Bylaw (e.g., the R/9 zone permits additional floor area for a coach house).
As part of the review of this Bylaw, which is currently underway, further changes can be
made to encourage affordable housing and other amenities.

Recently, Council incorporated density bonus provisions in the West Cambie Area Plan
for residential developments that provide affordable housing in the Alexandra
Neighbourhood. The update of the City Centre Area Plan and the Official Community
Plan will also explore this provision to encourage the construction of amenities.

However, the density bonus option in Richmond has limited potential because:
o the airport restricts the height of buildings;
o soil conditions limit going underground with parking; and
o the Building Code increases the requirements for structures over four (4) storeys.

Conclusion: S
btam:amemties ,

Gentm Area Plan and Off‘caal C" mm ‘tyi Plan, and the
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Why is the City-Wide Amenity Contribution Policy called an “Interim” Policy?

Staff are recommending that this be an “interim” policy for the following reasons:

o Preparing a comprehensive amenity policy is complex, so an incremental
approach is taken to allow flexibility;

o City-developer roles, priorities, needs, costs, profit margins and funding tools
create many options and impacts, which take time to evaluate;

o It enables the City, developers and the community to test the policy;

o The policy needs to be reviewed annually (e.g., percentage of the land lift the City
takes; amenities included in the policy; allocation of amenity contributions; etc.);

o Council has adopted the West Cambie—Alexandra Interim Amenity Guidelines as
a precedent, which specifies certain voluntary contributions for amenities;

o The policy may be replaced or supplemented by other funding mechanisms as part
of the implementation strategies for the City Centre Area Plan Update and the
review of the Official Community Plan;

o Staff want to monitor land prices and construction costs to ensure that there is a
“land lift” arising from a rezoning application, particularly in areas such as the
City Centre; and

o A new policy or rate needs to be established as soon as possible because the
current $0.60 per buildable square foot contribution-in-lieu of affordable housing
is too low for multiple-family residential developments.

Conclusion: ' . . ~
The City-Wide lnterim A nity Csontri ution Poiicy wiil\be reviewed annually and as ;:art

of the nmplementatiawst for the City Centm A, sa.\Plan update and the Ofﬁcial
Community Planreview. =

Is the “land lift” the best way of calculating the amenity contribution?

Paul Rollo’s report identifies two methods for calculating an amenity contribution:

1) the “cost recovery” approach where the City determines the cost of amenities
proposed for a newly developing neighbourhood and spreads the cost of these
amenities on a pro-rata basis (e.g., $ per buildable square foot) amongst new
development; and

it) the “land lift” approach where, as a result of rezoning, the underlying value of the
land is increased and the increase in land value is shared (e.g., 50/50) between the
City and the developers.

Mr. Rollo has recommended that the “land lift” approach be used to calculate the
potential amenity contribution rates because it takes into account the realities of the
marketplace and considers the economic impact the amenity contribution has on the
viability of new development.
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City staff agree that the “land lift” is the most appropriate approach, which can be
implemented now (i.e., the “cost recovery” approach would require costing out all of the
amenities being asked for in the City Centre area and then the rest of Richmond).

In using the “land lift” approach, Mr. Rollo is comparing the value of the land based on
the new land use (using a proforma that includes selling prices, project costs and profits)
to the value of the land before rezoning (using the latest assessed value plus an
adjustment of approx1mately 20% to reflect current market values).

Conclusion: ‘
The “land lift” appfoach is praferred to the “cost recovery” appmaah for tha

determination of City-Wide amenity contribution rates.

How will the City-Wide Interim Amenity Contribution Policy be implemented?

It is proposed that the policy be implemented in two ways:
i) Contributions (cash-in-lieu) will be collected:

o atarate of $2.00 per buildable square foot from townhouse developments
involving 19 units or less;

o based on proformas calculating the land lift from townhouses involving 20
units or more;

o from low rise apartments and high rise developments if the proforma
calculating the land lift does not generate a large enough contribution to build
at least 4 affordable housing units or an appropriately located child care
facility; and

o put into the appropriate reserve accounts (e.g., the Affordable Housing Reserve
Fund or Child Care Development Reserve Fund).

i1) Affordable housing units and/or child care space will be built:

o based on the proforma where at least 4 affordable housing units can be given to
the City, or a child care facility can be appropriately located in a low rise (four
storey) apartment or high rise development (i.e., 50% of the land lift = certain
amount of affordable housing or child care space).

A necessary additional staff person is being recommended for the Lands Section of the
Business and Financial Services Department who would be responsible for implementing
the revised Affordable Housing Strategy, managing the Affordable Housing Reserve
Fund and reviewing the proformas provided by the developers. It is not expected that this
will unduly delay the development approval process.

Additional resources may also be required as a separate process to administer funds
collected for the Child Care Development Reserve Fund and to manage new child care
opportunities (e.g., prepare proposals; oversee construction of facilities; etc.).

Staff are prepared to work with the Urban Development Institute (UDI) and Greater
Vancouver Home Builders Association (GVHBA) to establish an acceptable format for
the proforma and a reasonable review/negotiation process. This would give the
development community adequate time to prepare for this new requirement.



November 10, 2006 -9-

2035850

Conclusion:

The City-Wide interim Aman ‘ buiinn Policy will | jfimplemented on July 1,2007, .
after discussions with the UDI and GVHBA and the hiring of a new staff member. =~

What percentage of the “land lift” should the City take?

Mr. Rollo has recommended that the City take 50% of the “land lift” as its’ amenity
contribution because it recognizes developers’ risk in rezoning and their claim to a
portion of the increased value in the land.

However, it could be argued that the City could take a higher percentage of the “land lift”
(e.g., the City of Vancouver typically takes 75% of the “land lift” for community amenity
contributions in its” City Centre area and the City of New Westminster takes between
70% - 80%).

Staff agree with taking 50% of the “land lift” at this time, subject to annual review,
because it provides the developers with a larger profit margin to absorb cost increases,
addresses market fluctuations, and provides the City with reasonable funding for its
amenity reserves.

It should be noted that neither this staff report nor the work of G.P. Rollo & Associates
Ltd. addresses the broader issue of ﬁnancmg all Clty growth.

_Conclusion:

That 50% of the “land ﬁ'@m‘
contribution to the Cit of Ric

Why are case-by-case proformas being recommended over a flat rate for all
developments?

Originally, staff preferred to establish a flat rate that could be used to determine the
amenity requirement from all developments. This has the advantage of simplicity and
consistency.

However, upon further reflection, it is recommended that proformas calculating the land
lift on a case-by-case basis be utilized on larger projects for the following reasons:

o Smaller developers (i.e., townhouses involving 19 or less units) may not have the
expertise or desire to do proformas and therefore are being charged the flat rate of
$2.00 per buildable square foot;

o Proformas will take into account the differences in neighbourhoods in Richmond
(e.g., market demand, selling prices, infrastructure requirements and land lifts);

o It will enable both the City and developer to arrive at a reasonable contribution
(e.g., a flat rate may be too little a contribution from a large development);

o Paul Rollo’s work does not provide a conclusive land lift figure for townhouse

projects, low rise apartments or high rise developments (i.e., the figures vary from
$2.42 to $7.56 per buildable square foot); and

o Both the City of Vancouver and City of New Westminster successfully use the
proforma approach to determine their community amenity contributions.
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It should be noted that City staff are recommending that $2.00 per buildable square foot
be established as a minimum amenity contribution (i.e., a proforma will not be able to
justify an amenity contribution of less than $2.00 per buildable square foot).

cor;clusian* o

less units ‘Wiiic\\h wold “jroba ly prefer to pay a ﬂat e

What amenities should be addressed in a contribution policy?

Traditionally, Richmond has tended to ask for developer contributions for affordable
housing and child care (the public art contribution has been voluntary and would continue
to be handled separately from the proposed City-Wide Interim Amenity Contribution
Policy). Both of these amenities have a Council-approved policy, program and statutory
reserve account.

As well, recently a transit oriented development fee of $4.00 per buildable square foot
was also collected from some City Centre developments. This fee has now been factored
into the proposed new DCC Bylaw.

In surveying Lower Mainland municipalities, it appears that some other amenities
received are:

Surrey: library materials; police and fire protection
Vancouver: social or cultural facilities; recreational facilities
North Vancouver: green building features; community spaces
New Westminster: heritage conservation

Planning Committee requested staff to examine the inclusion of playing field
development/upgrade into the amenity contribution policy. Staff do not recommend this
be done at this time for the following reasons:

o The Development Cost Charge Bylaw already includes park acquisition and
development in the DCC program (the City can’t collect money twice through
DCCs and amenity contributions for the same sports field infrastructure);

o The need for specific amenities should be determined first through the City Centre
Area Plan Update, the City Centre Places & Spaces Strategy and the City-Wide
Facilities & Amenities process; and

o The City has collected approximately $312,000 from the development community
towards the Leisure Facilities Reserve Fund and the McLennan South
Neighbourhood Park Project in the past year (September 1, 2005 — September 27,
2006), in lieu of multiple-family developments providing an indoor amenity
space.

Conclusion: - - - :
Amenity contﬂbutions coﬂected should be ai!o\ o affordable housing and child care ‘

until the impiemeﬁtatlon strategigs for the ity ea Plan Update, City Centre =
Places & Spaces Strategy and City-Wide Facilities & Afneaiﬁessmt‘ are completed.
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How should the amenity contribution be allocated?

In the past, affordable housing and child care have both utilized the same amenity
contribution rate of $0.60 per buildable square foot.

However, normally the City only receives this contribution to either affordable housing or
child care (not both, unless it is a large development or significant increase in zoning
density).

Recently, because of the high profile of affordable housing, more voluntary contributions
have been directed to the Affordable Housing Reserve Fund than the Child Care
Development Reserve Fund.

Staff recommend that:

o where a minimum of $2.00 per buildable square foot is paid as a flat rate, the full
amount go towards affordable housing; and

o where a proforma is undertaken and the amenity contribution is more than $2.60
per buildable square foot, $0.60 be used for child care purposes.

This way, more money will start to be directed towards the Child Care Development
Reserve Fund. On larger developments, and in appropriate locations, a child care facility
may also be considered. Additional resources may be required in order to better
administer this Reserve Fund and manage the construction of new child care facilities.

The primary reason affordable housing is getting a larger share of the amenity
contribution is that the cost of building affordable housing units is more than a child care
facility.

Developers will continue to voluntarily either build public art as part of their
development or contribute an additional $0.60 per buildable square foot to the Public Art
Statutory Reserve Fund.

Conclusion:
Whﬁre cash-in-lieu is

What type of development applications would be subject to the City-Wide Interim
Amenity Contribution Policy?

Rezoning Applications: (YES)

Staff recommend that the amenity contribution policy should apply to rezoning
applications for the following two reasons:

o The Local Government Act provides that a zoning bylaw may allow an owner to
receive a higher density if the owner conserves or provides amenities; and

o The whole premise of the “land lift” approach is based on the increased value of a
property because the City agrees to rezone it to a higher or better use.

To give the development community and staff time to prepare for this new policy, it is
suggested that it apply to rezoning applications received after July 1, 2007.
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Development Permits: (NO)

The Local Government Act does not contain a similar provision for conserving or
providing amenities for Development Permit applications. Therefore, staff are not
recommending that the City-Wide Interim Amenity Contribution Policy apply to
applications that only have to go through the development permit process.

However, applicants will continue to be encouraged to include affordable housing and
child care opportunities and other amenities in their Development Permit (without the
benefit of a proforma). Where a contribution in lieu of providing an amenity is
volunteered, it will be based on the existing $0.60 per buildable square foot.

Subdivisions: (NO)

Although the Approving Officer has some discretion in considering subdivision
applications, the Land Title Act limits this discretion to more technical matters.
Therefore, staff do not believe that the Amenity Contribution Policy should apply to
subdivision applications.

Conclusion:

The City-Wide In \menity Contribution Policy ply to new residential rezoning
_applications received a y1,2007. ...

How does our proposed policy compare to other municipalities?

It is difficult to compare the proposed policy to other municipalities because each handles
amenity contributions differently. Originally, it was proposed to compare the ten (10)
case studies that G.P. Rollo examined with similar examples in other cities. This proved
to be an impossible challenge because each municipality is so different.

However, based on a survey of other municipalities, staff found that the proposed flat rate
of $2.00 per buildable square foot is reasonable and the proforma approach is not unique.

Vancouver
For example, the City of Vancouver generally charges:

o $3.00 per square foot outside the City Centre as its community amenity
contribution; and

o within the City Centre. contributions are negotiated as a condition of rezoning
approval and typically are in the range of $25 - $80 per square foot.

However, the latter are based on a much higher permitted density than is possible in
Richmond and are charged only on the additional building area above the existing
permitted floor area ratio.

The City of Vancouver also charges a $6.00 per square foot Development Cost Levy
(DCC). of which $2.00 goes to affordable housing.

New Westminster:

The City of New Westminster uses the “land lift” approach and has requested developers
to provide between $450,000 of amenities for a 17 storey residential tower to $3,500,000
of amenities for the St. Marys Hospital redevelopment involving 550 new housing units.
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This works out to an amenity contribution rate of approximately $4.50 to $6.00 per
buildable square foot. It is expected that the proforma calculating the land lift in
Richmond will generate a similar amenity contribution on larger rezoning applications.

Rollo Recommendation:

Mr. Rollo has purposely recommended a conservative flat rate in order not to adversely
affect development and to provide for flexibility to accommodate changing market and
cost conditions. Staff are comfortable with this approach because the City does not want
to set an “interim” rate too high and then have to drop it in the future. However, staff are
recommending that where a proforma is used, the developer contribution not be less than
the established minimum of $2.00 per buildable square foot.

;émenity c‘ontributigi
Westminster. -

What about single-family residential and commercial rezoning applications?

Single-Family Residential Rezonings:

Last year, City staff negotiated, with three single-family rezoning applications, a
contribution to the affordable housing fund, in lieu of having to dedicate and pay for the
construction of a lane.

At the November 8, 2005 Planning Committee, a motion was passed that each applicants’
contribution for affordable housing be held in trust until the new contribution for
amenities policy has been approved, and that a refund be given if the new contribution
was lower than those currently applied.

According to Mr. Rollo’s proforma analysis, a contribution of $0.60 per buildable square
foot is the most a single-family rezoning application should have to pay. Therefore, these
three applications could receive the following refunds if the City-Wide Interim Amenity
Contribution Policy is approved:

Rezoning Application (Location) Paid in 2005 Payment based on Refund
$0.60 per sq. ft.
RZ 04-274895 (5400 Francis Road) $38,000 $2,955 $35,045
RZ 04-273560 (6680 Francis Road) $32,500 $3,685 $28,815
RZ 03-236490 (4680 Blundell Road) $39,500 $3,105 $36,395
TOTAL $110,000 $9,745 $100,255
(Affordable (Affordable Housing | (Affordable Housing
Housing Trust Reserve Fund) Trust Account)
Account)

Staff do not expect to collect the $0.60 per buildable square foot from new single-family
residential rezoning applications because the draft Affordable Housing Strategy is
recommending that these applications be required to include a coach house, legal
secondary suite or fully adaptable/universally accessible flex house in at least 50% of the
new dwelling units.
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Commercial Rezonings:

Staff agree to hold off on applying the amenity contribution to commercial rezoning
applications because:

o This is a new charge that requires further analysis and consultation;

o Paul Rollo does not believe that the two commercial proformas and possible
amenity contributions are applicable to City Centre locations; and

o City staff want to promote commercial (particularly office) development in
Richmond.

Next Steps:
1. Consult with UDI and the GVHBA by December 15, 2006; and

2. Bring a final report to Planning Committee in January 2007 with recommendations
regarding:

a) Establishing a City-Wide Interim Amenity Contribution Policy; and

b) How to manage the amenity contributions already provided by RZ 04-274895,
RZ 04-273560 and RZ 03-236490.

3. Prepare to implement the Policy in consultation with UDI and the GVHBA (e.g., develop
a standard proforma format and determine the review/negotiation process).

4. Implement the Policy on rezoning applications received after July 1, 2007.
Financial Impact

In the past year (between September 1, 2005 and September 27, 2006), approximately $752,516
was collected from rezoning and development permit applications and put primarily into the
Affordable Housing Reserve Fund with only a small amount going to the Child Care
Development Reserve Fund. This was typically based on an amenity contribution rate of $0.60
per buildable square foot. In addition to this amount, the development community has
contributed towards neighbourhood parks, public art, transit oriented development, road
improvements and other amenities and services that not only benefited the development but the
community at large.

The proposed City-Wide Interim Amenity Contribution Policy would:

e Increase the minimum contribution to the Affordable Housing Reserve Fund from $0.60
to $2.00 per buildable square foot (where affordable housing units are not built);

e Ensure that $0.60 per buildable square foot is allocated to the Child Care Development
Reserve Fund where a proforma calculating the land lift results in an amenity
contribution of over $2.60 per buildable square foot (and a child care facility is not built);

e Not impact the Public Art Program, which would continue to be voluntary (i.e., developer
provides the public art on-site or contributes $0.60 per buildable square foot to the Public
Art Statutory Reserve Fund).
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Conclusion

Planning Committee and Council has asked staff to report back on and recommend a City-Wide
Interim Amenity Contribution Policy.

Such a policy is needed to determine whether:

o the $0.60 per buildable square foot currently being collected for affordable housing from
multiple-family residential developments is appropriate; and

o the affordable housing contribution received from three single-family residential rezoning
applications last year was correct.

In order to assist with this task, staff hired G.P. Rollo & Associates L.td. to look at what a reasonable
amenity contribution rate could be. Mr. Rollo has concluded that:

o $0.60 per buildable square foot is the most that a single-family residential development
should have to pay in amenity contributions;

o aflat rate of $2.00 per buildable square foot is reasonable for smaller townhouse
developments involving 19 units or less; and

o proformas calculating the land lift should be used for:
- townhouse developments with 20 units or more; and
- all apartment developments.

Staff are prepared to support these recommendations as an interim policy, but are also
recommending that:

o coach house or legal secondary suites be built instead of collecting the $0.60 per buildable
square foot from single-family residential rezoning applications;

o $2.00 per buildable square foot be established as the minimum contribution received from
all multiple-family residential rezoning applications;

o the new amenity contribution policy only apply to new multiple-family residential rezoning
applications received after July 1, 2007.

However, prior to implementing the proposed new City-Wide Interim Amenity Contribution Policy,
it is recommended that this staff report and G.P. Rollo & Associates Ltd. report be referred to the
Urban Development Institute (UDI) and Greater Vancouver Home Builders Association (GVHBA)
for comment and discussion by December 15, 2006.

The City-Wide Interim Amenity Contribution Policy should also be reviewed as part of
implementation strategies for the City Centre Area Plan update, Official Community Plan review,
City Centre Places & Spaces Strategy, and the City-Wide Facilities & Amenities Strategy.

W e

Holger Burke, MCIP
Development Coordinator
(4164)

HB:cas
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Amenitx Contributions from New DeveIoEment

EXECUTIVE SUMMARY

G. P. Rollo & Associates has been retained by the City of Richmond to
examine the merits of adopting developer amenity contribution guidelines for
new residential and commercial development.

The following are the highlights of the Study.

1) The City’s proposed amenity contributions on rezoning are
$0.60 per sq.ft. for single-family residential rezoning and $6.37
per sq.ft. for multiple family and commercial rezoning.

2) There are two methodologies available to determine amenity
contribution amounts, the cost recovery versus the land lift
approach.

a) The land lift approach is the most suitable approach as it
is based on an understanding of the economics of real
estate development.

b) With this approach, it is proposed that the increase in
land value created from rezoning a property be shared
equally between the developer and the City, i.e. 50% of
the land lift will become the developer’'s amenity
contribution.

3) We have examined the economics of development for 10
rezoning case studies to determine whether the City’s guidelines
for amenity contributions are appropriate and achievable. View
the results of these analyses in the accompanying Table 1.
Based on the analyses completed in these case studies we have
concluded that the City’s proposal for amenity contributions of
$6.37 per sq.ft. for multiple family and commercial rezoning is
too high and could have an adverse impact on development
throughout the City.

4) G. P. Rollo & Associates recommends that the City give
consideration to adopting the following policy on amenity
contributions.

“The City of Richmond supports the proposition that new
development help to pay for neighborhood community
amenities. Towards that end, the City is seeking voluntary
amenity contributions from developers on the basis that:

a) Amenity contributions be based on the principle of
sharing the land lift associated with rezoning.
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Amenity Contributions from New Development
[ L L

5)

6)

7)

b) Flat rate amenity contributions should be established for
single family and small (less than 20 unit) townhouse
rezonings. The flat rate amenity contributions should be
set low enough as to not adversely impact development
and provide for flexibility to accommodate changing
market conditions”. Amenity contributions for all other
residential rezonings should be determined by a proforma
based approach.

Furthermore, it is recommended that flat rate amenity
contributions of $0.60 and $2 per sq.ft. of gross building area
should be considered for single family and small townhouse
projects respectively. However, developers should have
recourse to a proforma based approach if project costs,
especially those imposed on the project by the City, do not
warrant developers being able to make amenity contributions.

No amenity contributions are recommended for commercial
rezonings. Further study is required before an amenity
contribution for commercial development, inside and outside the
core, can be recommended.

The City should continue to work with the development industry
to ensure agreement on the City’s amenity contribution policy
and guidelines for amenity contributions. Towards that end, it
is hoped that this Study will assist in those discussions.
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Amenity Contributions from New Development

1.0 INTRODUCTION

Following the introduction of amenity guidelines for new residential
development in the West Cambie area, the City of Richmond is considering
the adoption of further amenity guidelines for residential and commercial
development on a City-wide basis. More specifically, the City wishes to
encourage amenity contributions from new residential and commercial
development based on:

1) $0.60 per sq.ft. of gross building area for single family
rezonings

2) $6.37 per sq.ft. of gross building area for multiple family
residential and commercial rezonings elsewhere in the City on
an interim basis effective in 2007.

The City has retained G. P. Rollo & Associates, Land Economists, to examine
the suitability of these guidelines by testing their affordability for developers
and their impact on several cases of recently completed or currently
proposed development throughout the City, including:

1) Subdivision of single family lots for smaller single family
development.

2) Single-family to townhouse.

3) Single family to low-rise and high-rise apartment.
4) Industrial to high-rise development.

5) Commercial to high-rise development.

6) Single-family to commercial.

More specifically, the tasks to be undertaken by G. P. Rollo & Associates
include:

1) Describing the rationale and authority for developer amenity
contributions.

2) Discussing methodologies for determining amenity charges.

3) Examining the extent to which other Lower Mainland
jurisdictions seek voluntary developer amenity contributions.

4) Using a case study approach to determine the affordability and
impact of the City’s proposed amenity payment contributions.

5) Recommending a developer amenity policy and amenity
payment guidelines for new residential and commercial
development.
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Amenity Contributions from New Development

2.0 ASSUMPTIONS AND LIMITING CONDITIONS

This Study is governed by the following assumptions and limitations:

1)

2)

3)

This Study is examining only the basis or methodology for
determining amenity charges from new development in the City.
The Study is not:

a) Determining how the amenity funds should be spent.

b) Attempting to resolve the issue of whether amenity
charges should be imposed on the development industry.
Resolution of the differing opinions on the subject is
outside the scope of this Study and subject to future
discussions between the development industry, Richmond
staff and Council.

The determination of amenity charge methodology and possible
amenity charges has been illustrated with ten case studies
suggested by the City of Richmond. Details of the cases,
including site size, gross building area, floor area ratio, and City
costs (development permit, subdivision, building permit,
servicing agreement and development cost charges) have been
provided by the City.

Determining what amount of amenity charge is possible or can
be supported in new residential and commercial development
requires an understanding the economics of development.

a) The ten case studies used in this Study analyse the
economics of development based on standard industry
“developer proformas”.

b) These developer proformas require input for variables
such as land and construction costs, development or soft
costs, financing, and profit requirements. Differing
opinions regarding these variables complicates the
discussion of the economics of development and the
affordability and impact of amenity charges.

c) G.P. Rollo & Associates has discussed cost and revenue
trends with the development community in an attempt to
narrow the variation in assumptions and focus discussion
on what amount of amenity charge can be supported by
new development. Nonetheless, differing views regarding
revenues and costs will remain and affect the industry’s
views of what magnitude of amenity charges can be
supported by new residential and commercial

development. Accordingly, the real purpose of this
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4)

5)

6)

7)

8)

Study is to provide an analysis for government and
development industry stakeholders to review and form
the basis of additional discussions that will culminate in
an agreed upon amenity policy and charges.

Development cost charges used in the ten case studies utilize
the City’s proposed new DCC Bylaw.

City of Richmond development permit and building permit costs
assumptions used in the Study’'s ten case studies have been
adjusted for inflation to provide current (2006) estimates of
cost.

No responsibility is assumed for legal matters, questions of
survey and opinions of title with respect to the ten cases.

Statements contained within this study which involve matters
of opinion, whether or not identified as such, are intended as
opinion only and not as representations of fact.

This report is intended to be read in its entirety; individual
sections should not be extracted or reproduced or in any way
utilized independently of the complete report.

This study is qualified in its entirety by, and should be considered in light of
these limitations, conditions and considerations. [f, for any reason,
changes should occur which influence the basic assumptions stated
previously, the findings and recommendations contained in these analyses
should be reviewed with such conditions in mind and revised if necessary.

major
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3.0 DEVELOPER AMENITY CONTRIBUTIONS

Governments are increasingly seeking to augment traditional ways(1) of
funding new community infrastructure and amenities by having new urban
development make significant contributions to the cost of infrastructure.
Approaches to generating revenues from new development include DCC's,
and amenity contributions (through voluntary contributions, density bonus
zoning and comprehensive development zoning).

The following describes legislation and regulations governing amenity
contributions, alternate approaches to securing amenity contributions, and
the City of Richmond’s experience in obtaining developer amenity
contributions.

3.1 Legislation + Regulations Governing Amenity Contributions

1)} Local Government Act, Section 904

a) Section 904 of the Local Government Act lays out the
conditions that local government must follow with
respect to amenity contributions.

b) The basic premise for local government seeking amenity
contributions is that a change of use through rezoning as
well as increases in permitted densities beyond density
entitlements specified in a zoning bylaw can generate
value and that the community has a right to retain some
of that value, either in the form of amenities or affordable
housing.

c) The Act allows local governments to enact provisions to
permit developers to exceed base density in exchange for
affordable or special needs housing or other amenities
specified in a schedule.

d) However, the act does not speak to amenities secured
from rezoning. Accordingly, amenities sought on rezoning
have to be addressed by voluntary contributions. These
contributions cannot be required by municipal bylaw, but
local government does have the legal authority to deny a
rezoning if it imposes a financial burden on a community.
The voluntary provision of amenities can address this
concern.

' Operating budgets or surpluses, debt, grants from senior government, special sources of
revenue (e.g. casinos) and development cost charges.
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e) Whether rezoning or seeking bonus development, additional
land value is created. The fundamental question arises as to
how this increase in land value should be split or enjoyed by
the developer and local government.
argues it is responsible for allowing increased value so it
should be able to enjoy some of the benefit along with

f)

developer.

However, there is a great deal of controversy over if and

how this split should occur.

i) Developer perspective:

The development industry holds the view that
rezoning involves risk and cost, therefore the
benefits of a successful rezoning (which usually
includes a lift in land value) belong to the
developer.

ii) Local government perspective:

Government argues that it was responsible for
allowing the rezoning or increased density that
led to the increase in value and therefore it
should retain some or all of the increase in value
to offset the cost of growth.

Government argues that developers have the
option of buying already zoned development
sites at current market value and that acquiring
development rights via rezoning should not
involve any less total land cost than acquiring
development rights by buying already zoned
land. Developers should be compensated for
the cost of rezoning and for absorbing the risk,
but should not earn additional revenue from
government’s granting development rights
through rezoning or bonus density when there is
potential for development from rezoning or
increased density to impose financial burdens
on the community.

Often the community
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3.2 Approaches to Securing Amenity Contributions

As stated previously there are two situations where government can seek
amenity contributions — at the time of rezoning and when a developer seeks
increased density beyond the basic entitiement specified in a zoning bylaw.
This Study is focused on determining amenity contributions sought at the
time of rezoning.

1)

2)

3)

4)

More specifically, this Study examines rezoning of residential,
industrial and commercial properties to higher density
residential, commercial or mixed residential and commercial
development. Rezoning can be to a stated zone or via a
comprehensive development (CD) zoning process.

At the time of rezoning, government seeks a voluntary
contribution from the property developer.

The potential for a development to afford an amenity
contribution depends on the economics of the project (which
often involves a change in land use and almost always involves
an increase in density).

There are two methodologies for determining the basis of an
amenity contribution:

a) Cost recovery approach: government determines the cost
of amenities proposed for a newly developing
neighborhood and spreads the cost of these amenities on
a pro-rata basis amongst new development. The difficulty
with this approach is that it is imposed on the
development industry without giving any consideration to
its economic impact on the viability of new development.

b) Land lift approach: as a result of rezoning the underlying
value of the land is increased. The increase in land value
(commonly called the land lift) is then shared between
government and developers. The amount of the increased
land value is a function of the economics of development
hence this approach reflects market expectations
regarding development costs and revenues and developer
profit expectations., This approach is generally
acknowledged as the most appropriate approach for
government to pursue as it takes into account the
realities of the marketplace.
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5) Estimating the value of the land lift on rezoning.

There are different approaches one can employ to estimate the
increase in land value from rezoning a property.

a) Approach #1, Observing Land Sales Transactions:

This is an easily understood approach that is based on
value of land observed from comparable land sales
transactions.

i) Examine property sales transactions before and after
zoning to establish land value per sgq.ft. of gross
building area {(gba). Apply the values per sq.ft. of gba
to potential gross building area possible under the
existing and proposed rezoning and the increased
value will be apparent.

e The advantage of this approach is that it is easy
to understand and apply. Also, it does not
require one to have to address the many
revenue and cost assumptions required in the
alternate developer proforma approach to
estimating underlying land value.

e However, a difficulty in employing this approach
in an area under transition is that there often
will not be sufficient land sales transactions
upon which to estimate the increase in land
value. There is also a danger that comparable
land sales will underestimate land value in a
rising market or in situations where a proposed
land use contains a mix of uses not currently
experienced in the market. Thus, the use of
comparable land sales (where there are few or
no such comparable land sales) will introduce a
large amount of subjectivity and lead to an
underestimation of the value of the land.

ii) Alternately, one can estimate the value of the property
using assessed values for both the existing property in
its current use and the assessed value of properties
comparable to the rezoned use.

e But to utilize this approach, one must first
adjust assessed values to current market
values. Assessed values are set mid year based
on sales transactions in the mid vyear
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preceding the assessment date. So 2006
assessed values are based on market values at
mid year 2005.

A phone call to the area assessor will enable
one to determine the increase in market values
that has occurred since the last time assessed
values were set and today.

Dangers of using this approach include the
Assessment Authority may have set base
values low in order to minimize criticism of the
assessment and the “mass appraisal” nature of
the assessment may not allow for precision in
estimating the value differences between some
similar properties. Comparing actual sales to
values indicated by adjusted assessed values
(see above) will allow one to determine the
appropriateness of using adjusted assessed
values to determine the base land value before
rezoning.

b) Approach #2, Developer Proforma Approach:

i)

i)

This more sophisticated approach to estimating the
value of land supported by new development and is
based on using a developer proforma to determine
what value of land can be supported given the
revenue, cost and profit requirements for a proposed

development.

The developer

process:

Estimate the value of the proposed development
(for non-income producing real estate such as a
residential strata project or for income
producing properties such as a mixed retail and
office development).

Estimate construction and development (soft)
costs.

Determine the developer’'s profit requirement
(e.g. 12% on project costs).

proforma approach allows one to
determine the underlying land value of land for a
proposed development by pursuing the following
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e With the developer proforma (usually
computerized), determine what value can be
paid for the land to achieve the developer’'s
desired profit requirement. The value of land
that supports the 12% profit requirement is the
estimated value of the land upon rezoning.

iii) The value of land before rezoning can be established
three ways:

o By observing property transactions and using
comparable sales to determine the value of the
property on a per sq.ft. of land or per sq.ft. of
gba basis (with gba being typical of what would
be permitted under the existing zoning).

e By adjusting assessed value to current market
value as per the approach suggested above.

e By using a developer proforma model, as
described above, to determine the value of land
for development permitted under the existing
zoning.

iv) Once the increased value of land is estimated, the City
can then determine the proportion of the land lift it
feels is appropriate to ask from a developer. The City
of Richmond is proposing to split the land lift on a
50%/50% basis - 50% being retained by the
developer and 50% being paid by the developer to the
City, this being the developer’s amenity contribution.

6) As stated previously, the process of obtaining amenity
contributions from the development industry is a negotiated not
legislated process.

a) Effective negotiation requires that both sides understand
the economics of development and how greater density
realized from rezoning impacts project viability and the
underlying value of land.

b) It is the valuation of land before and after rezoning that is
the difficult part of the process for planners, not
determining how to split the increased land value
between government and developer.

c) Planners are often uncomfortable in dealing with the
mathematics of real estate development and often their
policy analysis regarding issues such as amenity
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contributions make general suggestions for approaches
with little understanding of their impact on the market.
Hence, it is not uncommon for government to receive
complaints from the development industry on the
inappropriateness of amenity contributions proposed by
government.

7) Government and developer concerns regarding the application of
amenity contribution guidelines include:

a) The City requires that the approaches or models employed in
determining amenity contributions address the following

b)

concerns:

i) They are clearly within the legal boundaries set by
provincial legislation.

ii) They are administratively appropriate and do not
require a high amount of staff time.

iti) They are easily understood.

iv) Data requirements are easily obtained and likely to be
understood and agreed to by developers.

v) They are consistent with the City's objectives for
public amenities as outlined in the City's official
Community Plan

vi) They define an appropriate value of amenity
contribution that is commensurate with the
development value that is being conferred.

vii) They rely on incentives to the extent possible.
Developers must be given reasonable options: develop
under existing zoning or choose to seek additional
entitlements.

Developer concerns are related to the recommended

approach for securing community amenity contributions:

i) Not impairing project viability and the incentive to
develop in Richmond.

ii} Being based on some understanding of the economics
of development.

iii) Being based on simpler approaches that lead to
quicker processing of zoning and consideration of
bonus density............... time is money.
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iv) Being equitable and leaving some share of increased
land value for developers, this to compensate them for
the risk they perceive being involved in rezoning
properties and redeveloping neighborhoods.

v) Being administered by staff who have an
understanding of the development process and
economics of development. This is particularly
important when amenity contributions are based on
residual land value techniques that require a basic
understanding of real estate development.

3.3 City of Richmond Experience with Amenity Payments

1) Uses a density bonus system, stipulated in the City's Zoning
Bylaw, for its high density residential zone and mixed use
commercial zones in its City Centre. Project proponents can
garner additional density in exchange for public amenity space
(space provided in a building for the use of the general public in
pursuing business, educational, cultural, social and recreational
activities. However, in the Downtown Commercial (C7) District
it is difficult to get additional density above 3.0 floor area ratio
because of building height restrictions and soil/parking
limitations.

2) Richmond accepts voluntary contributions offered during the
development approvals process. Cash and in-kind amenity
contributions are used to support non-market housing, childcare
facilities and the provision of public art. Cash-in-lieu collected is
deposited into reserve funds and allocated to eligible capital
projects.

3) The City also recently indicated it would accept developer
contributions toward transportation infrastructure improvements
needed to accommodate the Richmond-Airport-Vancouver
SkyTrain line. The City has established a $4 per sq.ft.
recommended voluntary contribution. This $4 per sq.ft. has
now been incorporated into the proposed new DCC Bylaw.

4) Recently the City has adopted the amenity contribution
guidelines for the West Cambie Alexandra neighborhood. These
contributions are for multiple family development. The West
Cambie amenity contributions only apply to rezoning from single
family to multiple family housing (i.e. there were no amenity
contributions proposed for single family housing or commercial
development).
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More specifically, the City created the following Interim Amenity
Guidelines for developer contributions in the West Cambie
Alexandra neighborhood. The amenity charges are based upon
the cost methodology approach, not the land lift approach. The
amenity guidelines are as follows:

a) Child care contribution: for each buildable square foot,
the City may receive a developer financial contribution of
$0.60, based on the proposed FAR in the development,
to assist in paying for child care facilities.

b) Affordable housing contribution: if developers choose not
to build affordable housing, the City may receive a
developer financial contribution of $5.10 per buildable
square foot for affordable housing, based on the proposed
FAR in the development.

c) City public realm beautification contribution: for each
buildable square foot, $0.60, based on the proposed FAR
in the development, to assist in paying for city
beautification works (e.g. High Street: streetscaping,
public realm, walkways, plazas, feature landscaping).

d) Community and engineering planning cost contribution:
for each buildable square foot, the City may receive a
developer financial contribution of $0.07, based on the
proposed FAR in the development, to assist in paying for
community planning and engineering costs to plan
community land use, services and infrastructure.

5) With developers already making these contributions in the West
Cambie area, the City is considering expanding the principle of
developer amenity contributions to new development
throughout the City on the basis of:

a) $0.60 per sq.ft. of gross building area for single family
rezonings

b) $6.37 per sq.ft. of gross building area for multiple family
residential and commercial rezonings elsewhere in the
City on an interim basis effective in 2007.

The purpose of this Study is to test the suitability of these proposed
contributions, i.e. to determine whether they can be supported by the “land
lift” methodology for determining what amount of amenity contributions can
be justified by rezonings for new residential and commercial development.
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4.0 EXPERIENCES OF OTHER LOWER MAINLAND JURISDICTIONS

The Richmond Planning Department has undertaken a survey of other Lower
Mainland jurisdictions to assess their experiences in securing developer
amenity contributions. The results of the survey are contained in Appendix
A, Survey of Lower Mainland Jurisdictions.

The survey addresses amenity contributions associated with density
bonusing as well as voluntary amenity contributions associated with
rezoning. The experiences of other jurisdictions with respect to both density
bonusing and voluntary contributions on rezoning are described in Appendix
A.

4.1 Voluntary Amenity Contributions

The following are the highlights of the survey with respect to voluntary
amenity contributions from rezonings.

1) Jurisdictions accepting voluntary contributions on rezoning
include:

a) Burnaby

b) Surrey

¢} Township of Langley

d) City of North Vancouver

e) District of North Vancouver
f) New Westminster

g} Vancouver

2) Jurisdictions considering voluntary contributions on rezoning
include:

a) Coquitlam
b) West Vancouver

3) Jurisdictions that do not pursue voluntary contributions on
rezoning include:

a) Port Coquitlam
b) Delta
c} City of Langley
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4) Basis of amenity contribution:

a)

b)

c)

d)

e)

Burnaby:

i) Policy or practice: infrequent practice.

ii) Policy method: occasionally require an amenity for
very large projects, at rezoning stage.

iii) Amount calculation: case by case basis, without great
influence from planners in the specific value provided.
Usually based on land lift approach.

Surrey:

i) Policy or practice: Council policy.

i) Policy method: Neighborhood Concept Plans (NCP)
specify monetary contribution requirements for new
neighborhoods. Payable at Building Permit Stage, or
at Subdivision stage for single family or duplex zones.

iii) Amount calculation: based on cost recovery
methodology.

Township of Langley:

i) Policy or practice: Council policy.

ii) Policy method: the Neighborhood Plans Policy
capitalizes on voluntary contributions and facilitates
growth consistent with community objectives.

iii) Amount calculation: negotiated amenity provisions,
typically in-kind and on-site.

City of North Vancouver:

i) Policy or practice: Policy.

ii) Policy method: there is a Public Art Reserve Fund to
which developers are encouraged to voluntarily
contribute 1% of construction value. All other
amenities are acquired through the fairly broad density
bonusing program.

District of North Vancouver:

i) Policy or practice: amenity bonuses.

ii) Policy method: an amenity bonusing program, such as
allowing DCC reduction/exemption for provision of
rental units. Majority of amenities are provided
through density bonusing.
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f) City of New Westminster:

i)
ii)

iii)

Policy or practice: Council policy.

Policy method: acquired at rezoning or development
variance permit stage. Council considers quality and
value of proposed amenity before considering rezoning
application. Amenities provided on/offsite or cash in
lieu. Staff, consultant and applicant meet to discuss
economic lift probable from rezoning. The consultant
establishes contribution value from this discussion,
and the staff and applicant continue the application
process alone and determine the specific quantity of
contribution to be provided.

Amount calculation: city retains a land use economist
to determine lift associated with particular rezoning
application. Currently a labour-intensive process. Fees
negotiated, collected and amenities built are recorded
in tracking system, ready to report to Council.

g) City of Vancouver:

)}
ii)

iii)

Policy or practice: policy.

Policy method: Community Amenity Contribution
(CAC) policy implemented at rezoning stage. Payment
as cash or as in kind amenity with associated operated
funds. Administration of the broader “Financing
Growth” which includes DCC and CAC, retains one
exclusive full-time staff position. Payable before
rezoning enactment or before BP issuance if no
development covenant is issued at rezoning stage.

Amount calculation: city wide CAC fee and several
exempt areas that pay their own area specific fees
(had their own public benefit fees established before
CAC). CAC calculation considers population projection
of neighborhood (not individual project).

iv) Specific amount: standard rezoning charged flat CAC

rate of $3 sq.ft. on net increase of allowable floor
space. Non standard rezonings provide negotiated
CAC: large sites (2+ acres; 1+ acre in Neighborhood
Centre), downtown, or change of use from industrial
to residential.
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4.2 Density Bonus + Amenity Contributions

Many jurisdictions secure amenities through density bonusing. The following
examples have been drawn from the Planning Department’s survey of other
jurisdictions. See Appendix A for more detail.

1) Burnaby:

2)

3)

4)

a)
b)

c)

Policy or practice: council policy, zoning bylaw.

Policy method: to be eligible, properties must be located

in one of Burnaby’'s 4 town centres and be rezoned to a
CDD. The amenity value provided must be equivalent in
value to the increase in value attributable to the increase
in FAR. Bonuses range from 0.1 to 0.4 FAR.

Amenity calculation: pre-determined increases in FAR for
each amenity, or negotiated bonus.

Surrey:

a)
b)

Policy or practice: council policy, zoning bylaw.

Policy method: used as a way to encourage the provision
of Neighborhood Concept Plan amenity requirements.
Maximum FAR is significantly lower if NCP amenities are
not provided (e.g. 1 upa versus 23 upa with amenity
provision).

Coquitlam:

a)
b)

c)

Policy or practice: council policy, zoning bylaw

Policy method: available in RM zones (medium-high
density townhouse or apartments) and C4 zone (town
centre commercial).

Amenity calculation: bonus granted proportional to
amenity provided.

City of North Vancouver:

a)
b)

Policy or practice: council policy, zoning bylaw.

Policy method: program includes density bonuses,
transfers and floor area exclusions. No established limit
on the amount of additional density can be granted.
Bonusing may only be approved through a rezoning
process with a public hearing. Density transfers require a
registered covenant on affected properties. The impact
of traffic, height, views, use etc. influences the

Page 16



Amenity Contributions from New Development

5)

6)

7)

amount of bonus granted. The amenity received must
benefit the local neighborhood. Cash in lieu provided is
allocated to one of many reserve funds for the purpose.
Council gives final approval on bonus negotiated between
staff and developer.

c) Amenity calculation: staff determine value of lift through
a proforma or in house appraisal, then determine an
appropriate proportion of the lift, generally 50%, to be
allocated to an amenity.

District of North Vancouver:

a) Policy or practice: council policy, zoning bylaw.

b) Policy method: a density based amenity bonusing
program: maximum allowable density is only granted
with the provision of specified community development
objectives, which are determined by each neighborhood
and adopted in the OCP.

c) Amenity calculation: the amenity is provided, in kind and
or cash “in support”, at a negotiated value associated
with the impact of the project on the neighborhood.

Port Coquitlam:

a) Policy or practice: council policy, zoning bylaw.

b) Policy method: bonuses set within zoning bylaw and on
an ad hoc negotiated basis. OCP, adopted in 2005,
supports amenity bonusing through DP process.

c) Amenity calculation: non standard bonus negotiations
based on an economic analysis of the project, provided
by developer and approved by staff.

City of New Westminster:

a) Policy or practice: council policy, zoning bylaw.

b) Policy method: only high rise multiple family zones are
eligible. The bonus granted (increased units per acre) is
calculated relative to the amount/size of the provided
amenity.
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8) City of Vancouver:

a) Policy or practice: council policy, zoning bylaw.

b) Policy method: extensive bonusing opportunities. Within
zoning bylaw: the DP Board or Director of Planning may
relax any of the regulations of particular zones where it is
satisfied that the relaxation will serve to accomplish
certain social and community goals. Such a relaxation
must consider the submission of any advisory group or
interested party.
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5.0 CASE STUDY METHODOLOGY + ASSUMPTIONS

As discussed in Section 3.0, Developer Amenity Contributions, the “land lift”
approach to determining the amount of voluntary amenity contribution is
considered to be the most appropriate means of creating guidelines for
amenity contribution amounts.

1) The land lift approach will be used to test the appropriateness
of proposed amenity contributions of:

a)

b)

$0.60 per sq.ft. of gross building area for single family
rezonings

$6.37 per sq.ft. of gross building area for muitiple family
residential and commercial rezonings elsewhere in the
City on an interim basis effective in 2007.

2) The appropriateness of the amenity contributions has been
tested by examining ten cases of recent or current rezonings to
determine whether the proposed amounts are less than or equal
to 50% of the land lift associated with each rezoning.

3) The City has chosen the cases to be representative of rezonings

they face and involve:

a)

b)

c)

d)
e)
f)

Case studies #1 + #2: subdivision of single family lots for

smaller single family development

Case studies #3 + #4: single-family to townhouse

Case studies #5 + #6: single family to low-rise and low-

rise apartment

Case study #7: industrial to high-rise development.

Case study #8: commercial to high-rise development.

Case studies #9 + #10: single-family to commercial.

Refer to Appendices B through K to view a description of the
properties involved, existing versus proposed uses and City fees
associated with rezoning.
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4) The methodology used in the ten cases to determine the
justified amenity contribution is based on the following steps:

a)

b)

c)

d)

Step #1: estimate the value of the land supported by the
new land use.

i) ldentify the gross building area and amount of
residential or commercial space.

ii) Estimate project costs including construction costs,
soft or development costs, interest on equity
investment plus financing

iii) Estimate potential revenues that could be realized
on the completion of construction

iv) Determine the underlying land value to be that
which allows the developer to realize a 15% profit
on project cost (project cost equals land,
construction and soft costs, plus interest on equity
and financing during the construction and sales or
leasing period).

Refer to Appendices B through K to view the developer
proformas used to identify the value of land supported by
the new rezoned use.

Step #2: determine the value of the land before rezoning.

i) Obtain the 2006 assessed value of the land in its
existing use.

ii) As 2006 assessed values are based on 2005
market values, increase 2006 assessed values by
20% + (will vary by type of land use and location)
to estimate current market value of the land.

Refer to Table 1, Warranted Developer Amenity
Contributions for Ten Case Study Rezonings, in Section
6.0, Case Studies, to view estimates of land value under
current land uses for each of the ten case studies.

Step #3: determine the amount of the land lift by
subtracting the value of land under its existing use from
the value of land under the new rezoned use.

Step #4: identify the justified amenity contribution as
50% of the land lift.
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5) Assumptions underlying developer proformas utilized in ten case
studies:

a)

b)

c)

d)

e)

f)

The developer proformas used in the ten case studies
(see Appendices B through K) are standard industry
formats.

Construction costs are based on discussions with
developers and are representative of the costs developers
are facing in building new projects today.

Development or soft costs are market determined and
represent the range of additional costs and contingencies
that developers budget for in planning to build new
development.

Financing costs are associated with both developer equity .

and the cost of financing. The cost of developer equity is
assumed to be 10% and the cost of construction
financing is 8%.

Estimates of project revenue, either sales prices or
commercial rents, that will be realized are estimated.

With regards to developer profit requirements:

i) A 10% profit on cost has been utilized for
rezonings to smaller single family lots. This
reflects the competitiveness of the single family
market, and the lower overhead of the many
smaller contractors and developers servicing this
part of the residential market in Richmond.

i) A 12% profit on cost has been utilized for rezoning
to townhouse, low rise and high rise residential
development.
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6.0 CASE STUDIES

Details of the case studies including site plans, land use and zoning before
and after rezoning, city costs plus the developer proforma analyses used to
determine the underlying value of the land upon rezoning are contained in

Appendices B through K.

Case Study #1-Existing Single Family to 2 Single Family Lots

1)
2)

3)
4)

6)

7)

Location: 8300 Block Number 1 Road

Form of Development: a single family lot on No. 1 Road is to be

subdivided and developed with two approximately 2,000 sq.ft.
homes. Existing lane has already been developed.

Developer Proforma Analysis: is contained in Appendix B.
Indicated Land Lift from Rezoning: $5,960

Justified Amenity Contribution: $2,980 or $0.75 per sq.ft. of
gross building area.

Comments: a developer’'s profit of 10% has been employed in
this analysis. This is a very competitive market containing
numerous smaller developers, many of whom will realize even
lesser profit on development.

Conclusion: the City’s proposal for an amenity contribution of
$0.60 per sq.ft. of building area is warranted.

Case Study #2-Existing Single Family to 7 Single Family Lots

1)
2)

3)
4)
5)
6)

Location: 7511 Bridge Street, South Mclennan

Form of Development: a large single family lot is rezoned for
seven single family lot where a new road is required to service
the lots.

Developer Proforma Analysis: is contained in Appendix C.

Indicated Land Lift from Rezoning: $0

Justified Amenity Contribution: $0

Comments: the total of all City fees is approximately $62,000
per lot, double the fees and charges in Case #1. This is
attributable to the long 30 month rezoning period (time is
money) and the servicing agreement costs of $220,000 for a
new road required for the development. To be able to support
the City’s proposed amenity charge of $0.60 per sq.ft. of
building area, each home would have to sell for approximately
$705,000, approximately $45,000 higher than the $660,000
assumed in Appendix C. This price is unlikely to be able
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to be achieved in this transitioning neighborhood. If this were a
west side location, the higher selling price might be achievable
and the amenity contribution justified.

7) Conclusion: the City’s proposal for an amenity contribution of
$0.60 per sq.ft. of building area is not warranted.

Case Study #3-Existing Single Family to Townhouse @ 0.65 FAR
1) Location: 9600 No. 3 Road

2) Form of Development: three single family lots are rezoned to
accommodate 16 townhouse units

3) Developer Proforma Analysis: is contained in Appendix D.
4) Indicated Land Lift from Rezoning: $112,000

5) Justified Amenity Contribution: $56,000 or $2.42 per sq.ft. of
gross building area.

6) Conclusion: the City’s proposal for an amenity contribution of
$6.37 per sq.ft. of building area is not warranted. Based on the
assumptions contained in the accompanying developer proforma
analysis, a lower amenity contribution of $2.42 per sq.ft. of
building area is warranted.

Case Study #4 — Single Family to Proposed Townhouse @ 0.65 FAR
1) Location: Alexandra Road and No. 4 Road, West Cambie

2) Form of Development: rezoning of single family lots to
townhouse at 0.65 FAR

3) Developer Proforma Analysis: is contained in Appendix E.
4) Total Land Lift from Rezoning: $0
5} Justified Amenity Contribution: $0

6) Comments: an additional $8 per sq.ft. has been added to
construction costs for airport noise-mitigation and this impacts
the land lift for this project.
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Case Study #5 — Existing Single Family to Apartment @ 1.5 FAR

1) Location: 6033 Katsura Street, North Mclennan Neighborhood

2) Form of Development: single family lots rezoned to apartment

at FAR of 1.75
3) Developer Proforma Analysis: is contained in Appendix F.
4) Indicated Land Lift from Rezoning: $530,100

5) Justified Amenity Contribution: $265,050 or $3.15 per sq.ft.

of gross building area.

6) Conclusion: the City’s proposal for an amenity contribution of
$6.37 per sq.ft. of building area is not warranted. Based on the
assumptions contained in the accompanying developer proforma
analysis, a lower amenity contribution of $3.15 per sq.ft. of

building area is warranted.
Case Study #6 — Single Family to Apartment @ 1.5 FAR
1) Location: 9200 and 9300 Block Odlin Road, West Cambie

2) Form of Development: proposed single family to apartments at
a 1.5 FAR where a new road is required that is still at the pre-

application proposal stage in the West Cambie area.
3) Developer Proforma Analysis: is contained in Appendix G.
4) Indicated Land Lift from Rezoning: $2,415,400

5) Justified Amenity Contribution: $1,207,700 or $4.27 per sq.ft.

of gross building area.
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Case Study #7—-Existing Industrial to High Rise Residential @ 3.0 FAR
1) Location: 7571 Alderbridge Way

2) Form of Development: existing industrial to high rise
development at a 3 FAR

3) Developer Proforma Analysis: is contained in Appendix H.
4) Indicated Land Lift from Rezoning: $3,161,362

5) Justified Amenity Contribution: $1,580,681 or $5.71 per sq.ft.
of gross building area.

6) Conclusion: the City's proposal for an amenity contribution of
$6.37 per sq.ft. of building area is not warranted — an amenity
charge of $5.71 per sq.ft. of building area is justified. An
additional $8 per sq.ft. has been added to construction costs for
airport mitigation measures and reduces the justified amenity
contribution relative to similar high rise development in Case
Study #8.

Case Study #8 — Commercial to Proposed High Rise Residential @ 3.0
FAR

1) Location: 8080 Granville Avenue

2) Form of Development: rezoning from commercial to high rise
residential at an FAR of 3.0.

3) Developer Proforma Analysis: is contained in Appendix |.
4} Indicated Land Lift from Rezoning: $2,622,653

5) Justified Amenity Contribution: $1,311,327 or $7.56 per sq.ft.
of gross building area.

6) Conclusion: the City’s proposal for an amenity contribution of
$6.37 per sq.ft. of building area is warranted.
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Case Study #9 — Existing Single Family to Commercial

1)
2)

3)

4)

5)

Location: 11000 No. 5 Road

Form of Development: existing single family lots being rezoned

for 30,000 sq.ft. strip commercial development.

Rezoning Based on Current Land Value for Existing Use

a) Developer Proforma Analysis: is contained in Appendix J.

b) Indicated Land Lift from Rezoning: $0.

c) Justified Amenity Contribution: $0

Rezoning from a Historical Perspective (i.e. looking backwards
to date of rezoning application)

a) Financial Analysis: is contained in Appendix J
b) Indicated Land Lift from Rezoning: $289,000

c) Justified Amenity Contribution: $144,500 or $4.91 per
sq.ft. of building area

Conclusions: if the City had applied an amenity contribution at
the time the rezoning application was made, the potential land
lift that occurred after rezoning would have supported an
amenity contribution of $4.91 per sq.ft. of building area.

Case Study #1710 — Proposed Single Family to Commercial

1)
2)

3)

4)

Location: Garden City Road and Alderbridge Way

Form of Development: rezoning from single family to Wal Mart
shopping centre

Rezoning Based on Current Land Value for Existing Use

a) Developer Proforma Analysis: is contained in Appendix K,

b) Indicated Land Lift from Rezoning: $0.

c) Justified Amenity Contribution: $0

Rezoning from a Historical Perspective (i.e. looking backwards
to date of rezoning application)

a) Financial Analysis: is contained in Appendix K
b) Indicated Land Lift from Rezoning: $4,586,000

c) Justified Amenity Contribution: $2,293,357 or $5.76 per
sq.ft. of building area
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5) Comments: this is a very complicated project that requires far
greater analysis of costs and potential income before an
assessment of land lift and amenity contributions can be
determined. Accordingly, the analysis and comments regarding
the economics of Case Study #10 are meant to provide only a
cursory review of the project.

6) Conclusions: if the City had applied an amenity contribution at
the time the rezoning application was made, the potential land
lift that occurred after rezoning would have supported an
amenity contribution of $5.76 per sq.ft. of building area.

6.2 Concluding Observations

Based upon the land lift analyses contained in Appendices B and K, as
highlighted Section 6.1, Case Study Analyses, we offer the following
comments regarding the potential for a City wide residential and commercial
development as proposed by the City of Richmond.

1) Refer to Table 1, Warranted Developer Amenity Contributions
for Ten Case Study Rezonings, to view a summary of the land
lift and justified amenity contributions resulting from the
analyses in the accompanying Appendices B through K.

2) Based upon the analyses we have completed, we believe that
the amenity contribution guidelines proposed by the City are not
justified under current market conditions. They are too high and
should be lowered. Refer to the following Section 7.0, Amenity
Charge Policy and Contribution Guidelines, for further
discussion.

3) While a City wide amenity charge is attractive for its simplicity
and the certainty that it brings to the development industry, it is
not appropriate due to:

a} Varying market conditions, e.g. in the Town Centre
versus western versus eastern (east of No. 3 Road)
Richmond.

b) The high cost of new infrastructure in newly developing
neighborhoods (e.g. West Cambie) versus redeveloping
neighborhoods where the basic servicing infrastructure is
in place.
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Amenity Contributions from New Development

4) G. P. Rollo & Associates recommends that a proforma based
system, augmented by a flat rate system be used to determine

5)

amenity contributions on rezonings for residential projects:

a) Use a flat rate for single family rezoning and small (e.g.
less than 20 unit) townhouse projects. By way of
illustration we believe that amenity contributions of
$0.60 and $2 per sq.ft. of gross building area for single
family and small townhouse projects respectively should

be considered by the City.

b) Use a proforma based methodology for all other

residential projects.

c) It is recommended that amenity contributions for comm-
ercial projects not be considered until additional research
can be completed to determine what contributions are

warranted.

The advantages of a proforma based approach for residential

rezonings are:

a) It recognizes differences in market demand, soil
conditions, site servicing costs, project viability and land

lift in different parts of the City.

b) It is more equitable than a City wide flat rate for both

developers and the City.

c) It provides a vehicle (developer proformas) for the City
and developers to speak directly to each other to address

issues of project viability, land values and land lift.

d) While more complicated to administer than a City wide
flat rate system, City staff with a real estate background
assisted by outside consultants (e.g. appraisers and land
economists) will be able to undertake and/or analyze
developer proforma analyses to determine land lifts and
amenity contributions. The developer proformas used in
this Study, for example, are “plug and play” excel
proformas that can be used by the City to determine land
lift and amenity contributions. The proforma analyses can
easily be changed to bring them up to any standard of
analysis required by the development community, leaving
developers and the City to focus on major issues that
both could have valid differences of opinion, including,
but not limited to selling prices, quality of development,

construction costs.
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6) Having completed the ten case studies, we offer the following
comments regarding the level of amenity contribution that could
be expected by each of the land uses examined in this Study. It
is important to note that these are only general comments - the
exact amount of amenity contributions supported by individudal
rezonings will vary by location, soil conditions, quality of
development, site servicing requirements.

a) Rezoning to Smaller Single Family Lots:

i)

i)

There is greater potential for the $0.60 per sq.ft.
of gross building area amenity contribution to be
supported in western infill than newly emerging
eastern areas.

However, this opportunity could be lessened in
circumstances where lane costs will increase the
cost of housing. The potential for the market to
absorb these cost increases is higher in western
than in eastern infill locations.

b) Rezoning to Townhouse:

d)

i)

ii)

Rezoning to Low Rise Apartment: our analyses indicate
that, generally speaking, rezonings to low rise apartment
should be able to pay amenity contributions in the order

Outside of newly developing areas such as West
Cambie, there is a case for developers making
amenity contributions. However, we believe that
the proposed $6.37 per sq.ft. contribution is too
high and that a lower charge in the $2.00 to $4.00
range is more likely to be indicated by the
recommended proforma approach to determining
amenity contributions.

Generally speaking, larger projects are able to pay
a greater amenity contribution than smaller
developments.

of $3 to $4 per sq.ft. of gross building area.

Rezoning to High Rise Apartment:

i)

i)

All rezonings to high rise apartment projects should
use the proforma based approach to determine
amenity contributions.

It is expected that most rezonings to rise
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development in the core should be able to pay the
City's proposed $6.37 per sq.ft. amenity charge.

e) Rezoning to Commercial:

i)

ii)

iii)

The two commercial case studies have examined
development in non-core locations only.
Accordingly, we are not able to offer comments
regarding rezoning to commercial development in
the Town Centre.

In neither of the commercial cases (#9 and #10),
was a land lift and amenity contribution warranted
if a developer was to consider acquiring the land in
2006 and proceed to rezone and develop the site.
However, from a historical perspective, i.e. looking
back to the time that the rezoning application was
made, the value of the land would have been much
lower and hence a land lift would have been
supported and an amenity contribution warranted.
From this historical perspective, cases #9 and #10
support amenity contributions of $4.91 and $5.76
per sq.ft. of building area respectively. Both are
below the City’s proposed $6.37 per sq.ft. of
building area.

However, we believe that it is not possible to make
a generalization about land lift and amenity
contribution from these limited case studies, and
recommend that commercial rezonings not be
assessed amenity charges until the economics of
these projects are better understood.Rather, we
believe that the most appropriate methodology for
determining amenity contributions from rezonings
for new development is a proforma based approach
similar to that illustrated in this Study’s ten cases.

7) With regards to the proforma based approach to determining
land lift and amenity contributions, we note that there is likely
to be differences of opinions between G. P. Rollo & Associates,
the City and developers regarding revenue, cost, and profit
assumptions we have used in our Appendix B through K

analyses.

Recognizing that, we believe it is important to

highlight those factors that could make the land lift and amenity

contributions higher or lower than we have indicated in Table 1.
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Factors Justifying Lower Land Lift and Amenity Contribution

a) The continuing high cost of construction will not be able
to be absorbed by housing consumers. This will cause a
slow down in housing prices and lower the profitability
and underlying land value of new residential development
in the City.

b) The high cost of infrastructure that will characterize new
multiple family and commercial development in new
neighborhoods such as West Cambie.

c) A changing developer profile, especially in the single
family market, where smaller and/or inexperienced
developers are attracted to the City and increase the
demand for existing lands. Experienced developers have
been commenting for at least the past year that this is
occurring throughout the entire Lower Mainland,
decreasing the viability of new development.

Factors Justifying Higher Land Lift and Amenity Contribution

a) Multiple family residential construction costs could be $5
to $10 lower per sq.ft. than we have assumed. There
are opportunities for developers to achieve lower
construction costs based on the quality of construction,
mix and size of units, soil conditions, etc. There will be
opportunities for some developers to build new residential
projects with lower costs than we have assumed. For
those, the underlying land value and justified amenity
contributions will be higher than indicated in this Study.

b) Recognizing the competitiveness of the development
industry, some developers will choose to accept a lower
profit than have been assumed in the ten case studies.

c) Market prices and rents, while they may slow relative to
the recent past, will still continue their upward trend(’).
Developers argue that an amenity charge must be passed
on to consumers who cannot continue to absorb
increasing housing prices and that demand, therefore, will
decrease. While we acknowledge that housing prices
increases cannot be maintained at recent rates, we do
not believe that the overall demand for housing in

' The Real Estate Board of Greater Vancouver’'s MLS Housing Price Index indicates that
Richmond detached, attached and apartment prices have increased 24.6%, 23.3% and 24%
respectively over the past 12 months.
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d)

Richmond will fall over the next 1-2 years at least.
However, rising house prices will continue to adversely
affect housing affordability for those with lower to
moderate incomes.

For larger residential and commercial development,
developers will be able to buy land well in advance of
development potential being realized. These lower land
costs could enable these projects to absorb higher
infrastructure costs and support higher land lifts and
amenity contributions. Where a land lift and amenity
contribution could be warranted in the future is when
developers acquire green field sites with very low land
values, and even with holding costs and rising land value,
development potential is so high that a land lift and
amenity contribution would be warranted.
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7.0 AMENITY CHARGE POLICY AND GUIDELINES FOR CONTRIBUTIONS

Based on the analyses we have conducted in this Study plus discussions
with the City of Richmond and a sample of developers, we offer the
following comments and suggestions for a City amenity policy and guidelines
for amenity contributions.

1) An amenity contribution policy should consider the needs of
both the City (representing the public) and the development
industry.

a) City Aspirations and Views:

i) Amenity contributions are needed to pay for
neighbourhood amenities required by new
residents.

ii) Developers should take the lead in developing and
funding amenities in the neighbourhoods they
create.

iii) The City is supportive of the development industry
and wishes to create amenity guidelines that do
not have an adverse impact on the viability of new
development.

iv) The City recognizes that there are applications for
both cost recovery and land lift approaches
determining desirable amounts of amenity
contributions.

v) With respect to the land lift approach, the City
believes that amenity contributions should be
based on an equitable approach for both the City
and developers. Accordingly, the City wishes to
consider splitting land lifts from rezoning on a
50%/50% basis. The City’s share of the land lift
would constitute the developer’'s amenity contri-
bution.

vi) The City wishes to create easily understood and
administered contribution guidelines, and hence is
attracted to the idea of City wide flat rate
contributions.
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b) Developer Perspectives:

i)

ii)

iii)

iv)

v)

Vi)

Recognizing the trend of Lower Mainland
municipalities to encourage developers to make
voluntary contributions to neighbourhood
amenities, the industry reluctantly recognizes that
it will have to pay an amenity contribution in the
City of Richmond.

Developer’'s often view amenity contributions as a
tax on development that must be passed on to
housing consumers and therefore adversely
impacts housing affordability.

Developers will argue that the City does not
understand the economics of development and
therefore could propose unrealistic and too costly
amenity guidelines that will impair new residential
development in the City and adversely impact the
affordability of housing.

Developers believe that a City wide flat rate
amenity cost is inequitable and unworkable as it
does not reflect the differences between
neighbourhoods with respect to location (west
versus east) and the state of neighbourhood
infrastructure or having to deal with airport noise
mitigation measures.

Developers are concerned that the City, having
formulated amenity contributions in a strong
housing market, will not have the incentive or
flexibility to adjust contribution rates to changing
market conditions, i.e. to rates that would be
supported in the falling part of the housing market
cycle.

Many developers would argue that a bonus density
approach to obtaining amenities is a better way to
encourage the development industry to develop
neighbourhood amenities.
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2) Having considered the views of both the City and development
industry, G. P. Rollo & Associates has concluded:

a) That an equitable plus easily understandable and
administered amenity contribution can be set up in the
City of Richmond. Such a system should be formulated
through continuing dialogue between the City and the
development industry.

b) The City and development industry, through GVHBC and
UDI, have been engaged in discussions regarding amenity
contributions. Those discussions should become more
focused on actual cases of proposed development so that
both sides will obtain a better understanding of issues
and the ability of the industry to pay amenity
contributions.

c} Towards that end, it is hoped that this Study could be
used as a starting point for these more detailed
discussions. The result of this more transparent process
will be each side’s greater understanding of the broader
need for amenity contributions and the other’s position on
the subject. Flowing from this dialogue, we believe that
City staff and Council will be able to formulate an
amenity policy and contribution guidelines that best help
to meet community needs and are as equitabe as
possible.

3) G. P. Rollo & Associates recommends that the City give
consideration to adopting the following policy on amenity
contributions.

“The City of Richmond supports the proposition that new
development help to pay for neighbourhood community
amenities. Towards that end, the City is seeking voluntary
amenity contributions from developers on the basis that:

a) Amenity contributions be based on the principle of
sharing the land lift associated with rezoning.

b) Flat rate amenity contributions should be established for
single family and small (less than 20 unit) townhouse
projects. However, developers should have recourse to
request a proforma based approach to address situations
where project costs, particularly those imposed by the
City, are too onerous for the developer to pay and be able
to support an amenity contribution.
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c) Amenity contributions for all other residential rezonings
should be based on a proforma approach.

4) With respect to actual guidelines for amenity contributions, we
recommend that the City give consideration to the following:

a) For single family rezonings: should have an amenity
contribution rate of $0.60 per sq.ft. of building area.
Individual developers can then present arguments, based
on proforma analyses to argue that the $0.60 per sq.ft.
contribution is not justified and the City and developer
will then negotiate an appropriate amenity contribution.

b) For townhouse rezonings:

i) An amenity contribution of $2 per sq.ft. of gross
building area should be considered for smaller
(under 20 unit) townhouse projects.

ii) All other townhouse projects should have amenity
contributions determined by a proforma based
approach.

c) Low Rise and High Rise Apartment Projects: amenity
contributions for all apartment projects should be
determined by a proforma based approach.

d) Amenity charges for commercial development

i) No amenity contributions are recommended for
commercial rezonings.

ii) Further study is required before an amenity
contribution for commercial development, inside
and outside the core, can be recommended.
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8.0 CONCLUSIONS

G. P. Rollo & Associates has been retained by the City of Richmond to
examine the merits of adopting developer amenity contribution guidelines for
new residential and commercial development.

1) Of the two approaches available, the land lift and the cost
recovery methods, the land lift approach is considered to be the
best approach for the City to adopt.

2) We have examined the economics of development for 10
rezoning proposals to determine what amounts of amenity
contributions should be pursued by the City. Based on these
analyses we have concluded:

a) The City’'s proposal for amenity contributions of $0.60
per sq.ft. for residential rezonings and $6.37 per sq.ft. for
multiple family and commercial rezoning is too high and
could have an adverse impact on development throughout
the City.

b) City wide flat contribution rates are not appropriate to
adopt. A more flexible system that uses a flat rates for
single family and small (less than 20 unts) townhouse
projects and proforma based approach to all other
residential rezonings is more equitable for the City and
development community and will allow for the creation of
an efficient approval process. Where flat rates are used,
they should be set low enough that they do not adversely
impact new development and allow for downturns in the
real estate cycle.

c) In instances where flat rate amenity contributions cannot
be agreed upon, contributions should be determined on a
case by case basis. Towards that end, consideration
should be given to obtaining 3™ party assistance in
estimating land lift and determining appropriate amounts
for amenity contributions.

d) Recommended flat rates for single family and small
townhouse projects are:

i) For single family rezonings: $0.60 per sq.ft. of
gross building area.

i) For small townhouse rezonings: $2 per sq.ft. of
gross building area.
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e) Amenity charges for commercial development: no
amenity contribution should be required of commercial
rezonings at this time. Further analysis of commercial
projects, inside and outside the core are required before
the issue of amenity contributions from commercial
rezonings can be considered.

3) The City should continue to work with the development industry
to ensure agreement on the City’s amenity contribution policy
and guidelines for amenity contributions. Towards that end, it
is hoped that this Study will assist in those discussions.
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Appendix A

Survey of Other Lower Mainland Jurisdictions
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Amenity Contributions from New Development

Appendix B — Case Study #1

Amenity Contributions For:
Existing Single Family to Two Single Family Lots

With an Existing Lane That Has Already Been Developed



CITY OF RICHMOND

INTERIM AMENITY POLICY

CASE STUDY 1

Type of Application:

Rezoning Application

Form of Development:

Existing single-family to two single-family lots on an arterial
road with existing lane that has already been developed

File Numbers:

RZ 05-318252; SD 05-318258; BP 06-333593; BP 06-333592;

etc.
Address: 8331 No. 1 Road (original and new address)

8335 No. 1 Road (additional new address)
Location: Seafair Neighbourhood

Before Development After Development

Gross Site Area: 674 m? 2 lots x 337 m?
Land Dedication: 0 m2 0 m?2
Net Site: 674 m? 2x337 m?
Floor Area Ratio (FAR): 0.55 0.60
Building Area Allowed: 371 m? 2 x202 m?
Site Coverage: 45% 50%

Permitted Uses:

One family dwelling, with
boarding & lodging and home
occupation

One family dwelling, with
boarding & lodging and home
occupation on each lot

Parking Required: 2 spaces per one dwelling 2 spaces per each dwelling unit
unit (4 in total)

Permitted Height: 2.5 stories 2.5 stories

City’s Rezoning Costs (RZ): $0 $3,000

City’s Development Permit Costs (DP): $0 $0

City’s Subdivision Costs (SD): $0 $28,665

City’s Building Permit Costs (BP): $2,700 estimated $5,400

City’s Servicing Agreement Costs (SA): $0 $0

City’s Development Cost Charge $23,430

Approval Time: 1 month (BP only) 6 months (RZ to BP)

Assessed Value: $314,200 (in 2005) $367,200 (in 2006) —

8331 No. 1 Road only

Notes:

Fast Track application. No amenity contribution. Primary
subdivision cost is Neighbourhood Improvement Charge for
lane upgrading. Typical of many applications on arterial roads.
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Amenity Contributions from New Development

Appendix C - Case Study #2

Amenity Contributions For:
Proposed Single Family to Seven Single Family Lots

Where A New Road is Required to Service
the Lots That Are in Proposal Stage



CITY OF RICHMOND
INTERIM AMENITY POLICY

CASE STUDY 2

Type of Application:

Rezoning Application

Form of Development:

Proposed single-family to seven single-family lots where a new
road is required to service the lots that is still at the proposal

stage

File Numbers:

RZ 04-276082; SD 04-276084

Address: 7511 Bridge Street
Location: South McLennan
Before Development After Development

Gross Site Area: 3,569 m? 3,569 m2

Land Dedication: 0 m? 1,132 m2

Net Site: 3,569 m?2 7 x 320 m? (approximately)

Floor Area Ratio (FAR): 0.55 0.55

Building Area Allowed: 1,963 m? 176 m?2 (approximately)

Site Coverage: 45% 45%

Permitted Uses: One family dwelling, with One family dwelling, with
boarding & lodging and home | boarding & lodging and home
occupation occupation on each lot

Parking Required: 2 spaces per one dwelling 2 spaces per each dwelling unit
unit (14 in total)

Permitted Height: 2.5 stories 2.5 stories

City’s Rezoning Costs (RZ): $0 $2,000

City’s Development Permit Costs (DP): $0 $0

City’s Subdivision Costs (SD): $0 $43,500 estimated

City’s Building Permit Costs (BP): $2,675 estimated $18,000 estimated

City’s Servicing Agreement Costs (SA): $0 $220,000 estimated

City’s Development Cost Charges $164,000

Approval Time: 1 month (BP only) 30 months estimated

(RZ to BP)

Assessed Value: $473,600 (in 2004) $964,000 (in 2006)

Notes:

There is the potential for a Latecomer Agreement on a portion
of subdivision (DCC) costs. Application has been delayed
because the applicant wanted the City to reimburse him for
some of the road dedication and construction costs.
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Amenity Contributions from New Development

Appendix D - Case Study #3

Amenity Contributions For:
Existing Single Family to Townhouse @ 0.65 FAR

On An Arterial Road That is Still in the Process of Being Developed



CITY OF RICHMOND
INTERIM AMENITY POLICY

CASE STUDY 3

Type of Application:

Rezoning Application

Form of Development:

Existing single-family to townhouse at a 0.65 FAR on an
arterial road that is in the process of being developed

File Numbers:

RZ 04-271652; DP 05-293519; SA 05-315487; BP 05-314938;

etc.
Address: 9600 No. 3 Road (original and new consolidated address)
9540, 9560, 9600 No. 3 Road (old addresses)
Location: Broadmoor Neighbourhood
Before Development After Development
Gross Site Area: 1,102 m2, 1,103 m? and 3,308 m?2
1,103 m?2
Land Dedication: 0 m? 0 m?2
Net Site: 1,102 m2, 1,103 m2 and 3,308 m?
1,103 m?
Floor Area Ratio (FAR): 0.55 0.65
Building Area Allowed: 606 m? on each lot 2,150 m2
Site Coverage: 45% 42%

Permitted Uses: One family dwelling, with Townhouses, with boarding &
boarding & lodging and home | lodging and home occupation
occupation on each lot in each dwelling unit (16 in

total)

Parking Required: 2 spaces per each dwelling 1.7 spaces per each dwelling
unit (6 in total) unit (31 required; 36 provided)

Permitted Height: 2.5 stories 3 stories

City’s Rezoning Costs (RZ): $0 $18,360

City’s Development Permit Costs (DP): $0 $4,020

City’s Subdivision Costs (SD): $0 $0

City’s Building Permit Costs (BP): $9,000 estimated (3 houses) $39,545

City’s Servicing Agreement Costs (SA): $0 $29,535

City’s Development Cost Charges $301,050

Approval Time (RZ to BP): 1 month (BP only) 17 months (RZ to BP)

Assessed Value:

$1,111,200 (in 2005) total for
all 3 existing lots

$1,604,000 (in 2006) for land
only on consolidated 9600 No.
3 Road

Notes:

No amenity contribution received. Primary rezoning cost was
contribution in lieu of indoor amenity space. No road or lane
dedication required. Typical development on an arterial road.
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Amenity Contributions from New Development

Appendix E - Case Study #4

Amenity Contributions For:
Proposed Single Family to Townhouse @ 0.65 FAR

Still at the Pre-Application Proposal Stage in the West Cambie Area



CITY OF RICHMOND

INTERIM AMENITY POLICY

CASE STUDY 4

Type of Application: Rezoning Application

Form of Development: Proposed single-family to townhouse at a 0.65 FAR that is still
in the pre-application proposal stage in the West Cambie area
and that assumes the full proposed amenity contribution

File Numbers: None

Address: 9711, 9731, 9751, 9791 Alexandra Road and
4531, 4551 No. 4 Road

Location: West Cambie (Alexandra Neighbourhood)

Before Development After Development

Gross Site Area: 1,299 m2 to 4,047 m2 11,673 m? (residual 1,920 m?
13,593 m? total assumed to be purchased by

adjacent development)

Land Dedication: 0 m2 2,319 m? estimated

Net Site: 1,299 m? to 4,047 m? 9,354 m2
13,593 m? total

Floor Area Ratio (FAR): 0.55 0.65 (no 0.1 density bonus for

affordable housing)

Building Area Allowed: 715 m? to 2,225 m? 6,080 m?

Site Coverage: 45% 40%

Permitted Uses: One family dwelling, with Townhouses, with boarding &
boarding & lodging and home | lodging and home occupation
occupation on each lot in each dwelling unit

(estimated 49 @ 125 m?)

Parking Required: 2 spaces per each dwelling 1.7 spaces per each dwelling
unit (12 in total) unit (84 required; 108

provided)

Permitted Height: 2.5 stories 3 stories

City’s Rezoning Costs (RZ): $0 $3,820 estimated

City’s Development Permit Costs (DP): $0 $5,000 estimated

City’s Subdivision Costs (SD): $0 $0

City’s Building Permit Costs (BP): $18,000 estimated (6 houses) | $85,460 estimated

City’s Servicing Agreement Costs (SA): $0 $95,715 estimated

City’s Development Cost Charges $1,306,360

Approval Time (RZ to BP): 1 month (BP only) 18 months estimated

(RZ to BP)

Assessed Value: $2,443,200 (in 2004) total for | To be determined
all 6 existing lots

Notes: UDI has indicated that it costs an additional $8 - $10 per sq. ft.
for airport mitigation measures in the Alexandra Neighbourhood
that are not included in the above-noted costs.

If the applicant took advantage of the 0.1 density bonus and
provided some affordable housing, the rezoning costs would
drop to an estimated $126,200.

1897212




M
9
7]
4
W
A
C
L.
L c

48.68
48.%0

ro Y ubvr
%4 LR

28.58
29.58

o9pr aosy
oG 8981

8E¥L
Va4

2666

5334

26.65

26.66

N

Ligk

»

$3.34

vvvvvvvvv

L

XKD
29.9.9.0.9.0.9.¢,
O XRXXXS

S BRRRs
005002 0%
120%6%6%0%0 %%
ISR
POSSERKS
%% %0202 % %% %
FRRLSERKIRR R SR LR
I IR HIRHRKA

o000 0000 0302050000
QR ARLHKIIRHH

14

10000

104

10000

50°2%

5
AN

y.s

N 020 0 0 0000
R ARLRLREARRA
RS
022020202022

ENENED

O

...........
vvvvvvvvvv

KRS PSSR
R R R HRRRIILHIRKY
RRAHHLLRRK

ZRIRRLIRRHIRKS
RIS
L9 00.00.9.9.9.9.99.9.9.9.9.9.9.9.9

Q:,a
KRR

0205500 %
Ot ivrarors e ML SIS
2020200070200 20 20 2020207620206 202020 20202020 20 %2
GRS EREERELRELRS
1000000 %0 %0 %0 %0 %0 20262026 %0262 %% %6 %0 202620 %6 %%
RO e e 002020 200020202020 S0 S0 000
92999990 9.9.0.9.9.9.9.9.99.9.9.9.9.9.9:.9.%9

q

53.31

568

96161

ALEXANDRA RD

™

=

" PROPOSED_

i

REZONING

|

ALDERBRIDGE WAY

C T AL EXANDRA RD

*
o &
S 5
o S
~ =
< g
8 2 2
s § E
R I 7 B &
Lo sy
S & 2
I
9y'4q
-
o
=
A
Q
o -
y—
Q,
<
ol
-
oyl
o
-
W
W




% 000L (K31nba jo 3502 Ajrunpoddo) Aunb3 uo jsasaul g°)

% 00'8 Q)Y 1S2I9MU| ‘UBOT UOHONJSUOD
% 00°GL oney 1509 0} UBOT ‘LUBOT LCHIMSUOD
% 00’8 2By }Salsju| ‘ueo pue]
% 0005 oljey anjeA o} ueon ‘uec pue

suondwnssy Buioueuld ¢'L

syjuow z1 W] uoKONASUCD
syuow gy awij Buuozay
09’908’ | $000 Ao
GLL'GE sjs02 juswaalbe Buontes s D
728’68 $1s00 yuwed Buipling s,A10

0 $1S00 U
052's $1502 Juwad yuswdoaaap s,

LEQ'Y s)soo Buuozas sAuD
9 IB1S/4S0) uoPNAsuo)
o' Bupybi| ‘ebeubs ‘Buidesspue]
000'sT jswdinb3 pue amnpuwng
86 painnbay s|e1s bunped
aooct 14°'bgasoD uononisuod
000’004 (Buideospue ‘dasd a)s ‘uoHIOWSP) SISO BYG UO
4 $150D NS YO

suondwnssy 3s00 UORINASUOD £}
%000 ssjesald %
syuow 5a'g Syjuop ‘pousd buyeg

suonduinssy Bunaxie z'|

€L1'949'12 12106 0 $82°'645'22 L¥¥'9 14 B0
0 [ ] I 0 s} . ) s} g BYyo
€L1'9s9't LL1'€06 o] $82'646'2C  208'09% i 2 1p¥'s9 9ee’t 14 wun abeseay
0 ] 0 0 0 0 4 0 JoYo
Juwoou] oY 800 E§¥5010 3455 b5 375 BquinN sdALIUN
sajes 19N =% Wwoy Ijeqay faoud lesoL
sajeg 1s9 00T ytun Jed saoeds ‘wuby Bunued
Wbhs ipp'Go Baly s|qesjes
% GOL fousoyg Buppng
wbs L¥p'69 easy BuIpINg SSCID WINWIXERY
$9°0 ‘oney eoedg Jool4
Wbs 889'001 ‘aly ayg

sansueldeIRy) JuswWdojaaaq L)
suondwnssy Buikpepun o°)

SLINM ISNOHNMOL 6% 04 SLOT ANIWYY 3TONIS 9 INOZ3N - v# ISYD



% 85'8¢
822'020'9
§82699¢
EY6'V9E'T

IE R
$80'€2E'T

% 00°Ch
§80'€2E'Z

2Z0'€6E'6L

9v9'szZeL

052's¥8'e

Sye'ese's

288'62L'%

€11'9.9'42

LPL'EZI VL
189'62L'
75§

006205

Zol’egl
0

9192y
S62'06C
008'9
00004
09£'908"¢
GLi'66
T26'68

s

0s2's
Lig'y
000'08
886'SH
000'GH
000'0}
000'6¥
000'86
000'05
016'82
000'62
985'LSY
¥28'vS1
000'6F
0£5'€64
225'88
1T 24
15£96€

[i

00001
000'52C
601602
0
9€1'805'8
000'00L

[543
G1G'695'Y

111 €06
$82'645'22

juawysaau| A4inbg o3 wnjay ¢€'v

lejol

00’52 $1500 (Yos) JawdojaAap+UoiONNSUCD

0005 pue
Kmb3 % juawysaaul Aunb3 gy

oid jejol L'y
jusw)saau] Ajinb3 o3 wmey o'y

1500 198f0id §0 % - uoid
$.$ -oid
oid 0'¢

$3500 Jafoid Iej0L ST

$IS0D IS8V [EjoL

BuiduBUL] UOKINASUOD ‘ISOD ISR

Buioueul4 pue ‘1500 isaseny

A N/A ¢PSPNIdU] Jusunsaay] finb3 ‘Jsog jsasau
$)S0D JSUANU| ¥'T°T

§)500 Juawdojeaaq [B10L

% 00°'¢ {s1500 Juawdojaaapy,) Aouabunuo)
% 00°C s]so) swdojsaag snoue|lsosin
sjeixe} gi'c saxe Apadoid
% 051 peawaaQ ajesodion

uoponisuey Buung sapnn

N '2a4 BJERS UOHONUSUOD 150d
5,000 Ao

51502 Juawsalbe Buwies $A410

sjs02 yuued Buipiing s, A0

SIS02 UoISIAIPANS A1

sJs02 Juisad juawdojeasp A0

sys00 Buuozas s A)10
sjueynsuca-Buluozey

s994 Nuusd Buipiing pue Juswdojersq
Bununoooe 'Asang

jesiesddy pue yoressay

puniad ong's BOIAJBS JBLIOISND) UOHDIUISUCD JoYY
wnad 906z UOIDB}0Id JUMOBWOH ‘AJUBLEM SWOH MaN
SoURINSU|

yunusd geg 00Q Jemeg

yswudinb3 Jeyjo pue uoyesdsy ‘BINPWIN
8JINS MOUS/UCHOWOI/BUISILAADY

% 080 (s150D 18lold %) 984 adueul4
wunued GOG'L (nun Jed ys00) jebo
% 001 swabeuepy 1alold Juawdoersq
% 001 Juawabeuep 10afo1d uononRsuoD
% 0§80 S|EYNSUOD JBYIO
% 0% (sJasuibua4sioayyose) Iy

s3s0) Juawdojeasqg £27C
150D UOKONSUOD [ejo)
% DO'T (51500 UoIPNISUOD %) Asuebunuod
Bunyby ‘abeubis 'Suideospuey
juawdinbg pue ainjwng
210 DO JO 19U) S}S0D AINJONRSELUL PUS JUoI4
Bupped
Buipiing
§1500 olg UQ
1500 YSPO
$3$0D UORONNSUCD 22T
1500 puen] (eloL
(018 '|ebay ‘xe} A3d ‘BuDURASAUOD ‘JUSLUSSASSE EJUBWLONAUD) S}S0D Buisold Jayo

xe] Jaysues) Apadold

9.'69 1814 gii’ee alud aseyoind
Va9 didd pueq un Jod puel 2T
48 Jod s1500 dojane( + uot: R A4

awoou| s9fES 19N

1SO4SUOISSIUWOD $537

8WODU) SBJES SSOID
uonaidwo) uo anjep |7
$1509 pue anjep 1eload 02



Amenity Contributions from New Development

Appendix F - Case Study #5

Amenity Contributions For:
Existing Single Family to apartment @ 1.5 FAR

Where a New Road Was Required That Is
In The Process of Being Developed



CITY OF RICHMOND

INTERIM AMENITY POLICY

CASE STUDY 5

Type of Application:

Rezoning Application

Form of Development:

Existing single-family to apartment at a 1.75 FAR where a new
road was required that is in the process of being developed

File Numbers:

RZ 04-287217; DP 05-292001; SA 05-295366; BP 05-305503;

etc.
Address: 6033 Katsura Street (new address)

9180/9186, 9200, 9220 Westminster Highway (old address)
Location: North McLennan Neighbourhood

Before Development After Development

Gross Site Area: 837 m2, 1,636 m? and 5,360 m2

2,894 m?
Land Dedication: 0 m? 820 m?
Net Site: 837 m2, 1,636 m?2 and 4,540 m?2

2,894 m?
Floor Area Ratio (FAR): 0.55 1.75
Building Area Allowed: 460 m2, 900 m2 and 1,592 m2 | 7,945 m2
Site Coverage: 45% 45%

Permitted Uses: One family dwelling on two Multiple-family dwellings and
lots and two family dwelling | townhouses, with boarding &
on one lot, with boarding & lodging and home occupation
lodging and home occupation | in each dwelling unit (84 in
on each lot total)

Parking Required: 2 spaces per each dwelling 1 per small dwelling unit,
unit (8 in total) 1.5 per regular dwelling unit,

0.2 per dwelling unit for
visitors (111 required; 122
provided)

Permitted Height: 2.5 stories 20m

City’s Rezoning Costs (RZ): $0 $4,850

($187,440 reimbursement still
pending for new road)

City’s Development Permit Costs (DP): $0 $9,990

City’s Subdivision Costs (SD): $0 $0

City’s Building Permit Costs (BP): $12,000 estimated (4 houses) | $84,805

City’s Servicing Agreement Costs (SA): $0 $354,600

City’s Development Cost Charges $1,210,535

Approval Time (RZ to BP): 1 month (BP only) 12 months (RZ to BP)

Assessed Value:

$842,600 (in 2005) total for 3
existing lots

To be determined

Notes:

to be repeated.

City has charged all developers for proposed roads — that is why
this development will still get a reimbursement for the road it
dedicated and constructed. This is an unusual arrangement not

1897212
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Amenity Contributions from New Development

Appendix G - Case Study #6

Amenity Contributions For:
Proposed Single Family to Apartment @ 1.5 FAR

Where a New Road is Required That is Still at the
Pre-Application Stage in the West Cambie Area



CITY OF RICHMOND

INTERIM AMENITY POLICY

CASE STUDY 6

Type of Application:

Rezoning Application

Form of Development:

Proposed single-family to apartments at a 1.5 FAR where a new
road is required that is still at the pre-application proposal stage
in the West Cambie area and that assumes the full proposed

amenity contribution

File Numbers:

None

Address: 9200, 9240, 9280, 9300, 9320 Odlin Road

Location: West Cambie (Alexandra Neighbourhood)

Before Development After Development

Gross Site Area: 1,218 m2, 2,023 m2, 4,047 m? | 20,250 m2
4,048 m? and 8,900 m?2

Land Dedication: 0 m2 2,753 m?

Net Site: 1,218 m?, 2,023 m2, 4,047 m2 | 17,497 m?

4,048 m? and 8,900 m?

Floor Area Ratio (FAR): 0.55 1.5 (no 0.2 density bonus for

affordable housing)

Building Area Allowed: 670 m? to 4,895 m? 26,245 m2

Site Coverage: 45% 40%

Permitted Uses: One family dwelling, with Multi-family housing
boarding & lodging and home | (apartments or townhouses),
occupation on each lot care facility, congregate care

facility (260 units proposed)

Parking Required: 2 spaces per each dwelling 1.7 per dwelling unit
unit (10 in total) (441 required and provided)

Permitted Height: 2.5 stories 4-5 stories

City’s Rezoning Costs (RZ): $0 $5,885 estimated

City’s Development Permit Costs (DP): $0 $15,750 estimated

City’s Subdivision Costs (SD): $0 $0

City’s Building Permit Costs (BP): $15,000 estimated (5 houses) | $258,815 estimated (with DCC

credits)

City’s Servicing Agreement Costs (SA): $0 $295,000 estimated

City’s Development Cost Charges $5,155,860

Approval Time (RZ to BP): 1 month (BP only) 18 months estimated

(RZ to BP)

Assessed Value:

$4,297,400 (in 2006) total for
all 5 existing lots

To be determined

Note:

UDI has indicated that it costs an additional $8 - $10 per sq. ft.
for airport mitigation measures in the Alexandra Neighbourhood
that are not included in the above-noted costs.

If the applicant took advantage of the 0.2 density bonus and
provided some affordable housing, the rezoning costs would

drop to an estimated $534,185.

DCC credits have been deducted from the Building Permit

costs.
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Amenity Contributions from New Development

Appendix H - Case Study #7

Amenity Contributions For:
Existing Industrial to High Rise Development @ 3.0 FAR

Where Road Dedication Was Required That
Is In The Process of Being Developed



CITY OF RICHMOND
INTERIM AMENITY POLICY

CASE STUDY 7

Type of Application:

Rezoning Application

Form of Development:

Existing industrial to high rise development at a 3.0 FAR where
road dedication required that is in the process of being

developed

File Numbers:

RZ 04-266049; DP 04-274282; SA 04-274281; BP 05-303841;

Address: 7571 Alderbridge Way (new address)

7571 and 7611 Alderbridge Way (old addresses)
Location: City Centre (Westminster Neighbourhood)

Before Development After Development

Gross Site Area: 9,094 m? 9,094 m?2
Land Dedication: 0 m?2 516 m?
Net Site: 9,094 m? 8,578 m?
Floor Area Ratio (FAR): 1.0 3.0
Building Area Allowed: 9,094 m? 25,734 m?
Site Coverage: N/A 90%

Permitted Uses:

Light industry, specific
limited retail uses, restaurant,
etc.

Multiple-family dwelling,
mixed commercial/residential
use, retail trade, restaurant, etc.
(256 dwelling units)

Parking Required: 1 — 4 spaces per 100 m2 based | 1.7 spaces per dwelling unit
on type of use (91 minimum; | (435 required; 417 provided)
364 maximum)

Permitted Height: 12 m 45m

City’s Rezoning Costs (RZ): $0 $4,910

City’s Development Permit Costs (DP): $0 $15,750

City’s Subdivision Costs (SD): $0 $0

City’s Building Permit Costs (BP): $300,000 estimated $578,190

City’s Servicing Agreement Costs (SA): $926,600 $926,600

City’s Development Cost Charges $3,949,310

Approval Time (RZ to BP): 3 months (estimated) 16 months (RZ to BP)

Assessed Value:

$646,700 (in 2005)

$1,656,500 (in 2006)

Notes:

This development is located in the same aircraft noise sensitive
area as the Alexandra Neighbourhood. UDI has indicated that it
costs an additional $8 - $10 per sq. ft. for airport mitigation
measures in the Alexandra Neighbourhood. Because this
development is concrete construction, staff do not believe the
additional $8 - $10 per sq/ ft. would apply here. Therefore,
UDI’s additional costs have not been included in the above-

noted figures.

1897212




1

OGO PIR(] EMBAY

FO/R0/C0 AR {RUIELG

6%7099C10 Zd

C.Q.5t. 5‘\'\; dA

CA@IEON |
|
{

r‘_\:.&jtﬁrzﬁ;igi

AR i,

N

AARH U LGNINES AL == e

B
, w% v I
S &M , .\\\.q\\\ Mf& od
A W : el =
o o =1
; \w\x - M" .

ﬁ\ .&w.?fdf&

_ \ 3B

S, A :

Y L - e T
. ONINOZ3Y




% 0001 AyInb3 juswdeleAasg o Jsassjuy

% 00" a)ey 1S8.AJU| ‘'UBOT UORONRSUOD
% G ogey 1509 0} UBOT ‘LIeOT UOLIMSUOD
% 0F e} jsalsju) ‘'ueo puey
% 0% oneyj anjeA o) ueo ‘uec pue

suopdwnssy Bupueuld 571

Sipuow 21 Bswi| uogongsued
Sipuow gl aun| Buozay
oLE'ors’e 5,900 A0
04253071 $1509 Juawaasbe BupIAeS A0
00F' 209 51500 yuised Buppng SAD
o SIS0 LOISIAPGNS 5 At

ens'al %500 yuwad wowdopsasp s A

-1 K500 Bunozal s 410

Wwbsyii eou0

WbsiL ey

IeiSAseD bupied

“whsasod 1eivy

“wbsAseD WO

“whspseD [epueprsey

803 84S UO

900 3US 4O
suopdWnssY JSO) UORONNSUOD ¥4

% 000 ey uoeziepded
% Q00 % ‘1500 Bugaxen
% GO0 10N % ‘sasuadx3 BugessdQ
% $00 IRy fouesep
% 000 a0 'Aouedep
] Sey WY e}y
oog e Uy IWO
¥bs o Je1ay ‘ealy SlgEIUSY
bs o 200 "ealy alqejuy
1FERY + 90RO~ suopdwinssy anjeA £
suuow 02'oZ SIIUOW ‘POURd Bules
6L9'1€5'201 ZZL'TET O 107'£58°011 ¥86°0vZ 0L
[ 1] [ I 0 ¢ ] [ RGO
6L9'166°201 ZeL'szE’e O 10v'258'0LL  LE0'EEY Gsr ¥66'0vZ 823 Jun ebesary
0 0 0 [ 0 ¢ 0 ¢ 1840
woou) e o s§ss00 N kFiS 358 s SaxTon
soeSieN  wwiod  Ieqay R4 oud oL
sefes 189 lepuapisay-suopduinssy anjea Z')
wbs vee'oyz
ybs @ % 000 20edg Ry %
‘wbs © % 05D 20edg 2040 %
ybs ye6'0vZ % 0D CaE [2OUSPISeN %
ubs v66'0p2 BRIy SiqEISN
% i8 Aouawy3 Buipjing
wbs g00'222 ealy Bup|ing 55025 wnwixeyy
000 € ‘0qey eoeds J00(4
ubs scezs 4o sare Z1'Z eary oS

sopsuaoRIey) jJuswdopalq 1L
suopdwinssy Bulkuspun o1

TVYLNIQIS3Y 3SI4 HOIH OL S1071 WIHLSNANI INOZ3N - L#3SVD



% 92Sr Y AIND3T JuWdORIASQ U0 MO
6¥8'615'L} 38 Aunb3 Juawdojaaaq uo 1yoid

0£8'L10'96 FEIOL

T9GT0Z06 uomoNAsUOD

§92'908's  PuE

1503 Kmb3

ofoid uswdopprsg
3o Juoid

§Z5'vSP'ST
WETS52Z 5
SEL'E06'T 06
S§QABY ¥ Gmb3

0 0E8°110'96

(7YX

G1Z'295'SH

§11'2/8'19

692'908'S

619'1€6'201

]

%

6.9'1€6'20

%

e
£4L'2710°L
0sY'viT'T

T80T %
0 %
811'096 %
000081

880'c8

oleere’s

QZ'5:0°1

0L'26%

o

el

®wl's

000'sZ

egb ‘wwod Ybsy
Jun 1ac

Yupn 'sal sad

§60'89L %
0 %
0003
0n0'sE
000’352
650’08y
650'08%
19€'60€
$88'v2Y'T

un sed
%
%
%
%

ool

0
SL1'zTLL'L9
000001

a

0003
106018
T9E'5v9'S B0
PUBIIEAS0D

coio o gool
o

L[S2EE
10¥' /5804

248 % -oud
6v8'615' L1 5§ - Woid
0£8'110'96 809 309f0id
649'1£5'20) uogadLod 18 aneA

S0 J93l0ld [B)01 UOIgoId

uoRONySUGD Jo UoRKILOY J¥ 398f0ld Jo fes uaold L'E
SIojEIIPU] PRIA WISL 1HOUS 0€

51509 p3foid [MOL ¥TE

1500 JS9sRW 101

Bupueuly UgonsUOD 1500 ISR

Buroueuly pue ‘1500 1saeul

waunseau) AINb3 1509 1sasell
s e

NIA ZPepniou)

(2008
{51507 Juawdojal( %) Aouabuguoy
1500 JUWdO[@AS(] SNOIUR|ISOSI
pealaaQ ejelodio)
393 EJR4S UORINHSUOD 1504
saxe ] Apedoly
5000 Ao
502 Juaudabe Bupiaes s 41D
w500 usad BupIng s.A10
SO0 UOSIAPANS S.AH0
51500 puiied Juewdoj@easp s 41D
5800 BuIucZe1 S A
uoganysuoy Buung siso) Bugesad pue seqinn
JBRRWWOS ‘§30( 1IMS
{egUspISal ‘3.30(] 1omag
sjueynsuco-Buuozay
SUNG MOUS/UOROWOI/BUISIISADY
Esieiddy pue yoreasay
AUELEA aWoH MaN
aoueInsuy
(83500 yodloid %) s394 Buueury
(ION 1234 15|, 9;) UOISSIULOD 9sEa]
Bugunoaoy
Aaang
efa
Juswabeuep poaloly JuswdopAsq
Juswabeuey Joslolg uogonnsuo)
SYUEINSLOO DO
(s1eauibus+speyyae) Iy

53500 Juawdopaaq £'¢

00s
1[4
Ui

[uslike)
085

N0z
03¢
[£unn

1500 UoRONgSUED [BI0 L
{sis03 uoponasued %) AousBuguod
Bupied
JuAIACICW| JUBLS |
Bupyng
SOD IS UO
SIS0 SWSPO

S0 uogOnRySuU0) Z°¢

gy

1500 puer] [RIOL
509 Buisoin Jeyo
xe | Jajsuel] Auadaug
@0u4 aseyong

pueq ¢

§sa5199k1d 0¢

$00'242
WbsVED

uopaKWod Uo SnjeA [ejoL £1T

Spaaovold sefes JeN senb3
5150 Bueyiel ssa
uon3|dWOoY US SheA pejesipu]
ey vogezienden

1ON sfenb3

=500 Bugesadg

WO} S50 AARIAYT sjenb3
foueoep ssa

3WODU] S50

SMN[EA RRIMWOD

alWooy| SafES 1ON
1SO4SUOISSIILOD $597]
3W0oU| SRS S50

SNEA [BRUIPISIY 11T

uopapdwog uo snjeA 17




Amenity Contributions from New Development

Appendix | — Case Study #8

Amenity Contributions For:
Proposed Commercial to High Rise Development @ 3.0 FAR

Where no Significant Road Dedication is
Required That Is Still In The Proposal Stage



CITY OF RICHMOND

INTERIM AMENITY POLICY

CASE STUDY 8

Type of Application:

Rezoning Application

Form of Development:

the proposal stage

Proposed commercial to high rise development at a 3.0 FAR
where no significant road dedication was required that is still in

File Numbers:

RZ 05-317472; DP 05-317317; SA 06-336128

7080 No. 3 Rd —90%

Address: 8080 Granville Avenue
7080 No. 3 Road (8060 Granville Avenue)
Location: City Centre (Brighouse Village Neighbourhood)
Before Development After Development
Gross Site Area: 5,374 m2 5,374 m?
Land Dedication: 0 m?2 42 m?
Net Site: 5,374 m? 5,332 m?
Floor Area Ratio (FAR): 8080 Granville Ave — 0.50 3.0
7080 No.3 Rd-3.0
Building Area Allowed: 8080 Granville Ave — 525 m? | 15,996 m?
7080 No. 3 Rd — 12,970 m?
Site Coverage: 8080 Granville Ave — 50% 90%

Permitted Uses:

8080 Granville Ave — retail
trade, office, etc.

7080 No. 3 Rd — retail trade,
multi-family residential, etc.

Retail trade, office, multiple
family residential, etc.

Parking Required: 3-4 spaces per 100 m? retail 3 spaces per 100 m? retail
trade/office (410 required) trade; 1.7 per multi-family (269
required; 273 proposed)
Permitted Height: 8080 Granville Ave — 12 m 45m
7080 No.3Rd—45m
City’s Rezoning Costs (RZ): $0 $2,225
City’s Development Permit Costs (DP): $13,480 estimated $13,480
City’s Subdivision Costs (SD): $0 $0
City’s Building Permit Costs (BP): $1,200,000 estimated $373,530
(based on 6068 No. 3 Road)
City’s Servicing Agreement Costs (SA): $115,000 $115,000
City’s Development Cost Charges $2,054,185
Approval Time (RZ to BP): 3 months 16 months (RZ to BP)

Assessed Value:

$1,185,500 total (in 2005)

To be determined

| Notes:

| No special aircraft noise mitigation measures required here
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Amenity Contributions from New Development

Appendix J — Case Study #9

Amenity Contributions For:
Existing Single Family to Commercial

In the Process of Being Developed



CITY OF RICHMOND
INTERIM AMENITY POLICY

CASE STUDY 9

Type of Application:

Rezoning Application

Form of Development:

Existing single-family to commercial that is in the process of
being developed

File Numbers:

RZ 04-269188; RZ 04-286494; DP 05-292236; SA 05-301070;
BP 05-310270; etc.

Address: 11000 No. 5 Road (new and previous address)
11000, 11020, 11040, 11080, 11100 No. 5 Road (private)
12000 Steveston Highway (owned by City)
Location: Shellmont Neighbourhood
Before Development After Development
Gross Site Area: 1,011 m2to 1,534 m? 7,921 m2

6,517 m? total (excl. City lot)

Land Dedication: 0 m?2 1,049 m?

Net Site: 1,011 m?to 1,534 m?2 6,872 m?
6,517 m? total (excl. City lot)

Floor Area Ratio (FAR): 0.55 0.50

Building Area Allowed: 556 m? to 844 m? 3,436 m?

Site Coverage: 45% 50%

Permitted Uses:

One family dwelling, with Retail trade, office,
boarding & lodging and home | neighbourhood pub, light
occupation on each lot industry, etc.

Parking Required: 2 spaces per each dwelling 4 per 100 m2 retail/office
unit (10 in total) 25 for neighbourhood pub

(123 required/provided)

Permitted Height: 2.5 stories 12m

City’s Rezoning Costs (RZ): $0 $4,025 + $338,935 for
purchase of City lot

City’s Development Permit Costs (DP): $0 $4,650

City’s Subdivision Costs (SD): $0 $0

City’s Building Permit Costs (BP):

$15,000 estimated (5 houses) | $11,460 (includes DCC credit
road dedication/construction)

City’s Servicing Agreement Costs (SA): $0 $183,575
City’s Development Cost Charges $101,835

Approval Time (RZ to BP):

1 month (BP only) 22 months (original RZ to BP)

Assessed Value:

$1,067,800 total (in 2004) To be determined

City lot $453,000

Notes:

Developer had to purchase City lot and received DCC credits
for the required road dedication
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Case Study 9
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Case #9 Viewed from a Historical Perspective

Land Value After Rezoning(1) 2,502,037
Land value at time of rezoning application(2) 1,281,000
Interest cost, 3 years at 15% 667,000
Property tax, 3 years 15,000
Other costs 250,000
Total costs of land acquisition(4) 2,213,000
Total iand lift 289,037
Building area 29,432
Land lift per sq.ft. building area 9.82 per sq.ft.
Amenity contribution at 50% 4.91 per sq.ft.

(1) Based on Case #9 developer proforma, which takes the perspective of a developer
commencing the rezoning and development process in 2006.

(2) Land value = 2004 assessed value x 1.2

(3) City rezoning costs are contained in developer proforma and reflected in value of
rezoned land. These costs reflect other costs between 2004 and 2006.

(4) All City costs for rezoning plus site development costs are
contained in the Case 9 developer proforma. These are costs
incurrred from 2004 to 2006



Amenity Contributions from New Development

Appendix K - Case Study #10

Amenity Contributions For:
Proposed Single Family to Commercial

In The West Cambie Area That Is Still At The Proposal Stage



CITY OF RICHMOND

INTERIM AMENITY POLICY

CASE STUDY 10

Type of Application:

Rezoning Application

Form of Development:

Proposed single-family to commercial in the West Cambie area
that is still at the proposal stage (proposed Wal Mart site) and
that assumes an amenity contribution for everything but
affordable housing (the most costly contribution)

File Numbers:

RZ 03-235259

Address: 4660, 4680, 4700, 4720, 4740 Garden City Road
9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 9340, 9360,
9400, 9420, 9440, 9480, 9500 Alexandra Road

Location: West Cambie (Alexandra Neighbourhood)

Before Development After Development

Gross Site Area: 947 m2to 12,140 m2 69,140 m2
Land Dedication: 0 m2 13,660 m? total
Net Site: 947 m? to 12,140 m? 55,480 m?
Floor Area Ratio (FAR): 0.55 1.25 - retail
2.0 - hotel
Building Area Allowed: 521 m2to 6,677 m? 87,400 m? total

Site Coverage:

45% Up to 60%

Permitted Uses:

One family dwelling, with Retail trade, office, hotel,
boarding & lodging and home | restaurant, neighbourhood pub,
occupation on each lot educational facilities,
recreation, etc.

Parking Required: 2 spaces per each dwelling 20% reduction to standard
unit (40 in total) requirement suggested
(e.g. 3.2 per 100 m? retail)
Permitted Height: 2.5 stories 2 stories (8 m) — retail
15 stories (45 m) - hotel
City’s Rezoning Costs (RZ): $0 $7,210 estimated
City’s Development Permit Costs (DP): $0 $10,000 estimated
City’s Subdivision Costs (SD): $0 $0
City’s Building Permit Costs (BP): $60,000 estimated $134,000 (with DCC credits)
(20 houses)
City’s Servicing Agreement Costs (SA): $0 $740,800 estimated

City’s Development Cost Charges $11,681,610
Approval Time (RZ to BP): 1 month (BP only) 48 months estimated
(RZ to BP)

Assessed Value:

$6,367,500 total (in 2003) $15,560,000 total (in 2006)

Notes:

The above-noted costs do not include $9,800,000 in “front end”
infrastructure (sanitary sewer pump stations; external drainage
improvements) that must be completed before any development
occurs in the Alexandra Neighbourhood. This development
may be the first to proceed and could “front end” this additional
cost. It is assumed this developer would either have a private
agreement with other developers to recoup some of the
$9,800,000 or the City would reimburse the developer as DCC’s
are collected for these works.

1897212
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Case #10 Viewed from a Historical Perspective

Land Value After Rezoning(1) 17,854,714

Land value at time of rezoning application(2) 7,640,000

Interest cost, 3 years at 15% 3,978,000

Property tax, 3 years 150,000

Other costs(3) 1,500,000

Total cost of land(4) 13,268,000

Total land lift 4,586,714

Building area 345,000 sq.ft.
Land lift per sq.ft. building area 13.29 per sq.ft.
Amenity contribution at 50% 6.65 per sq.ft.

(1) Based on Case #10 developer proforma, which takes the perspective of a
commencing the rezoning and development process in 2006.
(2) Land value = 2003 assessed value x 1.2
(3) City rezoning costs are contained in developer proforma and reflected in v
rezoned land. These costs reflect other costs between 2003 and 2006.
(4) All City costs for rezoning plus site development costs are
contained in the Case 10 developer proforma. These are costs
incurrred from 2003 to 2006





