City of

. Report to Committee
» Richmond :
To: Finance and Audit Committee Date: May 7, 2026
From: Jerry Chong File:  03-0900-01/2025-Vol
General Manager, Finance and Corporate Services 01
Re: Development Cost Charges Imposition Bylaw No. 9499,

Amendment Bylaw No. 10732

Staff Recommendations

1.

That Option 2, as outlined in the report titled “Development Cost Charges Imposition Bylaw
No. 9499, Amendment Bylaw No. 10732”, from the General Manager, Finance and
Corporate Services, dated May 7, 2026, be used as the unit of measurement for the new
SSMUH development category for the proposed Development Cost Charges Imposition
Bylaw No. 9499, Amendment Bylaw No. 10732; and

2. That Development Cost Charges Imposition Bylaw No. 9499, Amendment Bylaw No. 10732

be introduced and given first, second and third readings.

Executive Summary

At the March 9, 2026, Council meeting, staff were directed to freeze the Development Cost
Charge (DCC) rates until March 2027 and to bring back options to establish DCC rates for the
new Small-Scale Multi-Unit Housing (SSMUH) development category.

Under the existing DCC Bylaw definitions, SSMUH developments are not subject to DCC
except for lot subdivision. The proposed amendments to the DCC Bylaw will enable the
collection of DCC from SSMUH while keeping the total DCC for other development categories
unchanged. Two options for the SSMUH unit of measurement are presented for Council’s
consideration. Staff recommend the use of a per square foot methodology (Option 2), as this
approach avoids disproportionately burdening smaller and more attainable units and better
supports Council’s housing policy objectives.

Once three readings are given by Council, the amended DCC Bylaw will be forwarded to the
Inspector of Municipalities for statutory review and approval. Upon approval by the Inspector
of Municipalities, the amended DCC Bylaw will be brought back to Council for final adoption.
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Origin
At the March 9, 2026, Council Meeting, the following resolution was adopted:

(1) That Option A, Freeze DCC Rates until March 2027, from the report titled “DCC and
ACC Public Consultation Update and Referral Response”, dated February 6, 2026,
from the Director, Finance, be endorsed,

(2) That the Amendment DCC Bylaw be brought forward to the Inspectors of
Municipalities for approval and to Council for adoption in order to capture the new
Small-Scale Multi-Unit Housing (SSMUH) development category in the Amendment
DCC Bylaw, and

(3) That staff be directed to bring back options for Small-Scale Multi-Unit Housing
(SSMUH) rates.

This report supports Council’s Strategic Plan 2022-2026 Focus Area #4 Responsible Financial
Management and Governance:

Responsible financial management and efficient use of public resources to meet the needs
of the community.

Analysis

Pursuant to Council’s direction to hold current DCC rates at 2024 levels until March 2027, staff
have completed the required revisions to the proposed DCC programs. Updates to the underlying
growth and service demand assumptions were also made to enable the collection of DCC from
SSMUH developments. These revisions introduce an SSMUH DCC category while maintaining
the current DCC rates for all other development categories (Table 1).

Table 1: Proposed DCC Rates

Development Type Unit of Proposed DCC Rates Notes
Measurement
Single Family per lot $ 63,767 Same as current DCC rate.
SSMUH per unit $42,062.50 (Option 1) | New development category.
or or See discussion in next
per ft? $33.65 (Option 2) section.
Townhouse per ft? $33.79 Same as current DCC rate.
Apartment per ft? $35.79 Same as current DCC rate.
Commercial/Institutional per ft? $23.10 Same as current DCC rate.
Light Industrial per ft? $18.97 Same as current DCC rate.
Major Industrial per acre $215,118 Same as current DCC rate.

Full details of the DCC update methodology are summarized in the “Development Cost Charge
Bylaw Update Background Report” (Attachment 1), which will form the DCC bylaw submission
package to the Inspector of Municipalities once the DCC bylaw receives three readings from
Council.
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Establishment of SSMUH Development Category

Since the introduction of the Residential Small-Scale Multi-Unit (RSM) zone in June 2024, the
City has received 88 building permit applications involving the construction of SSMUH units,
which created 126 net new dwelling units. Under the City’s existing DCC Bylaw, new lots for
SSMUH are charged on a per lot basis at subdivision. If SSMUH units are created without lot
subdivision, no DCC is payable. It is therefore important to establish a dedicated SSMUH DCC
category to reflect changing development patterns and to help finance the infrastructure required
to support growth.

SSMUH — Unit of Measurement

In accordance with the DCC Best Practices Guide, local governments may make policy choices

regarding the appropriate unit of measurement in a DCC bylaw in order to promote or
incentivize certain forms of development. Two of the common approaches for setting SSMUH
DCC rates are outlined in Table 2 below.

Table 2: Advantages and Disadvantages of the Two Options for SSMUH Unit of Measurement

RECOMMENDED
Option 1 Option 2
Per Principal Dwelling Unit (PDU) Per Square Foot
(includes up to one secondary suite) (based on total floor area of development)
Advantages Stronger link to population-based Supports policy objectives related to
demand for infrastructure increased housing choice
Simple to administer Avoids creating a pricing structure that
Provides a higher degree of cost may discourage developments that
predictability to the applicant early achieve more units within the same
in the process building envelope
Aligns with existing regional DCC Provides consistency with other
charge structures residential multi-family forms such as
townhouses and apartments
Disadvantages Does not account for unit size, Does not directly account for the

which may result in overcharging
of smaller units and undercharging
of larger units

May discourage development of
smaller and more attainable
SSMUH units because each extra
unit increases the DCC, potentially
conflicting with provincial housing
goals

number of dwelling units or
households created

Can produce outcomes where
developments of the same size pay the
same DCC, despite differences in unit
count and associated service demand
Creates additional administrative
requirements for applicants to verify
building size for DCC calculations

Table 3 provides a comparison of the DCC payable (net of DCC credit) assessed under Option 1
and Option 2, whereby a single-family dwelling in the RSM-Medium lot is re-developed into a
3,900 ft* SSMUH with 2, 3, or 4 PDU (with or without secondary suite).
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Table 3: DCC Payable for SSMUH Development Scenarios under Option 1 and Option 2

RECOMMENDED
Option 1 Option 2
Per PDU Per Square Foot
# of PDU Average DCC Average DCC Average
PDU Size Payable* | DCC per PDU | Payable** | DCC per PDU
2 1,950 ft? $20,358 $10,179 $67,468 $33,734
3 1,300 ft? $62,421 $20,807 $67,468 $22,489
4 975 fit? $104,483 $26,121 $67,468 $16,867

* Option 1: $42,062.50/PDU multiply by # of PDU less single-family credit of $63,767
**QOption 2: $33.65/ft> multiply by total building area of 3,900 ft? less single-family credit of $63,767

Analysis and Recommendation

A per dwelling unit methodology has a stronger relationship to the number of households
created, while a per square foot methodology better reflects the overall scale of development and
avoids creating a pricing structure that may inadvertently discourage the delivery of smaller and
more attainable missing middle housing forms. Both approaches have merits and limitations, and
neither provides a perfect proxy for infrastructure demand in every circumstance.

As a result, the choice between the two is ultimately a policy decision rather than a solely
technical one. At this time, staff consider it appropriate to focus on a balanced approach that
takes into account fairness, administrability and housing outcomes, recognizing that no single
methodology will address all considerations equally in every case.

In order to achieve alignment with current housing policy objectives, and in response to
Council’s concerns regarding DCC structures that may unintentionally discourage the
development of smaller and more attainable housing units, staff recommend that the per square
foot approach (Option 2) be used as the basis for calculating DCC applicable to SSMUH
development under the proposed amendments to the DCC Bylaw.

This recommendation represents a practical and supportable approach based on the limited
SSMUH development information currently available. It also provides consistency with other
multi-family forms such as townhouses and apartments, which are also charged on a square foot
basis. As additional data become available through future applications and completed projects,
including information on building trends, average unit size by housing form and occupancy
patterns, staff will review the effectiveness and implications of the current approach and may
return to Council with a revised methodology.

DCC Bylaw Amendments

Based on the above recommendations, staff propose the DCC Imposition Bylaw No. 9499 be
amended to enable the collection of DCC from SSMUH development, along with the necessary
administrative updates. Some of these changes include:

e Amend the definition of “Single Family” to remove the previous inclusion of two-unit
dwellings from this development category.
e Amend the definition of “Townhouse” to enhance clarity of the DCC Bylaw.
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e Insert definitions of other forms of accessory units from the Richmond Zoning Bylaw to
enhance clarity of the DCC Bylaw.

e Insert definition for “Small-Scale Multi-Unit Housing” to enable the collection of
SSMUH under the DCC Bylaw.

e Update Schedule B to reflect proposed DCC Rates, along with an administrative update
to remove zoning references from Schedule B.

Once three readings are given by Council, the amended DCC Bylaw can be brought forward to
the Inspector of Municipalities for approval prior to it being returned to Council for final
adoption.

In-Stream Applications

The Local Government Act includes provisions to protect development applications that are
already in progress (“in-stream” or “precursor applications”) from new or updated charges.
When a local government adopts an amended DCC Imposition Bylaw, the new charges do not
apply to any development for which the local government has received a complete application
for a building permit, subdivision, development permit or zoning bylaw amendment prior to
bylaw adoption.

In-stream and precursor applications are granted exemption from the new rates for a period of 12
months, provided the applicant obtains a building permit within 12 months of bylaw adoption.

Similar to past DCC updates, staff will publish information on the City’s website and will
provide regular updates to the development industry to inform them of the applicable in-stream
dates. The City will continue to work closely with developers to coordinate review and issuance
of permits of in-stream applications in an expedited manner.

Budgetary Implications

Once adopted, the amended DCC Bylaw will enable the City to collect DCC from SSMUH
developments that are currently not subject to DCC under the existing DCC Bylaw. The amount
of anticipated DCC collection is unknown as it will be dependent on future development
activities.

Conclusion

The proposed amendments would establish a DCC framework for SSMUH developments
(Option 2 — Per Square Foot), while maintaining current DCC rates for other development
categories. Staff recommend that Council grant first, second, and third readings to the proposed
DCC Imposition Bylaw No. 9499, Amendment Bylaw No. 10732.

Respectfully submitted,

Mike Ching, Director, Finance
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Report Contributors

This report was prepared by Venus Ngan, Manager, Treasury and Financial Services, and
reviewed by Building Approvals, Business Services, Development Applications, Engineering,
Housing Office, Law, Parks Services, Policy Planning, and Transportation.

Endorsed by Serena Lusk, CAO

Att. 1: Development Cost Charge Bylaw Update Background Report (Draft)
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Attachment 1

DEVELOPMENT COST CHARGE

BYLAW UPDATE
CITY OF RICHMOND

Background Report - DRAFT

May 7, 2026

URBAN

SYSTEMS

550 - 1090 Homer Street, Vancqﬂm. Bq W 2W9 | T: 604.235.1701



Vancouver, BC V6B 2W9 | T: 6042351701

eet

This reportis prepared for the sole use of the City of Richmond. No representationsof any kind
are made by Urban Systems Ltd. or its employees to any party with whom Urban Systems Ltd.
does not-have a contract. © 2026 URBANSYSTEMS®,
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DCC KEY ELEMENTS

Prepared by the Ministry of Municipal Affairs and Housing, the Development Cost Charge Best Practices
Guide (Best Practices Guide) stipulates key elements that should be considered when determining DCC
rates. Table ES-1outlines the key elements, decisions and supporting rationale used in this update.

Table ES-1: DCC Key Elements in Alignment with the DCC Best Practice Guide

Key Element Rationale

Time

30-year time horizon for all DCE Programs toreflect timing of

Assist Factor
(MAF)

Units of
Charge

1%

Horizon 30 years utility and infrastructure needs.

o , . « City-wide charge: DCC projects are components of City-wide
Benefitting  City-wide infrastructure/parks.8ystems and, therefore, provide a City-
Area charge wide benefit.

« Asperthe LGA and DEC Best Practices Guide, the following
programs were identified for inclusion into the updated bylaw:
Update o Transportation o Parks (Acquisition and
e Development)
Programs existing DCC o \Water
categories . At this time the City has not added any
o Drainage new DCC programs (e.g., protective
o Sanitary services) enabled by recent legislative
Sewer changes.
Grant None « Noidentified DCC projects include grant assistance
Assistance ‘
Developer Nore « No identified DCC projects include a developer contribution.
Contribution®
Financing No « NonewDCC projects include long-term debt financing
»  For projects where both new and existing residents will
benefit, benefit has been calculated based on modelling, or
Benefit rule of thumb (for some studies).
Allocation 10990%
« 100% benefit is allocated to projects required only to increase
‘ capacity due to growth or to service growth.
Municipal » 1% MAF to be carried over from previous DCC update for most

services.

Per lot, per sq. ft.
dwelling unit
(DU), per sq. ft.
Building Area
(BA), Per hectare

Per lot for single family residential.

Per sq. ft. dwelling unit for Small-Scale Multi-Unit Housing,
Townhouse, and Apartment. DCCs are levied at time of
subdivision for single family residential and at time of building
permit for Smail-Scale Multi-Unit Housing, Townhouse and
Apartment Residential when the floor space is known.
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Gross Site Area
(GSA)

Per sq. ft. of Building Area (BA) for commercial, institutional,
and light industrial uses as impact on infrastructure is
expected to correlate most closely with floor space.

Per acre Gross Site Area (GSA) for major industrial.
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3.2 INTEREST ON LONG-TERM DEBT

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

3.3 PROPOSED DCC RATES

A comparison of the existing and proposed rate is provided Table 7.

Table 7: DCC Rate Comparison

Land Use Existing Rate Proposed Rate
Category 9 (2026)

Single Family :
Residential Per lot ~ $‘(?‘3.767AOO
Small-Scale
Multi-Unit Per sqg. ft DU
Housing
Townhouse Per sqg. ft DU
Apartment Per sqg. ft bU
Commercial Per sqg. ft BA

Institutional Per.sq. ft BA

Light Industrial Per sq. ft BA

Major Industrial Per Acre GSA $215,118.05 $215,118.00

The following table summarize the total proposed City-wide DCC rates, along with each DCC program
{(as applicable). DCC rates are determined by applying the key elements, growth projections and
equivalencies described earlier in this report to projects that are DCC eligible and expected to be built
within the specified DCC timeframe.

The DCC calculations use a 1% assist factor for all categories resulting in the DCC rates shown in Table 8
below.
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s The value of the work authorized by the building permit does not exceed $50,000 or a higher
amount as prescribed by bylaw; or
e Unit size is no larger than 29 sq.m. and only for residential use

Changes to the legislation allow local governments at building permit to charge DCCs at building
permit on residential developments of fewer than four self-contained dwelling units, ifsucha charge is
provided for in the local government's DCC bylaw. The City has included provisions in the proposed
DCC bylaw to charge DCCs at building permit on residential developments of fewer than four self-
contained dwelling units.

4.3 COLLECTION OF CHARGES - BUILDING PERMIT AND SUBDIVISION

Municipalities can choose to collect DCCs at subdivision approval.or building permit issuance. Of the
two possible collection times, subdivision approval occurs earlier in the process.

The City will collect DCCs for Single Family Residential uses at time of final subdivision approval.
Collecting DCCs early will allow the City to ensure timely provision of infrastructure and services. DCCs
for other residential land use categories will be collected priorto building permit issuance when the
final floor space of SSMUH, apartment or townhouse units are knowh. Non-residential land uses will also
be levied DCCs at time of building permit when total floor area will be known.

4.4 COLLECTION OF DCCS ON REDEVELOPED OR EXPANDED
DEVELOPMENTS

When an existing building or development undergoes.an expansion or redevelopment there is usually
a need for additional DCC related infrastructure. The new developer/ builder should pay the applicable
DCCs based on the additional floor area for, commercial, industrial or institutional iand uses at the DCC
rates in the current DCC bylaw. In essence, the City is giving a DCC credit for the existing development
or building. DCCs are only levied on.the new development/building area.

If a detached dwelling unit is replaced by anotherdetached dwelling unit then no additional DCCs are
payable. If a lot is subdivided, into two, for example, to construct two small lot single detached dwelling
units, then DCCs are payable on the one additional single detached residential lot. If a multi-family
residential developmentis replaced by another muiti-family residential development with the same
unit mixand number of units, then no additional DCCs are payable.

4.5 IN-STREAM PROTECTION

The new DCC rates will be in force as per the effective date in the DCC Bylaw when it is adopted.
Protection from rate increases for development applications that are submitted prior to the adoption
date will be provided.as per legislation.

There are two ways a developer can gualify for exclusion from the new DCC rates:

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

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

OR

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

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

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

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

4.6 REBATES AND CREDITS

The City should establish a practice to guide staff in the collection of DCCs and the use of DCC credits
and rebates as stipulated in the LGA and referenced in the Best Practices Guide. There may be
situations in which it is not in the best interests of the City to allow an-owner to build DCC services
outside their subdivision or development. Building such services may start or accelerate development
in areas where the City is.fiot prepared to support. Policies for DCC credits, rebates and latecomer
agreements are often drafted to assist staff in development financing.

4.7 DCC MONITORING AND ACCOUNTING

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

4.8 DCC REVIEWS AND UPDATES

To keep the:DCE program as current as possible, the City should review its program annually. Based on
its annualreview, the City may make minor amendments to the DCC rates. The City should apply a CPI
inflation factor, as permitted by the legislation, annually (to a maximum of 4 years). Typically, a major
amendment to the DCC program and rates is recommended every 5 years.
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APPENDIX A:
DCC SERVICES — TECHNICAL

CALCULATIONS (PROGRAMS)
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City of
# Richmond Bylaw 10732

Development Cost Charges Imposition Bylaw No. 9499,
Amendment Bylaw No. 10732

The Council of the City of Richmond enacts as follows:

1. Development Cost Charge Imposition Bylaw No. 9499, as amended, is further amended
in Part Two (Interpretation) Section 2.1 by:

1.1 Replacing the definition of “single family” with the following:

“Single Family means single residential detached housing that
has a maximum of one principal ground-
oriented dwelling unit with a maximum of one
secondary suite within the same structure.”

1.2 Replacing the definition of “townhouse” with the following:

“Townhouse means development zoned Housing, town as
defined in the Richmond Zoning Bylaw.”

1.3 Inserting, in alphabetical order, the following:

“Coach House means self-contained dwelling that is accessory
to a single-family detached housing, as defined
in the Richmond Zoning Bylaw.

Dwelling or Dwelling Unit means “dwelling or dwelling unit”, as defined
in the Richmond Zoning Bylaw.

Secondary Suite means an accessory and self-contained
dwelling located within a principal dwelling
unit, as defined in the Richmond Zoning
Bylaw.

Small-Scale Multi-Unit Housing means a building or group of buildings on a
parcel for residential use designed to
accommodate one or more households in
separate ground-oriented dwelling unit, each
having a separate exterior entrance directly
accessible from a road or a common open space
(i.e. without passing through a common lobby
or corridor), which may share walls with
adjacent dwelling units, may be arranged above,
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Bylaw 10732 Page 2

below or beside each other, and may include
detached dwelling units (for example, coach
house), as defined in the Richmond Zoning
Bylaw, but excludes single family, townhouse
and apartment units.”

2. Schedule B of the Development Cost Charges Imposition Bylaw No. 9499 be deleted and
be replaced with Schedule A attached to and forming part of this amendment bylaw.

3. This Bylaw is cited as “Development Cost Charges Imposition Bylaw No. 9499,
Amendment Bylaw No. 10732”.

FIRST READING GV OF
APPROVED
SECOND READING fog:i::irr\‘!:lr;rt‘;v
dept.
THIRD READING YN
for egailty
INSPECTOR OF MUNICIPALITIES APPROVAL gﬂiﬂ:mf
ADOPTED 4
MAYOR CORPORATE OFFICER
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