
 

 
 

REPORT TO 
MAYOR AND COUNCIL 

 
 

  
PRESENTED: JUNE 10, 2019 - REGULAR EVENING MEETING REPORT: 19-96 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: BA000026 
SUBJECT: 2019 DEVELOPMENT COST CHARGES       

 

RECOMMENDATIONS: 

That Council give first, second and third reading to the Langley Development Cost Charges 
Bylaw 2019 No. 5470; 
 
That Council authorize inclusion of interest charges for the 232 Street Interchange Project; and 
further  
 
That Council direct staff to consider and if deemed appropriate present Council with an annual 
update to the proposed DCC Bylaw based on the Vancouver Consumer Price Index.  

EXECUTIVE SUMMARY: 

To facilitate changes to the development cost charges to reflect current land acquisition values 
and constructions costs, it is recommended that Council adopt a new bylaw. The proposed 2019 
Development Cost Charges (DCC) Bylaw No. 5470 establishes new rates to ensure the 
Township is collecting sufficient funds to support the needs of growth for the next 25 years. If 
the bylaw is not updated to reflect current land values and construction costs it would affect the 
Municipality’s ability to provide the necessary infrastructure to support growth in an efficient and 
sustainable manner.  
 
The current DCC program was adopted in 2012 and the DCC rate increase from 2008 rates was 
0 to 4%, which reflected a modest increase in land values and construction costs over that 
period. This trend continued until 2016 when there was a significant increase in land value that 
continued through 2018 resulting in an increase ranging from 200 – 400% of 2012. Noting the 
increase, in 2017, the services of a consultant (Urban Systems Ltd.) that specializes in the 
review and update of DCC Programs was retained. With input from a team of staff guiding the 
review process, the consultant has updated the bylaw to reflect current growth projections, land 
values, construction cost as well as revised proposed projects. 
 
The proposed DCC rates have increased between 75% and 90% (depending on land use 
category) as a result of the significant land value and construction cost increases. A table has 
been provided summarizing the current and proposed DCC rates under the Discussion/Analysis 
Section of this report.  

PURPOSE: 

To request Council’s consideration of three readings of the Development Cost Charges Bylaw 
2019 No. 5470, prior to it being forwarded to the Inspector of Municipalities for approval and to 
seek Council approval of interest charges for 232 Street and annual DCC updates. 
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BACKGROUND/HISTORY: 
 
The Local Government Act (Section 564 (1)) provides the legislative authority for local 
governments to establish Development Cost Charges (DCCs) to assist them in recovering a 
portion of the capital costs associated with supporting new growth, such as costs for roads, 
drainage, water, and sanitary infrastructure as well as the purchase and development of 
parkland. DCCs are paid by developers at the time of subdivision approval or building permit 
issuance. DCCs are considered to be the best way for local governments to: a) ensure growth 
pays for growth; b) allocate costs fairly across multiple developers; and c) provide certainly to 
developers for infrastructure and parks costs. In high-growth communities, DCCs are an 
especially important tool to help ensure the community’s financial sustainability.   
 
In 2012 the DCC rates increased by 0 to 4% over the 2008 rates mainly due to a modest 
increase in land values and construction costs. This trend continued until 2016 when land 
values increased approximately 150% and continued to increase until 2018 when the land value 
levelled off resulting in an increase ranging from 200% to 400% of 2012 land values. 
 
As a result, in 2017 staff retained the services of Urban Systems Ltd., a consultant that 
specializes in the review and update of DCC Programs. The proposed rates have been 
calculated based on current population growth projections over the next 25 years, updated land 
acquisition and construction costs as well as revised project lists for roads, water, drainage, 
sanitary sewerage and parks infrastructure, to include recently adopted plan areas, such as 
Smith, Williams and Brookswood.  
 
After a comprehensive review and update of the program, the initial rate increase was 
calculated at approximately 110% (for residential uses). This information was shared with 
stakeholders on February 22, 2018 where as part of an engagement process, they understood 
the need for the increase but asked the following:  
 

• if rates could be phased in over a period of 2 or 3 years, and  
• if staff could revisit the project list and consider eliminating projects considered not to be 

required until later stages of the Program (25-year time horizon).  
 

Staff investigated the affects of phasing the rates and it was determined that a phased approach 
would negatively impact the DCC reserves. More specifically, by phasing in the rates, the 
Township could be foregoing approximately $12M in overall DCC revenues over the phase-in 
period, which could effectively put the reserves into deficit in the second year of the phase-in.  
If the phase in were to be accomplished by shifting only transportation projects beyond the 
25-year time horizon, then the transportation reserve would be in deficit by approximately $7M 
in the second year. These deficits would reduce the Township’s ability to deliver needed 
growth-related infrastructure projects in a timely and efficient manner.  
 
Staff revisited the original project list presented to stakeholders on February 22, 2019 and 
moved construction of some sections of arterial roads in the rural areas outside of the 
25-year Program timeline. Additionally, the number of forecasted traffic signals and the 
construction of roundabouts were amended. The result of the above reduced the residential 
rates that ranged from 111% to 113% to 86% to 90%.  

DISCUSSION/ANALYSIS: 

A review of a DCC program has a number of critical factors that must be determined before 
establishing rates associated with various land use. These include, but are not limited to, 
determining a population growth rate, land values for urban and rural property, construction 
costs, and updating project lists.  
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The proposed rates now include the following: 
 

• population growth projections for the next 25 years in accordance with the Regional 
Growth Strategy (RGS); 

• land values for urban property have increased from $930k/acre to $3.0M/acre and rural 
property has increased from $155k/acre to $300k/acre to reflect current real estate 
market rates; 

• construction rates have been adjusted to current industry rates based on information 
collected by the Township and by the development industry over the last 10 years; 

• staff have reviewed project lists (road/sewer/water and drainage) to remove projects that 
have been completed and included new ones that have been identified in Engineering 
Servicing Neighbourhood Plans; 

• interest has been included for 232 Street Interchange to collect for anticipated borrowing 
costs; 

• Parkland acquisition area for Municipal and Community Park reflects the adopted 
2002 Parks & Recreation Master Plan requirements; 

• Parkland development cost for Neighbourhood/Community and Municipal parks has 
been reviewed and adjustments have been made to assign the responsibility percentage 
from 67% benefitting development and 33% Township to 100% benefitting development 
and 0% Township responsibility to meet the growth related needs for park development. 
Staff note statutory DCC limitations will require TOL funding of certain components to 
meet current park development standards; and 

• Municipal Assist Factor remains at 1%, as the Local Government Act does not allow 
different assist factors for different land uses only to different utilities 
(roads/sewer/water/drainage/parks). 

 
The rates are significantly influenced by:  
 

• Land value increase between 200 to 400% 
• Construction cost increase of approximately 30% 

 
Based on the above the following Table summarizes the proposed (2019) net costs for the 
various classes of service in comparison with the amount in the current (2012) bylaw  
 

Service Class 2012 (million) 2019 (million) Change (%) 

Roads 305 604 + 98 

Drainage 99 172 + 74 

Water 78 85 +  8 

Sanitary 23 23     0 

Parkland Acquisition 201 398 + 98 

Parkland Development 76 137 + 80 

Total 782 1,419 + 81 
 
The proposed net cost continues to be based on the existing DCC principle that the developer is 
responsible for a “base” road standard. Only the incremental cost for road widening and 
upsizing services are eligible for cost recovery. 
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Further, community facilities such as storm water detention facilities, pressure reducing stations 
(PRV’s) and pump stations are 100% eligible for cost recovery, including land acquisition costs.  
  
A comparison of the current (2012) DCC and proposed (2019) DCC rates is provided below:  
 

Land Use Unit Current 2012 
DCC Rates 

Proposed 2019 
DCC Rates 

% 
Change 

Residential 1 ( < 15 
units/hectare ) edu $26,629.14 $49,564.00 + 86 

Residential 2 (16 – 44 
units/acre) edu $21,954.93 $41,231.00 + 88 

Residential 3 (45 -74 units/acre) edu $17,824.02 $33,659.00 + 89 

Residential 4 ( > 75 units/acre) edu $14,437.47 $27,458.00 + 90 

Commercial 1 ( < 3,700 m2) – 
Road, Sewage and Water 

m2 
gfa $54.19 $103.05 + 90 

Commercial 1 ( < 3,700 m2) – 
Drainage m2 da $9.57 $17.35 + 81 

Commercial 2 ( > 3,700 m2) – 
Roads, Sewage and Water 

m2 
gfa $44.61 $82.78 + 86 

Commercial 2 ( > 3,700 m2) – 
Drainage m2 da $9.57 $17.35 + 81 

Commercial 3 ( 2nd floor & up) – 
Roads, Sewage and Water 

m2 
gfa $23.61 $41.30 + 75 

Commercial 3 ( 2nd floor & up) – 
Drainage m2 da $0.00 $0.00 n/a 

Industrial  m2 da $20.01 $35.01 + 75 

Institutional – Roads, Sewage 
and Water 

m2 
gfa $31.55 $55.15 + 75 

Institutional – Drainage m2 da $8.52 $15.44 + 81 

 
As the Township continues to grow and areas develop, it is imperative that DCC rates are 
established accurately such that sufficient funding is collected to provide the necessary 
infrastructure to support the needs of development.  The proposed rates have been established 
as a result of a collaborative effort by a team of staff and with input from a consultant (Urban 
Systems) that specializes in DCC analysis, programs and bylaws. The development community 
has reviewed the proposed rates and understand the significant increase is required to address 
the current land value and construction costs.  
 
Including Interest for 232 Street Interchange 
 
A $27M contribution is required from the Municipality towards the 232nd Street Interchange 
project delivered by the Ministry of Transportation and Infrastructure. As construction is 
anticipated to begin in 2021, DCC reserves will not be sufficient to pay for this project without 
affecting the Municipality’s ability to deliver other growth-related projects. 
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The above proposed rates reflect inclusion of $17M in borrowing costs which allows the 
Township to collect sufficient DCCs over time to fund this project and the associated borrowing 
costs.   
 
The Inspector of Municipalities will allow interest to be included in exceptional circumstances, 
such as an out-of-sequence project, which applies to this project. A council resolution to include 
allowable interest is required to be submitted with the DCC Bylaw for approval by the provincial 
Inspector of Municipalities.   
 
An excerpt from the Local Government Act (LGA) Part 14, Division 19, Section 564 (4) outlines 
the considerations Council must make in approving the DCC rate charges, as follows:  
 

  (4) In setting development cost charges, a local government must take the following into 
consideration: 

(a) future land use patterns and development; 
(b) the phasing of works and services; 
(c) the provision of park land described in an official community plan; 
(d) how development designed to result in a low environmental impact may affect the 

capital costs of infrastructure referred to in section 559 (2) and (3) [purposes of imposing 
development cost charge]; 

(e) whether the charges are excessive in relation to the capital cost of prevailing 
standards of service in the municipality or regional district; 

(f) whether the charges will, in the municipality or regional district, 
(i) deter development, 
(ii) discourage the construction of reasonably priced housing or the provision of 

reasonably priced serviced land, or 
(iii) discourage development designed to result in a low environmental impact. 

 
In considering the above-noted items, the following information is relevant: 
 

• Project costs have risen sharply: As noted earlier, construction and land costs have 
risen significantly since the last DCC update in 2012. Land costs are the primary driver 
behind the DCC rate increase. If land costs were held constant at 2012 values, rates 
would rise by only 30% to 40% for residential land uses.  
 

• DCC increases are not expected to impact housing affordability: It is widely held 
that any increase in DCCs lowers the price developers are willing to pay for developable 
land and are not passed on to the home buyer. The market, meaning the forces of 
supply and demand, determine the price of a housing unit. DCCs may negatively impact 
the housing market only indirectly, if the price for land is pushed down low enough that it 
threatens project viability and reduces housing supply. The proposed 2019 DCCs are 
approximately 5% of the benchmark price of a single-family home in Langley. In 2012, 
DCCs were also 5% of the benchmark price of a single-family home.  
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Future Development Cost Charges Bylaw 

Under the Community Charter, Development Cost Charge Amendment Bylaw Approval 
Exemption Regulation, Council may, by bylaw, adjust the DCC rates based on the Vancouver 
Consumer Price Index (CPI), for municipalities in the Metro Vancouver Regional District, once 
each year after the DCC Bylaw adoption date, for a period of up to four years, without requiring 
approval from the Inspector of Municipalities. Adjusting DCC rates annually by the CPI will help 
address some of the rising costs and will provide for incremental (more gradual) rate increases. 

Staff will submit to Council proposed CPI adjustments to DCC rates annually over the next few 
years, unless a more comprehensive DCC Bylaw amendment is warranted based on more 
significant increased to land values or construction costs.  

Additionally, staff will continue to monitor the need for the next overall DCC Bylaw review based 
on land value and construction costs and will advise Council as part of the above noted CPI 
adjustment.  

Respectfully submitted, 

Dave Anderson 
MANAGER, DEVELOPMENT ENGINEERING 
for 
COMMUNITY DEVELOPMENT DIVISION 

This report has been prepared in consultation with the following listed departments. 

CONCURRENCES 
Division / Department Name 
FINANCE DIVISION K. Sinclair
ARTS, CULTURE, AND COMMUNITY INITIATIVES A. Neufeld

ATTACHMENT A 2019 Development Cost Charge Bylaw Review and Update Report 
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EXECUTIVE SUMMARY 
 
The Township of Langley’s (Township’s) Development Cost Charge (DCC) Bylaw was last updated in 2012. 
The Township initiated a major update to its DCC Bylaw to reflect new information on:  

• anticipated growth (as per its 2016 Official Community Plan and recently completed neighbourhood 
plans);  

• infrastructure and parks needs to support future development; and 
• construction and land costs (which have risen significantly since the last update). 

 
This major updated included a full review of growth estimates, project lists, and adjustments to cost 
estimates to reflect current construction and land costs. 
 
The proposed DCC rate increases are significant.  Rates are proposed to change by 75% to 90%. Much of
the increase is due to land costs, which have escalated dramatically since 2012 – the estimate used for
urban land has increased by 223% and the estimate used for rural land has increased by 94%. If land 
costs were held constant at 2012 levels, residential DCC rates would rise by only 30 to 40%.
 
DCC rates proposed for the Township as a result of this major update are provided in Table ES 1. 
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PART 1. BACKGROUND 
 

The Township of Langley (Township) last conducted a major review of its Development Cost Charge 
(DCC) Bylaw in 2012. Since 2012, the Township has obtained new information on: anticipated 
growth; infrastructure and parks needs to support this growth; and costs. 

 
In 2017, the Township initiated a major DCC update, which involved: 

• Review and update of growth projections 
• Review and update of eligible projects and costs 
• Consultation with stakeholders  

 
This DCC program was developed to be consistent with the following legislation, plans, and policy 
guides: 

• Local Government Act 

• Development Cost Charges Best Practices Guide 

• Township of Langley Development Cost Charge Bylaw No. 4963 

• Township of Langley Official Community Plan 

• Township of Langley Plans and Studies, including: 
o 16 Avenue Corridor Study 2016 

o Brookswood-Fernridge Neighbourhood Plan 2013 
o Gordon Neighbourhood Plan 2012 
o Smith Neighbourhood Plan 2017 
o Latimer Neighbourhood Plan 2015 
o Williams Neighbourhood Plan 2018 
o Fernridge ISMP 2014 
o Bertrand Creek ISMP 2009 
o Anderson Creek ISMP 2014 
o Upper Nicomekl River ISMP 2017 
o North East Gordon Neighbourhood Plan 
o Yorkson Neighbourhood Plan 2008 
o Anderson Creek ISMP, 2014 
o Bertrand ISMP 2009 
 

It should be noted that the material provided in the background report is meant for information only.  
Reference should be made to Bylaw No. 4963 for the specific DCC rates until a new DCC Bylaw has 
been adopted. 
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PART 2. DCC KEY ELEMENTS 
 

The Development Cost Charge Best Practice Guide (prepared by the Ministry of Municipal Affairs 
and Housing) stipulates key elements that should be considered when determining DCC rates. Table 
1 outlines the key elements, decisions and supporting rationale used in this update. The table also 
indicates whether the proposed approach aligns with the Best Practices Guide. 

Table 1 
DCC Key Elements 

Key Element Proposed DCC 
Update Rationale 

Aligns with 
Best 

Practices 
Guide? 

Time Frame 25 Years 
• Aligns with OCP and capital planning 

time frames 
 

Township-wide 
or area-specific 
charge 

Township-wide 

• All DCC projects are components of 
township-wide infrastructure/parks 
systems and therefore provide a 
township-wide benefit 

 

Grant Assistance 

No grants are 
included. Some 
projects include 
cost-sharing 

• Specific roads projects include cost 
sharing with TransLink, MoTI and other 
major funding partners as detailed in 
Section 4.3 and included in Appendix A.   

 

Developer 
Contribution 

None 
• No identified DCC projects include a 

developer contribution 
 

Financing Yes 
• Long-term debt financing is included in 

the roads program for the 232 Street 
Interchange as detailed in Section 4.2. 

 

Benefit 
Allocation 

25 - 100% 

• Majority of projects at 100% allocation 
since most project costs included are 
for upsizing only 

• Where projects are not for upsizing 
only, specific benefit has been 
calculated for each project  

 

Municipal Assist 
Factor 

All infrastructure 
types – 1% 

• The Township is contributing the 
minimum allowable assist factor to 
ensure the long- term financial 
sustainability of the Township 
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Key Element Proposed DCC 
Update Rationale 

Aligns with 
Best 

Practices 
Guide? 

Units of charge 

Per dwelling unit; 
per square metre 
of gross floor area; 
and per square 
metre of area of 
dev. 

• Per dwelling unit for Residential 1, 2, 3 
and 4. DCCs levied on Residential 1 at 
time of subdivision when number of 
units is known and at time of building 
permit for Residential 2, 3 and 4 
categories, when number of units is 
known. 

• Per square metre of gross floor area for 
commercial and institutional uses 
(except for drainage) as impact on 
infrastructure is expected to correlate 
with floor space.  

• Per square metre of area of dev. for 
commercial and institutional uses for 
drainage as impact on infrastructure is 
expected to correlate with developable 
area 

• Per square metre of area of dev. for 
industrial uses as impact on 
infrastructure is expected to correlate 
with developable area  
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PART 3. GROWTH PROJECTIONS AND EQUIVALENCIES 
 
3.1 Residential Growth Projections 

The Metro Vancouver Regional Growth Strategy (RGS) total population estimate for the Township 
to 2041 is 211,000 which is consistent with the growth projections used in the DCC program. Based 
on the RGS, the Township’s population is estimated to grow at a rate of approximately 2% per year.  
 
The Township levies DCCs on four residential types distinguished by specific ranges of 
development units per hectare as shown in Table 2. The allocation of new units across residential 
dwelling types has been adjusted based on completed neighbourhood plans, resulting in a higher 
number of anticipated Residential 1 units than previously anticipated. 
 

Table 2 
Distribution of Population Growth by Dwelling Type (25-year time horizon) 

Dwelling Type New Units Persons per 
Unit 

New 
Population 

Residential 1 (15 or less du per ha) 10,000 3.3 33,000 

Residential 2 (16 to 44 du per ha) 6,000 2.8 16,800 

Residential 3 (45 to 74 du per ha) 13,800 2.2 30,360 

Residential 4 (Greater than 74 du per ha) 2,200 1.7 3,740 

Total Residential Growth (25-year time horizon) 83,900 
 
 
3.2 Non-Residential Growth Projections 

Commercial projections are based on recent development trends. Reduced commercial need is 
forecasted due to the changing retail landscape as well as bankruptcies and consolidations seen 
in the Township recently.  
 
The Township levies commercial DCC on three categories: Commercial 1 represents commercial 
developments where the first storey is less than 3,700 square meters of gross floor area; 
Commercial 2 represents commercial developments where the first storey is more than 3,700 
square metres of gross floor area; and Commercial 3 represents commercial developments that 
are located on the second floor and higher.  
 
Industrial and institutional growth projections reflect the anticipated demand in the Township for 
these uses.  
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Table 3 
Non-Residential Growth Projections 

Land Use New Development Units 

Commercial 1 19,550 m2 gross floor area 

Commercial 1 
(drainage) 48,875 m2 area of dev. 

Commercial 2 19,550 m2 gross floor area 

Commercial 2 
(drainage) 48,875 m2 area of dev. 

Commercial 3 3,500 m2 gross floor area 

Industrial 2,010,000 m2 area of dev. 

Institutional 335,000 m2 gross floor area 

Institutional 
(drainage) 957,143 m2 area of dev. 

 

 
3.3 Equivalencies 

The equivalencies used in this update remain the same as those in the previous update as there 
have been no significant changes in expectations regarding relative impact.  
 

Table 4 
Equivalencies 

Land Use 
Roads 

(weighted trip 
rate) 

Drainage 
(EDUs) 

Sewer/Water 
(pop.) 

Parks 
(pop.) 

Residential 1 
(per dwelling unit) 

1 1 3.3 3.3 

Residential 2 
(per dwelling unit) 

0.975 0.4029 2.8 2.8 

Residential 3 
(per dwelling unit) 

0.85 0.2764 2.2 2.2 

Residential 4 
(per dwelling unit) 

0.75 0.176 1.7 1.7 

Commercial 1 
(per m2 GFA for roads, water 
and sewer; per m2 area of dev. 
for drainage) 

0.005 0.00245 0.0114 - 
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Land Use 
Roads 

(weighted trip 
rate) 

Drainage 
(EDUs) 

Sewer/Water 
(pop.) 

Parks 
(pop.) 

Commercial 2 
(per m2 GFA for roads, water 
and sewer; per m2 area of dev. 
for drainage) 

0.0039 0.00245 0.0114 - 

Commercial 3 
(per m2 GFA for roads, water 
and sewer; per m2 area of dev. 
for drainage) 

0.0018 0 0.0085 - 

Industrial  
(per hectare area of dev.) 

7.7545 23.1818 45.0 - 

Institutional  
(per m2 GFA for roads, water 
and sewer; per m2 area of dev. 
for drainage) 

0.0024 0.00218 0.0114 - 

 
Roads 
For roads projects, the cost of development is distributed based on the trips generated by each 
land use.   
 
Drainage 
In general terms, the impact on the storm drainage system of developing a parcel of land is 
expressed as the amount of stormwater run-off that must be accommodated by the system. The 
accepted parameter for expressing imperviousness in stormwater run-off calculations is the “run-
off coefficient”. Generally speaking, the run-off coefficient reflects the ratio between the impervious 
area on a parcel and the total area of the parcel. Run-off coefficients are then used to determine 
equivalency factors necessary to develop Equivalent Drainage Units (EDUs), the basis for 
calculating drainage DCCs. 
 
Sanitary and Water 
For residential demand, occupancy rates can be used to project demands for water and sanitary 
services. For non-residential land uses, equivalent populations per square metre are established. 
 
Park Acquisition and Development 
Given that the need for new park space and park development is generated by new residents (as 
opposed to commercial, industrial and institutional growth), the Township will levy Parks DCCs only 
on residential development. For residential demand, occupancy rates can be used to project 
demands for park acquisition and development.  
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PART 4. DCC PROJECTS AND COSTS 
 

4.1 DCC Costs 

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 full DCC program and calculations are included in Appendix A. An 
overview of the DCC costs by infrastructure type is provided in Table 5.  
 

Table 5 
DCC Program Overview and Capital Costs 

 
 
 

(1) Includes municipal assist factor and portion allocated to existing development. 
 
4.2 Interest on Long-term Debt 

Interest on long-term debt is included for the 232nd Street overpass at Highway 1. This project is 
Provincially led (with Federal funding support) and has recently been approved as part of the 
Highway 1 expansion from 216th to 264th Streets. 
 
The DCC Best Practices Guide identifies three circumstances where the Inspector will consider 
allowing interest costs, one of which is out-of-sequence projects. The 232nd Street overpass 
expansion project qualifies as an out-of-sequence project. Timing for this project is being driven by 
the Province as part of larger upgrades to Highway 1; therefore, the Township is unable to delay 
these costs to allow for sufficient DCC revenues to accumulate. The Township’s portion of funding 
for this project is anticipated to be required in 2021.  
 

Service 
Total 

Capital 
Costs 

Benefit 
Allocation 

Municipal 
Assist 
Factor 

DCC 
Recoverable 

Program Costs 
Municipal 
Costs (1) 

Roads $621 M 50-100% 1% $604 M $17 M 

Drainage $176 M 25-100% 1% $172 M $4 M 

Sanitary Sewer $24 M 67-100% 1% $23 M  $1 M 

Water $85 M 80-100% 1% $85 M $1 M 

Park Acquisition $402 M 100% 1% $398 M $4 M 

Park 

Development 
$138 M 

100% 1% 
$137 M $1 M 

Total 1.446 B - 1% 1.418 B $28 M 
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Capital costs allocated to the Township for this project are $27.0 M with interest costs anticipated 
at $17.4 M. The total DCC recoverable cost including interest, after benefit to existing and municipal 
assist, is $42.7 M.   
 
4.3 DCC Projects 

The DCC program was developed by reviewing new master planning studies and by reviewing the 
previous program to remove existing projects and update costs.  Project details for each class of 
infrastructure/parks is included below. 
 
Roads  
The roads program is based on detailed neighbourhood plans and studies and includes urban and 
rural road upgrades, intersection improvements, traffic signals, pedestrian improvements, 
interchanges, and rail overpasses.   
 
The roads program includes various cost-sharing arrangements: 
 
Major Road Network and Bicycle Funding and Bicycle Infrastructure Capital Cost Sharing 

TransLink provides all municipalities funding annually on a 50% cost share basis through the Major 
Road Network and Bicycle funding (MRNB) and Bicycle Infrastructure Capital Cost Sharing 
(BICCS) program.  The funding has been in place for over a decade and is included in TransLink’s 
long-term plans on an ongoing basis moving forward.   
 
The Township receives $1.5 million per year of MRNB funding from TransLink that can be used for 
road capacity and safety improvements on the MRN.  The majority of the Township MRN is in urban 
areas where growth is occurring, or on roads linking urban areas, such as Fraser Highway, where 
growth has increased travel between urban areas in the Township. The roads program assumes 
the Township will receive $37.5 M over the next 25 years ($1.5 M per year). 

  
The Township also receives $500,000 per year from TransLink for cycling improvements for 
projects that meet their eligibility criteria.  The eligibility criteria focus on high traffic areas with 
denser populations and areas near the TransLink major bike network.  As the cycling projects would 
primarily be in urban growth areas, the added population would exceed the current population, and 
as such, a 50% benefit allocation to new development is appropriate. The roads program assumes 
the Township will receive $12.5 M over the next 25 years ($500,000 per year). 

 
Major Infrastructure Projects – Ministry of Transportation and Infrastructure (MoTI)  

The Township, similar to other BC municipalities, frequently cost shares with MoTI on infrastructure 
projects that are deemed to provide a municipal benefit and are also needed due to increased 
growth in population and employment.  The Township has historically contributed 1/3 to 1/2 of the 
cost of these projects.  MoTI has been in contact with the Township regarding the future 232 St 
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Interchange and discussions regarding cost sharing have taken place, with a 1/3 cost share 
proposed.  It is anticipated that future projects such as the 264 Street Interchange would have a 
similar cost share. The roads program reflects the Township’s remaining portion owing of $18.9 M 
for the 216 Street Interchange project currently underway. The roads program assumes the same 
cost share agreement (1/3 to 1/2 of costs contributed by the Township) for interchange 
improvement projects on Highway 1 at 232 Street and 264 Street with the Township’s portion valued 
at $27 M plus interest (total of $44.4 M) and $14 M, respectively.  
 
Major Infrastructure Projects – Rail Overpasses 

In 2007, the Township participated in a Port Metro Vancouver led Roberts Bank Rail Corridor Study 
(RBRC) that identified a list of 10 grade separation and road network improvement projects that 
were needed in order to address the increased rail traffic due to economic growth and the increased 
vehicle traffic due to increased population and employment in developing communities.  A Roberts 
Bank Rail Corridor Program partnership between the City of Delta, City of Surrey, City of Langley, 
Township of Langley, CP Rail, CN Rail, Southern Rail of BC, TransLink, MoTI, ICBC, Port Metro 
Vancouver and Transport Canada was formed.  The contribution from each party was based upon 
the relative jurisdiction and benefit to each party.  Under this arrangement, the Township 
contributed approximately 20% of the cost of the Mufford Overpass with the remaining funding 
provided by TransLink, MoTI, Port Metro Vancouver and Transport Canada. 

 
Two other rail overpasses (at 216 Street/Glover Road and 200 Street) have also been identified as 
being needed to support growth in the Township.  The Township’s portion has been included in the 
DCC program assuming the same cost sharing portion for a total of $17.5 M and $6 M, respectively. 
 
Drainage  
The drainage program is based on detailed neighbourhood plans and studies and consists of trunk 
sewers, upsizing existing sewers, detention ponds and pond outlets, open channel reconstruction 
and drainage improvements.  
 
Sanitary  
The sanitary program is based on detailed neighbourhood plans and studies consists of new trunk 
sewer, upsizing existing sewers, new forcemain, new sanitary pump station and pump station 
upgrades.  
 
Water 
The water program is based on detailed neighbourhood plans and studies and consists of new 
water mains, upsizing existing watermains, new booster stations, new pump stations, PRVs, new 
water supply and water supply treatment.  
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The park acquisition program is based on the Township of Langley Parks and Recreation Master 
Plan 2002 where park acquisition standards are set at 0.8 hectare of community park per 1,000 
people and 1.6 hectares of municipal park for 1,000 people. The required parkland for community 
parks included in the DCC program has been reduced by 65 acres (26.3 ha) due to undeveloped 
parkland the Township already holds in a land bank.  
 
Park Development 
The park development program provides for improvements to community, neighbourhood and 
municipal parks. The parkland development requirements are based on the Township of Langley 
Parks and Recreation Master Plan 2002.  
 
4.4 Changes in Program from Previous Update  

The capital costs have changed substantially since the previous update resulting in significant DCC 
rate increases across all land uses. Additional neighbourhood plans have been completed since 
the previous update that provides better information on needed infrastructure and associated costs 
to service growth throughout the Township. The significant increase in land costs have had a 
dramatic effect on program costs. Since the previous update, urban land costs have risen 223% 
from $930,000 to $3,000,000 per acre. Rural land costs have risen 94% from $155,000 to $300,000 
per acre. If land costs were held constant at 2012 levels, residential DCC rates would rise by only 
30 to 40%.  
 
  

Park Acquisition
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PART 5. DCC RATES 
 
A comparison of existing (2012) and proposed rates is provided in Table 6. Detailed proposed DCC 
rates are included in Table 7.  
 

Table 6 
DCC Rate Comparison 

Land Use Unit Existing 
Rate (2012) 

Proposed 
Rate (2019) Change 

Residential 1 Dwelling unit $26,629.14 $49,564.00  86% 

Residential 2 Dwelling unit $21,954.93 $41,231.00  88% 

Residential 3 Dwelling unit $17,824.02 $33,659.00  89% 

Residential 4 Dwelling unit $14,437.47 $27,458.00  90% 

Commercial 1 m2 GFA $54.19 $103.05  90% 

Commercial 1 (drainage) 
m2 area of 

dev. 
$9.57 

$17.35  81% 

Commercial 2 m2 GFA $44.61 $82.78  86% 

Commercial 2 (drainage) 
m2 area of 

dev. 
$9.57 

$17.35  81% 

Commercial 3 m2 GFA $23.61 $41.30  75% 

Industrial 
m2 area of 

dev. 
$20.01 

$35.01 75% 

Institutional m2 GFA $31.55 $55.15  75% 

Institutional (drainage) 
m2 area of 

dev. 
$8.52 

$15.44  81% 
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PART 6. STAKEHOLDER CONSULTATION 
 

The Township consulted with the development community throughout the DCC review and update 
process. In addition to presentations at regular development community meetings, the Township 
established a DCC sub-committee with industry representatives to provide input to inform staff 
recommendations to Council on the proposed DCC update. Meetings with the UDI sub-committee 
were held on:  

• September 20, 2018 
• October 17, 2018 
• November 18, 2018 

 
The DCC update and options for reducing rates, including phasing-in the rates, was discussed and 
considered in detail by the sub-committee and subsequently by Township staff.  
 
The Township is proceeding with the full DCC rate increase to maintain level of service for existing 
and new residents and to ensure financial sustainability for the Township.  
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PART 7. DCC IMPLEMENTATION 
 

 
7.1 Bylaw Exemptions 

The Local Government Act (LGA) is clear that a DCC cannot be levied if the proposed development 
does not impose new capital cost burdens on the Township, or if a DCC has already been paid in 
regard to the same development.  However, if additional further expansion for the same 
development creates new capital cost burdens or uses up capacity, the DCCs can be levied for the 
additional costs. 
 
The LGA further restricts the levying of the DCC at the time of application for a building permit if: 

• The building permit is for a church or place of public worship as per the Community 

Charter; or 

• The value of the work authorized by the building permit does not exceed $50,000 or a 
higher amount as prescribed by bylaw; or 

• Unit size is no larger than 29 sq.m. and only for residential use. 

 
Changes to the legislation allow local governments to charge DCCs on residential developments 
of fewer than four self-contained dwelling units, if such a charge is provided for in the local 
government’s DCC bylaw. The Township does not charge DCCs on fewer than four self-contained 
dwelling units. 
 
7.2 DCC Waivers and Reductions 

Changes to the Local Government Act in 2008 provide local governments the discretionary 
authority to waive or reduce DCCs for certain types of development to promote affordable housing 
and low impact development.  The Township waives DCCs for Affordable and Supportive Housing 
as per Bylaw 2019, No. 5462. 

 
7.3 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 Township 
will collect DCCs for Residential 1 (detached dwelling) uses at time of subdivision approval. 
Collecting DCCs early will allow the Township to ensure timely provision of infrastructure and 
services. DCCs for other residential land use categories will be collected at time of building permit 
when the final number of apartment or townhouse units are known. Non-residential land uses will 
also be levied DCCs at time of building permit when total floor area will be known.  
 

G.1

G.1 -  Page 26



 
 
 

Page 15 
1013.0076.01 
2019-05-15-ToL_DCC Report 

Development Cost Charge Bylaw Review and Update  

 

7.4 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 attached dwellings, multiple dwellings, 
commercial, industrial or institutional land uses at the DCC rates in the current DCC bylaw. In 
essence, the Township is giving a DCC credit for the existing development or building.  DCCs are 
only levied on the new development/ building area.   

 
If a single family residential unit is replaced by another single family residential unit then no 
additional DCCs are payable. If a lot is subdivided into two, for example, to construct two small lot 
single family residential units, then DCCs are payable on the one additional single family residential 
lot. 
 
7.5 In-Stream Applications  

The new DCC rates will be in force immediately after the updated Development Cost Charge Bylaw 
is adopted; however, the Local Government Act (LGA) provides special protection from rate 
increases for development applications that are submitted prior to the adoption date.   
 
In-stream protection applies to both building permit and subdivision applications received prior to 
the adoption of the new DCC Bylaw.  Protection is also extended to rezoning and development 
permit applications that are submitted prior to the adoption of the new DCC Bylaw and that will 
result in a building permit within 12 months of the adoption of the Bylaw.  Division 19, Sections 511 
and 568 of the LGA outline the criteria that must be met in order for an application to qualify for in-
stream protection.   
 
If an application meets the required criteria and is submitted prior to the adoption of the new DCC 
Bylaw, it will be provided protection from rate increases for a period of twelve months after the 
adoption date. 

 
7.6 Rebates and Credits 

The Township’s DCC Bylaw includes direction on credits for existing development and DCC credits 
in instances where a developer funds a required DCC project.  The Township has a Council Policy, 
last revised by Council on May 30, 2016, that outlines existing policies used for the administration 
of DCCs, including application of credits and rebates.  
 
7.7 DCC Monitoring and Accounting 

In order to monitor the DCC Program, the Township 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 
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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. 
 
7.8 DCC Reviews 

To keep the DCC program as current as possible, the Township should review its program annually.  
Based on its annual review, the Township may make minor amendments to the DCC rates.  The 
Township should apply a CPI inflation factor, as permitted by the legislation, annually. Typically, a 
major amendment to the DCC program and rates is recommended every 5 years. 
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APPENDIX B 
 

Existing Township of Langley Development Cost 
Charge Bylaw 2012 No. 4963 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2012 NO. 4963 
A Bylaw to Impose Development Cost Charges for Highway, Drainage, Sewage, Water 

and Park Facilities 
 
 

EXPLANATORY NOTE 
 
Bylaw 2012 No. 4963 repeals the Langley Development Cost Charge Bylaw 2007 No. 4640 
and amendments thereto and establishes a new Development Cost Charge Bylaw. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2012 NO. 4963 
 
 

WHEREAS Division 10, Part 26 of the Local Government Act, R.S.B.C. 1996 chp. 323 
authorizes municipalities to impose development cost charges for the purpose of providing 
funds to assist local governments to pay certain capital costs;  
 
AND WHEREAS the Council of the Township of Langley deems it necessary and desirable 
to offset some of the costs of infrastructure required to service the needs of development by 
collecting development costs charges from land developers; 
 
AND WHEREAS the Council of the Township of Langley has considered future development 
and land use patterns, the phasing of works and services and the provision and development 
of parks, consistent with the Official Community Plan of the Township when determining the 
Development Cost Charges imposed by this Bylaw; 
 
 
NOW THEREFORE, the Council of the Corporation of the Township of Langley, in open 
meeting assembled, ENACTS AS FOLLOWS: 
 
 
Title 
1. This Bylaw may be cited for all purposes as “Langley Development Cost Charges 

Bylaw 2012 No. 4963”. As a short title, it may be known as “DCC Bylaw No. 4963”. 
 
 
Definitions 
2. For the purposes of this Bylaw: 
 

Development Cost Charge  means the charges payable pursuant to the provisions 
of this Bylaw and in the amounts as calculated in the 
schedules hereto.  Abbreviated, the words Development 
Cost Charges may be referred to as “DCC’s”, “DCCs” or 
“DCC”. 

 
Residential 1 means residential developments having a density of 15 

or less dwelling units (du) per hectare. 
 
Residential 2 means residential developments having a density 

greater than 15 up to 44 dwelling units per hectare. 
 
Residential 3 means residential developments having a density 

greater than 44 up to 74 dwelling units per hectare. 
 
Residential 4 means residential developments having a density 

greater than 74 dwelling units per hectare. 
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Commercial 1 means all developments zoned commercial, and all 
developments having commercial uses undertaken in 
buildings or on land where the zoning designation is 
other than commercial; and where the first storey gross 
floor area is 3,700 square metres (m2) or less. This 
includes, but is not limited to all rural commercial, 
campgrounds, golf courses, outdoor recreational and 
similar uses.    

  
Commercial 2 means all developments zoned commercial, and all 

developments having commercial uses undertaken in 
buildings or on land where the zoning designation is 
other than commercial; and where the first storey gross 
floor area is more than 3,700 square metres (m2). This 
includes, but is not limited to all rural commercial, 
campgrounds, golf courses, outdoor recreational and 
similar uses.    

  
Commercial 3 means all developments zoned commercial and all 

developments having commercial uses undertaken in 
buildings or on land, where the zoning designation is 
other than commercial; and is located on the second 
and higher floor levels. This includes, but is not limited 
to, all rural commercial, campgrounds, golf courses, 
outdoor recreational and similar uses.    

 
Industrial means all developments zoned industrial, except where 

the use is other than Industrial as defined in this Bylaw. 
 
Institutional means all developments zoned institutional and 

institutional uses undertaken in buildings or on land 
where the zoning designation is other than institutional, 
including, but not limited to, schools and other 
educational facilities, congregate care facilities and 
other live/care accommodation, hospitals and other 
medical facilities, government buildings including public 
recreational facilities, fire halls, police stations, airport 
facilities, communications and energy facilities, waste 
disposal and other similar public and utility uses. 

 
Gross Floor Area means the sum of all floor areas used or intended to be 

used for the undertaking of permitted uses, measured to 
the extreme outer limits of the building, excluding areas 
for parking and unenclosed balconies. 

 
Area of Development means that portion of the parcel encompassing or 

covered by buildings and structures, including, but not 
limited to, zoning setbacks, storage yards and parking 
areas, driveways, easements and areas encumbered by 
rights-of-way, landscaping areas, detention and siltation 
ponds, ancillary structures and other areas used for a 
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facility or structure to support the development or use of 
the property. Environmental reserve areas are not 
included in area of development provided they are 
protected by restrictive covenant.  

 
Complete and Valid in the case of a subdivision, means a subdivision 

application made in compliance with the Township of 
Langley Development Application and Fee Bylaw 1987 
No. 2470 as amended from time to time, and in the 
case of a building permit, means a building permit 
application made in compliance with the Township of 
Langley Building Bylaw 2008 No. 4642, as amended 
from time to time. 

 
Utility means a use providing for public utility structures and 

facilities for road, water, sewer, drainage, electrical, 
telephone, cablevision, gas, and similar services, where 
such use is accepted by the Municipality, by another 
government body, or by a company regulated by a 
government commission, including broadcast 
transmission facilities. 

 
 
Schedules and Notes 
3. Schedules “A”, “B” and “C” are attached hereto and form a part of this Bylaw. 
 
 
4. The notes found at the bottom of each schedule form a part of this Bylaw. 
 
 
Development Cost Charges 
5. In accordance with the Local Government Act, Section 933 (1) Development Cost 

Charges, as set out in Schedules “A”, “B” and “C”  hereto, may hereby be imposed on 
every person who obtains: 

 
a. approval of a subdivision, or 

 
b. a building permit authorizing the construction, alteration or extension of a 

building or a structure, other than a permit authorizing the construction, 
alteration or extension of a building or part of a building that: 

 
i. the value of the work authorized by the permit does not exceed $50 000; 

 
ii. will, after the construction, alteration or extension contain fewer than four 

(4) self contained dwelling units; and be put to no other use than the 
residential use in those dwelling units. 
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6. The Development Cost Charges imposed pursuant to this Bylaw must be paid prior to 
time of approval of a subdivision or issuance of a building permit. 

 
 
7. In accordance with the Local Government Act , a complete and valid subdivision and 

building permit applications, submitted prior to the final adoption of this Bylaw, shall 
be granted a twelve (12) month grace period from the date of final adoption of this 
Bylaw, during which time the Development Cost Charge rates applicable at the time 
of application shall be payable, unless the developer requests in writing the 
application of the new bylaw, upon which the rates applicable under this Bylaw will 
apply. 

 
 
8. For the Development Cost Charges imposed pursuant to this Bylaw on single family 

residential subdivisions, a credit is granted for each existing lot forming part of the 
subdivision at time of application. For multiple family residential developments, a 
credit is granted for each existing dwelling unit forming part of the development at 
time of application. For non-residential developments, DCCs area is assessed based 
on the additional “gross floor area” or additional “area of development” as defined in 
the bylaw. 

 
 
9. Where a developer is required to provide, or pay to provide, a specific service or part 

of a service, outside the boundaries of land being subdivided or developed; and the 
cost of the service is included in the calculations used to determine the amount of 
Development Cost Charges imposed pursuant to this Bylaw, then the cost of 
providing the service shall be deducted from the class of Development Cost Charges 
applicable to the subdivision or development for the particular service, as set out in 
the schedules hereto, the amount of which shall not exceed the lower of the two 
following amounts: 

 
a) the amount of Development Cost Charges as indicated in the column entitled 

“DCC Recoverable” in the DCC Review Report which is part of the 
Supplementary Information Document for the 2012 Development Cost Charge 
Program as amended from time to time; or 

 
b) the amount of Development Cost Charges calculated for the subdivision or 

building project pursuant to the provisions of this Bylaw for the particular class 
of service.  
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General Provisions 
10. In this Bylaw words importing the singular number include the plural number and vice 

versa. 
 
 
11. Langley Development Cost Charge Bylaw 2007 No. 4640 and amendments thereto 

are hereby repealed. 
 
 
READ A FIRST TIME the 05 day of November , 2012 
READ A SECOND TIME the 05 day of November , 2012 
READ A THIRD TIME the 05 day of November , 2012. 
RECEIVED THE APPROVAL OF THE 
INSPECTOR OF MUNICIPALITIES  the 

05 day of December , 2012. 

RECONSIDERED AND ADOPTED the  14 day of January , 2013. 
 
 

“JACK FROESE” 
 
Mayor 

 
“SUSAN PALMER” 

 
Deputy Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2012 NO. 4963 
 

Schedule “A” 
 
 

RESIDENTIAL 
DEVELOPMENT COST CHARGES 

 
 

Type of 
Development 

Unit Highway Drainage Sewage Water Parks Total 

  
Residential 1 du $8,705.49 $3,906.95 $669.13 $2,415.84 $10,931.73 $26,629.14 

Residential 2 du $8,487.85 $1,574.11 $567.75 $2,049.81 $9,275.41 $21,954.93 

Residential 3 du $7,399.67 $1,079.88 $446.09 $1,610.56 $7,287.82 $17,824.02 

Residential 4 du $6,529.12 $687.62 $344.70 $1,244.53 $5,631.50 $14,437.47 

 
 
NOTE: 
 
 Residential DCCs are imposed on each dwelling unit (du). 
 The residential component of mixed use developments, other than institutional, is calculated and 

assessed in accordance with Schedule A; and is payable in addition to any other DCCs applicable 
to other uses. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2012 NO. 4963 
 

Schedule B 
 
 

COMMERCIAL AND INSTITUTIONAL 
DEVELOPMENT COST CHARGES 

 
 

Type of 
Development 

Unit Highway Drainage Sewage Water TOTALS 

Highways, 
Sewage and 
Water (gfa) 

Drainage 
(da) 

Commercial 1 m2 $43.53 -- $2.31 $8.35 $54.19 $9.57 

Commercial 2 m2 $33.95 -- $2.31 $8.35 $44.61 $9.57 

Commercial 3 m2 $15.67 -- $1.72 $6.22 $23.61 $0.00 

Institutional m2 $20.89 -- $2.31 $8.35 $31.55 $8.52 

 
 
 

NOTE: 
 
 The residential component of mixed use developments, other than institutional, is calculated and 

assessed in accordance with Schedule A; and is payable in addition to any other DCCs applicable 
to other uses. 

 Commercial and Institutional DCCs, with the exception of the Drainage component, are imposed on 
gross floor area (gfa). 

 Drainage component of all non-residential DCCs is imposed on development area (da). 
 Commercial developments having a building with gross floor areas greater than 3,700 m2, shall 

have the Highway component of the Commercial 1 rates applied to the first 3,700 m2 and the 
Highway component of the Commercial 2 rates applied to all areas exceeding 3,700 m2. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2012 NO. 4963 
 

Schedule “C” 
 

INDUSTRIAL DEVELOPMENT COST CHARGES 
 
 

Type of 
Development Unit Highway Drainage Sewage Water TOTALS 

Industrial m2 $6.75 $9.06 $0.91 $3.29 $20.01 

 
 

NOTE: 
 
 The residential component of mixed use developments, other than institutional, is calculated and 

assessed in accordance with Schedule A; and is payable in addition to any other DCCs applicable 
to other uses. 

 Industrial DCCs are imposed on development area (da). 
 Drainage component of all non-residential DCCs is imposed on development area (da). 
 
 

G.1

G.1 -  Page 61



 

 

APPENDIX C 
 

Proposed Township of Langley Development Cost 
Charge Bylaw 2019 No. 5470 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2019 NO. 5470 
A Bylaw to Impose Development Cost Charges for Road, Drainage, Sewage, Water and 

Park Projects 
 
 

EXPLANATORY NOTE 
 
Bylaw 2019 No. 5470 repeals the Langley Development Cost Charges Bylaw 2012 No. 4963 
and amendments thereto and establishes a new Development Cost Charges Bylaw. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2019 NO. 5470 
 
 
 
The Municipal Council of the Corporation of the Township of Langley, in Open meeting 
assembled, ENACTS AS FOLLOWS: 
 
 
Title 
1. This Bylaw may be cited for all purposes as “Langley Development Cost Charges Bylaw 

2019 No. 5470”. As a short title, it may be known as “DCC Bylaw No. 5470”. 
 
 
Definitions 
2. For the purposes of this Bylaw: 
 

Area of Development means that portion of the parcel of land encompassing 
or covered by buildings and structures, including, but 
not limited to, zoning setbacks, storage yards and 
parking areas, driveways, easements and areas 
encumbered by rights-of-way, landscaping areas, 
detention and siltation ponds, ancillary structures and 
other areas used for a facility or structure to support the 
development or use of the property. Environmental 
reserve areas are not included in the Area of 
Development, provided such areas are protected by a 
restrictive covenant registered in favor of the Township 
of Langley, to the satisfaction of the General Manager 
of Engineering for the Township of Langley, or their 
designate.  

 
 
Commercial 1 means all developments zoned for commercial uses 

under the Zoning Bylaw, and all developments having 
commercial uses undertaken in buildings or on land 
where the zoning designation under the Zoning Bylaw is 
other than commercial: and where the first storey Gross 
Floor Area is 3,700 square metres or less. This  
includes, but is not limited to, all rural commercial uses, 
campgrounds, golf courses, outdoor recreational uses, 
and any other similar uses. 

    
Commercial 2 means all developments zoned for commercial uses     

under the Zoning Bylaw, and all developments having 
commercial uses undertaken in buildings or on land 
where the zoning designation under the Zoning Bylaw is 
other than commercial; and where the first storey Gross 
Floor Area is more than 3,700 square metres, This 
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includes, but is not limited to all rural commercial uses, 
campgrounds, golf courses, outdoor recreational uses, 
and any other similar uses.  

Commercial 3 means all developments zoned for commercial uses 
under the Zoning Bylaw; and all developments having 
commercial uses undertaken in buildings or on land, 
where the zoning designation under the Zoning Bylaw is 
other than commercial; and where such commercial 
uses are located only on the second and higher floor 
levels. This includes, but is not limited to all rural 
commercial uses, campgrounds, golf courses, outdoor 
recreational uses, and any other similar uses. 

Development Cost Charges means the charges payable pursuant to the provisions 
of this Bylaw and in the amounts as calculated in the 
schedules hereto.  The term Development Cost 
Charges may also be referred to as “DCCs” or “DCC” in 
this Bylaw. 

Gross Floor Area means the sum of all floor areas used or intended to be 
used for the undertaking of permitted uses, measured to 
the extreme outer limits of the building or structure, 
excluding areas for parking and unenclosed balconies. 

Industrial means all developments zoned for industrial uses under 
the Zoning Bylaw, and all developments having 
industrial uses undertaken in buildings or on land, 
where the zoing designation under the Zoning Bylaw is 
other than industrial.  

Institutional means: 

(a) all developments zoned for institutional use under
the Zoning Bylaw; or

(b) institutional uses undertaken in buildings or on land
where the zoning designation under the Zoning
Bylaw is other than institutional, including, but not
limited to, schools and other educational facilities,
congregate care facilities and other live/care
accommodation, hospitals and other medical
facilities, government buildings, public recreational
facilities, fire halls, police stations, airport facilities,
communications and energy facilities, waste
disposal and other similar public and Utility uses.

Residential 1 means residential developments having a density of 15 
or less dwelling units (du) per hectare. 
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Residential 2 means residential developments having a density 
greater than 15 up to 44 dwelling units per hectare. 

Residential 3 means residential developments having a density 
greater than 44 up to 74 dwelling units per hectare. 

Residential 4 means residential developments having a density 
greater than 74 dwelling units per hectare. 

Utility means a use providing for public utility structures and 
facilities for road, water, sewer, drainage, electrical, 
telephone, cablevision, gas, and similar services, where 
such use is approved in writing by the Township of 
Langley, by another government body with jurisdiction, 
or by a company regulated by a government 
commission, including broadcast transmission facilities. 

Zoning Bylaw means the Township of Langley Zoning Bylaw, 1987 
No. 2500, as amended or replaced. 

Schedules and Notes 
3. Schedules “A”, “B” and “C” are attached hereto and form a part of this Bylaw.

4. The notes found at the bottom of Schedules “A”, “B” and “C” form a part of this Bylaw.

Development Cost Charges 
5. In accordance with Section 559(1) of the Local Government Act, every person who

obtains:

a. approval of a subdivision, or

b. a building permit authorizing the construction, alteration or extension of a
building or a structure, other than a permit authorizing the construction,
alteration or extension of a building or structure or part of a building or
structure where:

i. the value of the work authorized by the permit does not exceed $50,000;
or

ii. the building or structure will, after the construction, alteration or extension
contain fewer than four (4) self contained dwelling units, and be put to no
other use than the residential use in those dwelling units,

must pay to the Township of Langley the applicable Development Cost Charges set 
out in Schedules “A”, “B”, and “C” of this Bylaw. 

6. For a type of development not identified under Schedules “A”, “B”, or “C” of this Bylaw,
the imposition of a Development Cost Charge will be at the sole discretion of the General
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Manager of Engineering for the Township of Langley, or their designate, with the amount 
payable based on the most comparable type of development, as determined by the 
General Manager of Engineering for the Township of Langley, or his or her designate, 
acting reasonably.  

7. Subject to the Development Cost Charge (Instalments) Regulation, B.C. Reg. 166/84, as
amended or replaced from time to time, Development Cost Charges imposed pursuant to
this Bylaw must be paid at the time of the approval of the subdivision or the issue of the
building permit.

8. For Development Cost Charges imposed pursuant to this Bylaw on single family
residential subdivisions, a credit will be granted for each existing lot forming part of the
subdivision at the time of the subdivision or building permit application. For multiple family
residential developments, a credit will be granted for each existing dwelling unit forming
part of the development at time of the subdivision or building permit application. For non-
residential developments, Development Cost Charges are assessed based on the
additional Gross Floor Area or additional Area of Development, as applicable.

9. Where a developer is required to provide, or pay to provide, a specific service or part of a
service, pursuant to a Development Works Agreement under section 570 of the Local
Government Act, and the cost of the service is included in the calculations used to
determine the amount of Development Cost Charges imposed pursuant to this Bylaw,
then the cost of providing the service shall be deducted from the class of Development
Cost Charges applicable to the subdivision or development for the particular service, as
set out in the schedules hereto, the amount of which shall be calculated as the cost of the
work less the amount to be paid by the Township of Langley to the developer under the
Development Works Agreement, other than any amount paid as interest.

10. Where a developer is required to provide, or pay to provide, a specific service or part of a
service, outside the boundaries of land being subdivided or developed, not pursuant to a
Development Works Agreement under section 570 of the Local Government Act, and the
cost of the service is included in the calculations used to determine the amount of
Development Cost Charges imposed pursuant to this Bylaw, then the cost of providing
the service shall be deducted from the class of Development Cost Charges applicable to
the subdivision or development for the service, as set out in the schedules hereto, the
amount of which shall not exceed the lower of the following amounts:

a) the amount of Development Cost Charges identified as “DCC Recoverable” in
the DCC review report prepared as part of the Township of Langley’s DCC
program, as amended or replaced;

b) the amount of Development Cost Charges calculated for the subdivision or
building project pursuant to the provisions of this Bylaw for the particular class
of service; or

c) the estimated amount for providing the service, as determined by the
developer’s qualified professional, acting reasonably.

Expenditures from DCC Reserves to Developers 
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11. Where the Township of Langley has entered into an agreement with a developer to
complete works, including a Development Works Agreement under section 570 of the
Local Government Act, and those works are included in the calculations used to
determine the amount of Development Cost Charges imposed pursuant to this Bylaw, the
Township of Langley may expend monies from the applicable Development Cost Charge
reserve to repay the developer some or all of the capital costs the developer incurred in
completing a project.

General Provisions 
12. In this Bylaw, words importing the singular number include the plural number, and vice

versa.

13. Langley Development Cost Charge Bylaw 2012 No. 4963 and amendments thereto are
hereby repealed.

READ A FIRST TIME the day of , 2019. 
READ A SECOND TIME the day of , 2019. 
READ A THIRD TIME the day of , 2019. 
RECEIVED THE APPROVAL OF THE 
INSPECTOR OF MUNICIPALITIES  the 

day of , 2019. 

ADOPTED the day of , 2019. 

Mayor Township Clerk 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2019 NO. 5470 

Schedule “A” 

RESIDENTIAL 
DEVELOPMENT COST CHARGES 

Type of 
Development 

Unit Road Drainage Sewage Water Parkland 
Acquisition 

Park 
Development 

Total 

Residential 1 du $18,423.00 $7,081.00 $665.00 $2,497.00 $15,596.00 $5,302.00 $49,564.00 

Residential 2 du $17,962.00 $2,853.00 $565.00 $2,119.00 $13,233.00 $4,499.00 $41,231.00 

Residential 3 du $15,660.00 $1,957.00 $444.00 $1,665.00 $10,398.00 $3,535.00 $33,659.00 

Residential 4 du $13,817.00 $1,246.00 $343.00 $1,286.00 $8,034.00 $2,732.00 $27,458.00 

NOTE: 

• Residential DCCs are imposed on each dwelling unit (du).
• The residential component of mixed use developments, other than Institutional, is calculated and

assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2019 NO. 5470 

Schedule B 

COMMERCIAL AND INSTITUTIONAL 
DEVELOPMENT COST CHARGES 

Type of 
Development 

Unit Road Sewage Water TOTALS 

Road, 
Sewage and 
Water (based 

on Gross 
Floor Area) 

Drainage 
(based on Area 

of 
Development) 

Commercial 1 m2 $92.12 $2.30 $8.63 $103.05 $17.35 

Commercial 2 m2 $71.85 $2.30 $8.63 $82.78 $17.35 

Commercial 3 m2 $33.16 $1.71 $6.43 $41.30 $0.00 

Institutional m2 $44.22 $2.30 $8.63 $55.15 $15.44 

NOTE: 

• The residential component of mixed use developments, other than institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.

• Commercial and Institutional DCCs, with the exception of the drainage component, are imposed
based on Gross Floor Area (gfa).

• The drainage component is imposed based on Area of Development.
• Commercial developments having a building or buildings with total Gross Floor Areas greater than

3,700 m2, shall have the road component of the Commercial 1 rates applied to the first 3,700 m2

and the road component of the Commercial 2 rates applied to all areas of the buildings exceeding
3,700 m2.
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

LANGLEY DEVELOPMENT COST CHARGES BYLAW 2019 NO. 5470 

Schedule “C” 

INDUSTRIAL DEVELOPMENT COST CHARGES 

Type of 
Development Unit Road Drainage Sewage Water TOTALS 

Industrial m2 $14.29 $16.41 $0.91 $3.40 $35.01 

NOTE: 

• The residential component of mixed use developments, other than Institutional, is calculated and
assessed in accordance with Schedule A, and is payable in addition to any other DCCs applicable
to other uses in the development.

• Industrial DCCs are imposed based on Area of Development.
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