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1.0 Introduction 
In 2004, the City of New Westminster began a comprehensive review of its approach to obtaining 
contributions from urban development projects to help pay for the infrastructure and amenities 
needed to support a growing population. This review identified three main strategies to increase 
the City’s ability to generate revenue for infrastructure and amenities: 

1. A new Development Cost Charge (DCC) system.  The City can collect funds from new 
development to pay for City-wide improvements to transportation, drainage, water, and sewer 
infrastructure, and to acquire and improve parkland.  New Westminster implemented a new 
DCC system in 2006 and is currently updating its DCC bylaw to expand the list of capital 
projects and adjust the rates charged to development.   

2. A more structured approach to obtaining voluntary amenity contributions from rezoning 
applications.  This approach (set out in the City’s Guidelines for Staff Evaluation of Voluntary 
Amenity Contributions) is based on financial analysis to determine whether the change in 
zoning increases the value of the subject site and, if so, what portion of this increase in land 
value should be available to fund community amenities.  The City began using this approach 
in May 2005 and has secured significant contributions toward parks, transportation, and public 
art, and other amenities and community benefits.  This tool requires site-by-site negotiations 
with developers, an approach that is well suited to large, complex projects but is cumbersome 
for small projects and is not applicable at all to projects that do not require rezoning.   

3. The use of amenity density bonusing, as allowed under the Local Government Act. An 
amenity density bonus zone defines an outright density that can be achieved without any 
amenity contribution and extra ‘bonus’ density that can be achieved in exchange for the 
provision of amenities.  Density bonusing is more predictable and straightforward than site-
specific amenity negotiations, so it is well-suited to smaller projects in areas suitable for 
intensification.  Implementing density bonusing requires changing the City of New 
Westminster Zoning Bylaw and the development review process.  While work has been 
underway to create a density bonus system in New Westminster, projects that could be 
processed using density bonusing if the system were in place are instead being reviewed 
using the more labour-intensive approach of case-by-case negotiations. 

Coriolis Consulting Corp. was retained to help develop New Westminster’s density bonus zoning 
system.  This report outlines the recommended density bonus zoning system and describes the 
technical analysis and community consultation that were inputs to developing the proposed 
system. 
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2.0 Scope of Work 
In order to design a density bonusing system for New Westminster, City staff and Coriolis have: 

1. Identified locations where the City of New Westminster Official Community Plan supports 
additional density and determined how much extra density would be appropriate. 

2. Tested higher density building designs to ensure the proposed maximum densities can be 
achieved in attractive, livable buildings. 

3. Considered alternate approaches to implementing density bonus zoning and selected the 
options that best fit with the City’s principles of financing growth. 

4. Estimated the value of different types of proposed bonus density and the likely market interest 
in bonus density in order to estimate the value of the amenity contributions the City might 
receive from the density bonus system.   

5. Identified the types of community amenity contributions that could be obtained in exchange for 
bonus density and how the City might set priorities for amenity investments. 

6. Met with local residents, landowners and the development industry in April 2008 to gather 
feedback on a preliminary proposal for the density bonus system (see Attachment 1 for report 
on consultation). 

7. Secured Council approval for the general density bonus zoning proposal. 

8. Created a more concrete proposal for New Westminster’s density bonus zoning system and 
identified additional work required to implement the proposal. 

9. Reviewed the proposed system with local residents and the development industry in October 
2008. 

10. Submitted the final report and recommendations to the City in October 2008. 
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3.0 How Density Bonusing Works 
The Local Government Act allows municipalities in British Columbia to regulate the use of land by 
implementing zoning regulations that set out the allowable uses, densities and general building 
forms for each site.  The Act empowers municipalities to allow land to be developed at a higher 
density if, in return, the developer provides amenities that benefit the community.  This density 
bonus zoning is supposed to specify a base density that can be developed with no community 
amenity contribution, and a higher density that is achievable if the required amenity contribution is 
made.  Zoning parameters such as allowable height, maximum site coverage, parking 
requirements, and required setbacks must be set so as to ensure that the additional bonus 
density can actually be accommodated on the site. 

The following sections describe the effect of density bonusing on the financial performance of 
development projects (from the perspective of developers, land sellers, and the municipality), the 
conditions necessary for a density bonusing system to be successful, and the density bonusing 
practices in other municipalities.   

 

3.1 Impact on Financial Performance 
Table 1 below illustrates how density bonusing affects the financial performance of a development 
project. The figures are for a hypothetical project and, while not necessarily intended to reflect 
current market conditions in New Westminster, are broadly indicative of a low-rise project in the 
City. 

In this example, the assumed base density is 1.3 FSR and the density bonus allows an additional 
0.1, to a maximum of 1.4 FSR. This is not meant to imply that 0.1 is the appropriate real bonus; 
this example simply illustrates the financial implications of a density increment within the same 
residential structure type. 

Table 1: Sample Density Bonus Calculations for a Hypothetical Low-Rise Wood-Frame Apartment 
 Scenario 1:  

Development at Base Density 
Scenario 2:  
Development with Bonus Density 

Site Size 30,000 sq. ft. 30,000 sq. ft. 
FSR 1.3 1.3 + 0.1 bonus = 1.4 
Floorspace (Gross) 39,000 sq. ft. 42,000 sq. ft. 
Units (@ 1,000 sq. ft. net) 33 36 
Sales Revenue1 $11,550,000 $12,600,000 
Total Development Cost2 $8,250,000 $9,000,000 
Amenity Contribution3 0 $120,000 
Land Cost $1,560,000 $1,560,000 
Developer Profit4 $1,740,000 $1,920,000 

                                                 
1 Assumed sales price is $350,000 per unit. 
2 Including marketing, DCCs, all hard and soft costs, and interim financing but not including land; the total 

cost is about $250,000 per unit. 
3 There is no amenity contribution in Scenario 1; in Scenario 2 the amenity contribution is $40 for each 

additional square foot of space. 
4 The target profit margin is 15% of revenue. 
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Scenario 1 shows a development at a base density of 1.3 FSR, which is assumed in this case to 
be achievable without any amenity contribution.  In this scenario, the developer pays $1,560,000 
for a 30,000 square foot site on which 39,000 square feet of residential space can be built.  The 
land purchase price is equal to $40 per square foot of buildable space (i.e. $1,560,000 divided by 
39,000 sq. ft.).  The developer earns a profit of $1,740,000, which is equal to about 15% of gross 
revenue, a typical development industry target for profit margin.  This project “works” financially 
from the developer’s perspective. 

Scenario 2 shows how the numbers work if this site is in a density bonus zone that allows the 
developer to achieve a total 1.4 FSR (the base 1.3 FSR as in Scenario 1 plus an additional 0.1 
FSR). The project increases from 33 units to 36, so sales revenue and total development cost rise 
commensurately.  The developer makes a cash-in-lieu amenity contribution, which in this example 
is assumed to be paid at a rate of $40 for each additional square foot of allowable space (i.e. 
30,000 square foot site times bonus 0.1 FSR times $40), or $120,000.  The purchase price for the 
development site remains the same ($1,560,000).  This is a crucial part of the analysis, because 
the developer must pay for the site as though it is zoned for the based density of 1.3 FSR, 
knowing that the bonus density can only be obtained by making the amenity contribution to the 
municipality. Developer’s profit is numerically larger than in Scenario 1 (which makes sense 
because the project is larger), but is equal to 15% of revenue. 

The following important points are illustrated by Table 1: 

• The density bonus system allows more units to be developed because of the higher density, 
so land is being used more intensively. 

• The amenity contribution payment to the City does not impair the profitability of the 
development project.  With the extra density, the developer builds a larger project and is still 
able to achieve the target profit margin of 15% of gross revenue (which is a larger dollar 
amount because the project is larger). 

• The amenity contribution (in this case) is equal to the land value associated with the additional 
density.  In effect, it is as though the developer bought a site with an allowable FSR of 1.4, 
except that the land purchase is in two components:  the purchase price paid to the land seller 
based on allowable density of 1.3 FSR ($1,560,000) and the amenity contribution of $120,000 
paid to the municipality for the additional 0.1 FSR. 

 

3.2 Density Bonusing in Other Municipalities 
Several communities in British Columbia and Alberta have implemented density bonusing 
systems.  Each system is different depending on the municipality’s choices about the location and 
amount of extra density to be permitted and the amenities required in exchange.  The following 
examples illustrate some of the ways a density bonusing system can be structured. 

1. The City of Surrey uses density bonusing to allow additional density in new residential 
development areas.  The zoning in these areas allows developers to build low density 
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residential development with no amenity contribution, or build higher density versions of the 
same housing forms in exchange for cash contributions toward parkland development, library 
books, police protection, fire protection and community buildings (see Attachment 2 for zoning 
excerpt).  The amount of extra density permitted, and the expected cash contributions are set 
out in the zoning bylaw.  The value of the amenity contributions received is adjusted each year 
for inflation. Surrey’s system is based more on an estimated cost of future services rather than 
on the market value of the extra density. As a result, the cost of the additional development 
rights is less than the value of the opportunity, so raw land values are increased.5 

2. The City of Burnaby allows bonus density in exchange for community amenities in the multi-
family zones used in Burnaby’s four town centres (see Attachment 3 for zoning excerpt).  
These zones specify a base density that could be built with no amenity contribution, and 
additional density that can be built if an amenity is offered.  Developers interested in building 
the bonus density are required to rezone into a comprehensive development (CD) zone with a 
base and bonus density designed specifically for that site.  The City of Burnaby calculates the 
value of the additional floorspace the developer will be able to build and asks for amenity 
contributions of equal value.  Burnaby’s zoning bylaw includes a list of nine amenity 
categories (e.g. affordable housing, childcare, park improvements, environmental 
enhancements) and staff suggests to the developer which type of amenity would be most 
appropriate for each project.  In some cases, the City requests a cash amenity contribution 
that is used to fund other community amenities.  Burnaby’s system is predictable because it 
sets out the base and bonus densities permitted and the formula to be used to calculate the 
value of the amenity expected in return.  Burnaby’s model is more labour-intensive than the 
Surrey approach because it requires a case-by-case assessment of the value of the bonus 
density and staff input to determine the type of amenity contribution requested from each 
project. As a consequence, the amount paid for bonus density reflects the actual market value 
of the additional development opportunity. 

3. The City of Calgary has begun using density bonusing to achieve higher densities in selected 
urban nodes while also obtaining amenities. Calgary’s system allows developers to earn 
additional density in several possible ways including providing affordable housing, open 
space, or cash contributions to a community enhancement fund. When a developer chooses 
the cash contribution option, density is valued at 100% of the market land value of the 
additional density based on a site-specific appraisal. 

 

                                                 
5 Any part of the land value of extra density left “on the table“ by the municipality is likely to be incorporated 

into the selling price of development sites. Usually, land sellers are quick to recognize this opportunity, so 
there is no incentive or gain to developers. 
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4.0 Questions Involved in Building The System 
The amount and location of bonus density, the value and type of amenities expected in return, 
and the legal process required to obtain extra density will differ in each community.  However, 
every jurisdiction that decides to use density bonusing to obtain community amenities must 
answer the same general set of questions: 

1. What are the basic principles on which the system should be based and what conditions must 
exist for the system to be successful? 

2. Where are there opportunities to allow bonus density that are likely to be of interest to 
developers and that fit with community objectives and good planning principles? 

3. How should the rezonings needed to allow density bonusing be implemented? 

4. What should be the value of the amenity contribution expected in return for bonus density and 
how should this value be calculated? 

5. What types of amenities should be achieved through a density bonusing system? 

The next several sections of this report discuss each of these questions in turn, outline different 
approaches, and suggest an approach for New Westminster. 
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5.0 Guiding Principles and Conditions for Success 
 

5.1 Principles 
In 2004, the City began a larger review of its approach to obtaining contributions from new 
development to fund amenities and infrastructure.  Creating a density bonus zoning system is one 
component of this larger review.  All of the development finance policies resulting from this 
review, including the density bonusing system, are based on eight guiding principles: 

1. The system should be squarely within the legal boundaries set by provincial legislation. 

2. The system should be “administratively appropriate”:  small, straightforward projects should 
not require expensive and time-consuming processes; larger, complex projects involving large 
sites, significant changes in land use, or large changes in total urban development capacity 
may reasonably involve a more complex process. 

3. The system should rely on incentives and voluntary participation to the extent possible.  
Developers should be given reasonable options:  develop under existing zoning or choose to 
seek additional entitlements (by changing land use or increasing density in exchange for 
making appropriate contributions that offset the costs of growth).   

4. The system should be reasonably consistent and predictable.  This is certainly true of 
prescribed amenity bonus schedules.  Even rezonings or variances involving site-specific 
negotiations should be conducted in accordance with a systematic approach and should 
reflect a reasonably consistent approach to defining an appropriate value of contribution and 
an appropriate roster of amenities to be provided. 

5. The system should be used to generate amenities (or revenue to be applied to amenities) that 
are linked to the costs of accommodating growth, not as simply a tax on development that is 
used to fund programs or facilities unrelated to the need for amenities or infrastructure 
imposed by growth. 

6. Amenities sought via a density bonus zone or volunteered by developers should be consistent 
with the City’s objectives for amenities and infrastructure as outlined in the City’s Official 
Community Plan and Strategic Plan. 

7. The value of the amenity or infrastructure contribution should be commensurate with the 
development value that is being conferred.  If the amenity contribution is too expensive, 
developers will not be interested.  If the contribution is too low, new development is providing 
a lesser share of the cost of growth than it is capable of sustaining.  The balancing point is 
right where the developer is willing to apply for rezoning or use the amenity bonus, willing to 
make the contribution, and earns just enough additional revenue to justify the cost, time, and 
risk inherent in the process.  
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8. Amenity contributions should not normally be anticipated from projects that are inherently 
already making a contribution that is consistent with City objectives and that effectively uses 
all of the project’s financial ability to sustain amenity contributions.  For example, rezonings or 
variances needed to achieve restoration of a heritage building may not be able to make other 
contributions to the same extent or value as non-heritage projects. 

In addition to the above principles that underpin the City’s overall approach to achieving amenity 
contributions, the City adopted three additional principles during the process of designing a 
density bonus system: 

1. All bonus density should fit with the land use concept in the City’s Official Community Plan in 
order to ensure that the bonus density is appropriate in community planning terms and 
acceptable to residents.   

2. All opportunities for bonus density will be in addition to the density that can actually be 
achieved under current zoning: there will be no downzoning of properties to create more 
‘room’ for bonus density.   

3. Where possible, the bonus density available will be achievable without changing the form of 
housing (e.g. townhouse projects are more dense but are still townhouse projects; low-rise 
apartments become more dense but they are still low-rise projects; and high-rise projects 
simply add floors). 

There is one other principle that has been incorporated into the design of the system. The density 
bonus system is not designed to trigger redevelopment that would not otherwise occur. Some 
forms of redevelopment anticipated in the OCP are not currently economically viable. For 
example, some Queensborough sites are currently used for (or designated for) single family lots 
and also designated for townhouse, but conversion to townhouse is not financially viable. If extra 
density is made available at a deeply discounted price, it is possible that townhouse conversion 
could work, but then there would be no opportunity to obtain an amenity contribution from the 
extra density. New Westminster may want to explore other ways to encourage redevelopment, 
but the density bonus system is being designed to obtain amenities from viable projects that 
absorb increases in density, not to make non-viable projects viable. 

 

5.2 Market Conditions for Success 
Bonus density only works as a means to obtain amenities if land owners and developers are 
willing to embrace the system and if the land market understands how to deal with bonus density 
in establishing the value of development properties. The following conditions must exist for 
density bonusing to be successful: 

• Developers must believe that the increased project size is marketable, physically feasible, and 
financially attractive. Extra density only has value to a developer if there is a market for the 
extra space, if the space is profitable to develop, if the space (and the associated parking) fits 
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on the site, and no disproportionate costs arise from building the extra space.  Generally, the 
system works best if the allowable extra density can be achieved without changing the form of 
housing (e.g. townhouse projects are more dense but are still townhouse projects; low-rise 
apartments become more dense but they are still low-rise projects; and high-rise projects 
simply add floors).   

• The extra density must be capable of being accommodated on the site without unacceptable 
impacts on urban design, neighbourhood character, traffic, or other planning/transportation 
factors.  In other words, a sound planning process identifies appropriate locations for 
additional density which then makes an amenity contribution, rather than arbitrarily adding 
density to generate contributions.   

• The price paid to the municipality for the bonus density (whether in the form of an actual 
amenity or cash-in-lieu) should be more or less equal to the value of the density, assuming 
there is no zoning risk.  Developers will not pay more for the density than it is worth (i.e. they 
will not accept reduced profitability on the extra space). 

• The City must know what objectives it is trying to achieve via the amenity contribution.  The 
City should know whether it prefers on-site amenities or cash-in-lieu and, if cash, it should 
have a clear sense of what amenities it wants to create with the revenue. 

• There should not (in our view) be any down-zoning to create density bonus opportunity.  To be 
fair and to be acceptable to land owners and the development industry, the density bonus 
system should retain existing allowable (or achievable) densities under existing zoning and 
look for opportunities for new density that can be incorporated in development projects. 

• It is essential that development properties remain priced in the market based on their existing 
allowable density. The market must understand that the opportunity for new density, via a 
density bonus, can only be achieved by making the appropriate amenity contribution.6 

                                                 
6 If bonus density is priced at full market value, and all players in the market clearly understand this, density 

bonusing will not have a significant upward pressure on land values. Developers buy sites based on the 
outright allowable density and obtain the bonus density by making the amenity contribution. There are two 
mechanisms whereby density bonusing can put upward pressure on land values: 

• If the municipality provides bonus density at significantly less than its market value, the land market will 
quickly capture any extra value in the selling price for development parcels. A vacant site zoned for a 
base FSR of 1.2 with a density bonus of 0.2 should sell based on the 1.2 if the municipality prices 
density at market value. If the municipality prices density at say 50% of market value, the developer 
does not keep the other 50%. The site will be valued as though it is zoned for FSR 1.3 (i.e. 1.2 plus 
50% of 0.2). 

• Bonus density is typically valued based on “average” land value for a project. However, bonus density 
floorspace when incorporated in a development project may have a revenue that is higher than the 
average (say because of better views from the top floor) and may involve lower construction costs per 
square foot than the average for the whole building (because some costs are fixed and do not vary with 
marginal increases in project size). Consequently, the marginal extra land value of bonus density may 
be higher than the overall average land value for the project. For example a high-rise residential site 
may sell at an average land price of $25 per square foot of buildable space (based on an average unit 
sales price of say $500 per square foot and hard construction cost of $200 per square foot). If an extra 
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5.3 Provincial Guidelines 
The Province has recommended that municipalities using a cash-in-lieu approach to amenities 
should use revenue for amenities that will benefit the area absorbing the extra density and not 
use the revenue to fund infrastructure intended to be funded by other means such as DCCs.  

                                                                                                                                                             
unit on an extra floor sells for $510 per square foot (better view) and marginal extra costs are say $195 
per square foot, there is an extra $15 per square foot that could go to extra land value (i.e. $40 versus 
$25 per square foot buildable). If the difference is not large and not easily calculated by a party other 
than the developer, this is not likely to cause much upward pressure on land value and can be an 
additional incentive for the developer to use the bonus density, but if there is a big gap between 
average land value for the project and true marginal extra value for bonus space, there could be some 
upward pressure on land values. 
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6.0 Opportunities for Additional Density 
After setting guiding principles, staff and the consulting team identified the amount and type of 
bonus density that could be permitted in New Westminster.  The opportunities identified comply 
with the City’s guiding principles, they fit with the City’s current Official Community Plan land use 
vision, and they do not involve any downzoning.   

There are two general types of opportunities to increase density in New Westminster: 

1. The maximum densities in some of the City’s multi-family residential and mixed use zones are 
lower than the densities being achieved in similar projects in other communities.  New 
Westminster can increase the maximum allowable densities in these zones in exchange for 
amenity contributions.  Attachment 6 contains some conceptual drawings for townhouse, low-
rise apartments, and high-rise apartments. For each structure type there are drawings 
showing the achievable density under existing zoning in New Westminster (the “befores”) and 
drawings showing how higher density can be achieved (the “afters”) in the same structure type 
by modifying site coverage and height. 

2. The OCP designations for some sites in New Westminster allow higher densities than what is 
permitted under existing zoning.  At present, all applications for redevelopment to OCP 
densities are being handled via case-by-case negotiations for voluntary amenity contributions.  
The City can use density bonusing to process OCP redevelopments that only involve a 
change in density, not a change in use.   

Within these two broad categories there are six general development opportunities that could 
accommodate additional residential floorspace under a density bonus system: 

• Townhouse development in Queensborough. 

• Townhouse development on the Mainland. 

• Low rise residential and mixed use development in Queensborough. 

• Low rise residential and mixed use development on the Mainland. 

• High rise residential and mixed use development in Downtown. 

• High rise residential and mixed use development on the Mainland outside of Downtown. 

Attachment 4 contains maps of New Westminster showing the approximate locations of areas in 
which there could be opportunities for additional density in townhouse, low-rise and high-rise 
areas. All of these are consistent with current OCP land use designations. 

Sections 6.1 to 6.8 describe the proposed base and bonus density for each type of development 
and specify the zones and OCP designations that should have access to the density bonus 
provisions.  For simplicity, these sections describe each density bonus opportunity as if it will 
become a new zoning district.  Creating new zoning districts with density bonus provisions is one 
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way to implement the proposed density bonus system.  This approach, along with other 
implementation methods, is described in section 7.0. 

 

6.1 Townhouse Development in Queensborough 
The City expects additional townhouse development in Queensborough on land designated for 
multi-family residential development but currently zoned and developed for other purposes.  
Townhouse development in Queensborough typically involves two storey buildings with parking at 
grade.   

We recommend that the City create a townhouse density bonus zone for Queensborough.  The 
zone should allow a base density of 0.6 FSR7, our estimate of the maximum density achievable 
under existing townhouse zoning, and up to 0.3 FSR of bonus density, for a maximum 
development density of 0.9 FSR.  This zone should allow a maximum height of 25 feet and up to 
50% site coverage.     

Sites zoned or designated in the OCP to allow townhouse in Queensborough should be permitted 
to develop under existing zoning or under the new Queensborough townhouse density bonus 
zone.  Sites already zoned RT-2A, RT-2B, RT-2C, RT-2D, RT-2F, RM-1, RM-1A, RM-1B, RM-2, 
RM-2A, RMW-2 and RMW-2A should be allowed to develop under existing zoning or using the 
Queensborough townhouse density bonus zone. 

It should be noted that townhouse development is not viable in Queensborough on sites that allow 
single family use, because single family lot values are so high. 

If New Westminster wants to encourage multifamily development on those sites, it may need to 
consider designating the sites for low-rise apartment. This density increase requires an OCP 
amendment. It is not the intent of the density bonus system to change the economics of 
redevelopment or add density outside the OCP. 

 

6.2 Low Rise Residential Development in Queensborough 
The City also expects additional low rise apartment residential development in Queensborough.   

We recommend the City create a low rise residential density bonus zone for Queensborough that 
would allow 1.2 FSR base density8 with no amenity contribution and another 0.6 FSR in exchange 

                                                 
7 RT-2, the highest density townhouse zone, allows 18 units per acre.  Based on recent townhouse projects 

in New Westminster 1,500 sq.ft. is an appropriate average unit size, which yields a density of 0.62 FSR. 
The base density may need to be set higher if the City wants to encourage townhouse development in the 
short term as our analysis indicates that townhouse development is not viable at 0.6 FSR under current 
market conditions.   

8 We estimate the maximum achievable low rise apartment densities in New Westminster at present are 
between approximately 1.0 FSR in the RM-2A zone (40 units an acre at 1,000 sq.ft. each) and 1.2 FSR in 
the RM-2 zone (3 storeys at 40% maximum site coverage) or RMW-2A (50 units per acre at 1,000 sq.ft. 
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for amenities.  The zone should allow four storey buildings and up to 50% maximum site 
coverage.  Land designated RL, RM or RH (or any combination of the three) should be allowed to 
develop under this density bonus zone, as should sites in Queensborough already zoned RM-1, 
RM-1A, RM-1B, RM-2, RM-2A, RMW-2 and RMW-2A. 

 

6.3 Townhouse Development on the Mainland 
There is land designated for future townhouse development in Mainland New Westminster.  
Outside of multi-phase developments (e.g. Victoria Hill) we expect townhouse development on 
the Mainland to be in two or three storey buildings with underground parking.   

The City should create a stacked townhouse density bonus zone.  This zone should allow an 
outright base density of 0.6 FSR9, our estimate of the maximum density achievable under existing 
townhouse zoning (RT-2).  The zone should allow another 0.6 FSR of bonus density (to a 
maximum of 1.2 FSR) in three storey buildings with up to 50% site coverage. 

Sites zoned RT-2, RT-2A, RT-2B, RT-2C, RM-1, RM-1A, RM-1B, RM-2, RM-2A and RM-2B 
should be allowed to develop using the Mainland townhouse density bonus zone, as should sites 
designated RL and RL/RM/RH. 

 

6.4 Low Rise Residential Development on the Mainland 
The City expects additional low rise residential development in Mainland New Westminster.  We 
suggest the City create a density bonus zone that allows an outright base density of 1.2 FSR10 
and another 0.6 FSR of bonus density in a four storey building with 50% site coverage.   

This density bonus zone should be available for development of sites zoned RM-1, RM-1A, RM-
1B, RM-2, RM-2A, and RM-5A.  Sites designated RL/RM, RL/RM/RH, RM/RH and RMC in the 
OCP should also be allowed to develop under this zone. 

This density bonus zone will be an attractive alternative to all of the existing zones except RM-5A 
which currently allows 70 units per acre.  A site zoned RM-5A developed with units that are 1,000 
sq.ft. on average could achieve 1.61 FSR under existing zoning.  Developers with sites already 
zoned RM-5A will not want to develop under a density bonus zone with a base density of 1.2 
FSR, so RM-5A could be adjusted to allow a base density of 1.6 FSR and a bonus of 0.2, for a 

                                                                                                                                                             
each). The base density may need to be set higher if the City wants to encourage apartment development 
in the short term as our analysis indicates that apartment development is not viable at 0.6 FSR under 
current market conditions.  

9 See footnote 1. The base density may need to be set higher if the City wants to encourage townhouse 
development in the short term as our analysis indicates that townhouse development is not viable at 0.6 
FSR under current market conditions. 

10 See footnote 2. 



DENSITY BONUSING IN NEW WESTMINSTER: THE RECOMMENDED SYSTEM 

CORIOLIS CONSULTING CORP.  PAGE 17 

 

maximum of 1.8.  Future applications to rezone to RM-5A should be rezoned into the low rise 
density bonus zone instead so the City can obtain an amenity contribution for the extra density 
being granted. 

 

6.5 Low Rise Mixed Use Development on the Mainland 
Most of the future low rise development in the Mainland’s neighbourhood commercial centres will 
be mixed use projects with commercial space at grade and residential units above.  The design 
work completed for this project found that 2.5 FSR is an appropriate maximum density for four 
storey mixed use buildings.  The City has three low rise mixed use zones that are either already 
applied to sites that might redevelop, or are the zones into which sites designated for low rise 
mixed use development in the OCP would rezone.  The maximum achievable density in each of 
these zones is different: 

• The C-1 zone allows two storey buildings with no maximum density or site coverage.  Based 
on recent mixed use developments in New Westminster we would expect C-1 zoned sites to 
be developed at 1.1 FSR (0.35 FSR commercial plus parking at grade, one floor of residential 
above at 0.75FSR). 

• The C-2 zone allows three storey buildings with no density or site coverage limits.  We would 
expect development at about 1.85 FSR in this zone (0.35 FSR commercial plus parking at 
grade, two floors of residential above, each of which would achieve 0.75FSR). 

• The C-2A zone allows four storey buildings with retail at grade and up to 90 residential units 
per acre.  We expect development under existing zoning would achieve close to 2.5 FSR, the 
maximum recommended density for this form of development. 

Given the large difference in the achievable density under existing zoning, we recommend the 
City create two low rise mixed use density bonus zones for the Mainland.  The first zone should 
allow a base density of 1.1 FSR and another 1.4 FSR of bonus density, for a maximum 2.5 FSR 
development density in a four storey building with no maximum site coverage.  This zone should 
be available for sites currently zoned C-1 or C-1A, or for sites in areas where the OCP currently 
anticipates rezoning to C-1 or C-1A.  The second low rise mixed use zone should allow a base 
density of 1.9 FSR and 0.6 FSR of bonus density.  All other regulations in this second zone 
should be the same as the first zone.  Sites zoned C-2 (or sites where the OCP supports rezoning 
to C-2) should be able to redevelop using this zone. 

There is no potential for bonus density in the C-2A zone because the current permitted density is 
close to the maximum recommended density for this form of development.  Future applications to 
rezone sites into the C-2A zone should be rezoned into the low rise mixed use density bonus 
zone instead so the City can obtain an amenity contribution for the extra density being granted. 
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6.6 High Rise Development in Downtown New Westminster 
Most of Downtown New Westminster is zoned or designated for high density residential or mixed 
use development.  Many of the residential development sites are already zoned RM-6 Multiple 
Dwelling Districts (Downtown).  The RM-6 zone allows 3.0 FSR residential development with no 
limit to the number of units per acre, or 4.0 FSR provided the project does not exceed 150 units 
per acre.  Most Downtown mixed use development sites are zoned C-4 Central Business 
Districts.  The C-4 zone includes the same provisions as RM-6 for residential density and allows 
an additional 1.2 FSR for commercial uses.   

The actual achievable density on many RM-6 or C-4 sites is determined by the maximum 
permitted building height, which varies considerably.  Building height maximums are assigned on 
a site-specific basis and range from 40 feet to 135 feet (see Attachment 5).  Sites with height 
limits less than 60 feet cannot achieve the permitted 3.0 FSR.  Even sites that can achieve the full 
FSR do not have sufficient maximum height to achieve the tall, thin high rise buildings that are the 
preferred high density building form in urban centre locations in Greater Vancouver.   

City Council and local residents and development industry representatives who attended the April 
2008 consultation sessions supported the idea of new downtown density bonus zones that allow 
sites to be developed up to the maximum 4.0 FSR (residential only) or 5.2 FSR (mixed use) in 
taller, thinner buildings.  Therefore we suggest the City create three density bonus zones in the 
Downtown: 

1. Zone 1 would allow an outright residential density of 2.4 FSR (the achievable density on a site 
with a 40 foot height limit developed at a 60% site coverage) and allow another 1.6 FSR of 
bonus density for a maximum residential density of 4.0 FSR.   

2. Zone 2 would allow an outright residential density of 2.9 FSR (the achievable density on a site 
with a 50 foot height limit developed at a 60% site coverage) and allow another 1.1 FSR of 
bonus density for a maximum residential density of 4.0 FSR.   

3. Zone 3 would allow an outright residential density of 3.4 FSR (the achievable density on a site 
with a 60 foot height limit developed at a 60% site coverage) and allow another 0.6 FSR of 
bonus density for a maximum residential density of 4.0 FSR.   

Each of these new density bonus zones would have to allow taller buildings.  The Downtown 
Community Plan process underway will establish new maximum Downtown building heights.  
Until this work is complete, the City is considering applications for Downtown buildings up to 170 
feet.  If the density bonus zoning system is implemented before the Downtown Plan is complete, 
the City should allow up to 170 feet in the new Downtown zones.  When the Downtown 
Community Plan is complete the maximum permitted heights in the density bonus zones can be 
amended as necessary to match the new plan.  Alternatively, the City may want to complete its 
work on appropriate increased building heights before implementing the high-rise portion of the 
density bonus system. 
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The three density bonus zones described above should be used to grant bonus residential density 
to both RM-6 and C-4 sites.11  RM-6 zoned sites would only be permitted the maximum residential 
density (4.0) while C-4 sites could also develop up to 1.2 FSR of commercial space in addition to 
the 4.0 of residential, as is permitted under the existing C-4 zoning.   

Zone 1 should be available to RM-6 and C-4 sites where the current maximum permitted height is 
40 feet or less.  It should also be available for any sites in the Downtown that are designated for 
high density residential or mixed use (RH, RL/RM/RH, C) but currently zoned for lower density 
uses.   

Zone 2 should be available to RM-6 and C-4 sites where the current maximum permitted height is 
50 feet or less. 

RM-6 and C-4 sites with current height maximums of 60 feet or greater should be permitted to 
redevelop in Zone 3.   

Some of the expected future development sites in Downtown are zoned C-4A (Larco), RM-6A 
(Westminster Pier) and C-8 (sites along Columbia Street between Fourth Street and Eighth 
Street).  Additional density may be appropriate on some of these sites as well. However we 
recommend that zoning changes to Larco and Westminster Pier be addressed through site-
specific amenity negotiations, and zoning changes in the historic district be reviewed as part of 
the Downtown heritage financial analysis currently underway. 

 

6.7 High Rise Development Outside of Downtown New Westminster 
New Westminster expects additional high rise residential and mixed use development outside of 
the Downtown.  This form of development is permitted in the RM-4 zone (residential only), the C-3 
and C-3A zone (mixed use) or in comprehensive development zones similar to RM-4, C-3 and C-
3A.   

High rise residential development is permitted in the RM-4 zone that regulates density based on 
units per acre.  RM-4 allows an outright base density of 70 units per acre plus additional units per 
acre for the percentage of parking provided underground or in structure, and for buildings with 
reduced site coverage.  We estimate that a high rise building with typical floorplates and site 
coverage, parking in structure and marketable unit sizes can achieve approximately 3.0 FSR12.   

The C-3 and C-3A zones allow high rise mixed use development outside of Downtown.  These 
zones are very similar to the RM-4 zone in that they allow a base residential density of 70 units 
per acre and the same units per acre bonuses for reduced site coverage and structured parking.  
                                                 
11 The residential density bonus potential for RM-6 and C-4 sites with the same height limits is the same, 

even though C-4 sites may have a higher total density because of commercial space on site.   
12 Our estimate of achievable density in the RM-4 zone assumes 130 units per acre at 1,000 sq.ft. 

average unit sizes (70 units per acre base density plus 20 units per acre for 100% structured parking 
plus 40 units per acre for 20% site coverage).  
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C-3 allows a maximum density of 5.2 FSR, of which at grade space must be commercial, and C-
3A allows a maximum residential density of 4.0 FSR.  We estimate that the units per acre density 
controls limit achievable residential density in both zones to approximately 3.0 FSR.   

Current City policy supports high rise residential development up to 4.0 FSR.  We recommend the 
City create a density bonus zone for high rise development outside of Downtown that allows a 
base residential density of 3.0 FSR and another 1.0 FSR of bonus residential density.  This new 
zone will not grant bonus density for reduced site coverage and structured parking as the RM-4, 
C-3 and C-3A zones do.  Instead, the new zone will include regulations for the amount of parking 
to be required in structure, maximum building height, and maximum site coverage.   

This non-downtown high rise density bonus zone should be available to RM-4 zoned sites and to 
land designated in the OCP for RL/RM/RH, RM/RH and RH.  Sites with C-3 or C-3A zoning or 
sites designated C in the OCP should have access to the same residential density bonus 
opportunity as RM-4 sites (up to a 4.0 FSR maximum) in addition to the 1.2 FSR of commercial 
density already permitted in the zones. 

  

6.8 Summary of Possible Density Bonus Opportunities 
We identified opportunities to grant bonus density in exchange for community amenities in 
townhouse, low rise and high rise developments.  All of the proposed bonus density is residential 
floorspace but some will be developed in mixed use projects.  Table 2 summarizes the 
opportunities. Note that the maximum densities in Table 2 are for residential space. For zones 
that also allow commercial space, this is in addition. 

Table 2: Opportunities for Bonus Density 
Density Bonus Zone Base Density Max Density Height Site Coverage Parking Location
Queensborough Townhouse 0.6 FSR 0.9 FSR 25 feet 50% no change to regulations
Queensborough Low Rise Residential 1.2 FSR 1.8 FSR 40 feet 50% no change to regulations
Mainland Townhouse   0.6 FSR 1.2 FSR 40 feet 50% no change to regulations
Mainland Low Rise Residential 1.2 FSR 1.8 FSR 40 feet 50% no change to regulations
Mainland Low Rise Mixed Use Zone 1 1.1 FSR 2.5 FSR 40 feet no change no change to regulations
Mainland Low Rise Mixed Use Zone 2 2.0 FSR 2.5 FSR 40 feet no change no change to regulations
Downtown High Rise Zone 1 2.4 FSR 4.0 FSR 170 feet no change no change to regulations
Downtown High Rise Zone 2 3.0 FSR 4.0 FSR 170 feet no change no change to regulations
Downtown High Rise Zone 3 3.4 FSR 4.0 FSR 170 feet no change no change to regulations
Non‐Downtown High Rise 3.0 FSR 4.0 FSR TBD TBD all parking provided in structure  
 

Table 3 links the new density bonus zones to existing zones with potential for bonus density.  
Table 4 shows which density bonus zones should be available to development sites based on 
their OCP designations. 

Tables 3 and 4 include most of the major density bonus opportunities. More detailed work on 
individual zoning districts may yield other opportunities. 
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Table 3: Zoning Districts Eligible for Bonus Density by Type and Location 

Townhouse
Low Rise 
Residential

High Rise 
Zone 1

High Rise 
Zone 2

High Rise 
Zone 3

Stacked 
Townhouse

Low Rise 
Residential

Low Rise 
Mixed Use 1

Low Rise 
Mixed Use 2

High Rise 
Residential

High Rise 
Mixed Use

RT‐2
RT‐2A
RT‐2B
RT‐2C
RM‐1
RM‐1A
RM‐1B
RM‐2
RM‐2A
RM‐4
RM‐5A
RM‐6 (40' 
height limit)
RM‐6 (50' 
height limit)
RM‐6 (60'+ 
height limit)
RMW‐2
RMW‐2A
C‐1
C‐1A
C‐2
C‐3
C‐3A
C‐4 (40' 
height limit)
C‐4 (50' 
height limit)
C‐4 (60'+ 
height limit)

Queensborough Mainland Outside of DowntownMainland Downtown

 
 
Table 4: Official Community Plan Designations Eligible for Bonus Density by Type and Location 

Townhouse
Low Rise 
Residential

High Rise 
Zone 1

High Rise 
Zone 2

High Rise 
Zone 3

Stacked 
Townhouse

Low Rise 
Residential

Low Rise 
Mixed Use 1

Low Rise 
Mixed Use 2

High Rise 
Residential

High Rise 
Mixed Use

RL/RM
RL/RM/RH
RM
RMC
CCG
RM/RH
RH
C
CH
CM

Queensborough Mainland Downtown Mainland Outside of Downtown
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7.0 Implementation Options 
The Local Government Act gives municipalities in British Columbia the power to grant bonus 
density in exchange for community amenities but does not specify the legal structure for the 
density bonus zoning or the process applicants must follow to obtain bonus density.  Based on a 
survey of several communities with density bonus zoning systems and a review of the Provincial 
guide to implementing density bonus zoning13, municipalities use one of two general approaches: 

1. Applicants apply, usually on a site-specific basis, to amend the zoning on the site to allow for 
bonus density in exchange for amenities; or 

2. Municipalities rezone several sites to create the potential for bonus density in advance of a 
specific development proposal for any property.   

Sections 7.1 and 7.2 below describe each approach and discuss how well the approach fits with 
New Westminster’s objectives of obtaining meaningful amenity contributions using a simple, 
predictable system based on incentives where as much as possible.  Sections 7.3 and 7.4 include 
our recommended approach for New Westminster and the implications of the recommended 
approach on other City policies.   

 

7.1 Site-Specific Rezoning to Obtain Bonus Density  
Many municipalities require applicants to rezone sites in order to obtain bonus density.  In the City 
of Burnaby, for example, the City’s zoning bylaw General Provisions section states which multi-
family zones are eligible for bonus density, the cash and in-kind amenity contributions that will be 
accepted in exchange for bonus density, and the method that will be used to calculate the value 
of the bonus density (and therefore the value of the amenity expected in return).  Each of the 
eligible multi-family zones sets out the base density allowed without an amenity contribution and 
the maximum bonus density permitted.  Applicants seeking bonus density apply to rezone into a 
comprehensive development (CD) zone based on the closest comparable multi-family zone.  
Because Burnaby grants bonus density on a per square foot basis, each CD zone states the 
exact base and bonus density proposed in the development application.  The applicant follows the 
standard rezoning application process and provides a cash amenity or security for an in-kind 
amenity before the CD zoning amendment is adopted. 

The City of Richmond and the City of Surrey require applicants seeking bonus density to rezone 
into pre-set zoning districts that include density bonus provisions.  Surrey uses this approach in 
the multi-family zones used in their Neighbourhood Concept Plan (i.e. new residential growth) 
areas.  The City of Richmond recently adopted new single family and multi-family zones that allow 

                                                 
13 The Province of British Columbia, Density Bonus Provisions of the Municipal Act: A Guide and Model 

Bylaw, March 1997. 
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bonus density in exchange for rent-controlled housing units or cash contributions toward 
affordable housing.   

Some municipalities prefer this site-specific rezoning approach to allocating bonus density 
because it is entirely voluntary: sites are only rezoned to a bonus density zone at an applicant’s 
request.  In this approach the City also retains the full discretion allowed when considering a 
rezoning application and can accept or refuse the application and therefore not grant the bonus 
density, and can use the rezoning process to have considerable leverage over architectural 
design. 

Some developers like this approach because it is entirely voluntary, but many, including the 
development industry representatives consulted in New Westminster in April 2008, do not like the 
length of time and uncertainty involved in site-specific rezonings. If one of the goals of density 
bonusing is to make it very clear to landowners, developers, and the community where 
densification is allowed, site-by-site zoning is not helpful.     

 

7.2 City-Led Prezoning to Create Density Bonus Opportunities 
Another common way of implementing a density bonus system is for the municipality to change 
the zoning on eligible sites to include density bonus provisions.  This can be done by amending 
the text of an existing zone, which then changes the allowable densities on all sites currently in 
that zone.  It can also be done by creating a new density bonus zone and applying it to many or 
all eligible sites.   

Many municipalities, including the City of New Westminster, use this approach to grant bonus 
density for site and building design objectives such as reduced site coverage and structured 
parking.  For example, a development site zoned RM-4 in New Westminster could build to a 
density of 70 units per acre with a 40% site coverage and surface parking, or up to about 130 
units per acre if site coverage were reduced to 20% and parking were provided in structure.  The 
process for obtaining pre-zoned bonus density is simple and straightforward: a site already zoned 
RM-4 can be developed to the base density or up to the bonus density at the applicant’s choice, 
with no rezoning.   

The major advantage of this approach is that there is a high degree of certainty about the location 
and amount of bonus density and applicants can obtain this bonus density without the added time 
and uncertainty of a rezoning process.  However, unless the base density in the new density 
bonus zone is exactly equal to the density permitted in the existing zoning, this approach will 
change existing development entitlements and is therefore not entirely an optional system. 
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7.3 Recommended Approach: A Third Option with the Advantages of 
Pre-zoning and Voluntary Participation 

At the April 2008 consultation sessions, local residents asked for certainty about the location and 
amount of bonus density to be granted, and what would be obtained in return.  Development 
industry representatives asked for a system that allows them to retain the option of developing 
under existing zoning, but does not involve going through a rezoning to obtain bonus density.   

With these preferences in mind we suggest a hybrid approach for New Westminster that includes 
pieces of each of the options described above.  All sites with zones or OCP designations that 
make them eligible for bonus density should retain their existing zoning.  The City should create 
new zoning districts based on each of the opportunities set out in table 2 and rezone eligible sites 
into these zones without removing the existing zoning.  In effect the City will be overlaying a new 
zone on top of the old zone so sites with density bonus potential would have two zones14: the 
zone in place before density bonusing and the new density bonus overlay zone.  Applicants could 
choose to develop under the original zone or under the overlay zone (but not mix elements from 
the two zones).   

This approach provides a high level of certainty to residents, landowners and developers about 
the location and amount of bonus density, and eliminates the uncertainty involved in rezoning.  
Using overlay zoning ensures each site retains its existing development entitlements while 
creating a density bonus opportunity. 

 

7.4 Implications for Other City Policies  
At present, New Westminster grants bonus density through site-specific rezonings and grants 
height and siting development variances so applicants can build taller, more marketable buildings.  
Many of these types of projects will be able to be processed in a more straightforward, 
streamlined approach once the density bonus zoning is in place.  However the proposed density 
bonusing system, and particularly the recommended pre-zoned approach, require some changes 
to existing City policy: 

• The development variance permit process should no longer be used to change building 
massing and siting regulations to increase in achievable density or substantially increase the 
value of the floorspace to be built.  Applicants requesting these changes should be 
encouraged to develop under their eligible density bonus zone (if the site is pre-zoned) or 
rezone into an appropriate density bonus zone.   

                                                 
14 The City already uses this approach for commercial properties along Sixth Street and on Columbia 

Street East.  The City rezoned these properties to C-2A and retained the existing C-3 zoning so sites 
can be developed under either zone.   
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• Development variance permit applications should still be entertained for minor (i.e. those that 
do not result in a significant increase in achievable density) height and siting variances, 
particularly when the changes are to address City/advisory community requests or to address 
site-specific development constraints. 

• Implementing a pre-zoned density bonusing system will reduce the number of development 
applications that require rezoning.  This approach will have cost and time savings for the City 
and applicants, but will reduce the City’s ability to negotiate for infrastructure needs and 
design concessions during the rezoning process.  The City may need to strengthen 
development permit regulations in order to adequately regulate design and sequencing of 
development, or revise the works and services and/or development cost charges policies to 
obtain necessary off-site infrastructure.  

• Projects that fit in the density bonus zoning system should be encouraged to develop based 
on the density bonus framework but all applicants should have the option to apply for a site-
specific CD rezoning where the amenity contribution for any increased density would be 
determined on a site-specific basis according to the City’s Guidelines for Staff Evaluation of 
Voluntary Amenity Contributions.  The City should use the site-specific rezoning process for 
proposals that involve land use changes or have unique opportunities for on-site amenities.  
Both the City and the applicant could decide that an application is more suitable to a site-
specific process. 

• Major land use changes or large complex sites undergoing rezoning should continue to be 
dealt with on a site-by-site basis for obtaining voluntary amenity contributions. 
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8.0 Value of Amenity Contributions 
The Local Government Act does not define the type or value of amenity contributions that can be 
obtained in exchange for bonus density.  This leaves considerable scope, but in practice, bonus 
density is only appealing to a developer if the bonus is worth at least as much as the cost of the 
amenities expected in return.  Therefore most density bonus systems involve an estimate of the 
value of bonus density and decisions about how much of this bonus density value should fund 
community amenity contributions.   

We reviewed density bonusing systems in other communities and found that some communities 
determine the value of a bonus on a case by case basis while others use the same estimate for 
several applications. Some municipalities expect the value of the amenity contribution to be equal 
to the estimated land value while others expect only a portion of the estimated value.  The 
sections below outline the different methods used and recommend an approach for New 
Westminster. 

 

8.1 Setting the Value of Bonus Density  
Based on our survey of density bonusing systems in other jurisdictions there are two approaches 
to valuing bonus density.  Some communities determine the value on a site-specific basis.  The 
other approach is to set a fixed value for a certain type and amount of bonus density and apply 
that set value to several sites, regardless of site-specific development economics.   

 

8.1.1 Site-Specific Value 
The most accurate approach to valuing bonus density is to calculate the value for each 
application.  The City of Burnaby uses this approach.  Burnaby’s real estate division reviews each 
development application that requests a bonus and uses the best available market information to 
estimate the value of the bonus.  The City of Surrey recently adopted a similar approach for 
applications requesting bonus density in Surrey City Centre and Guildford Town Centre.   

This site-specific approach results in the most accurate estimate of the value of a bonus for each 
site because the analysis will be based on the most recent available market information at the 
time of the application and can consider site-specific issues (e.g. higher than average sales prices 
on waterfront sites, higher construction costs for brownfield redevelopment).   

This site-specific approach requires more work on each application than a pre-set density bonus 
schedule and is well-suited to municipalities with in-house real estate expertise or the ability to 
retain consultants.  It also works well in communities where the value of the same type of density 
(e.g. high rise density) varies in several parts of the community.     
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8.1.2 Fixed Schedule of Density Bonus Values 
Some municipalities set a value for one or more types of bonus density and use that value to 
guide expectations about amenity contributions from several projects.  These values are usually 
based on financial analysis of hypothetical development sites and recent land sales for 
comparable projects.  The City of Richmond used this approach to develop density bonus zones 
that grant bonus townhouse density for a $2 per square foot cash contribution toward affordable 
housing and bonus high rise residential density for a $4 per square foot contribution toward 
affordable housing.  The City of Coquitlam used a similar approach to set the cash contributions 
expected in return for bonus density granted in Coquitlam Town Centre.   

Some applicants favour this pre-set approach to valuing bonus density because the value of the 
expected amenity contribution is known in advance.  The downside of a pre-set system is that it 
involves some averaging so the number might be a little too high for some sites and a little too low 
for others.     

From the City’s perspective there may be more work involved up front to determine appropriate 
land values, but once this work is complete, the values can be used for more than one project.  
Pre-set bonus density values need to be reviewed regularly to reflect changing market conditions, 
especially when market conditions are changing rapidly, which can mean frequent by-law 
amendments.   

 

8.1.3 Proposed Approach for New Westminster 
New Westminster has expressed a desire for a density bonus system with minimum 
administrative load, which might suggest using a schedule of land values for each type of bonus 
density available (e.g. townhouse, wood frame apartment, concrete apartment). A pre-set 
schedule also responds to the development industry’s request for as much certainty as possible in 
the density bonusing system and is to some extent suitable for a geographically small community 
with limited staff resources.  However, in our view there is wide variation in the value of bonus 
density in New Westminster and, after several years of rising land values, the market has entered 
a period of decline and instability that may last for a while. 

In order to be fair to all projects, respond to changing market conditions, and maximize revenue to 
the City, we recommend that the value of bonus density be determined for each project, by 
appraisal that could be submitted by the applicant or arranged by the City.        

 

8.2 The Proportion of Bonus Density Value that Funds Amenities 
Greater Vancouver municipalities with established density bonus systems differ in how much of 
the increased land value resulting from bonus they expect will fund community amenities.  At one 
end of the spectrum, the City of Burnaby expects the value of the amenities offered to be worth 
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100% of the land value of the bonus.  At the other end, the City of Surrey is phasing in a new 
density bonus system and for the first year only expects the amenity contribution to be worth 25% 
of the value of the bonus density.  The City of Richmond and City of Coquitlam expect 50% of the 
value of bonus density to be reflected in amenity contributions.   

Obviously, the closer the value of the amenity contribution is to the full value of the bonus density, 
the more amenity benefit the community receives.  Communities that choose to share the 
increase in land value with the developer do so to off-set costs associated with obtaining the 
bonus density (e.g. if obtaining bonus density requires a rezoning that was not necessary before), 
or as an incentive to developers. In our view any share that the municipality leaves on the table is 
likely to be capitalized into land values in the market, not available as developer incentives. As 
well, if density bonus rezonings are initiated by the City, there is no rezoning risk for developers. 

One of New Westminster’s core financing growth principles is that the value of the amenity 
contribution should be commensurate with the value of the density granted in return.  The City’s 
current practice in site-specific negotiations is to obtain amenity contributions that are equal to the 
increase in land value less any costs involved in obtaining the additional development rights.  We 
suggest the City use the same approach for the density bonusing system.  If the City implements 
a pre-zoned density bonus system a developer should not incur any significant additional costs or 
risks to obtain bonus density.  Therefore the City should expect that the value of the amenity 
contribution is equal to 100% of the value of the bonus.  If the City chooses an implementation 
approach that requires applicants to rezone to obtain bonus density, the value of the amenity 
contribution expected should be the increase in land value less rezoning costs. 

 

8.3 Potential Amenity Contribution Revenues  
The total potential value of amenity contributions received from new residential development in a 
community depends on three factors: 

• The number of new residential units created; 

• The proportion of these units that make amenity contributions; and  

• The maximum amenity contribution that can be expected from each unit. 

We reviewed all three factors to estimate New Westminster’s amenity contribution revenues in an 
average year and over a 10 year time period.   

Forecasting future amenity contributions is difficult because we do not know what policies the City 
will adopt, what densities will be allowed, how many projects will be physically able to 
accommodate additional density, and how market conditions will fluctuate on a year to year basis.  
The estimates in this report are solely intended to provide a rough sense of the magnitude of 
opportunity in order to help the City with amenity planning. 
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The estimates of potential revenue are based on information, analysis, and assumptions from 
several sources: 

• Forecasts for the total amount of residential development likely to occur in the City (see the 
report in footnote 13 below). 

• An analysis of the land value associated with increments to density in each residential 
structure type. Attachment 7 includes a financial analysis in support of the land values we are 
using as the basis for our forecast of future amenity contributions. 

• The assumed proportion of new development projects that take advantage of the opportunity 
for more density, as explained for each area below. 

 

8.3.1 Revenue from Townhouse Development in Queensborough 
The City of New Westminster recently completed a draft housing and population forecast to 
2031.15  This forecast calls for 30 new townhouse units on average each year in Queensborough, 
or 300 units over 10 years.     

Table 5 summarizes our estimate of potential amenity contribution revenues from townhouse 
development in Queensborough annually, and over a 10 year period.  This revenue estimate 
assumes: 

• All future townhouse projects will occur on sites that are eligible for density bonusing.  We 
think this assumption is realistic because all townhouse development in Queensborough 
between 2005 and 2007 required rezoning, there are very few pre-zoned townhouse 
development sites, and the maximum existing densities in townhouse zones are low. 

• The proposed townhouse density bonus zone allows 0.6 FSR as a base density and another 
0.3 FSR of bonus density, so 33% of the total density would be bonus space. 

• Not all development proposals will take advantage of opportunities for additional density and 
some of the proposals that do will only use a portion of the extra density offered.  For 
illustrative purposes we assume that only 75% of the density bonus potential is used.   

• We used the mid-point of the land value increase range ($70 to $75 per sq.ft.) to calculate the 
maximum amenity contribution per average 1,500 sq.ft. unit: $109,000. 

Using these assumptions the City could expect approximately $8 million in amenity contribution 
revenue per decade from townhouse development in Queensborough. However, this may 
overstate the short-term potential revenue as under current market conditions townhouse 
development in Queensborough is only viable on a limited number of sites. 

                                                 
15 Draft New Westminster Population and Housing Forecast 2008 to 2041, Coriolis Consulting Corp., 

August 2008.  The draft forecast has a low and high scenario for population and housing growth in New 
Westminster.  This revenue estimate is based on the mid-point of the two forecasts.  
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Table 5: Potential Density Bonus Revenue from Townhouse Development in Queensborough 
Average Annual Forecast 10 Year Forecast

Number of New Townhouse Units Created 30 300
Percent of Units Created Under Existing Zoning 0% 0%
Percent of Units That Would Be Bonus Units 33% 33%
Assumed Uptake of Bonus Density Potential 75% 75%
Number of Bonus Units Each Year 7 74
Average Size of Bonus Unit (sq.ft.) 1,500                                     1,500                           
Land Value Per Bonus Unit 109,000$                                109,000$                    
Percent of Land Value Obtained as Amenity Contribution 100% 100%
Estimated Annual Amenity Contribution Revenues 809,325$                                8,093,250$                   
 
According to the City’s July 2008 Projects on the Go, there are 232 townhouse units under review 
or recently approved in Queensborough.  At an average annual growth rate of 30 units a year, 
these approved developments could accommodate approximately 8 years of townhouse demand.  
Therefore amenity contribution revenues collected from townhouse development in the next 10 
years will depend on the share of townhouse demand that is absorbed by units already approved 
versus units in future development proposals processed under the new density bonus zoning 
system. 

 

8.3.2 Revenue from Townhouse Development on the Mainland 

The City’s draft 2031 housing and population forecast calls for between 150 and 190 stacked 
townhouse units on the Mainland over the next 33 years, or about 7 units on average for each 
year of the forecast period. 

Table 6 summarizes our estimate of potential amenity contribution revenues from stacked 
townhouse development on the Mainland annually, and over a 10 year period.  This revenue 
estimate assumes: 

• All future townhouse projects will occur on sites that are eligible for density bonusing.  We 
think this assumption is realistic because all townhouse development on the Mainland 
between 2005 and 2007 required rezoning, there are no sites pre-zoned for stacked 
townhouse development at marketable densities.   

• The proposed townhouse density bonus zone allows 0.6 FSR as a base density and another 
0.6 FSR of bonus density, so 50% of the total density would be bonus space. 

• Not all development proposals will take advantage of opportunities for additional density and 
some of the proposals that do will only use a portion of the extra density offered.  For 
illustrative purposes we assume that only 75% of the density bonus potential is used.   

• We used the mid-point of the stacked townhouse land value increase range ($55 to $60 per 
sq.ft.) to calculate the maximum amenity contribution per average 1,300 sq.ft. unit: $67,000. 
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Using these assumptions the City could expect approximately $1.8 million in amenity contribution 
revenue per decade from townhouse development on the Mainland. This may overstate revenue 
as under current market conditions, townhouse development on the Mainland is only viable on a 
limited number of sites.  

Table 6: Potential Density Bonus Revenue from Townhouse Development on the Mainland 
Average Annual Forecast 10 Year Forecast

Number of New Townhouse Units Created 7 70
Percent of Units Created Under Existing Zoning 0% 0%
Percent of Units That Would Be Bonus Units 50% 50%
Assumed Uptake of Bonus Density Potential 75% 75%
Number of Bonus Units Each Year 3 26
Average Size of Bonus Unit (sq.ft.) 1,300                                     1,300                           
Land Value Per Bonus Unit 67,000$                                  67,000$                      
Percent of Land Value Obtained as Amenity Contribution 100% 100%
Estimated Annual Amenity Contribution Revenues 175,875$                                1,758,750$                   
 
According to the City’s July 2008 Projects on the Go, there is one townhouse development 
already approved and another under review.  These two projects combined contain 38 units and 
could accommodate 5 years of average annual townhouse demand.  If the density bonusing 
system is implemented in 2008 the actual revenues collected between 2008 and 2018 will 
probably be somewhere between $900,000 and $1.8 million, depending on the amount of 
demand that is absorbed by in-stream or approved projects.  

 

8.3.3 Revenue from Low Rise Development 
The City expects development of 3,900 to 4,800 new low rise apartment units in New 
Westminster by 2031, or approximately 190 units on average for each year of the forecast period.   

Table 7 summarizes our estimate of potential amenity contribution revenues from low rise 
development annually, and over a 10 year period.  This revenue estimate assumes: 

• All future low rise development will occur on sites that are eligible for density bonusing.  We 
think this assumption is realistic because all low rise development on the Mainland between 
2005 and 2007 required rezoning and the pre-zoned low rise sites have maximum densities 
that are low relative to market preferences. 

• The proposed low rise density bonus zone allows 1.2 FSR as a base density and another 0.6 
FSR of bonus density so 33% of the total density would be bonus space. 

• Not all development proposals will take advantage of opportunities for additional density and 
some of the proposals that do will only use a portion of the extra density offered.  For 
illustrative purposes we assume that only 75% of the density bonus potential is used.   

• We used the mid-point of the land value increase range ($45 to $50 per sq.ft.) to calculate the 
maximum amenity contribution per average 1,000 sq.ft. unit: $47,500. 
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Using these assumptions the City could expect approximately $22 million in amenity contribution 
revenue per decade from low rise development. 

Table 7: Potential Density Bonus Revenue from Low Rise Development 
Average Annual Forecast 10 Year Forecast

Number of New Low Rise Units Created 190                                          1,900                           
Percent of Units Created Under Existing Zoning 0% 0%
Percent of Units That Would Be Bonus Units 33% 33%
Assumed Uptake of Bonus Density Potential 75% 75%
Number of Bonus Units Each Year 47 470
Average Size of Bonus Unit (sq.ft.) 1,000                                     1,000                           
Land Value Per Bonus Unit 47,500$                                  47,500$                      
Percent of Land Value Obtained as Amenity Contribution 100% 100%
Estimated Annual Amenity Contribution Revenues 2,233,688$                            22,336,875$                 
 
According to the City’s July 2008 Projects on the Go, there are 875 low rise apartment units under 
review or recently approved.  At an average annual growth rate of 190 units a year, these in-
stream applications could accommodate about 5 years of low rise apartment demand.  Therefore 
amenity contribution revenues collected from low rise development in the next 5 to 10 years will 
depend on the share of low rise demand that is absorbed by units already approved versus units 
in future development proposals processed under the new density bonus zoning system.     

 

8.3.4 Revenue from High Rise Development 
The City is planning for 11,000 to 13,300 new high rise apartment units in New Westminster by 
2031, or approximately 530 units on average for each year of the forecast period.   

Table 8 summarizes our estimate of potential amenity contribution revenues from high rise 
development annually, and over a 10 year period.  This revenue estimate assumes: 

• Up to 35% of future high rise development will occur under already-approved zoning without 
bonusing and 65% will occur on sites with potential for density bonusing.  This split between 
development under existing zoning vs. rezoning is based on the split in 1,200 units approved 
between 2005 and 2007. 

• The proposed high rise density bonus zone allows 3.0 FSR as a base density and another 1.0 
FSR of bonus density so 25% of the total density would be bonus space. 

• Not all development proposals will take advantage of opportunities for additional density and 
some of the proposals that do will only use a portion of the extra density offered.  For 
illustrative purposes we assume that only 75% of the density bonus potential is used.   

• We used the mid-point of the land value increase range ($20 to $25 per sq.ft.) to calculate the 
maximum amenity contribution per average 1,000 sq.ft. unit: $22,500. 

Using these assumptions the City could expect almost $15 million in amenity contribution revenue 
per decade from high rise development. 
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Table 8: Potential Density Bonus Revenue from High Rise Development 
Average Annual Forecast 10 Year Forecast

High Rise Units Approved Each Year 530 5300
Percent of Units Created Under Existing Zoning 35% 35%
Percent of Units That Would Be Bonus Units 25% 25%
Assumed Uptake of Bonus Density Potential 75% 75%
Number of Bonus Units Each Year 65 646
Average Size of Bonus Unit (sq.ft.) 1,000                                     1,000                           
Land Value Per Bonus Unit 22,500$                                  22,500$                      
Percent of Land Value Obtained as Amenity Contribution 100% 100%
Estimated Annual Amenity Contribution Revenues 1,453,359$                            14,533,594$                 
 
As of July 2008 there were more than 2,800 high rise apartment units approved or under review.  
This in-stream capacity could absorb approximately 5 years of high rise apartment demand in 
New Westminster.  If all of these projects are approved outside of the density bonus system and 
all are built in the next five years, the City should expect about half of the total revenue forecast - 
$7 million – by 2018.   

 

8.3.5 Summary of Potential Amenity Contribution Revenue  

Table 9 shows that based on the City’s draft 2031 housing forecast, current market land values 
and recent trends in residential development in New Westminster, the proposed density bonusing 
system could generate up to $47 million over a 10 year period.  However there are approximately 
4,000 housing units approved or under review in New Westminster as of July 2008. The City 
should expect that actual density bonus revenues for the first 10 years the density bonusing 
system is in use will be much less than the estimates in Table 9 because a significant amount of 
the projected new housing units will likely be built in projects that were or will be approved before 
density bonusing is implemented.   

Table 9: Summary of Potential Density Bonus Revenues Per Decade 
Average Annual Forecast 10 Year Forecast

Townhouse with Garage Parking Density Bonus Revenues 809,325$                                8,093,250.00$            
Stacked Townhouse Density Bonus Revenues 175,875$                                1,758,750.00$            
Low Rise Apartment Density Bonus Revenues 2,233,688$                            22,336,875.00$          
High Rise Apartment Density Bonus Revenues 1,453,359$                            14,533,593.75$          
Total Density Bonus Revenues  4,672,247$                            46,722,469$                 
 
The actual achieved revenue will depend heavily on the pace of development and trends in land 
value. As a rough guide, though, it seems reasonable to estimate that the City might obtain $20 
million over the first decade (i.e. 50% of the maximum potential because almost half of anticipated 
development is already in the pipeline) and about $40 million over the second decade. 
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9.0 Amenity Priorities 
The Local Government Act permits municipalities to specify the “number, kind and extent” of 
amenities to be provided in exchange for bonus density.  The Act does not define ‘amenity’ other 
than specifically mentioning affordable or special needs housing.  Provincial government 
information about density bonusing defines an amenity as something that “enhances the 
desirability of a property such as a view, access to the water, underground parking, child care 
space, open space or an environmentally sensitive area”.16 

The scope of this density bonusing initiative includes defining the type and priority of community 
amenities that will be obtained in exchange for bonus density in New Westminster.  There are four 
main policy questions involved in setting community amenity priorities: 

1. Will the City request cash contributions, physical amenities, or both? 

2. What types of community amenities will be provided as New Westminster grows? 

3. If more than one type of amenity is to be provided, how will the City set priorities between 
amenity types or specific capital projects? 

4. How will the geographic locations of amenities provided relate to the location of the 
developments that make the contributions? 

The sections below outline different approaches to each issue, discuss the conditions in New 
Westminster, and recommend the approach we think is best suited to New Westminster’s 
situation.   

 

9.1 Physical Amenity Contributions versus Cash-in-Lieu 
Local governments in British Columbia grant bonus density in exchange for cash amenity 
contributions as well as for tangible physical assets. 

Obtaining real physical amenities (e.g. affordable housing units, childcare space, a new park) in 
exchange for bonus density works well when: 

• The financial value of the bonus density being granted is large enough that a single project 
can afford to provide a complete amenity. 

• The amenity is best provided as part of a specific development. 

• A particular site is large enough and in the right location to accommodate the desired amenity. 

Cash amenity contributions work well when the amenity contribution from most individual projects 
is too small to fund an entire amenity or when the top priority amenities to not readily fit onto a 
                                                 
16 Government of British Columbia, Density Bonusing Provisions of the Municipal Act: A Guide and Model 

Bylaw (1997), 
http://web.archive.org/web/19990221100749/www.marh.gov.bc.ca/HOUSING/BONUSDN/.  
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single development site.  Municipalities can pool cash contributions to achieve desired amenities 
or can use them to fund portions of projects that are partly funded by others.   

The conditions and bonus density system in each Greater Vancouver municipality are different so 
it makes sense that their preferences for cash or physical amenities differ as well.  For example: 

• The City of Coquitlam grants bonus density in exchange for employment-generating 
floorspace in the Town Centre (a physical amenity), cash contributions toward civic facilities, 
and affordable housing contributions that can either be cash or construction of units. 

• The City of Burnaby usually requests physical amenities in exchange for bonus density.  
However the City has recently adjusted its policies to accept cash contributions when the 
value of the contribution is too small to fund a meaningful amenity or when there is no known 
amenity that would be appropriate to locate on the proposed development site.   

• The City of Richmond’s new affordable housing density bonus policy collects cash 
contributions toward affordable housing from smaller developments and expects units to be 
provided on site in larger developments.  

We expect that New Westminster will continue to obtain amenity contributions from two general 
types of projects: 

• Applications that involve modest density increases, and processed using the proposed density 
bonusing system. 

• Applications that seek much higher densities or higher value land uses or occur on large sites 
that could accommodate physical amenities on site.  The City will continue to obtain amenity 
contributions from these types of applications through site-specific negotiations based on the 
Guidelines for Staff Evaluation of Voluntary Amenity Contributions. 

We suggest the following approach for New Westminster: 

• Accept cash-in-lieu amenity contributions from all applications processed under the bonus 
density system. 

• Look for opportunities to achieve physical amenity contributions from major rezonings but 
accept cash-in-lieu contributions if the value of the amenity contribution is too small to fund a 
desired amenity or the site is too small. 

There may be development proposals that fit in the eligible bonus zoning but have unique 
opportunities to provide on-site amenity contributions.  In these cases, either the applicant or the 
City could decide to process the application as a rezoning and negotiate for on-site amenities 
instead of a cash contribution.  Applicants will only be supportive of this approach if they perceive 
some benefit to the site-specific process compared to the more predictable density bonusing 
system, or at least no drawbacks in terms of longer timelines or uncertainty about approval. 
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9.2 Amenities and Infrastructure to Be Provided in New Westminster 
In addition to the basic infrastructure required to support development (roads, utilities), each 
community identifies other infrastructure and amenities such as parks and community centres that 
will be provided in the local community.  Growing municipalities have to determine what additional 
investments are required to maintain or enhance community livability for a larger future 
population.  The range of infrastructure and amenities provided in each municipality varies, as do 
the funding mechanisms available to pay for them.  Most local government funding tools are 
defined by legislation and their use is limited to specific purposes.  However some funding 
sources such as revenue from general taxation and amenities contributed in exchange for bonus 
density or at time of rezoning can be used for a wide range of purposes. 

The process of selecting amenities to be achieved via density bonusing is complex, in that it must 
deal with community priorities (which may vary widely among neighbourhoods or special interest 
groups), developer expectations, budgetary constraints, and other factors. 

This section reviews several inputs the City can consider in selecting a program of amenities to 
be created using future cash-in-lieu contributions from density bonusing: 

• Examples from other communities. 

• Existing City capital plans. 

• Other available sources of funding. 

• Priorities articulated in strategic plans such as the City’s corporate plan and Livable City 
Strategy. 

• The likely impacts of growth on the community.  

• Input form community consultation. 

 

9.2.1 Amenities and Infrastructure Provided in Other Communities 
Table 10 shows the types of amenities obtained in exchange for bonus density in several Greater 
Vancouver municipalities.   

Many municipalities use density bonusing to promote the creation of affordable housing units, the 
only specific amenity named in the Local Government Act (see s. 904 (2)(b)).  Municipalities also 
grant bonus density in exchange for cash or in kind contributions toward municipal services such 
as parks, libraries and community centres, and for amenities that historically been funded by 
senior levels of government (e.g. childcare, transit infrastructure).  Many municipalities grant 
bonus density in exchange for higher quality urban development such as energy efficient 
buildings, projects that include heritage preservation or development that provides very high 
quality public spaces and street treatments.  The bonus density helps developers cover higher-
than-average construction costs for a building that will be more of an asset to the community. 
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Table 10: Community Amenities Secured In Exchange for Bonus Density in Greater Vancouver 
Burnaby Coquitlam

New 
Westminster

North Van 
(City)

North Van 
(District)

Port 
Coquitlam

Port 
Moody

Richmond Surrey Vancouver
West 

Vancouver
White 
Rock

Affordable Housing
Childcare
Civic Lands and Buildings
Employment Floorspace
Environment and Habitat 
Improvements
Heritage
Parks and Open Space
Public Art
Publicly‐Accessible Community 
Amenity Space
Public Realm Improvements
Transportation Infrastructure 
(all modes)
Progressive Building Design 
(universal access, energy efficiency)
Project and Site Design (structured 
parking, reduced site coverage)  
 
The variation between municipalities makes sense as ideas about what contributes to community 
livability are different for each person.  In practice, many communities provide roughly the same 
range of amenities but each uses different tools (e.g. some get affordable housing through density 
bonusing, some through negotiated rezoning).   

 

9.2.2 Amenities and Infrastructure Identified in Capital Plans 

In the past, New Westminster has granted additional development rights (higher densities, higher 
value land uses) in exchange for contributions toward affordable housing, parks, City facilities, 
public art, streetscape improvements, office floorspace and major road improvements.  Many of 
the projects funded were identified in the City’s capital plans.   

New Westminster has several recently-completed capital plans that identify infrastructure 
investments for amenity categories (e.g. parks, public art) or for areas expected to accommodate 
significant new development (e.g. Lower Twelfth Street).  Some of these plans evaluate the 
potential impacts of growth and identify projects to help mitigate the impacts.  These capital plans 
include:  

• The Draft City of New Westminster Parks and Recreation Comprehensive Plan (2008) 
identifies park acquisition and development projects needed to improve existing areas and to 
meet the needs of future growth.  The draft Plan includes specific recommendations about the 
amount and type of outdoor space and new/expanded community facilities that should be 
provided in New Westminster.   

• The New Westminster Arts Strategy (2008) recommends that public art be funded by cash 
contributions from development, and specifies the type of civic arts facility that should be 
constructed to meet the needs of existing and future residents. 

• The New Westminster Public Library Organizational Review and Space Needs Analysis 
(2001) recommends that the City provide another 25,000 sq.ft. of library space by 2020 on the 
current library site. 
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• The Livable City Strategy (2008), New Westminster’s economic development plan, identifies 
major civic investments (e.g. reconstruction of the downtown parkade) that would contribute to 
the investment appeal and livability of New Westminster. 

• The City’s Heritage Management Plan (1997) and several other heritage policy documents 
identify key heritage assets in New Westminster that might be candidates for use of amenity 
contribution funds. 

• Some of the City’s more recent area plans (e.g. the Lower Twelfth Street Area Plan, the Brow 
of the Hill Action Plan) include recommendations about neighbourhood investments that could 
be funded using amenity contributions. 

The City is also in the process of preparing capital plans that will set City policies and capital 
priorities for childcare, affordable housing, and the Downtown. 
 

9.2.3 An Initial List of Candidates 

Based on existing and proposed capital plans, and the practices of comparable communities, 
New Westminster could consider 14 types of infrastructure and amenities for density bonusing 
funding: 

1. Affordable housing. 

2. Childcare. 

3. Civic lands and buildings (e.g. community centres, recreation facilities, arts and culture 
venues, libraries and museums). 

4. Environment and habitat improvements. 

5. Heritage. 

6. Parks and open space 

7. Priority land uses that have may not be appealing or financially viable without incentives (e.g. 
urban office floorspace). 

8. Project and site design (e.g. incentives to achieve design objectives such as structured 
parking or reduced site coverage that might increase project costs). 

9. Progressive building design such as requiring new buildings to meet standards of energy 
efficiency or be designed for universal access. 

10. Public art. 

11. Public realm improvements. 

12. Transportation infrastructure including funding for major projects such as rebuilding the Front 
Street Parkade or encapsulating the Front Street truck and rail corridor and for projects that 
increase the appeal of walking, cycling and transit. 
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13. Utility infrastructure. 

14. Schools. 
 

9.2.4 Other Ways to Obtain Amenities and Infrastructure 
We estimate the proposed density bonus system will generate up to $4 million to $5 million on 
average each year, or up to $45 million to $50 million over a 10 year period.17  Many possible 
amenities will be expensive and there will not be enough density bonusing funds to build every 
amenity contemplated in capital plans or requested by the community.  Therefore we suggest the 
City use other regulatory and funding sources as much as possible to obtain amenities and 
infrastructure and use density bonusing to obtain contributions that cannot be secured through 
other means.   

Table 11 shows the regulatory or financial tools available to create each of the 14 types of 
amenities under consideration. 

Table 11: Regulatory and Financial Tools to Provide Amenities and Infrastructure 
Zoning/DP 
Regulations

Building 
Regulations

Subdivision
Works and 
Services

DCCs SSACs
Other 

Governments
Density 
Transfer

DAC
Funds

Density
Bonus

Voluntary 
Contributions

Affordable Housing
Childcare
Civic Lands and Buildings
Environment and Habitat Improvements
Heritage
Parks and Open Space
Priority Land Uses
Project and Site Design
(structured parking, reduced site coverage)
Progressive Building Design
(universal access, energy efficiency)
Public Art
Public Realm Improvements
Schools
Transportation Infrastructure 
(all modes)
Utility Infrastructure  
 
We suggest the City use other regulatory and financial mechanisms as fully as possible to obtain 
eligible amenities, so that amenity types with no or few other options can be funded through 
density bonusing (or obtained at rezoning): 

• Local governments can use density bonusing and rezoning to promote more affordable 
market housing units (e.g. allow multiple suites, higher densities), but has few other tools for 
this purpose.  Affordable non-market housing has traditionally been funded by the Provincial 
and Federal government but there is currently limited funding available from these sources.  
Further, most senior government funding requires municipalities to contribute some resources 

                                                 
17 This revenue estimate is based on assumptions discussed in earlier sections of the report.  This 

estimate is based on a 10 year period in which many of the housing units approved are in projects 
obtaining bonus density.  Actual revenues in the first 10 years the density bonus system is in place will 
be lower than this estimate because some housing units will be built in projects approved before the 
density bonusing system is implemented. 
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(i.e. cash, land, additional density with no expectation of an amenity contribution).  New 
Westminster could consider using density bonus revenues to fund affordable housing 
initiatives. 

• The City plans to use Development Assistance Compensation (DAC) funds (the City portion of 
casino revenues) to fund a childcare facility in Queensborough.  The City could consider using 
density bonus revenues to fund other childcare capital projects (e.g. purpose-built facilities in 
new developments). 

• The City also has approval to use DAC funds to build a multi-use community centre and arts 
facility in the Downtown, so these facilities will not require density bonusing funding.  However 
the City could consider using density bonus revenues for other civic facilities.   

• The City can use zoning and building regulations to encourage or require green building 
features.  High efficiency design can affect project construction costs but unlikely by enough to 
affect project viability.  These initiatives should not require density bonus funding. 

• New Westminster is reviewing the Downtown heritage density transfer system to ensure there 
are adequate incentives to promote retention and restoration of Downtown heritage buildings.  
If the density transfer system is structured properly, density bonus funding should not be 
required to achieve Downtown heritage objectives (although transferrable heritage related 
density and amenity bonus density both add floorspace into the market and must be carefully 
coordinated).      

• Through zoning the City can require structured parking and specify maximum allowable site 
coverage.  These amenities should be required by regulation rather than obtained in 
exchange for bonus density. 

• Through zoning the City can require that specific high priority land uses are included in 
developments.  In situations where the priority land uses affect the financial viability of 
development, the City could grant bonus density to cover negative financial impacts.   

• The City can require developers to build project-related transportation and utility infrastructure 
as a condition of subdivision or development approval (through works and services 
requirements).  The City should not grant bonus density for improvements that can be 
achieved in this way. 

• The City can collect development cost charges (DCCs) to cover the costs of system-wide 
transportation and utility improvements required to address the impacts of development.  The 
City is almost finished a review of the DCC system so the capital programs should include 
most of the projects needed to serve growth.  The City should not grant bonus density in 
exchange for utility investments and should use bonus density funds for transportation 
improvements only if they are not DCC-eligible.   

• The City can also collect DCCs to cover acquisition of parkland to meet growth needs and for 
basic parkland development costs (e.g. drainage, irrigation, landscaping).  However because 
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land acquisition in New Westminster is very expensive, the DCCs are only able to pay for part 
of future parkland needs.  Further, there are some aspects of park development (e.g. street 
furniture in linear parks) that are not DCC-eligible.  The City could fund some park 
development projects using density bonus revenues.     

• School Districts collect money from residential development to acquire school sites and the 
Provincial government funds school construction.  Schools should not be funded through 
bonus density revenues. 

Table 12 summarizes our recommendations.  There are eight possible types of amenities that 
appear to ‘need’ density bonus funding because other funding and/or regulations would at most 
fund only part of potential projects.   

Table 12: Infrastructure and Amenities That Should be Considered for Density Bonusing Funding 
Consider For Density Bonus 

Funding
Secure Through Regulations or 

Other Funding Sources
Affordable Housing
Childcare
Civic Lands and Buildings
Environment and Habitat Improvements
Heritage
Parks and Open Space
Priority Land Uses
Project and Site Design
(structured parking, reduced site coverage)
Progressive Building Design
(universal access, energy efficiency)
Public Art
Public Realm Improvements
Schools
Transportation Infrastructure (all modes)
Utility Infrastructure  
 

9.2.5 Strategic Plan Priorities 
In 2006 the City of New Westminster prepared a corporate strategic plan.  This plan sets six 
priority areas that are to be the focus of corporate efforts and investments:  

• Traffic/transportation. 

• Riverfront development. 

• Economic development and tourism. 

• Neighbourhood livability. 

• 2010 Olympic opportunity. 

• Corporate effectiveness/efficiency. 
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Table 13 shows how the amenities in Table 12 (that are candidates for funding from density 
bonus) could contribute to the City’s strategic plan objectives. 

Table 13: Potential Community Amenities That Support City Strategic Plan Objectives 
Traffic and 

Transportation
Riverfront 

Development
Economic Development and 

Tourism
Neighbourhood 

Livability
2010 Olympic 
Opportunity

Affordable Housing
Childcare
Civic Lands and Buildings
Parks and Open Space
Priority Land Uses
Public Art
Public Realm Improvements
Transportation Infrastructure (all modes)  
 

9.2.6 Addressing the Impacts of Growth 

Density bonus revenue is derived from increasing densities, meaning increased capacity for 
residential growth and increased loads on community assets. It could be argued that the highest 
priority for funding should be amenities that tend to experience the most direct impact of more 
population in neighbourhoods such as community and recreation facilities, library and daycare. 

 

9.2.7 Community Preferences 

Attendees at the April consultation sessions on density bonusing were asked about their amenity 
priorities.  Parks and open space, recreation facilities and affordable housing all ranked highest 
with the 19 survey respondents (Chart 1 and Chart 2).  There was also support for other civic 
facilities (arts centre, museum), public art and childcare. 

Chart 1: City-Serving Amenity Priorities 

0% 10% 20% 30% 40% 50% 60%

City‐Serving Recreation 
Facilities

City‐Serving Parks and Open 
Space

Community Arts Centre

Preserving Heritage Buildings

Museum and Archives

First Priority

Second Priority

Third Priority
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Chart 2: Sub-Area Serving Amenity Preferences 

0% 10% 20% 30% 40%

Community Recreation 
Centres

Affordable Housing

Neighbourhood Parks

Public Art

Green Investments

Trails and Greenways
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Second Priority

Third Priority

 
 

9.2.8 Proposed Amenities 

Based on all of the factors that can influence the selection of amenities to be created using 
density bonus revenues, we suggest these priorities for the City’s consideration: 

1. Affordable housing that cannot be obtained through zoning regulations.  Creating an adequate 
supply of secure, affordable housing is an issue for many municipalities in Greater Vancouver, 
including New Westminster.  The City will need some resources in order to attract senior 
government housing investments in New Westminster.  Affordable housing was a strong 
priority for community members during consultation and would advance the City’s 
neighbourhood livability and economic development strategic objectives.    

2. Childcare.  Some immediate childcare improvements will be funded from the City’s casino 
revenues but future density bonus funds could support future projects. 

3. Civic Lands and buildings.  There is strong community interest in new or improved community 
facilities.  In the short term, DAC funds will pay for new or upgraded community facilities in 
Queensborough and the Downtown, two parts of New Westminster that are expected to 
accommodate a large share of future growth.  Density bonusing funds could be used for other 
civic facility upgrades in growth areas.   

4. Parks and open space.  Development cost charges should fund a large portion of the parkland 
acquisition and some of the park development projects in growth areas.  Community members 
identified parks, trails and greenways as priority amenities that would contribute to several of 
the City’s strategic objectives.   
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5. Public art.  The City’s recently completed Arts and Culture Strategy states that public at 
should be funded by contributions from new development as there are no other identified 
funding sources outside of general taxation.   

6. Transportation infrastructure projects that have significant City-wide livability and economic 
development benefits.  Transportation is a strategic priority and depending on the location of 
the transportation projects, could also contribute to neighbourhood livability.  These projects 
are generally large and expensive so density bonusing should only be expected to provide 
some of the project funding.   

One of the next steps in the density bonusing review is to present this more formal proposal for 
the density bonusing system to local residents and the development industry.  We recommend 
the City review this amenity assessment with community members.  

 

9.3 Location of Amenities Relative to Growth Areas 
As there are no legislative requirements regarding the types of amenities that can be obtained in 
exchange for bonus density, there are no geographic limits on the location of amenities either.  In 
theory, an amenity funded through bonus density could be located on, or adjacent to the site on 
which the bonus density is built, or anywhere else in the City.  In practice, many municipalities 
locate amenities funded by bonus density in the same area as the sites on which the bonus 
density is built so the amenities can serve new residents and to benefit existing residents who 
accept growth in their neighbourhoods.  Maintaining a geographic link between amenity locations 
and donor sites can increase the appeal of this system to developers if the amenities are created 
in the short term and increase the appeal of the neighbourhood (and therefore the saleability of 
the units).   

However in some cases it is important to focus more on the most appropriate location for the 
amenity than in locating the amenity near the density bonus recipient sites, such as: 

• Amenities that are intended to serve the entire community (e.g. New Westminster’s proposed 
community arts facility, a major sports facility, restoration of a key heritage building) and need 
to be in a highly accessible location that is convenient to all residents. 

• Amenities that need to be near transit (e.g. non-market housing units) or other uses (e.g. 
childcare close to employment areas or schools). 

Community members who participated in the April 2008 consultation sessions were asked what 
portion of density bonusing revenues should be spent on amenities in the area in the same sub-
area as the site where the bonus density is built, and how much should be spent on amenities 
elsewhere in the City.  Of the 10 respondents who answered this question, most said at least 50% 
of the amenity benefit should be spent near the development projects that include the bonus 
density (see Chart 3).   
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Chart 3: Relationship Between Amenity Location and Areas That Absorb Bonus Density 

More Than 50% Spent 
City‐Wide

Even Share Between City‐
Wide and Sub‐Area 
Spending

More Than 50% Spent In 
Same Sub‐Area As 
Development

 
 
We recommended that New Westminster consider six potential amenities for density bonusing 
funding: affordable housing, childcare, civic lands and buildings, parks and open space, public art 
and transportation infrastructure.  All of these suggested amenities are broad categories that 
could include specific projects that serve a specific sub-area or the City as a whole.  That said, 
many of these amenities have locational requirements: 

• Affordable housing units are best located in locations with high levels of transit service and 
near schools, childcare and services.  Ideally, affordable housing is available in all 
neighbourhoods to increase neighbourhood diversity. 

• Childcare service providers prefer locations near schools, in major employment centres (e.g. 
Downtown, Uptown) and near major road and transit routes. 

• New Westminster has three park categories: City Park, Community Park and Neighbourhood 
Park.  City Parks and Community Parks are intended to serve residents in large sub-areas or 
in the entire City and need to be distributed across the community in highly accessible 
locations where land is available.   

• New Westminster is a relatively small, compact community that provides civic facilities and 
services to serve the City as a whole or large sub-areas.  Some planned civic facility 
investments are intended to serve the entire community and need to be located in central, 
highly accessible locations.  Other facilities with smaller catchment areas could be located in 
sub-areas experiencing growth, provided the existing and future facilities are distributed 
across the community. 

• Public art can easily be provided in the same sub-area as bonus density recipient sites, and 
could also be located in commercial centres or on transportation routes that serve all of New 
Westminster (e.g. Downtown, Uptown, City greenways, the waterfront). 
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• Some transportation investments under consideration (e.g. replacement of the Front Street 
Parkade) have fixed locations, but other, smaller projects could be chosen based on their fit 
into growing sub-areas. 

 

9.4 Suggested Strategy for Amenities 
Based on all inputs so far, we suggest that amenity contribution revenues be allocated roughly 
50/50 between City-wide and neighbourhood amenities. Also, because the funds will be received 
gradually, we recommend that: 

• the local portion be spent on smaller capital projects that improve the neighbourhood in 
noticeable ways, such as park/recreation upgrades, daycare, and affordable housing. 

• the City-wide portion be earmarked for one or two major projects with a high likelihood of 
proceeding. 

Another round of open house sessions with the public and the development industry was held in 
October 2008. These groups endorsed the proposed approach to amenity spending. 
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10.0  Summary of Recommended System 
The approach we suggest can be summarized as follows: 

1. Increase allowable or achievable densities in specific zones and neighbourhoods as identified 
in Table 2. 

2. Use the layered zoning approach (Section 7.3) so that developers have the option of 
developing under existing zoning or using the new density bonus option. The City should 
initiate all the rezonings for bonus density. Note that developers also have the option, at their 
discretion, to apply for site-specific rezoning. 

3. Determine the value of bonus density on a project-specific basis near the time of building 
permit application. The value can be determined by appraisal submitted by the applicant, with 
City review, or determined by the City. Bonus density should be valued at 100% of market 
land value. 

4. Allow (and encourage) cash-in-lieu payments in all bonus density zones. 

5. Adopt priorities for amenities to be created using the funds. We have suggested some 
guidelines for consideration. 

6. Develop an awareness program to acquaint land owners, developers, the public, appraisers 
and assessors about the system. 

This system was generally endorsed by attendees at a public open house and a developer 
workshop in October 2008. 
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11.0  Next Steps 
This report is a draft for discussion. The remaining steps in this process are: 

1. City staff will review and comment. 

2. The draft proposals will be reviewed by the public and the development industry at 
consultation sessions in October. 

3. Based on input from staff and consultation sessions the report will be finalized and presented 
to Council for approval. 

4. If Council agrees, Staff and the City’s legal advisors will draft new zoning schedules, notify 
stakeholders, and implement bylaws. 

5. The City will set up procedures for: 

• setting and amending the land value schedule. 

• collecting revenues. 

• establishing reserve accounts to accumulate funds. 

• initiating amenity construction projects. 

• ensuring that bonus density granted to projects becomes part of that property’s permanent 
development entitlement in the event of destruction or redevelopment. 

• awareness and education. 
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1.0 Introduction 
The City of New Westminster is reviewing its approach to obtaining contributions from urban 
development toward community infrastructure and amenities.  As part of this work the City is 
developing a density bonus zoning system to grant increased density in exchange for community 
amenity contributions.  The density bonus zoning system will specify the location and amount of 
extra density to be permitted and the amount and type of amenity contributions expected in 
return.  Once implemented, this density bonus zoning system will be used to obtain amenity 
contributions from more straightforward development applications.  Case-by-case negotiations for 
amenities will continue to be used only for larger, more complex projects.   

In recent months, the City and Coriolis Consulting Corp. have completed technical work to: 

• Identify areas of the City in which the City of New Westminster Official Community Plan (OCP) 
would support additional density. 

• Test higher density building design options to determine the maximum density that could be 
achieved in attractive, livable buildings. 

• Determine the value of the bonus density and therefore the maximum value of the amenity 
contribution that could be requested in return. 

• Identify the range of potential community amenities the City could consider securing in 
exchange for bonus density. 

In April 2008 the City hosted three consultation sessions with residents and community groups 
and one workshop with development industry representatives to review the proposed density 
bonus system.  Participants provided verbal feedback during group discussion and some 
participants completed a worksheet (see Appendix 1).  This interim report summarizes the 
feedback received at the four consultation sessions. 



DENSITY BONUSING IN NEW WESTMINSTER: SUMMARY OF FIRST ROUND OF CONSULTATION 

CORIOLIS CONSULTING CORP.  PAGE 2 

 

2.0 Community Consultation 
The City hosted three consultation sessions with New Westminster residents to review the 
location and amount of proposed bonus density and provide input on the amenities that should be 
secured through this system.   

The first session was attended by representatives from the Downtown Residents’ Association, the 
Glenbrooke Residents’ Association, the Massey Victory Heights Residents’ Association, the 
McBride Sapperton Residents’ Association, the Moody Park Residents’ Association, the Queens 
Park Residents’ Association, the Quayside Residents’ Association, the Queensborough 
Residents’ Association and the West End Residents’ Association. 

The second and third consultation sessions were open to the general public and attended by 21 
New Westminster residents and business people.  The 19 attendees who stated their place of 
residence in New Westminster represented most neighbourhoods on the Mainland (e.g. West 
End, Sapperton, Downtown, Brow of the Hill).  There were no attendees from Queensborough.   

 

2.1 Location and Amount of Bonus Density 
Based on New Westminster’s current Official Community Plan and Zoning Bylaw there are two 
general types of opportunities to increase density in New Westminster: 

1. The maximum densities in some of the City’s multi-family residential and mixed use zones are 
lower than the densities being achieved in similar projects in other communities.  New 
Westminster is considering increasing the maximum allowable densities in these zones in 
exchange for amenity contributions.   

2. The OCP designations for some sites in New Westminster allow higher densities than what is 
permitted under existing zoning.  At present, all applications for redevelopment to OCP 
densities are being handled via case-by-case negotiations for voluntary amenity contributions.  
The City is considering using density bonusing to process OCP redevelopments that only 
involve a change in density, not a change in use. 

Appendix 2 includes maps that show areas of the City with potential for additional density.   

Attendees at all three sessions largely support the concept of granting additional density in 
exchange for amenity contributions (see Table 1).     
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Table 1: Community Feedback on Using Density Bonusing To Achieve Community Amenities 

Number of Responses % of Total Responses
Supports Use of Density Bonusing 12 57%
Generally Supports Density Bonusing If 
Specific Issues Addressed 9 43%

Does Not Support Use of Density Bonusing 0 0%
All Responses 21 100%  

 

Most of the participants also support the amount and location of proposed bonus density, 
particularly because it conforms to the densities already anticipated in the Official Community 
Plan (see Table 2).  Of the 21 survey responses, 8 people support the proposed location and 
amount of bonus density without reservation.  The 10 respondents that support the amount and 
location of proposed density with some reservations raised five specific concerns: 

1. Allowing bonus density in the Brow of the Hill neighbourhood.  One respondent asked that the 
City be sure to respect the Brow of the Hill Action Plan vision for maintaining existing densities 
on most sites.   Another respondent asked that the City ensure there is no loss of affordable 
market rental units in this neighbourhood, or that units lost are replaced.   

2. Clear definition for maximum heights and densities.  One respondent asked that the density 
bonusing system clearly state the maximum heights and densities, particularly in the 
Downtown, so developers and the community know what to expect. 

3. Further growth in Queensborough.  Two respondents stated that bonus density should not be 
permitted in Queensborough because growth in this part of the City is less environmentally 
sustainable than in other areas, at least until better transit service and community amenities 
are in place.   

4. Density bonusing beyond current OCP designations.  Some participants identified areas they 
feel are appropriate for bonus density beyond what is currently supported by the OCP (e.g. 
near the Twenty-Second Street SkyTrain station) and asked that the City review density 
bonus opportunities outside of the OCP as well. 

5. Impact on the pace of development.  One attendee asked that the City review whether 
introducing density bonus zoning would increase the pace of residential development in the 
City. 
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Table 2: Community Feedback on Location and Amount of Bonus Density 

Number of Responses % of Total Responses
Supports Location and Amount 8 42%
Supports with Some Changes Needed 10 53%
Does Not Support Proposal 1 5%
All Responses 19 100%  

 

2.2 Community Amenity Priorities 
As part of this density bonusing work the City of New Westminster intends to define the 
community amenities that will be the highest priority for developer contributions and density bonus 
revenue.  These community amenity priorities will be based on technical analysis of the needs of 
existing and future residents (e.g. parks capital planning, childcare planning) and on consultation 
with existing community members.   

Consultation participants were asked to indicate the three highest priority amenity types in a list of 
possible community amenity categories.  We divided the overall list of amenities under 
consideration into two categories: 

• Large or specialized community amenities that will serve all New Westminster residents.  
These include major parks (e.g. Queens Park, waterfront parks) and City-serving community 
facilities (e.g. a community arts centre, a large sports facility, main library, museum and 
archives). 

• Amenities that will serve a smaller sub-area of the community, so there is likely to be more 
than one of each in New Westminster (see attached feedback form for map of sub-areas).  
These sub-area-serving amenities include community centres, neighbourhood parks and 
greenways, childcare, affordable housing. heritage preservation, public art and ‘green 
investments’ (e.g. sustainable redesign of City buildings and public space, new building 
construction that meets ‘green’ standards).  

Respondents were asked to indicate their first, second and third priority in each category and to 
identify any amenity categories not on the current lists that should be considered.   

 

2.2.1 City-Serving Amenity Priorities 
A large majority of respondents identified City-serving parks and recreation investments as a high 
priority: at least 75% of all respondents included these items in their top three priorities (see Table 
3) and 50% of respondents chose City-serving parks and open space as the most important 
amenity investment (see Chart 1).  There is also strong support for a community arts facility and 
for preserving heritage buildings.  Two respondents also identified library space as a City-wide 
amenity that should be considered for density bonus funding.   
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Table 3: City-Serving Community Amenity Priorities 

Amenity Type Total Times Chosen First Priority Second Priority Third Priority
City‐Serving Recreation Facilities 88% 19% 50% 19%
City‐Serving Parks and Open Space 75% 50% 0% 25%
Community Arts Centre 44% 19% 13% 13%
Preserving Heritage Buildings 44% 6% 6% 31%
Museum and Archives 19% 0% 19% 0%  

 

Chart 1: City-Serving Amenity Priorities 
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2.2.2 Sub Area-Serving Amenity Priorities 

Survey respondents selected recreation centres, affordable housing and neighbourhood parks as 
the three most important smaller scale, sub area-serving amenities to be secured in exchange for 
bonus density (see Chart 2 and Table 4).   
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Chart 2: Sub Area-Serving Amenity Priorities 
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Table 4: Sub Area-Serving Community Amenity Priorities 

Amenity Type Total Times Chosen First Priority Second Priority Third Priority
Community Recreation Centres 63% 31% 25% 6%
Affordable Housing 56% 25% 19% 13%
Neighbourhood Parks 44% 19% 13% 13%
Public Art 38% 0% 13% 25%
Green Investments 31% 13% 6% 13%
Trails and Greenways 31% 6% 13% 13%
Childcare Facilities 25% 6% 13% 6%  

 

One respondent supports the provision of parks, trails and greenways but suggested these 
amenities be funded using development cost charges (DCCs) so contributions in exchange for 
bonus density can be used for amenity types that are not eligible for DCCs.  Another respondent 
said the City should not consider green investments among amenity options but should use 
regulatory powers to require green building design. 

 

2.2.3 Location of Community Amenities 

Participants were also asked to comment on how the location of community amenities funded 
through density bonusing should relate to the areas in which the extra density is built.  Of the 10 
respondents who answered this question, most said at least 50% of the amenity benefit should be 
spent near the development projects that include the bonus density (see Chart 3).   
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Chart 3: Location of Amenities Relative to Growth 
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One respondent said that the priority community amenities should determine how money is spent.  
For example if the highest priority amenities are City-wide investments that will serve the whole 
community, money should be pooled and the City-serving facility should be located in a location 
that is easily accessible from all parts of the City.  If the highest priority amenity investments are 
sub area-serving amenities, they should be provided in the areas that are experiencing growth.   

Another respondent said that if amenities achieved through density bonusing will only be located 
in neighbourhoods experiencing growth, the City must consider how new amenities (e.g. 
childcare) to meet changing needs in stable areas (e.g. single family neighbourhoods) will be 
funded.   
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3.0 Development Industry Workshop 
On April 24, 2008 the City presented the preliminary density bonusing proposal to 25 
representatives from various sectors involved in the development industry.  Attendees included 
developers active in New Westminster, development industry association members (e.g. Urban 
Development Institute, Greater Vancouver Homebuilders Association), architects, staff from BC 
Assessment and staff from other municipalities.  Attendees were asked to comment on the 
amount and location of proposed bonus density, the amenities the City is considering funding 
through density bonusing, and how density bonusing will change the current rezoning process in 
New Westminster.   

 

3.1 Amount and Location of Bonus Density 
Participants at the workshop reviewed the proposed location and amount of proposed density.  
They were also asked to comment on specific elements of the proposed system such as: 

• In zones where development variances are required to achieve the current maximum density 
(e.g. height variances in the Downtown, setback variances in Uptown) the base densities in 
the new system will be equal to the current achievable density without variances rather than 
the higher, theoretical maximum density. 

• In zones that include both units per acre and floor space ratio (FSR) density controls, the base 
densities in the new system will be equal to the FSR that can be achieved based on the 
maximum number of units built at unit sizes that meet current market preferences. 

Overall attendees were supportive of the amount and location of bonus density.  They strongly 
support the City’s commitment that all bonus density will be new density above what is achievable 
under existing zoning.  Some attendees view setting new base densities equal to what is 
achievable, rather than allowed on paper, as a de facto downzoning.     

Some attendees asked that the City ensure the density bonus system in the Downtown be 
designed to support the City’s heritage objectives and complement the heritage density transfer 
system. 

 

3.2 Type and Value of Amenity Contributions 
The workshop presentation included the proposed per sq.ft. land values of each type of bonus 
density and the method used to determine these values.  Attendees were asked to comment on: 

• The method used and the resulting per square foot land values for different development 
types. 
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• How the increase in land value that results when additional density is granted should be 
shared between the City, the developer and the landowner. 

• If the expected amenity contribution should be higher within the same project for higher value 
space (e.g. bonus density on upper floors in high rise buildings would be worth more than 
bonus density on lower floors in the same building). 

Attendees generally agreed with the proposed values of each type of bonus density and that the 
City would be looking for cash contributions that would be used to fund community amenities.   

Several attendees said the City should only require a portion of the increase in land value 
because: 

• Developers want to be able to offer the landowner above market value if necessary to secure 
the development site. 

• If density bonusing still involves a rezoning process there will be extra costs due to a longer, 
more uncertain approvals process that need to be covered by land value increase. 

• Allowing a developer to keep some or all of the increase in land value increases the financial 
viability of marginal or complicated development sites. 

Applicants were wary of the proposed differential pricing for the same type of density in different 
parts of a building, suggesting it might complicate the system and make it more difficult for land 
vendors to understand. 

Several attendees asked that the City commit to frequent and regular reviews of the value of 
bonus density in order to reflect changing market conditions.  Another attendee noted that it is 
important that assessors and appraisers understand that land subject to density bonus zoning 
should be valued based on the lower base density, not the higher bonus density, because 
developers will have to ‘buy’ this bonus density from the City.   

 

3.3 Options for Implementation 
The Local Government Act allows a high degree of flexibility for municipalities implementing 
density bonusing.  There are three general approaches that could be used to implement part or all 
of the density bonus system in New Westminster: 

1. Use density bonusing on a site-specific basis.  Some communities, such as the City of 
Burnaby, include a general density bonusing policy in the zoning bylaw that identifies the 
locations where density bonusing will be entertained, the amount of bonus density that is 
available, and the type and value of amenity contributions expected in return.  Each applicant 
is required to rezone into a site-specific comprehensive development (CD) zone that specifies 
the base and bonus density and the amenities required in return. 
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2. Entertain site-specific rezonings into pre-designed density bonus zones.  Some municipalities 
create one or more density bonus zones and entertain applications for sites in eligible areas to 
rezone into these pre-set zones.  Like the CD zones described above, these pre-set zones will 
specify the base and bonus density permitted and the amenity contribution expected in return.  
The City of Richmond uses this approach. 

3. Pre-zone areas for density bonusing.  In this option the City either amends existing zoning to 
include density bonus provisions or applies a density bonusing overlay zone to sites in areas 
where density bonusing will be permitted.  Under this option there would be a rezoning when 
the system is implemented but each individual application would not need to be rezoned after 
that. 

Attendees at the developer’s workshop strongly favoured option 3 because it would reduce the 
time and risk involved in rezoning individual sites.  Some attendees acknowledged that if lands 
were pre-zoned for bonus density they could afford to pay more for the bonus density because 
they would need less of the land lift to cover unanticipated costs during a rezoning process.   
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4.0 Conclusions and Next Steps 
There is a significant level of support for using density bonusing to secure community amenities in 
New Westminster.  The elements of the proposed system with the most support are: 

1. The location and amount of bonus density should conform to land use designations in the 
existing Official Community Plan. 

2. The density bonus zoning system should continue to allow development at existing achievable 
densities with no amenity contribution. 

3. Areas that are suitable for bonus density should be pre-zoned to allow applicants to choose 
between building at the base density with no contribution or at a higher, bonus density, if 
amenities are provided.  Pre-zoning density bonus opportunities will reduce time and 
uncertainty involved in site-specific rezonings and amenity negotiations.   

4. A significant portion of the amenities funded through density bonusing should benefit areas of 
the City where growth occurs.   

5. The system should be as clear and simple as possible so the real estate market and all 
parties involved (developers, land vendors, assessors and appraisers) understand what will 
be expected to obtain bonus density.   

Going forward, additional work is required to resolve some issues raised during consultation 
including: 

1. How the increase in land value resulting from City approval of bonus density should be shared 
between the developer, the land vendor and the City. 

2. The type and priority for community amenities to be funded using density bonus revenue 
(additional technical work on needs, engaging a larger cross section of the community). 

3. How the system can be designed and implemented so all parties involved understand the 
value of development sites before and after bonus density is granted so developers are not 
expected to pay twice for the same development rights. 

4. Whether implementing density bonus zoning will affect the pace of development in New 
Westminster. 

Based on the feedback received in this first round of consultation the staff and consulting team 
will develop a more detailed proposal for the density bonusing system (e.g. list of amenity 
priorities, new density bonus overlay zones) over the summer and consult with Council, residents 
and the development community in fall 2008. 
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Appendix 1 
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Appendix 2 
 

 

15 



DENSITY BONUSING IN NEW WESTMINSTER: SUMMARY OF FIRST ROUND OF CONSULTATION 

CORIOLIS CONSULTING CORP.  PAGE 16 

 

 



DENSITY BONUSING IN NEW WESTMINSTER: THE RECOMMENDED SYSTEM 

CORIOLIS CONSULTING CORP.  PAGE 50 

 

Attachment 2: Excerpt From Surrey Zoning Bylaw 
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Attachment 3: Excerpt from Burnaby Zoning Bylaw 
 

 



Attachment 2 
 
City of Burnaby Zoning Bylaw (Excerpt) 
 
205.   MULTIPLE FAMILY RESIDENTIAL DISTRICT (RM5) 
  

 
  

This District provides for high density apartment accommodation.   
(B/L No. 4874-66-01-10) 

  
205.1  Uses Permitted: 
  

(1)  Multiple family dwellings, or groups of multiple family dwellings. 
(1.1)     Home occupations.  (B/L No. 10753-98-06-15) 
(2)  Dormitory units or groups of dormitory units, provided that such development is 

situated within 300 m (984.25 ft.) of the boundaries of the lands and premises 
occupied by the institution which it serves. 

(3)  Accessory buildings and uses. 
(4)  Child care facilities that are not located in a dwelling unit. (B/L No. 9395-90-06-

18) 
                  (5)          Category A supportive housing facilities, subject to the following conditions: 
  

(a) the use shall be included as part of a comprehensive development plan 
subject to the CD (Comprehensive Development) District; and  

  
(b) each living unit shall have a minimum floor area of 27 m5 (290.6 sq.ft.).   

(B/L No. 11153-00-11-06) 
(6)        Category B supportive housing facilities, subject to the following conditions: 
  

(a) the use shall be included as part of a comprehensive development plan 
subject to the CD (Comprehensive Development) District;  (B/L No. 
11153-00-11-06) 

  
(b)    each living unit shall have a minimum floor area 

  
(i)  of 33 m2 (355.22 sq.ft.) for a studio unit 

  
(ii) of 41 m2 (441.4 sq.ft.) for a junior one-bedroom unit 

  
(iii) of 46 m2 (495.16 sq.ft.) for a one bedroom unit;   
(B/L No. 11591-03-09-29) 
  

(c) the number of studio units shall not be more than 25 percent of the total 
number of living units in the facility; and  (B/L No. 11591-03-09-29) 

  
(d) the number of studio units and junior one-bedroom units together shall not 

be more than 50 percent of the total number of living units in the 
facility.  (B/L No. 11591-03-09-29) 

  
  

user
Text Box



205.2 Conditions of Use: 
  

The building or buildings on a lot shall be designed and sited in a manner which does 
not unnecessarily obstruct view from the surrounding residential areas. 

  
205.3 Height of Buildings: 
  

The height of a building shall not exceed 55 m (180.45 ft.) and shall not be less than 4 
storeys. 

  
205.4 Lot Area and Width: 

  
Each lot shall have an area of not less than 1 670 m2 (17,976.32 sq.ft.) and a width of 
not less than 37 m (121.39 ft.). 

  
205.5 Lot Coverage: 
  

The maximum coverage shall be 30 percent of the lot area. 
  
205.6 Usable Open Space: 
  

A minimum of 30 percent of the lot shall be provided as usable open space.  Up to 25 
percent of this required open space may be provided on the roof.  In calculating the 
usable open space to be credited to roof areas, the permitted space shall be 
determined on the basis of 0.25 multiplied by the available area. 

  
205.7 Floor Area Ratio: 
  

(1)    The maximum floor area ratio shall be 1.50 except 
  

(a)    where the area of the lot exceeds 1,670  m2 (17,976.32 sq.ft.)  the floor 
area ratio may be increased by 0.001 for each 9m2 (96.88 sq.ft.) of 
lot area in excess of 1,670 m2 (17,976.32 sq.ft.), but the maximum 
increase in floor area ratio shall be 0.30. 

  
(b)    where underground parking is provided the floor area ratio may be 

increased by 0.40 multiplied by the ratio of underground parking 
spaces to the total parking spaces, but in no case shall the increase 
exceed 0.40.  

     (B/L No. 10596-97-07-21) 
  

(c) in the case of category B supportive housing facilities the floor area ratio 
may be increased by 0.20.  (B/L No. 11591-03-09-29) 

  
(2)    Notwithstanding subsection (1) of this section, where amenities or special needs 

housing are provided in accordance with section 6.22 the floor area ratio may 
be increased by 0.40, but in no case shall the floor area ratio exceed 

  
(a) 2.80 for a category B supportive housing facility, or  

  
(b) 2.60 for a use other than a category B supportive housing facility   



(B/L No.  11888-05-04-11) 
 
 
Supplementary Regulations 
6.22  Density Bonus: 
  

(1)   The maximum floor area ratio that may be developed in RM1, RM2, RM3, RM4 
and RM5 Zoning Districts may be increased as set out in Schedule II for lots 
that meet the following conditions: 

  
(a)  the lot must be located in a town centre area and be approved for density 

bonus in the community plan for Brentwood Town Centre, Lougheed 
Town Centre, Edmonds Town Centre or Metrotown; 

  
(b)  the lot must be rezoned to Comprehensive Development District; 

  
(c)  the comprehensive development plan for the lot must include the 

conservation or provision of amenities or the provision of affordable or 
special needs housing equivalent in value to the increase in the value 
of the lot attributable to the increase in floor area ratio. 

  
(2)   For the purpose of subsection (1), the following amenities are eligible for 

consideration in an application for a density bonus: 
  

(a)  major public open space or plaza; 
  

(b)  public facilities, including a library, community or recreation centre, arts 
facility, youth centre; 

  
(c)  space for community or non-profit groups that serve the community; 

  
(d)  public art; 

  
(e)  extraordinary public realm improvements including landscaping treatment 

and special street furniture; 
  

(f)  improvements to park land or other public facilities; 
  

(g)  extraordinary environmental enhancements, or 
  

(h)  child care facilities. 
  

(3)   For the purpose of subsection (1), the following are eligible for consideration as 
affordable and special needs housing in an application for a density bonus: 

  
(a)  units developed under senior government non-profit housing programs; 

  
(b)  price controlled limited-equity market units;      

 
(c)  units controlled or managed or owned by non-profit housing groups 

providing affordable housing; 
  



(d)  guaranteed rental units; 
  

(e)  housing for people with special needs such as those with physical or 
mental disabilities or victims of violence. 

  
(4)   For the purpose of computing floor area ratio for a development that includes the 

conservation or provision of an amenity under subsection (1), the floor space 
of the building that is occupied by an amenity shall not be included as part of 
the gross floor area. 

  
(5)   The owner of a development that includes the provision of affordable or special 

needs housing may be required to enter into a housing agreement under 
section 905 of the Local Government Act. (B/L No.  11204-01-02-12) 

  
(B/L No. 10596-97-07-21) 
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Attachment 4: Parts of the City with Potential for Additional 
Density within Current OCP Land Use Designations 
 

 




