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EXECUTIVE SUMMARY 
The purpose of the 20-Year Servicing Plan & Financing Strategy is to provide a detailed 
analysis of the major servicing required to accommodate growth as outlined in the 2040 
Official Community Plan (2040 OCP) and provides the foundation document for the 
Development Cost Charge (DCC) Bylaw.  In conjunction with the proposed 2040 OCP and 
Transportation Master Plan (TMP), the 20-Year Servicing Plan has been updated to reflect 
future infrastructure demands for the community.  The 20-Year Servicing Plan informs the 
DCC Bylaw which sets out the charges imposed on developers to offset infrastructure 
expenditures incurred by the City to service the needs for new development.  The 20-Year 
Servicing Plan and DCC Bylaw have been maintained and administered by the City of 
Kelowna for more than 30 years. 

The 20-Year Servicing Plan and DCC Bylaw are interrelated and for simplicity will be 
collectively termed herein as the ‘DCC Program.’ 

The Local Government Act limits the infrastructure eligible for recovery through DCCs to 
roads, water, sanitary and drainage infrastructure as well as parkland acquisition and 
development.  Although this provides an essential framework to service growth, there are 
many other infrastructure needs required to satisfy the demands of a growing community 
that are not DCC eligible such as protective services, transit service, recreation/cultural and 
operational facilities.  As well, DCCs only cover a portion of the upfront capital investment 
for the eligible categories and do not support long-term operation, maintenance, or renewal 
costs of infrastructure.   

Minor DCC Bylaw updates, to bring project estimates in line with updated market 
construction and land acquisition costs, occur regularly, most recently in April 2019.  In 
February 2020, a new Parks Development DCC category was added to the DCC Program.  
The last major update to the DCC Program was in 2011 in conjunction with the 2030 OCP. 

The current DCC Program aligns closely with the B.C. Best Practice Guide but there are 
several changes in this proposed update that will help to make it more understandable, 
transparent, and better reflect the true cost of servicing different forms of development. 

The 2040 OCP estimates an additional 45,000 residents and a total population of nearly 
190,000 by 2040.  Housing needs related to the 2040 population projections anticipate that 
demand for apartment, townhomes and compact family-friendly housing options will 
outpace the demand for single-detached housing.   
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Commercial, Institutional, and Industrial land uses were estimated based on the non-
residential land available for development.  Modest growth in each of the non-residential 
categories is expected by 2040. 

The DCC Program is comprised of 234 infrastructure and parkland acquisition projects 
valued at $1.3 billion and revenue from the DCC Program is legislated to be used exclusively 
to fund this large capital program that extends to 2040.  The DCC Program is funded from 
DCCs (65%), City funding (29%), and developer constructed works and grants (6%).  An 
important element of the funding strategy for this update is that the City’s share of funding 
(29%) is the same as the previous program.  Assumed grants are not part of the financing 
strategy and if the City receives provincial/federal grants the DCC Program will be updated 
to reflect the financial benefit of grant revenue. 

Table 1: Total DCC Capital Program recoverable costs 
Major Services – Funding Sources ($ Millions)* 

Service Developer Funded Municipal 
Funded 

Government 
Funded 

Total 

Developer 
Construct 

DCCs Tax Utility Grants/ 
Partnership 

Transportation 40.4 311.2 167.2   9.0 527.8 
Water 3.6 32.1   26.2  61.9 

Wastewater Trunks 4.1 38.4   20.1  62.7 

Wastewater Treatment  85.0   36.8  121.8 

Drainage   9.2 28.0   20.8 57.9 
Parkland Acquisition  217.8 26.7    244.5 

Parks Development  142.4 74.7    217.1 

Totals 48.1 836.1 296.6 83.1 29.8 1,293.8 
*Numbers presented may not sum to totals due to rounding  
 
Summarized below are the big moves and challenges addressed in the current update: 

1. Construction and land acquisition increases.  Global supply chain issues, inflation, 
labour shortage and an oversupply of construction projects flooding the market have 
caused upward pressure on construction costs, with tender costing coming in 
significantly higher than engineering estimates.  Construction and land costs in the 
DCC Program have not been updated in more than three years and since that time 
construction costs have increased on average by 20% and land costs have increased 
more than 40%.  All project costs in this update reflect 2021 cost so are 
approximately 1 year old and may not reflect the recent surge in construction and 
land costs. 
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The estimates have been reviewed by City staff and professional consultants and 
are considered reasonable on an aggregate basis.  There are 234 infrastructure and 
parkland acquisition projects that each have detailed costing.  It is probable that 
some unit costs may be high and some low, but the aggregated average is within 
reasonable engineering estimates.  Also, the project contingency is in the 25% range 
for most projects which is on the low end for what Engineers and Geoscientists 
British Columbia (EGBC) recommends based on the level of project design.  As 
noted, construction and land costs are based on 2021 costs and have not been 
updated to reflect recent inflationary increases.  If construction and land costs 
continue to trend upward, the DCC Program costs may need to be updated within a 
year of the adoption of this update to keep pace with inflation. 

Secondary Suites and Carriage Houses.  It is estimated that 30% of single-family 
homes in Kelowna will be built with suites or carriage houses.  Council agreed in 
2008 to charge a flat fee DCC of $2,500 for all secondary suites and carriage houses 
which would normally be charged a much higher rate (equivalent to a 
condominium); with the revenue difference borne by taxation and utility funding.  
The current practice was flagged by the Ministry as an area that needed to be 
amended because it provided a specific land use subsidy which is not permitted, as 
any subsidy must be applied evenly for all land uses.  
  
This update has introduced a new category for Carriage Houses and assessed a 
higher DCC in the range of $23,000 - $28,000, to better reflect the actual 
infrastructure impact of these stand-alone units. 
 
Secondary suites are often exempt from paying DCCs because their construction 
value is less than the $50,000 minimum required to trigger DCCs as defined by the 
Local Government Act.  For this update, it is proposed that suites are not assessed 
a DCC.  Simply stated, once the developer pays their residential DCC for the base 
build the secondary suite can be constructed with no further DCCs levied.  With the 
expected increase in suites and their associated demand on infrastructure, 
tax/utility funding used previously to subsidize suites has been carried forward and 
applied to the municipal tax assist to offset the infrastructure burden that suites 
may cause.  The Ministry agreed that increasing the municipal assist is an equitable 
and transparent approach to addressing the incremental infrastructure impacts 
caused by suites. 
 
Industrial DCCs.  The City has some of the lowest Industrial DCCs in the province 
that do not fully fund the servicing demands of the shifting ‘light industrial’ 
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development trend.  To better reflect the true cost for servicing, the Industrial 
category has been split into two categories – Light Industrial and Heavy Industrial. 
The Light Industrial DCC is approximately 50% of the Commercial DCC rate and is 
more in line with the cost of servicing this development form.  The Heavy Industrial 
DCC is consistent with the previous DCC Program and collects DCC based on a 
gross site area for land intensive industrial developments like gravel extraction, 
wrecking yards, outdoor storage, and asphalt and concrete plants. 
  

2. Storm Drainage DCC.  DCC legislation permits the inclusion of a Drainage DCC to 

fund the infrastructure required to meet the demands placed on drainage systems 

and natural flood zones by development.  The recent floods of 2017 and 2018 have 

demonstrated a need to better manage the City’s major drainage systems which 

include the City’s creeks and streams.  A new Drainage DCC is proposed to fund the 

work along the City’s primary drainage corridors and outfalls.  The first major 

project is capacity improvements to Mill Creek that runs through the City’s core 

area and is an area of future development densification.   

 

The project funding split assigns 25% to growth and 75% to City funding sources.  

This proportion is based on the anticipated growth by 2040.  The 75% of project 

funding coming from City funding sources equitably accounts for improvements 

necessary to remedy existing deficiencies along Mill Creek.   

 

The Mill Creek Flood Protection project is supported by a $22 million federal grant 

that reduces the overall project cost and reduces both the City and DCC share of 

funding equitably. 
 

3. Parks Acquisition DCC for Commercial/Industrial.  Council approved the Parks 

Development DCC in February 2020 and as part of the preferred scenario Council 

directed staff to explore the inclusion of a Parks Acquisition DCC for the 

Commercial and Industrial DCCs.  This new Parks Acquisition DCC is now included 

in Commercial and Industrial DCC rates. 
 

4. Shift to City Wide DCCs.  Primary objectives of this DCC update are to align with 

best practice and, where possible, simplify and make the program more 

understandable for the development community.  The City’s DCC Program dates to 
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the 1980’s and, back when it was first developed, area specific DCCs were used 

extensively as there were many suburban areas of the City that had unique 

servicing demands.  With the recent adoption of the 2040 OCP and TMP, the City’s 

land use plan is shifting with more emphasis on development within the core area 

and urban centres.  This change has caused the City to rethink the area specific 

approach and move to a Municipal-wide approach where appropriate.  The 

proposed DCC Program assesses DCCs on a Municipal-wide basis for all service 

areas except Transportation where the sectors were consolidated from six in the 

current program to three for the proposed DCC Program.  The three sectors within 

Transportation were retained as there is unique transportation challenges to each 

sector that warrant the sector approach. 

Table 2: Number of areas for current and proposed DCC Program. 
Service Previous (# of areas) Proposed (# of areas) 
Water Area specific (3) Municipal-wide (1) 
Wastewater Trunks Areas specific (3) Municipal-wide (1) 
Wastewater Treatment Municipal-wide (1) Municipal-wide (1) 
Storm Drainage N/A* Municipal-wide (1) 
Parks acquisition & Development Municipal-wide (1) Municipal-wide (1) 
Transportation Area specific (6) Area specific (3) 

* Storm Drainage is a new DCC proposed in this update. 

 
5. Updated DCC rates.  DCCs have increased since the last update in 2019 and are a 

dependent on where development is occurring in the City (Figure 1 and Table 3).  All 

DCCs except Transportation are city-wide and uniform across the City.  

Transportation DCCs vary based on three sectors resulting in 3 different DCC rates. 

6. Municipal Assist.  The Local Government Act requires municipalities to provide a 

level of financial assistance through a municipal assist factor (MAF) which reflects 

Council’s desire to encourage development and is largely a political decision.  The 

way the City has historically applied the MAF for the purpose of DCC calculation is 

different than most municipalities in BC and not consistent with best practice.  The 

difference is how existing reserves are accounted for in the DCC calculation and is 

negligible when reserve balances are low, but when the reserve balances are high 

the difference in the municipal assist amount is appreciable.  The City’s current 

approach is defendable but has been changed to align with best practice.   
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The Council approved subsidy for secondary suites was carried forward in this 

update but it is now shown as part of the municipal assist as opposed to buried in 

the DCC calculations.   

Table 3- Municipal assist factors for both the base MAF and the secondary suite assist. 
 Municipal Assist Factors (%) 

 Transportation Water Sewer Drainage Parks 
Base 15% 1% 1% 1% 8% 
S. Suites 1% 1% 1% 1% 3% 
Total 16% 2% 2% 2% 11% 

 

7. Changes to DCC Bylaw.   

• The DCC Bylaw has been updated to align with the new Zoning Bylaw.  The new 

Zoning Bylaw is anticipated to be adopted by Council in September 2022 after 

Ministry approval.   

• The new Carriage House and Light Industrial categories have been added to the 

DCC Bylaw and the new Drainage DCC has been included.  

• Secondary suites are no longer required to pay DCCs and the existing Council 

approved subsidy has been carried forward but is now shown as a municipal 

assist factor for transparency.  

• There are 4 residential dwelling categories based on the existing density 

gradient formula of development units per hectare that encourages higher 

density developments through lower DCCs.    

• The Residential 5 category (small apartment < 600 sq. ft.) was rolled up into the 

Residential 4 category (apartment) because these units have similar 

infrastructure demand based on the average population per unit.  Legislation 

also exempts micro-suites < 300 sq. ft. from DCCs.  

• The proposed DCC Program assesses DCCs on a Municipal-wide basis for all 

service areas except Transportation where the sectors were consolidated from 

six in the current program to three for the proposed DCC Program.  The three 

sectors within Transportation were retained as there are unique transportation 

challenges to each sector that warrant the sector approach. 

• In addition to the new DCC Bylaw (12420), a new DCC Reserve Reduction Bylaw 

(12419) was developed to draw down existing reserves for the sectors that were 
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consolidated as part of this update.  The two bylaws will work together to fund 

the program but only the DCC Bylaw (12420) will be the ‘forward-facing’ bylaw 

that will be used to collect DCCs. 

• A legal review of the DCC Bylaw was completed and there were several 

housekeeping edits to improve readability, transparency, and consistency with 

the Local Government Act. 

Figure 1: Total combined DCC by land use and sector. 
 

These rates include all DCCs (i.e., water, wastewater, drainage, parks, and transportation).  
DCC rates are for comparative purpose and actual rates may differ based on services 
received.  For example, development in Southeast Kelowna would not pay Wastewater 
DCCs because there is no service in that area and the total DCC would be lower than that 
shown.  Similarly, water service for the area north of the Inner City is supplied primarily 
from other water purveyors so the Water DCC is not included but may be assessed by 
another water purveyor or the City depending on the location of the development.   
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DCCs have increased since the last update in 2019 and are dependent on where 
development is occurring in the City (Figure 1 and Appendix A).  City Centre represents 
about 85% of the new residential units and DCCs have increased less than 5% per year for 
the past 3-years leading up to this update and are well within recent inflation for 
construction and land.   Cumulative increase in residential DCCs, excluding carriage houses, 
for the three years since the last update is approximately 14%. 

Southwest Mission is nearing buildout with some of the infrastructure already in place.  This 
area is seeing the smallest increase of less than 3% per year since the last update in 2019 
but still has the highest overall DCCs due to high costs of extending services to this area at 
the southern boundary of the City. Cumulative increase in residential DCCs, excluding 
carriage houses, for the three years since the last update is approximately 4%. 

The DCC rates for North of the Inner City have increased in the range of 4% to 12% per year 
since the last update in 2019.  Cumulative increase in residential DCCs, excluding carriage 
houses, for the three years since the last update is approximately 24%. 

In addition to inflationary impacts, this increase reflects the large transportation 
infrastructure projects needed to support growth in this area including:  

• Acland 2 (Airport Way – John Hindle Dr) -    $15.2 million 
• Commonwealth Rd -        $10.5 million 
• Glenmore 5 (Union – John Hindle) -     $10.5 million 
• Glenmore Rd Safety Upgrades (John Hindle – Lake Country) -   $14.8 million 
• Hollywood Rd and ATC (various phases) -     $27.3 million 

 
The new Light Industrial DCC reflects the impacts of servicing this development type and is 
comparable to the Industrial DCC levied by other similar communities.  The Heavy Industrial 
rate remains one of the lowest in the province. 
 
In summary, the City has demonstrated its commitment to achieving a balanced approach for 
this DCC update.  While key cost drivers (land and construction costs) are entirely beyond 
the City's control, the City has contained the size of the DCC Program and implemented 
improvements that reflect the true cost of servicing growth while at the same time ensuring 
the DCC Program is understandable, transparent and aligns with best practice.   
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Table 4: Proposed DCC Rates. 

Note: * Some parts of Kelowna are not serviced by the City’s Water or Wastewater services.  These areas would not be subject to the DCC for these specific services. (ex. 
most of Transportation sector R-E is not serviced by Kelowna’s DCC Water program, so the combined total rate does not include the water charge.  These areas may 
be subject to charges from other water service providers, including the Glenmore Ellison Irrigation District, Rutland Waterworks and the Black Mountain Irrigation 
District.) 

Land Use 

Service Area Roads Water Sanitary Sewers Drainage Parks Total* 
Trunks Treatment Acquisition Development 

Sector R-I R-B R-E W-A S-A T-A D-A P-A P-D 
Inner City/ 
Common 

South-West 
Mission 

North of 
Inner City 

Unit of Measure 
Inner City/ 
Common 

South 
Mission 

North of 
Inner City 

City-wide City-wide City-wide City-wide City-wide City-wide Combined Combined Combined 

Residential 1 
Per unit or lot 
Single-detached or 
Units/Ha <= 15 

$11,903 $27,352 $19,619 $998 $1,908 $4,772 $702 $8,337 $6,462 $35,083 $50,531 $41,800 

Residential 2 
Per unit or lot 
15 < Units/Ha <= 35  

$10,760 $24,725 $17,735 $903 $1,725 $4,314 $492 $8,337 $6,462 $32,992 $46,957 $39,064 

Residential 3 
Per unit 
35 < Units/Ha <= 85 

$7,998 $18,378 $13,182 $671 $1,282 $3,207 $281 $8,337 $6,462 $28,237 $38,616 $32,750 

Residential 4 
Per unit 
> 85 Units/Ha 

$7,287 $16,745 $12,011 $611 $1,168 $2,922 $211 $8,337 $6,462 $26,997 $36,455 $31,110 

Carriage 
House 

Per unit 
$4,504 $10,349 $7,423 $378 $722 $1,806 $211 $8,337 $6,462 $22,419 $28,264 $24,960 

Commercial 
Per Square Metre 
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.81 $13.80 $10.70 $92.15 $143.31 $114.39 

Institutional A Per Square Metre  
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $67.44 $118.59 $89.68 

Institutional B 
Per Square Metre 
 

$0.00 $0.00 $0.00 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $28.03 $28.03 $24.72 

Heavy 
Industrial 

Per Hectare  
$29,402 $67,560 $48,460 $5,536 $10,580 $26,464 $5,267 $10,296 $7,980 $95,526 $133,684 $109,047 

Light 
Industrial 

Per Square Metre  
$19.71 $45.28 $32.48 $1.65 $3.16 $7.90 $2.11 $6.90 $5.35 $46.78 $72.36 $57.90 
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1 INTRODUCTION AND BACKGROUND 

1.1 OVERVIEW OF SERVICING PLAN AND FINANCING STRATEGY 

Located at the core of one of the fastest growing metropolitan areas in Canada, the City of 
Kelowna is home to a population of over 143,000 residents, making it the largest community 
in the Regional District of Central Okanagan.  Kelowna’s population is projected to grow by 
45,000 to nearly 190,000 by 2040.  To accommodate growth, the City has identified 
infrastructure investment valued at $1.3 billion to fund transportation, utilities (water, 
sanitary sewer, and drainage) and parks infrastructure and land acquisition.  

The 20-year Servicing Plan and Financing Strategy serves as the foundation for City’s 
Development Cost Charge (DCC) program.  The 20-Year Servicing Plan and DCC Bylaw are 
interrelated and for simplicity will be collectively termed herein as the ‘DCC Program.’ 

This update to the DCC Program is considered a ‘Major’ DCC amendment as defined by the 
BC Best Practice Guide and includes a comprehensive review of growth forecasts, 
infrastructure servicing demand, construction and land costs, and principles and 
fundamentals to ensure the DCC Program aligns with best practices in a fair and equitable 
manner. 

1.2 GUIDING LEGISLATION AND MUNICIPAL PLANS AND POLICIES 

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

Local Government Act, 
The Development Cost Charge Best Practice Guide (BPG), 
City of Kelowna Development Cost Charges Bylaw No. 10515, 2020 as amended, 
City of Kelowna 2040 Official Community Plan, adopted January 2022, 
City of Kelowna 2040 Transportation Master Plan, adopted January 2022, 
City of Kelowna 10-year Capital Plan 2021-2030, 
City of Kelowna Asset Management Plans,  
Kelowna and UDI DCC Review, 2018, 
City of Kelowna 2030 Official Community Plan, Bylaw No. 10500, as amended, 
City of Kelowna Zoning Bylaw No. 8000, 2022 as amended, 
Various capital planning programs and cost estimates. 
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1.3 STAFF AND STAKEHOLDER CONSULTATION 

The DCC Program update has been ongoing for more than two years in parallel with 
updates to the 2040 OCP and TMP.  Along the way, the cross departmental project team 
has had extensive communication with stakeholders including Urban Development Institute 
(UDI), Canadian Home Builders Association (CHBA), University of British Columbia (UBCO), 
Okanagan College, Council, Ministry of Municipal Affairs, members of the Senior Leadership 
Team and City Staff.  Major stakeholder touch points are listed in Appendix C. 

1.3.1 Consultation with City Staff 

The DCC Program update engaged City staff at key phases of the project.  Three key 
working groups were engaged throughout the course of the assignment.  

Steering Committee: This committee was composed of staff and senior management from 
Finance, Infrastructure, Policy and Planning and Development Services.  The Steering 
Committee provided direction to the project team. 

Technical Team: Composed of representatives from Finance, Infrastructure, Policy and 
Planning and Development Services.  The team was consulted regularly and responsible all 
aspects of the update.  

Senior Leadership Team sub-committee:  The Senior Leadership sub-committee, 
including the City Manager, was consulted three times throughout the study process to 
communicate recommendations and ensure continued support for the DCC Program 
fundamentals and rates. 

1.3.2 External Stakeholders Industry 

To date, UDI, CHBA and other stakeholders have been consulted throughout the DCC 
Program update (Appendix C).  Several meetings and correspondence have occurred 
leading up to this update.  

1.3.3 Council Engagement 

The following public meetings were held with Council to keep them informed on the 
process, infrastructure impacts and rates: 

• 2040 Infrastructure Impact Analysis August 12th, 2019 
• 20-Year Servicing Plan Update – March 16th, 2020 
• DCC Program Update September 13th, 2021 
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1.3.4 Ministry Consultation 

Several meetings with the Ministry of Municipal Affairs were held to discuss policy and 
process issues with regards to costing, the treatment of funding agreements and 
partnerships, and program implementation.  Feedback from these meetings was used to 
refine assumptions in the DCC Program to ensure they align with Ministry expectations and 
expedite the approval. 
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2 KEY ELEMENTS OF THE DCC REVIEW 
The last major amendment to the DCC Program was in 2011 in conjunction with the 2030 
OCP.  Minor DCC Program updates, to bring project cost estimates in line with updated 
market construction and land acquisition costs, occur regularly, most recently in April 2019.  
In February 2020, a new Parks Development DCC category was added to the program.   

The proposed DCC Program ensures that the benefiter of municipal services pay 
infrastructure costs in a fair and equitable manner.  The proposed DCC Program creates 
certainty by providing stable charges to the development industry and by allowing timely 
construction of infrastructure necessary to accommodate growth. 

Policy recommendations from this review were assessed against the BC DCC Best Practice 
Guide to ensure conformity with local practice and precedent.  Five outlines key elements, 
decisions and supporting rationale used in the update, while also indicating whether the 
proposed approach aligns with the Best Practice Guide. 

Table 5: DCC Key Elements and Best Practice 
Key element Proposed DCC 

Update 
Rationale Aligns with Best 

Practice Guide? 
Time Frame 20 years Aligns with 2040 OCP, TMP and capital 

planning time frames 

 

City-wide or 
area-specific 
charge? 

Citywide and 
area-specific 

Each capital program gives due 
consideration for the geography of 
service provision and benefit. 

Allocation of growth and capital projects 
have been reviewed to consolidate 
service area geographies in a manner 
that ensures equitable allocation of 
cost and benefit from infrastructure 
investment. 

 

Grant 
Assistance/ 
Cost Sharing 

Yes Select transportation and drainage 
projects will be partially funded via 
sharing agreements.  Grant 
assistance included in this program 
reflects approved grants and reflects 
qualification for inclusion per 
Ministry direction. 

 
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Key element Proposed DCC 
Update 

Rationale Aligns with Best 
Practice Guide? 

Developer 
Contribution 

Yes Select transportation, water and 
wastewater projects include 
assumptions for developer 
contributions, including for frontage 
improvement requirements. 

 

Interim 
Financing 

Yes Projects do not require interim financing, 
however, interest on long-term debt 
financing has been included for 
certain projects. 

 

Benefit 
Allocation 

25% to 100% Benefit to existing and benefit to growth 
is calculated on a project-by-project 
basis following service-specific 
assumptions. 

100% is used to reflect exclusive benefit 
to new development. 

25% is used to reflect estimated benefit 
to new residents based on proportion 
of new population growth to total 
population. 

 

Municipal 
Assist Factor 

1% to 15% The calculation of the municipal assist 
factors was updated to align with the 
DCC Best Practices Guide. 

Kelowna is contributing the minimum 
allowable assist factor of 1% for 
water, wastewater, and drainage 
programs. 

A municipal assist of 15% is maintained 
for transportation programs, and 8% 
for parkland acquisition and parks 
development programs to offset cost 
impacts to development and 
recognize the broader benefit of 
some of the projects that may not be 
fully captured by the BTE allocations. 

 

Secondary 
Suite Assist 

1% to 3% Municipal assist to support infrastructure 
burden caused by secondary suites 
is included. 

 
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Key element Proposed DCC 
Update 

Rationale Aligns with Best 
Practice Guide? 

Units of 
Charge 

Per unit/parcel, 
per sqm of 
gross floor area, 
and per site 
area 

Residential units are assessed on a per 
lot or unit basis, distinguished by 
density (in terms of units per ha) in 
line with anticipated occupancy.  

Commercial, Institutional and Light 
Industrial are assessed on a per 
square meter gross floor area basis, 
as impact on infrastructure 
correlates with floor space. 

Heavy Industrial uses are assessed on a 
site area basis, as these the impact 
of these uses correlates more with 
land area than built space. 

 
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3 GROWTH PROJECTIONS AND EQUIVALENCIES 

3.1 OVERVIEW OF THE 2040 OCP 

Kelowna’s 2040 Official Community Plan (2040 OCP) serves as the guiding document for 
planning for growth up to 2040.  The 2040 OCP addresses land uses, mapping, and policies 
to reflect the community’s vision and clearly signals where development will be prioritized 
and supported via planned delivery of infrastructure and amenities.  

3.2 RESIDENTIAL GROWTH 

Kelowna’s population is projected to grow by approximately 45,000 by 2040 raising the 
City’s population to 190,000.  

Table 6: Projected Residential Growth by Unit Type 2021-2040 
Type Density New 

Units 
Persons 
Per Unit 

New 
Population 

Residential 1 SFU 4,186 2.64 11,060 
Residential 2 15 – 35 UPH 2,392 2.39 5,710 

Residential 3 35 – 85 UPH 3,356 1.78 5,960 

Residential 4 > 85 UPH 13,602 1.62 22,010 

Carriage House Per Unit 299 1.00 300 
Secondary Suite Per Unit 1,495 1.00 1,500 

Total Residential OCP Growth to 2040 25,330  1.84 46,540 

 

Data from the 2016 Census and recent trends in building permit data indicates an overall 
shift in new residential development towards multi-family units and more compact housing 
forms.  As a result, the DCC Program includes the following housing types, in line with 
categorizations suggested by the Best Practices Guide: 

Residential 1 - (Single-family homes and multi-family development less than 15 dwelling 
units per hectare) – The City is projecting an additional 4,186 new Residential 1 units which 
may contain secondary suites.  Census data shows no difference in the number of people 
living in single-family homes relative to lot size.  Therefore, the burden on the City’s 
infrastructure, based on lot size, is the same for single-family homes and on average there 
are 2.64 people per unit.  However, some single-family units are expected to also include 
secondary suites (see below).   
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Secondary Suites and Carriage Houses - Secondary Suites and Carriage Houses.  It is 
estimated that 30% of single-family homes in Kelowna will be built with suites or carriage 
houses.  Council agreed in 2008 to charge a flat fee DCC of $2,500 for all secondary suites 
and carriage houses which would normally be charged a much higher rate (equivalent to a 
condominium); with the revenue difference borne by taxation and utility funding.  The current 
practice was flagged by the Ministry as an area that needed to be amended because it 
provided a specific land use subsidy which is not permitted, as any subsidy must be applied 
evenly for all land uses.   

This update has introduced a new category for Carriage Houses and assessed a higher DCC 
in the range of $23,000 - $28,000, to better reflect the actual infrastructure impact of these 
stand-alone units. 

Secondary suites are often exempt from paying DCCs because their construction value is less 
than the $50,000 minimum required to trigger DCCs as defined by the Local Government Act.  
For this update, it is proposed that suites are not assessed a DCC.  Simply stated, once the 
developer pays their residential DCC for the base build the secondary suite can be 
constructed with no further DCCs levied.  With the expected increase in suites and their 
associated demand on infrastructure, tax/utility funding used previously to subsidize suites 
has been carried forward and applied to the municipal assist to offset the infrastructure 
burden that suites may cause.  The Ministry agreed that increasing the municipal assist is an 
equitable and transparent approach to addressing the incremental infrastructure impacts 
caused by suites. 

Residential 2 – Multi-family developments with a density greater than 15 and less than or 
equal to 35 residential dwelling units per hectare (duplex, triplex, four-plex and row 
housing).  The City is forecasting an additional 2,392 Residential 2 units by 2040.  Census 
data indicates that these units have similar household size with on average 2.39 PPU. 

Residential 3 – Mulli-family developments with a density greater than 35 and less than or 
equal to 85 residential dwelling units per net hectare (generally row housing and up to four 
storey apartment buildings).  The City is forecasting an additional 3,356 Residential 3 units 
by 2040.  Census data indicate that these units have average household size of 1.78 PPU. 
 
Residential 4 – Multi-family developments with a density greater than 85 residential 
dwelling units per net hectare (generally apartments greater than four storeys).  The City is 
forecasting an additional 13,602 Residential 4 units by 2040.  Census data indicates that on 
average there are 1.62 people per unit living in apartments. 
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Previous versions of the DCC Program included a Residential 5 category for small 
apartment units 55.8 square metres (approximately 600 square feet) or less, which qualified 
for a reduced DCC rate on the assumption that these units typically are home to fewer 
residents on account of their small size.  A review of occupancy patterns determined that 
the difference in occupancy between Residential 4 (apartment units) and the Residential 5 
category was not enough to warrant a separate rate, particularly given that micro suite units 
of less than 29 square metres are already exempt, per legislation.  As such, the previous 
Residential 5 category has been rolled up into the Residential 4 category, resulting in an 
adjustment to overall per unit equivalencies to reflect the blended category. 

3.3 NON-RESIDENTIAL GROWTH 

Estimated future growth for non-residential land uses is noted in Table 7.  To estimate the 
future commercial, industrial, and institutional growth projections, the basis of the current 
DCC Bylaw was reviewed, along with the amount of available non-residential land available 
for development.  Growth in each non-residential category is stated in terms of the way the 
DCC is calculated – per square meter of gross floor area for Commercial, Institutional and 
Light Industrial uses, and per net hectare of site area for Heavy Industrial land uses (Table 
7). 

Table 7: Projected Non-Residential Growth by Type 2021-2040 
Land Use Calculation Method New Development 
Commercial Square metres of GFA 313,000 
Institutional Square metres of GFA 210,000 
Light Industrial Square metres of GFA 187,000 
Heavy Industrial Hectares of Site Area 40 

Note: Figures have been rounded 

Light and Heavy Industrial 
Historically, industrial development has been primarily land-extensive in nature, often 
resulting in buildings with modest gross floor area and coverage ratios when compared to 
the total area of the development site.   

However, given the changing nature of industrial-type work and shifting development 
trends, it is becoming increasingly common for ‘light industrial’ type employment, such as 
some commercial, production, distribution, and repair-focused activities, to occur in higher-
density built forms.  As these activities can locate on smaller sites with more gross floor 
area and higher coverage ratios, including multi-story development in some cases, the land 
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area of site may not reflect the amount of employment and customers, or subsequent 
demand for services, occurring thereon. 

The City has some of the lowest Industrial DCCs in the province that do not fully fund the 
servicing demands of the shifting ‘Light industrial’ development trend.  To better reflect the 
true cost for servicing the Industrial category has been split into two categories – Light 
Industrial and Heavy Industrial.  The distinction between the two industrial categories will 
be based on the Zoning Bylaw with Zones I1 and I2 categorized as Light Industrial and 
Zones I3 and I4 categorized as Heavy Industrial.  The Light Industrial DCC is approximately 
50% of the Commercial DCC rate and is more in line with the cost of servicing this 
development form 

The forecast for industrial demand to 2040 was prepared in terms of land area, with a total 
forecast of 95 hectares of industrial land.  Based on a review of city-wide industrial zoning, 
55 ha of the industrial land supply growth projection is assumed to be Light Industrial in 
nature.  Assuming an average development density of 0.34 FSI for Light Industrial projects, 
in line with higher end assumption of the OCP and recent market studies1, results in a 
forecast of just under 187,000 square metres of Light Industrial growth by 2040. 

3.4 EQUIVALENT UNITS 

Equivalency factors are established to reflect the relative demand on infrastructure from 
each of the land use categories.  The land use category, Residential 1, serves as the 
baseline for the assessment of impacts on infrastructure of all other residential and non-
residential categories. 

 One (1) Equivalent Unit = 1 Single Family (Residential 1) Unit 

Transportation, Water and Wastewater Trunks and Treatment: The relative demand on 
the transportation, sewer and water systems is determined using estimated number of 
persons per unit for residential growth, and equivalent population per square metre and per 
hectare of site area for non-residential growth.  These equivalencies mirror the approach 
employed in the previous DCC Program. 

Drainage: The demand on the storm drainage system of developing a parcel of land is 
expressed as the amount of stormwater run-off that must be accommodated by the system. 
The accepted parameter for expressing imperviousness in stormwater run-off calculations 

 
1 Rollo + Associates, Commercial Demand Study for City of Kelowna, November 2018 
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is the “run-off coefficient”.  The run-off coefficient reflects the ratio between the 
impervious area on a parcel and the total area of the parcel.  Run-off coefficients are then 
used to determine equivalency factors necessary to develop Equivalent Drainage Units 
(EDUs), the basis for calculating drainage DCCs. 

Parkland Acquisition and Park Development: Parks Acquisition and Development DCC 
assumes an equal weighting between all residential unit types, primarily to reflect the 
relative increase in demand for parks space that comes from higher density development.  
Non-residential rates are based on the same equivalencies used for transportation, water, 
and wastewater, but have been adjusted down by 50% to account for the reduced demand 
for parkland generated by businesses compared to residential uses. 

Light Industrial Equivalencies:  The built form of the emerging "Light Industrial" buildings 
is much more dense than traditional Heavy Industrial uses and has a much higher level of 
employment and customers per hectare.  For the DCC services, employment is deemed the 
key driver of the demand for services.  Non-residential land uses with higher employment 
density generate greater demand for services and should, therefore, be subject to higher 
DCC rates.  The Light Industrial DCC is approximately 50% of the Commercial DCC rate and 
is more in line with the cost of servicing this development form.  

Table 8: Equivalency Factors by Land Use and Unit Type 
Equivalency Factors Transportation Water & Wastewater 

Trunks and Treatment 
Drainage Parks 

Residential 1 
(per dwelling unit) 

100% 100% 100% 100% 

Residential 2 
(per dwelling unit) 

90% 90% 70% 100% 

Residential 3 
(per dwelling unit) 

67% 67% 40% 100% 

Residential 4 
(per dwelling unit) 

61% 61% 30% 100% 

Carriage House 
(per dwelling unit) 

38% 38% 30% 100% 

Commercial 
(per square metre) 

0.33% 0.33% 0.40% 0.17% 

Institutional 
(per square metre) 

0.33% 0.33% 0.37% 0.17% 

Light Industrial 
(per square metre) 

0.17% 0.17% 0.30% 0.08% 

Heavy Industrial 
(per hectare) 

247% 555% 750% 124% 
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4 MAJOR SERVICING REQUIREMENTS 

4.1 SUMMARY OF CAPITAL PROGRAM 

The key elements for determining the DCC rates include recoverable infrastructure costs, 
growth forecasts and equivalencies described earlier in this report.  

As specified by the Local Government Act, the DCC recoverable costs for the projects 
include construction costs, engineering, design, administration, contingency, and financing 
costs on long-term debt where appropriate.  The DCC recoverable cost is calculated on a 
project-by-project basis after accounting for benefit to existing (described below), capital 
grants, subsidies, developer contributions, or other deductions consistent with legislation.  

For some projects, a portion of the project may provide benefit to the existing residents and 
businesses in Kelowna.  This benefit to existing (BTE) and associated net costs are funded 
from City sources, such as property taxes and utility rates.  The amount of City funding, 
along with the municipal assist factor, is identified as Total Municipal Costs.  An overview 
of the DCC costs by infrastructure type is provided in Table 9.   

Table 9: DCC Costs by Service ($millions) 
Service Total Capital 

Costs 
Cost Sharing1 Opening 

Reserve 
DCC Recoverable 
Program Costs2 

Total Municipal 
Costs3 

Transportation  $527.8   $49.3  $74.9  $236.4   $167.2  

Water  $61.9   $3.7  $19.3  $12.7   $26.2  

Sewer Trunks  $62.7   $4.1  $5.2  $33.3   $20.1  
Sewer Treatment  $121.8   -    ($7.4)  $92.4   $36.8  

Drainage  $58.0   $20.8  -  $9.2   $28.0  

Parkland Acquisition  $244.5   -    $35.4  $182.4   $26.7  
Park Development  $217.1   -    $1.0  $141.4   $74.7  

Total  $1,293.8   $77.9  $128.4  $707.8  $379.7  

Note:  (1) Cost sharing includes approved government grants and anticipated developer contributions. 
 (2) Net of DCC reserve balances collected under previous DCC Program 

(3) Includes municipal assist factor and benefit to existing development. 
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4.2 GEOGRAPHIC SECTOR COST ALLOCATION 

The BC Best Practice Guide allows DCCs to be calculated on a municipal-wide or area 
specific (sector) basis, however, the recommended practice is that DCCs are established on 
a municipal-wide basis, unless there is a significant disparity between development and 
benefiting users.  A municipal-wide charge has been applied to all service areas except 
Transportation where the sectors were consolidated from six in the previous program to 
three for the proposed DCC Program.  The three sectors within Transportation were 
retained as there is unique transportation challenges to each sector that warrant the sector 
approach.  These sectors include: 

Sector I – City Centre (including City Centre, Southeast Kelowna, Rutland, Black Mountain) 

Sector B – South Mission 

Sector E – North of Inner City (including University, McKinley, Airport and north Industrial) 

4.3 COST ALLOCATION: BENEFIT TO EXISTING & GROWTH 

For each capital project, costs are allocated between benefit to existing residents (BTE) 
and new growth.  To determine the proper allocation for each project, individual projects 
were reviewed using the following criteria: 

• Projects that are required solely to accommodate new growth.  These projects would 
not be contemplated if no new growth were forecasted and one hundred percent (100%) 
of the benefit and cost (net tax assist) of each project in this category has been 
assigned to new growth.   

• Projects that are required for growth but also provide benefit to existing residents either 
through improvement to service levels or renewal of existing infrastructure.  For these 
projects the BTE was determined by quantifying the level of service improvement and 
asset renewal costs and summing these two as a percentage of the overall project: 

BTE = Level of Service Improvement + Asset Renewal Compensation 

Level of service improvement BTE was based on engineer analysis, or the percent of 
growth expected by 2040 (25%), where appropriate.  The asset renewal BTE was 
assessed based on the depreciated value of assets being replaced as part of the 
project.  

The following table indicates, in general terms, the percentage of costs that are 
attributable to existing residents according to the type of services.   



 Major Servicing Requirements | 23 
 

Table 10: Benefit to Growth Shares by Service 
Service Benefit to existing (%) 
Transportation 0% to 94% 
Water 0% to 58% 
Sewer Trunks 0% to 73% 
Sewer Treatment 30% 
Drainage 75% 
Parkland Acquisition 0% 
Park Development* 0% to 52% 

Note: *Park development is assumed 100% to growth but is netted 
down to account for project components that are ineligible for DCC 
funding, in line with statutory limitations of the LGA. 

4.4 MUNICIPAL ASSIST 

Legislation requires municipalities to contribute an ‘municipal assist factor’ (MAF) to pay 
for municipal parks and infrastructure.  The assist factor is a percentage of the 
development related costs that is paid by the municipality and is in addition BTE (described 
above).  No guidance is provided by the Ministry as to the magnitude of the assist factor; 
some local governments set it as low as one percent, while others have set it as high as 
50%.  The assist factor reflects Council’s desire to encourage development and is largely a 
political decision.  A comparison of assist factors is set out in the table below.  These MAF’s 
include an assist to support secondary suites discussed in the next section. 

Table 11: Municipal Assist Factor 
Community Municipal Assist Factor (%) 

Transportation Water Sewer Drainage Parks 
Kelowna 16% 2% 2% 2% 11% 
Surrey 5% 10% 10% 10% 5% 

Langley 1% 1% 1% 1% 1% 
Abbotsford 10% 1% 1% 10% 5% 
Chilliwack 10% 10% 10% 10% 10% 
Coquitlam 1% 1% 1% 1% 1% 
Richmond 1% 1% 1% 1% 1% 
Kamloops 10% 1% 1% 1% 1% 

Vernon 1% N/A 1% 1% N/A 
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4.5 SECONDARY SUITE MUNICIPAL ASSIST 

The Council approved subsidy for secondary suites was carried forward in this update but it 
is now shown as part of the municipal assist as opposed to buried in the DCC calculations.  
The Ministry agreed that increasing the municipal assist is an equitable and transparent 
approach to addressing the incremental infrastructure impacts caused by suites, 

The secondary suite municipal assist is included with the municipal assist described in 
Section 4.4 and increases the MAF used in the previous DCC Program by the amounts 
shown in Table 12. 

 
Table 12: Secondary Suite Municipal Assist Factor 

 Municipal Assist Factors (%) 
 Transportation Water Sewer Drainage Parks 
Base 15% 1% 1% 1% 8% 
S. Suites 1% 1% 1% 1% 3% 
Total 16% 2% 2% 2% 11% 

 

The unit count for secondary suites has been removed from the DCC calculations because 
the secondary suite assist included in the DCC rate calculations, as reductions from the 
DCC recoverable capital costs, more than accounts for any infrastructure needs associated 
with secondary units.  It would be inequitable, to include the secondary suite unit count in 
the DCC rate calculation as any associate costs have been removed; including the units 
would artificially reduce the DCC rates and the City would not fully fund the development-
related costs associated with meeting the increased needs arising from all other 
development.    

4.6 INTEREST ON LONG-TERM DEBT 

Per the Best Practices Guide interest is permitted to be included in a DCC where fixed-
capacity infrastructure, such as a Wastewater Treatment Plant (‘the Plant’), needs to be 
constructed before growth can occur, and before adequate DCCs can be collected.  The City 
has identified the Wastewater Treatment Digestor project as eligible for interest recovery of 
growth’s share as the project expands the Plant’s capacity to facilitate future growth.  The 
interest on long-debt financing must utilize a rate not more than the prevailing Municipal 
Finance Authority debenture rate and end by the year 2040.  The amount is identified in 
Appendix A of the Wastewater Treatment Servicing Plan & Financing Strategy.  
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4.7 DCC CAPITAL PROJECTS BY SERVICE 

The DCC Program was developed by reviewing infrastructure plans and identifying those 
projects required to meet the demand to accommodate growth as identified in the 2040 
OCP.  All project costs were updated to reflect current construction and land acquisition 
costs.  Project details for each service category of infrastructure are included below. 

4.7.1 Transportation 

The Transportation DCC Program includes new roads and bridges, capacity improvements, 
active transportation corridors, sidewalks, street improvements, intersection improvements 
and signalization.  The program and calculations are shown in Appendix A. 

4.7.2 Total Program Costs 

The total cost of the Transportation DCC Program is approximately $527.8 million.  These 
costs include the construction of new transportation infrastructure, engineering, 
contingency, project administration, interest, and land costs, where applicable. 

Table 13: Transportation DCC Program Costs ($millions) 
Total Capital 

Costs 
Cost Sharing Opening 

Reserve 
DCC Recoverable 

Program Costs 
Municipal Costs 

$527.8 $49.3 $74.8 $236.5 $167.2 
 
 

Sector: City Centre (R-I) South Mission (R-B) North of City centre (R-E) 
 $207.2 $17.3 $12 

 

4.7.3 Allocation of Benefit and Tax Assist 

The Transportation program identifies the proportion of the costs attributable to new 
growth for each project.  The City share of funding is comprised of renewal costs and level 
of service improvements as described previously (see Section 4.3).  Level of service 
assumptions are based on the nature of the improvement and are summarized below.   
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Table 14: Transportation Level of Service BTE Assumptions 

Project Type Assumed BTE 
Major Intersection Capacity Improvements 33% 
Traffic Signals & Roundabouts 33% 
Road Safety Improvements 33% 
Urban Centre New Population Share 46% 
Stand Alone Biking Projects 50% 

 

The BTE for infrastructure renewal is determined on a project-by-project basis and is 
added to the level of service BTE.  See Appendix A for total BTE for individual projects. 

4.7.4 Consideration of Local Contributions by Development 

Per s.506, Division 11, Part 14 of the Local Government Act, provision of local services is a 
direct developer responsibility, the functions or services of which are not to be included in 
the determination of DCC rates.  To this effect, when a DCC eligible roads project includes 
an anticipated local share (i.e., developer construct frontage improvement), the gross cost 
of the project is netted down to reflect the local share to be provided by developers. 

A provision for the local share is included in the Transportation capital program as an 
assumed percentage of the total program cost, set at 10% for projects where a developer 
contribution is anticipated (Appendix A).  This assumption that development preceding road 
construction will build some of the road project as part of their frontage improvements 
reduces the project value and lowers the recoverable DCC.  Without this assumption 
Transportation DCCs would be higher. 

4.7.5 Municipal Assist Factor 

A municipal assist of 16% is applied for the Transportation DCC Program which is 
comprised of an 15% municipal assist plus 1% tax assist for secondary suites.  
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4.7.6 Traffic Generation and Calculation of Road Impact 

The demand for transportation infrastructure is based on persons per unit associated with 
each land use as described in Section 3.4.   

Table 15: Equivalent Units for Transportation 
Land Use Base Unit Equivalent Unit 

Per Base Unit 
Residential 1 Dwelling Unit  1.00 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672 
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 2.47 

 

4.7.7 Geography of Charges 

The Transportation DCC Program uses a sector approach to determine the allocation of 
project costs.  A common sector rate (R-I City Centre) applies across the entire City.  
Additional area specific rates apply to the north and south sectors of the City,  

As part of this update, the number of Transportation sectors was reduced from 6 to 3.  
Sectors R-A South East Kelowna, R-C North East Rutland and R-D Bell Mountain/Gallagher 
Ridge were combined with Sector R-I City Centre.  Sectors R-B South Mission and R-E 
North of Inner City were retained as there is unique transportation challenges to each 
sector that warrant the sector approach.  A map of the Transportation program sectors is 
provided in Figure 1 on the following page. 
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Figure 2: DCC Transportation Service Sector Plan.  
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4.7.8 Water 

The City is one of five major water purveyors operating within Kelowna’s municipal 
boundaries.  The City provides water service to approximately 80,000 of its 140,000 
residents with the remainder of the City serviced primarily by four independent irrigation 
districts.   

The Water DCC Program includes new and upgraded mains, pump stations, disinfection 
facilities and reservoirs.  The DCC Program and calculations are shown in Appendix A. 

Total Program Costs 

The total cost of the water program is approximately $61.9 million.  These costs include the 
construction of new water infrastructure, plus engineering, contingency, project 
administration and land costs, where applicable.  

Table 16: Water DCC Program Costs ($millions) 
Total Capital 

Costs 
Cost Sharing Opening 

Reserve  
DCC 

Recoverable 
Program Costs 

Municipal 
Costs 

$61.9 $3.7 $19.3 $12.7 $26.2 

Allocation of Benefit 

Allocation is assumed 100% for growth related projects that are not replacing an existing 
asset or improving service levels.  For projects that replace or upgrade existing 
infrastructure, the cost for renewal and service level improvement are accounted within the 
Benefit to Existing category and funded from City sources. 

Municipal Assist Factor 

A municipal assist of 2% is applied for the Water DCC Program which is comprised of a 1% 
municipal assist plus a 1% an assist for secondary suites.  

Water Demand and Calculation for Equivalent Population 

The Water DCC is based on the need for additional infrastructure to meet the demands of 
growth.  Persons per unit are used to project demand for water service as described in 
Section 3.4 and summarized below.   
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Table 17: Equivalent Units for Water 
Land Use Base Unit Equivalent 

Unit Per Base 
Unit 

Residential 1 Dwelling Unit  1.000 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672  
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 5.545 

 

Geography of Charges 

The Water DCC Program applies only to the area within the City’s water utility boundary. 
Areas outside this boundary are not subject to the City’s DCCs but may be subject to 
separate charges administer by the other water purveyors. 

Previous versions of the DCC Program divided the service area into three distinct sectors.  
For this DCC Program the three sectors have been combined into one consolidated city-
wide sector.  The geography of this service sector is shown in Figure 3 on the following 
page. 
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Figure 3: Water DCC Service Sector Plan.  
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4.7.9 Wastewater Trunks 

The City’s wastewater utility provides wastewater service for approximately 100,000 of its 
140,000 residents.  The Wastewater Trunks DCC Program includes new trunk sewer mains, 
sanitary pump stations and sewer upgrades. 

Total Program Costs 

The total cost of the Wastewater Trunk DCC Program is approximately $62.7 million.  These 
costs include the construction of new wastewater infrastructure, plus engineering, 
contingency, and project administration.  

Table 18: Wastewater Trunk DCC Program Costs ($millions) 
Total Capital 

Costs 
Cost Sharing Opening 

Reserve 
DCC 

Recoverable 
Program Costs 

Municipal 
Costs 

$62.7  $4.1  5.3  $33.2  $20.1 

Allocation of Benefit 

Allocation is assumed 100% for growth related projects that are not replacing an existing 
asset or improving service levels.  For projects that replace or upgrade existing 
infrastructure, the cost for renewal and service level improvement are accounted within the 
Benefit to Existing category and funded from City sources (Appendix A). 

Municipal Assist Factor 

A municipal assist of 2% is applied for the Wastewater Trunks DCC Program which is 
comprised of a 1% municipal assist plus a 1% assist for secondary suites.  
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Wastewater Trunk Demand and Calculation for Equivalent Population 

The demand for wastewater infrastructure is based on the persons per unit associated with 
each land use as described in Section 3.4 and summarized below. 

Table 19: Equivalent Units for Wastewater Trunks 
Land Use Base Unit Equivalent 

Unit Per 
Base Unit 

Residential 1 Dwelling Unit  1.000 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672  
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 5.545 

 

Geography of Charges 

Previous versions of the DCC Program divided the service area into two distinct sectors.  
For this DCC Program these two sectors have been combined into one consolidated sector 
(Figure 4).  
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Figure 4: Wastewater Trunk DCC Service Sector Plan.  
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4.7.10 Wastewater Treatment 

The Wastewater Treatment DCC Program includes the wastewater treatment digester and 
associated debt financing costs. 

Total Program Costs 

The total cost of the Wastewater Treatment DCC Program is approximately $121.8 million. 
These costs include the construction of new wastewater digester, plus engineering, 
contingency, project administration, and carry over reserve fund balances, where applicable, 
plus eligible debt financing costs.  

Table 20: Wastewater Treatment DCC Program Costs ($millions) 
Total Capital Costs Opening Reserve DCC Recoverable 

Program Costs 
Municipal Costs 

$121.8 $(7.4) $92.4 $36.8 

 

Allocation of Benefit to Existing 

As the wastewater treatment digester serves both growth and existing resident within the 
Wastewater service area, the benefit to growth is calculated relative to the change in 
service capacity and change in population within the service area.  This equates to a 31% 
benefit to existing, and 69% benefit allocated to growth. 

Municipal Assist Factor 

A municipal assist of 2% is applied for the Wastewater Treatment DCC Program which is 
comprised of a 1% municipal assist plus a 1% assist for secondary suites.  

Wastewater Treatment Demand and Calculation for Equivalent Population 

Equivalent units for Wastewater Treatment are calculated on an occupancy per unit basis, 
in the same manner as the Wastewater Trunks program. 
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Table 21: Equivalent Units for Wastewater Treatment 
Land Use Base Unit Equivalent Unit 

Per Base Unit 
Residential 1 Dwelling Unit  1.000 
Residential 2 Dwelling Unit  0.904  
Residential 3 Dwelling Unit  0.672  
Residential 4 Dwelling Unit  0.612  
Carriage House Dwelling Unit 0.378 
Commercial Gross Floor Area (m2) 0.0033 
Institutional Gross Floor Area (m2) 0.0033 
Light Industrial Gross Floor Area (m2) 0.0017 
Heavy Industrial Site Area (ha) 5.545 

 

Geography of Charges 

The Wastewater Treatment DCC Program applies to the same geography as the 
Wastewater Trunks program (Figure 5).   
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Figure 5: Wastewater Treatment Service Sector Plan. 
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4.7.11 Stormwater Drainage 

The previous DCC Program did not include a separate Drainage DCC but did fund minor 
drainage infrastructure associated with road works.  This includes catch basins, manholes 
and drainage mains needed for drainage on DCC roads.   

The recent floods of 2017 and 2018 have demonstrated a need to better manage the City’s 
major drainage systems which includes the City’s creeks and streams.  A new Drainage 
DCC is introduced to fund major system drainage work.  The primary focus of drainage 
works in the next few years is Mill Creek that runs through the City’s core area and is an 
area of future development densification.  Future drainage works will focus on other major 
creeks and streams throughout the City. 

Total Program Costs 

The total cost of the Drainage DCC Program is $57.9 million.  These costs include the 
construction of new drainage infrastructure, plus engineering, contingency, project 
administration, where applicable.   

Table 22: Drainage DCC Program Costs ($millions) 
Total Capital 

Costs 
Grant Funding Opening 

Reserve 
DCC 

Recoverable 
Program Costs 

Municipal 
Costs 

$57.9 $20.8 $0 $9.1 $28.0 

Allocation of Benefit 

Allocation of benefit to growth is estimated at 25% based on the projected population 
growth as a share of total population by the 2040. 

Municipal Assist Factor 

A municipal assist factor of 2% is applied for the Drainage DCC Program which is comprised 
of a 1% municipal assist plus a 1% assist for secondary suites. 
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Drainage Demand and Calculation for Equivalent Population 

The impact on the storm drainage system by development is expressed as the amount of 
stormwater run-off that must be accommodated by the system as described in Section 3.4. 
Run-off coefficients are used to determine equivalency factors necessary to develop 
Equivalent Drainage Units (EDUs), the basis for calculating drainage DCCs.   

Table 23: Equivalent Units for Drainage 
Land Use Base Unit Equivalent Drainage 

Unit Per Base Unit 
Residential 1 Dwelling Unit 1.000 
Residential 2 Dwelling Unit 0.700 
Residential 3 Dwelling Unit 0.400 
Residential 4 Dwelling Unit 0.300 
Carriage House Dwelling Unit 0.300 
Commercial Gross Floor Area (m2) 0.004 
Institutional Gross Floor Area (m2) 0.0037 
Light Industrial Gross Floor Area (m2) 0.0030 
Heavy Industrial Site Area (ha) 7.500 

Geography of Charges 

The City’s creeks and streams act as major drainage corridors and provide flood protection 
for the entire City.  For this reason, the Drainage DCC is assessed at a city-wide level.  
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4.7.12 Parkland Acquisition 

The Parkland Acquisition DCC Program includes acquiring parkland for neighbourhood, 
community, recreational, city-wide, and linear parks throughout the city.  The program is 
consistent with the City’s OCP, and Linear Parks Master Plan.  The program and 
calculations are shown in Appendix A. 

Total Program Costs 

Total cost of the Parkland Acquisition DCC Program is $244.5 million. 

Table 24: Parkland Acquisition DCC Program Costs ($millions) 
Total Capital Costs Opening Reserve DCC Recoverable 

Program Costs 
Municipal Costs 

$244.5 $35.4 
 

$182.4 $26.7 

Allocation of Benefit 

The City’s Parkland Acquisition program is intended to maintain a parkland provision 
standard of 2.2 ha of parkland per 1,000 residents as the city grows.  As such, 100% of 
Parkland Acquisition costs are assumed to be associated with growth. 

Municipal Assist Factor 

A municipal assist of 11% is applied for the Parkland Acquisition DCC Program which is 
comprised of an 8% tax assist plus a 3% tax assist for secondary suites.  

Parkland Acquisition Calculation for Equivalent Population 

The City reviewed its parkland demand and land uses as part of the 2020 update to the 
DCC Program which introduced a Park Development DCC Program.  This approach 
assumes an equal weighting between all residential unit types, primarily to reflect the 
relative increase in demand for parks space that comes from higher density development 
and the high cost of land in the core area.  

Per Council direction as part of Parks Development DCC, this DCC Program update includes 
a commercial and industrial Parks acquisition DCC.  The Parks equivalency for non-
residential use are 50% of those used for water, wastewater, drainage, and transportation to 
reflect the reduced demand generated by non-residential uses on parks. 
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Table 25: Equivalent Units for Parkland Acquisition 
Land Use Base Unit Equivalent Unit Per 

Base Unit 
Residential 1 Dwelling Unit 1.00 
Residential 2 Dwelling Unit 1.00 
Residential 3 Dwelling Unit 1.00 
Residential 4 Dwelling Unit 1.00 
Carriage House Dwelling Unit 1.00 
Commercial Gross Floor Area (m2) 0.0017 
Institutional Gross Floor Area (m2) Exempt 
Light Industrial Gross Floor Area (m2) 0.0008 
Heavy Industrial Site Area (ha) 1.2350 

Geography of Charges 

The Parks Acquisition and Development programs are applied municipal-wide consistent 
with past practice. 

4.7.13 Park Development 

The Park Development DCC Program includes park improvements neighbourhood, 
community, city and linear parks throughout the city.  The program is consistent with the 
City’s 2040 OCP, and Linear Parks Master Plan.  The program and calculations are shown in 
Appendix A. 

Total Program Costs 

Total cost of the Park Development DCC Program is $217.1 million. 

Table 26: Park Development DCC Program Costs ($millions) 
Total Capital Costs Opening Reserve DCC Recoverable 

Program Costs 
Municipal Costs 

$217.1 $1.0 $141.4 $74.7 

Allocation of Benefit 

Like Parkland Acquisition, projects in the Park Development program are assumed to be 
100% growth related.  However, certain park improvements, such as washrooms, are not 
considered DCC recoverable per legislation in the Local Government Act.  These ineligible 
capital improvements must be municipal funded. 



 Major Servicing Requirements | 42 
 

Municipal Assist Factor 

A municipal assist of 11% is applied for the Park Development DCC Program which is 
comprised of an 8% municipal assist plus a 3% tax assist for secondary suites.  

Park Development Calculation for Equivalent Population 

Park Development equivalencies follow the same approach as described for the Parkland 
Acquisition program. 

Table 27: Equivalent Units for Park Development 
Land Use Base Unit Equivalent Unit Per 

Base Unit 
Residential 1 Dwelling Unit 1.00 
Residential 2 Dwelling Unit 1.00 
Residential 3 Dwelling Unit 1.00 
Residential 4 Dwelling Unit 1.00 
Carriage House Dwelling Unit 1.00 
Commercial Gross Floor Area (m2) 0.0017 
Institutional Gross Floor Area (m2) Exempt 
Light Industrial Gross Floor Area (m2) 0.0008 
Heavy Industrial Site Area (ha) 1.2350 

Geography of Charges 

The Parks Acquisition and Development programs are applied municipal-wide consistent 
with past practice. 
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5 DCC RATE SUMMARY 

5.1 SUMMARY OF PROPOSED DCC RATES 

A summary of the combined charges for each land use category based on the three 
Transportation sectors (Table 28).  The three sectors include: 

City Centre – Sector I (including City Centre, Southeast Kelowna, Rutland, Black Mountain) 

South Mission - Sector B  

North of City Centre – Sector E (including University, McKinley, Airport and north 

Industrial) 

Table 28: Combined DCC Rate by Location 
Land use Unit City 

Centre 
South 

Mission 
North of 

City centre* 

Residential 1 
(Single-detached or < 15 UPH) 

Per Unit or Lot $35,083 $50,531 $41,800 

Residential 2 
(15< Unit/HA <= 35) 

Per Unit or Lot $32,992 $46,957 $39,064 

Residential 3 
(35< Unit/HA <= 85 UPH) 

Per Unit $28,237 $38,616 $32,750 

Residential 4 
(>85 UPH) 

Per Unit $26,997 $36,455 $31,110 

Carriage House Per Unit $22,419 $28,264 $24,960 
Commercial GFA (m2) $92.15 $143.31 $114.39 
Institutional GFA (m2) $67.44 $118.59 $89.68 
Light Industrial GFA (m2) $46.78 $72.36 $57.90 
Heavy Industrial Site Area (ha) $95,526 $133,684 $109,047 

(*)  Areas outside of the Kelowna’s water service area are not subject to the City’s water DCC.  Development 
in this area may be subject to charges from other water service providers, including the Glenmore Ellison 
Irrigation District, Rutland Waterworks and the Black Mountain Irrigation District. 
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Table 29: Detailed Proposed DCC Rates 

Note: * Some parts of Kelowna are not serviced by the City’s Water or Wastewater services.  These areas would not be subject to the DCC for these 
specific services. (e.g., most of Transportation sector R-E is not serviced by Kelowna’s DCC Water program, so the combined total rate does not include the 
water charge.  These areas may be subject to charges from other water service providers, including the Glenmore Ellison Irrigation District, Rutland 
Waterworks, and the Black Mountain Irrigation District.) 

Land Use 

Service Area Roads Water Sanitary Sewers Drainage Parks Total* 
Trunks Treatment Acquisition Development 

Sector R-I R-B R-E W-A S-A T-A D-A P-A P-D 
Inner City/ 
Common 

South-West 
Mission 

North of 
Inner City 

Unit of Measure Inner City/ 
Common 

South 
Mission 

North of 
Inner City 

City-wide City-wide City-wide City-wide City-wide City-wide Combined Combined Combined 

Residential 1 
Per unit or lot 
Single-detached or 
Units/Ha <= 15 

$11,903 $27,352 $19,619 $998 $1,908 $4,772 $702 $8,337 $6,462 $35,083 $50,531 $41,800 

Residential 2 Per unit or lot 
15 < Units/Ha <= 35  

$10,760 $24,725 $17,735 $903 $1,725 $4,314 $492 $8,337 $6,462 $32,992 $46,957 $39,064 

Residential 3 
Per unit 
35 < Units/Ha <= 85 

$7,998 $18,378 $13,182 $671 $1,282 $3,207 $281 $8,337 $6,462 $28,237 $38,616 $32,750 

Residential 4 
Per unit 
> 85 Units/Ha 

$7,287 $16,745 $12,011 $611 $1,168 $2,922 $211 $8,337 $6,462 $26,997 $36,455 $31,110 

Carriage 
House 

Per unit 
$4,504 $10,349 $7,423 $378 $722 $1,806 $211 $8,337 $6,462 $22,419 $28,264 $24,960 

Commercial 
Per Square Metre 
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.81 $13.80 $10.70 $92.15 $143.31 $114.39 

Institutional A 
Per Square Metre  
 

$39.42 $90.57 $64.96 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $67.44 $118.59 $89.68 

Institutional B Per Square Metre 
 

$0.00 $0.00 $0.00 $3.31 $6.32 $15.80 $2.60 Exempt Exempt $28.03 $28.03 $24.72 

Heavy 
Industrial 

Per Hectare  
$29,402 $67,560 $48,460 $5,536 $10,580 $26,464 $5,267 $10,296 $7,980 $95,526 $133,684 $109,047 

Light 
Industrial 

Per Square Metre  
$19.71 $45.28 $32.48 $1.65 $3.16 $7.90 $2.11 $6.90 $5.35 $46.78 $72.36 $57.90 
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6 IMPLEMENTATION 

6.1 TIMING OF COLLECTION 

Municipalities collect DCCs at subdivision approval or building permit issuance.  The City 
collects DCCs for detached and attached single family residential developments at time of 
subdivision approval.  All other development will be levied DCCs at time of building permit.   

In the case of a phased development, DCCs are payable for the approved phased based on 
the type and density of development at the time of the subdivision or building permit 
application. Future phases of development will be assessed later in accordance with the 
DCC Bylaw at the time of subdivision or building permit approval of each future phase. 

6.2 IN-STREAM APPLICATIONS 

The new DCC rates will be in force immediately after the adoption by Council of the DCC 
Bylaw.  The Local Government Act provides in-stream protection of up to 1-year from 
changes to DCC rates for subdivision and building permit applications provided the 
application is complete and all application fees have been paid prior to DCC Bylaw adoption 
date. 

In-stream protection applies to both building permit and subdivision applications received 
prior to the adoption of the new DCC Bylaw.   

For building permit (BP), development permit and rezoning applications:  
The application is determined to be complete including receipt of applicable fees 
and; 
The related building permit is issued and DCC paid prior to 1-year from the Bylaw 
adoption date. 

For subdivision applications:  
Application for Preliminary Layout Review (PLR) is considered complete including 
receipt of applicable fees and; 
Conditional approval does not lapse during the 1-year exemption period and final 
subdivision approval and DCC are paid prior to 1-year the anniversary date. 
 

New DCC rates apply in all circumstances for BP and Subdivision applications 1-year after 
the Bylaw adoption date.  All BP or subdivision application extensions beyond the 1-year 
anniversary are subject to the new DCC rates. 
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6.3 DCCS ON REDEVELOPMENT AND EXPANSION PROJECTS 

When an existing building or development undergoes an expansion or redevelopment the 
developer is responsible for the applicable DCCs but may receive a DCC credit for the 
existing development or building on the original site.   

For example, if a single-family lot is subdivided into two to construct two small lot single 
family residential units, then DCCs are credited for the existing single-family lot. 

6.4 DCC REBATES AND CREDITS 

When development precedes the construction of infrastructure improvements identified in 
the DCC Program, the developer will be responsible to ‘front-end’ the capital costs for the 
required trunk works, services and frontage improvements.   

Developers may be eligible for DCC credits to offset the capital expenditures provided the 
work is identified in the DCC Program, is not directly attributable to the development and is 
not otherwise required through the Subdivision and Servicing Bylaw 7900.  DCC credits are 
only available for the oversizing component of the infrastructure.  In other words, the 
component of the capital costs between local and trunk requirements is eligible for DCC 
credits.  It is expected that developers are responsible for the capital costs associated with 
the local standard as described below.   

6.4.1 DCC Credit for Developments Fronting DCC Roads 

This policy explains the standard service component and oversizing component, clarifies the 
developer’s responsibility and identifies DCC Credit eligibility. The overarching intent of this 
policy is to improve consistency and clarity for developments adjacent to DCC projects. All 
bolded items have definitions provided at the end of the section. 

When development precedes construction of a road identified in the DCC Program, the 
Developer will be required to construct the following works to the standard identified in the 
DCC Program and Bylaw 7900, without DCC credits: 

• If the development flanks a road identified in the DCC Program, dedicate the 
required right-of-way to the road centreline and construct the Standard Service 
Component of the road improvements. 

• If a DCC road is required through the development, dedicate the required right-of-
way and construct the Standard Service Component of the road improvements. 
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If the developer is asked to construct the Oversizing Component at the same time as the 
Standard Service Component, the developer will receive DCC credits for the works 
associated with the Oversizing Component only. 

DCC Credit – The total DCC credit will be the lower of: 

1. The applicable DCCs payable for the development for the service and sector for 
which the works were completed.   For example, it the developer constructs road 
improvements for a DCC road in Sector E, the associated Oversize costs would be 
deducted from the Sector E Road DCCs only, to the maximum DCC amount payable; 
or 

2. The value of the DCC project as estimated in the latest version of 20 Year Servicing 
Plan & Financial Strategy; or 

3. The actual cost of construction of the project as verified by contract tender costs 
provided by the developer. 

Prior initiating any works, the developer is responsible to identify the scope of works 
qualifying as Oversizing Component eligible for DCC credits.  The City will review the 
developer’s scope of work and cost estimates and provide direction on works that are 
eligible for DCC credit. 

Standard Service Component – Includes all frontage elements that would be required for a 
road of that classification as per Bylaw 7900, which may include but not be limited to: storm 
infrastructure, sidewalk, curb, boulevard, parking, bike lane, street lighting and first travel 
lane. The Standard Service Component is the developer’s responsibility and must be 
constructed regardless of whether the road is a DCC project. 

Oversizing Component – The trunk works beyond the Standard Service Component.  The 
Oversizing component may include 3rd and 4th travel lanes of a 4-lane arterial road, centre 
median, traffic signals, and active transportation corridor.  Oversizing Component does not 
include works directly attributable to the development or any infrastructure required by the 
developers TIA. 

Traffic Impact Assessment (TIA) – A study to assess the impacts of a proposed 
development on the City’s existing transportation network. 
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6.5 MONITORING AND ACCOUNTING 

The City undertakes annual reporting on DCC revenues and expenditures.  In addition to the 
annual report, the City tracks all projects in the DCC Program.  This tracking system 
monitors the status of the project from the conceptual stage through to its final 
construction, and includes information about the estimated costs, the actual construction 
costs, and the funding sources for the projects.  The construction costs are based on the 
tender prices received, and the land costs based on the actual price of utility areas and or 
other land and improvements required for servicing purposes.  The tracking system 
indicates when projects are completed, their actual costs, and includes new projects that 
are added to the program. 

It is recommended that this practice continue to ensure transparency and facilitate regular 
updates to the calculation. 

6.6 ANNUAL INDEXING AND COMPREHENSIVE REVIEWS 

The Best Practice Guide recommends updating construction and land costs in the DCC 
Program on an annual or biennial basis, to ensure that costs resulting from inflation are 
covered.  In British Columbia, the Community Charter allows municipalities to index their 
DCC rates in accordance with the percentage change in the applicable consumer price 
index, without triggering the need for a formal by-law amendment process.  The applicable 
index is the British Columbia consumer price index.  Municipalities may use the provision a 
maximum of once per year for up to four years.    

A more comprehensive review of the DCC Program should be undertaken every five years.  
While the LGA does not mandate regular DCC bylaw reviews, the City would benefit from a 
regularly scheduled comprehensive DCC update and public process.  For example, the City 
may choose to review it growth forecasts, servicing needs, and project funding every 5 
years, involving key stakeholders throughout the process.  This, coupled with annual rate 
indexing, would improve transparency and predictability for the development industry. 
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APPENDIX A – RATE CALCULATION 
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APPENDIX B – STAKEHOLDER TOUCH POINTS  
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Stakeholder Engagement Date 

City/UDI DCC Working Group Meeting #1 Jan 20, 2020 

Council Report – 20-Year Servicing Plan Update Mar 16, 2020 

City/UDI DCC Working Group Meeting #2 Jul 17, 2020 

Council Report – 20-Year Servicing Plan – Water, Wastewater, Drainage Aug 10, 2020 

City/UDI DCC Working Group Meeting #3 Feb 19, 2021 

Ministry of Municipal Affairs Meeting Mar 3, 2021 

SLT DCC Update #1 Apr 14, 2021 

SLT DCC Update #2 July 22, 2021 

Council Report - DCC Program Update (including proposed DCC rates) Sep 13, 2021 

City/UDI/CHBA Stakeholder Engagement meeting Sep 17, 2021 

Draft 20-Year Servicing Plan circulated to UDI Oct 8, 2021 

Letter to UDI - City response to questions Dec 3, 2021 

Letter to UDI - City response to questions Dec 17, 2021 

Ministry of Municipal Affairs Meeting Dec 17, 2021 

Letter to UDI – City response to questions Jan 28, 2022 

Letter to UDI – City response to questions #4 Feb 4, 2022 

Letter to City – UDI’s feedback on DCC Update Feb 16, 2022 

UDI meeting with City Manager, Senior Leaders and staff Mar 11, 2022 

Letter to UDI – City response to UDI questions from Mar 11 meeting Apr 29, 2022 

Okanagan College meeting Jun 17th, 2022 

City/UDI/CHBA stakeholder engagement meeting July 18th, 2022 

University of British Columbia Okanagan Jul 22nd, 2022 

Email to UDI/CHBA – City response to questions from Jul 18th meeting Aug 2nd, 2022 
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