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DENSITY BONUS ZONING & PUBLIC
BENEFITS
Authority – Director of Planning
Effective May 27, 2014
Amended February 2, 2016, September 30, 2016, October 4, 2016, May 2, 2017, September 20,
2017, October 31, 2017, January 30, 2018, September 18, 2018, September 11, 2019, and
September 15, 2020, September 21, 2021

UPDATE:
Annual density bonus contribution rate adjustment
On June 7, 2022, Council referred the rate adjustments to density bonus contributions to a Public Hearing in July.
If approved, the proposed rates will come into effect on September 30, 2022. To view the proposed rates, refer to
“Table 2: Density Bonus Contribution Rates”.
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1

Introduction
This information bulletin is to be used in conjunction with the Zoning & Development By-law to
clarify the administration of regulations relating to increases in floor area if ‘amenity shares’ and
‘affordable housing shares’ are provided to the city. It does not replace the requirements and
entitlements outlined in the Zoning & Development By-law.

2

Background
District schedules in the Zoning & Development By-law contain an outright density (or ‘base
density’) that can be achieved. Some of these district schedules contain regulations that enable the
development of additional density (or ‘bonus density’) that may be achieved, to a maximum set out
in the by-law, with the provision of amenity or affordable housing shares (or ‘density bonus
contributions’) on the approved net increase in density. This is referred to as ‘density bonus zoning’.
Density bonus zoning is enabled under the Vancouver Charter, where a zoning by-law may establish
different density regulations within a district or zone to achieve amenities or affordable housing.
Density bonus zones are often established as part of the implementation of new community plans
and require Council approval through public hearing processes.

2.1

Amenity and Affordable Housing Shares

Amenity Share means a specified financial contribution towards the conservation or provision of
an amenity for the benefit of a particular neighbourhood in exchange for a specified increase in the
permitted floor area of a development. Definitions of ‘amenity’ vary in each density bonus zone,
but the intent is to direct density bonus contributions to those specific amenities.
Affordable Housing Share means a specified financial contribution towards provision of social
housing in exchange for a specified increase in the permitted floor area of a development.
Rates for these density bonus contributions may be found in section 3.2 of this information bulletin
or Schedule F of the Zoning & Development By-law.
2.2

Timing of Payment

Payment of the density bonus contribution is a condition of Building Permit issuance. Credit cards
are not accepted for density bonus contributions.
2.3

Annual Inflation Adjustment of Amenity and Affordable Housing Shares

Rates for density bonus contributions are adjusted annually for inflation in local non-residential
construction costs and assessed property values. The City uses public, third-party data to calculate
the impact of annual inflation on these contributions. Rates are adjusted annually through a report
to Council every summer with new rates effective on September 30th of every year.
If a new density bonus zone has been added after September 30th of any year, those rates will not
be subject to the inflationary adjustment until one year after the next September 30 adjustment.
2.4

In-stream Rate Protection

In order to ensure fairness to applications that have been submitted prior to the adoption of new
inflation adjusted rates, in-stream applications are exempt from density bonus contribution rate
increases provided that a Building Permit has been submitted to the City and an associated
application fee has been paid.
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3

Density Bonus Zones
Each density bonus zone, including its rate structure, is tailored to the local demands arising from
population and/or employment growth in the community. The zoning regulations in density bonus
zones enable further development opportunities beyond base density such as increased housing
choice or employment to help deliver one or more specific public benefits as shown in Table 1.
Table 1: Summary of Public Benefits and Eligible Uses for Density Bonusing Floor Area
Area

Zoning
District

Marpole

RM-8 and
RM-8/N

Cambie
Corridor

RM-8A and
RM-8AN

GrandviewWoodland

RM-8A and
RM-8AN

JoyceCollingwood

RM-10N

Use







GrandviewWoodland

RM-11 and
RM-11N




Marpole

RM-9 and
RM-9N

JoyceCollingwood

RM-9BN

Norquay

RM-9A and
RM-9AN






GrandviewWoodland

RM-12N






Note:

Public Benefits
Multiple Dwelling, freehold rowhouse or seniors
supportive or assisted housing developed as secured
market rental housing or social housing
Multiple Dwelling or seniors supportive or assisted
housing
Freehold rowhouse
Other dwelling uses, except two-family dwelling
and two-family dwelling with secondary suite
Multiple dwelling (4 or more units, not including
lock-off units) developed as:
o
“For-profit affordable rental housing” in
accordance with Vancouver Development
Cost Levy By-law
o
Social housing
o
Seniors supportive or assisted housing
developed as secured market rental housing
Multiple dwelling (4 or more units), or seniors
supportive or assisted housing













Affordable housing;
Community centre or
neighbourhood house;
Library;
Museum or Archives;
Park or playground;
Plaza;
Rink;
Swimming Pool;
Child Day Care Facility;
Public Authority Use;
Social Service Centre

Multiple dwelling (4 or more units, not including
lock-off units) developed as:
o
Secured market rental housing
o
Social housing
o
Seniors supportive or assisted housing
developed as secured market rental housing
Multiple dwelling (4 or more units), or seniors
supportive or assisted housing
Multiple Dwelling or seniors supportive or assisted
housing
Freehold rowhouse



Same as RM-8, RM-10
and RM-11, except
without Plaza

Multiple Dwelling or seniors supportive or assisted
housing
Multiple conversion dwelling or infill on sites where
buildings exist prior to January 1, 1940 are retained
Multiple dwelling (no more than 3 units)
Multiple dwelling (4 or more units, not including
lock-off units) developed as:
o
Secured market rental housing
o
Social housing
o
Seniors supportive or assisted housing
developed as secured market rental housing
Multiple dwelling (4 or more units), or seniors
supportive or assisted housing

The information in this table is for illustrative purposes only and does not replace the requirements and entitlements outlined
in the Zoning and Development By-law.
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Table 1: Summary of Public Benefits and Eligible Uses for Density Bonusing Floor Area
(Continued)
Area

Zoning
District

Mount
Pleasant

I-1A
I-1B

Use







False Creek
Flats

I-3 subarea A










FC-2 –
subarea E





Note:

Public Benefits
Manufacturing uses
Transportation and Storage uses, except mini-storage
warehouse use
Utility and Communication Uses
Wholesale Uses
Service uses
o
Catering Establishment
o
Laboratory
o
Laundry or Cleaning Plant
o
Motor Vehicle Repair Shop
o
Photofinishing or Photography Laboratory
o
Production or Rehearsal Studio
o
Repair Shop – Class A
o
Sign Painting Shop
o
Work Shop
Digital entertainment and information communication
technology



Child Day Care Facility



Same as RM-8, RM-10,
and RM-11, except
without Affordable
housing and Public
Authority Use

Artist Studio
Manufacturing uses
Utility and Communication Uses
Wholesale Uses
Service Uses
o
Laboratory
o
Photofinishing or Photography Laboratory
o
Production or Rehearsal Studio
o
Workshop
Office Uses
o
Digital entertainment and information
communication technology
o
General Office, but not including the offices of
accountants, lawyers and notary publics, nor the
offices of real estate, advertising, insurance,
travel and ticket agencies
Health Care Office



Community centre or
neighbourhood house

Dwelling uses, provided that at least 50% of the
residential floor area is comprised of social housing
Dwelling Uses, provided that a minimum of 35% of
dwelling units covering 35% of floor space is provided
as secured market rental housing
Dwelling Uses developed as secured market rental
housing

The information in this table is for illustrative purposes only and does not replace the requirements and entitlements outlined
in the Zoning and Development By-law.
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3.1

Map of Density Bonus Zones

Figure 1 shows the location of density bonus zones in Vancouver. Area-specific maps may be found
in section 3.4.
Figure 1: Density Bonus Zones in Vancouver

*
* For more information on developer-initiated rezonings to a RM-8A/RM-8AN, please see the Apply to Rezone Your Property to RM8A, RM-8AN, or I-1C website.

3.2

Amenity and Affordable Housing Share Rates

Density bonus contribution rates are based on an assessment of community amenities, needs, and
capital costs, along with consideration of development economics. Contributions are maintained in
separate reserve accounts and help to deliver the public benefits identified in Table 1 in accordance
with the applicable Public Benefit Strategies.
Table 2 indicates the amenity and affordable housing share rates that are applicable on net additional
floor area above base density, to maximums set out in the Zoning & Development By-law. Floor
area to be developed using bonus density must include one or more of the uses identified in Table
1.
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Table 2: Density Bonus Contribution Rates
Area

Zoning District

Density (FSR)

Marpole

RM-8 and RM8N
RM-9 and RM9N
RM-8A and RM8AN
RM-8A and RM8AN
RM-11 and RM11N
RM-12N

Over 0.75 to 1.2

Over 0.70 to 2.0

Joyce-Collingwood

RM-9A and RM9AN
RM-9BN

Joyce-Collingwood

RM-10N

Over 0.90 to 2.6

Mount Pleasant

I-1A

Over 3.0 to 5.0

Mount Pleasant

I-1B

Over 3.0 to 5.0

Marpole
Cambie Corridor
Grandview-Woodland
Grandview-Woodland
Grandview-Woodland
Norquay

Over 0.75 to 2.0
Over 0.75 to 1.2
Over 0.75 to 1.2
Over 0.75 to 1.7
Over 0.75 to 1.7

Over 0.70 to 2.0

Over 5.0 to 6.0
False Creek Flats

I-3 - subarea A

Over 3.0 to 5.0

False Creek Flats

FC-2 – subarea E

Over 3.0 to 6.5b

a

b

Notes:

Ratea
(Effective Sept.
30, 2021)

$216.03/m2
($20.07/ft2)
$718.92/m2
($66.79/ft2)
$594.18/m2
($55.20/ft2)
$36.28/m2
($3.37/ft2)
$36.28/m2
($3.37/ft2)
$36.28/m2
($3.37/ft2)
$210.59/m2
($19.56/ft2)
$38.02/m2
($3.53/ft2)
$162.00/m2
($15.05/ft2)
$71.47/m2
($6.64/ft2)
$71.47/m2
($6.64/ft2)
$512.14/m2
($47.58/ft2)
$113.63/m2
($10.56/ft2)
$1,296.42/m2
($120.44/ft2)

Proposed Ratea
(Effective Sept.
30, 2022)

$235.08/m2
($21.84/ft2)
$782.30/m2
($72.68/ft2)
$646.56/m2
($60.07/ft2)
$39.48/m2
($3.67/ft2)
$39.48/m2
($3.67/ft2)
$39.48/m2
($3.67/ft2)
$229.15/m2
($21.29/ft2)
$41.37/m2
($3.84/ft2)
$176.28/m2
($16.38/ft2)
$77.77/m2
($7.22/ft2)
$77.77/m2
($7.22/ft2)
$557.30/m2
($51.77/ft2)
$123.65/m2
($11.49/ft2)
$1,410.72/m2
($131.06/ft2)

Rates are calculated on net additional floor area. Note the 5% bonus density achievable through Low
Operational Cost Housing is not subject to density bonus contributions. See the Zero Emissions Buildings
Tools website for more information.
Does not apply to developments where at least 50% of the residential floor area is social housing or to
developments where below market rental units comprise at least 35% of dwelling units covering 35% of
secured market rental floor area.
The information in this table is for illustrative purposes only and does not replace the requirements and entitlements outlined
in the Zoning and Development By-law.
The uses listed in Table 1 may not be eligible for the full range of additional density as listed in Table 2 due to specific
requirements for frontange, site area, unit size, and/or the provision of other uses. For more information, please refer to the
relevant district schedule in the Zoning & Development By-law or contact the Development Enquiry Centre.
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3.3

Exemptions

Floor area to be developed using bonus density may be eligible for exemptions from density bonus
contributions. Table 3 summarizes exemptions that may apply.
All applications for exemption from density bonus contributions are subject to staff review for
eligibility. Contact the Development Enquiry Centre or the Housing Policy group to determine
eligbility.
Table 3: Exemptions from Density Bonus Contributions
Zoning District
Exemption

RM-8/N

RM-10N

RM-8A/AN

RM-11
RM-11N

RM-12N

I-1A

I-1B

I-3 –
subarea A

FC-2 –
subarea E

RM-9/N
RM-9BN

a
b
c
d

Retention of

pre-1940s
houses
Secured



Market Rental
Housinga
For-profit
Affordable




Rental
b
Housing
Social




Housingc
Seniors
supportive or
assisted




housing that
is secured
market rentald
35% below
market rental
units covering
35% of
secured
market rental
floor area
Subject to meeting the Zoning & Development By-law definition
Subject to meeting the DCL By-law definition
Subject to meeting the DCL By-law definition and receiving approval from the Housing Policy group
Subject to an agreed upon rental increase limit and meeting the Zoning & Development By-law definition

Notes:





The information in this table is for illustrative purposes only and does not replace the requirements and entitlements outlined
in the Zoning and Development By-law.
The exemptions shown in Table 3 may not be eligible for the full range of additional density as listed in Table 2 due to
specific requirements for frontange, site area, unit size, and/or the provision of other uses. For more information, please refer
to the relevant district schedule in the Zoning & Development By-law or contact the Development Enquiry Centre.
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3.4

Area-Specific Maps

3.4.1

Marpole

*
* For more information on developer-initiated rezonings to a RM-8A/RM-8AN, please see the Apply to Rezone Your Property to RM8A, RM-8AN, or I-1C website.
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3.4.2

Norquay
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3.4.3

Joyce-Collingwood
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3.4.4

Mount Pleasant Industrial Area
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3.4.5

False Creek Flats
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3.4.6

Cambie Corridor

*
* For more information on developer-initiated rezonings to a RM-8A/RM-8AN, please see the Apply to Rezone Your Property to RM8A, RM-8AN, or I-1C website.
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3.4.7

Grandview-Woodland
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