
TO: Mayors’ Council on Regional Transportation 

FROM: Geoff Cross, Vice President, Transportation Planning and Policy 

DATE: May 28, 2020 

SUBJECT: Land Value Capture Policy Study 

RECOMMENDATION: 

That the Mayors’ Council receive this report. 

PURPOSE: 

This report provides information about a study of potential land value capture approaches for TransLink 
that was requested by the Board and Mayors’ Council. This work was part of broader research into a 
Funding Strategy for TransLink. The materials were brought forward to the Mayors and Board 
throughout Fall 2019 and Spring 2020, prior to the Covid-19 pandemic.  In collaboration with Metro 
Vancouver, the plan is to release the report online in June. 

BACKGROUND: 

In March 2019, the Joint Finance Committee and Mayors’ Council received information about the 
rationale for land value capture and the broad range of approaches that are considered land value 
capture, including ones that TransLink has already implemented.  

This study (Appendix A) responds to the questions raised by the Committee by 1) quantifying the 
amount of land value uplift that can be created by transit infrastructure in this region and 2) identifying 
the challenges and opportunities for TransLink to use land value to generate new revenue for transit 
investments, increase walking, cycling, and transit ridership, and support transit-oriented affordable 
rental housing creation. The scope of the study was established in collaboration with Metro Vancouver 
staff. TransLink retained Coriolis Consulting to perform the study based on their expertise on land 
economics and urban planning. 

DISCUSSION: 

Highlights of the study conducted by Coriolis are discussed below. It is important to note that this study 
was developed in late 2019 and early 2020, prior to the onset of the COVID-19 Pandemic. The potential 
for any of the Land Value Capture mechanisms to be implemented as a part of TransLink’s funding 
framework will require additional discussion based on the economic conditions of the region during the 
re-building phase following the pandemic. 

1. Rapid transit investment can significantly increase land values compared to rezoning alone and can
be estimated 



A large and increasing share of development in this region is happening at rapid transit stations. 
Through a detailed analysis of real estate sales and lease data, Coriolis found a sales price premium of 
up to 5% for strata residential units and a lease price premium of 10% for commercial spaces that are 
near rapid transit, in comparison with developments of a similar age and quality that are not near rapid 
transit. 

Price premium and land value uplift findings 
Price premium for being near rapid 

transit 
Land value uplift for being near rapid 

transit 
Finding Analysis type Finding Analysis type 

Residential 
development 

Sales premium of 
up to 5% for strata 
multi-family 
residential units 

Sales data analysis 
Literature review 

Land value uplift of 
20 to 40% for 
strata multi-family 
residential 
developments  

Pro forma case 
study 

Commercial 
development 

Lease premium of 
up to 10% for 
commercial spaces 

Lease data and BC 
Assessment data 
analysis 
Real estate broker 
interviews 
Literature review 

Commercial 
developments not 
financially viable 
without rapid 
transit access 

Pro forma case 
study 

Using these findings on price premiums, Coriolis prepared several pro forma case studies to estimate the 
increase in land value that could be supported if a development were both near rapid transit and 
rezoned, as opposed to only being rezoned. The case studies focused on areas where new rapid transit 
was recently built or is planned and are based on actual developments in those areas. 

Land value uplift case studies 

Case study 

Supportable land value Land value uplift 

Existing After 
rezoning 

After 
rezoning 

plus rapid 
transit 

From 
rezoning 

From 
rapid 

transit 
Total 

1. Strata multi-family,
Broadway Corridor $22.8 M $45.4 M $50.3 M $22.6 M 

(82%) 
$4.9 M 
(18%) $27.5 M 

2. Market rental multi-
family, Broadway Corridor $22.8 M $13.3 M $15.2 M not 

viable not viable none

3. Strata multi-family,
Burquitlam $9.8 M $16.3 M $21.7 M $6.5 M 

(54%) 
$5.4 M 
(46%) $11.9 M 

4. Strata multi-family,
Fleetwood $3.1 M $0.9 M $3.8 M not 

viable 
now 

viable $0.7 M 

5. Strata multi-family, Lynn
Creek1 $6.5 M $10.8 M $11.2 M $4.3M 

(92%) 
$0.4 M 

(8%) $4.7 M 

1Note this case study is for bus rapid transit, not rail rapid transit as in other case studies, and assumes a lower 
sales price premium (1% instead of 5%). 



6. Office, Broadway 
Corridor $15.3 M $11.2 M $16.9 M not 

viable 
now 

viable $1.6 M 

7. Office, Surrey City 
Centre $10.7 M -$5.0 M $6.6 M not 

viable not viable none 

 
For strata residential developments, being near rapid transit accounted for between 20 to 40% of the 
land value uplift, with the remainder being due to rezoning; for commercial developments, being near 
rapid transit was necessary to make the project even financially viable, as the rezoning alone would not 
create enough value. While the findings varied depending on the rapid transit type, location, and 
development type that was modelled, the percentage of land value uplift from being near rapid transit 
was greatest for lower density areas. 
 
More detail on the case studies can be found in the full report, attached in Appendix A. 
 
2. There are many potential approaches for TransLink to capture land value from rapid transit 
investment for public benefit 
 
Given that investment in TransLink’s rapid transit system can create such a significant share of land 
value uplift for developments in this region, it is reasonable for TransLink to capture more of this value 
to help fund regional objectives. Coriolis reviewed land value capture approaches that have been 
implemented around the world and identified ones to consider further based on revenue sustainability, 
ease of implementation, and negative impacts on stakeholders. 
 
Potential land value capture approaches for TransLink 

Approaches not to consider further Approaches to consider further 
• Development cost charge: a fee on new 

development for the capital cost of public 
infrastructure (in addition to current 
TransLink DCC) 

• Across-the-board property tax: a tax on the 
combined value of land and improvements 

• Land value tax: a tax on the value of land 
only, separate from the value of 
improvements 

• Capital gains tax: a tax on profit from the 
sale of a property 

• Foreign purchaser tax: a tax on the purchase 
of a property, if the buyer is a non-resident 

• Strategic acquisition and disposition of land: 
buying and selling or leasing land, with the 
potential to increase land value through 
assembly, rezoning, and strategic timing 

• Participation in urban development: 
contributing land or equity to a development, 
with the potential to gain business profit in 
addition to land value2 

• Benefitting area tax: a tax on properties that 
are near transit infrastructure or facilities 

• Density bonusing/community amenity 
contribution at rezoning: revenues collected 
from developments in exchange for 
entitlements (usually increased density) 

• Property transfer tax: a tax on the purchase 
of a property 

 
 

                                                           
2 Note that this goes beyond strict capture of land value, as it is a business activity with significant additional risks 
compared to strategic acquisition and disposition of land. 



More detail on the opportunities and challenges presented by each approach can be found in the full 
report, attached in Appendix A. 

3. Government partners and development stakeholders supported some land value capture
approaches, opposed others 

TransLink invited government partners, including every member of the Metro Vancouver Regional 
Planning Advisory Committee, and development stakeholders to provide input on the study 
methodology, findings, and draft report through a series of engagement calls and workshops. 
Representatives from the following participated in at least one of the engagement events: 

• Government partners and agencies: BC Housing, Canada Mortgage and Housing Corporation,
City of Burnaby, City of Coquitlam, City of Port Moody, City of Richmond, City of Surrey, City of 
Vancouver, District of North Vancouver, Metro Vancouver, Ministry of Municipal Affairs and 
Housing, UBC 

• Development stakeholders: Affordable BC, Homebuilders Association Vancouver, Urban
Development Institute 

There was broad support from local government partners and development stakeholders for TransLink 
to undertake strategic land acquisition and disposition, participate in development, and seek a share of 
property transfer tax revenues from the provincial government. These were perceived as innovative 
ways to increase regional revenues and capture land value created by rapid transit without negatively 
affecting any groups. 

Government partner and development stakeholder response 
Approaches to consider further Summary of partner and stakeholder response 

Strategic land acquisition and disposition Broad support 
Participation in development Broad support 
Property transfer tax Support 
Benefitting area tax Some local government opposition 
Density bonusing/CACs at rezoning Broad local government opposition 

However, some local government partners were opposed to a benefitting area tax. They expressed 
concern that the benefitting area tax would reduce affordability for commercial tenants who pay net 
leases, especially small businesses and arts, culture, or non-profit organizations. They also felt that a 
benefitting area tax would be contrary to the principle that transit investments provide region-wide 
benefits. 

Local government partners were also broadly opposed to density bonusing/CACs for TransLink. They 
emphasized that local governments rely heavily on revenues from density bonusing/CACs in order to 
provide community services, amenities, and infrastructure. As they begin to prioritize affordable housing 
over strata residential development at the direction of their councils, many local governments anticipate 
a reduction in the value of density bonusing/CACs over the coming years. Some also felt that using 
density bonusing/CACs to fund TransLink would put an unfair burden on areas with higher property 
values or the most development growth; others were willing to consider implementing density 
bonusing/CACs for specific major transit investments. In contrast, some development stakeholders were 
open to density bonusing/CACs for TransLink, so long as the fees were transparent and set by formula 
instead of negotiated on a project-by-project basis. 



4. Specific policy questions need to be addressed before proceeding with implementation 
In conclusion, there are several approaches to land value capture that TransLink should consider further, 
but there are additional policy questions that TransLink must address in consultation with government 
partners and development stakeholders. These are summarized below. 
 

Approaches to consider further Policy question Potential next steps 
Strategic land acquisition and 
disposition 

Where and when are the 
opportunities? How to balance 
objectives? What is acceptable 
risk? 

Develop a strategic plan to 
identify opportunities, align 
objectives, and manage risk 

Participation in development Where and when are the 
opportunities? How to balance 
objectives? What is acceptable 
risk? 

Develop a strategic plan to 
identify opportunities, align 
objectives, and manage risk 

Property transfer tax What is the appropriate role for 
TransLink in a multi-party 
negotiation? 

Participate with Metro 
Vancouver and local 
governments in further 
discussions with the provincial 
government 

Benefitting area tax What are ways that boundaries 
could be defined? How can 
boundary issues be avoided? 
What are appropriate tax rates? 
How would affordability issues 
be mitigated? 

Explore options that will 
minimize negative impacts in 
consultation with local 
governments and development 
stakeholders 

Density bonusing/CACs at 
rezoning 

How to deal with the diversity 
of density bonusing/CAC 
approaches across the region? 
How to deal with the wide 
range in land values? Approach 
through Project Partnership 
Agreements, or on a regional 
basis? 

Explore options that will 
minimize negative impacts in 
consultation with local 
governments and development 
stakeholders 

 
Land Value Capture and Housing Policies 
 
If TransLink were to adopt any of the additional tax and/or fee-based approaches above, it could use 
them to fund further transit, walking, and cycling infrastructure. This is consistent with its general 
approach of collecting taxes and fees and allocating them across the regional transportation system.  
In contrast, if TransLink were to adopt the land- and development-based approaches above, it could 
become involved in decisions not only about transit, walking, and cycling infrastructure but also about 
the creation of transit-oriented affordable rental housing. However, there is not a policy justification for 
TransLink, as a regional transportation authority, to use the tax- and fee-based approaches above to 
support the creation of transit-oriented affordable rental housing, as that is already the mandate of 
other levels of government. The Board and Mayors’ Council have previously provided direction that the 
primary objective of Land Value Capture activities would be to recapture a portion of the costs of the 
transit investments that produced the uplift in question. 



NEXT STEPS: 

 June 2020: TransLink will finalize the land value capture study and release it to government
partners, development stakeholders, and the general public in June 2020.

 In light of the COVID-19 pandemic which arose after this report was finalized, the next steps on
this report will be contingent on our region having greater clarity on what financial support
TransLink can expect from senior government as well as a window into how the economy might
fare 2020 and 2021. This will be part of a broader Funding Strategy discussion with Mayors’
Council in late-2020 and early 2021 during the re-building phase of the pandemic.

ATTACHMENT 
• Land Value Capture Report by Coriolis




