REQUEST FOR DECISION
TO:

Mayor and Council

MEETING DATE:

FROM:

Planner

SUBJECT:

Permission to Proceed for Rezoning Application for
Multi-Family Development on Mills Road (Westcor Lands)

FILE NO:

3360-2020-02

June 3, 2020

RECOMMENDATIONS
1. THAT the report from the Planner regarding Rezoning Application for Multi-Family
Development on Mills Road (Westcor Lands) Permission to Proceed be received.
2. THAT Council direct staff to prepare Official Community Plan and Zoning Bylaw
Amendments to facilitate the proposed multi-family development.
3. THAT staff refer the application to relevant stakeholders, agencies, and the Advisory
Planning Commission for comment.
4. THAT the applicant hosts a public information meeting pertaining to the proposed
development.
5. THAT staff negotiate a voluntary community amenity contribution in accordance with the
policies contained within the Official Community Plan.
PURPOSE
The purpose of this report is to present for Council consideration a rezoning application for Lot
12 and Lot 1 on Mills Road, as shown on Attachment 1.
Westcor Lands Ltd. has applied to rezone the subject property from Residential 3 (R-3) to
Residential 4 (R-4). The intent is to allow a 44-unit Multi-family townhouse development.
OPTIONS
1. That Council adopts the recommendations presented above and direct staff to prepare OCP
and Zoning Bylaw Amendments.
2. That Council defers the application pending additional information as directed.
3. That Council rejects the application.
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BACKGROUND
Proposal
The proposed zoning amendment is to rezone the subject property from R-3 to R-4, to facilitate
the development of 44 townhouse units consisting of:
•
•
•
•

11 buildings, each consisting of four attached townhouse units.
32 three-bedroom townhouse units.
12 three-bedroom townhouse units including secondary "lock-off" suites.
A central shared green space.

A change in land use designation is required from Residential to Multi-family/Mixed Residential
to allow the proposed density of 44 - 56 units/ha.
A reduction to off-street parking requirements from 2 to 1.5 per townhouse and a reduction of
the front and rear lot line setback from 7.5 m to 4.6 m is also requested.
Site and Surrounding Area
Table 1: Site Information
Applicant / Owner

Westcor Lands Ltd.

Civic Address

5410 Mills Road

Legal Description

Lot 12 Block E and F District Lot 4294 Plan 20152, PID: 006-834-701; and
Lot 1 District Lot 4294 Plan EPP58295, PID: 030-979-889

Size of Property

Total 1.73 ha (Subject Area 1.0 ha)

DP Areas

DPA 7 - Multiple Family Residential

Zoning Designation

Existing: Residential 3 (R-3)

Proposed: Residential 4 (R-4)

OCP Designation

Existing: Residential

Proposed: Multi-family/Mixed Residential

The subject property is located on the east side of Mills Road in the West Sechelt
neighbourhood. The parent parcels are 1.73 ha and the subject area of this rezoning application
is the 1.0 ha portion between Christian Road and Bligh Road. The surrounding land uses are
presently single-family residential with lots with sizes ranging from 500 m2 to 2000 m2 and
larger. The portion of Lot 12 to the south of Bligh Road is the subject of a related rezoning
application (File no. 3360-2020-03).
ANALYSIS
Official Community Plan
Land Use Designation
The subject property is designated as Residential in Schedule C: Future Land Use of the Official
Community Plan (OCP). The Residential designation supports serviced single-family residential
use with secondary suites and allows for intensive residential use (duplex, laneway/coach
homes, and townhouse) on larger lots subject to rezoning (Policy 5.6).
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Figure 1 Location Map

Density
The proposed development reaches 44 units/ha, in excess of the 20 units/ha anticipated by the
existing Residential land use designation. Therefore, a change in land use designation to Multifamily/Mixed Residential is required. The Multi-family/Mixed Residential designation includes a
density range of 30 to 45 units/ha for townhouse building forms and density of up to 100
units/ha can be considered in the form of apartments.
Table 2: Density Summary
Existing R-3 Zone

11 units/ha

Proposed Development

44 units/ha

Increase in Density

33 units/ha

Based on 900 m2 minimum lot size.

Additional 33 units over base density.

Policy 5.28 provides direction for considering higher density through the provision of additional
open space, affordable or special needs housing or other amenities as outlined in policies 5.17
to 5.27. Site-specific density and building forms, amenity/affordable housing contributions and
other appropriate conditions, will be determined through the rezoning process.
The property is located within the Urban Containment Boundary (UCB) and identified as a
Priority Growth Area where additional residential density can be considered.
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Figure 2 OCP Designation Map

Secondary Suites
At this time 12 of the townhouse units contain secondary suites. Recent changes to the BC
Building Code have enabled the provision of secondary suites within townhouse units. At this
time the R-4 zone does not permit secondary suites and a site-specific amendment may be
required to permit this use.
Currently secondary suites, when part of a single-family home, are not counted as additional
units for the purpose of density limits. Given the greater demands placed on shared outdoor
space and other services within a multi-family setting, further analysis is required to assess the
potential impacts of secondary suites within multi-family housing.
Amenity Contributions and Affordable Housing
Policy 5.17 of the OCP encourages all applicants to include community amenities in their
proposals as voluntary contributions in exchange for an increase in density. It is acknowledged
that development cost charges do not cover the full range of facilities and services demanded
by citizens, including upgraded parks, community facilities, fire halls, affordable housing, etc.
Developers may choose to provide contributions to offset the burden placed on existing
taxpayers due to increased demand for community amenities.
Planning staff will negotiate with the applicant a mutually agreeable amenity contribution in
accordance with the policy direction provided by the OCP and present to Council as the process
develops.
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Amenity contributions encouraged by the OCP include, but are not limited to:
•
•
•
•
•
•
•
•
•
•
•

Affordable, Accessible and Special Needs Housing units/land or cash-in-lieu
Youth or family-oriented amenities (i.e. facilities)
Recreation amenities or community meeting spaces
Contributions to library services
Senior or special needs amenities (i.e. elder care services)
Open space preservation and rehabilitation, particularly environmentally sensitive
and/or unique areas
Waterfront walkways, public plazas, piers
Public art
Preservation of historic structures
Additional usable parkland above the 5% minimum subdivision requirement
Other amenities as agreed upon by Council.

It is noted that this neighbourhood, while within the urban containment boundary and priority
growth area, does not contain amenities associated with higher density areas such as a network
of sidewalks, bicycle lanes, trails, and developed parks.
Additional density at this scale will create additional demand for amenities in the
neighbourhood and affect existing residents. As areas transition from lower to higher density
the demand for amenities can exceed the supply.
Outside of general taxation, local governments have few options to fund the capital cost of
amenities. Increasing property taxes to provide amenities needed due to new development can
result in inequities between existing and new residents. So, many municipalities have looked
for amenity contributions to pay some of the costs associated with new development.
Therefore, staff recommend that Council seek a suitable amenity contribution proportionate
with the increase in density.
Traffic Study
Policy 12.10 of the OCP requires that a Traffic Impact Assessment (TIA) be required for all new
development generating more than 50 new vehicle trips during peak hours. The applicant will
be required to submit an assessment, prepared by a qualified engineer, to determine if this
threshold is being exceeded.
Criteria for Evaluating Official Community Plan Amendments
Part Six of the OCP provides criteria for the consideration of amendments to the OCP:
Official Community Plan amendments will be reviewed in accordance with the
following criteria:
a) the use is in the best long-term interests of the community as a whole;
b) the community has been consulted and the proposed use has a high
level of support in the community;
c) the proposed use is consistent with the overall vision for the community
and local neighbourhood;

d)
e)
f)
g)
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there is a demonstrated need for the use in light of projected population
and employment trends and other available sites in the community;
the proposed use is suitable for the site and compatible with adjacent
land uses;
water and sewer, transportation and other community services are
available and are not negatively affected;
the proposal puts forward creative, sustainable and innovative design
approaches.

Should Council direct staff to proceed with the development application process a complete
analysis of the application will be presented including an assessment of the above criteria.
Zoning Bylaw
The subject property is zoned R-3: Residential 3 which is intended for low-density residential
development. The applicant has applied to rezone a portion of Lot 12 and Lot 1 to R-4:
Residential 4.
Figure 3 Zoning Map

The R-4 zone is intended for multi-family dwellings in the form of apartments and townhouses
and generally suitable for the proposed development.
Density limits are regulated in the R-4 zone as follows:
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Table 3: R4 Density Regulations (Section 529, Bylaw No. 25)
Apartments

50 units/ha

Townhouses

40 units/ha

Apartments/Townhouses with Housing Agreement

83 units/ha

To conform to the R4 zone the applicant will need to consider entering into a housing
agreement to exceed the 40 unit/ha limit for Townhouses.
A local government may, by bylaw, enter into a housing agreement with a landowner to
address affordable housing and special needs housing as per Section 483 of the Local
Government Act. The agreement can address matters such as the form of tenure of the housing
units, rents and leases, sale prices, and administration and management of the housing units.
Housing agreements are commonly used to secure affordable housing for specific groups.
A comparison of the existing R-3 zone and the proposed R-4 zone is provided below:
Table 4: Zoning Analysis

Permitted Uses

Current Zoning (R-3)

Proposed Zoning (R-4)

Single-Family Dwelling,

Multiple-family Dwelling,

Secondary Suite,

Home Occupation

Home Occupation,
Short Term Rental,
2nd Single-Family Dwelling on
lots >2000 m2
Min. Lot Size

900 m2

1000 m2

2000 m2 without sewer service
Max. Lot Coverage

20% on lots > 2000 m2
35% on lots < 2000 m

75% (incl. parking and driveways)

2

Front Setback

5.0 m

7.5 m (4.6 m proposed)

Rear Setback

5.0 m

7.5 m (4.6 m proposed)

Internal Side Setback

1.5 m and 3.0 m

3.0 m (for townhouses)

External Side Setback

3.0 m

No change

Accessory Building Setback

1.0 m

No change

Max. Building Height

Principal: 10.5 m

No change

Accessory: 6.0 m
Off-Street Parking

2 per Dwelling

2 per Dwelling (1.5 proposed)

1 per Secondary Suite

1 per Secondary Suite
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Development Variance Permit
To facilitate the proposed development while using the R-4 zone a variance is required for two
aspects of the development.
Front and Rear Setback
The R-4 zone requires a 7.5 m setback for buildings from the front lot line (Christian Road/Bligh
Road). The applicant is seeking a reduction to 4.6 m to facilitate the proposed siting of the
townhouse buildings.
Off-Street Parking
Part 11 of Zoning Bylaw No. 25 requires 2 off-street parking spaces per townhouse dwelling.
The applicant is proposing to reduce this to 1.5 spaces per townhouse dwelling. An additional
space would be provided for townhouse units with a secondary suite.
This results in 78 parking spaces for 56 units (44 townhouse units and 12 secondary suites). As
all townhouses are three-bedroom units this is a significant reduction. No Transportation
Demand Management strategies are currently proposed to mitigate the reduction in parking
spaces.
Should Council decide to direct staff to prepare bylaw amendments further analysis will be
undertaken to determine if the proposed number of parking spaces is adequate to meet the
demands of the development. Staff may require additional information from the applicant.
Development Permit
Development Permit Area 7: Multiple Family Residential is established to regulate the form and
character of multifamily development and applies to all lands designated in the OCP or zoned
for multiple-family use. This includes townhouse, apartment or mixed housing forms with more
than three attached residential units per property.
DPA 7 provides guidelines to achieve the following objectives:
•
•
•
•

To support a variety of housing forms that provide appropriate and
affordable housing for all segments of the population.
To ensure a high quality of urban design and livability for all higher-density
housing.
To use a distinctive design character to create identifiable neighbourhoods.
To ensure that new development is compatible with surrounding uses.

Staff recommend that approval-in-principle of the development permit be a condition of bylaw
adoption and this will be formalized as the process develops. This allows a greater degree of
certainty that the proposed form and character of the building will be consistent with
community expectations.
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Subdivision
The proposed development will require the subdivision and amalgamation of the subject
properties (Lot 1 and Lot 12).
A 5% park dedication or cash-in-lieu must be provided as part of the subdivision process in
accordance with Section 510 of the Local Government Act.
Works and Services
Subdivision and Development Control Servicing Standards Bylaw No. 430 regulates the
provision of works and services required at the time of development of land. Owners are
required to provide works and services on the portion of the road adjacent to the site being
developed, up to the centre line.
Strategic Plan
The application supports the following Council strategic priorities:
Enhancing Community Livability
The provision of ground-oriented attached housing directly supports priority 3.2:
Providing a mix of housing types throughout the District that provide options
for a range of needs and incomes.
Managing Growth Effectively
By supporting development within Primary Growth Areas to more efficiently utilize existing
infrastructure this application supports the intent of strategic priority 4:
Commit to managing growth in a way that stewards scarce resources, protects
environmentally sensitive areas, and provides appropriate and sustainable
housing and employment opportunities.
Policy Implications
Integrated Community Sustainability Plan (ICSP)
This application meets the intent of Sustainable Community Development by being located
within the Priority Growth Area and increasing the diversity of housing types.
Official Community Plan
This proposal exceeds the density and housing forms contemplated under the Residential land
use designation. Am amendment to the OCP is required to facilitate the proposed density of 44
to 56 units/ha.
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Financial Implications
Development Cost Charges
All developments are required to pay DCCs at the time of subdivision or building permit as
required by Development Cost Charges Bylaw No. 544.
The following DCCs apply to the proposed development:
Table 5: Development Cost Charges
Use
Townhouse (per unit)

Drainage
$1,667

Sewer

Roads
$700

Parks
$9,245

Total
$3,565

$15,177 per unit

Based on the above rates and 44 townhouse units a total of $667,788 in DCCs would be due
prior to building permit issuance.
DCCs for water services are determined by, and paid to, the Sunshine Coast Regional District.
Amenity Contributions
Additions to statutory reserve account for affordable housing and amenity contributions may
be realized if the applicant chooses to provide CAC's. CACs may be secured by development
agreement and due prior to building permit issuance.
Communications
Should Council direct staff to procced with drafting bylaw amendments further review of the
application will be undertaken. Referrals may be sent to all relevant agencies and groups
including, but not limited to, the Advisory Planning Commission, West Sechelt Community
Association, Sechelt Fire Department and Ministry of Transportation and Infrastructure.
A public information meeting will be required as the application significantly departs from
established land uses and requires amendment to the OCP.
A staff report presenting the results of the review process will be presented to Council at a
future date at which time First reading can be considered.
SUMMARY AND CONCLUSION
The applicant is proposing to rezone a portion of the subject property from R-3 to R-4. The
purpose of this application is to facilitate the development of 44 townhouse units and 12
secondary suites.
Planning staff support further review of the application and to proceed with drafting zoning
bylaw and OCP amendments.
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Respectfully submitted,

Sven Koberwitz
Planner

Reviewed by: A. Allen, Director of Planning & Development

X

Reviewed by: D. Kutney, Director of Engineering & Operations

X

Reviewed by: D. Douglas, Director of Financial Services

X

Attachments:

Reviewed by: J. Rogers, Communications Manager

X

1 - Applicant Proposal Package

Reviewed by: J. Frank, Corporate Officer

X

Approved by: A. Yeates, Chief Administrative Officer

X

