March 31, 2021

To: The Mayor and Council of Sechelt (council@sechelt.ca)
cc: Ian Holl, Development Planning Manager, District of Sechelt (iholl@sechelt.ca)
Re: West Sechelt re-zoning application by Westcor Development
After West Sechelt residents participated in the Zoom meeting, submitted letters, petitions and
responded with written comments to the mail-out, all with unanimous and valid concerns regarding
future increased traffic and on-street parking as part of the application to re-zone the neighbourhood to
R4, there appears to be only a slight revision to the original plans since that time.
How can a major development be granted re-zoning approval when its proposed plan alone, inhibits the
safety and acceptable function of the neighbourhood?
Currently, West Sechelt has no on-street parking as all houses provide parking on their properties.
How can Westcor be permitted to not provide adequate and necessary parking for all of its future
residents on-site?
Westcor's plan to assume space for on-street parking for the proposed basement suites, as well as onstreet parking for the insufficient allowances for future residents and also for visitor/guest parking,
would require an overhaul of the existing Mills Road.
Currently, Mills Road is a 2-lane road which would require it to be widened on both sides to allow for
traffic flow, around parked vehicles. Sidewalks on one side from the bottom of Mills to the top are
necessary for pedestrians. Has this revision been taken into account yet?
The on-street parking along with the need to upgrade Mills Road, could be solved with yet another
revision to the Westcor Development Plan.
Thank-you,
April van der Grinten and Tor Skei
Rd
Sechelt, BC V7Z 0M3

June 30, 2020
To:
cc:
cc:
cc:

The Mayor and Council of Sechelt
Sven Koberwitz, Planner, District of Sechelt
West Sechelt Community Association
Steve Dunton, Westcor Lands Ltd.

Rezoning and Development Permit for 5410 Mills Road, Sechelt
We are long-time West Sechelt homeowner-residents who live on Mills, Bligh, and Christian Roads; as
such we are immediate neighbours of the subject property. Any decisions concerning the rezoning or
development of this property will impact us, our streets, and our neighbourhood. Our quiet, wellestablished neighborhood of single-family homes has always been zoned R-3. As stakeholders in the
integrity of our neighbourhood, we are writing to you to strongly oppose Westcor’s Rezoning
Application and proposal for a high-density Multi-Family/Mixed Residential development on 5410 Mills
Road.
Westcor wants 5410 Mills Road rezoned from R-3 to R-4 to build 44 townhouse units that
includes 12 townhouses with secondary suites, or 56 units total. Westcor also proposes reducing offstreet parking requirements from the usual 2 to only 1.5 per townhouse, and reductions of both the
front and rear lot line setback from 7.5 m to 4.6 m.
This proposal is not in keeping with the Official Community Plan. It will change the character of our
neighbourhood negatively and will vastly increase traffic volume on Mills Road, notably to enter onto
the highway. (Appendices: # 1 Official Community Plan and #2 Traffic & Parking). This will lead to
congestion, and to inevitable traffic accidents at the non-traffic light intersection of the Highway and
Mills Road. Mills Road is not a feeder or arterial street, and Bligh and Christian Streets are dead end
streets. In other words, these are low traffic streets, with a limited number of registered vehicles in the
area.
The Official Community Plan for West Sechelt states:
“Housing type, density and appearance will be determined through the rezoning and
Development Permit process, to ensure the use is complementary to adjacent residential
areas.”
There is nothing about the Westcor application which complements the adjoining neighbourhood.
Adjacent residential areas, for many blocks, and in all directions, are single family homes (R-3 Zoning).
There are more residential units planned for this single piece of property than there are on the entire
length of Mills, Bligh, and Christian roads combined. This high-density multi-family project is entirely out
of synch with the neighbourhood, zoning, and community plan.
Per the OCP (past and present) our neighbourhood has never been zoned R-4; whereas West Sechelt’s
Tyler Road R-4 townhouse development, which is adjacent to Holy Family Catholic Church, is located on
a potential feeder road. Tyler Road townhouses have garages, driveways, and extra parking spots for
visitors — with only 18 units on .45 hectares of land (or about 36 units per hectare (with proper
setbacks). In stark contrast, Westcor proposes 56 residences on one hectare with very inadequate offstreet parking provisions. This is a 60 % increase in density in comparison to the most comparable
townhouse project in the vicinity. We believe that this increase in density, the increase of vehicular
traffic, the lack of adequate onsite parking will lead to the inevitable crowding of street parking, and lack
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of consideration of a mature forest which will be cut down to make for the development, are all
contrary to both the Official Community Plan Bylaw, and the interests and desires of the nearby
residents.
If the Tyler Road townhouses represent the development philosophy of the District of Sechelt, then a
new development here would have no more than 36 units with legal and decent setbacks, garages,
driveways, green space, and adequate visitor parking. This would avoid chronic, congested, on-street
parking and also allow for a more-pleasing exterior architectural design. Even Habitat for Humanity in
Wilson Creek offers better architectural features which will stand the aesthetic test of time, compared
to Westcor’s proposed plan. We find that the proposed densification with the lack of infrastructure and
amenities is reminiscent of Birmingham's English council flats from the 1950s, as opposed to modern
West Coast design practices. This would completely change the nature of our quiet, established
neighbourhood, and would be a residential and design setback of the District.
Furthermore, the OCP stipulates that “Special Infill Area #1 is a major future development area that will
accommodate much of the new growth in Sechelt. It has the potential to accommodate an integrated
mix of housing forms. Some 1000-2200 housing units may be developed in the future.” The logical
questions to ask of the Planning department, Council, and the developer must therefore be, “So do you
wish to cram 56 units into an area that the OCP never slated for high density?; What entices you to
propose a development that is contrary to the Bylaw, and is not in keeping with the close-by
neighbourhood?”
We understand that some development is inevitable, so we ask Council to immediately stop any
consideration of R-4 rezoning; and to then suggest that the land owner/developer submit a new
proposal suited for our R-3 zone: i.e. smaller two or three bedroom single family houses on small lots
with garages, green space and back yards of variable size. This would be consistent with existing
development packages within the District, e.g. Westcor’s lower Mills Road development, the Cascadia
strata homes, or the new homes on Kingbird Crescent. Small houses with nice architectural lines and
finishes could enhance our neighbourhood and still fall under the guidelines for affordable housing.
Our request is in direct compliance with the District’s Official Community Plan Bylaw, which states:
“While accommodating future growth and respecting existing residents, West Sechelt will maintain the
feeling of a West Coast community possessing enviable natural surroundings where new development is
carefully blended into the environment.” The Westcor proposal would strip every tree from the 5410
Mills property and in no way “blend in” or respect existing residents.
We understand that you, as our current Sechelt Council, were not responsible for the difficult issues
facing us today, and that these issues are, in fact, remnants from previous councils and the SCRD’s lack
of foresight in planning, zoning, and building and ensuring essential infrastructure (i.e. adequate water
supply to avoid water shortages). This means that such high densification in a small geographic area with
normally small and stable number of residents will require significant capacity increase in water and
sewer systems. However, and very importantly, you are responsible for decisions made today that will
impact and shape the future well-being of our neighbourhood and Sechelt as a whole. We hope you take
into account and will agree that this neighbourhood will be impacted by previous administrations’ poor
planning, and that we should not be expected to bear the brunt of lack of foresight re: zoning for highdensity affordable housing.
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Our neighbourhood is unanimous. We want you to reject Westcor’s rezoning application for a highdensity residential development that would completely overwhelm, change, and congest our quiet,
single-family residence neighbourhood. Please suggest to Westcor that they re-apply with an
appropriate redevelopment plan consisting of small single-family dwellings which would not only
become a good addition to our neighbourhood but would help Sechelt grow in a more sustainable and
well considered way.
In conclusion, we encourage, demand, and expect Sechelt Council’s to live up to its legal obligations
under the Community Charter, the Official Community Plan Bylaw, and the Zoning Bylaw. Public and
Community dialogue is an integral part of the development process. Take note that the community and
neighbourhood is telling you, in a strong and united voice, “NO” to this development proposal at 5410
Mills Road.
If Sechelt Council’s intent is to change the Official Community Plan without any discourse with the
community-at-large, this is a decision that should be decided in a referendum, not behind closed doors.
We look forward to your expeditious reply to our concerns and thank you in advance for your
consideration of this correspondence.
Sincerely,
Teri McArter –
Mills Road
Fraser McArter –
Mills Road
Wayne Plimmer –
Mills Road
Heather Purves –
Mills Road
Dave Fonger –
Mills Road
John Mawby –
Mills Road
Kevin and Krissy Kirkpatrick –
Mills Road
Greg Dosenberg –
Mills Road
Joe Sherman –
Mills Road
Marguerite Martins –
Mills Road
David Blake –
Mills Road
Jody Dennis –
Mills Road
Terry Hatton –
Mills Road
Anna Colonna –
Mills Road
Vito Colonna –
Mills Road
Dustin Heagy –
Mills Road
Emma Heagy –
Mills Road

Rob McCourt –
Christian Road
Coral McCourt –
Christian Road
Tor Skei –
Christian Road
April van der Grinten –
Christian Road
Jordan Ball –
Christian Road
Erin Comeau –
Christian Road
Kimberly Fritz –
Christian Road
Patrick Roye –
Christian Road
Inger R Stuart-David –
Christian
Helge O Vedde –
Christian
Sharon O’Brien –
Bligh Road
Lester and Charmaine Harris –
Bligh Road
Ted Mitravitz –
Bligh Road
Greg Fitchett –
Bligh Road
Tierney Davis –
Bligh Road
Shane Ellis –
Bligh Road
Allen & Jane Whittleton –
Bligh Rd
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APPENDIX 1: Official Community Plan considerations
The West Sechelt Neighbourhood Plan was adopted in 1999 following 1 ½ years of work by the
neighbourhood Plan Committee, and later revised in 2011. The Official Community Plan states:
• Sechelt is a community made up of several unique neighbourhoods, each with a distinctive
character, geographic setting and sense of identity. Preserving and respecting these qualities while
allowing the community to grow and change is an essential part of the OCP. Why is this now being
ignored? (See page 128 of OCP.)
• The neighbourhood has significant potential for additional housing and population growth due to
relatively large areas with gentle topography. Why then does Council want to infill new developments
into areas never before considered for high density housing?
• Previous development has not respected natural site conditions or blended in with the character of the
neighbourhood. Have we not learned from previous mistakes? This townhouse proposal is not
“blending in”, in any way whatsoever.
• With the visual and environmental changes caused by recent development activity, and the large
amount of additional growth possible, ensuring new development is carried out more sustainably, with
better design and protection of natural features of the lands is critical for West Sechelt. This proposed
development will completely strip every tree off the property.
• While accommodating future growth and respecting existing residents, West Sechelt will maintain the
feeling of a West Coast community possessing enviable natural surroundings where new development is
carefully blended into the environment. Imposing high density housing as an after-thought into a
single-family neighbourhood and cutting down all the trees on the property is not “blending in” or
respecting existing residents.
• Protection of natural areas for habitat value and neighbourhood enjoyment is a high priority for any
development applications. Once again, natural areas will be destroyed completely.
• Housing type, density and appearance will be determined through the rezoning and Development
Permit process, to ensure the use is complementary to adjacent residential areas. Adjacent residential
areas are single family homes. There are more units planned in this single piece of property than
there are on the entire length of Mills, Bligh, and Christian roads combined.
• Special Infill Area #1 is a major future development area that will accommodate much of the new
growth in Sechelt. It has potential to accommodate an integrated mix of housing forms. Some 1000-2200
housing units may be developed in the future. Why are 56 units being inserted into an area that the
OCP never slated for high density? (See pg 131 OCP).
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• This development will adversely affect our property values and lessen the favourability of our
neighbourhood. Each floor of the units is a mere 672 sq. ft. There is no storage space in the units or
elsewhere on the property. What will people in these units do to store bicycles, RV’s, boats, ATV’s, Sea
Doo’s, etc. There is absolutely no provision for visitor parking. There are 3 paths that will give access
from the units onto Mills Rd. Where will visitors park?

APPENDIX 2 – Traffic consideration
Westcor’s proposal would greatly increase traffic that will be using Mills Road to enter onto the
highway. Other recent developments in the area will already result in huge increases in the traffic flow,
not to mention the existing houses:
•Westcor’s development near the bottom of Mills Road has 5 houses, each no doubt having two
or possibly more cars per lot.
•The current proposal on Bligh Road is intending to convert to 8 separate lots, each of those will
likely have two or more vehicles, in addition to the existing 2 houses.
•The property at the intersection of Bligh and Kensington will result in 32 lots, each of those will
have two or more vehicles. This development will also access McCourt Rd, but because of the grade of
McCourt, the vast majority of those houses will possibly use Bligh Road and then onto Mills Road.
•Higgs Crescent is another newly developed subdivision, with every one of those 9 houses
having two or three vehicles.
•Kensington Road has approx. 14 houses, all of them currently use Mills Rd.
•Picadilly Crescent (beside Picadilly Park) has 12 houses, all using Mills Road to access the
highway.
•Picadilly (from Kensington to McCourt) has 13 houses, some of which use Mills Road.
•Carnaby Crescent has 15 houses & each uses Mills Road.
•Mills Road has only 15 houses (currently).
•Bligh Road currently has 8 houses.
•Christian Road has 6 houses.
Assuming every one of these houses has two vehicles, then the total vehicular traffic likely using Mills
Road at this time would be at least 262; and with Westcor planning for 78 parking stalls in this high
density development, there would be as many as 340 vehicles using Mills as a feeder road.
Mills Road is a hill that has a corner blind spot where it intersects onto the highway. Drivers on Mills
have to edge forward well past the stop line to see what’s coming at them from the Halfmoon Bay
direction before turning onto the highway toward Sechelt. This cuts anyone off who’s trying to turn onto
Mills Road coming from Halfmoon Bay, sometimes forcing the Mills Road driver to back up to let the
person in, especially if it’s a long vehicle such as a truck. This slows traffic down from all directions. Will a
new traffic light be installed there, seeing as Westcor's development would virtually turn Mills into a
feeder road? Or, consequently, will cars have to drive up Mills to Jasper Road which has a school zone
speed and then doglegs onto Norwest Bay, with no light at night to clearly show where it is. There have
already been complaints about the large increase in traffic, as Council is well aware. West Sechelt
Community Association is also aware of this.
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Sven Koberwitz
From:
Sent:
To:
Cc:
Subject:

Contact West Sechelt Community Association <contactwsca@gmail.com>
Sunday, July 05, 2020 8:54 AM
Teri W. McArter
Council; Sven Koberwitz; Steve Dunton; Wayne Plimmer; Heather Purves; Sharon O'Brien; Fraser
McArter
Re: Opposition to Westcor Rezoning Application

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Hello Teri and West Sechelt home owner residents of Mills, Bligh and Christian Roads,
I am confirming that we, the WSCA Board has received your submission opposing the Westcor Rezoning and
Development application. We have discussed this priority issue and commend area residents for your thoroughly
documented presentation of the issues at hand. The concerns that you have identified will impact the residents on these
streets as well as the larger West Sechelt neighbourhood residents and owners.
The West Sechelt Community Association Board thanks you for bringing the Westcor Zoning and redevelopment
application matter to our attention. We fully support your group's submission letter to the District of Sechelt and to
Westcor opposing the current Rezoning and Development application.
Sincerely,
Cathy Kiss, WSCA Director,
on behalf of WSCA Board.

On Tue, Jun 30, 2020 at 10:41 AM Teri W. McArter
Re: Rezoning and Development Permit for 5410 Mills Road, Sechelt

> wrote:

Please find the attached letter from the West Sechelt homeowner‐residents who live on Mills, Bligh, and Christian
Roads who oppose Westcor’s Rezoning Application and proposal for a high‐density Multi‐Family/Mixed Residential
development on 5410 Mills Road.
Thank you.

‐‐
West Sechelt Community Association
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July 16, 2020
To: The Mayor and Council of Sechelt
Cc: Sven Koberwitz, Planner, District of Sechelt
Cc: West Sechelt Community Association
Cc: John Gleeson, Editor, Coast Reporter
Rezoning Application and Development Permit for 5410 Mills Road, Sechelt
On July 7th Sechelt’s Advisory Planning Commission met to review Westcor’s Rezoning
Application and proposal to build a high-density Multi-Family/Mixed Residential development
on 5410 Mills Road in West Sechelt (currently zoned R-3, single-family.)
APC Chairman Paul Mears “agreed with the many valid points” made in the letter sent by our
neighbourhood to the Mayor, Council and Planning Department on June 30, 2020 (included in
the APC Amended Agenda.) As concerned homeowners living on Mills, Bligh, and Christian
Roads, we would be adversely impacted (along with the equally concerned, wider surrounding
neighbourhood). We were, therefore, quite heartened that “several APC members agreed with
the letter contents as it outlines valid reasons to rethink the project.” (See Meeting Minutes.)
Our letter pointed out that, “contrary to the Official Community Plan for West Sechelt, the
Westcor proposed rezoning for high density multi-family housing is in no way‘ complementary
to adjacent residential areas.’…For many blocks, and in all directions, are single family homes
(R-3 and R-1 Zoning). There are more residential units planned for this single piece of property
than there are on the entire length of Mills, Bligh, and Christian roads combined. This highdensity multi-family project is entirely out of synch with the neighbourhood, zoning, and
community plan.”
Thus, we are concerned that it will change the character of our neighbourhood negatively and
vastly increase traffic volume on Mills Road, the intersection of Bligh and Mills Road and
notably our ability to enter onto the highway safely. Mills Road is not a feeder or arterial street,
and Bligh and Christian Streets are dead end streets. In other words, these are low traffic
streets with ditches vs sidewalks and where pedestrian safety should be a priority.
Our letter stated, “this increase in density [and] vehicular traffic, the lack of adequate onsite
parking leading to the inevitable crowding of street parking, and lack of consideration of a
mature forest which will be cut down to make for the development…are all contrary to both the
Official Community Plan Bylaw, and the interests and desires of the nearby residents.”
The APC agreed that the “density is too great”, and also expressed concern over “Livability
issues: [the proposed 56 units are] too condensed, requesting relaxation of setback for no real
reason other than more units; not much green space (turf grass), no place for amenities
(playground area, meeting rooms, storage or exercise room) on site. The livability is not there.”
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Given this, we ask the Council, Planning Department and the developer, “Why do you wish to
cram 56 units into an area that the OCP never slated for high density?; What entices you to
propose a development that is contrary to the Bylaw, and is not in keeping with the close-by
neighbourhood?”
This is why we, as homeowner stakeholders, again ask Council to “immediately stop any
consideration of R-4 rezoning and suggest that the land owner/developer submit a new
proposal suited for our R-3 zone: i.e. smaller two or three bedroom single family houses on
small lots with garages/carports, green space and backyards of variable size.” This would be
consistent with existing development packages within West Sechelt, like Westcor’s current
lower Mills Road development, the approved development at 6317 Bligh Road and could
enhance our neighbourhood and still fall under the guidelines for affordable housing.
Our request is in direct compliance with the District’s OCP Bylaw, which states:
“While accommodating future growth and respecting existing residents, West Sechelt will
maintain the feeling of a West Coast community possessing enviable natural surroundings
where new development is carefully blended into the environment.”
The Westcor proposal would strip every tree from the 5410 Mills property and in no way “blend
in” or respect existing residents.
In conclusion, we encourage, demand, and expect Sechelt Council’s to live up to its legal
obligations under the Community Charter, the Official Community Plan Bylaw, and the Zoning
Bylaw. Public and Community dialogue is an integral part of the development process. Take
note that the community and neighbourhood is telling you, in a strong and united voice, “NO”
to this development proposal, as it exists, at 5410 Mills Road.
We look forward to your expeditious reply to our concerns and thank you in advance for your
consideration of this correspondence.
Sincerely,
Teri McArter –
Mills Road
Fraser McArter –
Mills Road
Wayne Plimmer –
Mills Road
Heather Purves –
Mills Road
Dave Fonger –
Mills Road
John Mawby –
Mills Road
Kevin Kirkpatrick –
Mills Road
Krissy Kirkpatrick –
Mills Road
Greg Dosenberg –
Mills Road
Joe Sherman –
Mills Road
Marguerite Martins –
Mills Road
David Blake –
Mills Road

Jody Dennis –
Mills Road
Terry Hatton –
Mills Road
Anna Colonna –
Mills Road
Vito Colonna –
Mills Road
Dustin Heagy –
Mills Road
Emma Heagy –
Mills Road
Rob McCourt –
Christian Road
Coral McCourt –
Christian Road
Tor Skei –
Christian Road
April van der Grinten –
Christian Road
Jordan Ball –
Christian Road
…continued /page 3
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Erin Comeau –
Christian Road
Kimberly Fritz –
Christian Road
Patrick Roye –
Christian Road
Inger R Stuart-David –
Christian
Helge O Vedde –
Christian
Sharon O’Brien –
Bligh Road
Lester Harris –
Bligh Road

Charmaine Harris –
Bligh Road
Ted Mitravitz –
Bligh Road
Greg Fitchett –
Bligh Road
Tierney Davis –
Bligh Road
Shane Ellis –
Bligh Road
Allen Whittleton –
Bligh Rd
Jane Whittleton –
Bligh Rd
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Sven Koberwitz
From:
Sent:
To:
Subject:

fara priest
>
Wednesday, August 12, 2020 2:36 PM
Planning
rezoning application File no. 3360-2020-02

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Site address of Proposal:
5410 Mills Road (lot 1 and 12)
am writing regarding the proposed zoning change on Mills Road in West Sechelt, from R‐3 to R‐4. I waited to write, in order to
give the matter a great deal of thought, and to ensure my opinion was not a knee‐jerk reaction to change. I am vehemently
opposed to the zoning change for a number of reasons. The idea of change isn’t one of them. I accept that our beautiful trees
will be cut to make way for houses. Progress is inevitable and expected. I live on Bligh, first house through what we refer to as
the green belt‐ the lots between the two sections of road ending between Derby and Mills. Our lot is 300’ by 50’, which I
believe may be close to one third the size of the lot where the rezoning is being applied for.
The density proposed for the lot is pure greed on the part of the owner. We are a single home community. We walk, visit and
play in our neighbourhood. We moved outside of Sechelt for a reason. If we wanted the density of townhomes, we would
have moved closer to the town proper. The development within West Sechelt over the years has far outweighed the
infrastructure necessary to accommodate the new housing, with building going on uncontrolled, so much so, in fact, that West
Sechelt Elementary needed to change its boundaries some years back to reduce the load on the school. The Clayton property
at the top of Derby is huge, yet, despite its size, is intended for less units than the small area on Mills. The newest phase
at the top of Derby will have 55 houses. The proposal for Mills, on significantly less land, would accommodate 44 townhomes
and 12 additional suites, 66 units! Plus parking. There is absolutely no reason to allow that much density in a single home,
family neighbourhood.
There has already been a substantial change in traffic coming through West Sechelt since the road opened through the
Clayton properties at the top of Derby.This proposal would put a further strain on traffic to and from the area.
The impact on wildlife from the clearing of Clayton’s property has forced many bear and deer to spend more time in the lower
areas of West Sechelt, closer to humans, increasing conflict situations. We saw a mother bear with three very young cubs go
by our gate just a couple weeks ago.We see deer and bear in the green belt continually, as well as coyotes. It is one of the few
remaining areas of undeveloped land. As an aside, the owner of the area being considered for rezoning has told us that he
has also bought the wooded area off McCourt, the other wooded area being used as a refuge by wildlife. That doesn’t bode
well for the future of that area either, considering the reprehensible greed shown in the proposal for this area.
Finally, on a personal note: I have finally retired from teaching after many years of dedication to my job, which kept me busy
planning for much of each summer. I am finally able to realize my dream, have a garden to work in and enjoy in my
retirement. I’m sure you understand how I feel about Stage 3 water restrictions, and the worry of going to Stage 4 every
summer. We have several tanks for 3500 litres of rainwater and make sure they are full each spring, and we never water our
lawn. I am made to feel like a criminal because I want a nice garden. Seeing the ever‐present construction and development,
when you have not even got the water resources to accommodate the houses already here, is beyond infuriating. Until the
proposed upgrades to our water system are completed, I feel strongly that there should be no growth allowed at all, except
for people building on their own lots.
I have no problem with an owner choosing to develop and sell houses on the lots in question; it is the number of units that is
unconscionable. I respectfully request that the rezoning application by turned down for this area.
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Thank you for your attention,
Fara Priest
Bligh Road
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>
From: Mike Ardagh
Sent: Sunday, October 11, 2020 1:45 PM
To: Council <Council@sechelt.ca>; Andrew Allen <Andrew.Allen@sechelt.ca>; Ian Holl <iholl@sechelt.ca>; Planning
<Planning@Sechelt.ca>; westsecheltca@gmail.com; contactWSCA@gmail.com
Subject: Mills Road Multi‐Family Development Proposal (Westcor Lands)
CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Dear Council, City Planners and Community Leaders of Sechelt,
My wife and I are considering moving to Sechelt and have been looking at houses to purchase. We are in our late
30's/early 40's and are community minded, creative professionals working in arts administration, technology and
education. We love the feel of the West Sechelt neighbourhood but were recently disappointed to discover that a
developer (Westcor Lands) has proposed rezoning a sizable portion of the East side of Mills Rd. from R3 to R4 to allow
for higher density development.
After reading the development proposal, it seems to be in direct conflict with the Official Community Plan. As potential
new residents of Sechelt we find this very worrisome. We feel aligned with many of the ideals of the OCP, but if a
developer can simply sidestep those ideals, it makes us second guess whether we want to be a part of this community at
all.
The community plan speaks to prioritizing green space while the current development proposal would result in all trees
being removed from the location in trade for 44 townhouses, with no meaningful amount of green space being salvaged
or recreated. When compared to other neighbourhoods in Sechelt, this area is already lacking in green space, specifically
designated parks, for the amount of development that is there. The proposed development offers no attempt to help
contribute to the neighbourhood or offer balance in this regard.
We have spent the past 20 years living in Vancouver, White Rock, Toronto and Montreal and are trying to escape the
kind of city planning that allows developers to run wild; replacing characterful neighbourhoods with blocks of high
density developments which provide no amenities while increasing demand on infrastructure. We have been coming to
the Sunshine Coast our whole lives as visitors and it has always seemed like a place that had stronger morals than its 'big
city' neighbour to the Southeast. We hope that still holds true.
We urge you to keep the property at 5410 Mills Rd. (including Lots 1 and 12) zoned R3 to stay aligned with the Official
Community Plan, and to keep from throwing that neighbourhood out of balance. We will be watching this decision
closely, and I'm sure we’re not the only future residents that feel this way.
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Best regards,
Mike & Robyn Ardagh
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From:
To:
Subject:
Date:

Penny Brown
Planning
5410 Mills Rd.
Saturday, December 05, 2020 7:55:53 PM

Caution! This message was sent from outside your organization.

Allow sender

|

Block sender

To Whom It May Concern,
I have two issues with the proposed development on Mills Road. Both of these relate to my
concerns about Climate Change. Climate Change is the most critical crisis facing humans in
this time. Extreme heat events and extreme weather events will become more common. We
need to do everything we can to slow this process.
Can this development save as many of the mature trees as possible? I see that someone has
already tied flagging tape around trunks of many of the larger cedars and douglas firs. Trees
are a significant asset in fighting climate change. They absorb greenhouse gases from the
environment and we need to keep as many trees as we possibly can.
Also, can the developer rough in charging stations for electrical vehicles? The BC
Government has already taken the first steps by requiring all new car sales are electrical by
2040. It will be much easier if developments like this are already wired for electrical
vehicles. I would suggest at least half the parking spaces either be wired for EVs or have
Level 2 chargers installed.
Thank you,
Penny Brown
Davis Bay

From:
To:
Subject:
Date:

Penny Brown
Sven Koberwitz
Re: 5410 Mills Rd.
Monday, December 07, 2020 5:27:46 PM

Caution! This message was sent from outside your organization.

Allow sender

|

Block sender

Hi there,
My letter refers to the 44 townhome unit development at 5410 Mills Road. Sorry I did not
make that clear.
Unfortunately I will not be able to make the meeting on the 9th.
Thanks,
Penny Brown
On Mon, Dec 7, 2020 at 11:42 AM Sven Koberwitz <skoberwitz@sechelt.ca> wrote:
Hi Penny,

I just wanted to reach out and clarify which development proposal on Mills Road you are
referring to. There may be some confusion and Westcor Lands Ltd. Is undertaking several
developments in the area. Based on your comments I believe you are speaking to the 44-unit
townhouse development at 5410 Mills Road between Christian Road and Bligh Road.
Specifically for this project there is an information meeting being hosted by the developer
on Wednesday, December 9. An ad was run in the Coast Report which I’ve attached.

There is another rezoning by the same developer and associated 4-lot single-family
subdivision on another portion of the property south of Bligh Road. However, this property
is largely cleared with an existing home. There is a public hearing for this specific
application on Tuesday, December 8.

If you could confirm which development you were referring to I would appreciate it. I want
to make sure your comments are appropriately directed.

Sven Koberwitz
Planner II
District of Sechelt
Direct 604-740-8497 | Office 604-885-1986
PO Box 129 | 2nd Floor, 5797 Cowrie St. | Sechelt, BC | V0N 3A0

From: Penny Brown
t>
Sent: Saturday, December 05, 2020 7:56 PM
To: Planning <Planning@Sechelt.ca>
Subject: 5410 Mills Rd.

To Whom It May Concern,

I have two issues with the proposed development on Mills Road. Both of these relate to my
concerns about Climate Change. Climate Change is the most critical crisis facing humans in
this time. Extreme heat events and extreme weather events will become more common. We
need to do everything we can to slow this process.

Can this development save as many of the mature trees as possible? I see that someone has
already tied flagging tape around trunks of many of the larger cedars and douglas firs. Trees
are a significant asset in fighting climate change. They absorb greenhouse gases from the
environment and we need to keep as many trees as we possibly can.

Also, can the developer rough in charging stations for electrical vehicles? The BC
Government has already taken the first steps by requiring all new car sales are electrical by
2040. It will be much easier if developments like this are already wired for electrical
vehicles. I would suggest at least half the parking spaces either be wired for EVs or have
Level 2 chargers installed.

Thank you,
Penny Brown
Davis Bay

This e-mail communication is CONFIDENTIAL AND LEGALLY PRIVILEGED. If you are not the intended recipient, please notify
me at the telephone number shown above or by return e-mail and delete this communication and attachment(s), and any
copy, immediately. Thank you.
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Planning and Development Department
Municipal Office, 2nd Floor
5797 Cowrie Street
Ref: District of Sechelt, OCO/Zoning Amendment and Development Variance Permit, set backs
on Mills Rd., 44 unit family town home development.
As residents of the neighbourhood, we strongly OPPOSE the proposed expansion for the
following reasons.
Mills Street cannot possibly handle any additional traffic, especially from the highway.
The road is already too narrow and would require widening. I should know as my car
was side-swiped two years ago on Mills
Water is a continual SCRD issue and as long as we are required to abide by annual water
restrictions there should not be any additional large developments permitted.
The neighbourhood as almost exclusively single family dwellings. A high density
townhouse development would lower our property values.
Thank you
Steven & Tracey Beyrouty
Crescent
Sechelt BC V0N 3A7
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Wayne Plimmer
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Comment Sheet regarding Public Information Meeting of December 9th, 2020
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NOTE: Please note my comments as below. I will also hand deliver a hard copy of my comments to
the Planning and Development Dept.
Thank you for your attention to this matter.
Re: Public Information Meeting hosted by Westcor Lands   - December 9, 2020
Comment Sheet:
Name: Wayne Plimmer
Email:
Address:
Mills Rd, Sechelt, B.C.
Phone:
-During the meeting on Dec 9th, Mr. Dunton claimed that the Advisory Planning Commission meeting
of July 7th 2020, made no negative comments with respect to the development application. This is
simply not true! The chairman of the meeting (Paul Mears) immediately made a comment that he
was not in favour of the application. At least one other member of the commission also felt the
same. Others admitted they had not read the entire submission.
-Some of the Overall Preliminary Comments of the Commission (as recorded by the recording
secretary Floria Bol) are as follows:
-Development appears to be needed, but history has shown that this doesn’t work
in West Sechelt
-These housing types don’t sell well in West Sechelt.
-Project is not appropriate for the area, density is too great
-56 units (44 units plus 12 rental units) in the neighbourhood is far too much in
the immediate community.
-Correspondence letter from the community members: Several APC members
agree with the letter contents as it outlines valid reasons to rethink the project.
-Unit types: Not much variety: one is a 2 storey, 3-bedroom townhouse and the
other has a basement suite with 1 window in the bedroom and no windows in the living
room, dining room, or kitchen.
-Livability issues: Too condensed, requesting relaxation of setbacks for no reason
other than more units; not much green space, no place for amenities (playground area,
meeting rooms, storage, or exercise room) on site. The livability is not there.
-Site plan diagram: Arrows show pedestrian circulation going into neighbors back yards
and illustrates not understanding the site very well.
- The APC Minutes conclude:
• Overall: We are not opposed to multifamily development, but other projects have bigger houses
and more livable area; this project has issues with close spaces, screening yards, setbacks, variances,
amenity contributions. Not in support of the setback variances, the parking variances, etc.
• Floor opened to Steve Dunton (Applicant) who provided the following comments:
He could lower density and cut down to 32 units on back section of Mills Rd if there was support for
it. He thinks Sechelt needs 44 of these units as people are demanding more houses.
Recommendation No. 5
Moved/Seconded.
That the Advisory Planning Commission support the concept of multifamily housing but want to see

project take into account the items listed in the discussion for 3360-2020-02 Rezoning for Westcor
Lands Ltd. Application.
We note that Dunton’s December proposal is basically unchanged from what was presented in July.
He has NOT taken the APC’s advice, nor the feedback from the neighbourhood, into account at all.
Further, he is not truthful in the community meeting when he said that he did not say he could
reduce the density to 32 units, as the APC minutes clearly indicate.
-The Advisory Planning Commission is formed to give advise to DoS council. They represent an
excellent cross-section of the community at large. Their advice should be taken into consideration
and respected. Why bother to have the APC if their assessment is not considered? Why has Mr.
Dunton refused to heed the APC suggestions and amend his submitted plans?
-At least one neighbour has already sold their home and have moved. They indicated to me that the
townhouse development was their sole reason for moving. They were not prepared to have their
home devalued because of this behemoth. Many more neighbours have indicated to me personally
that they will consider moving as well. My wife and I feel the same. This development will destroy
the livability of the entire neighbourhood and will surely devalue the only major investment we
have.
-Every neighbour that we have contacted (on Mills Rd., Bligh Rd., Christian Rd., Carnaby Rd., Higgs
Cres., Kensington Rd., Piccadilly Place, and some on Jasper Rd.), with the exception of one person
(he is a building contractor), has expressed anger or deep concern that this will spoil our idyllic well
established neighbourhood.
-Why go through the process of public meetings if the voices of the neighbours are ignored? It is as
if the Town has already decided to accept this application, and are deaf to our concerns, regardless
of the problems that must be obvious to anyone looking objectively at this project.
-We had known from the outset that the developer originally wanted 25 R1 small lots with individual
homes on the three separate parcels of land, but someone from city hall suggested he go for R4
designation for high-density townhouses on the one hectare parcel. The developer has taken the
liberty to even go beyond the R4 designation (which allows 40 townhouses), and is trying to
shoehorn 44 units into the parcel of land (plus an additional 12 secondary suites that are not
allowed in R4), which will also require substantially reducing setbacks on the front and rear of the
property. If this is for more than just a greater profit, then I would appreciate an explanation. Four
more units sold for $500,000 is a further $2 million revenue.
-Our attempt through a Freedom of Access to Information request (to find out who had suggested
R4) met with a refusal to supply that information. We have now learned that it was in fact our
mayor. It is obvious that the mayor had already made up her mind long before the Advisory
Planning Commission had any input, and she was certainly not receptive to any comments of the
residents. We feel the mayor is in a conflict of interest position as she should reasonably be
representing the residents and not just her own agenda or that of an outside contractor.

-The mayor has boasted in the December 7th Chamber of Commerce webinar that the year 2021 will
see a “Mini Construction Boom” with several high-density projects planned for the Sechelt area. Is it
really necessary to destroy our small well-established neighbourhood? We are not opposed to
development, but it must be in keeping with the area. We would not oppose an R1 project that
would provide 25 more homes from Bligh Rd. to Jasper Rd., at a reasonable price for young
families.
-These townhouses, according to the developer will sell for possibly $500,000, plus there will be
monthly strata fees. There have been three houses sell in our immediate neighbourhood for around
$550,000. One home, which is directly across the street from the townhouse proposal, has
enclosed garage space for three vehicles, a separate carport, a separate storage shed, a large private
fenced backyard, and was recently completely remodelled. Which one would you buy? It sold very
quickly to a very young family.
-BC Assessment 2019 values show 8 of the 12 houses on Mills Rd (across from the townhouse
proposal) to be between $420,000 and $494,000 These are very affordable “real homes” for young
families, with room to grow, and to store all their possessions.
-A search of Realtor.ca (as of December 13, 2020) shows 50 residences in the Sechelt/Gibsons area
that are priced at $499,000 or less.
-It is very nice for the District to place an ad in the local paper to announce, “HAVE YOUR SAY,
SECHELT”, but it is a mute point if they aren’t listening.
The Mayor, the District, and Dunton all have a moral and legal obligation to have a sincere
community consultation process, and to take onboard the feedback from the neighbourhood. Thus
far, it appears that this project, as it is, has little if any support from the neighbours. Dunton and the
Mayor remain ignorant to the fact that most of the neighbours would support a lower density R1
project of 25 single family homes, which has been communicated to both.
We reserve our rights to access Judicial Review, the Ombudsperson, the Conflict-of-Interest
Commissioner, the Inspector of Municipalities, and the courts as recourse to the District or the
Mayor taking steps which impinge on our economic or livability interests.
To conclude, we expect an honest and good faith development process. We are concerned that
Dunton has no qualms at misinformation in meetings, has failed to listen to the APC and the
neighbourhood about their interests. During the Public Information Meeting, many people felt Mr.
Dunton was dismissive and interrupted several neighbours as they spoke. We are further concerned
that the Mayor, without any consultation within our neighbourhood, seems to have de facto given
Westcor Lands Ltd. a green light to destroy the fabric of our small community within Sechelt. These
both need to be regulated in the immediate future.

Planning and Development Department
Sechelt Municipal Office, 2nd Floor
5797 Cowrie Street
Sechelt, B.C.

I, Coral McCourt resident of
Christian Rd, strongly oppose the rezoning for high-density
development on Mills, Christian and Bligh Road.
I feel it’s better to encourage high-density developments in the downtown area, as it does not
fit our neighbourhood of single-family dwellings.

Coral McCourt
Christian Road
Sechelt, B.C.
V0N 3A7

PUBLIC INFORMATION MEETING
December 9, 2020

COMMENT SHEET
Name:
Address:

Kim Fritz and Patrick Roye
Christian Road

Email:
Phone:

Westcor Lands Ltd has applied to the District of Sechelt for an OCP/Zoning Amendment and Development
Variance Permit re set back on Mills Road only. This application is for a 44 unit family orientated town home
development in order to provide much needed cost effective housing for families in Sechelt. This project is
under review by staff in the Planning and Development Department.
Given the information you have received regarding this project do you have any comments or questions?
* Our quiet neighborhood sent a letter early July unanimously opposing and saying NO to high
density housing at Bligh/Christian/Mills Road, with other options and comments, also noting
concerns, and we feel our letter was disregarded.
* Concerns over increased traffic, parking on the street, the high density project not being in
align with our established neighborhood.
* The Westcor December 9 meeting talked about how Westcor feels the owners in the high
density project are likely to take transit as it is close on Norwest Bay Road and on Highway 101.
While it may be accessible, we do not think Westcor should speak to what future owners in
these units may do. We disagree as there is no guarantee, nor control over this.
* Westcor indicated the District of Sechelt (DOS) would likely limit the amount of rentals in
this high density town home complex. How will this be controlled or monitored once all the
units are sold and people move in? What are the consequences if the rental percentage is
higher than what is allowed?
* On the letter dated February 12, 2020 for the rezoning application by Westcor, under the
Design section, it says "surrounding a central parking area with 78 stalls (1.5 per townhome
and 1 stall per secondary suite), I'd like to provide an example of what could happen.
Page 1, continued on Page 2

Please return your comments by:

December 16, 2020
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Drop your comment sheet off at the Planning and Development Department, Municipal Office,
2nd Floor, 5797 Cowrie Street.

2.

Email your comment sheet to planning@sechelt.ca














Let’s say 33 of the units (with no secondary suites) have 2 people living in each
unit and each have a car. That’s 66 cars. With 1.5 stalls * 33 units = 50 stalls
approximately, we would be short 15 stalls. These additional cars are now forced
to park on the street. This also assumes none of those 33 units have people with
kids who are of the driving age. This just increases the shortage.
The design around the 44 units says to have as much green space as possible and
as many trees as possible. With so much of the land being consumed with the high
density units, some parking and driveways, it doesn’t leave much space to have
“as much green space and trees as possible”. If we went with the original R-1
zoning application for single family homes, or a reduction in the high density
units being built, this would allow for more green space and trees, which is more
in character with our established neighborhood.
Will there be fencing put up around the whole square lot that is to house all these
high density units? This would allow for more privacy for both the single family
home owners that face these units, as well as for privacy for the unit owners.
Both Christian and Bligh are dead end streets and today the traffic is all local to
those roads and very light. With the high density complex, this will significantly
increase with the potential of 44 units (56 including the secondary suites) * 2 cars
= 88-112 additional cars. This seems unreasonable for this quiet neighborhood.
We recall hearing that these units would be priced between $400,000-$500,000.
How is this considered as low income or affordable housing? Even with
mortgages rates being low, how are these low income families supposed to afford
the mortgage payments, utilities, property taxes, strata fee’s and more?
Sechelt has had water restrictions on usage for many, many years. During these
times, we are sometimes not allowed to water our lawns, and are limited to when
and how long we can water our flowers, plants and trees. Adding these units and
trying to have “as much green space and trees as possible” only adds to these
water restrictions, puts a further strain on the system. How do we keep our green
spaces and the visual greenery appealing to all residents and the community?
In closing, we respectfully ask our July community letter sent in, to be reviewed
again, for consideration back to the original R-1 zoning application, or at
minimum that the developer is asked to review the project again, to submit a less
unit, high density based town home complex. Something that is more in align
with our established neighborhood, and is in compliance with bylaws for the area.
Thank you for your consideration
Kim Fritz and Patrick Roye
Christian Road
Sechelt, BC

Page 2 of Page 2

Julian Blackman
Bligh Road

/

1] The plan view document shows 44 small townhouse units on a Mills 200’ x 400’ ½ block. Also on Mills, there is an
oversize house relative to the surroundings being built just up from 101. When I moved to

Bligh in 1991, the limit

was 10 standard houses on a ½ block. Is it now accepted that the District can change established rules in an area at the
request of a developer? How can a house owner in Sechelt be confident that property values won’t drop due to the
District’s latest decisions?
2] The 44 units are called ‘cost effective housing’. The expected number of people occupying a ‘housing unit’ is not stated.
So there could be 3 or 4 adults per unit, say 150 adults + kids, living in this dense West Sechelt ½ block. The plan view
shows 2 parking slots per unit for 88 cars total. The indicated parking capacity does not take into account the likelihood of
a car per adult plus visitors’ cars. The actual parking requirement could be double the indicated 88 slots, especially given
the travel distance to Sechelt.

3] Simply because property is cheaper further from town center, it is not fair to expect low wage families to live at a
dense remote location, considering that Sechelt center, mall shopping, and rec facilities are 2Km away. It seems to me
that the complex is so far from town center, and the housing units are so small, that they may never achieve a good
resale value. It would be proper for low income families to be able to realize some future financial gain through
ownership of the units, allowing them to upgrade closer to town if so desired. It would not be a good result that
residents of this complex should eventually become multidecade/multigenerational low income families, having to live
permanently at the edge of town.
4] There will be kids living in the complex. The elementary schools are also 2Km away; How is this justified, other than that
their parents can’t afford to live closer?

5] It appears that there would be no long term ownership benefits coming from this proposal: New housing unit owners
will likely not see good future equity because of small unit size, density, and distance from Sechelt center and schools;
Present house owners in the area will see property values drop because of nearby unwanted density.

6] There would be a better long term result for owners if the single complex was split into several smaller developments,
each with less density, and each closer to facilities.
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Comments
Re: Westcor 'Public Information Meeting' — Dec. 9, 2020
As long-time homeowner-residents living on Mills, we are stakeholders in our quiet, wellestablished neighbourhood of single-family homes. We strongly oppose Westcor’s Rezoning
Application and proposal for a high-density Multi-Family/Mixed Residential development on
5410 Mills Road.
On June 30th, our neighbourhood sent you a formal letter (based on the Official Community
Plan's “evergreen” guiding principles) to voice our unanimous opposition to Westcor's 5410
Mills Road proposal. On July 7th, the DOS Advisory Planning Commission expressed even
more concerns and made specific recommendations to greatly change the scope and livability
of the proposed development.
It seems that our “community input”— which Council invites in ongoing events like “Have
Your Say, Sechelt” and online surveys — along with the APC’s very specific
recommendations have fallen on deaf ears and have been ignored by Westcor. On Dec. 9th
the developer presented exactly the same number of units as originally proposed. At the same
meeting, Mayor Siegers said that she was “first in line” among others who had “told” Steve
Dunton to apply for this rezoning application for high density housing.
We all recognize the need for affordable housing. That is why the District of Sechelt’s 2021
“mini-boom” of development and construction, announced at the Chamber of Commerce
Webinar, includes an impressive amount of new high density multi-family affordable housing
in areas already zoned R-4.
Why then would the Mayor instruct Westcor CEO, Steve Dunton, to disrupt a quiet, wellestablished neighbourhood by applying for rezoning to impose an over-the-top high density
44-56 townhouse development into the midst of single-family homes?
Mills, Christian, Bligh Roads (and the surrounding impacted neighbourhood) would be
overrun by the great increase in traffic. Between 116 to 146 cars (from all the combined
Westcor lots along Mills) would run up and down our little 350-meter road
One of the APC advisors recommended that a traffic study be done. Has the traffic study been
done? Please respect that “ask” from both the APC and also the neighbourhood.
We are also alarmed at the amount of on-street parking that would spill out onto our streets,
causing ongoing congestion.
We agree with your Advisory Planning Commission’s assessment (July 7th). Our psyches and
property values would be depressed by the “inappropriate scope” and "lack of livability and

green space” that the APC identified and criticized.
In short, this “runaway" development would destroy the character of our neighborhood,
causing long-term residents to sell our lovely single-family homes at a loss. Already one
young family has sold and moved to ensure their young children will not be endangered by
busy traffic from the “urban fortress” being crammed in across the street.
Does Council listen to — or even care — about how long-term residents are being impacted?
Or even how we feel? (Many of us are so stressed by the threat of having our neighborhood
overrun, that we are having difficulty sleeping.)
Ultimately, we must ask if this “community consultation” process is being done in good faith?
Does Council (and the Planning Department) seriously consider the feedback presented not
only by the community but also its Advisory Planning Commission?
If so, then will Council direct Westcor to come up with a more thoughtful, sustainable
development that would respect, complement, and work in harmony with the existing
neighborhood?
Finally, we are in complete agreement with the following comments submitted by Wayne
Plimmer.
“The Mayor, the District, and Dunton all have a moral and legal obligation to have a sincere
community consultation process... and to [listen to ]the fact that most of the neighbours would
support a lower density R1 project of single family homes, which has been communicated to
both.
“We reserve our rights to access Judicial Review, the Ombudsperson, the Conflict-of-Interest
Commissioner, the Inspector of Municipalities, and the courts as recourse to the District or the
Mayor taking steps which impinge on our economic or livability interests.
“To conclude, we expect and honest and good faith development process. We are concerned
that Dunton has no qualms at misinformation in meetings, has failed to listen to the APC and
[us stakeholder neighbours]…. We are further concerned that the Mayor, without any
consultation within our neighbourhood, seems to have de facto given Dunton a green light to
destroy the fabric of our small community within Sechelt. These both need to be regulated in
the immediate future.”
Thank you,
Teri McArter
Mills Road
Sechelt, BC
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These comments are made Fraser McArter   

Re: Public Information Meeting hosted by Westcor Lands   - December 9, 2020
Comment Sheet:
Name: Fraser McArter
Address:

Email:

Mills Rd, Sechelt, B.C.                                      Phone:

As long-time homeowner-residents living on Mills, we are stakeholders in our quiet, wellestablished neighbourhood of single-family homes. We strongly oppose Westcor’s Rezoning
Application and proposal for a high-density Multi-Family/Mixed Residential development on
5410 Mills Road.
On June 30th, our neighbourhood sent you a formal letter (based on the Official Community
Plan's “evergreen” guiding principles) to voice our unanimous opposition to Westcor's 5410
Mills Road proposal. On July 7th, the DOS Advisory Planning Commission expressed even
more concerns and made specific recommendations to greatly change the scope and livability
of the proposed development!
But it seems that our “community input”— which Council invites in ongoing events like
“Have Your Say, Sechelt” and online surveys — coupled with the APC’s very specific
recommendations have fallen on deaf ears and been completely ignored by Westcor. On Dec.
9th the developer presented exactly the same number of units as originally proposed. At the
same meeting, Mayor Siegers said that she was “first in line” among others who had “told”
Steve Dunton to apply for this rezoning application for high density housing.
We all recognize the need for affordable housing. That is why the District of Sechelt’s 2021
“mini-boom” of development and construction, announced at the Chamber of Commerce
Webinar, includes an impressive amount of new high density multi-family affordable housing
in areas already zoned R-4.
Why then would the Mayor instruct Westcor CEO, Steve Dunton, to disrupt a quiet, wellestablished neighbourhood by applying for rezoning to impose an over-the-top high density
44-56 townhouse development into the midst of single-family homes?
Mills, Christian, Bligh Roads (and the surrounding impacted neighbourhood) would be

overrun by the great increase in traffic. Between 116 to 146 cars (from all the combined
Westcor lots along Mills) would run up and down our little 350-meter road
Has a traffic study been done? If so, please do so out of respect for the recommendation made
by one of the advisors on the APC (July 7) and again requested be us now.
We are also alarmed at the amount of on-street parking that would spill out onto our streets,
causing ongoing congestion.
Our psyches and property values would be depressed by the “inappropriate scope” and "lack
of livability and green space,” identified and criticized by the DOS’s own Advisory Planning
Commission (July 7th).
In short, this “runaway" development would destroy the character of our neighborhood,
causing long-term residents to sell our lovely single-family homes at a loss. Already one
young family has sold and moved to ensure their young children will not be endangered by
traffic from the “urban fortress” being crammed in across the street.
Does Council listen to or even care about how long-term residents are being impacted? Or
even how we feel? (Many of us are so stressed by the threat of having our neighborhood
overrun, that we are having difficulty sleeping.)
We have to ask: is this “community consultation” process actually being done in good faith?
Does Council (and the Planning Department) seriously consider the feedback presented not
only by the community but also its Advisory Planning Commission?
If so, then will Council direct Westcor to come up with a more thoughtful, sustainable
development that would respect, complement, and work in harmony with the existing
neighborhood?
We didn’t vote Council in to give us runaway development. We thought we were voting them
in to take care of an ongoing water shortage that is only going to get worse, due to global
warming. We asked for a loaf and they hand us a brick.
Finally, we are in complete agreement with the following comments submitted by Wayne
Plimmer.
“The Mayor, the District, and Dunton all have a moral and legal obligation to have a sincere
community consultation process... and to [listen to ]the fact that most of the neighbours would
support a lower density R1 project of single family homes, which has been communicated to
both.
“We reserve our rights to access Judicial Review, the Ombudsperson, the Conflict-of-Interest
Commissioner, the Inspector of Municipalities, and the courts as recourse to the District or the
Mayor taking steps which impinge on our economic or livability interests.
“To conclude, we expect and honest and good faith development process. We are concerned
that Dunton has no qualms at misinformation in meetings, has failed to listen to the APC and
[us stakeholder neighbours]…. We are further concerned that the Mayor, without any
consultation within our neighbourhood, seems to have de facto given Dunton a green light to
destroy the fabric of our small community within Sechelt. These both need to be regulated in
the immediate future.”

Planning and Development Department
Sechelt Municipal Office, 2nd Floor
5797 Cowrie Street
Sechelt, B.C.
I, Rob McCourt resident of
Christian Road, strongly
oppose the high-density housing development proposed
for the Mills, Christian and Bligh road area.
I feel the zoning should stay as is to allow future singlefamily dwellings to build in our neighbourhood. This
development does not fit our area and should be
encouraged to be developed closer to the downtown
area.
Rob McCourt
Christian Road
Sechelt, B.C.
V0N 3A7
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As a long time (21+ years) home owner on Mills Road I join my
neighbours in opposing Westcor's high density condo plans. This quiet,
semi-rural single family area would be devastated if this high density unit
was allowed. The traffic on Mills Road alone would be dangerous and
noisy. Mills Road now is a quiet street where people walk their dogs or
children in safety, with only Jasper as an access to Mills, as the highway is
far too risky without a traffic light. The safety of pedestrians would be in
danger. Jasper has no street lights and vehicles using it to access Norwest
would make it a very busy and noisy road. Please let common sense
prevail and stay with R-1 zoning in our quiet middle class neighbourhood.
-Terry Hatton
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Naomi North
Floria Bol; Ian Holl
FW: Attention: Planning & Development Dept.
Wednesday, December 16, 2020 11:41:27 AM

Nice and long email for you guys
From: Alison Gibson
Sent: Tuesday, December 15, 2020 11:50 PM
To: Information Request <Info@sechelt.ca>
Subject: Attention: Planning & Development Dept.
To Whom it may concern, I attended a portion of the Zoom meeting re the zoning change in order to accommodate the development on Mills Rd and I wish to add my voice of opposition to this c
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To Whom it may concern,
I attended a portion of the Zoom meeting re the zoning change in order to accommodate the
development on Mills Rd and I wish to add my voice of opposition to this change.
I live at
Mills Rd and have done so for 30 years. My husband has lived on this property
for 60 yrs, his mother before him occupied this land for 80 and her parents did before that
(this includes the
Mills Rd address). I only point out the longevity of the Gibson family
occupation of this end of Mills Rd to stress that we are not opposed to development,
otherwise we would have opposed every house and subdivision that has been built behind us
over the decades and we haven't. But I strongly oppose WestCor's townhouse development.
I share 'Burdett Rd' with WestCor's development of decidedly unaffordable housing units (no
immigrants or refugees will be taking up occupancy there- nor nurses/ambulance attendants!)
Our side of 'Burdett Rd' is my driveway and I now look out my west facing windows at
WestCor's first of five spec homes that is entirely out of keeping with the neighbourhood in
which it is built. It looms high above the other 4 ranch-style homes at this end of Mills Rd. and
it literally dwarfs the home mere feet directly in front of it (ask the Fenton family how they
feel about it!) This home would be far better suited to the steep-roofed sect of Whistler, but
here? Not one bit! I raise this issue because WestCor wants to build townhouses they say will
be in-keeping with the neighbourhood. Oh really? If the best predictor of future performance
is past behaviour, then I wouldn't put any money on them building anything in keeping with
this neighbourhood whatsoever. Incidentally, with the exception of 2 houses on Mills Rd,
every single home is a rancher. How exactly would WestCor's townhouse complex, with it
proposed garish colours and limited set-back (to maximize units and dollars) fit in? It wouldn't.
It would stand out.
Mr Dunton's original intention was to build single family dwellings on the property in
question...I know this because he told us so, but he said he was asked to build this townhouse
complex instead. Who would have asked him to do that? Certainly not the residents of Mills
Rd! I'm going to go out on a limb here and suggest it was the realtor, Bob Michor, who sold
him the land in the first place. Why do I think this? Because this same realtor has made a
couple of attempts to get us to sell our land, and during the most recent pitch, inadvertently

mentioned attending meetings of your planning committee with WestCor, on this very project
and implied he had a cozy, first name relationship with the mayor. He demurred when pressed
further on why he specifically was at this meeting (what business was it of any realtor?) I don't
think anything illegal happened but maybe something a little on the shady side; I sure don't
think honest intentions were declared. Mr Michor is motivated by sales commissions not
affordable housing (I see he now has himself registered as a real estate agent in Alberta- all
the better to access buyers in the province where WestCor is based). And despite Mr
Dunston's claims of wanting to house immigrants & refugees in these 'affordable homes',
there's no evidence to suggest a history of any sort of philanthropy anywhere. It was
laughable that Mr Dunston would suggest that this project was about anything other than
making money and making as much of it as possible (he must think we're country rubes!) I'm
not against making money, but I am against it when it's being made at the expense of
everyone else. Who benefits here? WestCor & Michor for sure, but who else? People who
don't yet live here? Shouldn't the people who actually do live here take priority over those
who don't?
One explanation given for why this particular location would be ideal for this type of
development, aside from the size of the property, is its location between 2 bus routes:
outbound on the highway and inbound on Norwest Bay. Accessing the bus-stop on Norwest
Bay Rd isn't problematic but crossing the highway most definitely is. Unless the pedestrian is
fit and quick, getting safely across the highway to reach that bus-stop without getting hit by
southbound traffic, is a challenge. Because of the rise and bend in the highway at Mills, the
south bound vehicles, travelling at speeds greater than 60K, cannot see the bus-stop until they
are upon it. Parents actually drive their children across the highway to the bus stop rather
than let them cross on foot. I have a clear view of this bus stop from my kitchen window so I
know exactly what happens there. If you intend to press ahead with this development, then
you must install both a cross-walk and a pedestrian activated light (of course, Highways won't
agree.)
One of my chief concerns about a development of this size is the amount of traffic that will
flow up and down Mills Rd, to and from the highway. You may not be aware of this, but since
Jasper connected through with McCourt and Samron, the traffic on Mills increased
significantly. This is because people living all along Samron and even up as far up as the trailer
court on Mason, travel downhill from their homes to Mills in order to access the highway and
they return in the same manner (I know this because I know people who live up there who
routinely drive by my house!) Mason Rd and Norwest Bay Rd are much steeper and less driver
friendly than Mills. The people who already live at the top of Mills Rd don't drive over to
Norwest Bay when they're going into downtown Sechelt and the traffic from the proposed
townhouse won't either. The only way to re-direct the traffic flow would be to block access to
the highway at the bottom of Mills Rd. Nothing short of that will prevent Mills from becoming
a thoroughfare (of course, Highways won't agree to that, either.)
Mr Dunton mentioned how the residents of Mills Rd would benefit from having more
amenities like sidewalks and street-lights that will come with this project; this tells me that he

doesn't know the people he is pitching to. Those of us who live on lower Mills, wept when the
street-light was installed at the highway (it was awful then, it's awful still) and none of us are
looking forward to having WestCor light up Mills with more. Not only does WestCor wish to
pack our neighbourhood with towering, peak-roofed boxes (all the aesthetics of a box of
Crayola crayons) and clog our street with its traffic but it also wishes to inflict city quality light
pollution on us, just to make certain we never see the stars quite as brightly again. Yes, why
wouldn't we want this!
I'd comment further on what was said at the Zoom meeting but I left after nearly an hour.
Nothing of any merit was said, although Mr Dunton did drone on at length at every
opportunity, describing the quality of the materials he plans to use etc, as if that would
somehow be relevant to the residents of Mills Rd. With speaking skills like that, if things in the
development trade don't work out for him, he could have a good second act as a politician.
In closing, if I haven't made myself abundantly clear about this rezoning and development, I
am dead set against it.
Sincerely,
Alison Gibson

Public Information ?Vleeting
December 9, 2020
Comment Sheet
Heather Purves
Mills Road
Having lived on Mills Road for just shy of 20 years with an undeveloped property across
the street, it was not out of the realm of possibility that it may developed at some point. It
is an understatement to say that something to the degree of this proposal for 44
town homes has thrown the whole neighbourhood for a loop. You wanted comments here
goes.
-

Rezoning to R4 where to start!
Not only is the proposal asking to change from R3 to R4 for more density, it is looking to increase
DENSITY

-

-

the density of R4 even more. At present in the bylaw, R4 allows for 40 units for the size of this
property. The developer, with at the very least, encouragement from the Mayor, is proposing 44
units with 1 2 supplementary suites for a total of 56 units. At this time, R4 does not permit
secondary suites. It appears the expanded density from R3 to R4 is not even enough, more and
more is wanted. Not only is a re-zoning wanted hut a site-specific amendment as well to
acc:ommodate secondary suites. This is not just an increase from R3 hut to R4 on steroids. What is
enough?
APC Advisory Planning Commission
At the meeting Mr. Dunton indicated that the APC had no issues with the proposal. I have a
different take-away from the APC meeting having participated in the Zoom meeting and reading
the meeting minutes. Some of their points are “not appropriate for the area”, “density is too
great”, “livability is not there” and “far too much for the immediate community”. Several members
also agreed with our community letter of June 30, 2020, an attachment to the agenda of the July 7
APC meeting, “as it outlines valid reasons to rethink the project”.
A copy of our June 30th letter is attached.
-

-

In all fairness, the APC did indicate they were not opposed to multi-family development, hut, this
project has issues.
OCP Official Community Plan
I have concerns about the integrity of the OCP as a result of reading through some of the
documentation for this development proposal, from the Request for Decision package issued by
-

the Planning Department Recommendations #2 “That Council direct staff to prepare Official
Community Plan and Zoning Bylaw Amendments to facilitate the proposed multi-family
development.” Am I correct in interpreting that the OCP can he amended one development at a
time as they come up? Doesn’t something as encompassing and impactful on a community as an
OCP require more extensive and timely public consultation!
-

LIVABILITY

-

“livability is not there”

Sadly, the development has already caused major upheaval to one family in the neighbourhood,
who found the density too much to be able to live with and moved after making considerable
renovations to their home. Others too, are contemplating their futures here.
I have been told by a neighbour, after speaking with his adult children, about the development,
that they expressed that it would not appeal to them at all for their families and future. It would
not provide the quality of lifestyle they would want to come back to on the coast lack of personal
outdoor space, lack of storage, lack of parking, to name a few. What is felt that is lacking are the
things that would inspire a longterm home or a forever home.
-

CONCLUSIONS

I have hit on some of my concerns. I could go on about traffic, water, parking, not to mention the
alluded to 14-16 townhouse project between Christian and Jasper. But, I trust that some of those
will be brought up by others.
In closing, it would seem that this proposed development plan is not tenable for this
neighbourhood. The community, and the APC, all bring points that are “valid reasons to rethink
the project”. The developer has expressed in the past he has been amenable to less density. He
previously prepared a proposal for a 23 unit subdivision. Several neighbourhood properties have
been rezoned to Ri without opposition, two of them Westcor’s.
Sadly, those promoting this development don’t seem to place the same importance into the
preservation of the neighbourhood as do the homeowners who live and thrive here.
It would seem, though, as there could be a path forward while retaining the integrity of our
neighbourhood.

INSERT

June 30, 2020
To:
cc:
cc:
cc:

The Mayor and Council of Sechelt
Sven Koberwitz, Planner, District of Sechelt
West Sechelt Community Association
Steve Dunton, Westcor Lands Ltd.

Rezoning and Development Permit for 5410 Mills Road, Sechelt
We are long-time West Sechelt homeowner-residents who live on Mills, Bligh, and Christian Roads; as
such we are immediate neighbours of the subject property. Any decisions concerning the rezoning or
development of this property will impact us, our streets, and our neighbourhood. Our quiet, wellestablished neighborhood of single-family homes has always been zoned R-3. As stakeholders in the
integrity of ourneighbourhood, we are writing to you to strongly oppose Westcor’s Rezoning
Application and proposal for a high-density Multi-Family/Mixed Residential development on 5410 Mills
Road.
Westcor wants 5410 Mills Road rezoned from R-3 to R-4 to build 44 townhouse units that
includes 12 townhouses with secondary suites, or 56 units total. Westcor also proposes reducing offstreet parking requirements from the usual 2 to only 1.5 per townhouse, and reductions of both the
front and rear lot line setback from 7.5 m to 4.6 m.
This proposal is not in keeping with the Official Community Plan. It will change the character of our
neighbourhood negatively and will vastly increase traffic volume on Mills Road, notably to enter onto
the highway. (Appendices: # 1 Official Community Plan and #2 Traffic & Parking). This will lead to
congestion, and to inevitable traffic accidents at the non-traffic light intersection of the Highway and
Mills Road. Mills Road is not a feeder or arterial street, and Bligh and Christian Streets are dead end
streets. In other words, these are low traffic streets, with a limited number of registered vehicles in the
area.
The Official Community Plan for West Sechelt states:
“Housing type, density and appearance will be determined through the rezoning and
Development Permit process, to ensure the use is complementary to adjacent residential
areas.”
There is nothing about the Westcor application which complements the adjoining neighbourhood.
Adjacent residential areas, for many blocks, and in all directions, are single family homes (R-3 Zoning).
There are more residential units planned for this single piece of property than there are on the entire
length of Mills, Bligh, and Christian roads combined This high-density multi-family project is entirely out
of synch with the neighbourhood, zoning, and community plan.
Per the OCP (past and present) our neighbourhood has never been zoned R-4; whereas West Sechelt’s
Tyler Road R-4 townhouse development, which is adjacent to Holy Family Catholic Church, is located on
a potential feeder road. Tyler Road townhouses have garages, driveways, and extra parking spots for
visitors
with only 18 units on .45 hectares of land (or about 36 units per hectare (with proper
setbacks). In stark contrast, Westcor proposes 56 residences on one hectare with very inadequate offstreet parking provisions. This is a 60 % increase in density in comparison to the most comparable
townhouse project in the vicinity. We believe that this increase in density, the increase of vehicular
traffic, the lack of adequate onsite parking will lead to the inevitable crowding of street parking, and lack
—
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of consideration of a mature forest which will be cut down to make for the development, are all
contrary to both the Official Community Plan Bylaw, and the interests and desires of the nearby
residents.
If the Tyler Road townhouses represent the development philosophy of the District of Sechelt, then a
new development here would have no more than 36 units with legal and decent setbacks, garages,
driveways, green space, and adequate visitor parking. This would avoid chronic, congested, on-street
parking and also allow for a more-pleasing exterior architectural design. Even Habitat for Humanity in
Wilson Creek offers better architectural features which will stand the aesthetic test of time, compared
to Westcor’s proposed plan. We find that the proposed densification with the lack of infrastructure and
amenities is reminiscent of Birminghams English council flats from the 1950s, as opposed to modern
West Coast design practices. This would completely change the nature of our quiet, established
neighbourhood, and would be a residential and design setback of the District.
Furthermore, the OCP stipulates that “Special InfillArea #1 is a major future development area that will
accommodate much of the new growth in Sechelt. It has the potential to accommodate an integrated
mix of housing forms. Some 1000-2200 housing units may be developed in the future.” The logical
questions to ask of the Planning department, Council, and the developer must therefore be, “So do you
wish to cram 56 units into an area that the OCP never slated for high density?; What entices you to
propose a development that is contrary to the Bylaw, and is not in keeping with the close-by
neighbourhood?”
We understand that some development is inevitable, so we ask Council to immediately stop any
consideration of R-4 rezoning; and to then suggest that the land owner/developer submit a new
proposal suited for our R-3 zone: i.e. smaller two or three bedroom single family houses on small lots
with garages, green space and back yards of variable size. This would be consistent with existing
development packages within the District, e.g. Westcor’s lower Mills Road development, the Cascadia
strata homes, or the new homes on Kingbird Crescent. Small houses with nice architectural lines and
finishes could enhance our neighbourhood and still fall under the guidelines for affordable housing.
Our request is in direct compliance with the District’s Official Community Plan Bylaw, which states:
“While accommodating future growth and respecting existing residents, West Sechelt will maintain the
feeling of a West Coast community possessing enviable natural surroundings where new development is
carefully blended into the environment.” The Westcor proposal would strip every tree from the 5410
Mills property and in no way “blend in” or respect existing residents.
We understand that you, as our current Sechelt Council, were not responsible for the difficult issues
facing us today, and that these issues are, in fact, remnants from previous councils and the SCRD’s lack
of foresight in planning, zoning, and building and ensuring essential infrastructure (i.e. adequate water
supply to avoid water shortages). This means that such high densification in a small geographic area with
normally small and stable number of residents will require significant capacity increase in water and
sewer systems. However, and very importantly, you are responsible for decisions made today that will
impact and shape the future well-being of our neighbourhood and Sechelt as a whole. We hope you take
into account and will agree that this neighbourhood will be impacted by previous administrations’ poor
planning, and that we should not be expected to bear the brunt of lack of foresight re: zoning for high
density affordable housing.
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Our neighbourhood is unanimous. We want you to reject Westcor’s rezoning application for a highdensity residential development that would completely overwhelm, change, and congest our quiet,
single-family residence neighbourhood. Please suggest to Westcor that they re-apply with an
appropriate redevelopment plan consisting of small single-family dwellings which would not only
become a good addition to our neighbourhood but would help Sechelt grow in a more sustainable and
well considered way.
In conclusion, we encourage, demand, and expect Sechelt Council’s to live up to its legal obligations
under the Community Charter, the Official Community Plan Bylaw, and the Zoning Bylaw. Public and
Community dialogue is an integral part of the development process. Take note that the community and
neighbourhood is telling you, in a strong and united voice, “NO”to this development proposal at 5410
Mills Road.
If Sechelt Council’s intent is to change the Official Community Plan without any discourse with the
community-at-large, this is a decision that should be decided in a referendum, not behind closed doors.
We look forward to your expeditious reply to our concerns and thank you in advance for your
consideration of this correspondence.
Sincerely,
Ten McArter—
Mills Road
Fraser McArter
Mills Road
Wayne Plimmer—
Mills Road
Heather Purves
Mills Road
Dave Fonger
Mills Road
John Mawby—
Mifls Road
Kevin and Krissy Kirkpatrick—
Mills Road
Greg Dosenberg
Mills Road
Joe Sherman
Mills Road
Marguerite Martins
Mills Road
David Blake
Mills Road
iody Dennis
Mills Road
Terry Hatton
Mills Road
Anna Colonna
Mills Road
Vito Colonna
Mills Road
Dustin Heagy—
Mills Road
Emma Heagy
Mills Road
—

—

—

—

—

—

—

—

—

—

—

—

Rob McCourt
Christian Road
Coral McCourt—
Christian Road
Tor Skei
Christian Road
April van der Grinten
Christian Road
Jordan Ball
Christian Road
Erin Comeau
Christian Road
Kimberly Fritz—
Christian Road
Patrick Roye
Christian Road
Inger R Stuart-David
Christian
Helge 0 Vedde
Christian
Sharon O’Brien
Bligh Road
Lester and Charmaine Harris
Bligh Road
Ted Mitravitz—
Bligh Road
Greg Fitchett—
Bligh Road
Tierney Davis
Bligh Road
Shane Ellis
Bligh Road
Allen & Jane Whittleton
Bligh Rd
—

—

—

—

—

—

—

—

—

—

—

—

—
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APPENDIX 1: Official Community Plan considerations
The West Sechelt Neighbourhood Plan was adopted in 1999 following 1 !‘ years of work by the
neighbourhood Plan Committee, and later revised in 2011. The Official Community Plan states:
Sechelt is a community made up of several unique neighbourhoods, each with a distinctive
character, geographic setting and sense of identity. Preserving and respecting these qualities while
allowing the community to grow and change is an essential part of the OCP. Why is this now being
ignored? (See page 128 of OCP.)
• The neighbourhood has significant potentialfor additional housing and population growth due to
relatively large areas with gentle topography. Why then does Council want to infill new developments
into areas never before considered for high density housing?

• Previous development has not respected natural site conditions or blended in with the character of the
neighbourhood. Have we not learned from previous mistakes? This townhouse proposal is not
“blending in”, in any way whatsoever.

• With the visual and environmental changes caused by recent development activity, and the large
amount of additional growth possible, ensuring new development is carried out more sustainably, with
better design and protection of naturalfeatures of the lands is criticalfor West Sechelt, This proposed
development will completely strip every tree off the property.

• While accommodating future growth and respecting existing residents, West Sechelt will maintain the
feeling of a West Coast community possessing enviable natural surroundings where new development is
carefully blended into the environment. Imposing high density housing as an after-thought into a
single-family neighbourhood and cutting down all the trees on the property is not “blending in” or
respecting existing residents.

• Protection of natural areas for habitat value and neighbourhood enjoyment is a high priority for any
development applications. Once again, natural areas will be destroyed completely.

• Housing type, density and appearance will be determined through the rezoning and Development
Permit process, to ensure the use is complementary to adjacent residential areas. Adjacent residential
areas are single family homes. There are more units planned in this single piece of property than
there are on the entire length of Mills, Bligh, and Christian roads combined.
• Special Infill Area #1 is a major future development area that will accommodate much of the new
growth in Sechelt. It has potential to accommodate an integrated mix of housing forms. Some 1000-2200
housing units may be developed in the future. Why are 56 units being inserted into an area that the
OCP never slated for high density? (See pg 131 OCP).
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• This development will adversely affect our property values and lessen the favourability of our
neighbourhood. Each floor of the units is a mere 672 sq. ft. There is no storage space in the units or
elsewhere on the property. What will people in these units do to store bicycles, RV’s, boats, ATV’s, Sea
Doo’s, etc. There is absolutely no provision for visitor parking. There are 3 paths that will give access
from the units onto Mills Rd. Where will visitors park?

APPENDIX 2— Traffic consideration
Westcor’s proposal would greatly increase traffic that will be using Mills Road to enter onto the
highway. Other recent developments in the area will already result in huge increases in the traffic flow,
not to mention the existing houses:
•Westcor’s development near the bottom of Mills Road has 5 houses, each no doubt having two
or possibly more cars per lot.
•The current proposal on Bligh Road is intending to convert to 8 separate lots, each of those will
likely have two or more vehicles, in addition to the existing 2 houses.
•The property at the intersection of Bligh and Kensington will result in 32 lots, each of those will
have two or more vehicles. This development will also access McCourt Rd, but because of the grade of
McCourt, the vast majority of those houses will possibly use Bligh Road and then onto Mills Road.
• Higgs Crescent is another newly developed subdivision, with every one of those 9 houses
having two or three vehicles.
•Kensington Road has approx. 14 houses, all of them currently use Mills Rd.
•Picadilly Crescent (beside Picadilly Park) has 12 houses, all using Mills Road to access the
highway.
•Picadilly (from Kensington to McCourt) has 13 houses, some of which use Mills Road.
•Carnaby Crescent has 15 houses & each uses Mills Road.
•Mills Road has only 15 houses (currently).
•Bligh Road currently has 8 houses.
•Christian Road has 6 houses.
Assuming every one of these houses has two vehicles, then the total vehicular traffic likely using Mills
Road at this time would be at least 262; and with Westcor planning for 78 parking stalls in this high
density development, there would be as many as 340 vehicles using Mills as a feeder road.
Mills Road is a hill that has a corner blind spot where it intersects onto the highway. Drivers on Mills
have to edge forward well past the stop line to see what’s coming at them from the Halfmoon Bay
direction before turning onto the highway toward Sechelt. This cuts anyone off who’s trying to turn onto
Mills Road coming from Halfmoon Bay, sometimes forcing the Mills Road driver to back up to let the
person in, especially if it’s a long vehicle such as a truck. This slows traffic down from all directions. Will a
new traffic light be installed there, seeing as Westcor’s development would virtually turn Mills into a
feeder road? Or, consequently, will cars have to drive up Mills to Jasper Road which has a school zone
speed and then doglegs onto Norwest Bay, with no light at night to clearly show where it is. There have
already been complaints about the large increase in traffic, as Council is well aware. West Sechelt
Community Association is also aware of this.
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From:
To:
Subject:
Date:

Planning
Westcor Lands Ltd - Rezoning Application - 44 Unit Townhome Development
Wednesday, December 16, 2020 9:57:29 AM

Caution! This message was sent from outside your organization.

Allow sender

|

Block sender

Planning and Development Services Dept.
We wish to submit the following comments regarding the rezoning application by Westcor
Lands Ltd. following the Public Information Meeting held on December 9, 2020.
OCP/ZONING AMENDMENT AND DEVELOPMENT VARIANCE PERMIT – 44 Unit Townhome
Development, Bligh/Christian/Mills Road, Sechelt.
We are vehemently opposed to the rezoning application that would allow for 44 townhome
units on this property as proposed.
On November 9, 2020 we joined the Zoom Public Information Meeting presented by Westcor
Lands and Mr. Steve Dunton. As this proposal would drastically alter the composition of the
neighbourhood, we were more than interested to hear what he had to say.
Unfortunately, Mr. Dunton did nothing to alleviate our fears regarding this development
including the size and massing, parking congestion and increased traffic. We live at 6276 Bligh
Road and note that, along with our neighbour to the north, would be the most impacted by
this proposal. Our property and our neighbours’ property border the eastern property line of
the proposed development and if this project were to proceed, we would have numerous two
or two and a half story townhomes just feet from our property looking directly into our houses
and yards. We have been lucky up until now to have enjoyed relative privacy on our property
but anticipated that someday the lot next door would be developed, most likely to
accommodate a single-family dwelling as the existing zoning allows.
Mr. Dunton noted that he had noticed that first responders and essential workers coming to
the Coast were struggling to find accommodation. Why then would he invite someone from
off-coast to talk about providing affordable housing, most likely rental units, within this
proposed development for people from off coast.
We were also surprised to hear Mayor Seigers comments that she encouraged Mr. Dunton to
develop this property into multi-family units. We are wondering if she had visited the property
and the neighbourhood to get a feel of what kind of impact this large development would
have to the area before suggesting this to Mr. Dunton? We also note that comments made by
some members of the Advisory Planning Commission at their July 7, 2020 meeting indicated
the proposed development was not appropriate for this area.
We are already seeing significant development in the area with, as yet unknown, impacts to
traffic congestion. Five lots near the bottom of Mills Road at Burdett Road, four lots just north
and eight lots just a short distance to the west of Mills Road on Bligh Road are in various
stages of development. So, seventeen new lots being proposed as well as Mr. Dunton’s fortyfour units. Will Mr. Dunton be asked to provide a traffic study that would include all the
proposed developments in the area? It seems unreasonable to think that residents would not
use Mills Road to access the highway.
We would prefer this property be developed into single family residential lots but certainly
understand the need for multifamily housing. However, we feel strongly that the proposed
development is too large for this property.
We are not opposed to a multi-family development on this property, but the massing of this

proposed development will be devastating to us; we will lose our right to quiet enjoyment of
our property.   Please consider the current residents already in this neighbourhood when
making any decisions on this rezoning application.
Thank you for your consideration.
Allen and Jane Whittleton
Bligh Road

avne Plimmer
Mills Road,
Sec helt, B.C.
VON 3A7
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2 Floor-5797 Cowrie St,
Sechelt BC VON 3A6
December 29, 2020

Dear Mayor and Council
Please find attached a petition from the neighbours of the 44 unit, high density housing project that is
proposed for a one hectare parcel at 5410 Mills Road in West Sechelt. File #3360-2020-02
As you will note, the petition covers the immediate surrounding neighbours who will be greatly impacted by
this project if allowed to proceed as suggested by the developer Westcor Lands Ltd.
In addition to the stakeholders on Mills, Bligh and Christian roads, we also include signatures from concerned
homeowners on Carnaby, Higgs, and Kensington roads who will be impacted by the increased traffic on Mills
Rd. We did not include the signatures of the other two adjoining roads (Picadilly and Jasper) as they have
other egress routes via McCourt and Norwest Bay roads, that some of the residents do use.
There are some names that are not shown on the petition, not because they do not care, but rather there were
some valid reasons for not signing. Rest assured vie have spoken to virtually every neighbour in the
surrounding area, and there isn’t a single person, that we are aware of, who feels this high density proposal is
at all suited to the area.
We again feel it necessary to remind you of the comments of the Advisory Planning Commission (July 7,2020)
in their memo to the Planning Department when they noted: “Project is not appropriate for the area”,
is far too much in the immediate community”, “Too condensed”, and “The livability
“Density is too great”,
is not there!”
“...

We also ask that you seriously consider the formal “Comments” sent to Planning in response to the Public
Information Meeting hosted by Westcor on December 9’.
We felt it wasn’t enough that our core group would tell you the entire neighbourhood is against this proposal,
and thus we have attached this petition to make it very clear this proposal completely dismisses the
“livability” needs of longtime homeowners and is NOT wanted.
Warmest Regards
Wayne Plimmeron behalf of the Mills Road Committee
c.c

-

Mr. Sven Koberwitz, Planner, District of Sechelt
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5410 Mills Road
Westcor Lands Proposed Multi-Family Development
Petition
Re: Rezoning Application for 5410 Mills Road File Number 3360-2020-02
-

As stakeholders in the integrity of our neighbourhood, we the undersigned, oppose Westcor Land’s Application and
proposal for the high-density Multi-Family/Mixed Residential development at 5410 Mills Road.

From:
To:
Cc:
Subject:
Date:

Teri W. McArter
Ian Holl
Council
Re: Revised Rezoning Application for Multi-Family Development on Mills Road by Westcor Lands, submitted Mar.
3, 2021
Wednesday, March 17, 2021 3:47:21 PM

Caution! This message was sent from outside your organization.

Allow sender

|

Block sender

To: Ian Holl, Development Planning Manager

Cc:   DOS Mayor and Council
Dear Mr. Holl,
Re: Revised Rezoning Application for Multi-Family Development on Mills Road by
Westcor Lands, submitted Mar. 3, 2021 (FILE NO:3360-2020-02)
Thank you for again giving us the opportunity to begin to make comment on the
revised Westcor Lands proposal. We will address one of our concerns at this time.
We we pleased to see that you have recommended to Council that they "direct the
applicant to submit the required traffic assessment by a qualified professional
engineer to address the threshold in OCP Policy 12.10 as previously requested."
We are greatly concerned that the revised scale of the Westcor Lands proposal for
Multi-Family Development on Mills Road still does not adequately address the
serious density-impact issues previously raised — a great increase in traffic and
chronic on-street parking clogging our semi-rural neighbourhood roads.
These concerns were first raised in our July 2020 letter (which the APC concurred
with); in all of our “Have Your Say” survey comments; at Westcor's Public
Information Meeting in December 2020; and our formal signed petition.
We trust that Council will respect its “community consultation” process and ensure
that a qualified professional engineer perform the traffic assessment study as
required.
Sincerely,

Teri McArter and Fraser McArter
Mills Road
Sechelt, BC   V0N 3A7
Member of the Mills Road Committee.

From:
To:
Cc:
Subject:
Date:

Wayne Plimmer
Council Meeting
Ian Holl
Council Meeting of March 17th, 2021
Wednesday, March 17, 2021 3:35:27 PM

Caution! This message was sent from outside your organization.
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Regarding Dist. Of Sechelt file no. 3360-2020-02    - Rezoning application for Multi-Family
Development on Mills Rd.
The immediate neighbours to this development have invested considerable effort in consultations
with the surrounding area residents. The initial plan for 44 units, with 12 secondary suites was an
abomination, but the developer has lessened the number of units, in hopes that the residents will be
less opposed. I want to be clear that the neighbourhood is in opposition to any R4 zoning and feel
the R1 designation is more suited to the area, and is in keeping with the developers original plan for
25 single family homes on 500 sq meter lots for the entire parcel of land on the east side of Mills Rd.
The Official Community Plan does not allow for secondary suites, and the setbacks are beyond the
R4 requirements. In addition, there are no provisions for parking for any of the 10 secondary suites,
which is also not permitted in the R4 regulations.

I do have two questions that I would like answered. Do all the neighbors questions and concerns
from the original 56 unit proposal remain on file, or are they simply erased because the rezoning
application is starting anew? Does the council and planning department still consider the December
2020 petition from the neighbors?
Wayne Plimmer
On behalf of residents affected by this rezoning proposal.

March 25, 2021
To: The Mayor and Council of Sechelt
cc: Ian Holl, Development Planning Manager, District of Sechelt
cc: West Sechelt Community Association (WSCA)
cc: John Gleeson, Editor, Coast Reporter

As homeowners living on Mills, Bligh, and Christian Roads, we are greatly concerned that the
safety and integrity of our neighbourhood will be upended by the scale of Westcor's proposed
high density 44-unit (34 townhouses + 10 secondary basement suites) development at 5410 Mills
Road (revised application, March 3, 2021).
It’s important to note that this proposal is only one of a series of four separate developments
being planned along Mills Road. In totality, Westcor aims to build as many as 90 to 94 new
residential units — houses, townhouses, secondary basement suites — along a semi-rural road
less than 500 meters in length. (Itemized below.)
This astonishing increase in density is being done step by step…but the overall traffic impact
(and inadequate parking provisions) of these four separate developments must be seen and
evaluated as a whole. Otherwise, it’s like the camel who asks to put his nose inside the tent and
once inside, gradually moves in the rest of his body, pushing out the tent owner.
TRAFFIC & PARKING IMPACTS:
Cumulatively, the scale of these four developments will create (1) a massive increase in traffic
and (2) permanent on-street parking along Mills, Christian and Bligh Roads. It will turn our little
patch of West Sechelt into the West End. On-street parking will become a serious problem – not
to mention visibility and safety concerns for children darting out between cars onto the street
after a ball, families and seniors trying to walk their dogs, and existing residents trying to back
out of their driveways safely.
The District of Sechelt has already approved two of Westcor’s applications: to build 4 houses + 4
secondary basement suites at 5400 Mills; and 5 more houses + 5 secondary basement suites at
the bottom of Mills on Burdett Road. These applications were unopposed by the neighbourhood,
partly because we thought these would be 9 single-family homes on smaller lots like those in
Upper Silverstone, not 18 residential units (9 large homes + 9 basement suites) with inadequate
parking, and little or no yards.
Now Westcor is applying to construct 44 more units on Mills between Bligh and Christian
Roads. No onsite parking provisions are provided for the 10 secondary suites or for
visitors. Westcor is requesting a bylaw change to allow basement suites in townhouses (not
allowed in the OCP) and a reduction in the legal setbacks to shoehorn in the maximum number
of units.
On top of this, Westcor has plans (on its website) to build 14 to 16 more townhouses on upper
Mills Road, no doubt with additional secondary suites.

OVER-THE-TOP INFILL:
That’s 44 + 8 + 10 + 14 (to 16) = 76 to 78 units…BUT if 14 (to 16) basement suites are added
into the upper Mills development, that would be 90 to (as many as) 94 units, crammed onto a
short road where many homeowners already live.
Because Mills is also the feeder road for Bligh, Kensington, Burdett, Carnaby, and Higgs roads
to access the highway, the increase in vehicular traffic will be overwhelming. Especially
considering that 8 more homes are scheduled to be built in the 6300 block of Bligh Road – plus
the 32 lots at the intersection of Bligh and Kensington Roads. (It is unknown if these
developments will include secondary suites, which could add up to as many as another 80 units!)
As homeowner Wayne Plimmer points out, "We bought our homes with the understanding that
this is a rural neighborhood and although we understand there will be development, we did not
expect such extreme high-density housing in our quiet neighborhood. Residents have already
moved away because of this development, and many are seriously considering selling.”
BALANCED & SUSTAINABLE SOLUTIONS:
Yes, the DOS definitely needs more housing. But we plead for a more balanced approach to
solving this overall problem! Our little neighbourhood cannot be expected to shoulder too much
of the burden in solving the district’s Titanic-sized housing crisis. We’re not the only lifeboat –
and if you expediently shove too many people into this small area, it will capsize the existing
neighbourhood and we’ll all drown. There are many other areas throughout the District of
Sechelt earmarked and better suited for the scope of such high-density multi-family
developments, where adequate parking and traffic flow can be safely accommodated.
OUR REQUEST:
• Will a traffic impact study be done BEFORE the application for rezoning is granted?
• Will the professional engineer being hired to conduct the traffic impact study be shown
the cumulative number of all four proposed developments along Mills (76 to as many as 94
residential units), plus the 8 + 32 home developments feeding onto Mills from Bligh
and Kensington?
• Will the number of units at 5410 be reduced to provide more storage and adequate onsite
parking for the people who live there and for visitors?
As stated in our previous formal petition sent to DOS Council, December 31, 2020, the
homeowners of Mills, Bligh, Christian, Kensington, Carnaby, Higgs Roads were and are
unanimously opposed to too high a density development at 5410 Mills (re: traffic safety and
adequate off-street parking). We have never heard back from Council. Is this what you meant by
“Have Your Say, Sechelt”? If Council approves this over-the-top density infill in its current
form, it will show flagrant disregard for the reasonable needs of Sechelt’s long-term residents
and taxpayers.

We thank you for considering a more balanced, sustainable development approach in our
neighbourhood and for making wise decisions.
Sincerely,
Teri McArter and Fraser McArter
Mills Road
Wayne Plimmer and Heather Purves
Mills Road
Members of the Mills Road Committee

From:
To:
Subject:
Date:

April Maria
Planning; Information Request
Westcor application of Mills Rd
Sunday, May 16, 2021 12:55:56 PM
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Planning and Development Department
Sechelt Municipal Office, 2nd Floor
5797 Cowrie Street
Sechelt BC V0N 3A3
planning@sechelt.ca
info@sechelt.ca
To whom it may concern,
Over this last year, numerous if not all of the residents of West Sechelt, have protested
the proposed high-density housing on Mills Road for valid reasons.
The perplexing issue is why Westcor's application for re-zoning to R4, including a
variance application regarding setbacks all towards building additional units, would even
be considered.
West Sechelt neighbourhood is against the re-zoning because the increased number of
allowable units leads to double the number of vehicles. Vehicles impact traffic and
parking patterns.
The District, is granting inadequate parking for each unit. That's the problem. The
DOS assumes that low-income tenants will not require parking spaces because they will
use transit. That is not true. Those tenants will have vehicles, maybe not high-end,
expensive models, but much older and/or economic, affordable ones that will still
require a space.
Mills Road is the feeder road to the Highway for several roads in the neighbourhood.
This feeder road will not only be congested with additional traffic, but also hindered by
permanent on-street parking from the inadequately planning of parking in the
development.
Does a traffic study include on-street parking congestion? As it is, when ONE vehicle
parks on the side of Mills Road, it takes up one of the 2 lanes, forcing 2 oncoming
vehicles to stop and decide who gets to proceed first, around the parked vehicle. If this
is already an impediment, this problem will be multiplied, if Westcor's application is

approved.
As the West Sechelt, Tyler Road townhouses all have garages, driveways, and extra
parking spots for visitors, why would this standard not apply to all developers?
District’s OCP Bylaw, states:“While accommodating future growth and respecting
existing residents, West Sechelt will maintain the feeling of a West Coast community
possessing enviable natural surroundings where new development is carefully blended
into the environment.”   
Looking forward to a response,
April van der Grinten and Tor Skei
Christian Rd
Sechelt BC V7Z 0M3

From:
To:
Cc:
Subject:
Date:

Teri W.McArter
Council; Planning
WSCA
Unanswered questions re: Westcor"s 5410 Mills Road proposal
Monday, May 17, 2021 6:14:48 AM
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May 17, 2021
To: DOS Council and Mayor
To: DOS Planning
cc: West Sechelt Community Association
Re: UNANSWERED QUESTIONS re: Westcor’s 5410 Mills Road development
For nearly a year, the Mills Road Committee has raised serious questions and expressed unanimous
opposition to Westcor’s high density multi-family development proposal at 5410 Mills Road.
Our neighbourhood has petitioned DOS Council — in letters, in written feedback to Westcor’s public
information meeting, in our comments to the “Have Your Say” survey, and in a formal petition — to respect
the developer’s original vision to build smaller single-family homes along Mills to better respect and fit into
our well-established, quiet neighbourhood.
Despite our "good faith" feedback. we have heard nothing back from Council. Instead, Westcor submitted a
revised proposal, slightly reducing the original number of housing units, failing to provide adequate onsite
parking, and ignoring overall traffic impact (until instructed by Planning and Council to conduct a
professional traffic impact study).
  
The current Westcor development proposal (34 townhouses + 10 basement suites) is still way “Too Much
for Mills Road” (Letter to the Editor, Coast Reporter, April 1st).   
Please address and answer our questions that have been raised multiple times by numerous residents over
the last year.
WITH MULTI-FAMILY HOUSING NEEDS BEING ADDRESSED BY NEARBY DEVELOPMENTS, WHY FORCE
HIGH-DENSITY INFILL INTO AN ESTABLISHED NEIGHBOURHOOD?
• Why would Council force such inappropriate high-density infill on Mills Road when…
(1) just two blocks away, the McCourt Road 7.2 acre development is earmarked for high density multifamily
housing, and…
(2) the Grand Excelsior 128-hectare (319-acre) block (west of Wakefield Road) has been approved by
Council to include multi-family/mixed residential housing?
• Given the above, why did Mayor Darnelda Siegers (who proudly proclaimed she “was first in line” to do

so) direct Westcor’s CVEO Steve Dunton to change his original vision of building small single-family homes
on Mills Road (to match the character of the single-family home neighbourhood), and instead ask him to
submit a proposal for high density multi-family housing?
TRAFFIC - CUMULATIVE IMPACT?
• Will the professional traffic engineer be instructed (by both Planning and Westcor) to factor in the
cumulative impact of all four Westcor developments running along Mills Road — not just the 5410 Mills
Road development, taken in isolation?
The Appendix (below) shows there could be 76 to as many as 94 new residential units (houses, townhouses
and basement suites) built here — resulting in an additional 167 (or more) vehicles driving on a 500-meter
long road. Because Mills is also the feeder road for Bligh, Kensington, Burdett, Carnaby, and Higgs roads to
access the highway, the increase in vehicular traffic would be overwhelming. Especially considering that 8
more homes are scheduled to be built in the 6300 block of Bligh Road – plus the 32 building lots at the
intersection of Bligh and Kensington Roads.
• How transparent will this traffic study process be? Can the community see the assumptions of the
study/report and also the credentials of the engineer (i.e. that s/he works independently of Westcor)?
• Is the traffic study being conducted now and when do you expect completion of the report?
INADEQUATE ONSITE PARKING
• To prevent chronic overflow on-street parking congestion, will the DOS Planning Department recommend
that the final number of units be reduced, based on adequate onsite parking?…and...
REDUCING NUMBER OF HOUSING UNITS - A RETURN TO DEVELOPER’S VISION OF SMALLER SINGLEFAMILY HOMES
• Will the DOS Council listen to and respect the needs of long-time tax-paying West Sechelt homeowners
and (1) exercise a more balanced approach to sustainable development here, and
(2) embrace Westcor’s original proposal for small single-family homes along Mills Road?
In our Letter to the Editor (Coast Reporter, April 1, 2021), we stated: "Our neighbourhood of single-family
homes was never designed or zoned for [such high density housing] and would be overrun.” We ask Council
and Planning to exercise a more “complementary" approach to development here, as per the Official
Community Plan.
We thank you for considering our needs and we await your response.
Sincerely,
Teri Woods McArter on behalf of The Mills Road Committee
Road
Sechelt, BC V0N 3A7

________________________________________________
APPENDIX 1
WESTCOR DEVELOPMENTS ON MILLS ROAD:
5410 Mills Road  (pending)
34 townhouses - 68 vehicles - 68 parking spots onsite
10 basement suites - 10 or more vehicles, no onsite parking, forcing on-street parking
TOTAL VEHICLES: 78 or more
5400 Mills Road   (approved)
4 houses - 8 vehicles - 8 parking spots in garages/driveways
4 basement suites - 4 (to 8?) vehicles, on-street parking
TOTAL VEHICLES: 12 or more
Mills & Burdett Road (approved)
5 houses - 10 vehicles - 10 parking spots in garages/driveways
5 basement suites - 5 (to 10?) vehicles, on-street parking
TOTAL VEHICLES: 15 or more
Upper Mills Road (projected on Westcor website)
14 to 16 townhouses — 28 to 32 vehicles (per townhouse)
14 to 16 basement suites? —14 to 16 vehicles (or more?) - all on-street parking
TOTAL VEHICLES: 62 or more
TRAFFIC & PARKING IMPACTS combining all 4 Westcor Mills Road Developments:
167 or more vehicles
________________________________________________
LETTER TO EDITOR - April 1, 2021
https://www.coastreporter.net/opinion/too-much-for-mills-road-3597050

May 18, 2021

Dear Mayor and Council,
RE: Westcor Lands Multi-Family Development on Mills Road
I am opposed to the revised multi-family development, as proposed because:
The development does not meet Zoning Bylaw requirements:
•
•

minimum set back requirements are exceeded
minimum parking requirements have not been met

The development conflicts with the Official Community Plan Criteria:
•
•
•
•
•

the development does not have a high level of support from the Community
the proposed use is not consistent with the overall vision for the community and local
neighborhood
there are other sites in the community suitable for this type of development (Jasper
Road, McCourt Road)
the proposed use is not suitable for the site and is not compatible with adjacent land
uses
the neighborhood residents currently living here will be negatively impacted by the
development with increased traffic and demands on greenspace.

This is a neighborhood of older homes and has an established character. The street has a rural feel that
the residents enjoy. The neighborhood is walkable, children play in the streets, and parents and tots can
safely ride bikes. This neighborhood was not designed for this type of development. All
driveway/accesses on the street have been constructed (with open ditches and no sidewalks). The
development conflicts with the well-established vision for this neighborhood.
The proposed design is not suitable for the neighborhood. The design better suits an urban setting. All
of houses on Mills, Jasper, Picadilly, Samron Roads have entrances that are set back from the road, and
have mature, well-kept landscaping in the front yards. In the proposed design for this development,
there is no buffer or front yards and very little area for green space and landscaping which would be
more in keeping with the character of the neighborhood.
The proposed design provides very little green space for its residents, which also does not fit the
character of our neighborhood. The development will cause additional demands on the existing parks
and recreational facilities in the area.
If Council intends to create a new zone to allow secondary suites in multi-family developments, this
well-established neighborhood should not be the first. It is reasonable to expect that the new multifamily zone that allows secondary suites would meet current zoning bylaw requirements by providing at
least one parking space per unit. This revised proposal should not even be considered because this
zoning bylaw requirement for parking has not been met.

Even if the developer provides one parking space for the secondary suites, there will still be an excessive
number of cars on the street. Owners will have motorhomes and boat trailers, so they will utilize street
parking. The residents of the secondary suites may have more than one car. The residents will have
guests and service people who require parking. With this proposed density, our street will become a
parking lot. The Planner’s report confirms that the area “remains largely vehicle dependent”. The
increased number of cars will impact the safety, reduce visibility, and change the character of the
neighborhood.
Mills Road is too narrow for street parking. This developer intends to add three additional accesses on
Mills Road which will further reduce the available area for street parking.
I thank you for your consideration.

Sherry Taylor
Sunshine Coast Highway

From:
To:
Cc:
Subject:
Date:

Wayne Plimmer
Council; Planning
contactWSCA@gmail.com
Westcor development - 5410 Mills Rd.
Friday, May 21, 2021 1:39:16 PM
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May 21, 2021

To: DOS Council and Mayor
To: DOS Planning
cc: West Sechelt Community Association
I am a member of the Mills Road Committee and as such, I completely agree with and endorse
the letter of May 17, 2021 by Teri McArter written on behalf of our committee. I felt it
appropriate that I should also convey some of my own thoughts on the dreadful townhouse
development proposed for 5410 Mills Road in West Sechelt.
The District’s OCP Bylaw, states: “While accommodating future growth and respecting
existing residents, West Sechelt will maintain the feeling of a West Coast community
possessing enviable natural surroundings where new development is carefully blended into the
environment.” Councilors were elected by residents, not by developers! I am not seeing the
“respect of the existing residents”, and certainly there will be no “blending into the
environment.” As far as I am aware, the OCP has not replaced the word “blended” with the
word “Crammed.”
I don’t feel I need to remind the Planning Department and Council that there are a number of
projects in the works that address the housing shortage in the Sechelt area, so we question why
the mayor is head-strong on shoe-horning as much as possible into this small subdivision.
Westcor Lands originally approached the District to put in 25 small residential lots, but was
swayed to go for extreme high density, by our illustrious mayor. Last year the Advisory
Planning Commission made several comments such as “Project is not appropriate for the
area”, “Density is too great”, “…is far too much in the immediate community”, “Too
condensed”, and “Livability is not there”. What has now changed for the Advisory
Commission to suddenly change directions and endorse this project? Do they realize it is not
the only project planned for our immediate area? On Westcor’s own website, they indicate
they plan to build another 14-16 townhouses on the uppe portion of Mills Rd property.
Really?
Our immediate residents had no objection to Westcor adding the already approved 18 units
along Mills Road (9 houses, all with secondary suites), but an additional 76 units is insane and
certainly appears to be exactly what the Advisory Commission warned about last year.
There is an 8 unit subdivision about to start on Bligh Rd., only 88 ft from the intersection of
Mills Rd.   And then there is the 32 lot subdivision already approved for small residential lots,
only 200 ft further up Bligh Rd. That is 40 more lots all within 300 ft of Mills Rd. How much
density are we expected to put up with?

But it doesn’t end there! We hear that the District approached the developer of the 32 lots
(already approved!) and have asked them to consider the addition of carriage houses on those
32 lots! When will our councilors say “Enough is Enough”?
When the totality of all these projects is considered, we feel there is no other conclusion to
reach. The density of the housing is obscenely over the top and we implore Council to
consider the original plan for high density single family homes, as opposed to the extreme
density townhouses proposed by Westcor which would destroy our property values, and our
small West Coast Community.
I thank you for considering our needs and would appreciate confirmation that this email is
received and read.
Wayne Plimmer
Mills Rd.,
West Sechelt

From:
To:
Cc:
Subject:
Date:

Doug
Planning
Opposition to Westcor Lands Multi-family development 5410 Mills Road
Thursday, December 10, 2020 3:49:27 PM

To Whom it may concern,
After listening to the public information meeting regarding the rezoning application for 5410 Mills Road my wife
and myself urge the Sechelt council to REJECT the proposal.
The December 9 zoom meeting shows that the majority of the current owners of property in the surrounding area
adamantly oppose this proposition. It is clear from the counsel meeting on December 8 for the smaller development
down the road which had no roadblocks or opposition from anyone proves that we are not against a suitable
development.
The large scale of the multi-family development and increase in traffic and density does not fit our community at
this particular location. I am sure by the turnout and opposition to this project you have received numerous emails
about the reason our neighbourhood residents oppose it but will add a few points of my own for our reasons for
opposition:
- Increase in vehicular traffic without the proper roadways to sustain it.
- Lack of parking for the numerous vehicles that the residents would have.
- Depreciation of the value of the homes surrounding the proposed development.
- Can WSE school accommodate the increase of students.
- Possibility of speculation buyers purchasing the properties to rent out which would not make them an affordable
housing option for the people it was designed for.
We feel that a development of this nature would be better suited in an area closer to grocery stores, pharmacies and
jobs that some of the people or their children could walk to. Also with respect to the lack of housing for short term
workers we feel that it would make more sense to be closer to major bus routes that service Gibsons.
Thank-you for talking this opportunity to hear our concerns.
Best Wishes,
Doug Bryan and Tracey Brasseur

From:
To:
Subject:
Date:

Sharon O"Brien
Planning
Follow-up to Westcor Lands Zoom Meeting of December 9th/20
Thursday, December 10, 2020 2:44:19 PM

I feel there were a couple of things where homeowners in this area didn’t get a proper hearing. Where Mr. Dunton
was dismissive, condescending or simply interrupted the speaker with his ‘story’:
1. The traffic study
In Mr. Dunton reference to a traffic study, it is only the traffic on Mills Road and a few speeders, to which he is
referring. Referencing a couple of speeders is an irrelevant comment as it doesn’t have anything to do with the
volume of cars that currently use lower Mills Road. Bligh Road and Mills Road is used by the majority of
homeowners on Piccadily, Kensington, Carnaby Crescent and Bligh Road to access the highway. Bligh and Mills is
already a very busy intersection and adding all the potential vehicles coming out of his proposed development would
far exceed what the road could handle safely. His comments that people should use Jasper, Nor’west Bay Rad and
the lights is just that, a should. As should the homeowners on Picadilly and Kensington should use McCourt. They
don’t.
Mr. Harris’s comment that he is finding it unsafe to back out of his driveway is a valid comment as it relates to
volume of traffic and speed travelled on Bligh Road. The neighbourhood has complained of this for several years
but to no avail. With the addition of Mr. Unger’s development, if it ever gets off the ground, and eventually the
piece of land at the south end of Kensington and Bligh Road, traffic will become untenable in this neighbourhood.
2. Trades
I find it very disheartening that Mr. Dunton doesn’t employ local trades in building his developments. If Sechelt is
to be a sustainable and growing community, our young people need to know that there is work here for them here,
good well paying full time jobs. Not working in Tim Hortons.   Skills training needs to be encouraged and
apprenticeships available here followed by jobs. Lots of jobs. If Sechelt is going to grow as predicted, we must not
send these young people to the lower mainland and further to find work. It’s one thing to worry about influx of new
people coming to The Coast and how to house them, we also need to concern ourselves with all the young people
graduating from our high schools. I feel it should be recommended that developers are required to employ a certain
percentage of their trades with local craftsman as part of their being granted licence to build.
Thank you for your consideration of all the comments and written submissions made as it relates to Westcor Lands
very high density townhouse development on Mills Road. All of us in this community are certain that the right
decision will be made and a radical relook at this proposal will be done.
Sharon O’Brien
Bligh Road.
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VVestcor Lands Ltd has applied to the District of Sechelt for an OCP/Zoning Amendment and
Development Variance Permit re set backs on Mills Road only. This application is for a 44
unit family orientated town home development in orderto provide much needed cost effective
housing for families in Sechelt, This project is under review by staff in the Planning and
Development Department.
Given the information you have received regarding this project do you have any comments or
questions?
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December 16, 2020

Comment sheets can be submitted by one of the following methods:
1. Drop your comment sheet off at the Planning and Development Department, Municipal
Office, 2nd Floor, 5797 Cowrie Street.
2. Email your comment sheet to planninqsechelt.ca
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Westcor Public Info Meeting
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Dec

9/2020

Re: 44— unit Mills Rd proposal
My wife and I are strongly against this proposal as per the concerns stated in our letter in July
Our position has not changed in any way

2020.

Given the concerns and recommendations of the DOS’s Advisory Planning Commission back in
July that acknowledged/echoed/supported our July letter, voicing our unanimous opposition to
the proposed high density development (because of increased traffic, on street parking, lack of
driveways/garages/storage, lack of livability”, lack of green space and places for children to
play, in contravention of the guiding principles of the Official Community Plan), why has the
DOS ignored our community input and its own APC’s recommendations and “told” the
developer to continue to go for high density? Why is the developer not allowed to proceed with
his original vision of applying for R-1 zoning to build single-family homes on smaller lots that
would be harmonious with the character of our established neighborhood?
Dated 12/10/2020
Sincerely
Greg Dosenberg of

Adele Dosen berg of

Mills Rd

Mills Rd
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PUBLIC INFORMATION MEETING
December 09. 2020

COMMENT SHEET
Name:i

1-

Email:

Address:

Phone

____

VVestcor Lands Ltd has applied to the District of Sechelt for an OCP/Zoning Amendment and
Development Variance Permit re set backs on Mills Road only. This application is for a 44
unrt famoy oren1ated town home development n order to provide m ch needed cost effective
housing for families in Sechelt. This project is under review by staff in the Planning and
Development Department.
Given the information you have received regarding this project do you have any comments or
questions?
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Please return your comments by:
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December ‘16, 7020

Comment sheets can be submitted by one of the foflowing methods:
1. Drop your comment sheet off at the Planning and Development Department, Municipal
Office, 2nd Floor, 5797 Cowrie Street.
2. Email your comment sheet to planningtsechelt.ca
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PUBLIC INFORMATION MEETING
December 09, 2020

COMMENT SHEET
CR

Name:

Email:__________________

Q

Address:

Phone:

VVestcor Lands Ltd has applied to the District of Sechelt for an OCP/Zoning Amendment and
Development Variance Permit re set backs on Mills Road only. This application is for a 44
unit [amity orientated town home development in cirderto provide much needed cost effective
housing for families in Seche!t. This project is under review by staff in the Planning and
Development Department.
Given the information you have received regarding this project do you have any comments or
questions?
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Please return your comments by:
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December 16, 2020

Comment sheets can be submitted by one of the following methods:
1. Drop your comment sheet off at the Planning and Development Department, Municipal

Office, 2nd Floor, 5797 Cowrie Street.
2. Email your comment sheet to planninqsechelt.ca
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From:
To:
Subject:
Date:

Nadine Lowden
Planning
5410Mills Rd. development
Sunday, November 21, 2021 8:50:20 AM

We have concerns about the water situation! We feel you should be
working on getting a better water flow throughout the area before you
start more construction! We will be having a water problem a lot
earlier than we have now unless something is done.
Nadine Lowden (Jasper Rd.)

Allen and Jane Whittleton
Bligh Rd
Sechelt BC V7Z 0M3
November 23, 2021
District of Sechelt Mayor & Council
Public Hearing Submission - Rezoning Application – Westcor Lands – 5410 Mills Road
We wish to reiterate that we are opposed to the application by Westcor Lands to rezone a property on
Mills Road to allow for the development of 34 townhomes plus 9 secondary suites.
We understand that development in this area will happen, and we expect and encourage it to happen
but we feel that the size and scale of this proposal will be detrimental to the neighbourhood. We would
prefer that this property be developed, as the current zoning allows, into single family dwelling lots.
We have concerns regarding the inadequate amount of parking proposed, lack of storage (garages) and
lack of green space. There will be a lot of people packed into a very small area and this will totally
disrupt the quiet residential neighbourhood that drew us all to this area.
We live at
Bligh Road, and along with our neighbour to the north, would be most impacted by this
proposal. Our property and our neighbours property border the eastern property line of the proposed
development and if this project were to proceed we would have numerous 2 or 2 1/2 storey townhomes
just feet from our property line looking directly into our houses and yards. This would not be the case if
single family dwellings were built next door.
We are not opposed to a multifamily development on this property but the massing of this proposed
development will be devastating to us; we will loose our right to our quiet enjoyment of our property.
Please consider the current residents already in this neighbourhood when making any decision on this
rezoning application.
Allen and Jane Whittleton

From:
To:
Subject:
Date:

Greg Dosenberg
Planning
RE: Dec 8, 2020 Public Hearing
Wednesday, November 24, 2021 2:35:02 PM

Caution! This message was sent from outside your organization.

Allow sender

|

Block sender

Re the 5410 Mills Road Development :
Our (Adele and Greg Dosenberg)concerns about allowing this development as existing
residences of this area have not changed since the beginning. The strain on local traffic cannot
be ignored by Town Planning for the selfish sake of a Development Contractor. Creating
higher density housing will also bring property values down for those existing residences.
Adele and my vote is to not allow this development and should not be seen as a positive move
by Sechelt Planning.
Thank you
Greg Dosenberg
Adele Dosenberg
Mills Rd
Sechelt, BC

From:
To:
Subject:
Date:

Audrey Rose
Planning
Bylaw no. 25-312,2021
Wednesday, November 24, 2021 3:03:58 PM

Bylaw no, 25-312,2021
From Ron and Audrey Rose.      Address
Sunshine Coast hy. Sechelt, B.C.                                    
       This is in reply to the zoning bylawfor 34 unit town houses and duplex development, to nine secondary suites.
We give our approval to the above bylaw amendment. For us a yes vote . Thank you. We may be teached at
             

From:
To:
Subject:
Date:

Wayne Plimmer
Council; Planning; Darnelda Siegers
Comments for Public Information Meeting of November 24, 2021
Wednesday, November 24, 2021 4:35:16 PM

Caution! This message was sent from outside your organization.

To:

Allow sender

|

Block sender

  District of Sechelt Mayor, Council, and Planning Department

From: Wayne Plimmer
Date:

November 24, 2021

Re:         Westcor Lands Ltd. Request for Development #3360-2020-05
  
5410 Mills Road between Bligh Road and Christian Road, West Sechelt
Comments for Public Information Meeting of November 24, 2021          Submitted by W. Plimmer
We have tried to be reasonable in our approach to this issue, but we also realize this may be the last
chance for us to raise our objections.
Just because there are only a few people speaking against this project tonight, please be assured
there are many neighbors that have approached us to thank us for our commitment to try to change
the direction of this project. I will tell you again, we are NOT naïve to think this property will remain
as it is, and we certainly are not opposed to its development.   We are simply fighting to save the
value of our homes, and the overall integrity of our neighbourhood.
We have canvassed the entire neighborhood, not just the streets adjacent to this parcel of land. We
have a resounding and complete rejection of this project, save and except for a single male who is in
the construction trade and he was hoping some of the work would come his way. The house
Westcor built at the bottom of Mills Rd., had used sub-trades from the Lower Mainland, so I suspect
a contractor from the Sunshine Coast shouldn’t hold his breath.
We presented a petition to council from the people of Mills Rd, Christian Rd., Bligh Rd., Carnaby
Cres., Kensington Rd., Higgs Cres., and Jasper Ave.   They all are opposed to this project, although I
wonder if any of the members of council have seen it, or even care.
You cannot possibly think that a subsidized high density townhouse development, with no garages,
no carports, insufficient off-street parking, no basements, and a completely inadequate tiny storage
shed to be shared with all 43 units isn’t going to look like a slum in very short order. It certainly will!
If you really want to give a helping hand to people, wouldn’t it be better to give them small detached
homes that they can be proud to own? Something that will appreciate in value as the years go by.
This developer says he cares about this community. Really?      Here are 5 points to consider:
                -He used some contractors from the LMD to construct the new house on Burdett St.
                -he routinely takes uninsured, unregistered and completely road-illegal vehicles along our
streets from Mills Rd to other construction sites. We have never phoned police about this, but we
thought council should know.
                -Following the purchase, but prior to taking legal possession of the property, Westcor had
an agreement to rent the house situated on the property, but to this date have still refused to
compensate the previous owner for rent and hydro expenses. Apparently the previous owner was
told it would cost him more to take it to court than what is owed to him.
                -immediately following the previous Public Information Meeting on Dec 9th 2020 for this

development, a Vancouver law firm checked the online profiles of some of the people that spoke up
against this project. Is this a coincidence?   I doubt it!
-During the Public Information Meeting on Dec 9th 2020, Mr. Dunton claimed that the Advisory
Planning Commission meeting of July 7th 2020, made no negative comments with respect to the
development application. This is simply not true and he was aware of this at the time. The
chairman of the Commission made a comment that he was not in favour of the application. Other
comments from the Advisory Planning Commission were:
- History has shown these housing types don’t sell well in West Sechelt.
-Project is not appropriate for the area.
-Density is too great
-Too condensed.
-Livability is not there.
As a result of these comments, Westcor revised the plan from 44 townhouses to 34 townhouses (9
of which will have secondary suites), for a total of 43 units.    What was not known at the time of the
APC’s subsequent approval of the project is that Westcor’s own website shows plans to build
another 14 – 16 townhouses on the adjoining parcel of land on Mills Rd., between Christian Rd. and
Jasper Rd.   No doubt those will have secondary suites as well.   So what has changed? If that project
goes ahead, there will be as many as 75 units! This will be an absolute nightmare and is simply not
appropriate. There are currently less houses than that on all of Mills, Christian, Bligh, Carnaby,
Kensington, and Higgs. And that is not taking into consideration the 18 units Westcor is currently
approved to build on Mills and Burdett, the 8 houses on vacant property on Bligh, and the 32 units
(plus carriage houses) approved at Bligh and Kensington!
If these townhouses are meant to really be “attainable”, should we not consider that older owners
may not be able to drive, and others may not be able to afford to drive from this area?    The
amenities for groceries and other supplies simply do not exist in this area. It is, in my opinion, the
wrong development for the area.
I have one further comment, and it is regarding the Affordable Home Ownership Program, known as
AHOP. The article in the Coast Reporter on October 29th was a bit misleading. It stated in part “For
a qualified home buyer, it could mean paying 5 to 20 per cent less than the market price for their
unit.” Lets be clear, the sale price will be the same, but the AHOP advantage is only that the home
buyer will inherit a second mortgage for the amount of the reduction, and it is repayable in 25 years
or when the unit is sold.   The only immediate benefit is a slightly reduced monthly mortgage
payment and possibly not having to buy mortgage insurance.
                If Westcor’s estimate is accurate, the cost to build this project is $20,000,000, giving an
average cost per unit of $588,000 If they realize a 20% profit, then the average unit will sell for
$705,600 Using that as a figure for calculating a mortgage, and using the minimum 10% down and
the AHOP temporary reduction of 10%, the standard monthly payment for a 3 year fixed mortgage
at the current 2.54% is still a whopping $2,646 a month.    Using the standard calculation of 28% of
your monthly earning for a mortgage payment, each owner would have to make $9500/month just
to qualify for the mortgage. In easier terms to comprehend this, the hourly wage needed to get into
these units is $54/hour.   Not many people on the Coast make that kind of wage.
In Closing - The signage erected on the site that described the proposal says “Have your say
Sechelt!” It's a bit of a joke!         It should really say “Have your say, but it probably won’t do any
good!” Our entire neighbourhood has spoken loud and clear in opposition to this development. Are

you listening?

