
 
 

DATE: October 28, 2022 

DETAILS: The City has received an application for a Zoning Bylaw Amendment at 2079 and 2099 Merecroft Road. The amendment 
proposes to rezone the properties from Residential Estate (RE-1) Zone to Residential One A (R-1A) Zone and Residential Multiple Two 
(RM-2) Zone to allow for a future low- to medium-density residential subdivision, including single-family dwellings with suites and multi-
family housing, totalling approximately 400 units. The proposed concept plan includes a public road, park space and environmental 
buffer areas. 

 

LEGAL DESCRIPTIONS: 

• LOT A SECTION 36 TOWNSHIP 2 COMOX DISTRICT PLAN VIP59256 (civically known as 2079 Merecroft Road) 
 

• LOT 1 OF BLOCK 24 COMOX DISTRICT PLAN VIP81459 (civically known as 2099 Merecroft Road) 
 

VIEW A COPY OF THE BYLAW NO. 3830, 2021 

The Council Report and Bylaw are available online at: https://bit.ly/3AaCo4h 
Please contact the file manager for additional information on this application. 
File number: P1800100 

 

PROVIDE COMMENTS 

• Speak during the public hearing. 
For more information, and to register, please contact the City Clerk’s office by email to info@campbellriver.ca or call 250-286- 
5700. The Public Hearing will be held in Council Chambers, City Hall, 301 St. Ann’s Road.  

• Send written comments quoting file number P1800100 no later than 4 p.m., Friday, November 18, 2022 
to the Development Services Department or email planning@campbellriver.ca 

PLEASE NOTE 

Public hearings are recorded and broadcast through the City’s website. All correspondence submitted will be published as part of the 
public record when this matter is before Council or a Committee of Council. 

The author’s address is considered relevant and will be included. Do not provide a phone number or email address if you wish to keep 
this personal information private. 

 

Council is prohibited from receiving any further information after a public hearing. 

For more information, please contact DAVE PADY at 250-286-5735 or via email at dave.pady@campbellriver.ca 

 
  DAVE PADY, MCIP, RPP 

Development Planning Manager 
Development Services 

 
City of Campbell River - Development Services Department 

301 St. Ann’s Rd. V9W 4C7 
Phone: 250-286-5725; Fax: 250-286-5761 

Email: planning@campbellriver.ca 
campbellriver.ca 

PUBLIC HEARING – HAVE YOUR SAY 
Wednesday, November 23, 2022 @ 6:00 P.M. 
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ADOPTED                               ,2021 
 
 
 
 

P U R P O S E  

 
This bylaw sets out to amend Zoning Bylaw No. 3250, 2006. 

Zoning Amendment Bylaw No. 3830, 2021 
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The Council of the City of Campbell River enacts as follows: 

  PART 1:  Title 

1.1 This bylaw may be cited for all purposes as Zoning Amendment Bylaw No.  3830, 2021 
(2079 and 2099 Merecroft Road). 

  PART 2:  Amendments 

2.1 That Zoning Bylaw 3250, 2006 is hereby amended by: 

a) THAT, PID: 018-939-392, LOT A, SECTION 36, TOWNSHIP 2, COMOX DISTRICT 
PLAN VIP59256 and PID: 026-762-706, LOT 1 OF BLOCK 24, COMOX DISTRICT 
PLAN VIP81459 be rezoned from Residential Estate One (RE-1) Zone to Residential 
One A (R-1A) and Residential Multiple Two (RM-2) Zone;  

b) THAT the Zoning Map referred to as Schedule “B” of Zoning Bylaw No. 3250, 2006 
shall be amended accordingly, as shown on Map Schedule ‘A’ attached herein and 
forming part of this Bylaw.  

  PART 3:  Severabili ty 

3.1 If any section, subsection, paragraph, clause, phrase or word within this bylaw is for any 
reason held to be invalid by the decision of a court of competent jurisdiction, such decision 
does not affect the validity of the remaining portions of this bylaw. 

 

 READ THE FIRST TIME this 18th  day of October  2021 

READ THE SECOND TIME this 18th  day of October  2021 

The Public Hearing was held this 23rd  day of November  2022 

A Notice that the Public Hearing is being held was 
advertised in the Campbell River Mirror this   9th   day of November 

 
2022 

And this 16th  day of November  2022 

READ THE THIRD TIME this  day of   2022 

ADOPTED this  day of   2022 

Signed by the Mayor and City Clerk this  day of   2022 
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_____________________________________ 
 

 Kermit Dahl, MAYOR 
 

   

_____________________________________ 
Elle Brovold, CORPORATE OFFICER 
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SCHEDULE ‘A' 
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MEETING MINUTES                                   
 

Project Name: 2079 and 2099 Merecroft Road – OCP and Rezoning Neighbourhood Public 
Meeting  
City File No: P18-100 

Location: Campbell River Community Center – Room 2 – 401 11th Ave 

Meeting Time July 18, 2019: 7:00 pm to 9:00 pm. 

Attendees: Michael de Hart and Mark DeGagne, McElhanney 
Cassandra Marsh, Leah Irvine and Kevin Brooks – City of Campbell River 
Harold Long, Property Owner 
Attendees from Public (see attached sheet) 

Distribution City of Campbell River 

 
TIME ITEMS DISCUSSED 

6:45 p.m. 
 
 

Members of the public started to arrive 

7:00 p.m. 

Meeting completed with an open house format.  
McElhanney set up 3 boards and a video. 
The City set up ~8 boards to discuss the amendment process. 
Guests were invited to sign in and complete comment sheets. 

7:00 p.m  
– 

8:30 p.m 

Open to Questions/Comments: 
 
Q: Where will the development be accessed? 
A: From Walworth via Pinecrest and South Petersen.  
Concerns were expressed regarding excess traffic on Pinecrest Road and South Petersen 
Road as well as at the corner of South Petersen Road at Pinecrest Road. Guests noted that 
they would prefer Walworth be constructed to Evergreen Road. 
 
Q: How many units are proposed? 
A: Although it is hard to exactly determine the total number of dwellings in the development, 
the current proposed would be in the neighbourhood of 300-500 units. 
 
Concerns were raised regarding organization of the zoning as proposed. Guests mentioned 
that they would prefer to see the less dense development adjacent to green spaces, wildlife 
corridors and the Beaver Lodge Lands. 

 
Additional Correspondence: 
An email was received from a neighboring resident. The email noted their objection to use 
Pinecrest Road as the main access to the property. See attached e-mail for reference. 

8:45 p.m. Meeting Adjourned   

 
These Minutes are considered to be a true and accurate recording of all items discussed. If there are any 
errors or omissions they shall be brought to the attention of the writer within 10 working days; otherwise, 
these Minutes shall be deemed correct by all present. 
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1

Marie Dube

From:
Sent: July 9, 2019 2:57 PM
To:

Lisa Gentry; planning
Subject: 2079 Merecroft Rd. Project

Pursuant to our telephone conversation of today’s date please consider this email as our formal objection to using 
Pinecrest Rd as access to this project. We already have major traffic issues coming in to and out of Legacy Estates it 
being a 100 house subdivision with only the one access. 
It is our opinion that the developer would be better served to use Walworth Rd. off Evergreen as the primary access to 
this very large subdivision. 
I would like to bring your attention to the map that was supplied with the neighbourhood public meeting notice. It is 
very misleading because it shows Walworth and Merecroft as existing access in to this subdivision when in fact they are 
not!  
 
Thank you,  
Don and Laura Sloan 
1917 Pinecrest Rd. 
Sent from my iPad 

Page 1111



Campbell
River

Feedback Form

Public Open House - 2079 & 2099 Merecroft Rd.

Thursday July 18, 2019

Name: M'

Address:

The City has received an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation from "Estate" (low
density residential with a semi-rural character) to "Neighbourhood" (low to
medium residential with a urban character), to permit the development of a
single family neighborhood.

My reasons for this decision are set out below:

n Isupport the proposal. LJ Ioppose the proposal. am undecided on the proposal.

FlleP18-100 OCZ

Please note that all correspondence
submitted to the City of Campbell River will

form part of the public record and will be
published when this matter Is before Council

or a Committee of Council. The City
considers the author's address relevant to
Council's consideration of this matter and

will disclose this personal information.
However, the author's phone number and

email address are not required and
should be omitted If the author does not
wish this personal Inhrmation disclosed.

(orr^icUr^ skokU no't KkVo
^ (A-fcTAcf^

t

Feedback forms are due no later than: August 19, 2019. You can return feedback forms by email, mail or drop off:

Re: FileP18<100 OCZ

Development Services Department
Attention: Jennifer McGowan

City of Campbell River
301 St. Ann's Road Campbell River. B.C. V9W 4C7

Email: planning@campbellriver.ca
Phone: 250-286-5725
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Campbell
River

Feedback Form

Public Open House - 2079 & 2099 Merecroft Rd. JUL 2 3 2019
City ofCampbell River - CP03

niePld-100aC2Thursday July 18, 2019

The City has received an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation from "Estate" (low
density residential with a semi-rural character) to "Neighbourhood" (low to
medium residential with a urban character), to permit the development of a
single family neighborhood.

Please note that all correspondence
submitted to the City of Campbeii River will

form part of the public record and will be
published when this matter is before Council

or a Committee of Council. The City
considers the author's address relevant to

Council's consideration of this matter and

will disclose this personal Information.
However, the author's phone number and

email address are not required and
should be omitted if the author does not

wish this personal intimation disclosed.

support \he proposal. I oppose the proposal. I am undecided on the proposal.

My reasons for this decision are set out below:

lc:>\

Feedback forms are due no later than; August 19, 2019. You can return feedback forms by email, mall or drop off:

Re: File P18-100 OCZ

Development Services Department
Attention: Jennifer fvlcGowan
City of Campbeii River
301 St. Ann's Road Campbell River, B.C. V9W 4C7

Email: planning@campbe[lrlver.ca
Phone: 250-286-5725
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Campbell
River

Feedback Form

Public Open House - 2079 & 2099 Merecroft Rd.

Thursday July 18, 2019

Name:

Address: ^ TZ^A 7^/^ ,
The City has received an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation from "Estate" (low
density residential with a semi-rural character) to "Neighbourhood" (low to
medium residential with a urban character), to permit the development of a
single family neighborhood.

FileP18-1D0 OCZ

Please note that all correspondence
submitted to the City of Campbell River will

form part of the public record and will be
published when this matter is before Council

or a Committee of Council. The City
considers the author's address relevant to

Council's consideration of this matter and

will disclose this personal information.
However, the author's phone number and

email address are not required and
should be omitted if the author does not
wish this personal inhirmation disclosed.

• I support the proposal. I oppose the proposal. • am undecided on the proposal.

My reasons for this decision are set out below:

o. • iH\pAc^
g? M La/^rpS

P"/ H •&:> A]> —

f-f P V/g tz: a Ac >

JUL 2 5 2019

City ofCampbell River - CPOS

Feedback forms are due no later than: August 19,2019. You can return feedback forms by email, m^or drop off:

Re: File P18-100 OCZ

Development Services Department
Attention: Jennifer McGowan
City of Campbell River
301 St. Ann's Road Campbell River, B.C. V9W 4C7

Email: plannlng@campbellrlver.ca
Phone: 250-286-5725
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Campbell
River

Feedback Form

Public Open House - 2079 & 2099 Merecroft Rd.

Thursday July 18, 2019

Name: (Koixj u d

Address: 84-4 (jh- C

The City has received an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation from "Estate" (low
density residential with a semi-rural character) to "Neighbourhood" (low to
medium residential with a urban character), to permit the development of a
single family neighborhood.

FlleP18-100 OCZ

Please note that all correspondence
submitted to the City of Campbell River will

form part of the public record and will be
published when this matter Is before Council

or a Committee of Council. The City
considers the author's address relevant to

Council's consideration of this matter and

will disclose this personal information.
However, the author's phone number and

email address are not required and
should be omitted if the author does not

wish this personai information disclosed.

• I support the proposal. S oppose the proposal. • I am undecided on the proposal.

My reasons for this decision are set out below:

ff) Tag A ^jJ iLOciL lO £ ^ S S^-f-firOG

(lofrO bis a f- rdtffic /S
-Too /-/Ai^-rgp faA. H IC H As a

gi f)--bx <=*• By THe
-fPusT L-fi-nA>5 ^ fl'Tij'oiM

(j-lL. {JO Q OSS / /{ T \y^ -^/r /
^ ZorJ iio /C- QJ 19-9 C|<^-r yff riY //tAiT'

^ ft ^ ^ ! j ^ ^ ^ ^ t ! . yt A jt .. .exit'sfiAi/YO TH/l ZarJiN(^ aT i/i-Z> 0T

(LM-UT-/1 T'UAu Yf^rHJAiioe: n-T THi3 -ffo
PoO. <.4/.^" fflic.

Feedback forms are due no later than; August 19, 2019. You cp?T

Re: File PI 8-100 OCZ
Development Services Department
Attention: Jennifer McGowan
City of Campbell River
301 St. Ann's Road Campbell River. B.C. V9W 4C7

JUL 2 6 2019

"Sifiail, mail or drop off:

Email: planning@campbellriver.ca
Phone: 250-286-5725
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1

Marie Dube

From:
Sent: July 26, 2019 10:00 PM
To: planning
Subject: Re:FileP18-100OCZ

Follow Up Flag: Follow up
Flag Status: Flagged

Development Services Dept 
 
Attention:  Jennifer McGowan 
 
This rezoning proposal should not proceed.  This area needs to remain R1Estate. 
 
After attending the Meeting of July 18,2019 we wanted to reinforce the point that this major development has very 
limited access from the city of Campbell River roads.  The only access at this time is Petersen to Pinecrest  at present, is a 
bottle neck for traffic and emergency vehicles.  There needs to be improvements along Petersen and Pinecrest regarding 
road improvements, roads widened, ditches filled.The corner needs to be improved.  These points are for the existing 
present development. 
 
The proposal of putting Walworth Road through to this major development does not appear a good plan for this 
increased amount of proposed housing.  This area at this time should remain R1Estate only even if Walworth is extended 
through. 
 
We suggest that a green corridor be extended along the Inland Island Hwy between ERT road and Willis road bordering 
Beaver Lodge Lands.  These corridors should be large enough to accommodate wildlife, walking, biking trail, horse trail 
and quad trail. Which this area is presently being accessed for.  Many residents in this area are and have been using for 
many years.  These people are very respectful of each other and continue to care for the the area keeping there 
presence at minimum effect on the wildlife and habitat. 
 
Please consider these suggestions. 
 
Thank you 
 
...Doug and Gwen Simpson 
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Feedback Form 

Public Open House - 2079 & 2099 Merecroft Rd. 

Thursday July 18, 2019 

Name: William Young & Jim Marisi

Address: 338 & 309 Legacy Drive, Campbell River 

The City has received an Official Community Plan and Zoning Bylaw 
amendment application to change the land use designation from "Estate" (low 
density residential with a semi-rural character) to "Neighbourhood" (low to 
medium residential with a urban character), to permit the development of a 
single family neighborhood. 

File P18-100 OCZ 

Please note that all correspondence 
submitted to the City of Campbell River wi/1 

form part of the public record and w/11 be 
published when this matter is before Council 

or a Committee of Council. The City 
considers the author's address relevant to 
Council's consideration of this matter and 

will disclose this personal information. 
However, the author's phone number and 

email address are not required and 
should be omitted if the author does not 

wish this personal information disclosed, 

□ I support the proposal. [J I oppose the proposal. □ I am undecided on the proposal. 

My reasons for this decision are set out below: 

1. The proposal calls for 200 to 500 units to be built. This would increase vehicle traffic by 400 to 1,000 vehicles in the area.

2. There is only one proposed road, Walworth, for access and egress to the subdivision. This could result in problems for

emergency vehicles. It could also be a problem for residents if a major evacuation was ordered. 

p. The proposal calls for Pinecrest and Evergreen to take traffic from Walworth and run it east. Pinecrest has a dangerous 90 degree 

corner where it meets Petersen. There is also a 4 way stop at Evergreen and Petersen, another dangerous junction. 

4. Walworth would only be expanded from the sub-division to Pinecrest and Evergreen. Walworth does not go through to Willis Road
-- - -

making traffic go via Pinecrest/Evergreen and Petersen/Willis for Highway 19. 

5. No mention of any proposed High density residential, commercial or industrial usage, schools, rereational facilities, parks, etc

Although zoning requested would permit it. 

I 

I 

Feedback forms are due no later than: August 19, 2019. You can return feedback forms by email, mail or drop off: 

Re: File P18-100 OCZ 
Development Services Department 
Attention: Jennifer McGowan 
City of Campbell River 
301 St. Ann's Road Campbell River, B.C. V9W 4C7 

Email: planning@campbellriver.ca 
Phone: 250-286-5725 
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Graham and Jayne Hues

482 Legacy Drive

Campbell River, V9W OAS

JUL 3 1 2019

City ofCampbeH River - CPOS

'/l

July 30, 2019

Re: Proposed Project: 2079 and 2079 Merecroft Road - Reasons for
ODDOsina the Proposal.

1. There was insufficient information provided with the letter of the public
meeting (July 18, 2019) and at the meeting to make an informed
decision.

2. Information provided was very misleading and inaccuracies were
noted on maps at the meeting. Example: Pinecrest Road was
labelled Evergreen? Maps show Merecroft road going to Peterson,
this is not a built road, only a map projection, which may never get
built.

3. The meeting was set up as an Open House styled public session. It
should have been run as a formal public meeting, during the evening
there were a lot of small groups talking to city and McElhanney Ltd
representatives which did not allow for a good flow of information.

4. The proposed access into the property/development is unacceptable
as it is planned. It was disclosed that the developer would be
responsible for the construction of Walworth road and the upgrading
of Pinecrest and Peterson to Evergreen. However, the classification
(road specifics) was not disclosed with the information/material
provided.

5. This entire proposal has only one way entrance and exit - considering
evacuation due to Wildfires, earthquakes, severe weather conditions
etc, this could cause an extremely dangerous situation. Shouldn't an
emergency route to the south be proposed and included for this
proposed project?

6. With access routes into this development, significant consideration
should be given to providing all residents within the vicinity with short
term straight forward access to the Inland Island Highway and both
the north and south sections of town.

7. There were no other alternate access routes proposed such as
construction of Walworth to Evergreen or even more realistic,
Walworth straight through to Willis Road. Not only would this be
applicable and significant to the proposed development, but also to
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Campbell
River

Thursday July 18, 2019

Feedback Form

Public Open House - 2079 & 2099 Merecroft Rdv

Name: C-ft f

Addres

The City has received an Official Community Plan and Zoning Bylaw
amendment application to change the land use designation from "Estate" (low
density residential with a semi-rural character) to "Neighbourhood" (low to
medium residential with a urban character), to permit the development of a
single family neighborhood.

AUG 0 2 2019

City ofCampbell River - CPDS

File PI 8-100 OCZ

Please note that all correspondence
submitted to the City of Campbell River will

form part of the public record and will be
published when this matter is before Council

ore Committee of Council. The City
considers the author's address relevant to

Council's consideration of this matter and
will disclose this personal information.

However, the author's phone number and
email address are not required and

should be omitted If the author does not

wish this personal Information disclosed.

• I support the proposal. oppose the proposal. • am undecided on the proposal.

My reasons for this decision are set out below:

VI v/ (vr-f^

Feedback forms are due no later than; August 19. 2019. You can return feedback forms by email, mail or drop off:

Re; File P18-100 OCZ

Development Services Department
Attention; Jennifer McGowan
City of Campbell River
301 St. Ann's Road Campbell River, B.C. V9W 4C7

Email: planning@campbellriver.ca
Phone: 250-286-5725
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Campbell
River

Feedback Form

Public Open House - 2079 & 2099 Merecroft Rd.

AU6 07 2019

City of Campt)8ll - CPOS

Thursday July 18,2019 File P18-100 OCZ

Name:("wKtol Qti + .Shaon
Address: ^ a -ShrpAin i Dr. mphel I gi vcj, BT

ZJ ' V'lwoA'=t
The City has received an Official Community Plan and Zoning Byiaw
amendment application to change the land use designation from "Estate" (iow
density residential with a semi-rural character) to"Neighbourhood" (low to
medium residential with a urban character), to permit the deveiopment of a
singie family neighborhood.

PleasanoteOfatallcorrespondencQ
submitted to the CityofCampbellRiver will
farmpart of the publicrecord and willbe

putdlshedwhenOilsmatterIs beforeCouncil
ora Committee ofCouncil. The City

considers the author's address relevant to
Council's consideration ofthis matterand

willdisdosa this personal InfarmaOon.
However, the author's phone numberand

email address are not required and
shouldbe omitted IfOte auMor does not
wish this personal InfonnaOondlsdosed.

• I support Vne proposal. oppose the proposal. • I am undecided on the proposal.

Myreasons for this decision are set out below:

oppn?;e- >pvrypo^CLl cine, -h .QyP'Jy
•the

yn\<: "rieveJ. < )Aie. Pr/'J f^Ajwrnh
•enfynnre int7> \FCjPiCii yi/i, Q\y)eryect.

i)r\<:rjfe^ Qnd^ the CJivren
•fmPfii'r in -hhis Qma^ Ihr^ Cjz>y^er lendmq Mthi
Qypq k Shrj yp flob Wie/e (hft \ ' I M . J w %^w f ^ ^ a fi.m' ^ ^ r w ^ — rr r .

^ p/7<:qr)r:j ypP}irJ.e<:. There. Ore^ hD ID
-Ifn'c OtYr^ /irW w'lHn p/xyhr/l V^Jnirlc^^ h/iTrrMJ

t

•• fiiJir 1 I u i I '

rMyi<: <:hnyp 0]bYf\er'<: OnrJ CJirven-f. by/iffjr
if. i<; -fhr njyf'.chll/irej^ t) lAi/ilh -It^ hiK
n j- fxte/nypen fH q PfJrrK-en M. K/ifh nnluf 1 en-hnrre
ev-if v\iK wnyv\A nhnu-f^ hoiA/ PxinriJin-Hn\h^\A;fM^l^
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1

Marie Dube

From:
Sent: September 20, 2019 1:09 PM
To: planning
Subject: P18-100 2079 and 2099 Merecroft Rd.
Attachments: P18-100 2079 and 2099 Merecroft.pdf

Please see attached for your consideration. 
 
Kind Regards, 
Valerie Masterman 
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September 19, 2019 

Community Planning and Development Services 

City of Campbell River  

301 St. Ann's Rd. 

Campbell River BC 

V9W 4C7        

 

RE: Proposed landscape buffer and recreational trail as a condition to the re-zoning at 2079 and 2099 

Merecroft Rd. 

 

Dear Council, 

As a horseback rider who enjoys riding at Balance Equestrian on Shetland Road, one of the reasons I chose 

this barn was because of its close proximity to town as well as the trails in the Beaver Lodge lands. The 

Quinsam Heights is a rural gem in a developing urban city. Until a few weeks ago riders were able to follow 

a number of undeveloped right of ways to avoid the roads and then cut through a private property at the 

end of Jacqueline Road to access the ERT. This private access is now closed and the only alternatives for 

accessing the Beaver Lodge lands are via the busy Peterson Rd or along a very rocky path that follows the 

western extent of 2099 Merecroft Rd.  Peterson Rd is not safe, especially for the younger riders, and the 

rocky path is hard on the horses. Therefore, I would like to propose that a condition of re-zoning for 2079 

and 2099 Merecroft Rd. be the incorporation of a landscape buffer/recreational trail for safer and more 

convenient access to the Beaver Lodge lands. 

The trail (a rural greenspace) would be in keeping with the City’s vision for the Quinsam Heights area to 

“retain the unique semi-rural character by preserving areas with larger rural lots and green spaces while 

sensitively integrating new residential development to provide more housing options.” (City of Campbell 

River Sustainable Official Community Plan 2012 – SOCP). The trail would also facilitate the Integrated Place 

Goals under Parks and Natural Environment in the SOCP by increasing safe access to the Beaver Lodge 

lands. The trail could also help satisfy section 5.26.1 of the SOCP by creating a landscape buffer between 

the new development and existing developments to facility wildlife passage and a more rural appeal.  

On a separate and more general note about the development, it will be unfortunate if dense housing lots 

are approved throughout this development. A mix of both estate and smaller lots could be a reasonable 

approach, with larger estate lots bordering the protected lands to create more of a buffer between the 

protected area and the roads (in line with section 6.3.3 of the SOCP). Maintaining mature trees along the 

boundary of the protected area (where they already exist) would also go a long way to reducing the edge 

effect that will invariably result if that entire side of the Beaver Lodge lands suddenly becomes bare. 

Wildlife passage and connectivity should be key considerations as this large section of undeveloped area 

becomes fragmented. 

Thank you for taking the time to consider my proposal, attached is a supporting letter from a young friend 

who also enjoys taking his pony out in the trails. 

 

Page 5656



Kind regards, 

 

 

Valerie Masterman  

2045 College Dr. 

Campbell River, BC 
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Dear City Council, 
 
My name is Kyle and I am writing to you about the Beaver lodge Land trail. I have been riding 
for a year and a half on an awesome pony named Beaner at Balance Equestrian Centre. She 
and I love going on trail rides all the time. But when we found out that we could no longer safely 
access the Beaver Lodge Lands, we where really sad. The only way to get to there now, is by 
going down Evergreen, through all of the traffic. I find this very dangerous for Beaner and I. I 
would really love a safer and quicker route and I know that Beaner would appreciate this as 
well.  A trail would be much safer and would be a lot better for Beaner.  
 
Thank you, 
 
Kyle Bilous and Beaner 
Age 9 
 

 

Page 5858



Page 5959



Page 6060



From: Leah Irvine
To: Jennifer McGowan
Subject: FW: Re development of Merecroft Rd subdivision and extension of Pinecrest rd.
Date: Monday, October 07, 2019 8:59:02 AM

Hello Jen,
This is for P18-100 – Merecroft
 
Thanks,
Leah
 

From: tomrboe@gmail.com  
Sent: October 1, 2019 2:34 PM
To: Leah Irvine <Leah.Irvine@campbellriver.ca>
Subject: Fwd: Re development of Merecroft Rd subdivision and extension of Pinecrest rd.
 
 

Sent from my iPad

Begin forwarded message:

From: 
Date: October 1, 2019 at 2:31:11 PM PDT
To: kevin.brooks@campbellriver.ca
Subject: Re development of Merecroft Rd subdivision and extension of
Pinecrest rd.

My name is Tom Boe 490 legacy drive , I was at forum concerning subdivision
and talked to planner from city hall using Walworth rd. And Pinecrest rd. which
runs behind our house we are 3rd house in from Pinecrest Rd. So progress and
decision to use Pinecrest Rd. is a big concern to us. My wife and I would really
appreciate some update and thoughts concerning the use of Pinecrest rd for new
PROPOSED SUBDIVISION and approximate time line for start date. I talked to
many neighbours who were not against subdivision but against the use of
Pinecrest rd. For safety reasons.  I was in to city hall today but you were
unavailable. If possible email me update or a short meeting. Thank you Tom Boe

Sent from my iPad
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Jody Hagel

From: Dennis and Julie Gibbons 
Sent: November 9, 2021 7:49 PM
To: planning
Subject: Application P1800100 and #P20-76 SUB

We are residents of Legacy Drive in Legacy Estates. It has come to our attention that two development applications are 
before the City that will possibly impact the current enjoyment of our home. 

Can you confirm for us that access to the property that is the subject of Application #P1800100 is to be provided by 
Waldron Road (not yet constructed) through to Evergreen Road, or is the intention for access to be Waldron Road 
turning onto Pinecrest Road turning onto South Petersen Road to the 4‐way stop at Evergreen and South Petersen 
Roads? 

Also, is the intention that there only be one road access to the subject property? If so, what will happen if occupants of 
400 residences have to evacuate on one road in case of fire or some other reason requiring evacuation. Fire is an ever 
increasing risk and this property borders on the highway and Beaver Lodge Lands. Case in point the fire in the Juniper 
Ridge area of Kamloops this past summer. There is only one road into and out of the Juniper Ridge subdivision. There is 
an emergency gravel “road” that is gated and locked that was considered to be an emergency exit however anyone not 
driving a truck could not use that exit. Also, no official came to unlock the gate and the lock was cut by local residents in 
order to use the road. Residents were ordered to evacuate and it took close to 2 hours for residents to clear the area. A 
lucky shift in the wind direction saved evacuees from being caught in the fire on the road that would take them to 
safety. Begs the question how planners with the power to approve developments do not foresee the need for public 
safety in the event of danger. Hopefully our City will take this into consideration. 

We also hope that as City Planners you have taken into consideration sewer and water requirements and that our 
infrastructure will provide for this development, unlike the recent problem in Willow Point. It would be unfortunate if 
the City did not learn from that mistake. 

There is also an application before the City #P20‐76 SUB that has redrawn the lots in the final Phase of Legacy Estates. 
This appears to be connected to the development of the property noted above in that construction of Waldron Road 
will be required and again raises the question of will Waldron Road be constructed through to Evergreen Road. It 
appears that the application has redrawn the lots to allow the construction of multi‐family dwellings. When we 
purchased our lot in 2013 and built our home the lots were drawn as single family homes. Part of our decision to 
purchase here was the fact that development behind us would be consistent with Legacy Estates. Multi family homes 
are not a part of Legacy Estates. Under the current application what would the developer be allowed to build on the 
lots? If the original plan for Legacy Estates was approved with the single family homes shown, what would the reason be 
for the City to allow for a change to the original development approval? Can you just change the original approval after 
City taxpayers have invested in a development based on the original, approved plan thereby possibly impacting current 
residents? In this particular application if we had not seen the surveyors behind our house and neighbourhood gossip 
we would not have known about this application at all. The City needs to directly contact residents of changes that will 
impact their property and not through social media or website postings. 

We look forward to your response to the questions we have asked.  Thank you. 

Dennis and Julie Gibbons 

  "CAUTION: External Email"  
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454 Legacy Drive 
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September 6, 2022 
 

City of Campbell River 
Planning Department 
 
To whom it may concern: 
 
Re:  File No. P1800100  
Application to rezone 2079 and 2099 Merecroft Road to allow for a future low- to medium-density subdivision 
and Proposed Bylaw Amendment (Bylaw No. 3830, 2021) 
 
We are writing to express our concern regarding the proposed bylaw amendment and future development of 
the lands at 2079 Merecroft Road and 2099 Merecroft Road.  While housing development is important for our 
growing city, we believe we must be prudent in order to protect the sensitive ecosystems which make our city a 
wonderful place to live for both people and wildlife (the same wildlife that attracts many tourists to our region 
annually).  
 
After reading the report and bylaw online, we have serious concerns particularly regarding the proposed 
development of the property within 2099 Merecroft Road in Phases 4, 5, and 6.  This section of the development 
would essentially isolate the northern portion of Beaver Lodge Lands from the natural forested area to the west 
with the potential to negatively impact a number of wildlife species which live in this area and/or transit through 
this area. While it is encouraging to see that SPEA set-backs and buffers are included in the plan, we were 
surprised to see that a proposed wildlife corridor was removed from the proposal.  As regular walkers on the 
ERT through this section of Beaver Lodge Lands, we know that there are a number of important marsh areas and 
small creeks along this section. While some are identified in the report as non-fish bearing ditches, they all serve 
as tributaries to the marshes and larger creeks (such as Simms) which are fish-bearing. Our greatest concern is 
the possible negative impact this large proposed development would have on the water sources and small 
tributaries which are vital to the health of the local wildlife and overall integrity of Beaver Lodge Lands.   
 
The recent issues of the City Currents Community Update in the Campbell River Mirror and the City website 
have indicated that the public meeting which had been scheduled for September 7th, 2022, has been cancelled 
but there is no mention of a new date for this public meeting.  Can you please let us know when this public 
meeting will take place?   
 
Yours truly,  
Coreen Hack, Roland Hack, and Michael Hack 
 
CC:  Mayor Andy Adams and Council Members Charlie Cornfield, Kermit Dahl,  
Colleen Evans, Ron Kerr, Claire Moglove, Sean Smyth 
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From: Kelly Irwin
To: planning
Subject: File Number P1800100
Date: September 7, 2022 10:24:47 AM

To whom it may concern,

I am against the rezoning application P1800100.  I believe this application goes against the OCP and literature found on the
City of Campbell River website.    

How can you, the city of Campbell River, call yourself a "Green City"  while all development within the urban containment
boundary is completely cleared, with zero regard for the Urban Forest Management Plan.  When will the city of Campbell
River pivot from urban sprawl to high density buildings WITHIN the urban forest?  A clear example of this practice can be
found in the recent developments of Maryland, Quinsam Heights, and Jubilee Heights to name a few.

The Urban Forest Management Plan was developed in consultation with the community.  Of particular importance were storm
water management, habitat, and more forested land left intact.  

How does this development expect to meet key objectives of the report, such as maintaining canopy cover in the Urban
Containment Boundary?  As your website says, "If Campbell River’s existing canopy cover is to be maintained for the
continued benefit and enjoyment of citizens, then the actions in this plan will require implementation. Without action, canopy
cover in the city will continue to decline."  Where is your action regarding this rezoning application and/or all development in
this city for that matter?

In addition, a biology assesment in 2017 noted there are small forest patches with large conifers that would be ideal for
retention. Also, i'm not okay with the revision from 2 large parks and a wildlife corridor, to no wildlife corridor and a single
large park consisting of 2.9% of the land. How is 2.9% even considered large, and will this park have a canopy?

Furthermore, where are provisions of affordable housing in this zoning application?  Wouldn't it make sense to have higher
density and smaller living accommodation so our nurses, care aids, and service industry workers can afford to live in our
city?  Wouldn't it make sense to check all the boxes by building up, rather than out?   A few 10 story buildings INSIDE the
forest would help maintain the urban forest, have amazing mountain views, assist in affordable housing, while some of the
land could be utilized for single family homes.

 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to
report this email as spam.
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From: planning
To: Jim Powell
Subject: RE: Lot A Section 36 (2079 Merecroft Rd) & Lot 1 Block 24 (2099 Merecroft Rd)
Date: September 7, 2022 2:45:27 PM

Thank you, Jim. I have forwarded onto Lyndsay.
 
Jody Hagel
Administrative Assistant
 
Development Services Department
301 St. Ann’s Rd.
Campbell River, BC  V9W 4C7
Phone: (250) 286-5725
www.CampbellRiver.ca
 

From: Jim Powell  
Sent: September 7, 2022 2:35 PM
To: planning <planning@campbellriver.ca>
Subject: Lot A Section 36 (2079 Merecroft Rd) & Lot 1 Block 24 (2099 Merecroft Rd)
 

Lyndsay,
 
We (Melinda and Jim Powell) are residents of  near the above noted areas under the
proposed By-Law Amendment. (File P1800100)
 
Our concerns stem from the density of development that is served by one road in and out.  We feel
that this bottleneck poses a considerable risk to the safety and well-being of the community through
several levels of considerations. The foremost concern is access for emergency vehicles in case of
fire, accident or other misadventure. If the access to the area is blocked by any means – fire, vehicle
accident, fallen trees, etc. – there is risk to human harm.  The least of our concerns is the volume of
traffic through such a confined access corridor.
 
We are also concerned about the integrity of  ecologically-sensitive areas, specifically Beaver Lodge
Lands and the headwaters of Simms Creek. From forest fire potential to road run off, the area is very
prone to impact.
 
While the need for housing is great, we feel an amendment to support this initiative is
overshadowed by the risks. If the development cannot be economically viable without the proposed
density and amendments, it is not the right location.
 
Respectfully,
 
Jim Powell, Ph.D.
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From: Kaede Hill
To: planning
Date: September 8, 2022 10:07:26 AM

To whom it may concern,

I am against the rezoning application P1800100. I believe this application goes against the 
OCP and literature found on the City of Campbell River website. 

How can you, the city of Campbell River, call yourself a "Green City" while all development 
within the urban containment boundary is completely cleared, with zero regard for the 
Urban Forest Management Plan. When will the city of Campbell River pivot from urban 
sprawl to high density buildings WITHIN the urban forest? A clear example of this practice 
can be found in the recent developments of Maryland, Quinsam Heights, and Jubilee 
Heights to name a few.

The Urban Forest Management Plan was developed in consultation with the community. Of 
particular importance were storm water management, habitat, and more forested land left 
intact. 

How does this development expect to meet key objectives of the report, such as 
maintaining canopy cover in the Urban Containment Boundary? As your website says, "If 
Campbell River’s existing canopy cover is to be maintained for the continued benefit and 
enjoyment of citizens, then the actions in this plan will require implementation. Without 
action, canopy cover in the city will continue to decline." Where is your action regarding this 
rezoning application and/or all development in this city for that matter?

In addition, a biology assesment in 2017 noted there are small forest patches with large 
conifers that would be ideal for retention. Also, i'm not okay with the revision from 2 large 
parks and a wildlife corridor, to no wildlife corridor and a single large park consisting of 
2.9% of the land. How is 2.9% even considered large, and will this park have a canopy?

Furthermore, where are provisions of affordable housing in this zoning application? 
Wouldn't it make sense to have higher density and smaller living accommodation so our 
nurses, care aids, and service industry workers can afford to live in our city? Wouldn't it 
make sense to check all the boxes by building up, rather than out? A few 10 story buildings 
INSIDE the forest would help maintain the urban forest, have amazing mountain views, 
assist in affordable housing, while some of the land could be utilized for single family 
homes.

 

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to
report this email as spam.
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  Council Agenda Information  
 Regular Council October 18, 2021 

 
Date: October 8, 2021 File No. P1800100  

Submitted by: Development Services Department, Community Development Division 

Subject: Application to rezone 2079 and 2099 Merecroft Road to allow for a future 
low- to medium-density subdivision 

 
Purpose / Introduction 
The purpose of this report is to process a rezoning application. 
_____________________________________________________________________________________________ 

Recommended Resolutions 
THAT Zoning Amendment Bylaw No. 3830, 2021, to rezone the properties at 2079 and 
2099 Merecroft Road from Residential Estate (RE-1) Zone to Residential One A (R-1A) and 
Residential Multiple 2 (RM-2) Zone to allow for a future low- to medium-density 
subdivision be given 1st and 2nd Reading; and 

THAT an electronic Public Hearing be scheduled. 
_____________________________________________________________________________________________ 

Executive Summary 
A rezoning application has been received to rezone 142 ha of land (two adjacent properties) in 
the Quinsam Heights Neighbourhood from RE-1 Zone to R-1A and RM-2 Zones to facilitate a 
future subdivision of single-family dwellings with secondary suites and low- to medium-density 
multi-family housing. The proposed rezoning is considered aligned with City’s Official Community 
Plan (OCP) and includes park and natural areas. Technical assessments submitted with the 
application and a comprehensive review of the submission demonstrates that the subject property 
can accommodate the proposed rezoning and future subdivision. The subdivision will be subject 
to phasing plan, as a result of a lack of a second access to the property, thereby limiting the 
number of initial dwelling units that can be constructed. A recommendation of approval has been 
provided, with conditions related to parkland dedication, Community Amenity Contributions, 
phasing and limitations of initial development, nearby transportation improvements, and 
conservation.  
 
Background 
The City has received a rezoning application from Kevin Brooks from McElhanney Consultants, 
on behalf of his client Harold Long (Lisa Lynn Holdings) to rezone 142 hectares (two parcels) from 
the current RE-1 Zone to R-1A and RM-2 Zones (Attachment 1) to accommodate a future low- to 
medium-density subdivision.  
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Changes in planning policies have affected the proposed development site since the initial 
rezoning application submission in December 2018. 
 
Proposed Development Timeline 
 
Year Application Submission/Revision or Policy Change 
December 12, 2018 Initial submission: 

• OCP amendment included to remove “Estate” 
designation and re-designate as “Neighbourhood” 

• Approximately 600 units in four different zones: R-1, R-
1C, RM-1 and RE-1 

• Three park spaces of varying sizes  
• Environmental buffers with storm water retention 
• Wildlife corridor from Highway 19 to Beaver Lodge 

Lands 
• Two accesses: from Walworth Road and future access 

across Merecroft Road alignment to the west 
October 8, 2019 Application placed on hold by Council until June 2020 

(Resolution No. cw19-0150), until City completes its Housing 
Growth Review study 

November 16, 2020 “Estate” Designation removed from Quinsam Heights 
Neighbourhood in the Official Community Plan (Resolution No. 
20-0575) 

June 29, 2020 Revised concept plan submission received: 
• Approximately 400 units in CD Zone: single-family, 

duplex and townhouse residential forms 
• Two large park areas 
• Natural/green space adjacent to Beaver Lodge Lands 
• Removal of wildlife corridor 
• Two accesses, similar to December 2018 submission 

March 21, 2021 Revised concept plan submission received: 
• Approximately 400 units in two different zones: R-1A 

and RM-2 
• One large community park space 
• Natural/green space buffers along ERT and Beaver 

Lodge Lands 
• Two accesses, similar to previous submissions 
• Phasing plan included 

 
The applicant has directly involved the Beaver Lodge Lands Trust in all iterations of this 
proposal, with continued discussion to date.  
 

Discussion 
The subject property (shown in Attachment 2) is located immediately east of Highway 19 and 
south of the Merecroft Road alignment. For context, 2079 Merecroft Road is located ‘kitty-corner’ 
across Merecroft and Walworth Roads from the ‘Legacy Estates’ housing subdivision. The Beaver 
Lodge Lands surround the majority of these properties, to the east, south and southwest, with 
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2099 Merecroft Road bounded by the E.R.T Road to the southeast. Previously logged and used 
for gravel extraction, the site is a mixture of mainly deciduous trees and undergrowth, with stands 
of coniferous trees in some areas. It is gently sloped throughout, with greater slopes along the 
west side of the site.  
 
Proposal 
 
A concept plan detailing zoning, phasing, parkland, natural/green spaces and road layout was 
submitted as part of the application (see Attachment #2). The proposed total number of units for 
the development site is approximately 400.  
 
Zoning 

Two residential zones are proposed as part of the development. The concept delineates 
Residential One A (R-1A) for single-family housing with suites in two separate areas, within the 
north and south “bulbs” of the development site. The R-1A zone allows for single-family housing 
with or without secondary suites, on lots with a minimum size of 450 square metres (see 
Attachment #3). It is intended that single-family housing lots will be sold with an option for the 
inclusion of secondary suite space, at the discretion of the builder.  

The remainder of the site is proposed as Residential Multiple Two (RM-2) zone, which is intended 
for the development of low to medium-rise housing in multi-family complexes, within the medium 
or high-density residential designation. Uses may include combinations of single-family with or 
without secondary suites, duplexes, triplexes and apartments. It should be noted that all of these 
housing forms can be located together within an RM-2 zoned area, rather than just one typology. 
Units may be located on fee-simple lots 600 square metres or larger, or within strata 
developments on lots 200 square metres or larger. The intention of the applicant is for a range of 
housing typologies within the lower-density designation, which may include patio-home and 
townhouse style development, as strata development, in order to limit larger than needed lot sizes 
and increase density in some areas of the development site.  
 
Parkland 

A large, central park to serve the community was considered an important part of the proposed 
development. A 1.72-hecture park space is proposed on the north side of the development site, 
adjacent to the Merecroft Road dedication (see Attachment #2), because this is the flattest and 
most usable area of the site. The dedicated park space is 2.9% of the 5% required under Section 
510 the Local Government Act. The remainder of the required dedication (up to 2.1% of the market 
value of the land) will be taken in cash for park space improvements on the site, as a Community 
Amenity Contribution. This could include turf, fencing, benches or tables, and/or playground 
equipment. The applicant has a desire to locate a sports field on the north (larger) portion of the 
park site (approximately 1.62 ha), and a playground and/or dog park on the south side 
(approximately 0.41 ha).  

The dedicated community park space is intended to be constructed in the second phase of 
construction of the development site. Therefore, the requirement for a Parkland Agreement is 
included as a condition of the proposed Zoning Bylaw Amendment, to ensure this space is set 
aside for the future park and that amenities within the park space are provided.  
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Natural/Green Space and Buffers 

Additional setbacks are proposed in order to protect the riparian areas (discussed in detail below 
under Technical Considerations), outside of required SPEA setbacks. With respect to the Simms 
Creek riparian area (“Stream 1”, Attachments #2 and #4)), the required 15-metre setback is 
shown, with an additional 15-metre setback, requested by the Beaver Lodge Lands Trust (BLLT) 
during the initial consultation for the proposed development. A required 10-metre Streamside 
Protection Enhancement Area (SPEA) setback is shown along the Elk River Trunk Road and 
between the development site and Beaver Lodge Lands to the east (“Ditch 10”, Attachment #2 
and #4). An additional 10-metre setback is also shown (again requested by the BLLT), therefore 
providing a continuous 20-metre buffer between these lands and the development site. “Ditch 10”, 
and thus this 20-metre SPEA setback extends west from the access point to the site along the 
Merecroft Road dedication. A 20-metre buffer was also requested by the BLLT along the south-
western boundary of the site, closer to Highway 19. As this area is not within a mapped riparian 
area, a buffer between the development and Beaver Lodge Lands has not been included at this 
location. The required green space buffers for the development (SPEA setbacks) total 1.76 
hectares, with proposed additional green space buffers (as agreed with the BLLT) of 3.67 ha.  

Access and Transportation  

A conceptual road placement is proposed through the development site. As there is only one 
confirmed access point at present, the proposed road continues from this point through both the 
north and south portions of the site in a loop, with a connecting road near the north end, adjacent 
to the proposed community park space, and with two cul-de-sacs at the southern end of the site. 
One cul-de-sac includes a parking/staging area for pedestrian/bicycle access to the Beaver Lodge 
Lands. It is anticipated that smaller, local roads will be required from or between points on the 
proposed looped road.  

Phasing 

A phasing plan was submitted as part of the concept plan, which delineates anticipated timing of 
development areas. Phase 1 includes the portion of land surrounding the initial singular access 
road, with the majority of the zoning for single-family housing with suites (Residential One A (R-
1A)). Phase 2 includes the dedicated central community park space, and solely multi-family 
(Residential Multiple Two (RM-2)) housing typologies. The remaining Phases (three through 
seven) include a combination of the two proposed zones (with the exception of Phase 4), with a 
connecting main circular road. 

An initial maximum of 100 units can be developed on the site, restricted by a Section 219 
Covenant prohibiting development past these 100 units until a secondary vehicle access is 
provided, thereby meeting fire regulations requirements (National Fire Protection Association 
Standard (1141) for Fire Protection Infrastructure for Land Development in Wildland, Rural, and 
Suburban Areas (2017). The initial 100 units will be constructed as part of Phase One and 
potentially some of the subsequent two phases. 
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Figure 1: Proposed Concept Plan 
 
Official Community Plan 
 
The OCP designates the property as a Neighbourhood Controlled Development Area. Section 5 
includes policies which support low to medium density housing and encourages access to 
amenities such as parks and trails, which are integrated into the proposed neighbourhood concept 
plan. The designation specifically encourages: 

• Clustered development to preserve green space around sensitive environmental features 
and trail corridors. The proposed development includes: 

o A green buffer adjacent to the Beaver Lodge Lands, as well as the provision of 
public access to these Lands. 

o Adjacent natural amenities such as the Beaver Lodge Lands and trails. 
o Relative proximity to existing and future amenities in the area, including a 

convenience store on Croatian Road, park space on Pinecrest road, and an 
existing undeveloped school site at the corner of Pedersen Road and Evergreen 
Road. 

• A range of housing forms, including secondary residences, duplexes and townhomes, 
which diversify the housing stock.  The proposed rezoning includes: 

o The provision for single-family dwellings with suites, therefore adding to the supply 
of market affordable rental housing in the City. 
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o Multi-family housing permitted under the RM-2 zone, which includes duplexes, 
triplexes and apartments to a maximum density of 50 dwelling units per hectare, 
thereby adding to the diversity of housing typologies.  

o A wide range a housing types that will support the needs of a diverse, multi-
generational community by 2020, as identified as desired outcomes in      Section 
7 of the OCP, Housing Diversity and Affordability, 
 

The subject properties are within the Urban Containment Boundary, and therefore evaluated 
against the policies for Growth Management in Section 5 of the Official Community Plan. Although 
the proposed rezoning does not necessarily constitute an “orderly pattern” of development, given 
the isolated location of the properties as a result of the Beaver Lodge Lands, and the nearby 
constructed and proposed developments to the north and northeast (Legacy Estates), it is 
deemed reasonable to allow development in this area.  
 
Growth Management policies in the OCP also speak to the upgrading of infrastructure servicing 
for new development. At the time of subdivision, the property owner will be required to contribute 
towards the costs of infrastructure capacity improvements, including improvements to Walworth 
and Merecroft Roads, as well as water and sewer installation and capacity upgrades.  
 
Section 6 of the OCP encourages the maintenance and enhancement of natural spaces and the 
protection of the environment. Development would:  
 

• Take place outside of identified Environmentally Sensitive Areas (ESAs) to the south. 
• Provide a 20-metre natural vegetative buffer is proposed bordering the Beaver Lodge 

Lands and E.R.T. to the east.   
• Provide a natural buffer to the north, adjacent to part of the Merecroft Road dedication, to 

protect the known wetland area on the property directly to the north.  
• Provide a buffer adjacent to Simms Creek and adjacent riparian areas on the southern 

boundary of the site.  
• Locate future parks and trails, used for recreational purposes, outside of ESAs to ensure 

any disturbance is avoided.  
 
Quinsam Heights Neighbourhood Concept Plan 

The Quinsam Heights Neighbourhood Concept Plan (the “Plan”), Appendix E of the Official 
Community Plan, includes key objectives pertaining to the clustering of development in order to 
preserve green space, protecting environmental sensitive areas with wide natural buffers, and 
integrating more trail connections, especially to access the E.R.T., all of which the proposed 
zoning concept plan ensures. In addition, the Plan specifies the need for more parks, as more 
residents and families move to the area. The proposed concept plan delineates a large central 
community park, which will include amenity and playground space. In lieu of further park space 
within the development, a Community Amenity Contribution will be allocated to the future 
acquisition or development of park space in the Quinsam Heights Neighbourhood (discussed in 
detail in the Technical Considerations section.  
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Zoning Bylaw No. 3250, 2006 

The existing parcels are zoned Residential Estate One (RE-1), which requires any new lot to be 
a minimum of 1000m2, Therefore, under the current zoning the maximum number of residential 
lots that could be created is 574, without consideration for roads, park space, or natural buffers.  

The applicant is proposing to amend the Zoning Bylaw to enable a variety of housing types and 
lot sizes, while providing for park and natural space and contributing to the preservation of the 
surrounding environmental sensitive areas. The total estimate number of units in the proposed 
development is between 550 and 600, including secondary suites and multi-family units. This is 
consistent with the number of lots that could be subdivided under the current zoning, however 
with the addition of green/natural space, parks and roads.  

 
Technical Considerations 
 
Water Servicing 

A technical memorandum regarding watermain servicing requirements (Koers and Associates 
Engineering Ltd.) was submitted as part of the initial application for this property and was reviewed 
by the Development Engineering and Utilities departments. The memorandum recommended two 
different servicing options, onsite piping sizes, and evaluation of fire flows for the development. 
Overall, the review stated that the development would have no negative hydraulic impact on the 
City water distribution system, based on approximately 593 dwelling units.  

Water service to the proposed development will require upgrades as per the recommended 
options in the analysis. Upgrades to water capacity and servicing for the area are feasible for the 
proposed development and can be considered in detail at subdivision stage. It is understood that 
the property owner will work with adjacent landowners to fund the construction of an upgraded 
water main on Walworth Road (south of Pinecrest Road) to service the development, which will 
include addressing redundancy in the system. 

Sanitary Sewer Servicing 

A Sanitary Sewer Analysis Memorandum (McElhanney Ltd.) was submitted with the initial 
application and was reviewed by the Development Engineering and Utilities departments. The 
analysis was based on a dwelling count of 626 units at maximum build-out, divided into a 
conceptual three phases. Build-out densities were based on maximum allowable densities in the 
Zoning Bylaw. The analysis concluded that the trunk sewer, lift station #11 and the NWEC 
treatment facility would all be sized appropriately for the proposed development, with the 
exception of a small section requiring upgrades near the upstream end of the catchment area in 
the last Phase of the development, which will require additional infrastructure. The utilities section 
has indicated that no public lift stations for sanitary sewer will be funded or constructed by the 
City.  

Storm Water Servicing  

A preliminary Stormwater Management Plan was submitted with the initial application for this 
property and was reviewed by the Development Engineering and Utilities sections. As land uses 
in this area would increase impervious areas, increases in both peak discharges and volumes 
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would be expected. A general mixed housing development (approximately 50% imperviousness) 
was assumed for the post development condition. The memorandum considered a preliminary 
stormwater system layout based on the expected changes in stormwater peaks, which included: 
maintaining a green belt along the E.R.T to maximize pervious area and forest cover, amended 
soils on lots and boulevards, infiltration/storage galleries, and a neighbourhood pond requirement 
at the foot of the development along the E.R.T. and Merecroft Road. As the development is 
intended on being developed in phases, temporary ponds or other low-impact development 
techniques may be required between phases.  

The Ministry of Transportation and Infrastructure has specified that property drainage must not 
directly flow onto Highway 19, and an increase in drainage flow from the property to the Provincial 
drainage facilities is not permitted.  

Transportation 

A Traffic Impact Study was submitted with the initial application (McElhanney Ltd.) and was 
reviewed by the Transportation section and the Ministry of Transportation and Infrastructure 
(MOTI). Direct emergency access to Highway 19 is not supported by MOTI.  

The Study cited increased traffic volumes as a result of housing development on the subject 
property and in the Quinsam Heights Neighbourhood, and thus recommended a traffic signal at 
the corner of Petersen Road and Evergreen Road when development reaches 173 units. Left turn 
bays in the westbound and southbound directions at the Petersen and Evergreen Road 
intersection were recommended when development reaches an additional 196 units (total of 369 
units developed on the subject property). Contributions to these improvements are included as a 
condition of the proposed development in the form of a Restrictive Covenant.  

Additionally, the Transportation department has commented that the corner of Petersen Road 
and Pinecrest Road is currently developed to a rural road standard, without curbs. The Master 
Transportation Plan recommends upgrading Petersen Road from Pinecrest Road to 14th Avenue 
to an urban standard, as well as references building a new road along the Pinecrest Road 
alignment from McPhedran Road to Petersen Road. These potential upgrades would naturally 
result in the need to upgrade the Pinecrest Road and Petersen Road intersection. Increased traffic 
from the proposed development as well as from McPhedran Road in the future will necessitate 
that the corner is widened to accommodate two-way traffic. A requirement for these improvements 
to be carried out are included in a Restrictive Covenant when development reaches 100 units. 

Access 

One vehicular access into the site is currently proposed, extending from the eventual build-out of 
Walworth Road and the Merecroft Road corridor past this point. Under the National Fire Protection 
Association Standard (1141) for Fire Protection Infrastructure for Land Development in Wildland, 
Rural, and Suburban Areas (2017), the number of households in a residential area with only one 
access is limited to 100. If two access routes are provided, up to 600 households may be served. 
One of these accesses may be designated an emergency access only, when approved by the 
authority having jurisdiction.  

Means of secondary access to the site have been reviewed. The Ministry of Transportation and 
Infrastructure (MOTI) does not support emergency access to Highway 19, located directly to the 
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west of the site. Additionally, the Ministry of Forests, Lands, Natural Resource Operations and 
Rural Development (FLNRORD) will not permit vehicular access on the ERT Road (including 
emergency vehicles).   

Therefore, under this Standard, units for up to 100 households may initially be developed on this 
site, as only one access has been proven viable at the current time. The applicant is aware of 
and understands the requirements for access and is working to gain a second access in order to 
serve future residential units.  

Environmentally Sensitive Areas 

The subject properties are surrounded on by the Beaverlodge Forest Lands to the south and east, 
and undeveloped forested property located directly to the north. Simms Creek and associated 
Streamside Development Permit area run along the southern edge of 2099 Merecroft Road. A 
Hazard Conditions (Steep Slope) buffer area along Highway 19 overlaps slightly onto the western 
edge of 2099 Merecroft Road. The subject properties are also located within a Moderate Interface 
Fire Hazard area.     

A summary memorandum outlining environmental features and considerations for the 
development of the property was submitted by Strategic Natural Resource Consultants Inc. as 
part of the initial application, with specific assessments conducted to determine watercourses 
requiring consideration under the Riparian Area Regulation (RAR) (including Simms Creek and 
several ditches).  

The majority of the property has been previously cleared (for gravel extraction) with various ages 
of regenerating forests, predominantly with Alder trees. It is recommended that the existing small 
forest patches with larger conifers be retained, if possible. With respect to watercourses, in 
addition to Simms Creek, there are numerous ditches through and around the properties, with 
those on the northern property boundary connecting to streams which are tributaries to Simms 
Creek. Ditches along the southeast side of the property (ERT road) connect to a fish-bearing 
watercourse.  

Further assessments will be required to locate and map waterways to determine Riparian Areas 
Regulation requirements as well as comments and recommendations regarding the upgrading of 
Walworth Road with respect to proximity to wetlands and fish habitat. This information would 
further guide the design of the development. Simms Creek and two ditches will require an RAR 
assessment report. In addition, ditches associated with the access road that drain into a Simms 
Creek tributary may require re-routing in order to upgrade roads to city standards. Works in this 
area will require approvals at both the federal and provincial levels. Streamside Development 
Permit approvals will be required for development within 30 metres of RAR-identified streams and 
ditches. The memorandum recommends several subsequent actions that should be considered, 
including preliminary access road design alternatives and comprehensive planning with respect 
to managing existing fish habitat. 

A Wildfire Threat Assessment was submitted and separated the properties into two sections 
based on vegetation types. The northern section is comprised of wetter, swampy area with 
standing water and red alder regeneration. The southern section has drier soils with a mixture of 
red alder and coniferous forest regeneration. The report recommends FireSmart structures and 
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site principles, as there is a risk of wildfire “spotting” into yards and homes. It also makes specific 
recommendations for residual green areas (based on the original site plan but including similar 
buffer areas).  
 
Anticipated Conditions 

Staff will be recommending the following conditions at 3rd Reading: 

1. A restrictive covenant be placed on the lands requiring the developer to provide funding for: 

• A contribution to the installation of traffic signals at the corner of Petersen Road and 
Evergreen Road when development reaches 173 residential units; 

• A contribution to the installation of left turn bays in the westbound and southbound 
directions at the Petersen and Evergreen Road intersection when development reaches 
a total of 369 units;  

• The widening of and urban cross-section construction for the corner at Pinecrest Road 
and Petersen Road when development reaches 100 units; 

 to the satisfaction of the Transportation Department. 

2.  A restrictive covenant be placed on the lands (2079 and 2099 Merecroft Road), which allows 
for 100 new dwelling units to be created through subdivision but restricts further subdivision 
or development over 100 dwelling units until a secondary vehicular access is provided to the 
lands to meet the National Fire Protection Association Standard (1141) for Fire Protection 
Infrastructure for Land Development in Wildland, Rural, and Suburban Areas (2017). 
Additionally, the restrictive covenant shall stipulate no subdivision or development over 600 
dwelling units, as per the National Fire Protection Association Standard (1141) for Fire 
Protection Infrastructure for Land Development in Wildland, Rural, and Suburban Areas 
(2017), unless three accesses can be provided to the site. 

3. The City of Campbell River and the developer enter into a Parkland Agreement which will 
identify the approximate locations and sizes of park spaces, trail connections, anticipated 
park amenities and signage.  
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Options 
The following three options are available for Council’s consideration for this Zoning Bylaw 
Amendment:   
 

Option 1: (Recommended) 
 
THAT Zoning Amendment Bylaw No. 3830, 2021, to rezone the properties at 2079 and 
2099 Merecroft Road from Residential Estate One (RE-1) Zone to Residential One A (R-
1A) and Residential Multiple 2 (RM-2) Zone to allow for a future low- to medium-density 
subdivision. 
 
THAT an electronic Public Hearing be scheduled. 
 
This option is recommended as the proposal is consistent with the policy framework of the 
Sustainable Official Community Plan (OCP) No. 3475, 2012, including the land use designation 
of the property (Neighbourhood), and is generally aligned with other policies in the OCP. 
Support is also premised on high-level technical reports that suggest that the proposed land 
uses are feasible, with restrictions on the number of initial units due to access constraints, and 
recognizing that additional and more refined analysis will take place at time of subdivision. 
 
Option 2:  
 
THAT Zoning Bylaw Amendment Bylaw No. 3830, 2021, be postponed and additional 
information be requested. 
 
This option allows Council to request additional information prior to deciding on the application. 
Council is to outline what additional information is required prior to granting First and Second 
Reading.  
 
Option 3:  
 
THAT Zoning Bylaw Amendment Bylaw No. 3830, 2021, be denied.  
 
This option allows Council to deny bylaw consideration of the application. This decision would 
close the file and First and Second readings would not be granted.   
 
Financial /Operational Considerations 
 
Although the developer will be required to contribute to funding upgrades to utility servicing and 
the installation of traffic signals, future ongoing financial and operational considerations will 
include the maintenance of this additional infrastructure servicing the proposed development. 
These include transportation routes to and within the development, additional sewer and water 
servicing costs, and expansion of emergency services.   
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Communications  

In accordance with Section 3.9 of the Planning Procedures Bylaw 3266, 2006, the requirement 
for a Neighbourhood Public Meeting is waived during the Provincial State of Emergency and/or 
physical distancing requirements prescribed by the Provincial Health Officer due to COVID-19.  

Also pursuant to the Planning Procedures Bylaw, a Public Notification Sign for the rezoning has 
been posted on the property. 
 
Should Council give First and Second Reading to the Zoning Bylaw Amendment and a Public 
Hearing be set, the City will advertise the Public Hearing in two consecutive issues of the local 
newspaper in addition to notifying property owners within a 100m radius of the site. Staff will 
respond to comments or concerns brought forward by neighbours and/or members of the public. 
 
Conclusion 
 
The application is generally consistent with policies contained in the Official Community Plan 
and with the Quinsam Heights Neighbourhood Concept Plan (Appendix E), as it is located within 
the Urban Containment Boundary, proposes a variety of housing typologies and tenures, and 
provides park space and access to natural areas. Despite the lack of relative proximity of the 
proposed development site to community amenities, it proposes internal green spaces and trail 
connections, and it is considered that future growth in the Quinsam Heights Neighbourhood will 
result in nearby amenities. A recommendation of support, with conditions included at 3rd 
reading, has been provided. Alternative direction has also been provided in the options listed 
above for Council’s consideration.  
 
Attachments 

1. Subject Property Map 
2. Proposed Concept Plan 
3. Zoning Bylaw Compliance Table 
4. Mapped Environmentally Sensitive Areas 
5. Zoning Bylaw Amendment 
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Attachment #1 
Subject Property Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Page 8282



 

 

Page 8383



 
 
 

Attachment #2 
Proposed Concept Plan 
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Attachment #3 
Zoning Bylaw Compliance Table 
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 Existing RE -1 Zone Proposed R1-A Zone Proposed RM-2 Zone 

Permitted Uses • One Single Family 
Residential 
Dwelling  

• Bed and breakfast 
accommodations 

• One Single Family 
Residential 
Dwelling, with or 
without a secondary 
suite 
 

• Any combinations 
of single-family 
dwelling with or 
without a secondary 
suite, two family 
residential dwelling 
or duplex, to a 
maximum of three 
dwelling units per 
lot; 

• Triplex or threeplex; 
• Apartment; 
• Community care, or 

social facility, or 
both. 

Lot Size 
(minimum)  

1000m2 (0.1 ha) 
 

450m2 600 m2 for fee-simple 
lots 
Average of 200m2 per 
strata lot 

Maximum Lot 
Coverage 

35% 35% for lots greater 
than or equal to 600 m2 

40% for lots with less 
than 600m2 lot area 

50% 

Minimum Front 
Yard  

6.0 m 4.0 m 7.5 m 

Minimum Rear 
Yard  

8.0 m 7.0 m  7.5 m 

Minimum Side 
Yard  

3.0 m 1.5 m  3.0 m 

Minimum Side 
Yard adjoining 
local road 

6.0 m 3.5 m 3.5 m 

Minimum Side 
Yard adjoining 
a highway, 
arterial or 
collector road 

10.0 m 4.5 m 4.5 m 

Height 10.0 m 8.0 m 15.0 m 
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Attachment #5 
Riparian Areas (Streams and Ditches) 
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