
 
STAFF REPORT 

 
 
DATE:  June 4, 2020 

FILE:  0540-04 Board 
TO: Chair and Directors  
 Regional District Board 
 
FROM: Dave Leitch 

Chief Administrative Officer 

RE: CITY OF CAMPBELL RIVER DEVELOPMENT PROPOSAL REFERRAL   
 (RIPPLE ROCK ESTATES) 

PURPOSE 
To consider a referral from the City of Campbell River respecting the proposed development of 
a 193 residential resort community west of Race Point. 

EXECUTIVE SUMMARY 
A development referral has been received from the City of Campbell River respecting a proposal 
to develop a resort community just west of Race Point Road at the far north boundary of the 
City’s jurisdiction. The proposal would transform 34.4 hectares (85 acres) of forested land zoned 
Rural One (RU-1) in the Campbell River Zoning Bylaw 3250 into 193 residential lots, with an 
average 1000 square metres lot area. The proposed development includes twenty percent of 
the developed land to be provided as park, which will include several watercourses and 
environmental setbacks and provide for the establishment of a trail network connecting to the 
adjoining property to the south of Race Point road.  Future trails will utilize green space/park on 
the south side of the property. Several eagle nest trees on the property will be protected.  A 
rezoning to Residential One (R-1) and Residential Multiple Three (RM-3) will be required to 
permit this development.  
 
The proposed internal road network will access the highway system via Race Point Road, with an 
emergency access provision directly onto Highway 19 if required.  The development will be 
serviced via a community water and sewer system. The water system will be set up and operated 
as a utility under the Drinking Water Protection Act and Drinking Water Protection Regulation and 
will conform to the Guidelines for Canadian Drinking Water Quality. The water source is a 133-
metre-deep well currently drilled into the local aquifer producing high quality water. Initial well 
testing indicates that the well will be able to produce an excess of 567 litres per minute. This water 
will then be treated and pumped to a nearby reservoir for consumption and required fire flow 
capacity. The community sewerage system will be structured as a strata corporation, in 
compliance with the Environmental Management Act and Municipal Wastewater Regulation 
requirements. Both the water and the sewerage systems will be constructed, maintained, and 
operated as per their respective regulations. In support of the above, an environmental 
assessment report, a geohazard study, initial water feasibility/well testing information and a 
sanitary sewer study (awaiting MoE approval) have been provided.  A traffic impact assessment 
and additional flow testing have yet to be provided 
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Careful consideration has been given to this proposal due its proximity to the SRD's Race Point 
subdivision and the potential impact it may have on existing services. There is uncertainty 
regarding the potential impact the proposed development may have on existing private 
residential water supply for Race Point Road and Raceway Road residents. There is concern 
surrounding the proposed use of Race Point Road as the primary access road to the site given 
it lies entirely outside the boundaries of the City. Questions remain as to how the road could 
support the additional traffic, the road standards and upgrades that will be required, the 
continued safety and access of residents and subsequent servicing and maintenance of the 
road. The SRD requests that the Ministry of Transportation and Infrastructure (MOTI) provides 
advice as to its position regarding the proposed use of Race Point Road as the primary access 
road and, if supported, the required road standards/upgrade and traffic impact study 
requirements. The SRD also requests additional information pertaining to water flows, land 
development and residential environmental setbacks prior to consideration of the support of this 
proposal. 

RECOMMENDATIONS: 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the City of Campbell River be advised that the Strathcona Regional District cannot 
support the proposal until advice is received from the Ministry of Transportation and 
Infrastructure regarding the primary access route, a subsequent traffic impact study is 
submitted and the development receives preliminary senior government approval for the 
proposed community sanitary sewer system and water system. 

Respectfully: 

Chief Administrative Officer 

Prepared by: A. Nelson, Senior Manager, Community Services 

Attachments  
Statement of Intent 

Supporting Document (available upon request)  
Developer's covering letter 
City of Campbell River Information Sheet 
Environmental assessment report 
Geohazard study 
Sanitary Sewer Study 
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1. INTRODUCTION 

Ripple Rock Estates is a proposed oceanfront, 

master planned community within Campbell River. 

The community will be located north of the 

downtown core overlooking both Menzies Bay and 

Seymour Narrows. The Ripple Rock Estates 

community generally conforms to the Community 

Vision set out in the Discovery Bay Conceptual 

Development Plan (the “Plan”), forming Appendix D 

of the Official Sustainable Community Plan, with 

minor allowances to account for property covenants, 

market conditions, eagle nest locations and other 

local development constraints.  

2. DEVELOPMENT CONCEPT 

A small-scale version of the concept plan is shown in the graphic below and discussed in the 

subsequent paragraphs. 

Development Concept 

Project Location 
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2.1 Residential Development Description 

The average size of the R-1 lots is approximately 1,000 square metres (almost 0.25 acres). 

These lot sizes foster a rural feel, with outdoor yard space and retention of natural vegetation 

well in excess of a more traditional urban environment. At the same time, it allows enough 

density to permit a highly affordable alternative and acceptably low maintenance costs. 

Taking into consideration the costs of providing onsite water and sewerage facilities, this density 

is required to ensure that the development is economically viable, affordable to a diverse range 

of households, and competitive with competing developments on Vancouver Island. 

The community will have to be built and operate without the economies of scale available to 

developments within the city’s urban boundary that can access municipality funded servicing. 

This density is key to striking the balance between affordability and quality of life.  

2.2 Community Core Description 

Per the Plan there is a higher density area, approximately 5 acres in size, that will be developed 

as a residential resort. This area is centrally located along the shoreline and accommodates 

significant setbacks from eagle nests, the shoreline and streams within the subject property. 

These development setbacks ensure that the environment is protected with large buffering 

green spaces. The proposed zoning allows for taller buildings with smaller building footprints 

ensuring minimal environmental impact while providing viable density and economy of scale. 

The residential resort will contain ‘adult only’ living apartment accommodations. This will provide 

opportunities for empty nesters or others to enjoy the comfort of ‘resort-style living’, still have 

friends and family in the region and enjoy uninterrupted views of the Seymour Narrows. 

2.3 Zoning Discussion 

Currently the residential portion of the property is zoned RU-1.  The community vision will 

require obtaining R-1 zoning for the residential lots, with RM-3 zoning for the residential resort 

development in the Community Core. This proposed zoning will provide the framework for a 

diverse neighbourhood, with different lifestyles, sharing common community values and 

environmental amenities. Open spaces will be zoned PA-2 to accommodate the 20% open 

space requirement. These areas will provide open space amenities to the community and 

opportunities for public access to the shore. The plan generally conforms to the requirement to 

provide public access at 400 metre intervals.  

3. INTENT 

Ripple Rock Estates is anticipated to provide the empty nester or remote-working professional 

looking to downsize or relocate, an area close to untouched natural environments and 

spectacular ocean views. The community will be an expression of our residents’ environmentally 

conscious values, with extensive greenspaces, parkland, watercourses, and natural ocean 

shores. 

The unique west coast architecture will be ensured by strict design building restrictions on new 

homes. This will benefit the residents, by ensuring a consistent look of the community, as well 
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as the greater city of Campbell River, by contributing to an identifiable local culture and 

aesthetic. The current plan allows most homes to back onto a green zone or park, allowing for 

both privacy and seamless integration with the natural surroundings.  

4. CONNECTIVITY  

4.1 Road Network 

The development Concept generally conforms to the road design found in Map H-1of the Plan, 

with provisions for site specific covenants, waterways, and topography. The intent is to minimize 

grading requirements and respect the natural topography as much as possible – retaining the 

natural character of the site and protecting the integrity of the watercourses and greenspaces.  

The community will connect to Race Point Road per the Plan and will provide an emergency 

access directly to Highway 19 at the direction of the Ministry of Transportation and Highways. 

The proposed road network allows for continuous traffic flow and maximizes property usage and 

view lines. 

As the property is bordered by the ocean, the highway, a small personal residence and 

unconnected industrial lands there is no possibility of through traffic utilizing the Community’s 

roads; all the traffic in the strata will be local. The roads will conform to the Rural Local 

Residential Underground Utilities city bylaws and standards. Traffic generated by the 

development will not impact other personal residences on Race Point Road. 

4.2 Trail Network 

Utilizing its scenic watercourses, the Ripple Rock Community will offer an attractive network of 

common trails, offering residents public access to the beach from the outset of development. 

The trail network will connect to the adjoining property to the south of Race Point road, 

consistent with the Plan. Future trails will utilize green space/park on the south side of the 

property, similar to the Jubilee Heights neighbourhood. The trail network is a core feature of the 

community, anchoring our values of outdoor lifestyles, healthy communities, and social 

engagement.  

Proposed Road Network Compared to Discovery Bay Conceptual Development Plan  
The proposed network (left) is almost the same as the network shown in the Discovery Bay Conceptual Development Plan 

https://www.google.ca/search?rlz=1C1CHBF_enCA752CA752&q=jubilee&spell=1&sa=X&ved=0ahUKEwis2LzctcHWAhUB12MKHZWoCgEQBQglKAA
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5. SERVICING 

The community servicing facilities are to be constructed and operated onsite without any upfront 

or operating costs burdened to the City.  

5.1 Water Servicing 

The water system will be set up and operated as a utility under the Drinking Water Protection 

Act and Drinking Water Protection Regulation and will conform to the Guidelines for Canadian 

Drinking Water Quality. The water source is a 133-metre-deep well currently drilled into the local 

aquifer producing high quality water. Initial well testing indicates that the well will be able to 

produce an excess of 567 litres per minute. This water will then be treated and pumped to a 

nearby reservoir for consumption and required fire flow capacity. 

5.2 Sanitary Sewer Servicing 

The community sewerage system will be structured as a strata corporation, in compliance with 

the Environmental Management Act and Municipal Wastewater Regulationrequirements. 

Both the water and the sewerage systems will be constructed, maintained, and operated as per 

their respective regulations. The ultimate size of these facilities is sufficient to address the 

needs of the completed development.  

5.3 Stormwater Management 

Stormwater management will utilize the best practices to mitigate run off peaks and control 

surface water in an environmentally sound fashion. 

5.4 Shallow Utilities 

Electrical and telecommunication lines will be installed subsurface, in accordance with the 

Campbell River bylaws, to mitigate view interruption, to accord with the wilderness aesthetic, 

and to maintain the high-social/environmental feel of the community. 

Natural gas pipelines are not extended to the Community yet. We intend to pursue negotiations 

with the local natural gas distributor (Fortis) to enter into an arrangement for the extension of 

gas services to the community. We feel natural gas heating is both an efficient and 

environmentally friendly means to heat the homes and and is a realistic modern commodity 

sought after in new communities. 

6. PHASING 

The community will be developed in a logical, organic sequence, reflecting the character of the 

site, market conditions, sound civil engineering practice, and permit considerations, among 

other factors.  

The first phase will be built on the south portion of the property, with access via Race Point 

Road. Future phases will proceed westward in logical increments consistent with the regional 

absorption rate. The sewerage treatment and water treatment facilities will both be built to their 

final capacity during Phase One. 
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7. BENEFITS AND VALUES TO THE CITY  

• The environmentally friendly features and unique location provide the City a showcase of 

alternative choices for Island living which are not available in other locations.  

• Development buffers will be respected to protect the environmentally sensitive areas and 

the rural character of the area.  

• The open space corridors create a community amenity which accommodates opportunities 

for an integrated trail network to encourage non-automobile transportation modes. 

• Architectural controls will ensure a cohesive and aesthetic neighbourhood with a distinct 

identity and sense of place. Building siting and scaling will be complementary to existing 

topography and the use of natural materials will be encouraged. 

• As servicing costs will be borne by the developer, the City will benefit from the development 

of a new community without the typical capital investment.  

• Development will serve a population of households which have a decreasing household size 

and will attract new residents who value high social, economic, and environmental quality 

of life. 

• Development will provide increased tax revenue through new development, new household 

formation, and a revitalization of the area by establishing an anchor community.  

• The orderly and phased development will allow Ripple Rock Estates to grow in a sustainable 

fashion without disrupting the overall City absorption capacity. 
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