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�Taking care of the land and waters that sustain us.� 

 

Mayor and Council 

City of Campbell River 

301 St. Ann�s Road 

Campbell River 

 

June 24, 2026 

 

Dear Mayor and Council, 

Re: Draft Official Community Plan � Greenways Land Trust Submission 

 

Greenways Land Trust appreciates the opportunity to comment on the Draft Official 

Community Plan (OCP). We recognize the considerable effort involved in updating this 

foundational document and appreciate the work undertaken by staff and Council to 

address the challenges and opportunities facing Campbell River. 

 

An Official Community Plan is more than a land-use document. It establishes a long-

term vision for the community and guides decisions regarding housing, transportation, 

economic development, infrastructure, climate resilience, parks, and environmental 

stewardship. The choices made through this process will shape Campbell River for 

decades. 

 

Greenways supports many aspects of the draft OCP. We believe there are opportunities 

to strengthen the document and ensure it reflects evidence-based planning principles, 

long-term fiscal sustainability, and the importance of natural assets to the health and 

prosperity of our community. 

Key Recommendations 

Greenways respectfully encourages Council to: 

1. Integrate natural asset management into long-term asset planning. 

2. Retain strong Environmental Development Permit Area protections and apply 

the precautionary principle where ecological values are uncertain. 

3. Clarify how estuarine and foreshore habitats will continue to be protected. 

4. Prioritize housing infill, housing diversity, and existing serviced lands before 

considering Urban Containment Boundary expansion. 

5. Strengthen policies related to climate adaptation, biodiversity, and ecological 

connectivity. 
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6. Maintain broad and meaningful public participation throughout the planning 

process. 

Natural Assets Are Essential Infrastructure 

Wetlands, forests, streams, estuaries, shorelines, and other ecosystems provide 

measurable economic and social benefits. They contribute to flood mitigation, water 

filtration, climate resilience, fisheries productivity, erosion control, recreation, and 

public health. These services reduce future infrastructure costs and increase community 

resilience. 

 

We recommend that the OCP: 

� Recommend the development of a Natural Asset Management Framework; 

� Incorporate natural asset valuation into asset management planning; 

� Establish measurable ecological indicators and targets; 

� Recognize nature-based solutions alongside engineered infrastructure; and 

� Include ecological connectivity as a land-use planning objective. 

 

Healthy ecosystems should be viewed not as constraints to development but as 

community assets that provide long-term economic and social value. 

Housing and Environmental Stewardship Are Not Competing Objectives 

Throughout recent discussions regarding the OCP, concerns have been expressed that 

environmental regulations contribute to housing costs and broader social challenges. 

Greenways respectfully disagrees. 

 

Housing affordability and homelessness are complex issues influenced by housing 

supply, incomes, construction costs, interest rates, land values, infrastructure, social 

supports, and many other factors. Environmental regulations are only one component 

within a much larger system and should not be viewed as the principal cause of these 

challenges. 

 

Successful communities throughout the world have demonstrated that housing growth 

and environmental protection are complementary objectives. 

 

Portland, Oregon has accommodated population growth through compact development 

while protecting farmland and natural areas through an urban growth boundary and 

environmental overlays. Freiburg, Germany has increased housing supply through 

compact, mixed-use neighbourhoods while maintaining strong protections for forests, 
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agricultural land, and ecological systems. Municipalities throughout British Columbia 

continue to pursue higher-density development and housing diversity while maintaining 

protections for streams, shorelines, trees, and environmentally sensitive areas. 

 

The challenge before Campbell River is not whether to choose housing or the 

environment. It is how to pursue both simultaneously through thoughtful planning. 

 

Compact growth and gentle density can accommodate population growth while 

reducing infrastructure costs and protecting forests, wetlands, agricultural land, and 

wildlife habitat. Environmental stewardship and housing affordability are 

complementary components of healthy and resilient communities. 

Compact Growth Supports Fiscal Sustainability 

Research consistently demonstrates that compact development patterns reduce per-

capita infrastructure costs. 

 

Low-density sprawl requires more roads, water lines, sewer infrastructure, stormwater 

systems, and municipal services. Over time, these costs are borne by taxpayers. 

Compact growth patterns reduce infrastructure liabilities while preserving natural assets 

and supporting more efficient service delivery. 

 

Greenways encourages the City to prioritize infill development, redevelopment of 

underutilized lands, housing diversity, and efficient use of existing infrastructure before 

considering expansion beyond existing serviced areas. 

Provincial Standards Represent Minimum Standards 

Recent discussions have suggested that municipal regulations should not exceed 

provincial or federal requirements. Greenways respectfully submits that provincial and 

federal regulations generally establish minimum standards rather than optimal 

standards. 

 

Local governments routinely adopt standards that reflect local conditions and 

community priorities. Examples include tree protection bylaws, floodplain regulations, 

stormwater requirements, steep slope regulations, and environmental development 

permit areas. 

 

Campbell River possesses unique ecological assets, including salmon-bearing streams, 

wetlands, estuarine habitats, forests, and a dynamic shoreline. Local conditions may 
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warrant standards that exceed provincial minimums. Communities should not be limited 

to the lowest acceptable standard where local values or environmental conditions 

support stronger protections. 

Qualified Environmental Professionals Are Part of Good Planning 

Greenways is concerned by narratives that characterize biological review or qualified 

environmental professionals as regulatory burdens. 

 

Scientific expertise is not an impediment to responsible development. Rather, it helps 

identify risks, avoid costly mistakes, and ensure that growth proceeds in a manner that 

protects public assets and reduces long-term liabilities. 

 

Biologists, engineers, planners, geotechnical professionals, and other specialists 

contribute valuable expertise to development review processes. 

 

Environmental assessments should be viewed as investments in resilient communities 

rather than unnecessary friction. 

Public Participation and Community Trust 

An Official Community Plan belongs to the entire community. 

 

Developers and builders possess valuable expertise and practical experience and should 

continue to be engaged in the process. However, their perspectives represent only one 

set of interests affected by the OCP. 

 

Residents, First Nations, stewardship organizations, neighbourhood groups, housing 

providers, youth, seniors, businesses, scientists, and community organizations all have 

important perspectives to contribute. 

 

Public confidence in planning depends upon consultation processes being transparent, 

inclusive, and respectful. 

 

Broad participation improves outcomes and strengthens trust in decision-making. 

Greenways encourages Council to ensure that public engagement remains meaningful 

and that all feedback is considered on its merits. 
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Urban Containment Boundary and Growth Assumptions 

Greenways notes that staff have identified significant housing capacity within existing 

urban areas. Before contemplating expansion of the Urban Containment Boundary or 

weakening environmental protections, we encourage Council to clearly demonstrate: 

� Why additional land supply is required; 

� How proposed growth assumptions relate to provincial housing requirements; 

� Whether existing serviced lands can accommodate projected demand; 

� The long-term infrastructure implications of expansion; 

� The ecological costs associated with outward growth. 

 

Alignment with Provincial Housing Requirements 

Greenways notes that the City has referenced Provincial Housing Accelerator funding 

and associated housing targets during OCP discussions. Based on public Council 

discussions, the provincial program requires approximately 8,300 housing units, while 

the May 26, 2026 discussion contemplated accommodating approximately 34,000 

housing units within the Urban Containment Boundary. This represents a substantial 

increase beyond the reported provincial deliverables. 

 

Greenways encourages Council to clearly explain the assumptions underlying this higher 

growth scenario, including projected population growth, household formation, land 

supply needs, servicing implications, and environmental impacts. Significant changes to 

the Urban Containment Boundary should be supported by transparent demographic and 

infrastructure analysis demonstrating why growth beyond provincial requirements is 

necessary. 

 

Demographic Trends 

Greenways also encourages Council to consider current demographic projections when 

evaluating long-term land supply assumptions. Recent BC Stats projections indicate that 

Campbell River is expected to experience a modest population decline in the near term, 

with limited growth projected thereafter. While long-range planning should anticipate 

future growth opportunities, major expansions of the Urban Containment Boundary 

should be reconciled with the best available demographic evidence and regularly 

updated as new information becomes available. 

 

Expansion should be evidence-based and should prioritize efficient use of existing 

infrastructure and lands. 



                                
 
 1195C Fir St, Campbell River,  

 BC V9W 3B7 

 Phone (250) 287-3785   

  info@greenwaystrust.ca 

  www.greenwaystrust.ca 

 

 

 

 

�Taking care of the land and waters that sustain us.� 

 

Development Permit Areas 

Greenways recognizes the importance of efficient and predictable development 

approval processes. However, streamlining should not come at the expense of 

ecological integrity or sound scientific assessment. Environmental conditions are not 

static. Wetlands, streams, riparian areas, wildlife habitat, and species distributions 

change over time, and many ecologically significant features remain unmapped or 

incompletely inventoried. Reliance on historical studies, previously identified features, 

or static mapping alone risks overlooking current conditions and emerging 

environmental values. 

 

Accordingly, Greenways encourages Council and staff to carefully examine: 

 Whether proposed exemptions appropriately account for unmapped wetlands, 

riparian areas, wildlife habitat, and changing environmental conditions; 

 Whether reliance on previously identified features could result in important 

ecological values being missed because inventories become outdated and 

conditions evolve over time; 

 Whether Development Permit Area policies provide sufficient opportunities for 

current, site-specific assessment by Qualified Environmental Professionals, 

particularly where existing mapping is incomplete, outdated, or inconsistent with 

present conditions. 

 Whether environmental securities should be retained to ensure restoration, 

monitoring, and compliance obligations are successfully completed; 

 Whether the OCP provides sufficient direction to address cumulative effects, 

recognizing that numerous individually small decisions can collectively result in 

significant ecological degradation. 

 

Given the ecological significance of Campbell River's streams, wetlands, estuary, and 

shoreline, Greenways believes a precautionary and adaptive approach is warranted. 

Planning policies should be capable of responding to new information and changing 

environmental conditions rather than relying solely on static maps or historical 

assessments. 

 

Estuarine Protection 

The Campbell River estuary is among the community's most significant ecological assets. 

Greenways is concerned that the draft OCP does not appear to contain an estuary-

specific Development Permit Area. 
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We encourage the City to clarify what mechanisms will provide equivalent protection 

and to consider establishing specific policies recognizing the ecological importance of 

estuarine habitats. 

 

Foreshore Development Permit Area 

We encourage the City to provide the ecological rationale supporting the revised 

Foreshore Development Permit Area boundaries and demonstrate how the proposed 

approach maintains or improves shoreline protection. 

Climate Change and Resilience 

Climate change is already affecting communities throughout British Columbia through 

increased flood risk, drought, wildfire, extreme precipitation, and heat events. 

Healthy ecosystems provide some of the most cost-effective climate adaptation 

measures available. 

 

The OCP should establish stronger commitments related to: 

� Urban forest protection and expansion; 

� Watershed protection; 

� Floodplain resilience; 

� Green infrastructure; 

� Nature-based climate adaptation; 

� Biodiversity conservation; 

� Habitat restoration and ecological connectivity. 

Evidence-Based Planning 

Greenways believes that planning decisions should be guided by evidence, science, and 

long-term community interests. 

 

Complex issues such as housing affordability, economic development, family formation, 

population growth, and environmental stewardship cannot be reduced to simple trade-

offs. 

 

Communities around the world have demonstrated that strong economies, healthy 

ecosystems, and diverse housing options can coexist. 

False choices between housing and environmental protection risk dividing the 

community and overlooking opportunities to achieve both. 
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Conclusion 

Campbell River's forests, streams, wetlands, estuary, shoreline, parks, and trail networks 

are among the defining features of the community. The City's own plans and citizen 

surveys consistently show that residents value the natural beauty and access to outdoor 

recreation that make Campbell River unique. 

Environmental stewardship is not a barrier to prosperity. It is one of the foundations 

upon which long-term prosperity depends. 

 

Greenways respectfully encourages Council to retain and strengthen environmental 

protections within the final Official Community Plan and to continue pursuing a growth 

strategy that accommodates housing needs while safeguarding the natural assets that 

residents consistently identify as fundamental to Campbell River's identity and quality of 

life. 

 

By embracing natural asset management, evidence-based planning, meaningful public 

participation, and an integrated approach to housing and environmental stewardship, 

Campbell River can accommodate growth while preserving the natural character that 

residents consistently say makes this community a special place to call home. 

 

We appreciate the opportunity to provide these comments and look forward to 

continuing to work with the City and community partners to ensure Campbell River 

remains a healthy, resilient, and vibrant community for generations to come. 

 

Sincerely, 

 

 

 

pp. Rebecca Taylor, Board Vice President 

Greenways Land Trust 

 

CCd: 

Janice Evans, Council Reports 

Andy Gaylor and Andrei Pop  

MLA Dr. Anna Kindy 

Marc Kitteringham, Campbell River Mirror Editor  

Leona Adams, Campbell River Environmental Committee Vice President 
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Appendix A � Supporting Literature and Examples 

The following references are provided to support the observations and 

recommendations contained within Greenways Land Trust's submission regarding the 

Draft Official Community Plan. 

 

1. Natural Assets as Infrastructure 

Natural assets such as wetlands, forests, riparian corridors, estuaries, and shorelines 

provide measurable ecosystem services including flood attenuation, water quality 

protection, erosion control, climate regulation, and recreational value. 

 

The Natural Assets Initiative (NAI), a Canadian non-profit working with communities 

across Canada, promotes integrating natural assets into municipal asset management 

frameworks and financial planning. NAI emphasizes that healthy ecosystems often 

provide infrastructure services more cost-effectively and with greater resilience than 

engineered solutions alone. 

 

References 

�Both/And: Integrating Natural Asset Management into Federal Housing Supply 

Policymaking.� Naturalassetsinitiative.ca, 2026, naturalassetsinitiative.ca/both-

and-integrating-natural-asset-management-into-federal-housing-supply-

policymaking/. Accessed 24 June 2026. 

Government of Canada. �Natural Infrastructure Fund.� Https://Housing-

Infrastructure.canada.ca/Nif-Fin/Index-Eng.html, 2021, housing-

infrastructure.canada.ca/nif-fin/index-eng.html. 

Natural Assets Initiative - NAI. Natural Assets Initiative - Making Nature Count, 27 Nov. 

2025, naturalassetsinitiative.ca/. 

Plan360. �Natural Assets; Partnership with the Municipal Natural Assets Initiative.� 

Plan360, 2026, plan360.ca/initiatives/natural-assets/. Accessed 24 June 2026. 

 

2. Compact Growth and Infrastructure Costs 

Numerous studies have demonstrated that low-density development increases 

infrastructure costs associated with roads, water systems, sewer systems, stormwater 

management, and municipal service delivery. 
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Burchell and Mukherji (2003) found that conventional sprawl development results in 

substantially greater land consumption and infrastructure costs compared with 

managed growth scenarios. 

 

Compact growth patterns reduce infrastructure liabilities and improve fiscal 

sustainability. 

 

References 

Burchell, Robert W., and Sahan Mukherji. �Conventional Development versus Managed 

Growth: The Costs of Sprawl.� American Journal of Public Health, vol. 93, no. 9, 

Sept. 2003, pp. 1534�1540, https://doi.org/10.2105/ajph.93.9.1534. Accessed 13 

Aug. 2019. 

 

3. Housing and Environmental Stewardship Are Compatible 

Communities throughout the world demonstrate that housing supply and 

environmental protection are not mutually exclusive. 

 

Portland, Oregon 

Portland's Urban Growth Boundary has long sought to accommodate population growth 

while protecting farmland and natural areas. Growth is directed inward through 

redevelopment, infill, and housing diversity rather than unrestricted outward expansion. 

Portland demonstrates that environmental protection and growth management can 

coexist, although housing affordability challenges continue to require attention. 

 

Freiburg, Germany 

Freiburg has become internationally recognized for integrating compact development, 

transit-oriented communities, and environmental protection. Growth has occurred 

while preserving surrounding forests, agricultural land, and ecological systems. 

 

British Columbia Examples 

Communities throughout British Columbia continue to pursue infill development, 

housing diversity, and compact growth while maintaining environmental development 

permit areas, riparian protections, and climate adaptation policies. 

 

Kelowna provides a particularly relevant example. Through its 2040 Official Community 

Plan, the City has directed growth inward through infill and "missing middle" housing 
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forms while maintaining environmental protections and making efficient use of existing 

infrastructure. Similarly, municipalities such as Saanich and Central Saanich have 

increased housing supply while continuing to protect environmentally sensitive areas 

and agricultural lands. 

 

Like Campbell River, these communities operate within British Columbia's regulatory 

framework. Their experience demonstrates that accommodating growth does not 

require weakening environmental protections, but rather pursuing thoughtful infill 

development, housing diversity, and efficient use of existing serviced lands. 

 

These examples demonstrate that the choice is not between housing and environmental 

stewardship, but rather how to pursue both together. 

 

References 

City of Kelowna. �2040 Official Community Plan.� City of Kelowna, 6 Aug. 2021, 

www.kelowna.ca/our-community/planning-projects/2040-official-community-

plan. 

City of Kelowna. �Infill Fast-Track.� City of Kelowna, 2 Nov. 2022, 

www.kelowna.ca/homes-building/planning-development/infill-housing. 

Central Saanich. �District of Central Saanich.� District of Central Saanich, 2023, 

www.centralsaanich.ca/home-property-development/land-use-current-

planning/infill-housing. 

City of Saanich. �Housing Diversity in Neighbourhoods.� Https://Www.saanich.ca, 

District of Saanich, 2025, www.saanich.ca/EN/main/community/community-

planning/housing-division/housing-diversity-in-neighbourhoods.html. Accessed 

24 June 2026. 

Oregon Metro. �Urban Growth Boundary | Metro.� Metro, 9 Dec. 2025, 

www.oregonmetro.gov/what-metro-does/land-use-and-development/2040-

growth-concept/urban-growth-boundary. 

World Habitat. �30 Years of Planning Continuity in Freiburg, Germany - World Habitat.� 

World Habitat, 30 Sept. 2025, world-habitat.org/awards/winners/30-years-of-

planning-continuity-in-freiburg-germany/.  

 

4. Nature-Based Climate Solutions 

Nature-based solutions provide multiple benefits simultaneously, including flood 

mitigation, biodiversity conservation, urban cooling, and carbon storage. 
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Healthy ecosystems are increasingly recognized as cost-effective climate adaptation 

infrastructure. 

 

Reference 

Balzan, Mario V. �Assessing Ecosystem Services for Evidence-Based Nature-Based 

Solutions.� ArXiv (Cornell University), 1 Jan. 2021, 

https://doi.org/10.48550/arxiv.2105.05672. Accessed 9 Sept. 2024. 

 

5. Professional Expertise and Risk Reduction 

Qualified environmental professionals, engineers, planners, geotechnical specialists, and 

other professionals contribute essential expertise that helps communities avoid costly 

mistakes and manage risk. 

 

Scientific review should be viewed as an investment in resilient communities rather than 

as regulatory friction. 

 

Professional review processes are intended to support: 

� Public safety; 

� Risk reduction; 

� Compliance with legislation; 

� Protection of ecological assets; 

� Long-term economic sustainability. 

 

6. Municipal Standards and Local Conditions 

Provincial and federal regulations generally establish minimum standards. 

Local governments routinely adopt standards that reflect local conditions and 

community priorities. Examples include: 

� Floodplain regulations; 

� Tree protection bylaws; 

� Environmental Development Permit Areas; 

� Stormwater management requirements; 

� Riparian setbacks; 

� Climate adaptation measures. 

Campbell River's streams, estuary, wetlands, shoreline, and forests are locally significant 

assets that may warrant standards exceeding provincial minimum requirements. 
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Reference 

Town of Comox. Tree Protection Bylaw No. 2063. 10 June 2026. 

 

7. Evidence-Based Planning 

Complex issues such as housing affordability, family formation, population growth, 

homelessness, and environmental stewardship are influenced by multiple factors. 

Successful planning integrates: 

� Housing diversity; 

� Infrastructure efficiency; 

� Economic development; 

� Environmental protection; 

� Climate resilience; 

� Meaningful public participation. 

 

False trade-offs between housing and environmental stewardship risk undermining 

opportunities to achieve both. 

 

8. Community Values and Quality of Life 

Community planning should reflect the values and priorities of residents. Campbell 

River's own policies and public engagement consistently identify the natural 

environment, parks, trails, and access to outdoor recreation as defining features of the 

community and major contributors to quality of life. 

 

The City's Vision 2025 framework adopted the motto "Enriched by Land and Sea", 

recognizing the importance of environmental health to the community's identity. The 

City's mission statement also commits to promoting "social, economic and 

environmental health for current and future generations."  

 

The Sustainable Campbell River Framework identifies parks and the natural 

environment as key components of a sustainable community and emphasizes balancing 

land use, housing, economic development, and environmental stewardship.  

 

Most recently, the 2025 Citizen Satisfaction Survey found that 93% of residents rate 

Campbell River's quality of life as good or very good, with the community's natural 

beauty and access to outdoor recreation identified as residents' favourite features. 

Satisfaction with parks and trails remains among the highest-rated City services.  

 



                                
 
 1195C Fir St, Campbell River,  

 BC V9W 3B7 

 Phone (250) 287-3785   

  info@greenwaystrust.ca 

  www.greenwaystrust.ca 

 

 

 

 

�Taking care of the land and waters that sustain us.� 

 

These findings suggest that environmental stewardship is not merely a regulatory 

consideration, but a reflection of community values. Campbell River's forests, streams, 

shoreline, estuary, parks, and trail networks are central to the quality of life that 

residents consistently identify as one of the primary reasons they choose to live here. 

 

References 

City of Campbell River. �Mission/Vision/Values | City of Campbell River.� City of 

Campbell River, 2025, www.campbellriver.ca/government/city-

council/missionvisionvalues. Accessed 24 June 2026. 

Discovery Research. 2025 Campbell River Citizen Survey. City of Campbell River, Oct. 

2025. 

 

Conclusion 

Greenways Land Trust believes the best available evidence supports an integrated 

approach to planning. Healthy ecosystems, compact growth, housing diversity, 

infrastructure efficiency, and economic prosperity are not competing objectives. They 

are mutually reinforcing components of resilient communities. 

 

Campbell River's forests, streams, wetlands, estuary, and shoreline are among the 

community's greatest assets. Protecting and restoring these systems while 

accommodating future growth represents not a constraint on prosperity, but an 

investment in the long-term health and resilience of the community. 
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Appendix B � Questions and Recommendations Regarding Development Permit Areas  

 

 

Topic 

Draft OCP 

Provision 

Greenways Concern Recommendation 

Environmental 

DPA 

Expanded 

exemptions 

Potential loss of 

unmapped features 

Apply precautionary 

principle 

QEP Definition Narrow 

scope 

May exclude qualified 

professionals recognized 

under provincial 

frameworks 

Align with provincial 

standards 

Environmental 

Securities 

Removal Risk transferred to public Retain securities 

Estuary 

Protection 

No dedicated 

DPA 

Loss of specific 

protections 

Reinstate estuary DPA 

Foreshore DPA Boundary 

changes 

Ecological rationale 

unclear 

Provide scientific 

justification 

Cumulative 

Effects 

Limited 

discussion 

Incremental degradation 

risk 

Include cumulative 

effects considerations 

 


