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Disappointment—

The Owner’s New
Proposal for Cape

Roger Curtis

By Stephen Foster
Director, Cape Roger Curtis Trust Society

The owners of Cape Roger Curtis put forward a formal
development proposal to the community on May 7, then
resubmitted an amended plan a week later that now stands as
their first official proposal for developing the Cape.

It can be found on their web site at: http://
www.caperogercurtis.com/resources.html and is listed under
the title ‘Neighbourhood Plan’.

There is lots of material here with many maps. Some of the

key elements to take note of include:

¢ The density request, which now amounts to 490 housing
units.

There is no longer 100% waterfront protection.

The lighthouse area and a large chunk of the south slope
are now slated for rural residential housing.

Only 30% of the land is wilderness park, in the southeast
corner of the property.

There is a concentrated development hub area (village) on
the central west side.

The development adds extra density in the form of an 80
room Inn with restaurant, a 150,000 sq. ft. seniors’ ‘Campus
of Care’ facility, 5000 sq. ft. of commercial, a school,
playgrounds, community center and amphitheater.

continued on page 2

Conversion to Sensibility in Snug Cove

Municipal Council conducted an about-face on May 1" over the
question of which lots and at what scale to develop sections

of the “community-owned lands” in Snug Cove. In a dramatic
reversal of their earlier intent, councillors decided to rezone
three parcels of the land at densities that “reflect the Official
Community Plan (OCP)”.

Council members had been under mounting public pressure to
abandon the previous recommendations of their own Surplus
Lands Working Group and a proposed Snug Cove Master Plan,
which had urged them to proceed with unprecedented urban-
scale mega-development in the Cove. The proposed Master
Plan would have approved up to 50 residential units per

acre, in four-storey apartments. On May 1%, Council members
responded to calls for a more moderate approach.

A campaign by Eco-Alliance members and like-minded
individuals was responsible in part for the new direction.

continued on page 4
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Cape Roger Curtis continued

e The design includes a complex sanitary sewage grid, with a
sewage treatment plant sitting on the park border right over
the south slope.

Negotiations to Come

For many of us close to the negotiations, this proposal is

a disappointment. It creates a wide gap between what our
community representatives have been asking for and what
the owners seem willing to give. Surprising really, because
the owners have publicly stated that they want to close

the deal with the current council and before the upcoming
November elections (and several councilors have publicly
stated their willingness to work to the wire, even through the
fall campaign). The municipality’s message has been consistent
and clear — smaller development, larger park, all within OCP
density numbers — as a basis for accelerating the process.

But that’s definitely not where we're at. The proposal seems to
miss the critical importance to our community of protecting the
Cape area itself. The owners have taken a big step backwards
from their original concept, dating back to their first public
meeting last September, which dangled the enticing prospect
of 100% waterfront protection.

Developers in communities like ours always like to market
their planning around the ‘neighbourhood’ moniker, and this
plan is no different. But a closer look at this proposal, with
its broad and fractured development footprint, its massively
ambitious and expensive pre-building infrastructure, its
consistently over-scale imagination, suggests that the
underlying thinking still falters from what has hobbled the
planning from the start: big ideas coloured by a ‘mainland’
context, imaginative planning perhaps for a city, town, or
community in the Okanagan, but definitely not (or at least, not
yet) a plan consistent with Bowen Island’s dreams for itself.

And still no wild, contiguous, marine based park representing
a minimum of 50% of the CRC lands, the goal of so many of

us who love that land and seek to preserve its extraordinary
aesthetic and simple beauty.

The Struggle Ahead

A lot is about to come in to play as the now intensifying
negotiations over the Cape heat up. Above and beyond simply
economic issues sits our concern for the values the land has

to offer and the quality and impact that any development will
have on all Bowen Islanders. The immediate struggle looks

like a battle over density and a park boundary that must
include the southwest corner and the lighthouse area. Yes
ownership has been generous to date, but they simply must be
encouraged to go further. They have a unique opportunity to
help create a significant park legacy.

But the park and the development are not yet what we want
them to be. We must steel our resolve and bring to bear every
opportunity at our disposal: use negotiating tools such as
density transfer, eco gifting, amenity exchanges, etc.; bring to
the table key players, such as BC Parks, The Land Conservancy,
the GVRD (now Metro Vancouver), etc. who to date have

only been circling the negotiations; and initiate a Bowen
fundraising campaign, to start soon, that will demonstrate local
determination for a successful, made-on-Bowen outcome.

There's lots of work still to do, with much of it already
underway. The mood amongst all the parties involved remains
positive, and an inspired resolution feels tantalizingly closer.

*

Summer 2008

Cape Tree Species Found To

Be Rare

by Pam Dicer, Director, Bowen Island Eco-Alliance

In July 25, 2006, Diamond Head Consulting conducted a one-
day survey of the plants of the Cape. At the time, the Cape’s
juniper trees were thought to be Rocky Mountain juniper

(Juniperus scopulorum).

Terry Taylor, the survey botanist, recently drew my attention
to the research of Dr. Robert P. Adams, a juniper expert
from Baylor University, Texas (all Dr. Adams’ juniper papers
are available at www juniperus org). Says Dr. Adams “... a

new cryptic species, Juniperus maritima, has been recognized.
Called Seaside Juniper, it grows on rocky areas near the sea,

in Puget Sound/Georgia Strait.

A striking aspect of the Seaside Junipers is their habitat.
They all grow at the seaside (or lakeside) on granite or sand.
This is a very different kind of habitat than that found in
Juniperus scopulorum which grows on dry, rocky mountainous
soils. The Seaside Juniper is not weedy and usually appears
as if it is relictual (i.e., older trees, with few or no seedlings).
The Puget Sound juniper’s habitat seems to be very
restricted and has only been collected in a few locations.
The climate is very different than the Rocky Mountain or the
eastern US climates, having a mild, wet regime. In short, the
juniper in Puget Sound has evolved physiological genes to
facilitate its growth in such an environment.”

In March, I collected specimens from 7 of the Cape junipers
and mailed them to Dr. Adams who quickly replied that

what we have at the Cape is definitely Seaside Juniper. The
nearest Rocky Mountain Juniper is at Ross Lake, BC, 140 km

east of the coast.

Adolf Ceska, a plant ecologist from Victoria who compiles
the Botanical Electronic News (http://www.ou.edu/cas/botany-

micro/ben/ben387.html) says, “I would not hesitate to treat
Juniperus maritima as RED-listed, but | am afraid that it will get
a Blue-listed status. The number of sites may go over the
limit for the Red-listing, but if you consider the total number
of individuals, the Red status would be fully justified”. This
reinforces the need to protect the shoreline of the Cape.

wh -
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Now is the Time for Everyone to
Focus Their Efforts

by Mel Turner

Mel Turner has been commissioned by the Bowen Island
Municipality to act as its Park Consultant for the Cape

Roger Curtis issue. Mel was formerly BC Parks’ Planning and
Conservation Manager for the Lower Mainland and Vancouver
Island for 28 years.

Cape Roger Curtis is one of a select few relatively-large,
relatively-natural, undeveloped oceanfront properties on

the eastern shores of the Strait of Georgia. Within the Lower
Mainland, the only lands similar to Cape Roger Curtis are
dedicated parkland including Pacific Spirit Regional Park at
Point Grey, Belcarra Regional Park and Indian Arm Provincial
Park in the eastern part of Burrard Inlet, Stanley Park in
Vancouver and Lighthouse Park, and to some extent, Whytecliff
Park in West Vancouver. The remaining oceanfront lands have
been developed for some time and are directed to primarily
residential, industrial and commercial uses interspersed with
intensively-used recreation parks such as Ambleside and
Spanish Banks.

From a conservation perspective, the parklands opportunity
at the Cape, as shown in Figure I, includes, in its entirety, the
coastal bluff ecosystem. This ecosystem is recognized as the
most valuable and ecologically significant area not only on the

property but elsewhere in the Lower Mainland. The Cape lands
also include significant areas of other ecosystems not currently
protected in the Bowen Island Ecological Reserve and sensitive
ecosystems mapped by the Conservation Data Centre.

From a recreation perspective, the parkland opportunity has the
potential to provide a wide variety of uses ranging from passive
to intensive, focusing on the ocean and forested slopes.

The opportunity to protect the significant conservation and
recreation values is fully recognized by Bowenians, by their
municipal council and, most importantly, by the owners of Cape
Roger Curtis. To that end, and in combination with ecologically
significant provincial land adjacent, the residents and visitors
of the Lower Mainland are fortunate that this recognition has
the potential to see a major area of parkland, greater than
Lighthouse Park in West Vancouver and some 75% the size of
Stanley Park, dedicated for conservation and recreation.

It is now time for everyone to dedicate and direct their efforts in
making this outstanding opportunity a legacy to complement the
other great parks surrounding English Bay.

*
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Figure 1 - Community Conservation and Recreation Land Map - Vs. 2.

This new park boundary map was recently endorsed by our municipal council. The map needs careful attention because it will
very likely be critical to the negotiations ahead; it represents a meaningful saw-off between what the owners have at times been
promoting (100% coastline protection, a large wild park area, a limited footprint for development on the Cape), and what council,
green conservancy groups, the CRC Trust Society, planners and others in the community may be able to agree to as the basis for a

final solution.
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Slow growth advocates had been trying to turn the tide, both
in letters to the Undercurrent to awaken public opinion, and
in conversations with councillors personally. This activism

was noted in one of the island’s regular publications, the
Bulletin, which in its April 11 issue mentioned the role of the
Eco-Alliance in the fate of the Snug Cove Master Plan. Due to
pressure from the Eco-Alliance, “the plan went from hot to not
in a span of about three weeks”, according to the author.

Our organization is happy to be credited for our vigilance and
involvement in public affairs, but the significant fact is that the
dispute over the scale and character of development in Snug
Cove was beginning to split the consensus that usually governs
Council decisions. Peter Frinton, Lisa Shatsky and Lisa Barrett
had refused to endorse the excessive development being
pushed on Council. Their resistance led Bob Turner and David
Hocking to reconsider, as well.

Snug Cove Village Plan (SCVP)

The May 1* vote by Council committed the municipality to
accept the SCVP as the template for development in the Cove.
The SCVP was first approved by the previous municipal council
in 2005, and now forms an important updated section of the
larger island-wide Official Community Plan (OCP).

As an Island Municipality within the Islands Trust, any bylaw to
vary Bowen'’s OCP requires the approval of the Islands Trust.

Here, in brief, is what the SCVP envisions:

e Housing density of up to 12.5 units per acre is permitted.
Proposals greater than 12.5 units per acre but not more than
17.5 units per acre may be considered, if they contain the
following:

1) Transfer of density from elsewhere on the Island;

2) The proposal involves other than traditional market
residential, such as non-market, rental, or special needs
housing, etc.

¢ Residential building shall be no higher than 2.5 storeys, and
be of a townhouse or rowhousing form and character.

¢ Encourages mixed commercial / residential building within
the area designated as village commercial.

e Sets up a Village Centre zone encompassing 500 meters
around the crossroads of Miller Road and Government Road;
and a Village Periphery zone, where development should
be reduced until at the boundary edge, there is a “seamless
transition” to the rural lands beyond.

¢ Crippen Park on the north side of Government Road
shall remain largely in its natural state except for limited
commercial uses and civic facilities.

The full text of the Snug Cove Village Plan (SCVP) can be
accessed through the municipality’s website at the following
Link: www.bimc.ca/files/embedded/BIM%20BylAaw%20
No.137,%202004.pdf

Location of the Lots and
Purpose of Rezoning

In 2005, after a referendum that approved the purchase for

$2 million, the municipality bought 38.72 acres of land from
GVRD Parks that was considered to be “surplus” to the need
of the Park. Recently, these parcels are often referred to as the
“community-owned lands”.

A map of Snug Cove highlighting the location of the three lots
of the community-owned lands to be rezoned and sold is
shown on page --- of this text.
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The lot descriptions are:

e Lot 2A: 1.62 acres; west of exiting homes along Miller Road,
bordered on north by Bowen Court, and on the south by
the proposed “civic facilities precinct”, which is also on
community-owned land.

e Lot 3A: .58 acres; on east side (park side) of Miller Road,
bordered on south by lot 3B, also proposed for rezoning and
sale.

¢ Lot 3B: .84 acres; on east side of Miller Road, bordered on
north by Lot 3A, also proposed for rezoning and sale, and
bordered on south by current RCMP owned residence.

Council’s intent, by rezoning and sale of three lots, is to recover
the original purchase price plus interest, and to pay for sewage
expansion to service the lands, and to pay for the planning

costs (but not construction) of the proposed civic facilities. The
municipality estimates that these costs total about $3.8 million.

Picture 1

Picture 2
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One, Two, Three....Many

One question that confronts this project involves re-
consideration of how to measure “density”. Officially, as
included in the OCP, building density on land is defined by
number of “dwelling units”. But new thinking, originating from
the Advisory Planning Commission, is attempting to define
density by a more flexible method that would create greater
housing diversity. The objectives are a smaller environmental
footprint, better energy efficiency, and an increased range of
affordable housing.

The challenge however, is to accomplish these goals without
at the same time sanctioning unconstrained new building and
population. The new approach involves calculating “density
equivalencies”, by such methods as permitting a certain
amount of floor space per lot without actually dictating the
total number of dwelling units allowed.

One of the resolutions passed by Council at the May 1*
meeting that selected the three community-owned lots for
rezoning and sale, gave direction to the planner to calculate
density for the properties by an alternative method than the
OCP allowance for density by number of “dwelling units”.

This is an issue that must be watched very closely: these
“density equivalencies” for the Snug Cove properties need to
conform to the actual density allowance that is mandated in
the OCP.

Council has made the rezoning of these community-owned
lands their top priority higher than Cape Roger Curtis for the
rest of the time remaining in their term of office, before the
municipal elections this November. Watch for this subject to

reappear.
il
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What is the Eco-Alliance?

Are you drawn to Bowen Island’s natural beauty, abundant
forests and island-community lifestyle? Would you be
interested in preserving what you love about Bowen so your
children’s children may also enjoy this tranquil haven?

We are the Bowen Island Eco-Alliance, Bowen’s oldest
community service and environmental group. We are ordinary
citizens, families, artists, writers and seniors who are deeply
concerned about the rate of development and density on

the island and wish to work toward greater protection and
preservation of our natural landscapes.

Our organization has existed on Bowen Island for over fifty-six
years. As times have changed so has our name and the issues
we face. In the early years, we worked to get safe reliable ferry
service, roads and schools. Since 1974, when locals requested
that Bowen Island be included in the newly established Islands
Trust, we have consistently supported the mandate of the
Islands Trust.

In 1992, we became a registered non-profit society in Victoria,
known as the Bowen Island Alliance. Our members, along
with hundreds of others in the community contributed to the
formation of Bowen Island’s latest Official Community Plan
(OCP), which was formally adopted in 1996.

After Bowen Island became an island municipality within

the Islands Trust, we have attempted to ensure that this new
model of local government adheres to its unique responsibility
to “preserve and protect” the island’s natural environment for
future generations.

At the Annual General Meeting in February, 2002, the

Bowen Island Alliance membership voted to modify the
organization's name to more clearly indicate the group’s activist
environmental goals. The Bowen Island Eco-Alliance was
chosen as the new name.

Members take pride in their involvement that year in bringing

the community’s attention to major environmentally destructive
changes to the OCP that the municipal council intended at

the last minute to include as part of Bowen’s most important
regulatory document, the Land Use Bylaw (LUB). We also

spoke up at public meetings and in the Undercurrent when the
developer for Cowan Point first proposed to build at densities
almost twice those allowed in the OCP. After the developer
backed down from that position, we remained publicly involved,
recommending beneficial changes in the proposed bylaws for
the land, up to and at the final Public Hearing in July, 2002.

By adapting itself to changing needs over the years, the Bowen
Island Eco-Alliance has remained committed to the island’s
environment and serving the community. We seek to ensure that
development on Bowen is consistent with the guiding principles
of the OCP: maintenance of the intrinsic attraction, rural identity
and sense of serenity of our island.

We ask you to join us. Become a member and help keep Bowen
Island beautiful.

'Membership

Become involved with Bowen's oldest community group
dedicated to the preservation and protection of Bowen’s
unique natural and social setting. Membership benefits
include informative speakers, opportunities to meet and
network with like-minded Bowen Islanders, and a chance
to become informed of and active in Bowen'’s evolving
community.

Name:

Phone:
Address:
Membership Fee:

Single S10 Family $15

Please attach your cheque a return to:
Bowen Island Eco-Alliance,
Box Al 1, Bowen Island, BC VON 1G0

[

1. Are you a new member of the Eco—Alliance?

YES NO
2. Are, you renewing your membership with the Eco-Alliance?
YES NO

3. Would you like to help with specific projects? Which
issues?

4. Do you have any other comments or suggestions you
would like to make regarding the Eco—Alliance?




