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Rezoning Community-Owned Land
An Opportunity Missed

Municipal Council has declared that the
Public Hearing on the proposed rezoning of
the community-owned land beside the Bowen
Island Community School will be held on July
29 (Tues.) at Cates Hill Chapel, at 5:30 pm.
This will be the last opportunity that Bowen
Islanders will have to comment on the bylaws
that will define the future of a parcel of our
community lands. The six-acre parcel (the
southern portion of Parcel 2 on map on page
4), often referred to as “Lot 2”, is under
consideration for rezoning from its current

park status to become the site for a community
centre, and for attached housing units, as well
as retail and restaurant uses.
Any development of the community-owned
lands in Snug Cove should be a model for
all other development on the island. Bowen
Island’s publicly owned land should be
developed only to meet vital public needs,
and should be planned to a standard that will
be admired for years to come by residents and
visitors alike.

Unfortunately, the Lot 2 plan demonstrates
all the flaws that come from a lack of public
consultation and disregard for Bowen
Island’s Official Community Plan (OCP).
This issue of The Bowenian outlines how the
planned rezoning, embodied in proposed
bylaws #352 and #353, compares to the
objectives and directives of the OCP. We urge
you to learn about this crucial subject and
to make your views known to the municipal
council at the Public Hearing on July 29.
Once the Public Hearing is over, provincial
law stipulates that municipal councilors
cannot receive any more information or
opinion on the bylaws under consideration
until they make a final decision. July 29 will
be your last chance to be heard.

Unresolved Issues in the
Rezoning Proposal
Density

Bowen has a long history of community engagement and consultation. Here a group of islanders have gathered
to take part in one of the many community consultation sessions for the Official Community Plan Review process
that took place under the previous municipal council.

One of the most innovative features of Bowen
Island’s OCP, adopted in 2011, is to encourage
development in the existing village of Snug
Cove, and in the already-approved-but-stillnot-constructed village at Seymour Bay, by
transferring future residential density from the
less developed areas of the island into those
two compact areas.
This process of “density reallocation” is
intended to create walkable villages that are
conducive to…
…continued on page 2

Conceived in Secrecy, the Plan Falls Short
Bowen Islanders are facing an important
land use decision over development of
community-owned land.
Unfortunately, the process leading up to the
final opportunity for public input on July 29
has been marred by secrecy and a failure
to involve a broad spectrum of community
opinion in formulating the development plan.
Every meeting of the Temporary Advisory
Board (TAB), appointed by Council to create
the plan, was conducted in private.
The result is a building proposal that falls
short of reflecting the values that Bowen

Islanders have expressed repeatedly
in surveys initiated by both the current
Council and during the update of the Official
Community Plan (OCP), in 2011.
The flawed plan for Lot 2 is a direct
consequence of the lack of public input.
Between July 2013 and March 2014, when the
TAB submitted its recommendations, the TAB
prevented public attendance at its meetings
by invoking Section 90 (1) (k) of the provincial
Community Charter. This allows meetings
to be “in camera” – that is, confidential
sessions with unpublished minutes – in cases

where “negotiations and related discussions
respecting the proposed provision of a
municipal service are at their preliminary
stages and that, in the view of council, could
reasonably be expected to harm the interests
of the municipality if they were held in public”.
The obvious first question is what
“negotiations” were taking place during what
was supposed to be an open process of
community land use planning?
…continued on page 3

Bowen Island Community Lands: Why They are Important

Bowen community lands support wildlife which many
of us enjoy — mother common merganser with chicks.

Concurrent with considering the rezoning
of part of Parcel 2 (a.k.a “Lot 2”), it is
crucial we also consider the environmental,
economic and social importance of all the
community-owned lands.
Some parts of these lands, such as the
southern part of Parcel 2, may be suitable for
development to meet community needs but
in other areas, conservation, biodiversity and
accounting for the value of the free services
that intact ecosystems provide us must be
given higher priority.

This is especially true of the area labeled
Parcel 3 (see the map on page 4), which forms
an integral part of the forest ecosystem of
Crippen Park in Snug Cove. This 2.5-acre
parcel (fronting partially onto Miller Road and
a small…
…continued on page 3
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Form and Character
The overall character of the development
should be consistent with the OCP’s vision of
Snug Cove as “a village within a park”.
However, the scale of the proposed buildings
is out of proportion to the natural setting; the
plan envisions that 50% of the 6 acre lot will be
buildings and parking lots, but there is little
mention of re-forestation and conservation.
Conservation covenants should be placed
on the undeveloped 50% of the land; and a
landscape plan should ensure that native
shrubs and trees are planted. An area beside
the community centre should be specifically
designated for a public market.
Community input should shape the form
and character of all the buildings, from
the community campus structures, to the
townhouses, and the proposed medical
office. This can be accomplished by extending
the existing Snug Cove Revitalization
Development Permit Area to include the Lot 2
development.
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This Development Permit Area allows a design
panel, appointed by municipal council, to
regulate the form and character of all built
structures, and to create a landscape plan for
the site – including planting of native trees
No Community Control on
and shrubs.
• Bylaw #353 does not ensure th
The municipal planner’s newest report (May
Design Panel will oversee the f
26) has now indicated that the design panel
buildings, to be consistent wit
will be involved in the realization of the
the Official Community Plan
development plan. However, to ensure
that the design panel has the necessary
Community C
authority to review the plans and to
• up to four store
consult with the public, the OCP’s
Large Parking Lot and Access Road to
• no guarantee th
map of the boundary of the Snug
Cove Revitalization Development
Housing Complex
Permit Area has to be extended
• ignores potential access route from Millers Road,
to the area to be rezoned; and
crossing Senior’s Lane using existing right of way
that map amendment needs
to be included in the bylaw
itself.
In bylaw #353, the
proposed children’s
centre would be
permitted to be four
Children’s Centre
storeys high, and have
a setback from Bowen
• intended as children’s centre,
Island Trunk Road of
but could be retail, restaurant, or
Com
only three metres.
offices
Children’s
C
Centre
Such a height would be
• four storey height permitted with
out of character with
only 3 metre setback for Bowen
other buildings in Snug
Island Trunk Road
Cove and is in direct
Medi
c
violation of OCP policy
Clinic al
#164, which states that
building height in Snug Cove
will be limited to three storeys.
Seniors Lane
The three-metre setback from
Bowen Island Trunk Road is also
inadequate to provide a green
buffer between the building and the
road. The OCP, in numerous places,
30 Att
Medical Clinic/Apartments
including Objective #58 and Policy #270,
• not in
calls for a continuous green viewscape of
• four storey building
perm
predominately native vegetation along all
• intended for medical clinic, but would
•
numb
transportation corridors.
also permit apartments, retail and
the ra
The proposed bylaw should therefore be
restaurant uses
mont
amended to increase the setback so the
• may include an elevator
design panel can include an adequate natural
a housing
buffer in their landscape plan for the site.
agreement with
There should be community involvement at
the municipality.
every step of the process from planning to
Development on communityconstruction. Municipal Council’s Advisory
owned land is supposed to provide a
Planning Commission (APC) needs to hold
model of enlightened policies, and can
its own public consultation on this proposed
development, to receive greater community input. promote social diversity by requiring a
certain percentage of the dwelling units
be designated as affordable housing. Yet,
To Meet the Needs of the
proposed bylaw #353 contains no affordable
Community
housing; in fact, it permits market priced
Bylaw #353 would also allow apartments,
secondary suites in all of the 30 attached
restaurants or retail in the building intended
dwellings proposed for Area 2 of the
to be used by the children’s centre for after
development.
school care, if for some reason that building is
Bowen Island already has a liberal secondary
not used for that purpose.
suites bylaw allowing suites in detached
We believe that if the building does not
homes. To now allow attached dwellings to
become a children’s centre, it should be used also contain secondary suites would lead to
for some other civic function.
excessive densification and parking congestion
on an already compact site.
Situating a restaurant or other commercial
use beside the BICS playing field would be
Analysis of the proposed development of Lot
a perfect example of commercial sprawl
2 gives rise to more questions than answers.
serving only to undermine the economic
For example, the Snug Cove House Society
vitality of the lower Cove village.
has been trying to build seniors’ housing on
its own land beside Lot 2 for years. Does the
The building should be zoned for civic
prospect of at least 30 attached dwellings right
facilities only, and a separate rezoning should
next door assist or undermine their efforts?
be required for any future commercial or
residential use.
Bowen Islanders should be aware that
rezoning of the land does not guarantee a
In addition, none of the townhouses or
apartments planned for Lot 2 are designated for community centre. The reports associated
“affordable housing” as defined in the OCP; that with the proposal state clearly that funding
has not been secured to build the community
is, as non-market, or price-restricted housing.
facilities. Given the current real estate
Such housing already exists on Cates Hill, where
market affecting Bowen, are we going to
rent in the attached housing in that development
divest ourselves of these lands in a fire sale?
is held by a legally binding covenant to a level
🍁
below that of similar dwellings in Vancouver.
In 2013, approval for the Belterra co-housing
rezoning included the provision that a number
of the dwelling units be price-restricted, through
land

…affordable housing and reduced greenhouse
gas emissions, thereby keeping larger natural
areas intact. The OCP lays out a process by
which these objectives can be accomplished
without adding to the overall level of future
residential density that is already anticipated
in the OCP.
Unfortunately, the proposed bylaws #352
and #353 totally omit the OCP directives with
regard to density transfer. OCP Policy #129
states “The provision of multi-dwelling units
will be achieved by density re-allocation”.
But the proposed bylaws would create
up to 30 attached dwellings in one area
of the development, as well as numerous
“apartments” in other buildings planned for
the site.
None of this additional density will be
provided by transferring development
from elsewhere on the island, in direct
violation of one of the fundamental Land Use
Management Principles of the OCP.
That principle says that the overall number of
primary dwellings planned for and anticipated
in the OCP, will be the same as the previous
OCP, approved in 1996. This number is
approximately 7,000 dwellings, about four
times Bowen’s current number.
To ensure there is no increase in the island’s
anticipated overall number of dwellings by the
creation of attached housing on Lot 2, those
units should be balanced by an agreement
with a willing landowner in an environmentally
sensitive area of the island, such as a
watershed, to sell their development rights to
the developer in Snug Cove.
The OCP designates on a map which are
the Donor Areas and which are the Receiver
Areas for such density transfer. OCP Policies
#163 to #166 contain detailed directions on
how allowable residential density should
be calculated in Snug Cove, with increases
permitted only in return for provision of nonmarket housing and density transfer. Yet these
instructions are ignored in the bylaws.
Weaving density out of thin air has
repercussions beyond development of the
community-owned lands themselves. Soon,
Bowen Island Properties Ltd. is expected to
present its own plan for what it calls Parkview
Slopes, just behind Artisan Square. Previous
renderings of that plan contained building
density far in excess of OCP levels, but
contained no provisions to transfer density from
other parts of the island.
The proposed bylaws that would rezone the
community-owned lands on Lot 2 should go
back to the Advisory Planning Commission
for further review to ensure the development
complies with the OCP.
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Conceived in Secrecy, the Plan
Falls Short (continued)
The next question is what municipal services
were being discussed? The TAB report to
municipal council does not comment on
provision of municipal services, other than
general statements.

Bowen Island Community
Lands: Why They are
Important (continued)
…portion onto Bowen Island Trunk Road)
contains the historically significant Maple Trail,
Cedar and Hemlock Hill, and Spruce Crescent.
Parcel 3 drains into lower Crippen Park which,
in turn, drains into the Lagoon and then under
the causeway into Deep Bay.

Crippen Park’s Lagoon and the
Fate of the Common Loon
For hundreds, perhaps thousands of years,
mated pairs of Common Loons have overwintered in the Lagoon, their tremolo calls
echoing across a rain-soaked Deep Bay.
But the writer, who has had the unbounded
privilege to live on the shores of Deep Bay for
the past 21 years, can testify that for the last
two years our Lagoon loons have disappeared
and the waters fallen silent.
The ongoing Canadian Lake Loon Survey,
conducted by Bird Studies Canada (BSC)
since 1981, reveals that the future of these
beloved symbols of our Canadian wilderness
is uncertain. Loons are in deep trouble due to
pollution caused by mercury and acid rain.
According to BSC’s report, “We are approaching
the tipping point … as reproductive success
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If there were any discussions on this topic
that were sensitive, only those portions of the
meetings should have been closed, not all
the discussions about the Lot 2 development
plan.
What harm to “the interests of the
municipality” could have occurred if those
planning sessions had been held in public?
For TAB to conduct all its land use
planning behind closed doors appears
to have been illegal.
The province’s Community Charter
requires that a municipal
committee must state by
resolution at a public meeting
that it will hold an “in
camera” session before
the municipal committee
can do so. The minutes
of such a meeting that
is closed to the public
must also record the
n
names of all persons
e
w
Bo rt
in attendance.
Cou
Municipal records
show that councillors
Wolfgang Duntz
and Daron Jennings
and Tim Rhodes
were appointed by
municipal council
along with four other
individuals to make up
the planning committee
for Lot 2.
Yet, Wolfgang Duntz and
Daron Jennings resigned
from the committee after
attending its first meeting,
held on July 26, 2013. Later,
after both councillors resigned
from municipal council in March,
2014, there has been wide-spread
speculation that their company, Bowen
Island Properties Ltd., intends to bid
on construction of the Lot 2 project for
community facilities.
Did they suddenly realize at the July 26th TAB
meeting, or were they informed by others
at the meeting, that to be on the planning
committee for the site, and then to seek to
purchase the land for construction of the
project they helped create, was a conflict of
interest?

Because the TAB conducted only private
“in camera” meetings while it created the
rezoning proposal. This is one of many
questions many questions about how
and under what influence the plan was
formulated.
In order to clear up the situation and to dispel
public uncertainty, the Eco-Alliance requests
that municipal council release the minutes
of all TAB meetings, especially those of the
crucial first meeting where Duntz and Jennings
were present.
Any development on the community-owned
lands should adhere to the highest standards
of the OCP and to public aspirations.
Unlike private development proposals, Lot 2
represents a rare opportunity for public lands
to be developed to meet public needs.
The planning process should have included
extensive public involvement at every stage.
Instead, on April 14, municipal council held
one public information meeting, the minimum
required by provincial law. Other than that,
the draft plan was sent to the municipality’s
various advisory committees and to the
Islands Trust for comment.
The Advisory Planning Commission’s only
recommendation was to increase the number
of dwelling units and more parking spaces.
The plan now permits 30 dwelling units in Area
2, up from the 16 to 20 planned for that area in
the previous version of the proposed bylaw.
There is nothing in the Council minutes
that indicates the councillors considered
the requirement, set out in the Local
Government Act, that when proposing OCP
amendments, consultation with the public
must be “early and ongoing”. Given the
significance of the proposed OCP amendment
to extend commercial zoning from the lower
Cove to include Lot 2, and the fact that this
development is on lands owned by the
community, this is a grievous deficiency.
The Eco-Alliance urges you to make up your
own mind about the plan and to express your
views at the July 29 Public Hearing, or before
that date by communication to Council at
mayorandcouncil@bimbc.
🍁

may soon drop below the minimum level
required for these birds to sustain their
numbers. Because 95% of the world’s Common
Loons breed in Canada, we have a critical role
to play in conserving loon populations”.
The forest canopy of Parcel 3 is an integral part
of the contiguous ecosystem that feeds the
Lagoon and the creatures living in and around
it. Adult and larval insects inhabit trees and
forest litter created by the fall of maple and
alder leaves. Then blown by wind or washed
by rain into the Lagoon, they provide essential
food for young salmon, forage fish and the
numerous waterfowl and lagoon-dwelling
creatures. The key to safeguarding Bowen

Island’s bird population is to recognize our
responsibility to protect habitat.
The forest in Parcel 3 and lower Crippen Park
is classified as Coastal Douglas-Fir and along
with its understory of Sword fern and Oregongrape, forms a unique variation of ecosystem.
Today, this ecosystem has been reduced
to fragments, and with less than 1% of oldgrowth Coastal Douglas-Fir left on the entire
BC Coast, these forests now teeter perilously
close to elimination (the ecosystem
equivalent to extinction).
Although high grade logging (mostly for
cedar) occurred in Parcel 3 and lower Crippen
Park about a century ago, it can’t yet be called
old-growth despite containing some majestic
old growth heritage giants (600 to 700
hundred years plus) and many dozen ‘trees of
significance’ (dia. 0.7 meters or larger). While
this forest replenishes itself with mature
Douglas-Firs, Red Cedar, Hemlock, Broad
Leaf Maple and nitrogen-fixing Red-Alder,
it is classified as “progressional”. Numerous
coniferous seedlings have taken root in the
understory and, if left intact, it will restore
itself completely given time.
…continued on page 4

The Lagoon is a nursery for young coho salmon who
feast on abundant insect life.
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Bowen Island Community Lands: Why They are Important (continued)

The Pileated Woodpecker and
Old-growth Forest Canopy

of forest cover. It is for these reasons that their
habitat within our community-owned lands is
in need of special protection.
In addition to woodpeckers, owls also hunt
in lower Crippen Park and Parcel 3. Just a
single walk under the unbroken canopy in this
forest reveals this is home to Common Raven,
Northern Crow, Red-Breasted Sapsucker,
American Robin, Varied Thrush, Spotted
Towhee, Oregon Junco, Anna’s and Rufus
Hummingbird, Band-tailed Pigeon and various
vireos, flycatchers, chickadees, sparrows,
finches, wrens and the melodic but elusive
Swainson’s Thrush. This list is by no means
exhaustive.
Painted Lady Butterflies and brilliant cobalt
blue dragonflies can also be seen flitting
through the forest around rocky outcroppings
at Spruce Crescent and Cedar Hill, behind the
RCMP detachment.

As mentioned earlier, Parcel 3 and lower
Crippen Park help to sustain the salmon in the
Lagoon. Despite ongoing efforts by Bowen’s
Fish and Wildlife Club, there is only a small
return of mature hatchery Coho salmon. It is
likely, however, that these salmon fry are a
significant contribution to the very survival of
waterfowl populations downstream in Terminal
Creek and the Lagoon. These Lagoon-loving
species include the threatened Great Blue
Heron (who may have successfully raised
chicks here this year), Merganser, Bufflehead,
Barrow’s Golden Eye, Wood Duck and
Harlequin.
Every spring after the Mergansers breed,
the handsome black and white males fly off
to interior lakes leaving the females to raise
chicks in tree hollows along the impenetrable
south shore of the Lagoon. These hollows
are created by Pileated Woodpeckers, North
America’s largest woodpecker and a keystone
old-growth-associated species that is entirely
dependent upon the rotting dead snags found
in mature forests.
These magnificent birds swoop across Miller
Road and down into trees edging the Lagoon
and the Parcel 3 forest. Forest fragmentation
reduces population density by exposing these
birds to predation as they fly between patches

Because almost all of Parcel 3 lies within
the Lagoon drainage, chemicals and
particulates from paint, wood preservatives,
asphalt roofing, driveways, parking areas
and automobiles from potential townhouse
developments will drain directly into the
Lagoon adding to its chemical load. Any
attempt to mitigate this by redirecting the
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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:		
Email:						
Phone:
Address:
Membership Fee: Single $10 ❏
			
Family $15 ❏

Pileated woodpeckers require many acres of mature
forest for each pair to breed successfully.

drainage into Snug Cove will significantly lower
Lagoon water levels.
When making decisions about our community
lands, ecological values must be given
special consideration and protection.
In a recent publication written by Ian
Harrington of the David Suzuki Foundation,
he says “We can’t live without birds. Beyond
being fascinating and beautiful, they play a
crucial role in keeping the world habitable for
all life, including people. They disperse seeds,
pollinate plants, control insects, provide
food and are indicators of overall health of
ecosystems.”
We must think very carefully about where
townhouses will be built on our community
lands. The exuberance of adventurous
children is to be celebrated but the presence
of a possible 50 or more families in areas like
Parcel 3 would definitely have an impact on
fragile and highly ecologically valuable places
such as the still impenetrable slopes of the
Lagoon’s south shore. In addition, family cats
and dogs doing no more than what they have
evolved to do (hunt in their back yards), this
may be the death knell for local populations
of waterfowl, many of whom are already living
on the edge and therefore may be unable to
survive such encroachments into their habitat.
🍁

Please attach your cheque a return to:
Bowen Island Eco–Alliance,
C/O Silberman, 1600 Tunstall Blvd.
Bowen Island, BC V0N 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? 		
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DIRECTORS
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4. Do you have any other comments or
suggestions you would like to make
regarding the Eco–Alliance?
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