
April 30, 2021

Kits Point Residents Association 
 Response to Request for Public Comments 

Project on Federal Lands 
Senakw - Kitsilano IR6, Vancouver, BC 

Lee-Ann Hamilton 
Senior Environmental Specialist 
Indigenous Services Canada 
Vancouver, BC 
Lee-Ann.Hamilton@Canada.ca 

cc towers@kpra.ca 

Re: Senakw (Kitsilano IR6, Vancouver, BC) – Public Comments Invited/ Reference 
Number 81454 

Dear Ms Hamilton, 

Please accept this email as a submission on behalf of the Kits Point Residents Association 
("KPRA") in response to Indigenous Services Canada’s (“ISC”) March 17, 2021 Notice of Intent 
to Make a Determination and request for public comments on whether the proposed Senakw 
development ( the “Proposed Development”), located in Kitsilano IR6 in Vancouver, BC is likely 
to cause significant adverse environmental effects. 

Who We Are 

KPRA is the community association which acts on behalf of the residents of Kits Point, the 
residential community immediately west of the Proposed Development.  We have approximately 
1,100 households, an eclectic mix of single-family homes, apartment buildings, duplexes and 
townhouses, about 60% rental, 40% owned, on 51.2 acres not including park space.  As a 
neighbouring community which will be directly impacted by many facets of the Proposed 
Development we request recognition as an interested party in the public consultation process. 

The Process 

We are concerned that there be meaningful engagement and consultation with the public, 
including our organization, under the Impact Assessment Act with respect to the Proposed 
Development.  To this end we are seeking information about ICS's public consultation process 
for this project.   

Even though we are a directly adjacent neighbouring community we have not been contacted in 
this process to date and to our knowledge no one in our community was aware of the existence 
of the ISC invitation for public comment. The notice was only discovered through accidental 
search by one of our members.  We have not been able to locate any documentation in the 
online Registry regarding the ISC review and process, and are having difficulty aligning this 
process with the principles of consultation and transparency on which the Impact Assessment 
Act is founded as set out in its Preamble. 
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Please provide us with copies of the following documents to the extent they exist:  

 1 Initial Project Description 
 2 Summary of Issues  
 3 Public Participation Plan 
 4 Response to Summary of Issues , if any 
 5 Detailed Project Description 
 6 any other relevant documents under the Impact Assessment Act  

The Proposed Development 

Very little information about the Proposed Development is provided in your Notice.  It is simply 
stated that a lease is sought to construct a 12 tower mixed residential-commercial development 
within the Kitsilano IR6 reserve in the City of Vancouver which will include approximately 6,000 
residential units.  No information is given as to the quantity of commercial space. The 
construction will take place on an approximately 11 acre irregularly shaped lot which is not fully 
buildable by virtue of being bisected by the Burrard Street Bridge.  

The numbers are telling.  That is @ 545 dwellings per acre on the Proposed Development 
lands, versus @ 21 dwellings per acre in Kits Point, the adjacent neighbourhood.  For 
comparison, the Proposed Development has a density five times greater than that of Downtown 
Vancouver’s average of 100 units per acre, and more than twice Vancouver’s peak density of 
240 units per acre.  As noted there is no information on the quantity of commercial space 
proposed. Also lacking is information on the intended access and egress through the 
surrounding residential neighbourhoods during the many years of construction or after. 

Very little information has been made publicly available, however the Tyee (December 4, 2019) 
quotes Ray Spaxman, a former chief planner for the City of Vancouver, as saying the 
development is unprecedented in terms of volume.  

The Issue 

Indigenous Services Canada must determine whether the proposed Senakw, located in 
Kitsilano IR6 in Vancouver, BC is likely to cause significant adverse environmental effects. To 
help inform this determination, Indigenous Services Canada is inviting comments from the 
public respecting that determination. 

Under section 2 of the Impact Assessment Act “environment”  is defined for the purposes of 
the Act as meaning: 

 "the components of the Earth, and includes 
  (a) land, water and air, including all layers of the atmosphere; 
  (b) all organic and inorganic matter and living organisms; and 
  (c) the interacting natural systems that include components referred to in paragraphs (a) 

and (b). " 
 

Under section 81 of the Impact Assessment Act "environmental effects" is defined for the 
purposes of sections 81 to 91 as meaning: 

"changes to the environment and the impact of these changes on the Indigenous peoples of 
Canada and on health, social or economic conditions.” 
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KPRA Submission 

While we respect the right of the Squamish Nation to develop these reserve lands, we have 
concerns about adverse environmental effects of the development as proposed.  With present 
limited information KPRA would like to state its preliminary concerns about adverse 
environmental impacts in two areas: 

1. Park land, migratory birds and other wildlife.   

The proposed development is adjacent to a natural wooded park area on Vancouver Parks land 
( "Vanier Park Forest”) which is unique to this area of the City.  In 2014, The Vancouver Park 
Board introduced its Rewilding Vancouver initiative: (https://vancouver.ca/files/cov/enviromental-
education-stewardship-action-plan.pdf) in which Vanier Park Forest was named a “Biodiversity 
Hotspot.”   

We request that an environmental baseline study of flora and fauna in Vanier Park Forest, and 
the surrounding Vanier Park, be undertaken so that the potential for adverse environmental 
impacts can be more fully understood. 

Vanier Park Forest is home to much birdlife including migratory birds. In particular this area, and 
adjacent areas in Vanier Park, have been home to breeding pairs of bald eagles for more than 
two decades. These birds are very sensitive to noise and disturbance close to their nest sites, 
particularly during the breeding season.  The practice of the Parks Board in recent years has 
been to protect the eagles from noise at breeding time. The proposed development raises the 
issue of construction noise that will disturb the wildlife, which will perhaps be even irrevocably 
lost to the area. The massive nature of this development, both in terms of building scale and 
increase in population density, and attendant lights, can also be expected to erode 
the livability of this area for the eagles and other wildlife and may cause the eagles to abandon 
their nests.  By way of further background I am attaching a history of eagles at Vanier Park 
which was prepared by one of our members, Gloria Sully. 

The concern is that the scale, density and mass of this particular development proposal 
will have detrimental effects on the park’s environment.  Any development should 
be demonstrated to be undertaken in a manner that is sensitive to the area and preserves and 
enhances wildlife and access to park space.  It is of additional concern that the proponents 
have,  at various stages, posted conceptual design drawings proposing that access roads be 
put through this natural area and other park areas to serve the development.  Natural areas of 
this kind are few and far between in the city centre and are vital to the livability of the area.  The 
existing park land should be preserved and protected, not reduced, particularly in view of the 
increased pressure that will be placed on park areas by the thousands of new residents of the 
development.   Before proceeding to evaluate the environmental effects of the Proposed 
Development it should be known and identified how it is proposed that the parklands will be 
affected or reduced.    

We submit that further information on proposed impacts to park land should be made available 
and, once that is known, a study should be undertaken to identify potential adverse 
environmental impacts to the identified parkland, migratory birds and other wildlife.  Mitigative 
measures should be considered,  including whether a smaller scale development would mitigate 
any such adverse environmental effects. 
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2. Livability:  Humans and their health, social and economic conditions.   

We consider that the impact on the human animal must be considered under environmental 
impacts when a development of this scale is proposed. In view of the unprecedented massive 
scale of the Proposed Development we request a study of the changes to the environment and 
the potential impacts to the health, and social and economic well being of people living in the 
surrounding neighbourhoods and the City of Vancouver generally. 

Without benefit of a study it is nonetheless possible to say that the Proposed Development is of 
a scale and mass that is completely out of step with the scale and density of the surrounding 
neighbourhoods. While we appreciate that City zoning and land use policies do not apply in this 
case, it is our view that livability concerns of the surrounding neighbourhoods should be a 
relevant factor when considering environmental impacts.  

Building mass and scale are concerns to be considered, as are reduced access to sunlight, 
shadowing, congestion of people and traffic, access and egress for thousands of new residents 
through quiet residential and park areas, parking, and pressure on City amenities such as 
parkland and community centres. 

The ongoing pandemic has given us examples in other jurisdictions of the risks of such high 
density tower developments in terms of safety and the need for adequate outdoor public space 
for the mental and physical well being of citizens.   

The detrimental impacts that a tower development of this scale in this area will make on the 
livability of this city for its residents in the surrounding neighbourhoods for generations to come 
should be examined. Impacts on living environment should be meaningfully investigated and 
considered, as the long term impacts of the Proposed Development for the City and its residents 
will be significant and permanent. 

On a more detailed level we note that it appears the proponents seek to place building access 
roads outside of the subject lands on existing park land, which will have the effect of increasing 
the developable area of the Proponent’s land and the resulting density. A development that is 
designed to be massive is proposed to be made more massive by use of park space for roads.  

Further, under the heading of economic impacts, the residents of the proposed new 6,000 
dwelling units on this small parcel will inevitably intensify use of the City park land and 
community amenities in the surrounding areas which are maintained at the expense of City 
taxpayers.  It needs to be understood whether and how the project residents will contribute to 
the costs of these or whether it will be fully at the expense of City taxpayers.  This is an impact 
that should be understood, addressed and mitigated, and explained to the taxpayers of the City 
of Vancouver. Other economic issues arise from the influx of thousands of new residents into 
such a small area, such as for example the impact on regional transportation, schools, etc. 
 These are issues which should be studied in this context. 

Conclusion 

The potential for there to be significant adverse environmental effects occasioned by the 
Proposed Development is clear.  In view of the unprecedented nature of this development in 
terms of its scale and location, we submit that ISC does not have the information it requires to 
make a determination of whether the Proposed Development is likely to cause significant 
adverse environmental effects, within the definitions of the Impact Assessment Act,  until a 
Detailed Project Description is produced and made public and until the issues raised here have 
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been investigated, reviewed and made the subject of meaningful community engagement  and 
consultation.  

In order that we may effectively participate in the consultation and review process, KPRA hereby 
requests adequate participant funding to support our participation, and a reasonable extension 
of time to review any pertinent material provided. We also look forward to the information and 
documents requested above. 

Please confirm receipt of this correspondence. 

All of which is respectfully submitted,  

Eve C. Munro 
For: 
KET (KPRA Executive Team) 

Enclosure: History of Eagles at Vanier Park
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