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Monday, 8th May, 2020 

Resort Municipality of Whistler 

4325 Blackcomb Way, 

Whistler, B.C. V8E 0X5 

RE: Proposed 5‐year extension to Woodfibre LNG’s environmental assessment 

certificate (#E15‐02) 

Dear Mayor and Council, 

My Sea to Sky is a people‐powered environmental organization that was founded in 2014 to defend, protect, and 

restore Átl’ḵa7tsem / Howe Sound. We currently represent more than 20,346 people that have signed the Howe 

Sound Declaration in opposition to the proposed Woodfibre LNG project. 

Woodfibre LNG has recently applied for a 5‐year extension to its environmental assessment certificate (EAC), 

which expires on 26th October, 2020.1 While the RMoW is not a member of the Technical Working Group, we 

encourage the District to provide feedback on Woodfibre LNG’s extension application by 19th May 2020, as this 

project will have far‐reaching regional impacts to our ecosystems, our communities, our health, and our climate.  

The purpose of the review process is to assess the proponent’s rationale for requesting an extension to their EAC, 

and to identify new information that has come to light since the EAC was granted that could change the 

conclusions reached in the original environmental assessment. This could include: new scientific or technical 

information; government policy changes; legal/regulatory expectations; physical changes to the airshed, 

watershed, or equivalent; previously unknown or undetected effects; and new information regarding Indigenous 

interests.  

You may wish to recommend that an extension should not be granted, or to recommend additional conditions 

that should be added if an extension is granted. 

It is not currently clear which policy framework will be applied to Woodfibre LNG’s extension application by the 

BC EAO. Woodfibre LNG’s application refers to the BC EAO 2016 guidance documents,2 however BC EAO staff 

have verbally suggested that the new BC EAO 2020 Certificate Extension Policy3 will apply. For the purposes of this 

letter we will refer to both policies, and we have attached them for your convenience. These documents are 

helpful to better understand the process. 

Our understanding is that the BC Environmental Assessment Office (BC EAO) does not intend to allow 

participation in the review process either by members of the public or by groups such as My Sea to Sky that had 

participated in the original environmental assessment process in 2014/2015, and subsequent amendments.  

As such, we would like to share our review of Woodfibre LNG’s extension application with the RMoW with the 

intent to inform your review process, and we request Mayor and Council to consider incorporating our concerns 

into your response to the BC EAO.  
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To highlight our key concerns: 

1) Woodfibre LNG submitted its application for an extension two months late, which reduces the amount of 

time available for the BC EAO and the Technical Working Group to thoroughly review the application.  

2) There is no update on timelines for a Final Investment Decision, and no mention of actual construction 

plans in Woodfibre LNG’s extension application. Woodfibre LNG’s past FID in November 2016 does not 

appear to have been genuine which calls into question the credibility of the proponent (see Section 3.6).  

3) The price of LNG in Asia collapsed long before COVID‐19 due to a glut in supply and unusually warm 

winters that have reduced demand. Before Woodfibre LNG is granted an extension to their EAC, they 

should be able to demonstrate a solid business case for their project, confirm project financing, and make 

a Final Investment Decision (see Section 1.5). 

4) To use the current COVID‐19 pandemic as a reason for delay is unconscionable and opportunistic. We 

provide evidence why COVID‐19 should not be considered a valid excuse for delay in Section 1.4. We posit 

that the delays encountered to date are instead due to poor judgement and poor management over the 

last four and a half years. 

5) Since the EAC was granted in October 2015, new scientific research has emerged that we believe would 

change the conclusions reached in the original environmental assessment (see Section 6 for additional 

references and more information), for example: 

a. 2018 Intergovernmental Panel on Climate Change (IPCC) report warning that we must 

immediately reduce greenhouse gas emissions by 2030 in order to limit warming to 1.5 °Celsius to 

avoid worsening the long‐lasting and irreversible impacts of climate change. 

b. Committed emissions from existing energy infrastructure jeopardize the 1.5°C climate target. This 

means that we cannot build new fossil fuel infrastructure if we want to achieve climate targets. 

c. Declaration of a “climate emergency” by 11,258 scientists, with recommendations to: replace 

fossil fuels with low‐carbon renewables; leave remaining stocks of fossil fuels in the ground; 

support poorer nations in transitioning away from fossil fuels; eliminate fossil fuel subsidies; and 

increase carbon pricing. 

d. Life‐cycle emissions from natural gas are comparable to coal, and methane emissions from fossil 

fuel extraction is 25–40% higher than previously estimated. 

e. LNG exports will likely increase global greenhouse gas emissions. 

f. LNG is in direct competition with renewables, and may delay the transition to renewable energy. 

g. Renewable energy is now the cheapest energy option. 

h. New baseline data for Howe Sound is now available through the OceanWatch report, and several 

species and habitats are listed as “Critical.” 

i. Woodfibre LNG is listed as a Priority Conservation Area through the Atl’ḵa7tsem/Howe Sound 

marine conservation map. 
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6) Policy changes that have occurred since October 2015 that would affect the BC EAO’s decision include: 

a. Declaration of a climate emergency by 475 communities across Canada, including Bowen Island. 

b. Declaration of a climate emergency by the Federal government in 2019. 

c. Clean BC and the newly legislated targets of 40% below 2007 levels by 2030; 60% by 2040; and 

80% by 2050.  

d. 2019 Climate Change Accountability Act 

e. 2019 Changes to the Fisheries Act. 

7) Woodfibre LNG has failed to meaningfully engage with Howe Sound communities and incorporate their 

feedback into project design and development. Citizens feel that their concerns have been ignored, 

disregarded, and dismissed. This is reflected in the need for two amendments, both of which could have 

been avoided if the proponent had listened to initial community feedback provided in 2014 and pro‐

actively adjusted their project design, or planned to build legacy housing for construction workers prior to 

applying for an EAC (see Section 1.2). 

We do not believe that Woodfibre LNG should receive an extension to their environmental assessment certificate 

due to these changes in economic context; changes to local, provincial, and federal policies; new and emerging 

scientific understanding; and the implications of developing new fossil fuel infrastructure in a climate emergency. 

We request that the RMoW recommend to the BC EAO and Minister Heyman that Woodfibre LNG should not 

receive an extension to its environmental assessment certificate. 

Please see our detailed review of Woodfibre LNG’s extension application below. We hope that this information is 

useful and helps to inform council and staff’s review process. 

Sincerely, 

 
Tracey Saxby BA/BSc (Hons I)        Eoin Finn B.Sc., Ph.D., MBA   
Executive Director          Director of Research  
My Sea to Sky            My Sea to Sky 
Email: tracey@myseatosky.org       Email: eoin@myseatosky.org 
Phone: +1 (604) 892‐7501        Phone: +1 (604) 715‐7991   
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Review of Woodfibre LNG’s application for a 5‐year extension to its 

Environmental Assessment Certificate (EAC) 

As per the BC EAO’s 2016/2020 guidance documents,2,3 the proponent is required to provide supporting rationale 

to answer the questions below. We have interspersed our comments to Woodfibre LNG’s responses below: 

1.0 Why does the Holder wish to extend the Environmental Assessment Certificate 

(EAC) and why is project development delayed? 

1.1 Challenges associated with site clean‐up and remediation 

As Woodfibre LNG notes, site clean‐up and remediation was a condition of purchasing the Woodfibre site from 

Western Forest Products in February 2015.4,5,6,7 If Woodfibre LNG conducted its proper due diligence prior to 

purchase of the property, the condition of the site should not have been unexpected, and therefore should not be 

considered an excuse for delay. 

1.2 Environmental Assessment Certificate (EAC) amendments diverted internal resources away 

from advancing pre‐construction requirements 

Two of the amendments listed below demonstrate a significant failure on behalf of the proponent to adjust their 

project proposal in response to initial community and stakeholder feedback in 2014. We argue that any delays 

experienced by the proponent due to these amendments to their EAC were caused by their unwillingness to listen 

to and meaningfully engage with the community.  

1.2.1 EAC amendment to switch from seawater cooling to air‐cooling required by Squamish Nation 

In their original project description, Woodfibre LNG proposed to use an outdated seawater cooling system to 

cool the onshore liquefaction plant.8 Local community members, local governments, citizen scientists, and 

environmental organizations first raised concerns about the impacts of once‐through seawater cooling on 

herring as early as March 2014.9,10,11,12   

Forage fish such as herring are a vital link in the food web, as an abundant source of food for salmon, birds, 

seals, and humpback whales, as well as many other species.13 Fisheries and Oceans Canada (DFO) guidelines 

recommend industrial marine water intake pipes be located at least 2 km from documented herring spawn 

areas as herring eggs and larvae are particularly vulnerable, and warns that marine intakes can have “severe 

impacts on marine resources.”14 

Local citizen scientist, John Buchanan, has been monitoring herring spawn around Howe Sound since 2010, 

and his data, along with photographic and video evidence, showed that herring are spawning directly at the 

proposed Woodfibre LNG site and at other nearby locations well within the 2 km DFO guideline.11,12 

Woodfibre LNG selectively chose to ignore this data, and instead relied on data provided by DFO that was out 

of date (Figure 1 & 2).15 DFO later admitted that they had not surveyed herring in Howe Sound in recent years, 

and relied on local residents or streamkeeper groups to document herring spawn locations.16  
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Figure 1: DFO herring spawn data used by Woodfibre LNG for initial herring spawn assessment in 2015.15 

 

Figure 2: Herring spawn data collected by local citizen scientist, John Buchanan, from 2010 to 2016. Red lines 

indicate herring spawn occurrence. Map created by Anton van Walraven from our partner organization, Concerned 

Citizens Bowen. 
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Additional studies required by the BC EAO demonstrated that yes, herring were spawning at the site, and the 

consultant, Hemmera, recommended that herring surveys be continued in 2016.17 To our knowledge, 

Woodfibre LNG did not continue these herring surveys. 

Despite these concerns, the Environmental Assessment Certificate for the Woodfibre LNG project was 

approved by both the Provincial18 and Federal19 EA processes. 

When the same existing citizen scientist data was provided to Squamish Nation, the nation required 

Woodfibre LNG to provide further information on alternative cooling techniques through their separate 

environmental assessment process, and to allow Squamish Nation to make the final decision on what cooling 

system Woodfibre LNG must use.20  

This amendment could have been avoided if Woodfibre LNG had listened to local expert knowledge and 

community concerns about the impacts to herring, and pro‐actively adjusted their project design prior to 

starting the environmental assessment process. 

1.2.2 EAC amendment to clarify that site clean‐up and remediation did not constitute construction  

Woodfibre LNG asserts that “To date, all works completed to advance the Project are related to clean up and 

remediation of the historic pulp mill site and related infrastructure and/or are administrative in nature.”1 

Given the approaching deadline for their EAC, we find it curious that Woodfibre LNG felt it necessary to apply 

for this amendment. This may be due to the continued delay in any Final Investment Decision, and the lack of 

project financing as the price of LNG has collapsed (see Section 1.5). If so, Woodfibre LNG entered into this 

amendment of their own volition, and this should not constitute rationale for a delay. 

While cleanup and remediation is necessary and commendable in any event, we note that such work is not 

necessarily specific to the continuation of the Project.  That is, if the continuing delay in the Final Investment 

Decision reflects a lack of commitment to the Project, then the remediation work will simply have increased 

the proponent’s ability to sell the lands into the real estate market or propose that they be directed to some 

alternative use. We again note that the proponent was required to undertake this activity as a condition of 

purchasing the land.1,6,7  

1.2.3 EAC amendment for a floating hotel or “floatel” for worker accommodation 

Woodfibre LNG has known since early 2014 that housing and accommodation were a major concern for Howe 

Sound communities, but these concerns have been ignored, disregarded, and dismissed. As a good corporate 

citizen, Woodfibre LNG could have invested in building legacy housing for Squamish that could help to relieve 

the current housing crisis, and instead they opted for a cheap, temporary solution. This amendment could 

have been avoided by the proponent if they had listened to initial community feedback in 2014 and planned 

accordingly. 

See Appendix 1 for more information. 
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1.3 Financial difficulties of preferred contractors 

Woodfibre LNG states that the bankruptcy of their preferred contractor in January 2020, has caused 

complications in commercial negotiations regarding an Engineering, Procurement, and Construction (EPC) 

contract. This should not be considered an adequate excuse for delay, as alternative contractors are available, and 

the timing of bankruptcy in January 2020 is too recent to be an adequate excuse for delays up until this point. 

1.4 Impacts of COVID‐19 on manufacturing facilities and fabrication yards in China 

Based on the information provided by Woodfibre LNG that their preferred contractor for an EPC contract filed for 

bankruptcy in January 2020, we suspect that their preferred contractor is the Houston‐based company, 

McDermott International.21 

If this is the case, it is likely that the manufacturing facilities and fabrication yards in China that Woodfibre LNG 

refers to is Qingdao McDermott Wuchuan (QMW), “a joint venture between McDermott and CSIC Wuchuan to 

cater to the FPSO/FLNG and Offshore/Onshore Module construction market, managed by McDermott.”22   

Given that Woodfibre LNG notes that the EPC contract was never finalized due to the “financial challenges” of 

their preferred contractor, it cannot be argued that COVID‐19 has delayed the timelines for manufacture of 

specialized equipment and fabrication of modules. In the absence of a final EPC contract this is irrelevant. 

However, it should be noted that if/when Woodfibre LNG finalizes their EPC contract with McDermott, that the 

fabrication yards in Qingdao are located approximately 950 km northeast of Wuhan, the epicenter of the COVID‐

19 outbreak in China. It should also be noted that Qingdao, where the fabrication yards are located, was not shut 

down during the COVID‐19 outbreak.23  

Therefore, Woodfibre LNG cannot use the impacts of COVID‐19 on manufacturing facilities and fabrication yards 

in China as an excuse for delays. 

1.5 Economic impacts of COVID‐19 may affect project financing or commercial negotiations 

We agree that COVID‐19 may have long‐lasting and uncertain economic impacts worldwide. However, Woodfibre 

LNG fails to acknowledge that the global LNG price collapsed long before COVID‐19, due to a glut in supply and 

unusually warm winters that have reduced demand.24 The price of LNG in Asia has dropped from $19.03 US per 

MMBtu in February 2014, to $3.07 US per MMBtu in February 2020, and is now at $2.17 US per MMBtu, in April 

2020.25 See Figure 3. 

Energy Finance Analyst, Clark Williams Derry, writes in a report for the Institute for Energy Economics and 

Financial Analysis that: “The financial prospects for Liquefied Natural Gas (LNG) ‒ once one of the globe’s hottest 

energy commodities – seem to be imploding before our eyes.”  

“In most cases, the companies pinned the delays on the novel coronavirus, while ignoring the fact that LNG prices 

were already deflating long before the worst impacts of the pandemic were being felt. And what’s notable is the 

sheer number and scope of the LNG announcements. Companies of all scales—from giant state‐owned enterprises, 

to publicly traded oil and gas supermajors, to smaller and more speculative start‐ups—are pulling back from their 

LNG commitments and reevaluating their options.”  
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“The LNG industry entered today’s crisis on shaky footing. And now that the economic slowdown is in full swing, all 

previous LNG supply and demand projections have been rendered moot, and all crystal balls remain cloudy. In that 

context, delay is a smart decision.”26 

Before Woodfibre LNG is granted an extension to their EAC, they should be able to demonstrate a solid business 

case for their project, confirm project financing, and make a Final Investment Decision (See Section 3.6). 

Otherwise, the benefits projected for exporting a publicly‐owned, non‐renewable resource will not be realized. 

 
Figure 3: Regional LNG prices (monthly average) for Asia, Europe, Latin America, and the global average LNG price. 

Data source: Bluegold Research, 2020.25 

2.0 What was the length of time of the original EAC and why? 

Note that this question has not been answered by the proponent, as it only appears in the 2020 Certificate 

Extension Policy.3  
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3.0 What work has the Holder done to advance the project? 

3.1 Clean up and remediation of the historic pulp mill site and related infrastructure 

See comment 1.1 above. Given that site clean‐up and remediation was a condition of land purchase,6,7 it should 

not be used to demonstrate progress for Woodfibre LNG or cited as a reason why the timeframe for the original 

EAC was inadequate. 

3.2 Participation in EAC amendments 

As noted in section 1.2, the EAC amendments—to switch from sea‐water cooling to air cooling, and to provide 

adequate worker accommodation—demonstrate a failure on behalf of the proponent to adjust their project 

proposal in response to initial community feedback in 2014. Both of these amendments could have been avoided 

if the proponent had engaged with the community in a meaningful way, and proponent participation in these 

amendments should not be considered as advancement of the project.  

3.3 Advanced engineering design 

3.3.1 Invested greater than $40 million to date on FEED and detailed engineering; 

No comment. 

3.3.2 Procured candidate vessels for use as Floating Storage Tanks in 2014;  

According to the Canadian Standards Association, the typical lifespan of an LNG tanker is 15–20 years, to a 

maximum of 40 years.27 Woodfibre LNG has purchased the LNG Capricorn (built in 1978, which makes it 42 

years old)28 and the LNG Taurus (build in 1979, which makes it 41 years old).29 Both of these LNG tankers are 

out of service and already past their viable lifespan, and additional delays to the start of construction and 

operation make the purchase of these LNG tankers even more questionable as they continue to age.    

3.3.3 Ordered the main cryogenic heat exchanger in August 2019, critical to the liquefaction of 

natural gas and part of a procurement process to de‐risk the Project schedule by purchasing long 

lead items; 

It is highly unusual that any LNG proponent would purchase very expensive equipment prior to making a Final 

Investment Decision. Given that the preferred EPC vendor makes no mention of such a contract we doubt the 

veracity of this statement. 

3.4 Advanced permitting and pre‐construction commitments in the EAC  

3.4.1 Initiated TERMPOL review process through submission to Transport Canada in 2015; 

While yes, Woodfibre LNG did initiate the TERMPOL process in 2015, our understanding from Transport 

Canada is that the TERMPOL process stalled in June 2017, when “Transport Canada was specifically mandated 

through Order‐in‐Council #2017‐0813 (www.pco‐bcp.gc.ca/oic‐ddc.asp) to recover costs associated with 

TERMPOL Reviews.”30 
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We were further advised by Transport Canada in February 2019 that the “Status remains the same, we are 

waiting for Woodfibre to make a decision on when to enter into an agreement with Transport Canada to 

complete the TERMPOL review process.  Until then the review is on hold.”31 

In August 2019 we were advised by Transport Canada that “The TERMPOL review for Woodfibre is still on hold.  

The process is voluntary and is not a requirement to proceed with construction.”32   

In December 2019, Ruth Simons from Future of Howe Sound was advised that “Woodfibre is now stating that 

they will update the relevant chapters of their original TERMPOL submission and submit the update to 

Transport Canada by Nov 2020.”33 

Given that the TERMPOL process is voluntary, and given that no progress has been made since 2017, this does 

not demonstrate progress for Woodfibre LNG. 

3.4.2 Obtained National Energy Board export licence to export LNG for 40 years in June 2017; 

Woodfibre LNG’s licence to export LNG for 40 years raises significant concerns that the proponent has failed 

to adequately take into account the current scientific consensus on climate change, and the need to 

immediately reduce emissions by 45% by 2030, and achieve “net zero” by 2050.34 See Section 6.1 for more 

information.  

Woodfibre LNG needs to demonstrate how the development of new fossil fuel infrastructure that is intended 

to export LNG starting in 2025 to 2065 is consistent with the need to reduce emissions to “net zero” by 2050. 

Is there a business case for exporting LNG beyond 2050, and does this affect the economic outlook for the 

project? 

3.4.3 Obtained British Columbia Oil and Gas Commission Facilities Permit in July 2019; 

No comment. 

3.4.4 Development of draft EMPs required by the EAC and initiation of associated consultation with 

regulatory agencies and Indigenous groups; 

The continued delay in development of draft Environmental Management Plans (EMPs) as required by the 

EAC demonstrates the inability of Woodfibre LNG to progress the project. Woodfibre LNG has failed to 

provide any updates on the status of EMPs to the community, as required in condition 24 and condition 25 of 

Woodfibre LNG’s Environmental Assessment Certificate.18 

3.4.5 Conducted numerous meetings with relevant federal, provincial and municipal agencies and 

community groups on EAC conditions and Project permitting; 

To our knowledge, Woodfibre LNG only began community engagement in fall 2019, following concerns 

expressed by the District of Squamish that they were failing to fulfill condition 24 and condition 25 of their 

EAC. Requests to post a project timeline have been ignored by the proponent. 

The stakeholder engagement that we attended on 22nd October 2019 was farcical, with no meaningful 

engagement on the impacts to our health and emergency services. It should be noted that even though My 

Sea to Sky now represents more than 20,000 citizens from around Howe Sound, we were not originally invited 
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to participate as a stakeholder at this meeting. Invitations were instead mostly targeted to organizations that 

have either accepted funding from Woodfibre LNG, or have not expressed concerns about the project. It was 

only after we became aware of the stakeholder engagement and requested to attend (copying the media and 

relevant politicians) that we were extended an invitation to participate at this meeting as a stakeholder.  

At a more recent stakeholder meeting hosted by Woodfibre LNG on 3rd December 2019 to discuss the floatel 

amendment, the number of stakeholders (three in total) were outnumbered by three security guards and five 

representatives from Woodfibre LNG and their consultants, Hill + Knowlton. 

Woodfibre LNG continues to deny access to the most basic requests for information, or to respond 

appropriately to questions asked of them, demonstrating an ongoing lack of interest in the concerns of local 

residents and stakeholders, and an unwillingness to engage. 

3.4.6 Developed and maintained a dedicated Project website to keep external parties informed of 

Project activities consistent with EAC Condition 25. This website is currently undergoing renovation 

and updating, with a relaunch planned for Q2 2020;  

Woodfibre LNG’s Project website prior to the relaunched website in April 2020 was notably out‐of‐date, with 

little to no information available on project activities, project timelines, development of Environmental 

Monitoring Plans, or the fulfillment of conditions required in their EAC. 

The new website launched in April 2020 provides even less information about the current project status. 

To date, Woodfibre LNG has failed to fulfill EAC Condition 25. 

3.4.7 Conducted consultation meetings with forest tenure holders, consistent with EAC 

Condition 19.  

No comment. 

3.5 No statement of progress for associated project components 

Woodfibre LNG fails to note the status of the associated project components, such as the FortisBC Eagle Mountain 

to Woodfibre pipeline, or the BC Hydro upgrades. From the transcript of FortisBC’s Q4 2019 Earnings Conference 

Call, CEO Barry Perry noted FortisBC is still waiting on a decision from Woodfibre LNG. There appears to be some 

uncertainty that the Eagle Mountain to Woodfibre pipeline project will be part of FortisBC's five‐year plan come 

September 2020.35 

3.6 No update on timelines for a Final Investment Decision (FID). Woodfibre LNG’s past FID in 

November 2016 does not appear to be genuine. 

Despite the “Final Investment Decision” that Woodfibre LNG appeared to make in November 2016 in the 

presence of Premier Christy Clark,36 Woodfibre LNG has repeatedly delayed their actual Final Investment Decision. 

This brings into question the reliability of Woodfibre LNG’s public statements, and whether future FID 

announcements are to be considered reliable and genuine. 
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Below is an incomplete timeline: 

5th November 2016: The Vancouver Sun reports “Premier Christy Clark donned a hard hat Friday to join Woodfibre 

LNG executive Byng Giraud, as he announced what amounts to his company’s funding approval for a proposed 

$1.6‐billion natural gas liquefaction plant. 

Giraud, country manager for Woodfibre LNG, said the board’s decision is the equivalent of a final investment 

decision for the project, which will export 2.1 million tonnes of LNG per year to Asia starting in 2020.”37 

4th November 2016: Macleans reports that “Woodfibre LNG gives green light to what would be B.C.'s first LNG 

project” and “British Columbia’s efforts to launch a liquefied natural gas industry were given a boost Friday after 

Woodfibre LNG said it will proceed with its $1.6‐billion project in the Lower Mainland, the first proposed LNG 

development to go ahead in the province.”38 

7th November 2016: Offshore Energy reports “Woodfibre LNG on Friday said its parent company Pacific Oil & Gas 

Limited, part of the Singapore‐based RGE group of companies, has made the final investment decision for the 

project.”39 

18th November 2016: BIC Magazine headline reads “Woodfibre LNG becomes the first Canadian LNG project to 

receive Final Investment Decision.” The accompanying text states that “Earlier this month, Woodfibre LNG became 

the first Canadian liquefied natural gas (LNG) project to receive a Final Investment Decision (FID) to build an LNG 

export facility.”40 

25th July 2017: Reuters reports that “Of more than a dozen projects proposed for British Columbia, only the 

C$1.6 billion privately held Woodfibre project has so far been given the green light by its developers.”41 

26th July 2017: Global News reports that ““Woodfibre LNG near Squamish, B.C., is the only Canadian project where 

the company has reached a final investment decision to proceed,” the NEB noted.” 

IMPORTANT! Note that even the National Energy Board believed that Woodfibre LNG had achieved 

FID in November 2016. Then in 2018 the story changed. 

28th September 2018: The Financial Post reports that “LNG Canada would be the first major domestic gas export 

project to be commissioned in the country and provide a sentiment boost to the country’s beleaguered gas sector. 

The smaller Woodfibre LNG project in Squamish, near Vancouver, has also been progressing but is awaiting an 

announcement on tariffs on imported steel components before ramping up construction.”42 

17th October 2018: The Financial Post reports that “Woodfibre LNG is nearing a decision that would make it the 

second LNG project in British Columbia. “We’re looking for a notice to proceed to construction in Q1 (of 2019),” 

company president David Keane said. 

Keane said the company is currently working to finalize an impact‐benefits agreement with the Squamish First 

Nation, looking at ways to reduce the project’s costs and seeking relief on anti‐dumping tariffs for fabricated 

industrial components imported from Asia. 

“The federal government has been clear that if you get to a position where you need to make a final investment 

decision and (tariffs are) the last remaining issue, then they would be willing to take a serious look at it, but they 

would prefer you exercise all other options, which everybody is doing,” Keane said. The company is awaiting a 

decision on the tariffs from the Federal Court of Appeal.”43 
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3rd December 2018: Natural Gas News reports that “LNG projects line up for FID… These include the front‐running 

2.1mn mt/yr Woodfibre LNG project, which could achieve FID in Q1 2019.”44 

19th August 2019: The Financial Post headline reads: “Woodfibre LNG poised to proceed with $1.6‐billion project 

within weeks.” Inside the article: “David Keane stated: “…we are hoping to have a final investment decision at the 

end of the summer or shortly thereafter.””45 

18th September 2019: Upstream reported “The developers (sic) Woodfibre liquefied natural gas export terminal in 

British Columbia expects to finalise (sic) the engineering, procurement and construction contracts for the facility in 

the coming weeks, with a final investment decision to follow.”46 

24th March 2020: The Squamish Chief reported that “Construction, expected to begin this summer, is now 

expected to start in the summer of 2021.” No mention is made of a revised timeline for a Final Investment 

Decision.47  

As per Section 1.5, before Woodfibre LNG is granted an extension to their EAC, they should be able to 

demonstrate a solid business case for their project, confirm project financing, and make a Final Investment 

Decision. 

4.0 What plans, including timelines, does the Holder have for advancing the project if 

the EAC is extended? 

There is a notable absence of timelines or commitment to a Final Investment Decision by Woodfibre LNG’s parent 

company, and no mention of actual construction plans. Instead Woodfibre LNG focuses on site clean‐up and 

remediation; continued consultation with First Nations, government, and stakeholders; and advancing 

Environmental Management Plans. 

Given that the market for LNG has collapsed, we suspect that Woodfibre LNG is on hold as it is not currently 

economically viable.24,25,26  

Before Woodfibre LNG is granted an extension to their EAC, they need to demonstrate a solid business case with 

guaranteed offtake buyers for their LNG, and prove that they have the financing necessary to proceed. 

5.0 What are the details of Indigenous nation, stakeholder and other agency 

engagement on the proposed extension? With who has the Holder engaged, what did 

they hear and what response have they given? 

Note that this question has not been answered by the proponent, as it only appears in the 2020 Certificate 

Extension Policy.3 To our knowledge, no stakeholder engagement has taken place on the proposed extension. 

Many local governments on the Technical Working Group have informed My Sea to Sky that they first heard about 

the proposed extension from our email dated 30th April, 2020.48 
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6.0 Has new information come to light since the original EAC was granted that could 

change the conclusions reached in the EAO’s assessment of the project? 

According to the BC EAO’s 2016 guideline for EAC extensions, “The time limit is in place to ensure that certificate 

conditions do not become outdated as a result of changes over time in government policy, technical standards, 

scientific information, legal/regulatory expectations, and other factors.”2  

Woodfibre LNG completely fails to mention any new scientific or technical information that could change the 

conclusions reached in the EAO’s assessment of the project.1 To be fair, it is not in their best interest to do so, as 

this new information could jeopardize the success of their application. We have highlighted key scientific findings, 

physical changes, and policies that we believe would change the conclusions reached in the EAO’s assessment. 

6.1 New scientific and technical information (for example, a new dataset in respect of a key 

valued component (VC) of interest or a new best management practice); 

6.1.1 The need to limit warming to 1.5°Celsius 

In September 2018, the Intergovernmental Panel on Climate Change (IPCC) warned that we must take 

significant action by 2030 in order to limit warming to 1.5 °Celsius (C) to avoid worsening the long‐lasting and 

irreversible impacts of climate change.34 The IPCC report recommends that human‐caused emissions of 

carbon dioxide (CO2) need to fall 45% below 2010 levels by 2030, and achieve “net zero” by 2050.34 This will 

require a rapid, far‐reaching culture shift to immediately reduce greenhouse gas (GHG) emissions and 

minimize impacts on ecosystems and human health.34 

However, the IPCC’s recommendations have been criticized as too conservative.49,50 Other scientific studies 

suggest that limiting warming to 1.5°C will not be sufficient to mitigate climate change impacts to ecosystems 

and communities.51,52,53 Climate change is happening much faster than scientists predicted,34,54,55 and new 

research shows that climate scientists have consistently underestimated the pace and severity of climate 

change.56 

6.1.2 Existing oil and gas infrastructure jeopardizes the 1.5°Celsius target 

In August 2019, an article published in Nature warns that the emissions from existing fossil‐fuel burning 

energy infrastructure threatens the 1.5°C target recommended by the IPCC.57 The authors note that “little to 

no new CO2‐emitting infrastructure can be commissioned, and that existing infrastructure may need to be 

retired early (or be retrofitted with carbon capture and storage technology) in order to meet the Paris 

Agreement climate goals.”57 

6.1.3 More than 11,258 scientists declared a climate emergency, calling to replace fossil fuels with 

low‐carbon renewables, leave fossil fuels in the ground, support poorer nations in transitioning 

away from fossil fuels, eliminate subsidies, and steadily escalate carbon pricing. 

In November 2019, more than 11,258 scientists from 153 countries signed a declaration stating that:   

“Scientists have a moral obligation to clearly warn humanity of any catastrophic threat and to “tell it like it is.” 

On the basis of this obligation and the graphical indicators presented below, we declare, with more than 
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11,000 scientist signatories from around the world, clearly and unequivocally that planet Earth is facing a 

climate emergency.”51  

The declaration recommends that: 

“The world must quickly implement massive energy efficiency and conservation practices and must replace 

fossil fuels with low‐carbon renewables and other cleaner sources of energy if safe for people and the 

environment. We should leave remaining stocks of fossil fuels in the ground (see the timelines in IPCC 2018) 

and should carefully pursue effective negative emissions using technology such as carbon extraction from the 

source and capture from the air and especially by enhancing natural... Wealthier countries need to support 

poorer nations in transitioning away from fossil fuels. We must swiftly eliminate subsidies for fossil fuels and 

use effective and fair policies for steadily escalating carbon prices to restrain their use.”51 

6.1.4 Life‐cycle emissions from BC LNG are comparable to coal 

David Hughes, former federal government geoscientist and expert in unconventional energy notes: “If you 

compare full‐cycle emissions from B.C. LNG burned in China to a state‐of‐the‐art Chinese coal plant, B.C. LNG is 

27 per cent worse than burning coal over a 20‐year timeframe.”58,59 

6.1.5 Methane emissions from fossil fuel extraction is 25‐40% higher than previously estimated 

New research published this year in the journal Nature compared current methane levels to pre‐industrial era 

levels using ice‐core measurements. The study showed that methane emissions, mostly from fossil fuel 

extraction, are 25‐40% higher than previously estimated. This means that fugitive methane from the fossil fuel 

industry is contributing much more to our climate emergency than previously thought.60 

6.1.6 One‐third of the increase in methane emissions since 2009 is due to fracking in North America 

Methane, the most potent greenhouse gas, has been increasing rapidly in our atmosphere since 2008, due to 

increased fracking for natural gas. The authors “…suggest that the best strategy is to move as quickly as 

possible away from natural gas, reducing both carbon dioxide and methane emissions. Natural gas is not a 

bridge fuel.”61 

6.1.7 British Columbia is underreporting fugitive emissions 

A 2015 survey of well pads and facilities in Northeastern British Columbia revealed that the oil and gas sector 

is underreporting fugitive methane emissions.62 While the upstream impacts of fracking were not assessed in 

the environmental assessment for Woodfibre LNG, government support for LNG is predicated on the notion 

that LNG is “clean.”  

A different assessment of the US oil and gas industry revealed that supply chain emissions were ∼60% higher 
than the U.S. Environmental Protection Agency inventory estimate, “likely because existing inventory 

methods miss emissions released during abnormal operating conditions.”63 
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6.1.8 LNG exports will likely increase global greenhouse gas emissions 

“…exporting LNG is likely to increase global greenhouse gas emissions. While uncertainty remains, methane 

leakage, additional energy demand, and decreased domestic coal displacement have the very real potential to 

undermine any prospective climate benefit in the long term.”64 

“…policymakers, including regulators and legislators, must consider the complete climate ramifications of LNG 

exports.”64 

“The sheer scale of potential LNG exports, corresponding increases in global emissions under the most 

probable scenarios, and lifetimes of LNG infrastructure make enhanced regulatory scrutiny not only necessary 

but imperative. Future LNG export facilities could become today's coal plants, where entrenched interests fight 

meaningful action to reduce climate emissions, with significant negative impacts on the global public.”64 

6.1.9 The argument for natural gas as a transition fuel has been rejected 

The Union of Concerned Scientists have warned that “a natural‐gas dominated electricity system will continue 

to heat up the planet.”65 The Global Energy Monitor66 warns that expansion of an LNG industry is incompatible 

with the IPCC’s climate targets, and the Canadian Centre for Policy Alternatives warns that the addition of an 

LNG export industry is incompatible with BC’s climate obligations.67 

6.1.10 LNG is not “clean” 

The Provincial Government claim that LNG is “clean” has been thoroughly debunked. According to a report by 

Pembina Institute, “The argument that exporting LNG from BC to Asia helps to reduce greenhouse gas (GHG) 

emissions typically hinges on two assumptions: 1) that the lifecycle GHG emissions of LNG are lower than those 

of coal; and 2) that increasing the natural gas supply will result in decreasing coal use.” 

The report concludes that both of these assumptions are unsubstantiated, and states that: “Claiming that 

natural gas, and specifically LNG from BC is a climate solution is inaccurate.”68 

A letter published in the reputable scientific publication, Nature, notes that “…without new climate policies, 

abundant supplies of natural gas will have little impact on greenhouse‐gas emissions and climate change.”69 

Another peer reviewed paper in Energy Policy notes that the “transition fuel” argument for gas development 

in BC is unsubstantiated by the best available evidence, and expressed concern that for the Provincial 

government to be using this label risks legitimizing carbon‐intensive development, essentially “green‐

washing” gas.70 

6.1.11 LNG is in direct competition with renewables 

A letter written by 90 International Climate Change Scientists notes that “There is no evidence that LNG will 

replace coal in Asia,” and that “LNG will also likely displace nuclear power, renewables, and natural gas from 

other sources in many importing countries.”71 

A recent LNG Industry article acknowledges that LNG requires “new” markets to be developed, and that LNG 

is in direct competition with renewables.72 
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6.1.12 Renewable energy is the cheapest energy option 

According to a new report by the International Renewable Energy Agency (IRENA), unsubsidized renewable 

energy is now most frequently the cheapest source of energy generation.73 

6.2 Physical changes to the airshed, watershed, landscape, or equivalent; 

6.2.1 Howe Sound continues to recover, however several species and habitats are “critical.” 

In 2016, the Coastal Ocean Research Institute at Vancouver Aquarium Marine Science Centre (now called 

OceanWise) published a new report called “OceanWatch: Howe Sound edition.”13  

The report notes that “Howe Sound is showing signs of recovery. Recent observations of herring, dolphins, 

whales, and salmon tell us so. In parallel with this environmental recovery has been the rise of community 

groups to take on the responsibility of citizen science, restoration, and repair in this era of declining 

government capacity. Nature is proving resilient, but as we go forward, we need to foster a stewardship of 

Howe Sound that shows we have learned from our past mistakes.”13 

This report provides baseline data for Howe Sound that was not available prior to 2016. My Sea to Sky has 

repeatedly informed the BC EAO that the lack of baseline data and peer‐reviewed science was a key concern. 

The absence of data meant that the decisions by the BC EAO were made in a vacuum, with limited data or 

perspective to properly assess the potential impacts of Woodfibre LNG throughout the environmental 

assessment process. 

The data available in the OceanWatch reports should be reviewed by the BC EAO, and used to evaluate 

whether Woodfibre LNG should receive an extension to their EAC. We believe this new data would change the 

conclusions reached in the BC EAO’s assessment. 

6.2.2 Spatial data on Howe Sound marine ecology and priority conservation areas is now available 

The Coastal Ocean Research Institute and David Suzuki Foundation have partnered to create a 

Atl’ḵa7tsem/Howe Sound marine conservation map, that incorporates “scientific and local knowledge data 

layers that reflect this region’s unique and treasured marine ecology.”74 

The map identifies Woodfibre Creek, located at the Woodfibre site, as a Priority Conservation Area, and 

states: “The area where Woodfibre Creek (along with nearby Mill and Foulger creeks) flows into 

Atl'ka7tsem/Howe Sound is at the epicentre of the ongoing tension between development and ecological 

recovery. Some of B.C.’s most culturally and ecologically important fish species have returned to the former 

site of the Woodfibre pulp mill, which was a major contributor to the sound’s degradation until environmental 

upgrades began in the 1990s. 

Salmon and trout have returned to Mill Creek, the location of Swiyá̓t, a traditional Squamish fishing village. 

Herring, which some believe are at the heart of the sound’s spectacular resurgence of marine life, are once 

again laying eggs along the shoreline. Herring are an important food source for cetaceans such as grey 

whales, orcas and dolphins, as well as seals, sea lions, salmon and many seabirds. 
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Removal of pilings treated with toxic creosote at the old Woodfibre pulp mill site, in anticipation of the 

proposed liquefied natural gas plant, could support further herring recovery. But this hotly contested 

development could also jeopardize ongoing ecological recovery of the site and the wider Atl'ka7tsem/Howe 

Sound ecosystem.”74 

6.3 Previously unknown or undetected effects (for example, a VC that was not a key concern 

during the initial EA has had a substantial change in condition that makes it a key concern 

presently); 

6.3.1 Impacts of underwater noise on herring, salmon, and marine mammals 

In their assessment of alternative cooling methods, Woodfibre LNG notes that seawater cooling systems 

produce less noise than air cooling systems.75 However, the impact of this increased noise pollution from the 

change to an air cooling system, the resulting increase in underwater noise pollution, and its impact on 

marine organisms was not assessed in the BC EAO’s Environmental Assessment Certificate Amendment 

process (note that only atmospheric sound was assessed).76 The impact of underwater noise from the floating 

storage units has also not been assessed during either the original EA application or the amendment process. 

Woodfibre LNG’s own consultants, Hemmera, noted that “herring are at increased risk during spawning 

season and are sensitive to noise and physical disturbance.”17  Why wasn’t the impact of underwater noise 

assessed through the amendment process? 

This is a grave oversight, and studies should be requested to determine the impact of underwater noise on 

herring, salmon, and marine mammals. 

6.4 New information regarding Indigenous interests. 

No comment. 

6.5 Policy changes that would affect the BC EAO’s decision 

We believe the following changes to Local, Provincial, and Federal government policy would change the 

conclusions reached in the EAO’s assessment of the project, as Woodfibre LNG is incompatible with these new 

policies and legislation: 

6.5.1 More than 475 communities across Canada declared a climate emergency in 2019 

This includes the City of Vancouver, Richmond, Islands Trust Council, Squamish, North Vancouver, West 

Vancouver, Burnaby, Bowen Island, and Surrey.77  

6.5.2 The Federal government declared a national climate emergency 

The legislation passed by the House of Commons described climate change as a “real and urgent crisis, driven 

by human activity, that impacts the environment, biodiversity, Canadians’ health and the Canadian economy;” 

and committed to meet the Paris Agreement targets, as well as deeper reductions to keep global warming 

below 1.5°C.78 
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6.5.3 Squamish’s climate action plan is incompatible with development of Woodfibre LNG 

The District of Squamish has adopted the IPCC climate targets of 45% below 2010 levels by 2030 and 100% 

below 2010 levels by 2050,79 and developed a climate action plan.80 

6.5.4 Clean BC and the Climate Change Accountability Act 

In 2018 the Government of British Columbia released its CleanBC plan aimed at reducing climate pollution.81 

Using 2007 as the baseline, B.C. is committed though legislation to reductions of: 40% by 2030; 60% by 2040; 

and 80% by 2050. 

In 2019, government introduced requirements to set sectoral emissions targets and an interim emissions 

target on the path to our 2030 goal, through the Climate Change Accountability Act.82,83 

6.5.5 Changes to the Fisheries Act 

In June 2019 the Federal Government modernized the Fisheries Act.84 We believe the changes made to this 

legislation would change how the impacts to salmon and herring as well as critical fish habitat were assessed 

in the original environmental assessment for Woodfibre LNG. 

7.0 Additional project considerations 

Additional concerns that should be considered include: 

7.1 High staff turnover 

Woodfibre LNG has demonstrated an inability to retain staff, with high staff turnover within the company.  

7.2 Local job opportunities have not materialized 

To date, other than some construction and site remediation jobs, the majority of job opportunities have been 

contracted to US‐based consulting companies.85  

Given that the project has stated that they will be building the project as modules overseas in order to save costs, 

it appears that the calculations of benefits for BC need to be re‐evaluated. 

7.3 Exemption from 48% steel tariff sends steel jobs to China 

The Canadian Institute of Steel Construction slammed the Federal Government for exempting LNG projects from a 

48% steel tariff, which enabled Woodfibre LNG and LNG Canada to import steel modules from China at the 

expense of Canadian workers.  

“These two projects, if done in Canada, would have created hundreds of thousands of construction jobs for all 

trades across the country. Projects like these employ skilled workers from all over Canada and not just in the local 

area. This is a hundreds‐of‐thousands‐of‐jobs‐lost kind of mistake,” said Ed Whalen, President & CEO of the 

Canadian Institute of Steel Construction (CISC).86 

The calculations of benefits for BC need to be re‐evaluated.  
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7.4 Tax breaks and subsidies mean less benefits for BC and Canada 

The Provincial and Federal governments have granted several tax breaks and subsidies for Woodfibre LNG since 

the project was approved in October 2015, including: 

 E‐drive subsidy87  

 Exemption from the BC Carbon tax88  

 3% reduction in corporate income tax89 

 Deferral of provincial sales tax on construction materials88 

 Exemption on 48% anti‐dumping steel tariff90  

 Accelerated depreciation rate91 

The calculations of economic benefits that appeared in the original assessment need to be re‐evaluated.  

7.5 Woodfibre LNG has lost their biggest customer, and new agreements have not been 

announced. 

In August 2019 Woodfibre LNG lost its biggest prospective customer, as Guangzhou Gas walked away from their 

Heads of Agreement for 1 million tonnes of LNG per annum for 25 years due to delays.92 

LNG plants need binding long‐term contracts to secure investor funding. Woodfibre LNG now has no effective 

customer. Currently they have a non‐binding agreement with CNOOC for 750 thousand tonnes of LNG per annum 

for 13 years.93 They also have the agreement announced in June 2019 with BP Gas Marketing Limited for 750 

thousand tonnes of LNG over 15 years.94 However, BP Gas Marketing Limited is not an end user of LNG, and would 

have to find buyers to sell Woodfibre LNG’s pricey product which is not guaranteed, especially as LNG prices in 

Asia have collapsed.24,25 

Woodfibre LNG needs to secure buyers for their LNG to prove that their economic business model is viable. 

Conclusion 

We recommend that Woodfibre LNG should not receive an extension to its environmental assessment certificate 

due to these changes in economic context; changes to local, provincial, and federal policies; new and emerging 

scientific understanding; and the implications of developing new fossil fuel infrastructure in a climate emergency. 
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Appendix 1: EAC amendment for a floating hotel or “floatel” for worker 

accommodation 

Lack of housing and accommodation 

In the latest amendment application for the proposed floatel, dated October 2019, Woodfibre LNG writes in their 

Executive Summary (page i) that: 

“The approved Certified Project Description (CPD) did not include worker accommodation because, at the time of 

publication, enough accommodation options were thought to be available in the local communities for workers. 

Following issuance of the Project’s environmental assessment approvals, the detailed planning process identified 

the need for additional accommodation options to support the construction phase of the Project. Housing 

affordability and availability have come to the forefront for local government planning initiatives. In addition, 

community engagement discussions have suggested that there is a lack of rental housing and temporary 

accommodation options in Greater Vancouver and Squamish areas; a large influx of works into at‐market housing 

could create challenges for permanent residents to find affordable housing in an already restrictive local housing 

market.” 

However, the underlined statement above is patently false, as My Sea to Sky shared our concerns about the lack 

of available housing for temporary workers with both Woodfibre LNG and the BC EAO in 2014, and the proponent 

also demonstrated knowledge and awareness about the lack of available housing at that time, as documented 

below. 

In Woodfibre LNG’s initial submission dated June 2014 to identify Valued Components (VC), under the 

Infrastructure and Community Services VC the proponent notes that: 

“Temporary influx of Project‐related construction workers may lead to pressures on accommodation availability 

and cost.” 

 

***** 

In our submission to the BC EAO for the initial review of valued components dated 25th July 2014, we highlighted 

the lack of accommodation in Squamish, and noted that Squamish had a near‐zero vacancy rate for rental 

properties, and asked: 

“Where will these temporary construction workers be housed? Squamish currently has a near zero vacancy rate for 

rental properties. 

→ We request studies to determine impacts on the cost of housing and rental accommodation, and how this will 

impact low income families living in Squamish. 

→ Will there be displacement of local residents from rental housing? 

→ We request a study of short and long‐term housing availability for both the Woodfibre LNG and Fortis Eagle 

Mountain pipeline project labour. The study needs to detail remediation and mitigation measures.” 
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***** 

In Woodfibre LNG’s Environmental Assessment Application dated January 2015,95 the proponent noted that” 

“Due to high demand for rental accommodations in Squamish and Whistler, there is little to no available rental 

stock. In Squamish, the overall vacancy rate for the 351 private townhouse and apartment units available in the 

community in April 2014 was only 0.3%, compared to the previous overall vacancy rate of 5.6% in April 2013 

(CMHC 2014). Squamish was one of six BC urban centres (i.e., communities with over 10,000 residents) to 

experience a rapid vacancy rate decline of more than 3% between 2013 and 2014. Squamish experienced lower 

vacancy rates for townhouse and apartment units than the Vancouver Census Metropolitan Area (1.8%), or the 

collective vacancy rate of BC’s 27 urban centres (2.5%) for townhouse and apartment rental accommodations. In 

April 2014, Squamish had no private townhouse or apartment vacancy (0.0%) for bachelor apartments, one‐

bedroom or two‐bedroom apartments. Townhouses and apartments with three or more bedrooms had a 1.6% 

vacancy rate. Vacancy rates in Metro Vancouver averaged 2.8% in April 2014, with the lowest rates for bachelor 

suites (2.5%) and highest availability for units with three or more bedrooms (3.7%).” 

AND  

“Affordable housing is an issue in Squamish and Whistler because the local workforce, tourists, and non‐resident 

vacation housing owners created segment specific and significant demands on the supplies of local housing and 

temporary accommodation. Lack of affordable housing was one of the most common reasons noted as to why 

employment positions went unfilled in recent years in Whistler.”  

AND 

“The District of Squamish developed an Affordable Housing Framework for Squamish (Forbes 2013), which was 

based on an Affordable Housing Strategy adopted by the District in 2005 to facilitate stakeholder engagement in 

development of affordable housing actions. The need for government‐subsidized housing, affordable rental 

housing for families and individuals with low income, and affordable home ownership in the community are 

identified in the framework document as key issues (Forbes 2013). 

AND 

“Affordable housing is a concern throughout the SLRD Electoral Area D and consequently, the SLRD has 

incorporated affordable housing as one of its 20‐year strategic growth management goals (SLRD 2008).” 

Woodfibre LNG concluded in their January 2015 application that “workers sourced from outside the LAA could 

lead to increased demand on local housing and/or temporary accommodation and create availability and 

affordability issues for LAA housing and temporary accommodation” for both the Construction and Operation 

Phases of the project. 

 

***** 

The BC EAO noted in its EA Certificate Assessment Report, dated 19th August 2015, that:  

“The Application reported that there has been substantial population growth in the DOS and other areas in the 

LAA in recent years. Table 7‐1 shows population growth between 2001 and 2011. As a result there is a high 

demand for housing in the area and real estate prices are increasing.” 



  
 

 

My Sea to Sky | PO Box 2668, Squamish BC, V8B 0B8 | www.myseatosky.org     Page | 23 

 

AND 

“The Application indicated that the supply of affordable and accessible housing continues to be a key concern for 

the communities in the LAA. The Application also indicated that rental accommodation is limited and in high 

demand in Whistler and Squamish, resulting in high rental costs… The Application noted that in April 2014, the 

overall vacancy rate for private townhouses and apartment buildings in Squamish was only 0.3 %.” 

AND 

“The Application stated that during construction, workers sourced from outside of the LAA (approximately 40 % of 

the required labour force) would require temporary accommodation within the LAA.” 

AND 

“The proposed Project would not include provisions for temporary accommodation such as construction work 

camps for non‐local construction workers. Instead, the Proponent expects that workers would rely on available 

rental housing and temporary accommodation in Metro Vancouver, Whistler and Squamish. This could increase 

the demand for rental housing and temporary accommodation, further increasing pressures on housing availability 

and costs in these areas. 

The temporary increase in population during the initial two years of operations would amount to approximately 

130 persons, the majority of whom would be permanent residents of the LAA. A smaller portion of these workers 

would be temporary residents for approximately two years, responsible for training resident local staff. 

Key proposed measures to mitigate the potential adverse effects to housing and accommodation include: 

 A local hiring strategy to minimize the number of non‐local workers requiring temporary housing and 

accommodation; and 

 A housing and accommodation advisor during construction and the initial operations stage to serve as a 

resource for non‐local workers seeking accommodation in the LAA.” 

 

***** 

Woodfibre LNG cannot claim with any truth that they are only now aware that accommodation is a problem. Both 

Woodfibre LNG and the BC EAO have known for five years that housing and accommodation were a major 

concern for our communities and they have failed to act.  

As a good corporate citizen, Woodfibre LNG could have invested in building legacy housing for Squamish that 

could help to relieve our housing crisis, and instead they have opted for a cheap, temporary solution. This is 

unacceptable. 

The BC EAO failed to hold Woodfibre LNG accountable that the proposed mitigation measures to deal with the 

lack of accommodation within the LAA were completely inadequate and failed to incorporate appropriate 

mitigation measures such as building legacy housing as a condition of the environmental assessment. Instead, in 

approving the Environmental Assessment for Woodfibre LNG, the BC EAO opined that the project would have “no 

significant impact” on the availability of rental units in Squamish.  
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Impacts of workers on local services and community dynamics 

In its current amendment for the floatel, Woodfibre writes on page 4 that: 

“…during review of the Application and in subsequent discussions with Squamish, concerns were expressed 

regarding increased demand on local services if workers were housed in the community.” 

Again, we highlighted this as an issue in our previous submissions to the BC EAO for the initial review of valued 

components dated 25th July 2014, noting that: 

“Studies during construction of similar industrial projects show that:  

● the number of workplace accidents increase. 

● crime and substance abuse and misuse increase which leads to an increase in traffic accidents and 

collisions, as well as increased domestic violence. 

● the additional demands on hospitals, counselling, police, and ambulance services results in reduced service 

capacity for residents.” 

We requested studies to quantify the impacts of temporary construction workers on emergency and health 

services and how that would impact service capacity for residents of Squamish and Howe Sound. We also asked 

for studies to determine the social and health impacts of increased crime and substance abuse/misuse, domestic 

violence, and demand for sex trade workers. None of these concerns were adequately addressed, and we believe 

that no studies have been undertaken, despite the available evidence of impacts from work camps at Site C and 

LNG Canada. 
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March 24, 2020 
 
 
Environmental Assessment Office 
PO Box 946 Stn Prov Govt 
Victoria, BC V8W 9V1 
 
Attention: Michael Shepard, Executive Project Director, Oil & Gas Sector 
 
RE: Extension to Woodfibre LNG Limited’s Environmental Assessment Certificate (#E15-02) 

 
Dear Mr. Shepard, 

Reference is made to Environmental Assessment Certificate #E15-02 issued to Woodfibre LNG 
Limited (Woodfibre LNG) on 26 October 2015 pursuant to the Environmental Assessment Act 2002, 
c. 43 (former Act) as amended (EAC) for the Woodfibre LNG Project (the Project). As stipulated in 
EAC Condition 8, the deadline for substantial start of the Project is five years from the date of the EAC 
(i.e. 26 October 2020). Pursuant to subsection 31(2) of the revitalized Environmental Assessment 
Act, SBC 2018, c 51 (EAA), Woodfibre LNG hereby requests an extension to the duration of the EAC 
to 26 October 2025. 

1. Supporting Rationale 

Woodfibre LNG acknowledges that while the revitalized EAA has come into force, there remain 
policies and regulations under development, including that which will inform an updated Certificate 
Extension Policy, that are not yet publicly available. For this reason, this request for extension has 

been developed in accordance with available guidance1 published by the Environmental Assessment 
Office (EAO) and gives due consideration to the information requirements laid out therein to provide 
the rationale to justify an extension of an Environmental Assessment Certificate for a project that has 
not yet seen a substantial start of construction.  The process described in this guidance identifies four 
questions that must be answered in order for an extension request to be accepted by EAO. 
Accordingly, sections 1.1 to 1.4 in this request have been structured to answer these four questions. 

1.1 Why is the Project development delayed and why do you wish to extend the certificate? 

It is of utmost importance to affirm that Woodfibre LNG is fully committed to constructing and 
operating the Project and is therefore requesting to extend the EAC to allow Project construction to 
start after the current EAC expiry date of 26 October 2020, due to the reasons outlined in this letter.  

Since the EAC was issued in October 2015, Woodfibre LNG has invested significant time, effort, and 
resources towards advancing the Project’s pre-construction requirements. Despite these efforts, 
there has been considerable technical, administrative and external challenges that have hindered 

                                                        
1 British Columbia Environmental Assessment Office (BCEAO). 2016. Requesting a Certificate Extension. Retrieved 
from https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-
assessments/guidance-documents/eao-guidance-certificate-holder-requesting-certificate-extension.pdf 

https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-assessments/guidance-documents/eao-guidance-certificate-holder-requesting-certificate-extension.pdf
https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-assessments/guidance-documents/eao-guidance-certificate-holder-requesting-certificate-extension.pdf
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Woodfibre LNG’s ability to progress the Project into construction and hence, we are revising our 
construction timelines.  

Among such challenges are those associated with the requirements to clean up and remediate the 
historic pulp mill infrastructure at the Project site. Not only has the scope of this work been greater 
and more time consuming than originally anticipated, progress was slowed in 2018/2019 when an 
EAC amendment was required to clarify that site clean up and remediation works did not constitute 
construction of the Project. Further details on the implications of these works on advancing the 
Project are described in section 1.2. 

Further, Woodfibre LNG has invested significant effort in pursuit of EAC amendments to fulfill its 
commitments to Indigenous Nations and to make this the best project for the local community in 
which it intends to conduct business long term. These important amendments continue to divert 
internal resources away from advancing pre-construction requirements. Further details on the 
impact of pursuing these amendments on Project timelines are described in section 1.2. 

It is also important to acknowledge recently emerged external factors, out of our control, that are 
influencing our progress. In particular, external factors causing complications in commercial 
negotiations regarding an Engineering, Procurement and Construction (EPC) contract and COVID-19 
have impacted our schedule.   

Last fall, Woodfibre LNG was nearing finalization of an EPC contract and announcement of a Final 
Investment Decision when our preferred contractor for engineering, procurement and module 
fabrication, encountered financial challenges. In January 2020, our preferred contractor filed for 
Chapter 11 in the United States and is now undergoing proceedings which are expected to continue 
at least until July 2020. While this filing has no relationship to Woodfibre LNG, it significantly slows 
progress on finalizing the contract and hinders our ability to advance engineering of pre-construction 
requirements. Woodfibre LNG is confident that our preferred contractor will emerge from the 
process in a strong position to advance critical engineering and procurement to support our 
construction effort. As our preferred partner, we have developed a strong relationship and a mutual 
understanding of our Project and we are continuing to work with them as they go through this 
process.  

Woodfibre LNG is not exempt from the effects of COVID-19, the recently emerged global pandemic. 
At present, COVID-19 is a rapidly evolving health crisis that we are monitoring closely, consistent 
with our safety policy and commitments to employees, contractors and host communities. As other 
Canadian companies are doing, in developing business continuity plans, we are attempting to adjust 
timelines as the effects of COVID-19 unfold. While it is clear that COVID-19 has had implications for 
our vendor’s manufacturing facilities and fabrication yards in China, the schedule implications due 
to the delayed manufacturing of specialized equipment and fabrication of modules, related to the 
construction of our Project, remains unclear at this time. In addition, COVID-19 is causing serious 
economic implications around the world, creating widespread bank and financial market 
uncertainty. While we do not yet know the precise implications on our Project, this could lead to 
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complications in Project financing arrangements and commercial negotiations regarding the EPC 
contract. 

1.2 What works have you done to advance the Project? 

We refer to the recent EAO publication “Guide to Substantially Started Determinations”,2 which 
describes a series of important factors that decision makers should consider as guidelines when 
forming a substantial start determination. These factors include: 

 
 An assessment of the time, effort and resources invested to physically develop one or 

more main project elements; 
 Whether or not any activities completed are recognized as a critical path component (or 

considered as secondary or ancillary); and  
 Whether or not the activity would have occurred regardless of a project. 
 

After reviewing all activities completed to advance the Project, Woodfibre LNG is confident that 
regardless of the significant investment of time, effort, and resources that have been expended, none 
of these activities may be attributed to the physical development of main Project elements. Further, 
Woodfibre LNG maintains that no physical activities described in the Project’s CPD (as amended July 
2019) have been undertaken and thus no categorization of activities (i.e., critical path or secondary) 
has occurred. To date, all works completed to advance the Project are related to clean up and 
remediation of the historic pulp mill site and related infrastructure and/or are administrative in 
nature.  
 
It is important however to acknowledge the efforts Woodfibre LNG has taken to clean up and 
remediate the Project site in order to advance the Project.  To date, Woodfibre LNG has spent $13 
million on clean up and remediation activities including but not limited to the removal of historic 
marine infrastructure (wharfs and other pile-supported structures), removal of greater than 4000 
creosote piles from the marine environment and the ongoing removal and recycling of historic 
concrete slab foundations. These works are being completed pursuant to the Squamish Nation 
Environmental Assessment Agreement (SNEAA), Certificate of Compliance (COC) issued by the BC 
Ministry of Environment (BC MoE), and/or Lease Agreement with the Ministry of Forests, Lands, and 
Natural Resource Operation and Rural Development (MFLNRORD) and are a substantial undertaking. 
As is often the case for historic industrial and contaminated sites, unreported and thus unanticipated 
hazards have increased the scope of previously anticipated works and are taking longer than 
anticipated to complete. Therefore, although site clean up and remediation are not yet complete, 
advancing these works are a key step in progressing the Project towards construction.  

Woodfibre LNG also references EAC Amendment No.1 (Air Cooling Technology) which Woodfibre 
LNG initiated in accordance with the SNEAA issued in October 2015. More specifically, Condition 1(a) 
of the SNEAA requires Woodfibre LNG to compare the environmental effects associated with 
alternative and varying cooling technologies. On 19 October 2016, after careful consideration and 
discussion of the alternatives, the Squamish Nation required Woodfibre LNG to employ air cooling 

                                                        
2 British Columbia Environmental Assessment Office (BCEAO). 2019. Substantial Start Determination Process. 
Retrieved from https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-
assessments/guidance-documents/eao-guidance-certificate-holder-substantially-started-determinations.pdf 

https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-assessments/guidance-documents/eao-guidance-certificate-holder-substantially-started-determinations.pdf
https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-assessments/guidance-documents/eao-guidance-certificate-holder-substantially-started-determinations.pdf
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technology as opposed to the originally proposed sea-water cooling technology. On 27 January 2017, 
Woodfibre LNG submitted an application to amend the EAC to include air cooling technology to lessen 
potential long-term impacts on the local environment. On 12 July 2017, twenty-one months after 
receiving the SNEAA, Woodfibre LNG received Amendment No. 1 for Air Cooling Technology. 

While completing this amendment was essential in advancing the Project, throughout the 
amendment period, the ability to progress many of the pre-construction conditions described in the 
Project EAC was limited. This was largely due to the requirement to include the potential changes to 
LNG cooling technology into both the Front End Engineering and Design (FEED) scope of work, and 
the proposed contract language for a potential EPC contractor.  

With reference to EAC amendment No.2, Woodfibre LNG would like to acknowledge administrative 
challenges which delayed progress on completing site clean up and remediation works. This 
amendment application was initiated following direction received from the EAO on 30 November 
2018, following a routine site inspection with representatives of the Impact Assessment Agency of 
Canada (IAAC) during which removal of creosote piles from the marine environment was observed. 
Woodfibre LNG maintained that the works observed during the inspection fell outside the purview 
of the CPD and were contemplated as part of an independent scope of work for the clean up and 
remediation of the historic industrial site. Woodfibre LNG was required to complete this work in 
accordance with the purchase of the historic pulp mill site and to honour those commitments made 
pursuant to its Squamish Nation Environmental Assessment Agreement (SNEAA) entered into with 
Squamish Nation in October 2015.  Woodfibre LNG therefore pursued EAC amendment No.2 to clarify 
the breadth of the Project Construction phase through the use of more direct language that clearly 
delineated jurisdiction of the CPD. Subsequent upland activities that would have occurred under the 
clean up and remediation scope at the start of 2019 were left on hold until the EAC amendment was 
received. The approved application for amendment was received from EAO in July of 2019, eight 
months after the inspection that triggered it. Despite this pause in progress of the clean up and 
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remediation work, obtaining this amendment enabled these works to resume and advance the 
Project towards construction. 
 
In response to public feedback regarding additional accommodation options to support Project 
construction, Woodfibre LNG submitted to the EAO a third application to amend the EAC. The 
proposed Amendment No.3 includes the mobilization and operation of a floating hotel (or “Floatel”) 
and supporting infrastructure, and is expected to result in additional Project benefits such as:  
 

 Reduced effect on at-market housing within the Squamish-Lillooet Regional District and 
Vancouver;  

 Reduced pressure on community infrastructure and services; and  
 Reduced vehicle traffic on the Sea to Sky Highway (Highway 99).  

Woodfibre LNG recognizes the effect the availability of sound and reliable worker accommodation 
will have not only on the Project but also on the local community. Woodfibre LNG intends to fully 
incorporate this scope of work into the necessary Project management systems, processes, and tools 
as appropriate (i.e., Environmental Management Plans (EMPs) required by the EAC prior to the start 
of construction). Woodfibre LNG anticipates receipt of amendment No. 3 in Q3, 2020, at which time  
it will be able to focus on completing detailed planning for the start of construction with the 
confidence that activities can be completed without unforeseen impact. 
 
In addition to the EA amendments previously described, Woodfibre LNG has advanced engineering 
design, permitting and Indigenous engagement in order to achieve the following key Project 
milestones: 

 Invested greater than $40 million to date on FEED and detailed engineering; 
 Procured candidate vessels for use as Floating Storage Tanks in 2014; 
 Initiated TERMPOL review process through submission to Transport Canada in 2015; 
 Obtained National Energy Board export licence to export LNG for 40 years in June 2017; 
 Obtained British Columbia Oil and Gas Commission Facilities Permit in July 2019; 
 Ordered the main cryogenic heat exchanger in August 2019, critical to the liquefaction of 

natural gas and part of a procurement process to de-risk the Project schedule by purchasing 
long lead items;  

 Signed Impact Benefit Agreement (IBA) with the Squamish Nation in February 2019; and,  
 Progressed IBA discussions with Tsleil-Waututh Nation.  

Further, Woodfibre LNG has invested substantial effort towards advancing pre-construction 
commitments in the EAC. While completion of pre-construction commitments is still pending and 
subject to approval from EAO, efforts have included:  

 Development of draft EMPs required by the EAC and initiation of associated consultation with 
regulatory agencies and Indigenous groups; 

 Conducted numerous meetings with relevant federal, provincial and municipal agencies and 
community groups on EAC conditions and Project permitting; 

 Developed and maintained a dedicated Project website to keep external parties informed of 
Project activities consistent with EAC Condition 25. This website is currently undergoing 
renovation and updating, with a relaunch planned for Q2 2020; and 
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 Conducted consultation meetings with forest tenure holders, consistent with EAC Condition 
19. 

1.3 What plans, including timelines, do you have for advancing the Project if the certificate is 
extended? 

It is important to acknowledge that the Project’s construction schedule is constrained by least risk 
timing windows, consistent with mitigation measures identified in the EA application and conditions 
of the EAC.  Examples include Fisheries and Oceans Canada (DFO) least risk timing window for the 
protection of marine fish and fish habitat in Howe Sound from August 16 – January 31 and the 
Environment and Climate Change Canada (ECCC) guidance for avoiding certain works during 
regional nesting periods from late March to Mid August. Woodfibre LNG’s target to start construction 
is within the first year of extension of the EAC and within the least risk windows for marine fish and 
avoiding regional nesting periods. However, Woodfibre LNG recognises that unpredictable 
implications of external factors including the outcome of our preferred contractor’s Chapter 11 
proceedings and the COVID-19 pandemic will effect Project timelines. 

Between now and substantial start of construction, Woodfibre LNG plans to continue site clean up 
and remediation activities, and will remain focused on completing pre-construction requirements 
identified in our environmental assessment approvals and advancing permitting for the construction 
phase.  

A key component of the current pre-construction phase is an assurance that commitments made 
through consultation with Indigenous Nations, engagement with the local community, and the 
regulatory review process are carried forward into the Project design and construction 
implementation processes. Woodfibre LNG will continue conducting consultation on the required 
pre-construction EMPs with identified Indigenous Nations, government agencies and stakeholders. 
Woodfibre LNG is targeting advancement of these EMPs by the end of 2020, pending completion of 
the EAC amendment #3.  

An EAC extension will support Woodfibre LNG’s efforts in continuing to champion the principles of 
the Truth and Reconciliation Committee’s (TRC) Calls to Action and implement the spirit of the United 
Nations Declaration on the Rights of Indigenous Peoples (UNDRIP) as incorporated into British 
Columbia law through the Declaration on the Rights of Indigenous Peoples Act (DRIPA). Woodfibre 
LNG acknowledges the importance of free, prior and informed consent for Indigenous Peoples and 
their right to self-determination regarding development projects and activities that could impact 
their traditional lands. Woodfibre LNG respects that this consent must relate not only to 
environmental and economic issues, but also to social, gender, community health and cultural 
considerations as well. 

The Squamish Nation have recognized rights and title to traditional lands that include the Certified 
Project Area. The Squamish Nation, through the Woodfibre Environmental Working Group (WEWG), 
provides us with a lens of traditional knowledge to field activities and for consideration during design 
and construction planning. Woodfibre LNG currently remains, and will continue to remain, actively 
engaged in advancing Project discussions through the WEWG. 

In the spirit of the new legislation (DRIPA and EAA) and the Truth and Reconciliation Calls to Action, 
Woodfibre LNG is also committed to working with Indigenous nations including the Tsleil-Waututh 
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Nation. More recently, Woodfibre LNG has increased collaborative work with the Tsleil-Waututh 
Nation with a view to developing a more robust relationship through Tsleil-Waututh Nations Treaty, 
Lands, and Resources Department. Woodfibre LNG is working with Tsleil-Waututh Nation towards 
alignment on a common process. An EAC extension will enable Woodfibre LNG to respect community 
driven deliberations and seek mutually acceptable solutions.  

In addition to pre-construction requirements of our environmental assessment approvals, 
Woodfibre LNG plans to advance the more than 100 permits required for construction and operation 
of the Project. The key focus between now and substantial start of construction is on preparing and 
submitting applications for permits required to enable the Project to start construction.  

1.4 Has new information come to light since the original certificate was granted that could 
impact the conclusions reached in the certificate?  

As described in section 1.2, since the original certificate was issued, significant discussion has 
occurred regarding worker accommodation for the construction phase of the Project. Based on 
feedback from the community and stakeholders, Woodfibre LNG has submitted an application in 
October 2019 for EAC amendment No. 3 to propose a floating worker accommodation at the site. 
Woodfibre LNG remains committed to completing the amendment process to ensure Project impacts 
on at-market housing, community infrastructure and services, and vehicle traffic on Sea to Sky 
Highway are minimized.   

In addition, Woodfibre LNG acknowledges required changes to the Project site have resulted from 
the pre-construction clean up and remediation activities that may have affected the current site 
condition as characterised during the original EAC application and review. For example, the removal 
of historic marine infrastructure, including more than 4000 creosote piles, has changed the physical 
marine habitat, which could influence related environmental parameters. As such, Woodfibre LNG is 
committed, through existing EAC conditions and in meeting permit application requirements, to 
supplementing the existing multi-year baseline datasets, where required, to support monitoring of 
Project effects and effectiveness of mitigation measures.  

Woodfibre LNG also acknowledges that procedural changes in the newly incorporated and 
revitalized EAA will play a significant role in the Chief Executive Assessment Officer’s decision with 
respect to this request for extension, under Section 31(4)(a) of the EAA. These new legislative 
measures empower Indigenous Nations to seek opportunities to build consensus amongst their 
potentially project-affected community members, and seek consent at key points in the assessment 
process.  

Of importance to Woodfibre LNG is an understanding of the newly legislated requirements for 
consultation and engagement embedded in the recently revitalized EAA. Woodfibre LNG welcomes 
greater opportunities to consult and strengthen our relationships with Indigenous groups and 
stakeholders. An EAC extension will allow us the time required to address any potential implications 
of these changes while ensuring ongoing compliance with the EAA. 

2. Closing 

Woodfibre LNG submits that this request for extension of EAC #E15-02 has been completed in line 
with the guidance provided by EAO. This request considers the current state of Project activities in 
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its determination that a substantial start of construction has not yet been achieved which, as a result, 
allows for an EAC extension request to be carried forward and considered by the office of the Chief 
Executive Assessment Officer. The rationale included as part of this request considers the 
circumstances which have resulted in the adjusted timing of start of construction activities yet also 
provides context to understand the activities that have occurred or are planned to occur on site. A 
timeframe for a reasonable start of construction has also been offered for information and 
consideration during the review of this request. 

If you have any questions, please contact James Wilkinson, Senior Regulatory Manager at (604)620-
7883 or james_wilkinson@wlng.ca. 

Sincerely, 

 

Woodfibre LNG Limited  

David Keane 
President 

mailto:david_keane@wlng.ca
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INTRODUCTION 

The purpose of this document is to provide guidance for certificate holders who wish to apply for a one-
time extension of their environmental assessment certificate. 

The Environmental Assessment Act requires that an environmental assessment certificate specify a 
deadline (between three and five years) by which time the certificate holder must have, in the reasonable 
opinion of the Minister, substantially started the project or the certificate expires. If a project will not be 
substantially started by the certificate deadline, a certificate holder may apply for a one-time extension of 
the certificate for a period of up to five years. 

The time limit is in place to ensure that certificate conditions do not become outdated as a result of 
changes over time in government policy, technical standards, scientific information, legal/regulatory 
expectations and other factors. 

When considering a request, the Environmental Assessment Office (EAO) considers such things as the 
rationale for requiring an extension, the certificate holder’s compliance record, and new or changed 
potential significant adverse effects. 

Certificate holders are responsible for tracking their own certificate expiry date and applying for an 
extension at least nine months prior to the expiry date as set out in the Environmental Assessment Fee 
Regulation. If a certificate extension is granted, the project must be substantially started by the new 
deadline or the certificate expires. 

The Minister of Environment has the authority, under section 37 of the Environmental Assessment Act, to 
add new conditions to a certificate if the project is not substantially started by the deadline specified in the 
certificate. This allows conditions to be updated if required. 

 

 

FEES 

The fee for a typical certificate extension request is $10,000. EAO will generally issue an invoice within 30 
days of receipt of an extension request. For more information on fees, see EAO Fees Overview on EAO’s 
website.  

Under Section 18(2) of the Environmental Assessment Act, a certificate holder may apply in writing to the executive 

director for an extension of the deadline specified in the environmental assessment certificate, stating why the 

proponent wishes an extension of the deadline. 

http://www.bclaws.ca/civix/document/id/complete/statreg/02043_01#section18
http://bclaws.ca/civix/document/id/complete/statreg/50_2014#section5
http://bclaws.ca/civix/document/id/complete/statreg/50_2014#section5
http://www.eao.gov.bc.ca/fees.html
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WHAT IS SUBSTANTIALLY STARTED? 

A certificate extension is not required if a project is substantially started. 

The term “substantially started” is not defined in the Act. Each situation is assessed in light of all relevant 
facts. Relevant factors include (but are not limited to): 

• Has there been a significant investment of time, effort, and resources to physically develop one 
or more main project elements? 

• Does the activity amount to a significant or important step to develop the overall project, or is 
the activity considered ancillary, secondary, or temporary? 

• Would the proponent have undertaken the activity regardless of the project? 

Additional guidance, provided by the BC Supreme Court in Taku River Tlingit First Nation v. British 
Columbia (Minister of Environment) 2014, includes: 

• Based on the definition of “project” in the Act, the substantially started determination should 
address “primarily physical activities affecting the land environmentally, as contrasted with 
bureaucratic activities, for example, which do not.”1 

• “The decision maker should focus less on the permits which have been granted and the money 
expended, and more on what has taken place physically at the site.” 

• “Temporary structures at the site, if they will soon be removed followed by remediation, are 
less important to consider than structures which will be in place for the duration of the 
project.” 

• To have been substantially started, the project needs to be started “in its essentials in a real 
and tangible way.” 

• To be considered as part of the substantially started determination, activity must have occurred 
after the certificate was issued and before the expiry date in the certificate. 

Detailed guidance for Substantially Started Determinations is available on the EAO website. 

  

                                                      
1
 The Act defines “project” to means any: (a) activity that has or may have adverse effects, or (b) construction, operation, 

modification, dismantling or abandonment of a physical work. 

http://www.eao.gov.bc.ca/guidance.html
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TIMELINES FOR APPLYING FOR A CERTIFICATE EXTENSION 

Certificate holders are responsible for tracking their own certificate expiry date and applying to EAO at 
least nine months prior to the expiry if they will require an extension. 

If the certificate holder is uncertain whether their project is substantially started, they may contact the 
appropriate sector lead at EAO to discuss the status of their project and whether it is currently 
substantially started. 

Requests for an extension should be directed to the Executive Director of EAO in writing, and must 
thoroughly answer all questions as outlined in Step 2 of the process set out in this guide. 

The Executive Director has the discretion to accept a formal request made less than nine months before 
the certificate deadline if satisfied that sufficient time remains to appropriately review the application (as 
outlined in the Environmental Assessment Fee Regulation). 

 

  

http://bclaws.ca/civix/document/id/complete/statreg/50_2014#section5
http://bclaws.ca/civix/document/id/complete/statreg/50_2014#section5
http://www.eao.gov.bc.ca/contact_us.html
http://bclaws.ca/civix/document/id/complete/statreg/50_2014
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THE PROCESS 

FIGURE 1 – CERTIFICATE EXTENSION PROCESS OVERVIEW 

 

 

 

 

 

 

 

 

  

Step 1 – Initial Discussion 

• Certificate holder contacts the EAO sector lead to discuss the status of the project and/or process for an 

extension 

Step 2 –Submit Certificate Extension Request 

• Certificate holder submits a formal request for an extension in writing to EAO at least nine months before 

the certificate expires 

• EAO will issue an invoice and payment order to the certificate holder within 30 days of receipt of request 

• Fee payment is required within 30 days of the invoice date 

Step 3 – Review of Extension Request 

• EAO circulates the extension request to appropriate regulatory agencies, other governments and Aboriginal 

groups 

• Parties review the extension request and provide advice to EAO on the potential for new or changed 

adverse effects not anticipated at the time of the original assessment 

Step 4 – Decision 

• Executive Director or Minister determines whether to grant a certificate extension 

• If the extension is approved, additional conditions may be added to the certificate 

http://www.eao.gov.bc.ca/contact_us.html
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PROCESS STEPS 

STEP 1 

Before submitting a certificate extension request, EAO recommends that the certificate holder contact the 
appropriate sector lead at EAO for an initial discussion about status of the project and/or the extension 
process. 

 

STEP 2 

For projects requiring an extension, the certificate holder submits a formal request in writing to EAO. The 
request must thoroughly answer the following questions in order to be accepted: 

 Why do you wish to extend the certificate and why is project development delayed? 

 What work have you done to advance the project? 

 What plans, including timelines, do you have for advancing the project if the certificate is 
extended? 

 Has new information come to light since the original certificate was granted that could impact 
the conclusions reached in the certificate? This could include: 

o new scientific and technical information; 

o physical changes to the airshed, watershed or landscape; 

o previously unknown or undetected effects; or 

o new information regarding Aboriginal interests. 

An invoice and payment order will be issued within 30 days of receipt of the request. The certificate holder 
will have 30 days from the date of the invoice to remit payment. If fees are outstanding, EAO may refuse 
to consider the request further. 

The request will be posted to EAO’s electronic project information center (ePIC). An EAO project lead will 
be assigned to lead the review. 

 

http://www.eao.gov.bc.ca/contact_us.html
http://a100.gov.bc.ca/appsdata/epic/html/deploy/epic_home.html
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STEP 3 

EAO will circulate the extension request to appropriate regulatory agencies, other governments and 
Aboriginal groups for comment. This may include agencies and Aboriginal groups represented on the 
original working group for the project and could also include additional parties.  

The parties will be asked to review the information provided by the certificate holder, provide input on the 
potential for new or changed adverse effects since the environmental assessment for the project, and 
recommend any new mitigation measures that may be required. This will take into consideration relevant 
new statutes, regulations, case law, policy, practices or guidelines that have arisen since the granting of 
the certificate. The timeline for this is at the discretion of the project lead, but is generally three to five 
weeks.  

EAO will consider the comments received and resolve issues as required, including identifying any 
additional conditions that may be necessary. Where appropriate the certificate holder will be given an 
opportunity to respond. 

 

STEP 4 

EAO will refer the assessment to either the Executive Director or the Minister for a decision. Based on the 
information provided, the Executive Director or Minister will determine whether to grant a certificate 
extension and, if so, whether additional or revised conditions are required. 

EAO will advise the certificate holder and other potentially affected parties of the decision. All relevant 
materials will be posted on EAO’s website. 
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EAO CONTACT INFORMATION 

If you have any questions or comments about certificate extensions or require additional information 
about the environmental assessment process, please contact us at: 

Environmental Assessment Office 
PO Box 9426 Stn Prov Govt 
Victoria BC V8W 9V1 

 

Email: eaoinfo@gov.bc.ca 
http://www.eao.gov.bc.ca/ 

 

mailto:eaoinfo@gov.bc.ca
http://www.eao.gov.bc.ca/
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ABBREVIATIONS AND DEFINITIONS 

the Act  Environmental Assessment Act (2018)  

CEAO Chief Executive Assessment Officer 

EA  Environmental Assessment  

EAC  Environmental Assessment Certificate  

EAO  Environmental Assessment Office  

Holder Certificate Holder 

TAC Technical Advisory Committee 

WG Working Group 

VC Valued Component 

 

DEFINITIONS 

Certificate Holder 

Holder of an environmental assessment certificate  

Technical Reviewer    

Members of appropriate regulatory agencies, other governments agencies, parties represented on the original Working 
Group (WG) or Technical Advisory Committee (TAC) from a project assessment, as appropriate. The WG or TAC is the 
forum for the detailed, independent technical review of the proponent’s documents and technical studies relating to an 
environmental assessment certificate application. 

Valued Component 

Components of the biophysical and human environment that are considered by the public, Indigenous nations, the 
proponent, government agencies, or scientists and other technical specialists involved in the environmental assessment 
process to have scientific, ecological, economic, social, cultural, archeological, historical, or other importance.     
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INTRODUCTION 
This document provides guidance for carrying out the process 
leading to a decision with respect to whether to issue an 
extension to the substantial start deadline for a certificate 
pursuant to the Environmental Assessment Act (2018) (the Act), 
specifically Section 31. The primary users of this guidance will be 
Holders of environmental assessment certificates, (EAC), 
Environmental Assessment Office (EAO) staff, Indigenous 
nations and Technical Reviewers. However, other participants 
from a provincial environmental assessment (EA) for a project, 
including the public, may also use this guidance document to 
understand the roles, responsibilities, and process requirements 
for an extension application. This Certificate Extension Policy is intended to be read and interpreted in conjunction with 
the Act.  

PURPOSE AND BACKGROUND 
Under Section 31 of the Act, a Holder of an EAC can apply to the Chief Executive Assessment Office (CEAO) of the EAO for 
an extension to the deadline by which the project must be substantially started. The CEAO, on one occasion only, can 
extend the deadline by not more than five years. The CEAO also has the ability to add new conditions to the EAC at the 
time an extension is granted.   

Certificate extensions cannot be granted after the expiry of a certificate. If a certificate extension is granted, the project 
must be substantially started by the new deadline or the certificate expires pursuant to Section 31(6) of the Act. 

In the case of an expired certificate, any conditions related to reclamation or decommission remain in effect, and new 
conditions related to reclamation or decommissioning may be added pursuant to Section 31(8) of the Act. 

Pursuant to Section 31(5) of the Act, before making a decision with respect to an extension, the EAO must seek to achieve 
consensus with participating Indigenous nations.    

 

  

This document is intended to help participants and 
the public better understand British Columbia’s 
environmental assessment process. It is not advice, 
and does not replace the Environmental Assessment 
Act, or its regulations, or bind any decision-maker. If 
you need advice concerning the BC environmental 
assessment process, please seek professional 
assistance. 

http://www.bclaws.ca/civix/document/id/complete/statreg/18051
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
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Step 1: The holder contacts the EAO to discuss necessity for an extension. 

The holder engages with Indigenous nations and any appropriate stakeholders.

Step 2: The holder drafts extension application 
containing requirements included in Extension Policy. 

Step 3: The holder submits extension application to the EAO. 

Step 4: The holder completes any further information collection and engagement, if required.2

The holder completes any supplementary information requirements and materials, if required. 2

Step 5: Required supplementary materials submitted by the holder, if required. 2

Step 6: Fee Order issued.

Step 7: Extension application sent to Indigenous nations and Technical Reviewers. 

Step 8: Extension application reviewed by the EAO, Indigenous nations and Technical Reviewers.  

Step 9: The EAO completes extension report* and recommendation.* 

Step 10: Extension report reviewed by Indigenous nations and Technical Reviewers*

Step 11: Extension Report finalized and decision made by the the CEAO.

FIGURE 1: EXTENSION APPLICATION PROCEDURES 
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2If required (depending on the completeness of the initial application in Step 3), the Holder will conduct further information collection and engagement and submit 
any supplementary materials. 
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Step 1 – Initial discussion 

Before submitting a certificate extension application, the EAO 
recommends that the Holder contact the appropriate Sector Lead 
at EAO for an initial discussion about status of the project and the 
extension process. As a result of that conversation, it will be 
determined if a certificate extension application is necessary and 
for how many years the extension may be needed. The Holder and 
the EAO may discuss whether there will be sufficient time to 
consider and process an application before the substantial start 
deadline. An initial application (Step 3) should be submitted at least nine months prior to the certificate expiry date in 
order to allow the application to be considered.  

Step 2 – Engagement 

Before submitting an application, the Holder should engage about the extension with Indigenous nations that participated 
in the EA of the project and any appropriate stakeholders or agency representatives. 

Step 3 – Application Development and Submission 

The application from the Holder must include: 

• Certificate #, Project Name, Name of Holder  

• Why does the Holder wish to extend the EAC and why is project development delayed? 

• What was the length of time of the original EAC and why? 

• What work has the Holder done to advance the project? 

• What plans, including timelines, does the Holder have for advancing the project if the EAC is extended? 

• What are the details of Indigenous nation, stakeholder and other agency engagement on the proposed extension. 
With who has the Holder engaged, what did they hear and what response have they given? 

• Has new information come to light since the original EAC was granted that could change the conclusions reached 
in the EAO’s assessment of the project? This could include: 

o new scientific and technical information (for example, a new dataset in respect of a key valued 
component (VC) of interest or a new best management practice); 

o physical changes to the airshed, watershed, landscape, or equivalent; 

o previously unknown or undetected effects (for example, a VC that was not a key concern during the 
initial EA has had a substantial change in condition that makes it a key concern presently); or 

o new information regarding Indigenous interests. 

The application should be submitted to the CEAO. The EAO will conduct an initial review of the application to determine if 
any further information, engagement or supplementary materials are required.  

 

Section 38 of the Act allows the minister or chief 
executive assessment officer to impose a time limit 
for doing anything under the Act. If it’s considered 
appropriate in the circumstances, a time limit can be 
imposed regarding the submission of an extension 
application.  

https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/environmental-assessments/contact-us
https://www2.gov.bc.ca/gov/content/environment/natural-resource-stewardship/environmental-assessments/contact-us
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section38
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Steps 4-5 – Further information and supplementary materials (if required) 

If required (depending on the completeness of the initial application in Step 3), the Holder will conduct further 
information collection and engagement and submit any supplementary materials.  

Steps 6-7 – Application Received and Distributed 

Once all application materials for a certificate extension are received, they will be posted to the EAO’s project website. 
The EAO will circulate the extension application to Indigenous nations and Technical Reviewers for comment.  

The timeline of the review for these parties is at the discretion of the EAO Project Lead and is generally between three to 
five weeks. 

The EAO Project Lead will notify EAO Compliance and Enforcement of the application to discuss any challenges with 
clarity, measurability and enforceability of the existing certificate.   

 

Capacity funding for Indigenous nations will be assessed by the EAO on a case by case basis. The amount of funding 
provided will be reflective of the anticipated involvement of the Indigenous nation in the review of the extension 
application compared to other EA processes.   

An invoice and fee order will be issued, typically within 30 days of receipt of the application. If fees are outstanding, the 
EAO may, amongst other things, refuse to consider the application further. 

 

 

 

Fees:   
Typically, within 30 days of receipt of an extension application, a fee order and an invoice will be issued to the Holder. The fee 
for an extension application is $25,000. The fee order will be posted on the EAO’s website soon after it is issued. See the Fee 
Guideline document on the EAO’s website for further information. 

Consensus Seeking: 

The Act provides in Section 31(5) that before making a decision on an extension application, the EAO must seek to achieve, 
with respect to that decision, consensus with participating Indigenous nations.  

Consensus is achieved when an action is supported by a participating Indigenous nation and the EAO; or at least is not 
objected to by a participating Indigenous nation. Consensus is an outcome that can be achieved by engaging in meaningful, 
collaborative activities that support the sharing and analysis of information to inform decision-making. 

As with other aspects of EA under the Act, the EAO will seek consensus with participating Indigenous nations throughout 
the process leading to the extension decision. This will include consensus-seeking on the recommendations in the extension 
report within the scope of the extension application.  

Consensus seeking activities should begin at least by the time of the initial discussion between the Holder and the EAO and 
consensus-seeking activities would occur throughout the process leading to the decision.  

 
 
 
 
 
 

 

 
 
 
 
 
 

https://projects.eao.gov.bc.ca/
https://projects.eao.gov.bc.ca/
https://www.projects.eao.gov.bc.ca/
https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-assessments/guidance-documents/2018-act/application_fee_guidelines_final.pdf
https://www2.gov.bc.ca/assets/gov/environment/natural-resource-stewardship/environmental-assessments/guidance-documents/2018-act/application_fee_guidelines_final.pdf
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
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Steps 8-10 – Review of application and draft extension report 

Depending on the level of interest or concern expressed by reviewers, the EAO will act on one of the following options: 

1. Where reviewers do not raise any significant concerns, the EAO will consider comments received and prepare an  
extension report for the CEAO.  

2. Where reviewers express significant interest or concern, the EAO will prepare a draft extension report regarding 
the extension application and circulate it to the Holder, Indigenous nations and those Technical Reviewers who 
have provided comments on the extension application or otherwise indicated an interest in continuing to be a 
part of the review. Reviewers will be given a period to provide comments on the draft report, typically two to 
three weeks. The EAO will consider comments received and seek to resolve issues as required while revising the 
report as appropriate. The extension report will address the consensus or lack of consensus achieved. Where 
appropriate, the Holder will be given an opportunity to respond.  

The EAO will determine whether additional conditions are appropriate. This will take into consideration, amongst other 
things, potential new significant adverse effects, relevant new statutes, regulations, case law, policy, practices or 
guidelines that have arisen since the granting of the EAC. Additional conditions will require an amendment to the EAC and 
may be added to the EAC by the CEAO, under Section 31(4)(a)1 of the Act. Where additional studies or input are required 
to develop appropriate conditions, and cannot be completed prior to the EAC deadline, the EAO may consider 
recommending conditions to be developed after an extension application is approved, if it is approved under Section 
32(5)(d) of the Act.  

Recommended conditions will be discussed in the extension report.   

Any amendment procedures will commonly take place concurrently with the extension application process.  

Steps 11 – Report finalized and decision  

The EAO will refer the extension report, including any recommended conditions, to the CEAO. Based on the information 
provided, the CEAO will determine whether to grant a certificate extension and, if so, whether additional or revised 
conditions are required via a certificate amendment.  

If an extension is approved by the CEAO, the EAO will advise the Holder and other potentially affected parties of the 
decision. 

Relevant materials throughout the extension application process will be posted on the EAO’s project website, including 
the extension report, letter and extension order. 

                                                            
1 The Holder may also apply for an amendment to add new conditions to the certificate. 

http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section31
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section32
http://www.bclaws.ca/civix/document/id/complete/statreg/18051#section32
https://www.projects.eao.gov.bc.ca/

