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REQUESTOR NAME:    BCOAPO et al. 
INFORMATION REQUEST ROUND NO:  #1 
TO:  Corix Multi-Utility Services Inc. 
DATE:      November 20, 2015 
APPLICATION NAME: Certificate of Public Convenience and Necessity 

for Additional Capital and Amended Rates for 
UniverCity Neighbourhood Utility Service on 
Burnaby Mountain  

 
 
 
1.0 Reference: Exhibit B-1, page 1, 2, etc. 

 
Corix makes numerous references in the Application to “sustainability”.  For example, 
UniverCity is described as a “sustainable residential / commercial development” and 
Corix is described as having expertise in “the development of sustainable district energy 
utilities”.   

 
1.1 Please describe what is meant by “sustainable” in this context and explain in 

what way(s) UniverCity and the Corix NUS are “sustainable”. 
 

CORIX RESPONSE: 
 
The SFU Community Trust Mission statement and an overview of “4 X E” approach to 
measuring sustainability is provided below:  
 

Mission Statement 
 
The SFU Community Trust (the Trust) has two goals: 

• Create a complete community on Burnaby Mountain, with a diverse selection 
of housing and a full range of shops, services and amenities. Currently over 
4,000 residents have made UniverCity their home; in time, 6,000 more will 
join them. 

• Build an endowment fund to support teaching and research at SFU. To date, 
UniverCity had contributed over $29.6m to the SFU Endowment Fund for 
research and education. 

 
The SFU Community Corporation is governed by an independent Board of 
Directors that includes SFU stakeholders, faculty and student representatives, as 
well as external members with expertise in real estate development, finance, law, 
and other related disciplines. 
As trustee, that Board sets policy for SFU Community Trust, helping to shape the 
future of UniverCity. 
 
A full overview of UniverCity’s sustainability initiatives can be found at:  
http://univercity.ca/sustainability/.  Core to UniverCity are our 4 E’s – 
Environment, Equity, Economy, and Education. 
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Measuring Performance: 4 X E = Sustainability 
 
UniverCity measures its sustainability in four ways. 
 
Environment: 

• Preserve or improve natural resources on Burnaby Mountain. 

• Maintain the smallest carbon footprint possible for buildings, transport and 
amenities. 

 
Administration and verification of the UniverCity Guidelines and Requirements as 
required by the UniverCity City of Burnaby Zoning Bylaw, including Green 
Building and Stormwater Requirements:  http://univercity.ca/wp-
content/uploads/2011/07/1023-20140321-Phase-3-Development-Guidelines-and-
Requirements-ONLY-reduced.pdf 
 
Equity: 

• Provide a healthy, safe and affordable place to live and work. 

• Provide a mix of home ownership choices that nurtures a complete 
community. 

 
UniverCity is committed to providing affordable housing for all, including rental 
and ownership options. Rentals include purpose-built apartments in the 
Cornerstone building, as well as innovative secondary or “flex suites” within 
strata-titled apartments. 
 
Often referred to as ‘mortgage helpers’, these flex suites are equipped with 
bathrooms and cooking facilities and can be rented out separately from the rest 
of the unit. The City of Burnaby was one of first municipalities in Canada to 
approve zoning for such suites. 
 
In partnership with Vancity Enterprises and Resource Rethinking Building, the 
Trust also has provided affordable, family-oriented ownership options to SFU 
faculty and staff within the 60-unit ‘Verdant’ development. The Trust leased land 
at 30 per cent below market and the developers committed to affordable designs 
and a fixed and lower limit on marketing expenditures to accomplish this goal. 
Read more about Verdant. 
 
Education: 

• Enhance the education of students and lifelong learners to prepare them for 
the future economy. 

• Energize university life, academic endeavour and campus activities. 

• UniverCity provides ongoing social and financial support to Simon Fraser 
University (SFU), one of the top 200 research institutes in the world. The 
Trust aims to enhance university life, academic structure, and activities, while 
creating a model of sustainable community building that educates and 
inspires. Here are just some of the initiatives underway in our community that 
advance education: 

http://univercity.ca/wp-content/uploads/2011/07/1023-20140321-Phase-3-Development-Guidelines-and-Requirements-ONLY-reduced.pdf
http://univercity.ca/wp-content/uploads/2011/07/1023-20140321-Phase-3-Development-Guidelines-and-Requirements-ONLY-reduced.pdf
http://univercity.ca/wp-content/uploads/2011/07/1023-20140321-Phase-3-Development-Guidelines-and-Requirements-ONLY-reduced.pdf
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o $30.0 million distributed to SFU to support teaching and research. 

o Enhance university life, academic structure, and activities through the 
provision of new services and housing options for faculty, staff, and 
students. 

o Provide opportunities for student internships, research projects, teaching 
activities, and employment. 

o An innovative elementary school with an environment-focused curriculum. 

o A new childcare centre will utilize the world-renowned Reggio Emilio 
childcare model. 

o Share best practices and advance knowledge of sustainable community 
building principles across the world. 

 
Economy: 

• Generate revenue to maximize the long-term value of SFU’s endowment. 

• Encourage innovation in commercial and social enterprises to engage all 
community stakeholders. 

• The Verdant project – a groundbreaking model of sustainable and affordable 
housing developed in partnership with Vancity Enterprises and reSource 
Rethinking Building – offers family-oriented housing priced at 20 per cent 
below market. Currently undergoing review for LEED® Gold certification, the 
building is one of the most energy-efficient wood- frame buildings in Canada 
and was constructed at no premium compared to a conventional building. 

• The Trust works with developers who are committing to green projects that 
are among the most affordable in the region. 

• Supporting teaching and research. 

• On top of building a model of sustainable community development, SFU 
Community Trust’s goal in developing the UniverCity community is to build an 
endowment fund to support teaching and research at SFU. To date, 
UniverCity had contributed $30m to the SFU Endowment Fund for research 
and education with a goal of ultimately providing $150 million (in today’s 
dollars) by the time the community is built out. 

 
A component for achieving the smallest carbon footprint for the UniverCity community is the 
development of the NUS.  
 
Prior to implementing the low carbon energy system, operating the NUS on the temporary 
natural gas boilers removes the need for individual buildings to have their own dedicated fossil 
fuel burning equipment. The centralized district energy facility provides an efficient approach 
with only one plant to operate and maintain as well as the ability to diversify load demand and 
optimize system capacity.  
 
The NUS was conceived and is being developed to provide affordable, safe, reliable, and, when 
the permanent energy centre is completed, renewable low carbon energy service to UniverCity 
customers.  
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2.0 Reference: Exhibit B-1, pages 2 and 10 
 

The referenced page states: 
 
The proposed larger temporary natural gas facility offers several advantages including 
being more cost effective and allowing additional time and flexibility for determining the 
most appropriate low carbon energy system that will ultimately provide service to the 
NUS.” 
 
And 
 
It should be noted that this CPCN relates to the facilities that constitute the temporary 
natural gas energy system that is a precursor to a permanent low carbon energy system 
that will ultimately provide the energy needs of the community. 
 
2.1 At the time of Corix’s 2010 CPCN Application for the UniverCity NUS, the 

biomass central energy plant was scheduled to be in operation in 2016.  Given 
that it is currently late November 2015, please explain why it is a good thing to 
allow additional time and flexibility in the implementation of a low carbon energy 
system. 

 
CORIX RESPONSE: 

 
The original expected 2016 in service date for a low carbon energy plant was based on a 
forecast using a build-out schedule which represented the real estate market at that time. As 
part of the Infrastructure Agreement between the Trust and Corix, Corix is committed to 
implementing the low carbon energy plant when a) it determines that it is economically and 
commercially viable; and b) when the committed peak demand capacity levels reach 
approximately 3 – 3.5 MW. As of 2015, Corix has connected approximately 1.85 MW of the 
targeted 3 – 3.5 MW’s reflecting that actual build-out has been slower than the original forecast, 
and this has delayed the timing of the development of the low carbon energy plant. Corix is 
engaged in ongoing discussions with SFU regarding the development of a larger low carbon 
energy plant that would serve both UniverCity as well as the SFU campus. Such a facility would 
bring economies of scale and be more cost effective than a smaller facility serving only the 
UniverCity development. The additional time and flexibility afforded by the proposed 8MW gas 
facility in the current CPCN application is of benefit to UniverCity customers in that it allows the 
parties more time regarding the development of the larger low carbon energy plant. It should be 
noted that the 8 MW plant will be repurposed into the permanent facility as the back-up and 
peaking plant under either scenario. 
 

2.2 What is the current proposed time line for implementation of the “permanent low 
carbon energy system”? 

 
CORIX RESPONSE: 

 
Corix is currently forecasting a low carbon energy source to be operational sometime in 
2018/2019. 
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3.0 Reference: Commission Decision dated May 6, 2011, page 12 
 

As an additional solution CMUS states that Corix, SFU and SFU Community Trust are 
collectively working together to assess the potential of a combined solution to provide 
thermal energy to UniverCity residents as well as the SFU campus (Combined 
Solution).  This scenario calls for a Biomass based central energy plant to be 
implemented earlier than the smaller scale NUS CEP.  CMUS reports that applications 
for assistance funding filed jointly with SFU Campus are being considered by various 
agencies. 

 
3.1 What is the current status of the proposed “Combined Solution” referenced in the 

passage above? 
 

CORIX RESPONSE: 
 
Corix continues to work with Simon Fraser University (SFU) on the combined solution as 
presented in the 2011 CPCN application. This project has been delayed due to changes to 
SFU’s accounting standards, which had an impact on the original proposed project structure 
and estimated timeline. The SFU Board of Governors has given approval for SFU staff to 
finalize a definitive agreement with Corix. The definitive agreement is subject to approval from 
the Ministry of Advanced Education and the Ministry of Finance. If these approvals are obtained, 
Corix would file a CPCN application with the Commission for the combined solution. 
 
 
4.0. Reference: Corix 2010 CPCN for UniverCity NUS, Exhibit B-1, page 6 
 

Phases 1 & 2 have already been constructed and heating in these existing buildings is 
provided by electric baseboards and domestic hot water by natural gas fired boilers and 
storage tanks located in each building. 
 
4.1 What is the levelized cost of the thermal energy provided to the Phase 1 and 2 

buildings described in the passage above? 
 

CORIX RESPONSE: 
 
Corix is not providing thermal energy services to Phases 1 and 2 and is therefore is unable to 
comment. 
 

4.2 What is the GHG emissions intensity of the Phase 1 and 2 buildings described in 
the passage above? 

 
CORIX RESPONSE: 

 
Please see the response to 4.1. 
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5.0 Reference: Exhibit B-1, page 11, Clarification of Terms  
  

The referenced page states: 
 
The 2011 CPCN included the following key utility development assumptions at the full 
temporary solution build-out: 
• Connection of 10 buildings 
• System load of 2.9 MW (undiversified) … 
 
In all other instances in the application, system load is expressed on a “diversified” 
basis. 

 
5.1 With respect to load, the terms “diversified” and “undiversified, can Corix confirm 

that “undiversified load” corresponds to “non-coincident peak load” and 
“diversified load” corresponds to “coincident peak load”? 

 
CORIX RESPONSE: 

 
Confirmed. 
 
 
6.0 Reference: Exhibit B-1, page 13, Development Schedule 
 
 The referenced page states: 
 

As evident from the chart above, the development schedule has been extended from the 
original forecast. 

 
This is due to a residential market slowdown in 2012 and 2013. The Trust’s objective is 
to balance supply and demand, gradually releasing land parcels for development so as 
to avoid unit oversupply. 

 
6.1 Did the residential market slowdown in 2012 and 2013 affect the load demand 

forecast or energy demand forecast in any year?  If so, please provide details. 
 

CORIX RESPONSE: 
 
Yes, the slowdown of residential market development in the 2012 through 2013 period resulted 
in lower load demand in the 2012-2016 period than originally forecasted. The result was that the 
initial 2.3MW plant has provided sufficient capacity for the NUS through to approximately mid-
2016. During the same period, overall annual energy demand has trended higher with respect to 
EUI’s. 
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7.0 Reference: Exhibit B-1, page 14, Table 4, Load Forecast  
 

7.1 Can Corix confirm that the Updated Loads for 2012-2014 inclusive are actual 
loads? 

 
CORIX RESPONSE: 

 
Confirmed. 
 

7.2 Is the Updated load for 2015 a combination of actual 2015 demand and forecast 
2015 demand, e.g., a 9-month actual and 3-month forecast for 2015? 

 
CORIX RESPONSE: 

 
Yes. 
 
 
8.0 Reference: Exhibit B-1, page 14, Energy Loads and Annual Energy Demand 
 
 The referenced page states: 
 

Energy loads and annual energy demand is determined using the Energy Use Intensity 
(EUI). Typically feasibility studies use benchmarked EUIs that are adjusted to the 
requirements and conditions of the particular project. 

 
The EUIs used in the original studies were determined based on the development 
requirements to comply with the stringent energy efficiency requirements stipulated by 
the Trust.  

 
To date the actual operating data as well as design requirements from the building 
developers show that the originally estimated EUIs were aggressive and that the load 
requirements as well as annual energy demands are significantly higher than originally 
projected. It is important to note that the energy intensities vary by building and are 
significantly impacted by whether the units are owned versus rented. 

 
8.1 Please explain why the EUI in the initial application was calculated to be 68 and 

the actual EUI in the development is nearly double at 117. 
 

CORIX RESPONSE: 
 
Some of the potential reasons why the observed EUI values might be different from the 2011 
CPCN forecast EUI values are: 

• The EUI values in the 2011 CPCN were estimates based on engineering criteria and these 
estimates may have been overly optimistic. 

• Not all of the buildings that were constructed qualified for the density bonus, which implies 
these buildings were not constructed in accordance with the Trust’s guidelines designed to 
achieve the EUI values in the 2011 CPCN. 
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• Tenant behaviour may have a significant influence on energy use, however this is not 
something that was modeled. 

 
Given that the updated EUIs are considerably higher than those “stipulated by 
the Trust,” has the Trust expressed any concern with the updated EUIs? 

 
CORIX RESPONSE: 

 
Yes. In order to mitigate this issue, the Trust is working with Corix to educate customers on how 
they can reduce the impact on the overall EUI. 
  

8.2 In any of the projects that Corix has undertaken, has it ever experienced EUIs 
similar to those originally forecast for this project as shown in Table 3?  If so, 
please provide details.   

 
CORIX RESPONSE: 

 
Yes, Corix has seen EUI’s similar to the original UniverCity NUS projections at Dockside Green 
located in Victoria, BC.  
 

8.3 To what extent is the need for increased capacity driven by the higher updated 
EUIs? 

 
CORIX RESPONSE: 

 
The higher updated EUI’s are the primary reason for the capacity requirement increase. 
However the increase in building area has also led to an increase in the capacity requirement, 
albeit a small impact. 
 

8.4   For the updated EUIs, with respect to space heating, is the inference to be drawn 
that there is no significant difference between low-rise and high-rise buildings?  

 
CORIX RESPONSE: 

 
No. Low-rise structures are typically wood frame construction and high-rise structures are 
typically concrete structures. Observed EUI’s for low-rise structures are 105 kWh/m2 and 130 
kWh/m2 for high rise respectively. 
 

8.5 Please describe the difference in EUI as between owner-occupied and tenant-
occupied buildings (p.14) 

 
CORIX RESPONSE: 

 
Corix does not have detailed information of ownership and therefore cannot comment on the 
difference in EUI’s between rental versus owned buildings. 
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9.0 Reference: Exhibit B-1, page 20 and pp. 19-20, Replacement of 2.3MW TEC 
 

The referenced pages state that the existing 2.3 MW TEC is to be replaced by the 8 MW  
TEC in 2016 and that the 2.3 MW TEC is to be sold in 2021.  

 
9.1 Please explain why the existing TEC cannot be disposed of until 2021. 

 
CORIX RESPONSE: 

 
Corix does not have another location to deploy the existing TEC in its current development 
forecast until 2020. This may change over time, but Corix has made projections using the most 
accurate information available at this time. 
 

9.2 Please provide (i) the annual depreciation and (ii) the Net Book Value of the 
existing TEC at the end of year 2016.  

 
CORIX RESPONSE: 

 
The existing TEC NBV at the end of 2016 will be $186,098.07. The plant depreciates by 
$1,805.85 per month. 
 
 
10.0 Reference: Exhibit B-1, page 27, page 28, Table 19, Sensitivity Scenarios, and 

page 47, Table 25, Rate Design 
 

The first referenced page states: 
 
From the beginning of operations until 2015 and in accordance with the approved 2011 
CPCN, Corix has been charging customers for services using a fixed / variable rate 
structure. Under this structure Corix is recovering 60% of forecast revenues from the 
customers through a fixed monthly charge per square metre and remaining 40% through 
a volume-based rate. The 60/40 rate structure was established based on estimates of 
underlying fix and variable cost of service for the utility. 
 
Based on operational experience to date, the energy demand and required capacity has 
been greater than originally forecast, installation costs have been higher than 
anticipated, and while this has been partially mitigated through increased sale volumes 
and revenues from the variable rate charge, total revenues collected have not kept pace 
with the higher costs incurred to date. This under collection has resulted in a larger 
deferral account balance than previously forecast. 
 
Based on actual historical energy demand, Corix is proposing a revised rate design 
based on a 50% fixed charge and 50% variable charge. 
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10.1 Please provide a revised Table 25 showing the fixed and variable rates that Corix 
would propose, in order to collect the additional revenue sought in this 
application, if the BCUC approved the application in its entirety except for the 
change from 60/40 to 50/50, i.e., requiring Corix to maintain the 60/40 structure. 

 
CORIX RESPONSE: 

 

YEAR 

UNIVERCITY NUS SCHEDULE OF RESIDENTIAL RATES  

MONTHLY FIXED CHARGE 
PER SQ. M. 

VARIABLE RATE PER 
KWH 

2012 $0.5365 $0.0560  

2013 $0.5211 $0.0566  

2014 $0.5320 $0.0572  

2015 $0.5092 $0.0577  

2016 $0.6780 $0.0437  

2017 $0.6726 $0.0446  

2018 $0.6986 $0.0455  

2019 $0.6964 $0.0464  

2020 $0.6963 $0.0473  

2021 $0.7105 $0.0483  

2022 $0.7247 $0.0492  

2023 $0.7392 $0.0502  

2024 $0.7540 $0.0512  

2025 $0.7691 $0.0522  

2026 $0.7844 $0.0533  

 
10.2 Is it reasonable to infer that the breakdown of costs experienced so far are closer 

to 50/50 (Fixed/Variable) than 60/40, and are expected to remain closer to 50/50 
over the rest of the project?  

 
CORIX RESPONSE: 

 
The breakdown to the end of 2015 on a cumulative basis is 72% fixed and 28% variable per the 
table below. This is not representative of the long-term cost structure due to the lower volumes 
and correspondingly lower variable costs during the build-out years. Per the table below, the 
projected breakdown to the end of 2026 is 52% fixed and 48% variable. 
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10.3 Please confirm that the relatively higher variable rate is expected to decrease 
energy consumption, other things equal, and please indicate whether or not this 
is a driver of the proposal to change the rate design.  

 
CORIX RESPONSE: 

 
Corix cannot confirm that the change in the variable rate will result in any change in energy 
consumption. Corix bills the stratas who in turn pass these costs onto the individual suite 
owners, typically allocated to individual suites based on occupied floor area. 
 

10.4 Please provide the estimated impact on energy demand of the relatively higher 
variable rate in each year going forward.  

 
CORIX RESPONSE: 

 
Please see the response to 10.3. 
 
 
11.0 Reference: Exhibit B-1, page 17, Table 6, Capital Cost Escalation 
 

11.1 Please provide an explanation as to why the capital costs related to this project 
are expected to increase by 2% per year. 

 
CORIX RESPONSE: 

 
Corix assumes the annual escalation of costs according to the Bank of Canada’s target rate of 
inflation. 

UniverCity Cost Structure

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
COST STRUCTURE

Fuel costs 54,694       90,477       139,848     180,202     332,908     417,053     592,401     709,179     930,986     1,060,765   1,077,577   1,094,690   1,112,111   1,129,845   1,147,905   

Franchise fees 2,565         7,032         9,767         13,676       26,356       31,819       43,333       51,147       67,615       77,441       78,990       80,569       82,181       83,824       85,501       

Total variable costs -            57,259       97,509       149,615     193,878     359,263     448,872     635,734     760,326     998,601     1,138,206   1,156,566   1,175,260   1,194,292   1,213,669   1,233,406   

Fixed costs 23,675       69,336       131,728     379,429     647,993     666,138     858,948     906,161     1,008,241   1,086,725   1,090,778   1,067,860   1,032,414   1,003,801   972,954     939,202     

Total costs 23,675       126,595     229,237     529,044     841,872     1,025,401   1,307,820   1,541,894   1,768,566   2,085,326   2,228,984   2,224,426   2,207,673   2,198,093   2,186,623   2,172,608   

Fixed cost % by year 100% 55% 57% 72% 77% 65% 66% 59% 57% 52% 49% 48% 47% 46% 44% 43%

Cumulative fixed cost % 100% 62% 59% 66% 72% 69% 68% 65% 63% 61% 59% 57% 56% 54% 53% 52%
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