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OWEN 1 BIRD 
L·AW CORPORATION 

POBox49130 
Three Bentall Centre 
2900-595 Burrard Street 
Vancouver, BC 
Canada V7X 1J5 

Telephone 604 688-0401 
Fax 604 688-2827 
Website www.owenbird.com 

Direct Line: 604 691-7557 

Direct Fax: 604 632-4482 

E-rnail: cweafer@owenbird.corn 

Our File: 23841/0189 

Attention: Patrick Wruck, Commission Secretary and Manager, Regulatory Support 

Dear Sirs/Mesdames: 

Re: Creative Energy Vancouver Platforms Inc. ,..., Application for a Certificate of Public 
Convenience and Necessity for the Beatty-Expo Plants and Reorganization,..., Project 
No. 1598962 

We are counsel to the Commercial Energy Consumers Association of British Columbia (the 
"CBC"). Attached please find the CEC's first set of Information Requests with respect to the 
above-noted matter. 

Based on the Application and the information received from the Workshop, the CBC submits that 
there will be a requirement for a second round of Information Requests. While the Utility is 
small, it has entered into a very complex transaction and the CBC expects that there will be a 
need for follow-up on a number of the Information Requests from round one. 

While the CEC recognizes that the Applicant is anxious to get a quick decision from 
Commission the CEC submits the Commission should be cautious about rushing to a decision on 
this complex application without a thorough review of the evidence. 
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L·AW CORPORATION 

If you have any questions regarding the foregoing, please do not hesitate to contact the 
undersigned. 

Yours truly, 

OWEN BIRD LAW CORPORATION 

Christopher P. Weafer 

CPW/jj 
cc: CEC 
cc: Creative Energy 
cc: Registered Interveners 
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COMMERCIAL ENERGY CONSUMERS ASSOCIATION 
OF BRITISH COLUMBIA ("CEC") 

INFORMATION REQUEST NO. 1 TO CREATIVE ENERGY VANCOUVER 
PLATFORMS INC. 

Creative Energy Vancouver Platforms Inc. ("Creative Energy") - Application for a 
Certificate of Public Convenience and Necessity for the Beatty-Expo Plants and 

Reorganization 
Project No. 1598962 

August 17, 2018 

1. Reference: Exhibit B-1, page 7 

2. Pursuant to section 44.2 of the UCA, acceptance of additional capital expenditmes of 

up to $5.25 million that will only be payable by Creative Energy if it expands 

generating capacity at the Beatty Plant within the first 20 years after completion of 

the Proposed Project. This secondary payment would be in the amount of $70,000 / 

MW of new net generating capacity installed within the Beatty Plant. Any expansion 

of generating capacity at the Beatty Plant 'Nould also be subject to Commission 

approval. In the meantime, there is no cost to existing custorners making this a very 

cost-effective option. 

1.1 Why does Creative Energy require Commission approval for an additional capital 
expenditure at this time if the expansion is subject to Commission approval at the time of 
any expansion? 

1.2 Please provide details of what a future expansion of capacity at the Beatty Plant would 
entail and what purposes the expansions would serve. 

1.3 Is the $5 .25 million expenditure effectively payment for the additional space reserved for 
expansion? 

1.4 Is the $5 .25 million in additional capital expenditure also in addition to any other capital 
expenses that Creative Energy would be required to pay if it were to expand generating 
capacity at the Beatty Plant within the first 20 years after completion of the Proposed 
Project? Please explain and identify any additional costs, with quantification, that 
Creative Energy would be required to pay. 

1.5 Would the payment of $5.25 million be tied proportionally to the amount or degree of 
expansion or would it be triggered by the first qualifying expansion? 
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1.6 What is the definition of expansion that would trigger the payment of the $5.25 million. 
1. 7 Would Creative Energy be required to make any payments if Creative Energy elects to 

expand at year 21? Please explain. 
1.8 Please provide the calculation for the $70,000/MW of new net generating capacity 

installed within the Beatty plant and please translate that into the same lbs/hr metrics for 
plant capacities used in describing the existing Beatty plant. 

1.9 Was the $5 .25 million payment part of a negotiation of the deal and, if so, who were the 
party's negotiating, and if not negotiated, who was the party architecting the deal with 
this provision? 

1.10 Please discuss the purpose of the $5.25 million payable in the deal. Why is it included? 
What trade-offs were made, if any, in creating the clause? 

1.11 Please provide and explain any impacts that would occur with respect to Creative 
Energy's agreement or any other consequential impacts if the Commission did not 
approve the additional capital expenditure. 

2. Reference: Exhibit B-1, page 8 
3. Pursuant to sections 56 and 60 of the UCA, approval to establish a regulatory 

deferral account to record the undepreciated net book value of the Creative Energy 

assets that are retired as part of the Proposed Project. This value is currently 

estimated to be approximately $2.9 million. When the Proposed Project is complete 

and the actual unclepreciated net book value of the retired assets is determined, 

Creative Energy will apply to the Cornmission for approval of a rate treatrnent to 

recover such costs. 

2.1 Why does Creative Energy not provide a proposed rate treatment at this time? 
2.2 Please provide any upper-and lower-end ranges that Creative Energy has available for the 

undepreciated net book value of the assets that could be recorded when the proposed 
project is complete. 

2.3 What would be the nature of any expenditures Creative Energy would expect to be 
adding to its base net book value cost in regard to the proposed regulatory account. 

2.4 Please confirm that any payments in regard to the $2.9 million are not included in the 
estimated 3.8% rate impact of the proposed CPCN deal. 

2.5 Please identify and list what the retired assets would be, and identify their cost and 
accumulated depreciation. 
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3. Reference: Exhibit B-1, page 8 

5. Pursuant to sections 50 to 54 of the UCA, approval of corporate reorganization steps 

to facilitate both the Developer's project and the acquisition by Emanate Energy of 

an indirect 50% equity interest in Creative Energy: 

• issuance of securities, acquisition of reviewable interests, and registration of 

transfers of utility shares 

• disposition of surplus utility property and rights 

• the consent of Lieutenant Governor in Council (LGIC) to amalgamation of a 

public utility 

3 .1 Please provide details of any proposed 'disposition of surplus utility property rights', 
'amalgamation of a public utility', and or proposed 'issuance of securities', 'acquisition 
ofreviewable interests', and 'transfer of utility shares' 

4. Reference: Exhibit B-1 page 13 

distribution mains in NEFC. Creative Energy has a fong-tern, Municipal Access Agreement 

with the City of Vancouver. 

4.1 Please provide information as to the status of the current long-term Municipal Access 
Agreement with the City of Vancouver. 

4.2 Under what conditions would the Municipal Access Agreement expire? 
4.3 Is the Municipal Access Agreement bounded to a physical area and, if so, what area? 
4.4 What values does the Municipal Access Agreement bring to the utility? 
4.5 Does the Municipal Access Agreement with the City of Vancouver serve to protect 

ratepayers from the risks related to stranded assets? 
4.5.1 If yes, please elaborate on the extent to which the Municipal Access Agreement 

and any other circumstances serve to protect ratepayers from stranded asset risk. 
4.5.2 If no, please discuss the extent to which ratepayers are likely to suffer from 

stranded asset risk. 
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5. Reference: Exhibit B-1, page 13 

Table 1 - Organisations supporting the Application 

Role Individual/ Firm 

AppHcation Lead President & CEO of Creative Energy 

Application Counsel Lawson Lundell LLP 

Project Director Director of Engineering and Innovation, Creative Energy 

Project Manager Manager, Utility Design and Construction, Creative 
Energy 

Construction Managers • EllisDon (Beatty Plant) 

• To be determined (Expo Plant) 

Engineering • Fosdick & Hilmer (Beatty Plant) 

• WSP (Expo Plant) 

• Vibrated1 (interconnection) 

Air quality Gradient Wind 

Controls Spartan Controls 

Financial Modelling Reshape Infrastructure Strategies 

5 .1 Please identify which party has the responsibility to ensure that ratepayers do not pay 
more for any construction or development work than is absolutely necessary. 

5.2 Please identify and elaborate on any and all possible party interests that would or could 
be different from ratepayer interests in the entire project for companies and/or individuals 
that may exist or may be perceived to exist. 

5.3 Please confirm that Westbank is the Utility Shareholder(s) at the time this transaction was 
developed and that this Utility Shareholder(s) appointed the Utility Board of Directors 
who approved the transaction. 

5 .4 Please identify who the individuals are that compose the Utility Board of Directors and 
confirm who approved the transaction. 

5.5 Please identify who the developer is that will be developing the existing Utility property 
and the individuals on the Board of Directors of the developer who would have approved 
the transaction. 
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6. Reference: Exhibit B-1, page 13-14 and page 14 

(Creative Energy Canada), which is a member of the Westbank group of cornpanies 

(Westbank). Creative Energy Canada has held all of the issued and outstanding cmnmon 

shares of Creative Energy since 2013. 
5 

5.2 About Westbank 

The Westbank group of companies manages a diverse portfolio of businesses including: real 

estate developrnent, construction, property and asset management, restaurc~nts, hotels and 

mini-storage facilities. Westbank has over $25 billion worth of real estate development 

projects completed or under development, including involvement in the utility sector in 

British Columbia through Creative Energy Canada and real estate development activities. 

A Westbank affiliate will be the Developer for developing the space housing the Beatty 

Plant and the surplus space above and adjacent to the Beatty Plant with an office tower, 

retail space and enhanced and beautified public areas. 

6.1 Please provide the name of the Westbank: affiliate that will be the Developer. 
6.2 Please confirm that costs which ratepayers may pay for in the proposed CPCN or other 

aspects of this development will benefit Westbank. 
6.3 Please confirm that there is no incentive for Creative Energy, being wholly owned by 

Westbank, to minimize the costs that are provided to the Developer, which is a Westbank 
affiliate. 

6.4 Please confirm what incentives the Developer has, as an affiliate of Westbank:, to reduce 
costs that are paid for by ratepayers, rather than by its Shareholders. 

6.5 Please discuss the methods by which ratepayers can ensure and verify that Utility 
ratepayer costs related to the transaction on the development and the benefits to the 
Utility shareholder are appropriate and that the Utility shareholder is not recovering a 
premium from the Utility property. 

{01080314;1} 
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Reference: Exhibit B-1, page 5, pages 14 and 15 and www.instaragf.co/strategies/ 

Emanate Energy 

Finally, and largely independent of the Proposed Project, Ernanate Energy Solutions Inc. 

(Emanate Energy) plans to acquire an indirect 50% equity interest in Creative Energy. The 

acquisition by Emanate Energy is proposed to be completed as part of a series of steps to 

reorganize Creative Energy to facilitate the Proposed Project. 

5.3 About Emanate Energy 

Emanate Energy is a wholly-owned subsidiary of the lnstarAGF Essential Infrastructure Fund 

(the Fund) managed by lnstarAGF Asset Management Inc. (lnstarAGF). Emanate Energy is 

incorporated in Ontario. 

lnstarAGF was launched in 2014 as an independent alternative asset nianagement firm ,,vith 

an emphasis on No1th American middle-market opportunities in the infrastructure sector 

and other alternative real asset categories. lnstarAGF has a wealth of experience investing 

in and directing infrastructure businesses, including power generation, district energy, and 

renewable energy assets. 

The Fund has $740 million in aggregate equity commitments from investors in Canada, 

Europe, the United Kingdom and United States. The Fund is well capitalised and focused on 

helping urban communities and governments to renew, build and modernize the critical 

infrastructure underpinning the econorny \Vhile generating stable income and building long

term value for investors. 

The Fund's investments in Western Canada presently include: Okanagan Wind1 a 30-

rnegawatt wind power facility; and an interest in Steel Reef Infrastructure Corp., a 

midstream energy services cornpany. 

lnstarAGF manages a North American district energy platform through a 50/50 partnership with 
Creative Energy, a neighbourhood thermal energy utility company operating one of Canada's largest 
district energy networks. The partnership will develop, construct, finance, renew and manage urban 
energy infrastructure in across Canada and the United States. Creative Energy, which currently 
operates 14 kilometres of distribution pipes serving more than 210 buildings in British Columbia, has 
achieved an energy reliability of about 99.9% over the last 50 years of operations. 

{01080314;1} 
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With the shared experience of our two teams, Creative Energy Developments is well positioned for 
growth as a leader in energy efficiency and safe, sustainable energy solutions for communities. 

7.1 InstarAGF states that it 'manages a North American district energy platform ..... ' 
Please clarify if this is correct or if this is incorrectly posted and should be modified to 
indicate a prospective situation dependent upon the Commission determination in this 
proceeding, rather than a current situation. 

7.2 'Emanate Energy' is not listed on, nor does the term result in a search response, on the 
InstarAGF website. Please provide an overview of 'Emanate Energy', including when it 
was formed, its objectives, assets, and history. 

7.3 Please elaborate on 'largely independent' by explaining what aspects are 'independent' 
and which aspects are not 'independent'. 

7.4 At the Workshop, the Applicant was asked for the purchase price for 50% of the Utility 
payable by Emmanate Energy Solutions and the response was to ask the question as an 
Information Request. Could they please clarify and indicate what the purchase price is 
for 50% of the Utility. 

7.5 Who will control the Utility upon the sale of 50% to Emanate Energy Solutions Inc? 

8. Reference: Exhibit B-1, page 15 

5.4 About Creative Energy Developments LP 

Creative Energy Canada and Emanate have formed a limited partnership named Creative 

Energy Developments LP the purpose of which is to develop, construct, finance, rene,v and 

manage urban energy infrastructure in North America including in British Columbia. 

Creative Energy Developments LP has several energy projects in development, including 

Oakridge and Horseshoe Bay in the Lower Mainland and Mirvish Village in Toronto. Its 

vision is to become a North American leader in sustainable district energy systems. 

Following completion of the reorganization steps set out in this Application, Creative Energy 

will be wholly-owned by Creative Energy Developments LP, giving each of Emanate Energy 

and Creative Canada an indirect 50 percent interest in Creative Energy. 

8.1 Please confirm or otherwise explain whether at this time Creative Energy Developments 
LP has any financial or other interest in Creative Energy, the utility. 
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9. Reference: Exhibit B-1, page 17 and 18 

Given its age, the plant structure does not conform to modern standard for seismic and fire 

resistance. Creative Energy engaged Read Jones Christoffersen Ltd. (RJC) to conduct a 

structural seismic assessment of the building. RJC's report is provided in Appendix E. 

With the exception of the portion of the building built in 1994 (which currently houses 

Boiler #6), the building v,1as constructed before there were seismic design provisions in the 

local building codes. The only structural components above the ground level with seismic 

resistance are the concrete walls around the stairwell in the south of the building and the 

steel braces in the 1994 expansion. The existing concrete walls above grade are relatively 

small, and have reinforcement details which are known to exhibit poor performance during 

earthquakes. RJC's assessment is that the seismic resistance of the building is poor. 

9.1 Has Creative Energy or Central Heat had previous structural seismic assessments 
completed? 
9 .1.1 If yes, please state when and provide the reports. 

10. Reference: Exhibit B-1, page 19 

Due to the age of plant and its development over time, the operating spaces within the 

plant, in many instances, do not conform to the current building code. 

Creative Energy also engaged Pinchin Ltd. to conduct a hazardous building materials 

assessment of the building materials. Pin chin confirmed the following hazardous materials 

are present from the original construction: asbestos, lead, silica, mercury, polychlorinated 

biphenyls (PCBs) and ozone depleting substances. Pinchin's Hazardous Materials 

Assessment Report is provided in Appendix F. 

10 .1 Please confirm that there are other buildings in Vancouver which do not conform to 
current building codes and likely have various hazardous materials present from their 
original construction. 

10.2 Please confirm that conforming to current building codes is not and has not been a 
requirement for operation of the Utility. 

10.3 Please identify how long the Utility has been operating in a state that would not be 
compliant with the current and or then current building codes. 

{01080314;1) 
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11. Reference: Exhibit B-1, page 19 

In May 2013 Fosdick & Hiltner conducted a condition assessment of the utility plant. They 

updated their condition assessment in December 2017. A copy of Fosdick & Hilmer's 

December 2017 Condition Assessment report is provided as Appendix G. 

In summary, the plant equipment has been properly maintained, but several pieces of 

major equipment have exceeded the fr design life. The oldest steam boilers do not have the 

sophisticated autornatic fail-safes of modern equipment 

11.1 Please provide the May 2013 Fosdick & Hilmer condition assessment of the utility plant. 
11.2 Please itemize and describe the key areas of change since the May 2013 condition 

assessment. 
11.3 Please discuss the risks associated with a lack of the sophisticated automatic fail-safes of 

modern equipment. 
11.4 Please identify what the costs of adding automatic fail-safe equipment would be for the 

current plant and identify why it has not been done. 
11.5 What issues has the lack of sophisticated automatic fail-safes caused for Creative Energy 

( or Central Heat) in the past? Please explain. 

{01080314;1} 
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12. Reference: Exhibit B-1, page 20 

Table 2 - Creative Energy Boilers 

Boiler Manufacturer Vear Rated Functional Annual Design Life 
ID Built Capacity Capacity Contribution Remaining 

(lb/hr) (lb/hr) to Steam 

Generation 

No.1 Foster- 1967 100,000 50,000 6% 0 
Wheeler 

No. 2 Foster- 1968 100,000 60,000 4% 0 
Wheeler 

No.3 B&W 1969 135,000 100,000 20% 1 

No. 4 B&W 1973 215,000 180,000 39% 5 

No. 5 Cleaver- 1983 75,000 70,000 3% 15 
Brooks 

No. 6 Foster- 1991 200,000 170,000 28% 23 
Wheeler 

TOTAL 825,000 630,000 100% 

12.1 Does the above table represent results from a particular year, an average over several 
years, or some other set of figures? Please explain. 
12.1.1 If the table represents figures other than a long-term average, please provide a 

long-term average over a minimum of five years. 
12.2 Could Creative Energy operate effectively without the use of Boilers #1 and #2? Please 

explain why or why not. 
12.3 Please add a column to the above table of the actual steam generated by each boiler, the 

natural gas use, and the totals for the same. 
12.4 When were the ends of the design life for Boiler #1 and Boiler #2? 
12.5 Please explain why the annual contribution to steam generation of the individual boilers 

does not match the proportion of their functional capacities. For example, Boiler #2 has 
functional capacity that accounts for 10% of the total functional capacity, but provides 
only 4% of the actual annual contribution to steam generation. Further, Boiler #4 has 
only 29% of the functional capacity but provides 39% of the annual generation 
contribution to steam generation. 

12.6 Please discuss Creative Energy's options in changing the contributions from each 
individual boiler. For example, could Boiler #5 be utilized more than it currently is? 
Please provide maximum ranges for each boiler. 

{01080314;1} 
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12.7 What is the total Steam Generation capacity that Creative Energy requires to service its 
annual load, including an assessment of load over a one-year time period to show the 
peak requirements usage? Please discuss. 

12.8 What options and barriers exist for Creative Energy to adjust the Annual contribution to 
steam generation? Please discuss. 

13. Reference: Exhibit B-2, Page 11 

Replacement of Boiler #3 will be deferred (via refurbishment) until additional capacity is 
needed or the fuel switch is completed. 

13 .1 Please identify the type of refurbishment that can be done for Boiler #3 to extend its life 
for the temporary objective of remaining functional until additional capacity is available. 

13.2 Please identify potential short-term refurbishments for Boiler #1 & Boiler #2 that could 
contribute to an additional year or few years of operational contribution. 

14. Reference: Exhibit B-1, page 23 

CLEAR SKY ECONOMIZER 

An economizer was installed on the roof of the Beatty Plant in 2003 by a separate company 

called Clear Sky through an ESCO-type arrangement. Clear Sky paid the capital costs for the 

unit, and the unit has a meter which measures how much thermal energy it recovers 

(reducing Creative Energy's fuel costs}. Creative Energy and Clear Sky split the savings 

25/75. The arrangement was approved by Commission Order No. G-125-07. The agreement 

with Clear Sky is close to end of its term. The unit is at the end of its design life, requires 

significant ongoing maintenance and its performance has deteriorated. In the absence of 

the Proposed Project, the unit would be removed at the end of the contract term and 

replaced in or around 2020, Creative Energy has not separately costed a new economizer, 

but based on the co.st of the original Clear Sky unit, the cost of a replacement economizer is 

estimated to be $1.4 million. 

14.1 Please confirm or otherwise explain that the end of the contract term is the same as when 
the replacement would occur, that is 2020. 

14.2 Has Creative Energy had any discussion with Clear Sky or others as to whether or not a 
similar ESCO-type arrangement could be undertaken? 
14.2.1 If yes, please provide the results of those discussions. 
14.2.2 If no, please explain why not. 

14.3 What are Creative Energy's annual savings from the Economizer? Please provide data 
for at least 5 years. 

{01080314;1} 



- 12 -

15. Reference: Exhibit B-1, page 21 

6.3 Assessment of Fuel Oil storage 

The current fuel oil storage is four underground single-vvall steel storage tanks that were 

installed in 1968. The tanks do not conform to current standards of double wall fibreglass 

tanks with leak detection systems. The tanks are considered sound; however, they are 50 

years old and the risk of leakage will increase as they age. 

15 .1 Please provide evidence that the risk of leakage will increase as the storage tanks age. 
15.2 Over what period of time are the storage tanks be expected to remain 'sound'? 

16. Reference: Exhibit B-1, page 24 

6.4 Air Emissions 

The boilers have been properly maintained, but even the newest of them, Boiler #6 is 

27 years old. As such, the boilers are less effident and do not have the Continuous 

Emissions Monitoring instrumentation of modern boilers. Borler #6 is the only boiler with 

low-NOx burners. Boiler #6 uses Flue Gas Recirculation to meet the boiler's NOx 

specifications. Boilers #4 and #6 are the only boilers 1uvith Burner- Management Systems. 

Metro Vancouver currently permits the plant to emit nitrogen oxides (NOx) at 80 ppm. 

Metro Vancouver's current general standard is significantly lower at 30 ppm. 

16.1 Is 80 ppm a maximum threshold that the Metro Vancouver has established specifically 
for Creative Energy? Please explain. 

16.2 Please provide Creative Energy's annual nitrogen oxide emissions for the last 5 years. 

{01080314;1} 
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Reference: Exhibit B-1, page 24 

Table 3 - Steam Mains Age Distribution 

Steam Mains 

Age <10yrs 11-20yrs 21-30yrs 31-40yrs 41-50yrs TOTAL 

Length (m) 0 0 6,190 973 7,084 14,247 

Creative Energy has, over the life of the Steam Mains, diligently conducted inspections, 

maintenance, and chemical testing and chemical treatment of the steam, in order to 

minimize corrosion and maximise the operating lifespan of the Steam Mains. Creative 

Energy staff visually inspect the condition of the Steam Mains whenever new connections 

are made. The ongoing treatment, inspections, and a low frequency of operational issues 

indicate that the Steam Mains are in good condition. 

Creative Energy intends over the long-term to replace the Steam Mains with a hot water 

network, which would increase the overall efficiency of the system, The capital costs to 

replace .Stearn Mains with hot water mains are such that it can only be conducted in an 

incremental fashion in coordination with works by the City of Vancouver and other utilities 

to rninimize traffic managernent and street restoration costs. Full conversion to hot water 

distribution is at least several decades away and steam generation will continue to be 

required for the foreseeable future. 

17 .1 Please provide the expected operating life of the steam mains. 
17.2 When does Creative Energy intend to commence its conversion to hot water distribution? 

Please explain why. 
17.3 Please provide any schedules that Creative Energy has planned for the conversion to hot 

water. 
17.4 Please elaborate on the efficiency increases that Creative Energy would expect to see 

from hot water, and provide quantification of those efficiencies both with regard both 
operationally and financially. 

17.5 Please provide any expected ratepayer impacts of conversions to hot water service. 
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Reference: Exhibit B-1, page 25 and page 25 

Creative Energy has office space at 720 Beatty Street. The total space available is 8,600 

square feet and Creative Energy office staff reside in approximately 2,500 square feet. The 

rernaining 6,100 square feet is leased to other organizatiom,. 

In summary, DIALOG's assessment is that there are many physical and environmental 

limitations to the space including: 6 

• Building shape, structure (column) spacing and exits make the space inefficient with 

respect to layouts for workstations. 

• Non-conformity with the newest City of Vancouver regulations for accessibility/ 

universal design. These regulations are increasing with each building code revision to 

ensure that workplaces do not, through their design, discriminate against staff and 

visitors with physical impairment. 

• Limited or no access to natural light for over 50% of the employees. 

• Potential exposure to vibration from the steam generation plant. 

• Meeting space is inadequate and there is no dedicated lunchroom or other space to 

support a collaborative workplace. 

18.1 What is the classification of the office space in the Beatty street offices? 
18 .2 What will be the classification of the office space that Creative Energy intends to move 

into? 
18.3 Please provide the cost of the Dialog Report. 
18.4 Could Creative Energy undertake upgrades to allow staff and visitors with physical 

impairment to access and/or work at the site? Please explain why or why not. 
18.5 What is the impact of potential exposure to vibration from the steam generation plant? 
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Reference: Exhibit B-1, Appendix H, Dialog Report page 3 of 36 

The workplace has evolved over the decades from a 'task-based' to a 'knowledge-based' 
environment driven by developments in technology and a reduction of hierarchy 3,~. Currently, for the 

first time, five 5 generations work together in a single office environment: Traditionalists (born before 

1946), Baby-boomers (1946-1964), Generation X (1965-1980), Generation Y, also known as Millennials 

(1981-1994) and Linksters (Born after 1994). Baby-Boomers currently make up the majority of the 

workplace with the Millennia ls growing to comprise 50% of the workforce by 2020 6
, Each generation 

has different work values and styles which can create conflict in the workplace both socially and 

spatially. With the growth of a 'knowledge-based' workplace, a concern for companies' ongoing success 

is understanding how to support and encourage the passing down of knowledge from the Traditionalist 

and Baby-Boomers to the younger generations. Designing and building office environments to suit all 

generations and encourage the transfer of knowledge, while embracing the new knowledge and fresh 

ideas entering the workforce, can be challenging. There are a number of environmental and physical 

considerations that the future office environment can incorporate to help this transition. If these are not 

implemented, they can be detrimental to the success of the company as well as the 'holistic' well being 

of the employees. 

19 .1 Please confirm, or otherwise explain, that the statements in the paragraph above are 
discussing a general assessment of workplaces and are not specific to Creative Energy. 

20. Reference: Exhibit B-1, Appendix H, Dialog Report page 4 of 36 

b} Sustainability 

In support of the City of Vancouver Greenest City Action Plan, the City of 

Vancouver Building By-Law has developed relatively stringent energy requirements for 

building projects. Other building project evaluation systems including LEED, Well

Building Standard, and Living Building Challenge outline standards addressing indoor air 

quality, energy consumption, water usage, the use of recycled materials as well as 

human factors such as providing access to daylight and views. Many of these arc 

optional for cornpanies to comply with. However the requirements set out by the City 

of Vancouver must be met as a minimum. Although certifications such as LEED and 

Well-Building Standard are not required, there is an increasing awareness and 

expectation by the younger generations for cornpanies to embrace these principles. 

Whether a company has embraced these principles can be a deciding factor for the up 

and corning generations when choosing their employment, in a competitive market 

wishing to attract and retain the best talent. 

20.1 Please identify the minimum requirements set by the City of Vancouver and indicate if 
Creative Energy currently meets those requirements. 

20.2 If there are minimum requirements with which Creative Energy is not compliant, please 
provide those requirements and describe the means by which Creative Energy could, at 
minimum cost, comply. 

{01080314;1} 



- 16 -

21. Exhibit B-1, page 28 and 29 

Figure 4 • Creative Energy Actual and Forecast System Load 
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Note: Sales forecast is based on average weather. Peak forecast is based on design weather. 
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In addition to annual sales, Figure 4 also shows actual and forecast system peak. The 

historical peak reflects actual weather. The forecast peak is based on design vveather 

conditions. Peak demand has been fairly steady and shows little correlation 1,vith annual 

energy sales. Weather and additions or losses of large customers have a greater effect on 

peak demand than changes within individual buildings, such as building upgrades or 

changes in occupancy and use. These factors are more likely to affect annual energy sales 

than peak system demand. 

The forecast is for a net load reduction of 6% by 2023. The exact timing of individual 

building additions and los:.es is uncertain clue to the individual circumstances of these 

customers. For this Application, the impact of knovm additions and losses has been phased 

continuously between 2018 and 2023. Some of the known losses may actually occur beyond 

2023. For example, one known loss is the relocation of St. Paul's Hospital (a large customer 

of Creative Energy). For the analysis in this Application, the full reduction is assumed to be 

by 2023, although the actual relocation of the hospital facilities will be phased and may 

start after 2023. The existing site of St. Paul's Hospital will also be redeveloped, but Creative 

Energy has not made any assumption about a replacement customer at that site, in part 

because the use, density and expected carbon limits for the site are unknown. 

Creative Energy has used a conservatively low load forecast for the purposes of estimating 

indicative rate impacts of the Proposed Project and the utility contribution to it. There are 

many scenarios which could produce higher loads and a lower bill impact of the Proposed 

Project. Section 15 of the Application presents sensitivity analysis of alternative scenarios, 

including alternative load scenarios. 

21.1 How did Creative Energy arrive at its load forecast? 
21.2 What are the causes of Creative Energy's expected reductions in load? 
21.3 Does Creative Energy expect to have customers drop off, or does Creative Energy expect 

customers to reduce their consumption? Please explain. 
21.4 Does Creative Energy expect that rate increases will result in load decreases as customers 

move to alternatives? Please explain why or why not. 
21.5 Is it possible that Creative Energy's load could be even lower than the 6% expected 

reduction? Please explain why or why not. 
21.6 What significant competition does Creative Energy expect for its services? 
21. 7 Please confirm that Creative Energy does not have an elasticity figure for its demand. 

21.7.1 If not confirmed, please provide Creative Energy's demand elasticity. 

{01080314;1) 
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22. Reference: Exhibit B-1, page 29 

Figure 5 • Creative Energy Load/ Resource Balance (Peak Demand) 
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22.1 Please provide the 'functional capacity' forecast without the Proposed Project on Figure 5. 

23. Reference: Appendix H, Dialog Report pages 9 and 10 of 36 

The detailed programming documents located in Appendix 1 outline the predicted growth over 3 
milestones; 5 Year (5-9 years), 10 year (10-19) years and at 20 years. Discussions with Creative Energy 
generated the space requirements anticipated to accommodate future operation and growth. DIALOG 
allocated net areas (in square feet) based on furniture and functional requirements within each of these 
defined areas. The 1.4 grossing factor was then applied to these areas. 

{01080314;1} 
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A summarv of the arecJs cJnd office staff counts arc as follows: 

CREATIVE ENERGY PROGRAM .. SUMMARY 
OFFICE GROSS 

OFFICE PLANT TOTAL 
AREA (EXCL. 

MILESTONE STAFF STAFF STAFF 
WASHROOMS) 

COUNT COUNT COUNT 
(SQFT) 

CURRENT 2530 13 18 31 

5 YEAR 3781 16 18 34 

10 YEAR 4758 21 18 39 
20 YEAR 5384 25 19 44 
20 YEAR REDUCED 4573 25 19 44 

23.1 Why does Creative Energy require increases in office gross area of nearly 100% over the 
next 10 years if they are anticipating stable and/or declining demand? Please explain. 

23 .2 Please clarify if '5 Year' Office Gross Area of 3 781 and 16 office staff is anticipated at 
the beginning of the 5 year period, or at the end of the 5 year period, an average or some 
other metric. 

23.3 Why is Creative Energy anticipating an increase in office staff for the 5 year period? 
23 .4 Are the office staff increases all required for core steam service or are they anticipated to 

be required for some other projects? Please explain. 
23.4.l If for core steam service, please explain what changes Creative Energy is 

expecting that requires an increase of staff members. 
23 .4.2 If for other projects, could Creative Energy locate these staff off site? Please 

explain why or why not. 

{01080314;1} 
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24. Reference: Exhibit B-1, page 26 

7.2 Assessment of Mechanical and HVAC Systems 

DIALOG assessed the existing mechanical HVAC systems in the office portion of the building 

to determine the general condition and opportunities to improve the system. In summary, 

DIALOG'S assessment is that a large amount of upgrades are required to bring the office 

space up to current building code standards. This includes the removal and replacement of 

the entire mechanical system. 

The HVAC systems in the building appear to have been modified, added to and repaired 

over the years on an 'as-needed' basis. There is no central HVAC plant serving the facility 

and most of the spaces in the facility are served by local equipment with standalone 

controls, resulting in wasted energy. Ventilation is poor in numerous areas in the office. The 

following items were identified: 

• The majority of the equipment is nearing the end of its expected service life. 

• The other existing equipment primarily consists of city-water-cooled heat pumps. 

Due to their high water usage, the use of this type of HVAC equipment is restricted 

by the City of Vancouver Waterworks Bylaw Section 3.8. 

• The HVAC controls in the building are generally standalone and do not allow 

communication with other equipment in the building. Heating and cooling 

equipment can operate simultaneously, wasting energy. 

24.1 Please confirm that Creative Energy has operated in these conditions for a considerable 
period of time and provide the HV AC system original in-service date. 

24.2 Does Creative Energy have air sample testing of the air quality? 
24.3 What other alternatives has Creative Energy examined other than replacement? 

{01080314;1} 
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25. Reference: Exhibit B-1, page 30 

Creative Energy has carried a capacity reserve of approximately 8% in recent years, though 

that has nov, declined due to a decision by Creative Energy operations staff to reduce the 

functional capacities of Boilers #1 and #2 due to development of cracks in the external and 

internal casings/vvalls. The cracks have been repaired; however, the functional capacities of 

these boilers have remained at reduced levels to mitigate the risk that nev,1 cracks could 

open up allovving furnace exhaust to escape into either the refractory and insulation space 

or to the external plant surroundings. 

25.1 Please explain how Creative Energy 'reduced' the functional capacities of Boilers #1 
and#2. 

25.2 What means exist to 'increase' 'functional capacities' of Boilers? Please explain and 
provide the approximate costs. 

25.3 Please provide the capacity reserve over the last 10 years. 

26. Reference: Exhibit B-1, page 32 

Hazardous Materials 

There are hazardous materials embedded in the plant from the original construction 

materials. The major item is the presence of asbestos in alrnost all of the pipe insulation and 

the boiler refractory and insulation. The specifics of the hazardous materials are outlined in 

the Pinchin Hazardous Materials Assessment Report in Appendix F. These hazardous 

materials \,viii be removed as part of the Proposed Project. 

26.1 Please confirm that certain hazardous materials, such as asbestos, may not be considered 
harmful if left undisturbed and are encased and not releasing dust or fibres into the air. 

{01080314;1} 
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27. Reference: Exhibit B-1, page 32 

The post-project plant gate efficiency is expected to be 84.0% corn pared to the baseline of 

80.4%. This increased efficiency results in an annual reduction in natural gas consumption 

of 4.2%. 

Table 5 · Production Efficiency Improvement 

Plant Gate Efficiency 

Current (2018) 82.7% 

Baseline (202.3) 80.4% 

Proposed Project (2023) 84.0%' 

* Weightecl average production efficiency based on expected 

dispatch of new Expo and Beatty Plant,,. 

The plant efficiency improvements will mitigate the impacts to customers of future 

increases in fuel costs and carbon taxes. 

27.1 Please quantify the anticipated 'efficiency' improvements in terms of rate impacts and 
customer bill impacts expected. 

27.2 Please provide a graph of the cost of gas over the last decade to match Figures 4 & 5. 
27.3 Please provide a graph of Creative Energy customer rates over the last decade, excluding 

the cost of gas. 
27.4 Please provide the average gas consumption per customer over the last decade. 

28. Reference: Exhibit B-1, Appendix H page 11 of 36 

Part 4: 20 Year Growth - Current Building 

Creative Energy currently occupies a portion of the ground floor office space at 720 Beatty 

Street. Although they currently function within the space constraints ,JVailablc, it is found that 

there arc environmental and physical limitations such as lock of accessibility, access to natural light 

for over 50% of the employees, exposure to negative environmental impacts such els vibrations from 

the plant (refer to the white papers included in the appendix addressing vibration and its effect on 

the human body and psyche). Meeting space is incJdequate and there is no dedicated lunchroom or 

other space to support socializing. Studies have shown that employees that are forced to eat at 

their desks suffer increased physical and mental health ailments, forcing thern to be less active 

throughout the day. 

28.1 Please provide a summary report of the medical issues related to office working 
conditions that have impacted Creative Energy's workers over the last 5 years. 

{01080314;1} 
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Reference: Exhibit B-1, Appendix H, Dialog Report page 22 of 36 

CREATIVE ENERGY PROGRAM· AREA COMPARISON SUMMARY 
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*The areas in the above chart do not include washrooms and showers but office area only. 

Washroom and shower areas will vary between buildings. Review the program in Appendix 1 for 

detailed requirements. 

Why is the 'Current Building' an option for 20 years but not for either 5 or 10 years? 
Please explain. 
Please provide costs for extension of operations for 1 to 5 years each and for up to 10 
years. 

Reference: Exhibit B-1, Appendix H, Dialog Report page 27 of 36 
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Please confirm or otherwise explain that the 'Current' statement above represents what is 
in place at present, and is not 'Proposed' Individual Net Sq Ft. as stated in the heading. 
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31. Reference: Exhibit B-1, page 35 

10.2 Location of Expo Plant 

In the course of exploring options for refurbishing the Beatty Plant and developing the 

vacant land portion of 720 Beatty Street, Creative Energy and its shareholders identified the 

option to first build a srnaller off-site plant that will be operational and ~,erve steam 

customers while the existing plant undergoes renovation \Nork. 

At the outset of evaluating the approach of building a new plant offsite to enable 

continuous service while renovating the Beatty Plant, Creative Energy investigated a 

number of possible locations for the new plant. 

31.1 Please provide the locations of offsite options for alternatives to refurbishment of 
Creative Energy's existing boilers to manage deferral of start for an Expo Plant option 
and provide details of costing for such options. 

31.2 When did Creative Energy first consider refurbishing the Beatty Plant? 
31.3 What circumstances caused Creative Energy to initially consider refurbishing the Beatty 

Plant? 
31.4 Did Creative Energy consider refurbishing the Beatty Plant at or before the time of 

purchase from Central Heat? Please explain why or why not. 

32. Reference: Exhibit B-1, page 36 and 43 and 44 and 45 

{01080314;1} 

Creative Energy has entered into a Statutory Right of Way Agreement with PavCo for use of 

the space, access and egress, for a term of fotiy years. The key terms of the agreement are 

reviewed in section 10.4.41 below, and a copy of the terms of the agreement is provided in 

Appendix I<. 
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(i) SRW and Licences for Access 

PavCo grants to Creative Energy SRWs for: 

• access to and use of the energy centre (ECR) area for the purpose of constructing, 

maintaining and operating the proposed Expo Plant which ,viii form part of Creative 

Energy's district energy system, 

• access to and use of the Energy Transfer Station (ETS) area for the purpose of 

constructing, maintaining and operating the ETS which will be used to provide 

steam service to BC Place Stadium, and 

• for access to and egress from the ECR and the ETS via the Access Area (as defined in 

the agreement). 

PavCo also grants non-exclusive licenses to Creative Energy to construct, maintain and 

operate the Condensate Line, and for access and egress over the BC Place lands. 

(viii) Annual Fee and Other Payments 

Creative Energy will pay PavCo an annual fee for the rights granted pursuant to the SRW 

Agreement, based on the approximate carrying costs of eliminated space at 720 Beatty 

Street, including reduced property taxes. The annual fee for the first five years is estimated 

to be $178,376.48. This is an estfrnate because the fee i.s subject to adjustment based on 

the actual as-built square foot areas of the Expo Plant and the renovated Beatty Plant. The 

annual fee ~viii increase every five years based on the percentage change in CPI during the 

previous five years. 

32.1 Have there already been, or will there be, additional costs associated with entering into a 
Statutory Right of Way Agreement with PavCo if the Commission accepts this agreement 
other than the annual fee? 
3 2.1.1 If yes, please provide quantification. 

32.2 Will there be costs associated with entering into a Statutory Right of Way Agreement 
with PavCo if the Commission denies this application? 
32.2.1 If yes, please provide quantification of the costs. 

{01080314;1} 
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Reference: Exhibit B-1, page 41 

As part of the preliminary design process, Creative Energy issued a Request for Proposals to 

boiler makers for steam boilers which meet the specification of the project. Five different 

firms submitted proposals. After technical and financial evaluation of the proposals, 

Creative Energy selected Babcock and Wilcox (B & W) as the preferred boiler supplier for 

thi.s project. Plans have been made using data provided by B & W. 

33.1 Please provide with quantification the costs that Creative Energy has already incurred for 
this project. 

33.2 Does Creative Energy anticipate requesting recovery of the costs from ratepayers for this 
application if the application is denied or approved with conditions? Please explain why 
or why not. 

34. Reference: Exhibit B-1, page 34 and page 43 

Water Reduction through Rainwater Harvesting 

Pursuant to the Statutory Right of Way Agreement, PavCo may at its option supply water to 

the Expo Plant for use in the steam boilers by harvesting rainwater from the 11 acres of 

BC Place. If this option proceeds, Creative Energy's water demand on local reservoirs could 

be reduced by up to about 7% or 8,000,000 liters per year at no incremental cost to Creative 

Energy (relative to the cost of water supply from the City of Vancouver) pursuant to the 

terms of the agreement. 

BC Place has eight drains located around the stadium that collect all the rain water from the 

stadium roof. Pursuant to the SRW Agreement (described below), PavCo may at its option 

install rainwater collection tanks, filtration and plLm1bing to make the rain water available 

and suitable for use in the Expo Plant. On average, 8,000,000 liters of rainwater fall on the 

11 hectare area of the stadium each year. This amounts to roughly 7% of the overall ,,vater 

needs of the steam production. If PavCo elects to proceed with its rainwater harvesting 

project, it will supply water to Creative Energy that is comparable in quality to that supplied 

by the City of Vancouver and Creative Energy will pay PavCo for water supplied at a basic 

rate equal to the rate charged by the City of Vancouver for the consumption of water. 

34.1 Is Creative Energy obligated to utilize rainwater from PavCo if they elect to make the 
rainwater suitable? Please explain. 

34.2 Could Creative Energy negotiate a lower price than the equivalent of the City of 
Vancouver water rates? Please explain why or why not. 

34.3 Does the use of rainwater in any way impact shareholders or ratepayers? Please explain. 

{01080314;1} 
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34.3 .1 If yes, please provide quantification in terms of$ for this rainwater option. 

35. Reference: Exhibit B-1, page 44 

(ii) Construction of Utility Infrastructure 

Creative Energy will provide to PavCo for its approval plans and specifications for all work in 

BC Place Stadium, and a proposed schedule for all work. Creative Energy will ensure that 

the exterior fa<;ade of the Expo Plant complies with the architectural and design 

requirements of PavCo, acting reasonably. 

(iii) Alterations by PavCo 

If PavCo was to decide to redevelop BC Place Stadium, it may do so provided that it may not 

relocate, demolish or redevelop the Expo Plant and shall use comn1ercially-reasonable 

efforts to minimize interference with the Expo Plant. In the event that PavCo does 

redevelop or demolish the BC Place Stadium, then Creative Energy will continue to have use 

of the Expo Plant, however, Creative Energy will be responsible for the cost of structural 

changes as may be required to ensure the Expo Plant and the flues can function without the 

support of the BC Place Stadium. 

3 5 .1 Please provide quantification of the costs of structural changes that could be required to 
ensure the Expo plant and flues can function without the support of BC Place Stadium. 

3 5 .2 Please confirm that if such redevelopment did occur and the costs for structural changes 
were incurred that Creative Energy would seek to collect such costs from ratepayers. 

36. Reference: www.bcpacvo.com/be-place-land-development 

BC PLACE LAND DEVELOPMENT 
B.C. Pavilion Corporation (PavCo) is a Crown corporation that owns BC Place and land to the west of the 
stadium. The development of land to the west of BC Place has always been part of an overall 
revitalization plan for this site. 

In 2009, PavCo invited companies to submit proposals for the development of land to the west of BC 
Place. Paragon Gaming was selected as the preferred proponent to develop this site. In January 2010, 
Paragon and PavCo entered into a Master Development Agreement (MDA) for the development and 
operation of the proposed project. 
An updated MDA was signed in March 2013. PavCo is the owner of the project site which, subject to 
certain requirements, will be ground leased to Paragon for a term of 70 years from public opening. PavCo 
is not responsible for the development of the complex or its operation once it is completed. 

36.1 Please describe how the Creative Energy agreement with PavCo impacts, or is impacted 
by the lease to Paragon. 

{01080314;1} 
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Reference: Exhibit B-1, page 44 and 45 

(v) Technical Performance Design Thresholds 

Creative Energy \Viii design and construct the Expo Plant to meet certain performance 

thresholds. The purpose of the performance thresholds is to ensure the operation of the 

plant does not have unanticipated or detrimental in1pacts on BC Place Stadium. The 

thresholds corn prise levels in respect of noise, smoke, vibration or odour ernanating from 

the ECR. 

3 7 .1 Please discuss the design and construction considerations that are required to meet the 
performance thresholds for BC Place Stadium. 

37.2 Please provide the incremental costs of designing to meet the performance thresholds. 

38. Reference: Exhibit B-1, page 46 

(ix) Creative Energy Indemnity and Insurance 

Creative Energy indemnifies PavCo from any Habilrties or losses in connection with Creative 

Energy's occupancy and use of the SRW areas under the agreement. Creative Energy will 

obtain and rnaintain insurance coverages in the arnounts specified. 

38.1 Please provide the incremental costs associated with indemnifying PavCo from any 
liability or losses in connection with Creative Energy's occupancy and use of the SRW 
areas. 

{01080314;1} 
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Reference: Exhibit B-1, page 52 

Figure 10 · Beatty Plant Site Plan 
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10.5.3 Beatty Plant Tenure 

Creative Energy has entered into an agreement with the Developer (the Trust and 

Development Agreement) that, among other things, provides for Creative Energy to 

transfer to the Developer, for improvement by the Developer, that portion of the lands and 

airspace (the Trust Property) that Creative Energy 01Nn.s and which, at present and following 

the project to refurbish the Beatty Plant, is surplus to the needs of Creative Energy in its 

operation as a utility. 

I 
. i 
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3 9 .1 Please provide a description and outline the area of the lands and airspace that is surplus 
to the needs of Creative Energy in its operation as a utility. 

39.2 Could Creative Energy utilize the 'surplus' lands to make improvements to the office 
space and/or update the plant and equipment? Please explain why or why not. 

(01080314;1} 
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40. Reference: Exhibit B-1, page 55 

Under the Trust and Developrnent Agreernent, Creative Energy will hold all rights, title and 

interest in the Trust Property as a bare trustee in trust for the benefit of the Developer in 

accordance v,.dth the Trust and Development Agreernent. As bare trustee, Creative Energy 

will have no powers or responsibilities with respect to the Trust Property. 

During the construction of the office tower, the airspace of the office tower will be 

subcHvided, and following the subdivision Creative Energy 1Nill ovvn one or more fee simple 

airspace parcels containing the ne1,v plant premises and the new offices for the Creative 

Energy team. Creative Energy will also 01,vn other ancillary utility assets, including the plant 

equipment, fixtures and furniture vvithin such airspace parcels, as 1Nell as equiprnent located 

in statutory rights of way throughout the remainder of the Trust Property. 

If the Developer is unable to create the contemplated airspace parcels for Creative Energy, 

despite using commercially reasonable efforts, the parties will explore alternative solutions 

to secure ownership and/or long-term exclusive use of such airspace parcels, including the 

alternative of a 999-year lease. 

These rights and obligations are set out in Articles 2 and 7 of the Trust and Developrnent 

Agreement a copy of which is provided in Appendix A. 

40.1 In the negotiations, was a payment to Creative Energy for acting as bare trustee provided 
and or contemplated? 

40.2 Please explain what an airspace parcel provides. 
40.3 What is the value of the air space parcels for Creative Energy. Please explain and 

quantify. 
40.4 What was negotiated as the consequences for failure to provide the airspace parcels? 
40.5 Please explain what the mitigation value of a 999-year lease is versus holding the 

airspace parcel. 

{01080314;1} 
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41. Reference: Exhibit B-1, page 58 

• Creative Energy has the role of general contractor for the Expo Plant and in respect 

of the utility equipment within the Beatty Plant premises, while the Developer has 

that role for the office tower, including the build-out of the Beatty Plant premises 

• Creative Energy is responsible to design and construct the Expo Plant, including the 

Interconnection, and the utiltty equipment within the Beatty Plant premises 

• the Developer is responsible to design and construct the office tower including 

Creative Energy's New Office Space within the tower and the structure enclosing 

the renovated Beatty Plant 

Creative Energy and the Developer will set up a project committee pursuant to section 3.1 

of the Trust and Development Agreement to coordinate detailed design and construction 

activities in respect of the Expo and Beatty Plant projects, including managing any change 

41.1 Please provide a discussion of the experience that Creative Energy has in acting as a 
General Contractor. 

41.2 Did Creative Energy put the position of General Contractor to tender? Please explain why 
or why not. 

41.3 Please provide a discussion of Creative Energy's experience in design and construction of 
a Plant. 

42. Reference: Exhibit B-1, page 59 

The Developer will be responsible, and will compensate Creative Energy, for any losses 

incurred as a result of any delay caused by the Developer in restarting the Beatty Plant after 

an approved shutdovm. 

42.1 What is the potential maximum duration of a delay restarting the Beatty plant after an 
approved shutdown. 

42.2 What would be the impact to customers in receiving steam service if there is a delay in 
restarting the Beatty plant? Please discuss. 

42.3 What is the proposed calculation for determining any losses due to delay caused by the 
Developer? 

{01080314;1} 
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43. Reference: Exhibit B-1, page 62 

13 Rate and Bill Impact of the Proposed Project 

The rate and customer bill impacts of the Proposed Project are rnajor considerations for 

Creative Energy and for the Developer. Vancouver's therrnal energy market is a competitive 

one, and both custorner acquisition and customer retention are based on the quality and 

cost of service Creative Energy can deliver. 

In order to reduce the overall bill impacts of the Proposed Project for the existing customers 

of Creative Energy, the Developer and Creative Energy have agreed that the portion of 

project costs to Creative Energy will be $15 million \iVith the balance of the project costs 

(estimated to be $38.1 million) to be subsidized by the Developer. 

The $15 million cost to Creative Energy is a negotiated amount in consideration of: 

• the avoided future cost for replacement of equiprnent at or near end of life 

• the long-term benefits of the Proposed Project to existing customers in the forrn of 

continued service reliability and increased system efficiency; 

• the risks to Creative Energy, its existing custorners and its shareholders associated 

with significant customer bill increases; and 

• the ability for the Developer to develop the surplus Trust Property. 

43.1 Who conducted the negotiations on the part of Creative Energy? 
43.2 Who negotiates on the part of the Developer? 
43.3 Was there a party that directly represented ratepayer interests in the negotiations? 

43.3.1 If yes, please explain who the party was. 
43.3.2 If yes, please identify any overlapping interests that may have been either present 

or could perceived to be present in the negotiations. 
43.4 Please provide quantification for the avoided future cost for replacement of equipment at 

or near end of life. 
43.5 Please elaborate on the significant bill increases that would create 'risks to Creative 

Energy, its existing customers and its shareholders' including quantification of the bill 
increases and the cause of the bill increases. 

43.6 Please elaborate on the risks to Creative Energy and its shareholders that would accrue to 
Creative Energy and its shareholders. 
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43.7 Please provide quantification of the estimated value to the Developer in being able to 
develop the surplus Trust Property as and if it was assessed for the negotiations. 

43.8 Please provide the assessment used for the ability of the Developer to develop the surplus 
Trust property. 

44. Reference: Exhibit B-1, page 62 

In addition, Creative Energy and the Developer have agreed that Creative Energy will make 

an additional payment if Creative Energy increases net generating capacity at the Beatty 

Plant within the first 20 years folto-wing completion of the Proposed Project. The secondary 

payment of up to $5.25 million ($70,000 / MW of incremental generating capacity) 1.,vas 

negotiated to reflect the substantial subsidized cost of the Proposed Project to the 

Developer, the constraints on rates for existing customers, and the excess space and 

capacity of ancillary equipment that v,;ill be available to install additional generating 

capacity in future. Any plan to expand generating capacity in the future is also subject to 

revie1iv by the Cornrnission. In the rneantime, existing ratepayers bear no cost for upgraded 

space and equipment that is available for future expansion of generating capacity. 

44.1 Please provide an estimate of the incremental costs for the developer of creating excess 
space, and any other adjustment it is making to facilitate Creative Energy's potential to 
increase net generating capacity. 

44.2 Please confirm that the Developer is willing to construct the excess space without any 
assurance from Creative Energy that it will be utilized or paid for in the future. 

44.3 Please confirm or otherwise explain that there would be no significant incremental costs 
to the Developer if Creative Energy increases its net generating capacity at the Beatty 
Plant within the first 20 years. 

44.4 Why did Creative Energy negotiate 20 years as the appropriate time frame for the excess 
costs to be awarded? 

44.5 What is the maximum by which Creative Energy could physically increase the aggregate 
generating capacity of the Beatty plant? 
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45. Reference: Exhibit B-1, page 63 

• $15 million of the project cost (per section 8.1 of the Trust and Development 

Agreement) 

• the costs associated with discretionary design changes 1T1ade by Creative Energy 

pursuant to written change order approved by the Developer (per Schedule F of the 

Trust and Development Agreement) 

• cost increases due to delays attributable to Creative Energy (per Schedule F of the 

Trust and Development Agreement) 

• if at any tirne during the 20 vear period beginning when the Expo and Beatty Plants 

are completed Creative Energy increases the aggregate generating capacity of the 

Beatty Plant, Creative Energy will pay to the Developer $70,000 for each additional 

megawatt up to a rnaximum of 75 MW of additional generation capacity (per 

section 8.1(b) of the Trus.t and Development Agreement) 

45.1 Would Creative Energy expect to recover the costs of design changes from ratepayers? 
Please explain why or why not. 
45 .1.1 If yes, what opportunities would ratepayers have to assess the expenditures? 

Please explain. 
45 .1.2 If this application is approved, would the Commission have the opportunity to 

determine whether or not Creative Energy can recover the discretionary design 
costs from the ratepayer? Please explain. 

45.2 Does Creative Energy have an estimate or 'maximum' to the value of design changes that 
it would be prepared to initiate? Please explain and quantify. 

45.3 What types of events might occur that could contribute to delays caused by Creative 
Energy and related cost increases? 
45 .3 .1 Would Creative Energy expect to recover the costs of delays from ratepayers? 

Please explain why or why not. 
45.3.1.1 If yes, what opportunities would ratepayers have to assess the 

appropriateness of the costs and delays? Please explain. 
45.3.2 If this application is approved, would the Commission have the opportunity to 

determine whether or not Creative Energy can recover the delay costs from the 
ratepayer? Please explain. 
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46. Reference: Exhibit B-1, page 64 

lnstarAGF and Westbank have provkled a commitrnent to provide the equity funding for 

Creative Energy's portion of cost of the Proposed Project, and debt financing will be dra1.v1 

when needed. 

The accounting for the new assets and Creative Energy's cost of the Proposed Project is 

explained in Appendix D. 

Additional details on the sec.ondary payrnent if Creative Energy adds net generation 

capacity at the Beatty Plant are provided in section 13.3, below. 

46.1 What assurances does Creative Energy have that InstarAGF and Westbank have the 
financial wherewithal to provide the equity funding as required. 

46.2 Please discuss how the ratepayer would be impacted if for some reason the Developer 
failed to complete the project. 
46.2.2 In such a circumstance, could Creative Energy be forced to pay significantly more 

than $15 million in order to function effectively? If the ratepayer could be 
impacted, please provide Creative Energy's views as to what means have been 
employed and or could be employed to save the ratepayer harmless. 

47. Reference: Exhibit B-1, page 64 

13.2 Rate and Bill Impact of the Proposed Project 

Creative Energy retained Reshape Infrastructure Strategies to analyse the indicative and 

cumulative rate and bill impacts of the project in 2023 over a projected business as usual 

baseline. The rate and bill impacts are calculated as at 2023 because that is the anticipated 

year of completion of the project and because that is the year following the period covered 

by Creative Energy's 2018-2022 Revenue Requirements Application. 

4 7 .1 Please provide the Board of Directors and Senior management of Reshape Infrastructure 
Strategies. 

48. Reference: Exhibit B-1, page 65-66 

for Creative Energy as it includes no major capital renewal costs. Key assumptions in the 

baseline include the foltovving: 
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• No capital investments are rnade in plant equipment beyond sustaining capital 

amounts reflected in the 2018-2022 Revenue Requirements Application. 

• The underlying revenue requirement from 2017 escalates at 2% per year, 

equivalent to the proposed rate escalation in the Creative Energy 2018-2022 

Revenue Requirements Application currently before the Con-,mission (assuming the 

factors used to calculate the increase in Creative Energy's labour and non-labour 

costs average 2% per year). The underlying revenue requirement also has a step 

change in 2018 to account for a $230,000 increase in Creative Energy's property tax 

assessment. This indicative rate impact analysis is for 2023, which is after the IBR 

period, so Creative Energy has assumed that the revenue requirement would be re

set at that time, and any cost changes that were not flov,ed-through to rates during 

the IBR period would be captured in rates as of 2023. 

• All of the known load changes ,viii occur by 2023, reflecting signed contracts and 

reductions from anticipated closures, The load assumption is conservative because 

it assu1nes neither replacement loads at redevelopment sites nor further system 

expansion (refer to section 8, above). 

• Baseline plant gate efficiency in 2023 is 80.4% due to the assumed retirement of the 

Clear Sky economizer at the end of 2019. 

• Natural gas prices forecast per the April 30, 2018 Sproule forecast for the Sumas 

hub, which is reasonably representative of Creative Energy's natural gas commodity 

costs. 

• The Federal Government's announced plan to impose a minimum price on carbon of 

$50/tonne by 2021, with no further escalation assumed. 

• FortisBC Energy inc. transportation charges for Rate 22, escalated at 2% per year. 

• No coc,ts to upgrade or replace Creative Energy's office space. 

48.1 Please provide the annual sustaining capital that is included in the base. 
48.2 Please provide an overview of what is included in the sustaining capital. 
48.3 Please recalculate the rate impact assuming half the sustaining capital is included over the 

2018-2022 period. Please provide the calculations. 
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48.4 Please discuss whether or not it is possible that the sustaining capital will not all be 
expended given Creative Energy's intention to dispose of two of its boilers, move its 
office and other activities that will render certain maintenance expenditures less valuable. 

48.5 What reduction in property taxes will Creative Energy experience as a result of the 
transfer of property? Please discuss and quantify. 

48.6 When will Creative Energy's property taxes be adjusted to reflect the transfer of 
property? 

48.7 Please confirm that Creative Energy has included annual inflation on the increased 
property taxes in its Index based ratemaking revenue requirement proposal. 

48.8 Please recalculate the ratepayer impact assuming that Creative Energy is only able to 
recover its actual property taxes during the IBR period. Please provide the calculation. 

48.9 Please provide a discussion of the possibility that the Federal Government's announced 
plan to impose a minimum price on carbon could be reduced or not implemented. 

49. Reference: Exhibit B-1, page 67 

• 50% of the land value currently in rate base \Viii be removed frorn rate base as a 

result of the Proposed Project, reducing interest expense, ROE and associated 

property and income taxes (there is no impact on depreciation expense) 7 

7 
For the purposes of estimating indicative rate impacts, Creative Energy has assumed 50% of the land value 

currently in rate base will be removed from rate base as a result of the Proposed Project. The final amount of 
land value to be removed from rate base will be confirmed as part of Creative Energy's application for rate 

changes related to the Proposed Project. A portion of the land at 720 Beatty Street is already excluded from 
rate base. 

49 .1 Please quantify the above proposed change. 
49 .1.1 When will the land value currently in rate base be removed from rate base? 
49 .1.2 How much value will be removed from the rate base (is it the $282,800 from table 

9)? 
49.1.3 What is the interest expense reduction, associated with this proposed change? 
49.1.4 What is the ROE impact of this? 
49 .1.5 What would be the property tax and income tax impacts of this removal from rate 

base? 
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50. Reference: Exhibit B-1, page 69 

Table 8 • Revenue Requirement and Bill Impacts 

Value($) 

2023 Baseline Revenue Requirement 9,225,400 

Contribution Payment Depreciation 375,000 

Net Change in Interest 331,900 

Net Change in ROE 568,500 

Net Change in Income Taxes 199,700 

Net Change in Electricity Cost 159,900 

Expo Lease Payn,ent 178,400 

Net Change in Beatty St. Property Taxes (474,600) 

Net Change in Insurance 51,400 

Net Change in MAA Payments 46,700 

2023 New Revenue Requirement 10,662,300 

% Change in Revenue Requirement +15.6% 

2023 Baseline Fuel Cost 13,656,600 

Change in Fuel Cost (578,000} 

2023 New Fuel Cost 13,078,600 

% Change in Fuel Cost ·4,2% 

Change in Total Bill 858,900 

% Change in Total Bill +3.8% 
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50.1 Please add three columns to the table indicating when the changes are expected to 
commence, over what period of time they are calculated, and where they are discussed in 
the Application. 

50.2 Please discuss why the financial model details for rate impacts are confidential materials 
and justify why they should not be public information. 

51. Reference: Exhibit B-1, page 72 

Table 9 - Estimated Retired Assets and Land 

Steam Production Net Rate Est.% to Est. Retired 
Notes 

Plant Base 2017 be Retired Amount 

Land 565,500 • 50% 282,800 

Structures & 
1,360,100 100% 1,360,100 Completely removed 

Improvements 

Boiler Plant 
Boilers #1 and #2 

Equipment 
3,381,100 30% 1,014,300 already 100% 

depreciated 

Boiler Tanks 
42,100 100% 42,100 Completely removed 

Equipment 

Boiler Auxiliary 
235,200 50% 117,600 

Equipment 

Accessory Electric 
110,500 50% 55,200 

Equipment 

Total Steam 
5,694,500 2,872,200 

Production Plant 

Total Excluding Land 5,129,000 2,589,400 

* Net rate base of land already excludes that portion of the lands at 720 Beatty Street (12,511 square 
feet) which has not been in rate base for over 35 years. The Commission approved the disposition of this 
surplus land, subject to a subdivision of the lot at 720 Beatty Street, in Order No. G-66-14. 

51.1 When these assets are removed from rate base, should the costs be written off as a loss on 
disposal? 

51.2 Please provide evidence of how these losses on disposal were handled in the negotiations 
for the $15 million proposed payment. 
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52. Reference: Exhibit B-1, page 74 
The NPV methodology is based on the follov.Jing assurnptions: 

• The present value of all costs and benefits has been calculated using a discount rate 

of 5.78% based on Creative Energy's capital structure, 9.5% ROE and a debt cost of 

4.1% whkh is approximately Creative Energy current debt cost. 

• For all impacts, the present value analysis uses a 30 year terrn beginning at 2020 

when the Expo Plant is scheduled to be completed and in service, at which time the 

first installment of the $15 million payment will be made and some other impacts 

begin including a reduction in natural gas consumption. 

• Sustaining capital is assumed to be reduced for a 15 year period beginning in 2022. 

As the plant ages, it is expected sustaining capital will eventually increase to cmrent 

levels. The methodology conservatively assumes the reduction in sustaining capital 

is ass urned to be $110,000 per year for the 15 year period, and assumes no 

escalation in sustaining capital under the status quo, 

The total present value of Creative Energy's project cost payment, operating cost impacts, 

natural gas co.st impacts, and sustaining capital impacts is .$3,904,700 as summarised 1n 

Table 10 below. 

52.1 Does Creative Energy expect its debt cost to remain stable over the next 5 years? Please 
explain. 
52.1.1 If not, how does Creative Energy expect its debt cost to change over the next 5 

years. Please provide quantification. 
52.1.2 Why did Creative Energy select 30 years as the appropriate term? Please explain. 
52.1.3 Would the equipment life involved be more likely 40 to 50 years? 
52.1.4 Does Creative Energy expect any of the costs in its proposal to effectively be 

stranded some time before or after 30 years? 
52.1.5 Please confirm or otherwise explain whether Creative Energy's actual sustaining 

capital expenditures would likely reduce commencing in 2020 when the Expo 
Plan is scheduled to be completed and In Service. 

52.1.6 Why does Creative Energy reduce its sustaining capital beginning in 2022 instead 
of in 2020 or 2018? Please explain. 
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53. Reference: Exhibit B-1, page 75 
Table 10 - Present Value of Costs and Benefits of Proposed Project 

Present Value 2020- Note 

2049 

Project cost payment PV total is less than $15 million 

$13,577,000 because payment is in two 

installrnents 

Removal of land frorn 
rate base (avoided ($311,300) 50% of Land in 2020 

earned return) 

Incremental non-fuel 
$191,500 

operating costs 

Avoided natural gas 
($8,.584,000) 

consumption 

Reduction in sustaining 
($968,500) 

capital 

Net cost Offsetting non-monetized benefits 

include increased reliability and 
resilience (nev,1er equipment, seisrnic 

upgrades, reduced risk of catastrophic 

$3,904,700 failure), avoided future capital 
replacement, increased operability, 
nev,1 office space, and aesthetic 

improvernents for surrounding 
neighbourhood. 

53.1 Please confirm that all the costs/savings are expected to commence in 2020. 
53 .1.1 If no, please provide the estimated commencement dates. 
53.1.2 Please confirm, or otherwise explain, that the PV calculation is not representative 

of the PV to ratepayers, if Creative Energy is regulated under IBR until 2022. 
53 .1.2.1 If confirmed, please provide the PV to ratepayers to 2049 

assuming IBR until 2022. 
53.2 Please provide the calculation for the Project Cost Payment. 
53.3 Please provide the calculation for the Removal of Land from Rate base. 
53.4 Please explain what the incremental non-fuel operating costs arise from and provide 

quantification of key items. 
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54. Reference: Exhibit B-1, page 76 

In addition to the Proposed Project, Creative Energy considered the follov,1ing tv,10 

alternatives: 

1. In-situ Equipment Replacement. Maintain the existing Beatty Plant with renovations 

to address the immediate needs, replace Boilers IH and #2, bring the building up to 

standards for seismic and fire resistance, abate hazardous materials, and replace 

other equipment when needed. 

2. Construct a New Plant in a Different Location. Construct an entirely new plant in a 

new location and retire the existing Beatty Plant. 

54.1 Did Creative Energy identify the need for significant equipment replacement and plant 
renovations at the time of purchase from Central Heat? Please explain. 
54.1.1 If yes, please provide evidence as to whether or not these issues were identified at 

the time, at what time period the renovations were to be scheduled, and provide 
evidence of these considerations if available. 

55. Reference: Exhibit B-1, page 76 

There are two challenges associated with the Alternative for replacing Boilers #1 and #2. 

First, Boilers #1 and #2 were installed into one end of an existing building and the plant was 

subsequently expanded. It would not be possible to replace Boilers #1 and #2 in place 

v.rithout deconstructing significant parts of the building. Second, the time to deconstruct 

and replace these boilers poses considerable service risks without alternate capacity. 

The best option for an in-situ upgrade is to expand the existing building, install a boiler to 

replace Boilers #1 and #2, and then decommission and remove Boilers #1 and #2. Given the 

significance of reconstruction, this would also be the best time to make seismic upgrades to 

the existing structure, and to replace sorne ancillary equipment in the plant. Boilers #3 and 

#4 are more easily accessed and could be replaced in subsequent years. 

55.1 Please confirm whether it would be possible for Creative to deconstruct parts of the 
building to replace Boilers #1 and #2 if necessary. 

55.2 Did Creative Energy consider such options as utilizing the 'driveway' area to locate new 
boilers? Please explain. 
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56. Reference: Exhibit B-1, page 78 and 79 
Table 11 • Cost Estimate of Alternative 

Item Cost($) Source Note 

Fuel Oil Tank Replacement 1,000,000 F&H 

Building Addition 2,000,000 F&H 
6,000 sq. feet over three floors 
to house Boiler #7 

Building Addition - Fit out 1,500,000 F&H MEP Systems 

New Boiler #7 8,000,000 F&H 

Replacement for Clear Sky unit. 

New Economizer 1,436,000 Reshape 
Based on esco/ation at 2% p.a. 

of original installed cost of 
Clear Sky unit. 

Boiler #1 demolition 1,000,000 F&H 

Boiler #2 demolition 1,000,000 F&H 

Seismic Building Improvements 4,000,000 F&H 

Hazardous Material Abatement 743,000 F&H 

PST 726,000 F8<H 

Engineering 2,141,000 CE 10% 

Internal Management 856,000 CE 4% 

Overheads 2,783,000 CE 13% 

25% as the Alternative is not as 

Contingency 5,351,000 CE well dt1ined m the Proposed 
Project 

Total pre·AFUDC $32,535,000 

AFUDC Allowance 1,881,000 
Allowance based on 12 months 
at WACC 

Total with AFUDC $34,416,000 

56.1 Please provide the AACE Class for the costs included in the Alternative. 

{01080314;1} 



- 44 -

57. Reference: Exhibit B-1, page 80 

The cost in,pact of the Alternative relative to the Proposed Project depends on the tirning of 

the Alternative. Deferring the Alternative would reduce the present-value impact as the 

capital cost is pushed out in future (assuming that capital costs do not escalate more than 

inflation); however, deferring the Alternative also reduces the benefits of improved boiler 

efficiency. The Alternative would also have considerable service risk to customers as 

equipment exceed.sits design Hfe. 

57.1 What is Creative Energy's understanding as to the range of time that equipment may 
safely exceed its design life if the condition of the equipment can be maintained through 
refurbishments? 

58. Reference: Exhibit B-1, page 89 

(k) to encourage economic development and the creation and retention of jobs; 

,. All existing jobs at Creative Energy vvill be retained post project. There will be jobs 

associated with the engineering and construction of the Proposed Project. 

58.1 How many FTEs will be required to conduct the engineering and construction of the 
Proposed Project? 

58.2 Are the FTEs currently in place at Creative Energy? 
58.2.1 If yes, what are the current position titles and how are the staff being employed? 
58.2.2 If no, when does Creative Energy intend to hire the necessary staff? 
58.2.3 Please explain how employees whose work is associated with the engineering and 

construction of the Proposed Project will be utilized post-project. 
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59. Reference: Exhibit B-1, page 92 

17.2 Other Socio-Economic Public Interest Benefits ofthe Proposed Project 

In addition to providing significantly more efficient, safe and reliable stean1 service to 

custorners over the long-term at a very cost-effective price, the completion of the Proposed 

Project enables the following significant public interest benefit:,: 

• Improved local air quality as a result of new high effidency and low-NOx equipment 

at the Expo Plant, decommissioning of the oldest boilers at the Beatty Plant, and 

through the extension of the flues at both the Expo and Beatty Plants well beyond 

the public realm (aligned with the BC Place spires and extending past the roof of the 

office tower development). 

• Beautification of Expo Boulevard on both sides as a result of the enhanced fai;ade 

treatrnent of the new Expo Plant on the east side of Expo Boulevard and the office 

tower development on the west side, beautifying this important street in need of a 

transforrnation. 

• Creation of a large public plaza between Beatty Street and BC Place which will allow 

for improved pedestrian access out of BC Place Stadium towards Georgia Street after 

the viaducts are removed. 

• Creation of a significant amount of retail space which will also allow for BC Place to 

increase their retail presence along the concourse that can thrive throughout the 

year, not only on game clays. 

The following Figure 11 provides a rendering of the redeveloped area of the existing Beatty 

Plant including the new public plaza frorn the same vantage point as Figure 2. 

59.1 Please provide a brief discussion regarding Creative Energy's view as to the appropriate 
weight that the Commission should apply to the 'Other Socio-Economic Public Interest 
Benefits of the Proposed Project". 
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60. Reference: Exhibit B-1, Appendix M 

Creative Energy Group 

Proposed Reorganization 

Steps 1 and 2 

Purpose 

The purpose of steps 1, 2 and~ is to incre3se the tax cost oi the land held b•( Creative 
Vancouver from its hcstorn:al cost to the maximum am-0ttnt permissible under the ln,eome 

Ta~ Act (referred to as an as,:1i(d) bump). 

Step 1 

creative Canada incorporates a company under the SC Business corporations Act f'Ne•t,co''J. 

step 2 

creatJve Canada transfers alt of its shares of Creative 

van,eouver to Ncewco in exchange for shares of Nev,co. 

of Newco (tax d.;,ferred transaction under subsection BS! 1) 
oi the Income Tax Ac(!. 

Opu~tin,: 
P1p~ct1: 

60.1 Please provide further rationale for why the tax cost of the land held by Creative Energy 
should be increased to the maximum permissible. 

60.2 Please provide the value to the shareholder and to the ratepayer for such a proposal. 
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61. Reference: Exhibit B-1, page 108 

1. No change to utility rate base or rates 

o The Application is not seeking recovery in rates of any costs directly in 

connection with the Proposed Reorganization. 

o The Proposed Project ,viii result in increased rate base, but the Proposed 

Reorganization by itself will not result in any increase to rate base. 

o Transaction costs including due diligence, legal, and tax planning costs 

incurred by Creative Energy and/or the other parties directly in connection 

\Nith the Proposed Reorganization will not be sought to be recovered from 

the ratepayers. 

o Any incremental tax liability as a result of the Proposed Reorganization ,,viii 

not be recovered in utility rates. 

o No part of the purchase premium representing the value paid by Emanate 

Energy for an indirect 50% equity interest in Creative Energy (2018) in excess 

of the book value of such interest, if any, will be recovered in utility rates. 

61.1 Please confirm that Creative Energy will not at this time, nor at any point in the future 
seek to recover any costs directly in connection with the Proposed Reorganization from 
ratepayers. 

61.2 Please identify and quantify any direct and indirect costs that Creative Energy has already 
and/or expects to incur in connection with the Proposed Reorganization. 
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62. Reference: Exhibit B-1, Appendix A page 1 

TRl'ST A:KD DE"VELOPl\IE:KT AGREEl\lENT 

This Agreement is dated for reference June 19. 2018 

A?vfONG 

A)JD 

A:\'TI 

\YHEREAS: 

CREATIVE E:.\'ERGY VA"'-rCOUVER PLATFORMS INC.. 
having an address at 7 20 Beatty Street. Vancouver. British 
Columbia V6B 2:tvfl 

(''Creative Vaucouwr") 

\YESTBA:\'K HOLDii\.GS LTD .. having an addres"' at 1}1 Floor 
- 1067 Cordova Street. Vancouver. Briti<,h Columbia V6C lCi 

c·w estbank") 

WESTBASK PROJECTS CORP .. having an aclche,;,s at 61n Floor 
- 1067 Cordova Street. Vancouver. Briti-,h Columbia V6C 1 C7 

(the "Developer'') 

El\IANATE E:KERGY SOLUTIONS INC .. having an addre-.s ::it 
c/o ImtarAGF Asset l'vfanagement Inc., Suite 3100 - 66 \Velli.ngwn 
Street. Toronto. Ontnrio 1v15K 1E9 

("Emana tE:' '') 

A. Creative Vm1couver and the De,-eloper wish to enter into this agreement and cert.1in 
agreements which are ancillary hereto in order to provide for new and refurbished energy 
generation facilities for the use and benefit of Creative Vancouver and the transfer to the 
Developer. for improvement by the Developer. of that portion of the real property owned 
by Creative Vancouver that wilL a<, a result of the new and reft11bi-,hecl fr1cilities, become 
~uivlm. to the need,;, of Creative Vancouver in it;, operation as n utility: 

62.1 Please provide the names and positions of the senior management at Creative Energy 
Vancouver Platforms Inc. 

62.2 Please identify the names and position titles of the representatives from Creative Energy 
Vancouver Platforms Inc. who were involved in the negotiations. 

62.3 Please provide the names and positions of the Board of Directors and senior management 
at Westbank Holdings Ltd. 

62.4 Please identify the names and position titles of the representatives from Westbank 
Holdings Ltd who were involved in the negotiations. 

62.5 Please provide the names and positions of the Board of Directors and senior management 
at Westbank Projects Corp. 

62.6 Please identify the names and position titles of the representatives from Westbank 
Projects Corp who were involved in the negotiations. 
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62.7 Please provide the names and positions of the Board of Directors and senior management 
at Emanate Energy Solutions Inc. 

62.8 Please identify the names and position titles of the representatives from Emanate Energy 
Solutions Inc. where were involved in the negotiations. 

62.9 Did Creative Energy develop any key objectives for its negotiations? 
62.9 .1 If yes, please provide. 
62.9.2 If no, please explain why not. 

62.10 Please provide Creative Energy's lists of any 'Must Haves' and 'Like to Haves' that it 
may have internally generated prior to its negotiations. 

62.11 Did Creative Energy internally create a 'do nothing' or Business As Usual alternative to 
serve as a short-term key Alternative to Negotiated Agreement or a Best Alternative to a 
Negotiated Settlement (BATNA) for its own purposes in negotiating the Trust and 
Development Agreement? 
62.11.1 If yes, please provide. 
62.11.2 If no, please explain why not. 

62.12 Did Creative Energy employ any negotiators, unrelated to Westbank, to carryout their 
negotiations with Westbank? Please explain why or why not. 
62.12.1 If yes, please provide the name, position and qualifications of the negotiators 

hired by Creative Energy along with their mandate. 
62.13 Please identify which organization initiated the project. 
62.14 Please identify when Creative Energy first became aware of the potential project. 
62.15 Please provide a discussion of Creative Energy's views as to the likelihood that the 

negotiations could have failed. 
62.16 Please provide Creative Energy's expectations as to the risks to Westbank if the 

Commission denies or makes modifications to cost recovery of some components of the 
proposal. Please discuss and quantify the expected financial risk. 

62.17 Please discuss Creative Energy's view of Westbank' s likely actions if the Commission 
denies or makes modifications to cost recovery of some components of the proposal. For 
example, will Westbank attempt to renegotiate, walk away from the table, or undertake 
some other action? Please explain. 

62.18 What are the risks to Creative Energy if the Commission denies this application? Please 
explain. 

62.19 What are the total benefits that will accrue to the shareholder from all sources as a result 
of this agreement. Please provide and quantify the financial benefits. 
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