
Frequently Asked Questions (FAQ) 

Q: When you have identified the amounts for borrowing as coming to $3 million, why are you 
saying “up to” as though you’re uncertain about the amount? 

A: We will only draw upon the $3 million loan if and when we have been approved for grants 
through the federal and/or provincial governments. The amount of grants received will 
dictate the amount of loan proceeds we need to draw, hence the use of the term “up to.” 

 

Q: Is AECOM going to be implementing the plan or will you be having a fresh start with a 
competitive bid process for the projects? 

A: We will be going out to a competitive bid for each of the projects – this includes any 
engineering design work or, if required, any project management works.  

 

Q: With the five-year plan financed over 30 years, what happens post five years, particularly 
with the potential need for paying for additional projects after that when we are still paying 
down the $3 million loan? 

A: We will still have capacity to borrow and will look at all available avenues for funding 
beyond 5 years.  

 

Q: Has Council and administration thought of having an oversight committee to provide a high 
level review of spending?  

A: That idea has not been considered to date, but it may be an idea worth exploring in respect 
of the loan authorization funds as such a committee could span the terms of the current 
Council and the next one.  

 

Q: Will you factor in the role of nature and how it plays in infrastructure when you plan for 
these projects and go out to bid? 

A:  We intend to include sustainability criteria in the tendering process and are aware of 
approaches being considered by places like Gibsons on the Sunshine Coast with respect to 
valuing of natural assets.  

 

Q: Why did Council remove the water parcel tax?   
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A: The water parcel tax was repealed as it failed to provide a means for all water users to share 
equitably in the cost of providing water throughout the Village.  

 

Q: How much does it generally cost when there is a failure of infrastructure (as compared to a 
planned replacement)? 

A: Unplanned infrastructure replacement costs can be anywhere from 2 to 3 times more 
expensive than planned maintenance. Moreover, when faced with catastrophic failures one 
doesn’t have the luxury of planning ahead and replacements are usually like for like. Not 
included in these types of events are the hard costs faced by residents who have suffered 
damage or loss of their landscapes, vehicles, or residences. Then there are the life safety 
issues that could potentially arise. 

 

Q: Do we need to hold a referendum?  

A: When a municipality wants to borrow money it must get the approval of the electors in 
accordance with the Community Charter and the Local Government Act. It can do so by way 
of the Alternative Approval Process (AAP) or by way of Elector Assent (Referendum). An 
AAP, where the Council says “we’re going to do this unless 10% of eligible electors object” 
is often a suitable approach when the matter is straight forward and/or less financially 
significant. However, Council felt that this proposition addresses a number of critical 
infrastructure needs and is financially significant – they felt it was important for the 
Community to have a full opportunity to be heard by way of Referendum.   

 

Q: Do we have to meet the March 31, 2017 deadline for federal grants, and if so, will be shovel 
ready and complete by that deadline? 

A: The March 31, 2017 deadline is for existing federal grants such as our current Build Canada 
Grants for the Magnesia and Harvey Creek Safety Upgrades. We will be under new timelines 
for the upcoming grant process. 

 

Q: How firm are the estimates provided including contingency, as I’m concerned that costs 
may be higher than estimates? 

A: Based upon a review of the unit rates for items such as water main replacement and road 
rehabilitation we’re comfortable that these are accurate unit rates. That said, these are 
estimates and when we tender for the projects we will be susceptible to current market 
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conditions. Rest assured that we will be using the competitive bid process to ensure the 
best possible rates at the time of tender.  

Q: Why did you put the costs for the projects in the public document rather than having them 
just in Closed Council as I’m concerned that you’ve tipped our hand and we won’t get a 
competitive bid process? 

A: We are required by law to post our budget numbers, along with all other local governments. 
There is no way for a contractor to know if the budgeted amount represents the total 
budgeted cost or if it’s a combination of internal charges, survey work, or other engineering 
combined with the project estimate. Further, in order to be competitive, contractors are 
more concerned about what their competitors might bid, so bids are based upon measured 
quantities with the contractor’s calculated or historical costs applied to those quantities. 
Contractors who base their business on government budgets would likely be out of business 
within a few years due to overbidding or underbidding.  

Q: What happens if the vote is no to the Loan Authorization Bylaw? 

A: If the vote is no, then we will have to re-assess our options and consider which critical 
projects we can afford to tackle and how we would raise the money to cover our share of 
the costs. Without a loan amortized over 30 years, the taxes to support those costs could 
be very, very challenging. (See also the likely consequences of a Yes or No vote here). 

Q: How do current residents pay back over 20 years? 

A: Loan funds will be repaid over 30 years.  Depending on the amount actually borrowed, the 
estimated annual cost of up to $267 will be included as one of the cost factors in the annual 
budget presented to Council each year, and Council will then set the tax rate based upon 
all costs and revenues budgeted for the year.  

Q: Will the loan stabilize or reduce taxes going forward? 

A: The loan would stabilize taxes going forward. Without the loan, taxes would likely have to 
go up significantly more than with the loan in order to fund critical projects that must be 
addressed.  

files.lionsbay.ca/Election/Referendum/0021_LionsBay_85x11Flyer_LoanAuthorizationBylaw_v2HighRes.pdf
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Q: Is there provision for vetting construction companies on criteria beyond price, such as 
quality of construction, reliability, cost and schedule overruns? 

A: As part of the selection process we will be evaluating companies based upon predetermined 
criteria that will include factors such as similar projects they have completed, reference 
checks, propensity for submitting contract extras, and so on. 

 

Q: The Strategic Plan references: "Prepare and plan for development of commercial and 
residential lands" - does this just refer to empty lots or allow properties to be 
subdivided/rezoned? And is this connected to the loan? 

A: This is referencing an incremental approach to policies in the OCP. Rezoning and subdivision 
issues are not connected to the loan.  

 

Q: Over the past 30 years or so, how good are the records of when pipes and PRV's 
were replaced? If poor, I assume we will have to spend more on testing and 
inspection? 

A: We have very good records with respect to our water systems and staff log repairs and 
replacements of these infrastructure assets.  

 

Q: Will there be one project manager overseeing the implementation (separate from 
contractor) of the projects? 

A: We will be determining that as part of the tendering process but are leaning towards 
internal project management wherever possible. Staff will have a high amount of oversight 
on projects so it is anticipated that project management costs will be reduced. 

 

Q: If the roads will be dug up to be repaired, has any consideration been given to move 
the hydro lines underground (get rid of the ugly poles) as well as install proper sewage 
system (or pipe in for future use)? 

A: Undergrounding of hydro lines is roughly 5 times as much as overhead installation. A 2015 
estimate put this figure at approximately $2 million per kilometer. Undergrounding of hydro 
lines would be at “our cost” and we have much more pressing matters to deal with.  

 

Q: What is our current debt load, what will it be when we borrow $3 million, and should 
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we worry about emergency borrowing needs? (i.e. what is our borrowing "limit"?) 

A: Our current debt load is 29.2% of our borrowing capacity.  If we borrow the full $3 million, 
that would bring us to 54.6% of our borrowing capacity.  This still leaves the Village with 
capacity to borrow additional amounts for emergencies. 

 

Q: Regarding grants, does Council apply for one global grant, or three separate grants? 
(And when/how would they start?) 

A: The Clean Water and Wastewater Fund established by the federal and provincial 
governments is currently in Phase 1 and local governments may apply for up to 2 projects. 
The two projects we are applying for in Phase 1 involve the replacement of our decaying 
water storage tanks and replacement or renewal of our pressure reducing valves (PRVs). 
More information about this round of grant funding and our application can be found here, 
at page 17. We are expecting to find out whether our application is successful sometime in 
the early spring.   

 

Q: With respect to the Strategic Plan Poster, under Financially Viable – item 2 and 4: How 
will you prepare and plan for development of commercial and residential lands? In 
seeking crown land, grant implies that the Village will not pay. Is that correct? 

A: We have recently hired a planner to review our 2 zoning bylaws with a view to updating 
and consolidating as one. We will also be working toward the development of 
complimentary policies and servicing standards as the Village of Lions Bay is sadly lacking in 
that department. The OCP calls for moving the Public Works Yard to Brunswick Hill, which 
will entail an application for a long term Crown lease, something that is within our current 
workplan. This will ultimately free up the current Works Yard site for development, for 
which there would be significant public consultation. 

 

Q: With respect to the Strategic Plan Poster, under Infrastructure Goals – item 5: The 
replacement of the sewage treatment facility - will only those who have a sewer be paying 
for this? 

A: The capital projects encompassed in the Loan Authorization Bylaw 508 that is the subject 
of the referendum do not include any expenditures with respect to sewers or sewer 
infrastructure. Replacement of the current treatment plant is beyond the 5 year horizon of 
the capital projects for which we are seeking loan approval. When the time comes to 
replace it, financial responsibility will be based on user pay principles. 

files.lionsbay.ca/Election/Referendum/PRV.pdf
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Q: With respect to the Strategic Plan Poster, under Supported Community Planning – item 1: 
When you refer to the 2014 Planning Work, are you referring to the terrible LUMP that the 
previous mayor was going on about? 

A: There are both good and bad things about the planning work that was done around the 
LUMP. To the extent that some of that work supports concepts within the current OCP, we 
will consider those things incrementally on the basis of site specific circumstances once we 
have updated our zoning, servicing standards and planning policies. There will be 
opportunities for public consultation and input along the way.  

 

Q: What additional cost(s) to Lions Bay residents are anticipated for maintenance of new 
infrastructure given historic low levels of maintenance, attributed by past council budgets 
that may have attributed to LB decaying infrastructure? Has LB looked at the additional 
costs, including staffing, to maintain this infrastructure to expectations created in this 
report? 

A: It is a staff priority to conduct a core service review to determine the level of maintenance 
required in order to “properly” maintain our infrastructure. The review will analyse and 
assess our current inventory of assets, best practices and statutory requirements for 
maintenance and compare these to our current maintenance practices. In short, we 
currently do not have adequate staffing to meet our statutory requirements (water 
sampling, hydrant maintenance, playground inspections, etc.), as well as best management 
practices (crack sealing, ditch cleaning, sightline and vegetation management, invasive 
species control, etc.), and finally, value added practices (boulevard maintenance, 
horticulture maintenance, etc.). Once the core service review is complete, a report will be 
presented to Council for them to determine the future maintenance levels and priorities 
for the Village of Lions Bay’s assets. 

 

Q: Is there any kind of protection at the weirs that can protect the intakes from rock/debris 
slides? 

A: Currently there isn’t any structure protecting our weirs from debris torrents. They have 
taken a significant beating over the years and are still holding together. In 2015 we received 
Build Canada Grant funding for rehabilitative works at the Magnesia Creek intake. Included 
in this proposal was the installation of an infiltration gallery that will also act to protect our 
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weir from debris torrents. This feature is scheduled to be installed next summer during low 
flow conditions. If successful, the design can be implemented at the Harvey Creek intake. 

 

Q: When the creek flows are substantial, i.e., exceeding demand, (a) does excess water enter 
the storage tanks and escape via overflow piping, or (b) do the reservoir tanks have valves 
that close the inlets when full, with an arrangement to shunt/bypass excess water back to 
the supplying creeks? 

A: The system only draws water when there is demand regardless of the flow within the 
creeks. When the water level in the tank drops below a certain point the intake valves 
open allowing water to enter the pipe network, flow through the Ultra Violet light reactors 
(to kill pathogens and bacteria), pass through the chlorine injection point (for disinfection 
purposes) and into the tank. Once the tank reaches capacity the intake valves are signaled 
to close. 

 

Q: Is water purified / treated with UV and/or chlorine (a) on the inlet side of storage tanks (so 
that stored water is clean, or (b) on the exit side, such that purification of excess (waste) 
water is avoided? 

A: See previous answer for details – we only draw and treat what is required; we do not 
draw and treat more than what is required. 

 

Q: Does cloudy (turbid) water enter the tanks, or is there an automatic shut-off system? (to 
avoid contamination of the tanks with accumulated silt). 

A: Our water system automatically shuts down during high turbidity events. Turbidity is 
always present in creeks and streams and is a natural part of the erosion caused by water 
flow. Even in water treatment plants that use filtration, turbidity is not eliminated and as 
such, water tanks accumulate silt. A routine program of tank cleaning is considered to be 
an industry best practice for water distribution networks with the frequency of cleaning 
dependent upon the turbidity levels within the water. The Village of Lions Bay cleans its 
water tanks every two to three years to remove accumulated silts and sediments. 

 

Q: If hydro power fails, are there emergency generators in place to provide power for the 
various electric pumps, and for the UV disinfection systems? 

A: Yes, both the Magnesia and Harvey Creek water treatment plants have back-up generators 
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that automatically turn on in the event of a power outage. 

 

Q: Would it be possible to design a system that would rely on gravity (which is free) and does 
not require pumping stations (only PRVs)?  

A: With the exception of a small group of residents at the top of Timbertop Drive, our entire 
system is run by gravity. 

 

Q: While I appreciate the necessity of the planned overhaul of the water storage tanks, 
pipes, PRVs, and other infrastructure, the greatest threat to the village water supply in 
recent years has been landslides blocking or damaging the water intakes. To date we 
have been very lucky in that landslides have not caused prolonged simultaneous failures 
of both the Magnesia and Harvey intakes but luck is not a strategy and it is only a matter 
of time until we are left without water due to both intakes being blocked at the same 
time. Why is there no pledged spending under the infrastructure plan to increase the 
resiliency of the water intakes? 

A: Our last round of Build Canada Grant funding was directed toward rebuilding the Magnesia 
Creek intake with outstanding works that will be completed during the 2017 low flow period 
of the late summer. The design includes an infiltration gallery that doubles as a protective 
mechanism for the intake weir.  

The Harvey Creek intake requires much more work and preliminary estimates for 
replacement of the dam, intake lines, grit chambers, and pipeworks is estimated at $1.2 
million. We do have some Build Canada Grant funding that we hope to repurpose towards 
intake repairs to be carried out next summer but this is not guaranteed. 

Neither of these items addresses the access roads which are prone to debris slides and can 
become blocked thereby restricting access to the intakes. Estimates for remediation 
measures to protect the roads from debris torrents range anywhere from $5 – 10 million 
dollar range.  

Prior to asking the residents to fund dollars in this order of magnitude staff deems it 
necessary to evaluate the viability of our surface water supply. Both our creek watersheds 
are vulnerable to climate change influences and to that end staff and the Infrastructure 
Committee are currently working with UBC on a long-term study to review our water supply 
and its future viability.  
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Q: If the borrowing is approved, what property tax increases should we expect; what is the 
impact on property taxes based on either 33% or 50% funding; and how will the Village 
spend the $3 million borrowing? 

A: We are trying to keep the impact on taxes minimized by spreading out the repayment of 
loan funds over 30 years. Thus, those benefitting from the improvements will bear the costs 
of paying for them. Depending on the amount actually borrowed, the estimated annual cost 
of up to $267 will be included as one of the cost factors in the annual budget presented to 
Council each year, and Council will then set the tax rate based upon all costs and revenues 
budgeted for the year. The impact on taxes is calculated based on the amount actually 
borrowed, rather than the amount supported by grant funding (see for example the bar 
graph on the last page of the Town Hall informational booklet here). Of course, the more 
grant funding we get, the less we need to borrow and the more projects we can accomplish. 
Loan funds will only be spent on the projects outlined in Loan Authorization Bylaw No. 508, 
2016.  
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