Box 170

Garden Bay, B.C. V0N 1S0

October 16,

2005

Pender Harbour Landing – Public Information Meeting              

October 17th 2005

Re:      Proposed Water Supply for MOT Subdivision File 22511 – June 20,

2005

There are serious procedural errors by the SCRD in the handling of this

file.  

*        The planners wrote the SCRD Review of Application for Subdivision

Approval document without a site visit or thoughtful review of the technical

field realities.  

*        The notification in the Coast Reporter clearly refers to two

separate subdivisions, i.e. Pender Harbour Landing and Rock Water

Properties.  However, the SCRD Review contains legal references to both

subdivisions and deals with one subdivision combining elements of both.  The

different legal descriptions are also misleading.  One subdivision is

presently serviced by the Garden Bay Waterworks District while the other is

within the area presently serviced by the Regional District from Hotel Lake.

*        These are two separate subdivisions and should be dealt with

individually 

The SCRD Review requires written confirmation that Garden Bay Waterworks

District (GBWD) will service the subdivision in MOT File 22511.  

It is absolutely certain that there is insufficient capacity from present

licences for both Hotel Lake and Garden Bay Lake for just more than 

short-term allocations and there is reason to believe that the physical 

system cannot deliver enough water to meet present requirements from

public health and fire safety perspectives.

1.      The Environmental Board Decision of August 8, 2005 restricts the

capacity of the SCRD to supply water from Hotel Lake pending a Master Water

Plan which will almost certainly require access to a new source such as

Sakinaw Lake, meaning that a confirmable permanent water supply for these

subdivisions must await construction of new facilities by an undetermined

water authority with access to borrowing approved by local taxpayers. 

2.      According to the Community Services Ministry, Local Government

Structures Branch (D. Humphries, tel. (250) 387-4026) An arrangement should

be covered by an agreement between the SCRD and GBWD to supply water across

boundaries.

3.      A comparison of current GBWD 2004 pumping records from Garden Bay

Lake (51.98 million imperial gallons) and current water licences (70 million

imperial gallons) indicates that the differential is inadequate to meet the

needs of the present 60 vacant lots and the approximately 75 units in

Farrington Cove and Rock Water Properties as well as the current Oyster Bay

residents who have already advanced $2,000 per lot and will require water in

the near future.  The following table illustrates that total present use and

future demand for servicing the proposed new subdivisions exceeds 83 million

imperial gallons of water.

GARDEN BAY WATERWORKS DISTRICT 

WATER CONSUMPTION REPORT

Measured in Imperial Gallons

Year

Usage in Millions Imperial Gallons

2002

45.26 

2003

55.06

2004

51.98

2005 (projected)

50.73

Average daily use per household  527 Imperial Gallons

Present number of Connections  - 270 

Vacant Lots – 60

Oyster Bay – 12 ±

Farrington Cove + Rock Water – 75 ± 

Pender Harbour Landing – 40 ±

Present Licences = 70 Million Imperial Gallons 

Water required to service all of above = 83.5 Mill I.G.

*
Planners argue that the build-out rate is slow and that time will

solve the problem.  Actual pumping records indicate growth at approximately

3.5 million gallons annually and, in dry years, an extra 5 million gallons

is needed.  This means than within 5 years the existing GBWD system will be

short of water.  Additional demand from new subdivisions will just reduce

the 5 years to 3 or 4 at best. 

*
Hotel Lake is already short by 4 to 5 million gallons each year and

this will rise over the next several years to nearly 10 million gallons.

*
The hope to get new water licences doesn’t look too likely given DFO

claims on Hotel Lake, Garden Bay Lake and Mixal Creek.

4.      During 2005 the GBWD configuration of the dispersal cone, deep water

intake, pumping chamber                                   and substandard

size water mains have malfunctioned  frequently due to cavitation during

high demand periods that released dangerous levels of chlorine and organic

material. The large storage tank designed to regulate pressure and flow has

not been used for some years because of technical difficulties.

5.      These technical problems which may actually prevent delivery of

enough water to these subdivisions and the lack of authorized water licence

capacity on both lakes is further complicated by the ongoing plans for

amalgamation of the SCRD and GBWD systems.  These ongoing negotiations were

confirmed by telephone with D. Humphries, of the Community Services Ministry

on October 14, 2005.

6.      According to Steve Lee, SCRD Infrastructure Manager, the Regional

District is in the process of applying for a new water licence on Garden Bay

Lake to supply SCRD requirements at Irvines Landing.  The Department of

Fisheries and Oceans which has undertaken work in 2005 to raise the level of

Garden Bay Lake by 20 ± cm to supply Fisheries requirements on Mixal Creek,

is unlikely  to support new applications without compensating mitigation

measures which could be costly and will take precedence over any new licence

applications.

7.      The letter to SCRD planners on October 2, 2005 from R. Brummer,

owner/operator of the Lakeside Motel and Campground on Hotel Lake, raises

serious concerns which indicate that any written confirmation from the GBWD

of water supply should be verified by a technical report from an independent

engineer with expertise in hydraulics confirming that both flow and pressure

requirements will be adequate during peak demand.

8.      The letter from Mr. Brummer also mentions discussions between the

SCRD Infrastructure Manager and one of the developers regarding connections

to Hotel Lake.  If true, the SCRD is very much part of the equation for

meeting the requirements of Subdivision Servicing Bylaw 320 which could lead

to unforeseeable legal complications if the subdivisions are approved and

future water supplies are inadequate. 

9.      Information being supplied by the Garden Bay Waterworks District,

because of the overlapping responsibilities of developers and water Board

members, must, from a fairness point of view, be verified by independent

engineers.

Following, are additional comments on other aspects of the SCRD Review.

Park Dedication:­        The location of proposed parkland to be dedicated

for Pender Harbour Landing  must comply with the Official Community Plan.  AAQWA supports  the SCRD’s requested site on the headland between Bill Bay and Joe Bay.  In addition the Rock Water Properties subdivision will require a dedication of parkland.  Logging notices posted before subdivision approval indicate a “lack of good faith”.  The applicant should be requested not to log the area designated as parkland.

Highway Right of Ways:       AAQWA requests the SCRD consider the concept of

consolidation of highway right-of-ways to the water to make the concept of a headland park more acceptable to the proponent – as was done in the Daniel Point development.

Clear Cutting:            Needs to be seriously reconsidered in view of the

topography and the existence of developed properties at the foot of the slope – remember the North Vancouver Landslide?  

Trail Location:           The location of the “trail to Irvines Landing”

from Irvines Landing Road behind existing properties appears ill conceived

as it will have to be constructed traversing a sloping hillside with

resultant runoff problems during the winter season.

Drainage Impacts:     AAQWA requests that certified technical engineering

reports be submitted in relation to general drainage, and possible leachate

from the proposed sewage treatment system and impacts on water sources and

residential properties along Kammerle Road.  Hotel Lake has a history of

water quality problems documented by both Public Health and independent

Hydrologists.

Geotechnical Report AAQWA requests that the Ministry of Transportation

require a Geotechnical investigation be conducted and a certified report presented by the developer prior to approvals.  In addition the water access rights-of way appear inadequate.

In summary, AAQWA wishes to reiterate that the requirements of Subdivision

Servicing Bylaw 320 [because of the proposed amalgamation or consolidation

of the Garden Bay Waterworks District and the Sunshine Coast Regional

District Hotel Lake Waterworks] imposes a legal obligation on the SCRD to

verify and certify the physical facilities of the GBWD including intake,

treatment, pumping, retention tanks and water mains are, or will be, in

place and that the authorized water licences and sources are clearly

identified.

Furthermore, to be in compliance with the Environmental Board Decision of

August 8, 2005, that the SCRD not use its facilities on Hotel Lake to

deliver or sell needed Hotel Lake water in the short, or long term to these

developments in contravention of EAB orders until the matters before the EAB

are resolved and, in addition, that the SCRD guarantee that Hotel Lake will

not be used as a source without the express prior permission or approval of

the EAB and the approval of licences on Hotel Lake for this purpose by the

Province of British Columbia.

The SCRD Subdivision Review of July 12, 2005 tries to absolve the SCRD of

any responsibility to confirm water supply as per Bylaw 320.  Caution would

be advisable.  

AAQWA respectfully reminds the SCRD Directors that if amalgamation succeeds

it will require  an expensive upgrade of the GBWD system to service these

new subdivisions and will place a heavy tax burden on current users.

Joe Harrison

President – Area A Quality Water Association

Cc        Ministry of Transportation File No. 22511

            Vancouver Coastal Health Authority – Tim Adams

            Ministry of the Environment – Sisto Bosa

            Land and Water BC – Bob Herath and Regional Water Manager

            DFO – Dave Nanson, Grant McBain

            SCRD – Doug Holmes, Steve Lee, Judy Skogstad

            GBWD Directors

            Sierra Legal Defence Fund - Randy Christensen

            Environmental Appeal Board - Chair

            All SCRD Directors      

