CITY OF YELLOWKNIFE
GOVERNANCE AND PRIORITIES COMMITTEE AGENDA

Tuesday, November 12, 2024 at 12:05 p.m.

Chair: Mayor R. Alty,
Councillor S. Arden-Smith,
Councillor G. Cochrane,
Councillor R. Fequet,
Councillor B. Hendriksen,
Councillor C. McGurk,
Councillor T. McLennan,
Councillor S. Payne, and
Councillor R. Warburton.
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Description

Opening Statement:

The City of Yellowknife acknowledges that we are located in Chief Drygeese territory.
From time immemorial, it has been the traditional land of the Yellowknives Dene First
Nation. We respect the histories, languages, and cultures of all other Indigenous Peoples
including the North Slave Métis, and all First Nations, Métis, and Inuit whose presence
continues to enrich our vibrant community.

Approval of the agenda.
Disclosure of conflict of interest and the general nature thereof.

A presentation regarding the Draft Budget 2025.

A memorandum regarding whether to implement the Home Energy Financing Program
as designed by Dunsky Energy + Climate Advisors.

A memorandum regarding determining how to respond to the Integrity Commissioner’s
Investigation Report dated October 10, 2024.
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Item No. Description
IN CAMERA
ANNEX C
7. A memorandum regarding whether to appoint a member to serve on the Community

Advisory Board on Homelessness.

ANNEX D
8. A memorandum regarding whether to appoint someone to fill a vacant position on the
Audit Committee.
9. Business arising from In Camera Session.
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CITY OF YELLOWKNIFE

MEMORANDUM TO COMMITTEE

COMMITTEE: Governance and Priorities

DATE: November 12, 2024

DEPARTMENT: Planning and Development

ISSUE: Whether to implement the Home Energy Financing Program as designed by

Dunsky Energy + Climate Advisors.

RECOMMENDATION:

1. That Council accept the Dunsky Energy + Climate Advisors, Program Design Report for
information; and

2. That Council not direct Administration to implement the Home Energy Financing Program at
this time.

BACKGROUND:

In 2015, the City of Yellowknife (the City) retained the Pembina Institute to recommend innovative
ways to finance energy efficiency and renewable energy retrofits in the residential sector. A turnkey
approach for the City of Yellowknife was recommended®2. Following that recommendation, the City’s
Corporate and Community Energy Action Plan (CCEAP) set targets of:

e 1,250 homes adopting a Local Improvement Charge (LIC)-based retrofit financing by 2025,

e 4,688 tonnes GHG emissions reduction.

In 2021, the City engaged a consultant (Dunsky Energy Limited) to conduct a feasibility/program design
study, which would serve as a precursor to an implementation plan, anticipating 100 eligible homes! to
participate in the financing of deep-energy retrofits, light energy retrofits and potentially renewable
energy retrofits. Dunsky designed a four-year home energy retrofit Program, called the Home Energy
Financing (HEF) Program. The primary goals of the HEF Program are to reduce energy and Green House

1 Pembina. 2015. Loans for Heat — Towards a Yellowknife Energy Savings Program.

2 LIC programs fall between ‘hands-off’ and ‘turnkey’. In a hands-off approach, the program provides the loan, and it is up to
the homeowner to figure out which retrofit to undertake, how much the energy and cost savings will be, whether the
savings will be worth the expense, and which contractor to choose. In a turnkey approach, the City retains more control
over which retrofits are eligible but providing a more complete package of services along with the loan itself.
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https://www.ntlegislativeassembly.ca/sites/default/files/legacy/td_300-182.pdf

Gas (GHG) emissions and increase renewable energy use in single-family existing homes. Dunsky
designed an LIC financing mechanism, using a turnkey delivery approach.

The HEF Program model shows that it could attract 40 — 220 participants over the first four years, with
an average of 120 homes adopting the LIC mechanism over the four years. There are 7,515 residential
dwellings in the City3. Out of this, 4,700 single-family homes (detached, semi-detached, attached,
row/townhouse, and mobile homes) would be eligible for home energy financing under this proposed
program. By the fourth year, the average program uptake predicted is only 2.5% of the total eligible
homes, while expecting significant financial implications to the program operation.

Program features involve:
e Making homes energy efficient with insulation and air sealing;
e Increasing renewable energy use e.g., installing solar panels, biomass-based heating systems;
and
e Implementing non-energy improvements such as health and safety measures.

COUNCIL STRATEGIC DIRECTION/RESOLUTION/POLICY:

Strategic Direction #3:  Sustainable Future

Key Initiative 3.1.1 Advancing energy initiatives, including district energy options to energy
retrofits.

APPLICABLE LEGISLATION, BY-LAWS, STUDIES, PLANS:

1. Cities, Towns and Villages Act SNWT 2003, c.22; and
2. Corporate and Community Energy Action Plan (2015-2025)

CONSIDERATIONS:

Territorial Legislation Overview

Section 121 of Cities, Towns and Villages Act (the Act) permits municipal corporations to use local
improvement charges for financing local improvements. The Act requires that: (1) the City and
property owner(s) enter into an agreement where the owner(s) consent to their properties being
subject to a local improvement charge; and that (2) the authorization of the work takes place through
City bylaw. The bylaw may authorize undertakings of energy efficiency works or renewable energy
works which satisfy the requirements of a program of the municipal corporation. The Act is largely
silent on the nature and components of such a program, allowing it to be tailored to meet municipal
objectives.

Financial Considerations
Under a moderate scenario modelled for the Program, the estimated total funding required is $3.5
million, of which S1 million is for administrative costs and $2.5 million is for home retrofit project loan
capital. Funding for the program may come from the following two Federation of Canadian
Municipalities (FCM) grant programs:

e Pilot Grant:

3 Statistics Canada. 2022. 2021 Census of Population.
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o Grant for up to 50% of eligible cost; up to $500,000 is available from FCM, which would
require the City to make a contribution of $523,000, and the 3™ party lender to make a
contribution of about $2.5 million.

e Capital Program:
o Option 1: Capital loan combined with a grant. Funding for up to 80% of eligible cost; up
to $10 million in loans.
o Option 2: Credit enhancement of $2 million to support third-party financing. Grant up to
S5 million; not to exceed total start-up and operating costs. City contribution is
estimated around $248 thousand and the rest would be covered by either a 3" party
lender or FCM.

FCM applications are competitive and the above models will be assessed and approved on a case by
case basis by FCM. No other funding sources are known to be available at this time.

Comparative Information

Example municipalities, in Nova Scotia, implemented a Property Assessed Clean Energy (PACE)
Program. One town employed a third party company to execute the program. Their feedback included:
(1) consider the return on investment before implementing such a program, (2) consider co-benefits
such as GHG reduction, and (3) make it accessible to people with a lower-income background, because
it was identified the program only benefitted people with a high income background. Additional
information can be found in the attached report.

Energy & Greenhouse Gas Emissions

GHG emissions savings were estimated to be 900 — 5200 tonnes over a four-year period based on
estimated program uptake, with an average GHG emission savings of 2,900 tonnes over the four years.
If implemented, the program would contribute to climate mitigation efforts in Yellowknife.

Social
Social impacts include improved homeowner comfort, and improved health and safety.

ALTERNATIVES TO RECOMMENDATION:

That Council direct Administration to implement the Home Energy Financing Program.

RATIONALE:

Implementation of the HEF Program at this time is not recommended due to the following reasons:

e Additional staff capacity is required to facilitate the energy-concierge service, guide
homeowners to contractor directory, leverage third-party lenders, and coordinate with internal
and external stakeholders;

e Capacity of energy contractors and auditors is limited with years long wait lists;

e Budget of approximately $248,000 — $523,000 over four years will need to be allocated to cover
part of the Program costs. These are currently not accounted for in budget considerations.
Moreover, contingency will need to be planned for, in case federal funding is not granted to
cover the $3.5 million required;
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With an average program uptake prediction at 2.5%, the implementation of an LIC program will
benefit small population of Yellowknife. Due to program eligibility requirements, uptake is
expected to be lower;

Homeowners most likely to participate in this program are those who have a moderate to high
income;

Many financing options are available to qualified homeowners to retrofit their home through
the private sector and federal government;

The Program may need to be expanded to consider climate adaptation in home retrofits; and
The average Program model does not meet the targets set by the Corporate and Community
Energy Action Plan (CCEAP) 2015 — 2025.

Future implementation of the Program may be considered with:

A revision to the Corporate and Planning and Development Departmental work plan
incorporating implementation of the Program;

Staff and budget allocation for successful execution of the Program;

Program expansion to include climate adaptation-related home retrofits to benefit a larger
population;

Program designed to benefit segments of the population without the means to obtain third
party financing;

Strategies for benefitting lower to moderate income populations;

Program design to benefit larger multi-unit dwellings not focused on Single Detached Homes;
and

Overall GHG reduction may be better served through promotion of District Energy options.

The new Climate Action Plan 2026 — 2036 may consider and plan for a more suitable LIC mechanism
beneficial to Yellowknife in the future.

ATTACHMENTS:

1.
2.

Dunsky Energy + Climate Advisors, Program Design Report (DM 781635-v1); and
Home Energy Finance Program Design, Landscape Assessment (DM 761703-v1).

Prepared: October 22, 2024; MT

Revised: October 24, 2024; TS
Revised: October 28, 2024; CW
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the Federation of Canadian Municipalities and the Government of Canada accept no
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About Dunsky

+ +
Dedicated Projects across
Professionals 30 States & Provinces

Founded in 2004, Dunsky supports leading governments, utilities, corporations and non-profits
across North America in their efforts to accelerate the clean energy transition, effectively and
responsibly.

Working across buildings, mobility, industry and energy, we support our clients by creating
change in two distinct ways: we provide rigorous Analysis of opportunities and performance,
and provide ambitious yet practical Strategy by designing and evaluating plans, Programs and
policies.

®dunsky (il

ACCELERATING THE CLEAN ENERGY TRANSITION ANALYSIS + STRATEGY BUILDINGS MOBILITY INDUSTRY ENERGY

(V]

W\Whudro

FORTIS B

;‘,ﬁx ATCO Desjardins
) FCM ClDetinsche

BCHydro Monton

> xg?Ontario Quéi)ec"" CERA P
POWER

Sieso
! . Hygrqb Heritage /Gas
Saskenergy’ "M ANITOBA secd

SaskPower

&
Fvictoria

metrovancouver

ecova

-
S e lectia | og €NEIGIN S
RAT Cascades i " NOVASCOTIA
0l ToronTa Mont HALIFA)
ENBRIDGE [ i
CTAF =
- NYSERDA
E9W®  c\ERs<URCE

mZd nationalgrid

PSEG

) © B e,

GOVERNMENTS UTILITIES CORPORATE + NON-PROFIT

A\ Manitobz
V4 sasioon Hydm) : g

3 v \l(}}l\\»\il\k{ll\

Dunsky is proudly Canadian, with offices and staff in Montreal, Toronto, Vancouver, Ottawa and
Halifax.



Executive Summary

The City of Yellowknife (Yellowknife) has committed to reducing greenhouse gas emissions (GHG)
through their Corporate and Community Energy Action Plan (CCEAP). The CCEAP outlined
ambitious goals to reduce GHG emissions by 30% by 2025 compared to 2009 levels and increase
the share of renewable energy (RE) use from 18% to 30%.

To achieve the ambitious CCEAP goals, home retrofits were identified as an essential tool. Nearly
70% of the community’s energy consumption is associated with heating buildings. Approximately
70% of dwellings in Yellowknife are single-family homes with most being single-detached, or semi-
detached, most are at least 30 years old and primarily heated by heating oil.

To advance home energy retrofits, Yellowknife engaged Dunsky Energy + Climate Advisors (Dunsky)
to design a four-year Home Energy Financing (HEF) Program (Program) that leverages a local
improvement charge (LIC) mechanism.

Innovative, municipally supported financing can help enable energy retrofits by reducing the upfront
cost barrier for homeowners who are either unwilling or unable to access the capital needed to
invest in home energy improvements. The resulting energy and bill savings can help to offset the
loan repayment costs partially or completely.

To complete the HEF Program design and implementation plan, Dunsky undertook six activities:
1. Reviewed Yellowknife's CCEAP, Loans for Heat feasibility study and other relevant reports.

2. Assessed the Yellowknife landscape to understand the baseline, Yellowknife's unique context,
and the local challenges and opportunities for home retrofit financing.

3. Facilitated nearly 20 engagements with internal and external stakeholders.
4. Gathered public input through an open house and online survey.

5. Modelled estimated Program uptake, costs and impacts under three scenarios: low, medium,

and high.

6. Developed a detailed design and implementation plan.

Summary of findings

Yellowknife’s unique subarctic location brings simultaneous challenges and opportunities for home
retrofit financing. The subarctic is unique and extreme compared to other parts of Canada. In
addition to traditional financing and program design challenges, we must also factor in local
conditions. Yellowknife experiences extreme cold, is remote, has very little daylight (4-6 hours/day)
in the winter vs., 10-11 hours in the summer, high electricity costs compared to the rest of Canada,
almost half of Yellowknife residents are renters and the community is transient. With insights from
our desktop analysis, landscape review, and stakeholder feedback, five key findings influenced the
Program design:

Program Design Recommendation #1: The Program design should aim to increase homeowner
access to Energy Advisors and local contractors and ensure quality work.



Program Design Recommendation #2: The Program delivery model should alleviate the
administrative burden on City staff, lessen the risk of Program interruption due to staffing limitations,
and seek administrative support from third parties where appropriate.

Program Design Recommendation #3: The Program delivery model should not rely entirely on
FCM funding and include options to ensure long-term Program sustainability.

Program Design Recommendation #4: A City-supported financing Program is of interest to
homeowners to help pay for energy improvements. The financing should include attractive features
like low interest, early repayment, easy application, and quick approval.

Program Design Recommendation #5: The Program should have a simple application process,
reduce the complexity of conducting energy improvements, and allow for multi-year funding where
possible.

Program Design Recommendation #6: The Program should raise awareness and educate
homeowners about the benefits of efficiency and renewable energy.

Based on the Program design recommendations above, Yellowknife's GHG emissions reduction
goals, local interest and existing enabling legislation Dunsky recommended program is a City-led
partnership with third-party lenders that leverages the City’s LIC repayment mechanism. The
Program design intends to help reduce risk, mitigate municipal capacity constraints, and leverage
local financial institutions to help homeowners access financing and accelerate home energy
retrofits.

Program Design Summary

The HEF Program aims to achieve the following goals:

* Improve home efficiency, increase renewable energy use, and reduce GHG emissions
e Expand access to financing to complete home energy retrofits

e Support economic development.

The Program is designed to develop and test the approaches, processes, systems, and resources
needed to deliver a City-supported finance Program and analyze how it can contribute to the City's
broader CCEAP goals.

Simply put, the Program offers an integrated turnkey service that includes financing from third
party lenders secured with a LIC. The financing offer:

* Leverages third-party lenders so that the City does not have to play the role of a bank, and they
can focus their modest resources to supporting homeowners. Homeowners in good standing will
repay the lender directly.

e Uses the City’'s LIC repayment mechanism as a credit enhancement to negotiate better
interest rates and terms and/or expand homeowner access to financing. The LIC is applied only
in the case where a homeowner is significantly delinquent in their repayments, thereby reducing
lender risk while increasing access to attractive lending.



Financing alone does not drive demand. To be successful, financing must be combined with
enabling strategies to help homeowners along their retrofit journey. The Program design includes
the following enabling strategies:

e Aset of approved energy improvement measures list and Arctic Energy Alliances NWT
vendor directory to assist homeowners to select energy-saving and GHG emissions-reducing
measures.

* Energy Concierge service to help homeowners throughout the entire process from having a
home energy assessment, selecting measures, engaging contractors, and accessing rebates.

e One-stop window to simplify the process and reduce complexity for homeowners. Yellowknife
will develop a program-specific website that will act as a hub for information.

e Supporting home energy assessments to address the backlog and ensure timely access to pre-
and post-energy assessments. Yellowknife will coordinate home energy assessments on behalf
of homeowners and once there are enough homes enrolled in the Program (e.g., 10),
Yellowknife will coordinate an EA blitz.

e Build Capacity to ensure long-term sustainability, meet increasing demand and develop local
skills and capabilities. Yellowknife will collaborate with key partners to support certifications for
local Registered Energy Advisors and skilled trades.

Estimated Program Impacts and Costs

The CCEAP estimated 1,250 homes would participate in a LIC-based retrofit financing Program.’
Dunsky applied its proprietary finance model that incorporates evidence from other jurisdictions and
Yellowknife’s market analysis to model three uptake scenarios: low, medium, and high. The
modelling results showed that the HEF Program is estimated to attract 40-220 participants over the
first four years (see Table below).

Table 1: Estimated Program Uptake

Uptake Scenario Annual average forthe Cumulative adoption Percent market

first 4-year by year 4 penetration by year 4
Low 10 40 0.8%
Moderate 30 120 2.5%
High 55 220 4.7%

These volumes appear modest compared to the retrofit activity needed to meet the CCEAP goals.
However, in Northwest Territories’ evolving energy policy context, it is likely that other
complementary policies could increase energy upgrade activity and homeowners’ need for financial
assistance.

The estimated energy and GHG savings across the three uptake scenarios are shown in Table 2.

' City of Yellowknife. 2015. Corporate and Community Energy Action Plan 2015-2025.
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Table 2: Estimated Program Energy and GHG Savings

Energy savings (GJ) GHG savings (t CO2ze)
Uptake Scenario
First 4-year average  Cumulative year 4  First 4-year average =~ Cumulative year 4

Low 700 2,900 200 900
Moderate 2,100 8,600 700 2,900
High 3,900 15,700 1,300 5,200

The estimated cumulative GHG savings over the first four years is equivalent to 61% of CCEAP’s
target (4,688 t COze). 2

In addition to the energy and GHG emissions reductions, the Program is expected to result in non-
energy benefits like improved homeowner comfort, improved health and safety, increased resiliency
and climate adaptation, improved home values, and increased economic activity (e.g., jobs created,
skills developed, renovation activity increased).

Under the moderate scenario, the estimated funding required to set up and implement the Program
is $3.5M. Of that, $1M is for administrative costs and $2.5M is for home retrofit project loan capital.
Administrative costs would be covered by a combination of FCM funding (75%), municipal funding
(20%) and participant administration fees (5%). A local lender(s) is assumed to provide 100% of
home retrofit project loan capital.

The Program objectives and outcomes will be evaluated following a rigorous evaluation plan that
addresses specific research questions and key performance indicators (KPIs).

Project Timeline

The Program is estimated to begin in Q1 2025 and run for four years®. An illustrative project timeline
from stakeholder engagement to Program launch is shown in the figure below.

2 City of Yellowknife. 2015. Corporate and Community Energy Action Plan 2015-2025.
3 The Program was expected to start in 2024, however, due to municipal operational delays and extreme
weather events, the design could not be finalized until Q1 2024. This pushed out the start date to Q1 2025.
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Figure 1: lllustrative Project Timeline

2021 2022 2023 2024 2025
Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 4 Q1 Q2 Q3 Q4 Q1
Council r(’:\fx\/
Landscape assessment, stakeholder engagement and final approval, 3 rovzlal Program Program
Program design and implementation plan. apply for PP setup | launch
and
FCM grant

contracting

Steps can be taken while awaiting FCM
approval:

e Continue stakeholder engagement to test
and refine the Program offers

e Consult with legal/procurement

e Develop enabling strategies, incl., website,
Energy Concierge, capacity building

e Coordinate with internal and external
partners (AEA, GNWT) and develop
processes, agreements/forms

Confirm funding from third-party lenders

Report Purpose

This report details the key Program features, eligibility and all activities from Program set-up, launch,
implementation, and evaluation. This is intended to be an internal document to support Yellowknife
Staff with obtaining Council approval, fulfil FCM funding requirements and guide Program set-up
and delivery.
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1.List of Acronyms

Abbreviation

AEA Arctic Energy Alliance

CCEAP Corporate and Community Energy Action Plan
CEF Community Efficiency Financing

CMHC Canada Mortgage Housing Corporation

EA Energy Advisor

EE Energy Efficiency

EM&V Evaluation, Measurement & Verification

ERS Energuide Rating System

FCM Federation of Canadian Municipalities

FTE Full Time Equivalent

GHG Greenhouse Gas

GNWT Government of Northwest Territories

HEF Home Energy Financing Program

HVAC Heating Ventilation and Air Conditioning

KPI Key Performance Indicator

LED Light Emitting Diode

LIC Local Improvement Charge

LLR Loan Loss Reserve

NNCA Northwest Territories and Nunavut Construction Association
NRCan Natural Resources Canada

NT or NWT Northwest Territories

NU Nunavut

PACE Property Assessed Clean Energy

PV Photovoltaic

QA/QC Quality Assurance/Quality Control

RE Renewable Energy

SAH Sustainable Affordable Housing

TDS/TDSR Total Debt Service or Total Debt Service Ratio
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2.Contexi

The City of Yellowknife's Corporate and Community Energy Action Plan (CCEAP) has set ambitious
goals to reduce community greenhouse gas (GHG) emissions by 30% by 2025 compared to 2009
levels and increase the share of renewable energy (RE) use from 18% to 30%.*

Home retrofits are an essential tool for achieving these reduction goals as nearly 70% of the
community’s energy consumption is associated with heating buildings.* Approximately 70% of
homes in Yellowknife are single-family homes with most of them single-detached, or semi-
detached.” And more than 75% of dwellings are at least 30 years old and primarily heated by
heating oil-which represents significant energy efficiency and GHG emissions reduction potential.

To advance the City's goals, and following a 2015 feasibility study, the City of Yellowknife engaged
Dunsky Energy + Climate Advisors (Dunsky) to design a four-year home energy retrofit Program,
called the Home Energy Financing (HEF) Program. The Program design is supported by a
Federation of Canadian Municipalities (FCM) grant. Innovative, municipally supported financing
helps enable energy upgrade activity by reducing the upfront cost barrier for homeowners who are
either unwilling or unable to access the capital needed to invest in home energy improvements. In
some cases, energy savings from the improvement reduce energy bills enough to completely offset
the loan repayment costs.

The primary goals of the HEF Program are to reduce energy and GHG emissions and increase
renewable energy use in single family existing homes. A 2015 feasibility study estimated that 100
home energy retrofits (1.3% of homes) would be completed because of the Program.® This was
based on targets set in other jurisdictions and scaled to reflect Yellowknife's size. The CCEAP set a
more ambitious target of 1,250 homes adopting a local improvement charge (LIC)-based retrofit
financing by 2025. However, this does not accurately represent actual uptake experienced in other
jurisdictions where uptake typically ranges from 0.6% - 1.5% by year 4 (discussed in more detail in
Section 7: Impacts and Costs).

The Program will be guided by four principles established in Yellowknife’'s CCEAP:
1. Focus on heating

2. Diversify the energy profile

3. Include cost-effective strategies

4

. Ensure long-term adaptability

4 City of Yellowknife. 2015. Corporate and Community Energy Action Plan 2015-2025.
5> Statistics Canada. 2022. 2021 Census of Population.
¢ Pembina. 2015. Loans for Heat - Towards a Yellowknife Energy Savings Program.
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2.1 The Energy Efficiency Ecosystem

Local efforts align with territory and national policies and programs designed to support

residential emissions reductions. The three key policies and programs, complementing Yellowknife's

efforts and creating a favourable environment for home energy retrofits, and thus a need for
financing, are summarized below.*7:#

Government of Northwest Territories (GNWT) & Arctic Energy
Alliance

wizz  ® 2030 Energy Strategy’
* Increase renewable energy use for community heat to 40%

e Focus on expanding the use of biomass for space heating in the
NWT and increase the accessibility of local biomass supplies

e Increase residential building energy efficiency by 15%
2030 ENERGY STRATEGY
A Path to More Affordable, Secure and Sustainable Energy

s o Arctic Energy Alliance (AEA) provides energy efficiency,
conservation, alternative and renewable energy programs and
services to residents, businesses, and communities on behalf of
the GNWT.

B i Federal Climate Commitments
== ENVIRONMENT AND

A HEALTHY ECONOMY %
e e Canada Greener Homes Grant and Loan

e Retrofit Building Code coming in 2030

e Carbon pricing

e Work with provinces and territories to enable home energy
labelling and disclosure

FCM Funding Available

W
Community
Efficiency

Financin . . ,
: = 5 * FCM offers several funding options: (1) Pilot Grant: Up to 50% of

eligible costs to a maximum of $500,000; (2) Loan & Grant: Up to
80% of eligible cost with loan up to $10M and grant up to $5M;
and (3) Credit Enhancement: credit enhancement up to $2M and
grant up to $5M not to exceed 50% of total eligible costs and not
to exceed total operating costs.

*  $300M to assist municipalities to study, design, operationalize,
and implement financing Programs, including LIC.

7 Environment and Climate Change Canada. 2020. A Healthy Environment and a Healthy Economy.

8 Federation of Canadian Municipalities. 2022. Community Efficiency Financing Application Guide.

? Government of Northwest Territories. 2018. 2030 Energy Strategy - A Path to More Affordable, Secure and
Sustainable Energy in the Northwest Territories.
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Catalyzing Home Energy Retrofits

As new policies and programs drive home energy retrofits and we shift toward decarbonization,
there will be increased demand for financing. Attractive and tailored financing options can
support homeowners to adhere to, and benefit from, these complementary policies. By designing
a finance program, Yellowknife will be better prepared to help homeowners retrofit their homes.

Financing is a critical component of a much broader carbon reduction strategy. It should be
recognized that financing alone will not increase the demand for energy retrofits; municipal
financing Programs need to consider complementary strategies, such as:

e Marketing and enabling activities (e.g., energy coach, contractor training and skills development)
e Incentives to lower homeowner costs

e Introducing and/or lobbying other levels of government for supportive policies and initiatives
(e.g., building retrofit codes, building labelling, and performance standards, fossil-fuel-based
equipment restrictions).

A financing program will benefit from complementary strategies that can increase participation
through education, support, skills training, and resources.

We summarize the design process and key findings in the next section.

2.2 Program Design Methodology

Dunsky was tasked with designing a LIC financing mechanism (based on the 2015 feasibility study
recommendations), a turnkey delivery approach and an implementation plan to support adoption.
To complete this work, we undertook six main activities:

1. Conducted a detailed background review of Yellowknife's CCEAP, Loans for Heat feasibility
study and other reports provided by the City.

2. Assessed the landscape to understand the baseline, the City’s unique context, and the local
challenges and opportunities for home retrofit financing. The assessment characterizes
Yellowknife's housing stock and demographics, summarizes the current energy efficiency
landscape, reviews LIC financing models, and assesses contractor capacity. Data sources to
support this work included NRCan EnerGuide house files, Statistics Canada, Arctic Energy
Alliance reports, and other publicly available information. The landscape assessment report is
provided in Appendix C: Landscape Assessment.

3. Facilitated nearly 20 engagements with internal and external stakeholders over the project.
This included 5 meetings with the executive leadership team and internal staff from key
departments, a workshop with local subject matter experts, and 14 targeted interviews with
representatives from the federal and territory government, Arctic Energy Alliance (x3), NT
Territories & NU Construction Association, Housing NWT, NWT Association of Communities,
financial institutions (x2), Program administrator/service providers (x2), subject matter experts.
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. Gathered public input through an open house and online survey to understand homeowners’
energy use habits, what energy improvements they have undertaken, what barriers may prevent
homeowners from making energy improvements and possible ways that the city can help
homeowners undertake EE and RE improvements. The public open house was held in May 2022
and included new homeowners, people who are planning to buy a home, and long-term
residents looking to renovate their existing homes.

. Modelled estimated Program uptake and impact (energy and greenhouse gas emissions
reductions, Program costs) under three scenarios using Dunsky's proprietary financing model.

. Developed a detailed Program design and implementation plan.

7. Sought a legal review and opinion from Field Law (a local law firm in Yellowknife) on what is

possible for Yellowknife based on the Act. The review included interpretation of the Act, how it
compares to other jurisdictions with similar LIC/PACE enabling legislation (NS, ON and PEl), and
whether the program design complies with the Act.
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3.Summary of Study Findings

Understanding Yellowknife’s unique context, local home retrofit challenges and opportunities is an
important component of Program design. The subarctic context is unique and extreme compared to
other parts of Canada. What works in other places may not work in Yellowknife. We must understand
the local conditions, including extreme cold climate, remote location, very little daylight (4-6
hours/day) in the winter vs., 10-11 hours in the summer, high electricity costs compared to the rest of
Canada'®, almost half of Yellowknife residents are renters and the community is transient. See
Section 6.5.4 for more information.

This section summarizes Yellowknife's local considerations and the process to select a preferred
Program model.

3.1 Local Considerations

A previous financing feasibility study conducted in 2015, recommended that the City use a local
improvement charge (LIC) mechanism and offer long-term financing at fixed interest rates to
accelerate home energy retrofits. Our research, analysis and stakeholder engagement revealed
several key challenges that would hamper the implementation of a traditional LIC Program
administered and funded by the City of Yellowknife.

3.1.1 Challenges Associated With Program set-up, Implementation,
Participation, And Sustainability

Local challenges that could affect start-up, implementation, and long-term sustainability, include

local contractor capacity, the City’s administrative capacity, and funding sources. Table 3

summarizes these challenges followed by a brief description of each and recommended Program
design considerations.

Table 3: Key Barriers to Delivering a Home Energy Financing Program in Yellowknife

Do . Administrative .

ﬂghg Industry Capacity %ﬁ- Capacity Funding

e Energy Advisor and e Taxation department has e FCM funding covers up to
contractor capacity is highly experience and capability, 80% of eligible costs, but
limited but staff training needed 20% of project costs must

e New projects expected to e Planning and Development come from other sources
further constrain capacity Department has expertise e FCM funding is a competitive

e Local contractors are often with EnerGuide & code, but process
not familiar with new more staff is needed e Funding approval and
technologies and external e Difficulty attracting, contracting process take time
contractors are unfamiliar recruiting and retaining staff

with local building by law.

9 Dunsky Energy + Climate Advisors. 2022. Home Energy Finance Program Design Landscape Assessment.
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- Contractor capacity

NRCan-registered Energy Advisor (EA) capacity for existing homes is limited to
two EAs that can assess existing homes across the entire territory. This has
resulted in long wait times for home energy audits. Arctic Energy Alliance (AEA),
the only service organization offering EnerGuide assessments for existing homes
in NT, reports a 2-year waiting list.

1IMI

Yellowknife has a pool of reliable contractors; however, industry stakeholders report contractor
capacity is constrained. It will be difficult to attract contractors with the Program’s expected low
volume and to conduct small and often complex retrofits in existing homes. Local contractors are
typically focused on new construction and several large projects are coming (e.g., new recreational
centre, multi-family properties, lift station retrofits) that will further constrain contractor availability.

Industry stakeholders suggested that in many cases, local contractors typically install the
equipment that they are already familiar with. City staff identified potential risks associated with
bringing contractors from outside of Yellowknife due to their lack of familiarity with the local building
by-law and limiting jobs to local contractors. Homeowners also noted the need to have confidence
that systems were available and installed properly and clearly defined minimum installation
requirements. There is a need to build skills and capabilities with energy efficiency equipment to
ensure a capable, qualified workforce and protect consumers (i.e., ensure equipment is installed
correctly and savings will materialize).

Program Design Recommendation #1: The Program design should aim to increase homeowner
access to EAs and local contractors and ensure quality work.

Administrative capacity

| The City’s Taxation department has experience and capability to manage
traditional local improvement charges in Yellowknife (e.g., Northlands

LT\
’ ‘ community), however, that was for a larger infrastructure project. Applying a LIC
on private property requires further staff training to administer.

The City’s Planning and Development Department has expertise with the
EnerGuide Rating System (ERS)—a requirement under the building by-law for new construction and
major renovations, however, there is a need for increased staff capacity. The City, like many
organizations in the north, encounters difficulty in attracting, recruiting, and retaining staff members.

Program Design Recommendation #2: The Program delivery model should aim to alleviate the
administrative burden on City staff, lessen the risk of Program interruption due to staffing
limitations, and seek administrative support from third parties where appropriate.

Odunsky | buildings ® mobility ® industry ® energy 14



Funding

While FCM funding covers up to 80% of eligible costs, there are challenges in
funding the remaining 20%. Given the challenges facing Yellowknife as a northern
community, it may pose a valuable example for FCM support, however, FCM's
funding is not guaranteed, and funding approval and contracting can be a
lengthy process.

To ensure the long-term sustainability of Yellowknife's financing program, third-party capital
providers may offer greater flexibility and a shared interest in increasing participation. Therefore,
engagement with a potential third-party capital lender is key to exploring a financing model that
offers long-term sustainability, throughout the City's four-year program and beyond. Local lenders,
such as First Nations Bank of Canada and Scotiabank have expressed interest in exploring
opportunities with the City. Any partnership with local lenders should consider potential risks. For
example, lenders that have limited experience with home energy finance programs and/or
understanding of loan performance may not be willing to offer preferential terms. These challenges
can be mitigated with municipal support, consumer protections and credit enhancements like a LIC
to negotiate preferential rates and terms for homeowners. Additional details can be found in
Appendix D: Risks and Mitigation.

Program Design Recommendation #3: The Program delivery model should not rely entirely on
FCM funding and include options to ensure long-term Program sustainability.

Homeowner Barriers and Preferences

Homeowners' perspectives provided insight into Program design features that
would be attractive, reduce barriers and ensure a positive customer experience.
Three main findings emerged:

N}

Cost, in many cases, is the reason homeowners do not pursue upgrades. More than half of
survey respondents currently pay for home improvements through cash or savings and indicated the
need for financial support for energy retrofits through financing and rebates. Over 40% would
consider borrowing to fund upgrades and over 70% would consider making home energy
improvements as part of a City-sponsored borrowing program

(33% selecting yes and 48% selecting maybe). The top three features of a financing program that
would be most attractive, include:

e Low interest rate compared to private banks (almost 60%)
e Early repayment with no penalty (45%)
e Easy application process (45%)
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Figure 2: Finance Features Most Important to Yellowknife Homeowners™

Low interestrates
Can pay it off anytime without penalty
Easy application
Quick approval process
Ability to complete energy efficient and non-energy..
Long payback period that allows for smaller monthly..
Short payback period

Loan tied to my home, not me

The organization lending the money

No credit check required Il
% 10% 20% 30% 40% 50% 60%

Homeowners want simplicity and support. All homeowners agreed that the Program should be
simple, specifically noting their wish for an easy application and quick approval process.
Homeowners also indicated the need for support to find qualified contractors, schedule home
energy assessments, and understand upgrade costs and savings. Suggested solutions included a
web-based portal to make it easy to access all Programs and services, coordinating with AEA, and
providing a list of approved contractors. While some homeowners expressed a desire for flexibility,
others suggested that the Program focus on smaller, targeted retrofit packages with high impact
(e.g., building envelope, biomass systems). Homeowners also suggested allowing for phased
funding for multi-year projects, e.g., year one—building envelope, year two—heating system. This
would allow for better planning and address financial capacity constraints.

Opportunities exist to educate homeowners about deeper energy retrofits. About a third of
homeowners have installed energy-efficient appliances, lighting, windows and/or doors. Less than
20% have installed measures that offer the greatest energy and GHG impacts such as building
envelope measures (e.g., insulation, air sealing, windows), efficient space & water heating
equipment, and renewable systems.

Program Design Recommendation #4: A City-supported financing Program is of interest to
homeowners to help pay for energy improvements. The financing should include attractive
features like low interest, early repayment, easy application, and quick approval.

Program Design Recommendation #5: The Program should have a simple application process,
reduce the complexity of conducting energy improvements, and allow for multi-year funding.

Program Design Recommendation #6: The Program should raise awareness and educate
homeowners about the benefits of efficiency and renewable energy.

" Full description of cut-out text:

Bar #5: "Ability to complete energy efficient and non-energy-related renovations (like a kitchen remodel) with
the same loan”

Bar #6: "Long payback period that allows for smaller monthly payments.”
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3.2 Selecting a Preferred Model

Based on a detailed review of the local context and accounting for stakeholder input, a range of
financing models were assessed. The proposed model was selected to match the City's delivery
capacity and opportunities for local involvement to offer attractive financing for homeowners.

A City-led partnership with third-party lenders that leverages
the City’s LIC repayment mechanism to reduce risk and expand
access for homeowners.

Recommended
delivery model:

The recommended Program delivery model was selected based on five factors:

1. The City of Yellowknife CCEAP has set commitments to implement a Home Energy
Financing Program, including actions to reduce community GHG emissions and increase
renewable energy use.

2. The community has expressed a need for financial support to undertake home energy
upgrades. See section 3.1.1.

3. Enabling legislation. The legislative authority to establish a LIC Program that homeowners can
voluntarily access to conduct home energy retrofits was established under: Act to Amend the
Cities, Towns and Villages Act-Bill 18. See Appendix A: Regulatory Authority.

4. Third-party funding can help address administrative capacity constraints. National and local
financing products are available through Canada Greener Homes and local financial institutions.
Leveraging these existing financing products allow the City to fulfil its commitment to deliver a
home energy finance program, contribute to its community carbon reduction targets, and shift its
focus from being a “bank” to driving demand for, and enabling, home energy retrofits. Engaging
third-party lenders can expand the Program impact by leveraging additional capital beyond FCM
funding and possibly expanding the Program to include commercial building retrofits in the
future.

5. A turnkey service, including financing and other supports, offers multiple benefits.
Combining existing rebates with financing will increase homeowner access to all available
funding and enable them to achieve deeper energy and GHG savings. Using the City’'s LIC
mechanism could help to negotiate better financing terms from private lenders (e.g., lower
interest, early repayment, flexible underwriting, and longer terms). A turnkey service, including
eligible measures list, scheduling home energy assessments and contractor directories will help
homeowners to identify and complete quality upgrades. Finally, working with local financial
institutions and building local contractor capacity will direct economic benefits back into the
local community.
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Alternative Finance Models Considered but Not Recommended

Two Program models were assessed alongside the recommended model. These alternatives
offered some benefits but were not pursued due to a few key challenges or complexities in each.

Conventional City-led Local Improvement Charge Program. While the City has the authority
and system capabilities to implement a traditional LIC, wherein the City raises the capital and
underwrites its own lending, the City has limited administrative capacity to secure the capital and
underwrite the loans. Thus, the proposed partnership model with existing third-party lenders was
preferred as it allows the City to focus on the turnkey home energy upgrade process while
leveraging existing lenders experience and expertise to provide the capital and manage loans.

Bulk retrofit delivery model with Housing NWT. Housing NWT owns and operates 345
housing units in Yellowknife and has a goal to increase low-carbon space heating in 40% of its
buildings and increase the energy efficiency of its portfolio by 50%. A Program model was
considered under which the City would piggyback onto Housing NWT's planned public housing
efficiency and decarbonization retrofit projects. Combining private homes in the financing
Program with the Housing NWT retrofit pool would aim to create an economy of scale to attract
contractors and potentially lower costs, address capacity constraints and financial and non-
financial barriers.

Discussions revealed that there is a close alignment between Housing NWT and the City’s
objectives; however, most Housing NWT properties in Yellowknife are multifamily buildings.
Thus, the scale of implementation is very different, and the nature of the measures and projects
may not align with the City's target market. The government also tends to pay construction
premiums to achieve enhanced general conditions, which could result in higher costs for
homeowners. The GNWT and Housing NWT indicated that they would be most interested in
capacity building for contractors & education for homeowners.
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4.Program Design

The primary goals of the Program are to reduce energy use and GHG emissions and increase
accessibility of renewable energy systems in single-family homes. The Program offers an integrated
turnkey approach that includes private financing secured with a LIC, a website, an energy concierge
service, and a community engagement strategy. The Program is delivered in coordination with other
key players to help participants understand and navigate the financing and home energy retrofit
process and build industry capacity.

The primary goals of the HEF Program, include:

¢ Improve home efficiency, increase renewable energy use, and reduce GHG emissions
e Expand access to financing to complete home energy retrofits

e Support economic development

This Program is designed to develop and test the approaches, processes, systems, and resources
needed to deliver a City-supported finance program and how it can contribute to the City's CCEAP
goals.

4.1 Program Features

Key features of the proposed Program are based on findings from the desktop review, landscape
scan, analysis, and input from stakeholders & the City. The design aligns with the City's objectives
and addresses Program implementation and homeowner barriers described in Section 2. The
turnkey City-led Program is delivered in collaboration with a range of local partners (lenders, AEA,
contractors) and includes the following key features:

» Energy Concierge service to help homeowners conduct an energy assessment, select
appropriate measures, engage with contractors, and access the full range of other grants and
financing, including Canada Greener Homes, local financial institutions and AEA rebates.

* Applies a set of approved energy improvement measures list and contractor directory to
assist homeowners to select energy-saving and GHG emissions-reducing measures.

* Leverages third-party lenders so that the City does not have to play the role of a bank.
Homeowners in good standing will repay the lender directly.

e The City’s LIC repayment mechanism is used as a credit enhancement to negotiate better
interest rates and terms and/or expand homeowner access to financing. The LIC is applied only
in the case where a homeowner is significantly delinquent in their repayments, thereby reducing
lender risk while increasing access to attractive lending conditions.

Table 4 summarizes the recommendations to address local challenges identified in Section 3:
Summary of Study Findings.
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Table 4: Program Features to Address Local Challenges

Recommendation Program Design Features

1. Increase homeowner -
access to EAs and
local contractors and
ensure quality work

2. Seek support from .
third parties to
administer some or
all Program
components where
appropriate.

Odunsky | buildings ® mobility ® industry ® energy

Energy Concierge to guide homeowners through the Program
and along their home energy retrofit journey. Homeowners will be
guided through the application process for all incentive programs,
including Canada Greener Homes, local financing, and relevant
AEA Programs. The concierge will coordinate the Energy Advisor
who will conduct home energy assessments, and direct
homeowners to contractor directories.

A list of eligible measures that are locally available, cost-effective
and align with the City’s goals. Measures include insulation and air
sealing, biomass stove/furnace or boiler, and solar PV. Non-
energy measures required before efficiency and renewable
measures can be installed will also be eligible.

Assistance scheduling a home energy assessment — In the near-
term the City will schedule EA blitzes after a defined number of
homeowners have enrolled in the Program. EAs may be brought
in from outside Yellowknife (e.g., Yukon). Over the long-term,
Yellowknife will work to train local EAs.

Homeowners will be directed to AEA’s contractor directory to
find local vendors offering energy efficiency and renewable
energy products and services.

Coordinate with the GNWT and Northwest Territories &
Nunavut Construction Association to build local contractor
capacity and efficient/renewable equipment supply to:

e Engage people traditionally underrepresented in construction
industry (e.g., women, youth)

e Support and/or fund training & trade certifications

e Build & strengthen local wood pellet supply

e Influence relevant GNWT Energy Strategy actions

The City will fulfil most Program administrator activities to
start but could explore potential partners to deliver some or most
Program components. Third-party service providers could help
to alleviate administrative burden on City staff and lessen the risk

of Program interruption due to staffing limitations, particularly if
the Program experiences extensive participation.

20



Recommendation

Program Design Features

3. Do notrely entirely
on FCM funding and
consider long-term
Program
sustainability.

4. Help reduce costs of
home energy
improvements

5. Simplify the process
for homeowners

Program funding will come from the following sources:

FCM grant for Program administration and enabling activities

Third-party capital to finance projects. Third-party capital could
be either private or public funds, including Canada Greener
Homes zero-interest loan, local financial institutions (e.g., First
Nations Bank of Canada) or through third party administrators.

Advocate the GNWT to redirect carbon tax funding to support
home energy retrofits and Program activities

A LIC will be used to mitigate lender risk in exchange for
better loan terms. The LIC will only be registered on the property
to collect payments in the event of default.

The Program is intended to align and be stackable with other
financing and incentive programs to ensure homeowners obtain
maximum benefits at the lowest costs.

Financing terms include low-interest rates, broadly accessible
underwriting terms, no-penalty early repayment, and long
repayment periods that are aligned with the life of energy retrofit
equipment and benefits streams (15 years).

An online website will centralize all information, application
forms and processes for homeowners. This provides a single point
of contact for homeowners, including but not limited to Program
eligibility and processes, application forms, home energy
assessment schedules, contractor directories, financing terms &
conditions, and information and links to other financing and
incentive programs. The portal will start as a simple website like
the Region of Durham’s Greener Homes Program.

Over the long-term, the City could explore an advanced
platform. This will require scale (e.g., territory-wide) and
collaboration, support, and funding from the GNWT. An example
of this is Yukon's Good Energy Rebates platform which has
automated the process end-to-end. Yellowknife's Program could
be one of many initiatives available on the platform.
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Recommendation Program Design Features

6. Raise awareness and A community engagement strategy to raise awareness of the
educate the benefit of efficiency and direct residents to the online portal, incl.:

community

Identify, segment and target audiences likely to participate
Develop high-level goals and messages

Offer a mix of in-person, traditional and digital marketing, and
engagement tactics

Support the entire participant journey from initial Program
awareness through to post-participation

Engage key Program partners (AEA, GNWT. NT Association of
Communities) to ensure public messaging aligns. Generally,
citizens should be directed to the online portal; however, potential
participants may seek information from multiple sources. All
Program partners and their front-line staff should have clarity on
the available resources and key messaging to ensure consistency.

4.2 Program Theory Logic Model

A Program theory logic model provides a visual representation of the Program and the links
between community barriers, activities and expected outcomes, see Figure 3 for a high-level
overview and Appendix B: Program Theory Logic Model for a detailed version.
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Figure 3. High-level overview of HEF Program theory logic model

Program Purpose

The Home Energy Financing Program aims
to expand homeowner access to financing
with preferred rates and terms to improve
home efficiency, increase renewable
energy use, and reduce GHG emissions,
while supporting economic development.

Program Inputs

* FCM funding contribution

e City funding & resources

e Financial institutions capital & resources to
underwrite and service loans

* Program partners to support enabling strategies
(e.g., access to rebates, increase equipment
availability & local contractor capacity)

v

Barriers the Program Aims to Overcome

® Lack of awareness/information

® Program & project complexity

* High Costs of Energy Efficiency &
Renewable Energy projects

eLong-term sustainable funding

e ack of contractor capacity, skills &
knowledge

e Limited administrative capacity

Program Activities to Address Barriers

® Engagement strategy and program website

e Turn-key service:, incl. an energy concierge, home
energy assessment support, & contractor
directories

® Third party financing secured by an LIC and link to
available rebates

* Coordinate with key players to build local supply
of biomass equipment, support local capacity
building and skills development.

v

Program Outcomes

costs.

home energy retrofits.

* Short Term: Homeowners discover program, receive support to have an EnerGuide assessment, are
empowered to undertake home energy retrofits, receive preferred financing to cover 100% of project

® Medium Term: Local EAs and contractors grow, the program demonstrates system, delivery and
scalability, lending partners see value in the program and other policies are introduced to increase

* Long Term: Demand for retrofits increases, more homes are retrofitted, the energy efficiency
economy grows and the program contributes to CCEAP goals.
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4.3 Program Offer

The Program consists of third-party financing secured by a LIC, and turnkey services, including an

energy concierge, support to schedule home energy assessments, a suite of eligible cost-effective

measures, and contractor directory. The Program is designed to create demand for home energy
retrofits and address barriers to undertaking home energy upgrades.

This section describes the financing terms and conditions, the role of LICs and enabling strategies.

Program eligibility is discussed in section 4.4.

4.3.1 Financing Terms and Conditions

The financing offer uses a third-party lender to provide capital and manage loans secured by a
LIC. Specifically:

e Eligible participants can receive a LIC-secured loan to cover 100% of the cost of eligible home
retrofits from a third-party lender.

e Athird-party lender underwrites the loan, provides capital, and services the loan.
e Participants repay the lender directly.

e The LICis used as a credit enhancement to mitigate lender risk and allow the City to negotiate
better lending terms and/or expand access for homeowners. The LIC is only leveraged in the

event of delinquency to recoup costs on behalf of the lender. Lenders must demonstrate that all

reasonable actions have been taken to recoup costs before the LIC is activated.

¢ Yellowknife will register the LIC on the property when the project is complete, and the loan is
disbursed. Once the loan is fully repaid, the LIC is removed.

Table 5 details the Program terms and conditions recommendations for Program participation. Note
that the terms and conditions must be negotiated with a partner lender(s) and are subject to change.

These are provided as a starting point for discussions.

Table 5: Financing Offer Terms and Conditions

Terms and General Terms
Conditions
Loan amount e Participants must borrow a minimum of $10,000. Maximum loan values will

depend on the homeowner's income, and total debt service ratio to be
negotiated with the lender.

* Loans cover 100% of eligible retrofit costs

e Non-energy improvements are subject to a cap of 30% of the total cost of
retrofit cost (see Section 4.4.3)

12 HEFP Financing terms will depend on terms offered by the capital providers and third-party lenders, and
thus the terms will likely be adjusted for the Program launch.
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Terms and

General Terms

Conditions
Lending Terms for loans are 10-15 years depending on the loan size and
period homeowner preferences

Interest rates

Underwriting
criteria

Processing fee

Time to
complete work

Payment
method and
frequency

Early

payments

Advanced
payments

External
rebates

Terms should not exceed the estimated useful life of eligible measures

Targeted interest rates to be determined based on FCM and other third-
party capital providers’ terms. The City should aim for below-market rates
to be attractive and provide benefits for homeowners.

Borrower's Total Debt Service Ratio (TDSR) shall not exceed 45% (see text
box)

2 years property tax history and account in good standing

No ($0) unpaid collection accounts, judgments

Lenders may apply their underwriting criteria

A processing fee per application will be 3% of the total loan amount, up to
$450'

The fee can be included in the loan

Participants have 24 months to complete projects with contractors of their
choice. Extensions may be granted upon request.

The lender could pay contractors directly

Homeowners will repay the loan directly to the lender monthly

Payments greater than the scheduled amount due will be automatically
applied to the principle.

There will be no penalty for early repayment (to be negotiated with lenders)
Up to 50% of the estimated project cost can be advanced to the homeowner

and/or contractors. Advancements can be used to cover costs associated
with EnerGuide evaluations, building permits and upfront contractor costs.

AEA, Federal and other rebates available for EnerGuide assessments and
eligible measures go directly to the participant.

Participants will be encouraged to apply rebates to the loan principle but
there is no requirement to do so.

13$450 is consistent with charges to administer programs in other jurisdictions. City of Toronto includes an
administrative charge of 2% of loan value (average loan is approximately $22,000). Clean Foundation in NS
charges a $450 administration fee ($150 for initial registration, $200 to review quotes/project plans, $100 for

closing file).
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Terms and General Terms
Conditions

Loan transfer e The LIC security is not transferrable. The loan must be paid in full if the
property transfers ownership.

Program Re- e As participants repay their initial loan, they can re-enter the Program to do

entry more. This is on condition that the lender allows them to extend their loan,
they meet all the criteria above and they stay under the maximum Program
loan amount.

Borrower’s Total Debt Service Ratio (TDSR)

TDSR is the percentage of monthly household income that covers housing costs and any other
debts (principle + interest, taxes, heat, and other debt obligations).

e Alower TDSR means a borrower has more income than debt and is thus better able to pay
their debts and still have money left over for other things (e.g., utility bills, savings,
entertainment). And they are more likely to be able to absorb more debt in the future.

e Ahigher TDSR means borrowers’ debts make up a significant amount of their income, making
them less likely to have money for other expenses or the ability to take on more debt. An
important consideration in assessing TDS will be the types of debt each borrower carries (e.g.,
a high-interest debt like credit cards, and lower-interest lines of credit).

A healthy TDSR is generally below 45%. For example, CMHC has a TDSR limit of 44%.

The City is encouraged to discuss with potential lenders to consider energy savings when
calculating the heating and utility costs portion of the TDSR. The City can leverage
EnerGuide assessment results and/or deemed savings for select measures to provide this
information to Lender.

4.3.2 Role of the LIC to Reduce Lender Risk

The LIC or special assessment is a form of security to mitigate lender risk. In exchange, the City will
negotiate better loan terms (e.g., lower interest rates or extended terms) and/or expanded access
(e.g., to those who have a high TDSR, or poor credit).

The LIC will be registered on the property when the project is complete, approved, and the full loan
amount has been disbursed. The lender collects repayment directly from the homeowner—not via
the property tax bill.

The LIC can be used to collect loan payments if delinquencies occur. The partner lender(s) must
demonstrate that all reasonable efforts have been made to get a homeowner up to date on loan
payments before the LIC is used. A commentary report on PACE Program delinquency rates shows
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strong performance with low delinquency rates of around 2% to 4% at the peak (typically in the first
few instalments) and declining to less than 1% within 12 months.™

If a homeowner is delinquent for a substantial period (recommend 180 days minimum, to be
determined in collaboration with the lender) the City would send a letter informing the homeowner
and the potential consequences of not paying to give a further 30 days to settle outstanding
payments. If payments remain in arrears, the total remaining loan amount is secured as municipal
debt and the LIC repayment on the property tax would be engaged. The homeowner will start to
receive outstanding payments on the property tax bills.

Once the loan is repaid in full. The LIC registration will be removed from the property.

4.3.3 Enabling Strategies

Financing alone does not drive demand. To be successful, financing must be combined with
enabling strategies to help homeowners find qualified service providers, identify priority upgrades,
support their retrofit journey, and navigate all funding programs and services. The turnkey model
includes the following strategies:

e Energy Concierge. To address homeowner complexity and uncertainty, an energy concierge
will be available to Program participants. The energy concierge is a free service that helps to
improve the homeowner experience by supporting homeowners through all stages of the home
renovation journey. The energy concierge provides hands-on support to help homeowners
overcome known barriers to making home energy improvements (e.g., scheduling a home
energy assessment, prioritizing energy efficiency measures, navigating the home improvement
process, and accessing all available financing and incentive programs). The energy concierge
service is delivered through the City and is available by phone or email to answer questions at all
stages of a homeowner’s energy improvement project.

e One-stop window. To simplify the process and reduce complexity for homeowners, the City will
develop a program-specific website that will act as a hub for information on the benefits of
energy efficiency and financing, access to all application forms, contact information, and links to
the Energy Concierge, AEA’s contractor directory, and other programs and services. The City
should coordinate with partners like GNWT, AEA and Canada Greener Homes to streamline
processes and access to financing and other incentive programs.

e Support to schedule a home energy assessment. To address the backlog and ensure timely
access to pre- and post-energy assessments, the City will coordinate home energy assessments
on behalf of homeowners. Once there are enough homes enrolled in the Program (e.g., 10), the
City will coordinate an EA blitz. In the near-term, we expect that this may require bringing in
external expertise (e.g., NRCan registered EA from Yukon) to conduct home energy assessments
on enrolled homes over a 1-2-week period. Once work is complete, the City will conduct a
second blitz to complete the post-assessments and verify savings. AEA successfully piloted
something similar with NRCan in mid-2022.

4 Mezzanotte, C., Wellamann, C., Gutierrez, L. 2018. Residential PACE Delinquency Trends. DBRS Inc.
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The City will cover all costs (e.g., travel, accommodations, meals, incidentals). The City should
coordinate with AEA as the local NRCan licensed service provider, in which all EnerGuide house
files must be submitted. And there may be opportunities for cost-sharing if AEA wants to do
something similar territory-wide.

» Contractor directories. To address homeowner challenges with finding qualified contractors,
the City will direct homeowners to AEA’s NWT vendor directory.”™ Homeowners will not be
required to use these contractors to participate in the Program, but this is a resource to find local
contractors that provide energy-efficient or renewable energy products and/or services.

The City will not guarantee work or negotiate costs, as this relationship ultimately remains
between the homeowner and the contractor. However, the Program is expected to have multiple
benefits:

e Generate homeowner demand to attract contractors
e Help homeowners find qualified contractors that can complete the work
e Build local capacity and experience with energy-efficient and renewable energy technologies

and practices.

e Build Capacity. To ensure long-term sustainability, meet increasing demand and develop local
skills and capabilities, the City will advocate for, support and/or fund training and certifications
for local Registered Energy Advisors and skilled trades. Yellowknife should collaborate with key
partners, including the GNWT, NT & NU Construction Association (NNCA) and the Northwest
Territories Association of Communities to develop capacity-building actions.

4.4 Program Eligibility

This section outlines general eligibility, home energy assessment requirements and measures
eligibility. The eligibility requirements are aligned with other municipal-supported financing
programs, complementary incentive programs, FCM funding requirements and the City’s goals.

4.4.1 Participant Eligibility
Participants must meet the following criteria:
e The dwelling must be in the city of Yellowknife

e The dwelling must be a Part 9 building as defined in the building code; a low-rise residential
property (e.g., detached, semi-detached, row/town house) three storeys or less on a permanent
foundation with a space heating system and all windows and doors in place to be eligible for an
EnerGuide assessment.’

5 AEA maintains a list of participating NWT vendors on their website by the community. Accessed at:
https://aea.nt.ca/participating-nwt-vendors/#
' Natural Resources Canada. EnerGuide enerqy efficiency home evaluations.
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e The applicant must be the owner of the dwelling in which energy improvements are made.
Owner occupants and landlords are eligible. Note: A large portion of Yellowknife’s housing stock
are rental properties, thus allowing for tenant-occupied properties will increase the number of
eligible homes."

e The HEF Program is for existing dwellings only; new construction projects are not eligible.
Program

e The dwelling’s municipal property tax bill account must be in good standing.

e Applicants must provide information on income and debt (e.g., mortgage principle + interest,
taxes, heat, and other debt obligations minus expected energy savings) to support the Program’s
underwriting assessment. This information is used to assess the maximum a property owner
could be eligible for, which will help inform what upgrades they can pursue after they get their
EnerGuide assessment. The applicant must meet the underwriting criteria listed in Section 4.3.1
Financing Terms and Conditions and any other criteria determined by the lender. This is to
ensure property owners can pay, and that debt is manageable. There is no minimum or
maximum income level requirement.

e The City must pre-approve the application before any work is started.

e Upgrades must be made to the recommended levels (e.g., equipment performance standards,
envelope upgrade levels, etc.) outlined in the EnerGuide Assessment and meet or exceed the
City's Building By-law. Applicants must complete at least one recommended upgrade of their
choosing but are not required to complete all the recommended upgrades.

4.4.2 EnerGuide Assessments

A pre- and post-evaluation conducted by an NRCan-Registered Energy Advisor is required for each
project. This is an FCM requirement that EnerGuide assessments be conducted as a condition of
funding, and City staff felt that it was important to have an EnerGuide assessment for each project to
verify the measures installed and savings achieved. EnerGuide is a nationally recognized rating
system managed by the federal government and is a requirement under the City’s building code for
major renovations.

Evaluation fees are an eligible expense to be covered by the loan and recouped through incentive
programs. EnerGuide evaluations during the first four-year period will be conducted in blitzes
organized by the City. Over time, the City will support and invest in training and registering local EAs
to complete assessments for eligible applicants.

V7 Rental properties are not eligible for Canada Greener Homes Program. Yellowknife should consult with
CMHC about the high number of rental properties in the subarctic to advocate for change and expanding
eligibility to this group.
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Guided virtual audits may be a possible solution to alleviate the Energy Advisor bottleneck

Only two NRCan-registered Energy Advisors are serving existing homes in Northwest Territories
leading to long wait times for home energy evaluations (up to 24 months). Guided virtual audits
have become more common because of the pandemic and they offer other potential benefits;
including real-time expert advice from a distance, enhanced customer involvement, more flexibility
to serve the North, on-demand capability, and lower delivery costs. Further discussions with

NRCan and FCM would be needed to determine whether virtual audits could be an acceptable
alternative and/or near-term solution to address backlogs.

The Alberta Ecotrust Foundation recently announced a pilot project to conduct digital home
energy labelling in Edmonton and Calgary and the U.S. Building Performance Institute has also
published guidelines for remote audits. '8

4.4.3 Measure Eligibility

Eligible measures were selected based on Yellowknife's housing stock characteristics, local context
and technology availability, energy and GHG reduction opportunities and guiding principles.
Measures will focus on building envelope (insulation and air sealing), biomass heating and solar
photovoltaic systems (solar PV). A list of eligible measures is provided in Table 6.

It is estimated that 20% of non-industrial heating needs in the NWT are met by biomass such as cord
wood or pellets.?® The use of biomass as an energy source also has historical and cultural
importance in the community. The GNWT's 2030 Energy Strategy aims to increase the share of
renewable energy used for community heat to 40% by 2030 focusing on biomass-based

heating systems.?’ This includes the expansion of a wood-pellet supply chain to include local
production, supporting the early adoption of wood-pellet boilers in communities, providing
incentives to switch to wood fuel for heat, and leveraging & continue support to existing programs.
In alignment with the Territory’s goals and the cultural importance of biomass in the community,
biomass-based heating systems are included as eligible Program measures.

8Alberta Ecotrust Foundation. 2021. Calgary and Edmonton Homes to get Digital Home Energy Labels.

% Building Performance Institute. Guidelines for Remote Audits Available.

20 Government of Northwest Territories. 2018. 2030 Energy Strategy - A Path to More Affordable, Secure and
Sustainable Energy in the Northwest Territories.
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Table 6: List of eligible measures* +

o Non-Energy
Energy Efficiency % Renewable Energy Vo Improvements
(up to 30% of loan)?’

Measures needed before

e Insulation e Solar PV panels & b o
, eligible energy efficiency

e Airsealin inverters

9 and renewable energy
* Biomass-based heating ' measures can be installed.

systems, including Could include health &
stoves, furnaces, and safety measures (e.g.
boilers

electrical wiring, service
upgrades & fuel tank
removal).

* The final measure list may be revised by the City based on equipment availability, homeowner interest, as
new technologies emerge, or to meet other City priorities. Other measures could include but are not limited
to, efficient water heaters, heat pumps, LED lighting & controls, HVAC & controls, and Energy Star® appliances.
1 To meet the City’s GHG abatement goals, fossil-based (heating oil, propane) equipment such as furnaces,
boilers, water heaters and appliances are not included as eligible measures in this Program.

Non-energy improvements: Non-energy improvements can be valuable or even essential for
homeowners to pursue energy retrofits. Applicants who choose to pursue non-energy
improvements should discuss with the Energy Concierge to clarify whether these measures will
reduce total utility bill savings potential. Dunsky recommends not overly defining or limiting non-
energy improvement measures. This helps provide maximum flexibility to the homeowner, increase
Program attractiveness, and minimize the risk of precluding participants. Each home is unique with
different needs; thus, we recommend having the homeowner use the non-energy improvement
portion of the loan for any items that fall within the allowable FCM categories listed in the
Community Efficiency Financing Application Guide.?'

4.5 Ensuring Long-term Sustainability of Program

An evaluation period is expected to occur at the end of the four-year Program. It is recommended
that the Program continue while the pilot evaluation is performed due to the cost and complexity of
setting up a new financing initiative and the high levels of commitment required from all
stakeholders. Moreover, this will minimize market confusion.

Current projections estimate 40-220 participants will go through the Program during the four-year
period; however, this demand for financing is not solely driven by financing and rather by the overall
energy efficiency ecosystem. Various internal factors (e.g., favourable interest rates, effective delivery

21'In alignment with FCM CEF categories of qualifying non-energy improvements and 30% cost cap based on
total retrofit cost. See: Federation of Canadian of Municipalities. Community Efficiency Financing - Application
Guide. pp. 10.
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of enabling strategies) or external (e.g., available rebates, building retrofits code, carbon pricing,
fossil-fuel equipment bans) contribute to homeowner interest and Program uptake.

The City should recognize that financing will not drive demand for retrofits—it supports retrofits when
homeowners are ready to act. While the Program is designed to work with and complement the
overall energy efficiency ecosystem, the City must continue efforts that promote energy efficiency
and renewable energy. During the Program, the City should consider the following:

1. Engage third-party support to administer the Program. While third-party administrators exist
(e.g., AEA, PACE Atlantic, Summerhill, among others) and can fulfil the administrative role from
Program launch, the modest Program participation under the low scenario may not be attractive.
The four-year Program will allow the City to clarify administrative needs and actual volume before
entering a contract with a third party. During the Program, the City should explore the transition
of specific roles and activities to a third party. Early engagement with potential partners to define
capabilities and negotiate contracts will ensure a smooth transition. Having a third party
administer some or all the Program components could help reduce risks associated with
administrative costs and resourcing.

2. Negotiate better lending terms. The Program is designed to help homeowners leverage other
financing (e.g., Canada Greener Homes Zero Interest Loan and local third-party loans). And the
LIC is intended to mitigate private lender risk in exchange for better rates and terms. However,
private lenders may not be willing to offer significant changes until loan performance is
demonstrated. During the first four years, the City should monitor the loan performance (e.g.,
size of loans, delinquency rate, early repayments) to demonstrate risk is minimal and to negotiate
better rates and terms over time.

3. Streamline the process. As community interest in energy efficiency and renewable energy
increases, it will be important to simplify homeowner access to educational & financial resources
and help them to navigate multiple programs, eligibility criteria and processes. The City could
explore and coordinate with key stakeholders like the GNWT, AEA and solution providers (e.g.,
EnergyX, Lightspark, Simptek) the feasibility of creating a shared one-stop-shop online platform
that centralizes resources, and simplifies, automates, and aligns Program processes.

4. Continue to build local capacity. In the near term, the City will likely need to rely on external
resources (i.e., EAs and contractors outside Yellowknife) to ensure timely home energy
assessments and upgrades. The City is expected to explore partnerships with the GNWT and
NNCA to support and/or fund training, skills development, and certifications to build local
capacity. The Program can provide an opportunity to test approaches and identify actions to
continue to build local capacity.
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5.Program set-up

5.1 Timeline

The Program is estimated to begin in Q1 2025 and run for four years??. An illustrative project
timeline from stakeholder engagement to Program launch is shown in Figure 4. However, the
Program launch timing will depend on the timeline for Council to approve the Program design, the
City of Yellowknife and the partners’ timeline to submit the FCM application, mobilize the funds and
commitments, complete FCM’s review of their application and ultimate approval, and solicit
expertise to administer the Program and contract with all project partners.

Figure 4: lllustrative Project Timeline

2021 2022 2023 2024 2025
Q4 Q1 Q2 Q3 Q4 Q1 Q2 a3 Q2 Qs Q4 Q1
Council rcle:\fi:gl/v
Landscape assessment, stakeholder engagement and final approval, 3 rovz;\I Program Program
Program design and implementation plan. apply for psnd setup | launch

Steps can be taken while awaiting

FCM approval:

e Continue stakeholder
engagement to test and refine
the Program offers

e Consult with legal/procurement

e Develop enabling strategies,
incl., website, Energy
Concierge, capacity building

e Coordinate with internal and
external partners (AEA, GNWT)
and develop processes,
agreements/forms

e Confirm funding from third-
party lenders

FCM grant .
contracting

Before the Program launch, several activities must be completed. We provide a high-level overview

of important set-up activities in the following sections.

22 The Program was expected to start in 2024, however, due to municipal operational delays and extreme
weather events, the design could not be finalized until Q1 2024. This pushed out the start date to Q1 2025.
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5.2 Council Commitment and Assign Administrative Structure
Necessary approvals, funding, and resources are needed to operationalize the Program, including:
1. Secure City Council approval of Program design and funding commitment

2. Council approval for this design is required to proceed with Program implementation. This
should include a request for City funding contribution required for the FCM grant funding
application. Yellowknife could apply for one of two funding streams:

* A pilot grant to cover up to 50% of eligible costs to a maximum of $500,000

e Capital grant and credit enhancement. A grant up to $5M (up to 50% of eligible project costs
and not to exceed total start up and operating costs) and a credit enhancement of up to $2M.

3. Yellowknife must commit and/or identify the remaining funds required. FCM funding is a
competitive process; it is not guaranteed. To increase the chances of success, FCM requires
applicants to demonstrate that this initiative is a priority and that it aligns with existing plans,
provide evidence of consultation with the territorial government, provide a budget and work
plan, and identify all sources of funding. The City should also consider a contingency plan if FCM
funding is not approved.

4. A dedicated resource is needed to lead and coordinate activities, including the FCM funding
application, coordinating/managing Program partners, and Program set-up, delivery, and
evaluation. The City of Yellowknife will lead the FCM application process. Potential Program
partners (e.g., GNWT, local lenders, AEA, NNCA) should support the application, with letters of
commitment or support, financial commitments, and other details as required or applicable.

5. While awaiting FCM approval, additional activities can be undertaken to ensure that the Program
is prepared to launch when funding is received. Activities include:

e Coordinate with project partners (e.g., Financial Institution[s], NRCan, AEA, Contractors,
NNCA, Northwest Territories Association of Communities) to confirm partners’ roles and
responsibilities in collaboration with all parties and develop formal agreements as required.

e Coordinate with relevant departments (e.g., Planning and Development, Billing and Taxation,
Legal) to obtain legal counsel, financial advice and input for planned activities,
agreements/contracts and to internal processes.

» Draft requests for proposals for anticipated services (e.g., financial institutions, software
providers/website developers, third-party Program administrators, etc.).

» Develop job descriptions and departments responsible for Program staff (e.g., Program
Manager/Energy Concierge)

e Alternate Program funding or design considerations if FCM funding is not granted.
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5.3 Legal and Regulatory Review

A legal review was undertaken by Field Law, a local law firm in Yellowknife to confirm that the
current design complies with the Act. It is the view of Field Law that “the Act allows for the Program
to be implemented as it is currently designed and intended.” Dunsky summarizes the outcome of
the legal review below. The full legal review is in Appendix E.

e The program design, including eligibility criteria, proposed measures, processes and use of LIC
are acceptable under the Act.

e The program design describes administration, including forms that must be developed (e.g.,
funding agreement between the City, property owner(s) and lender) specifying all terms and
conditions. The funding agreement will include at minimum all requirements outlined in the Act
(See Section 5.6 and Appendix A).

» The City can use a financial institution to finance eligible projects in the program and costs can
be recovered through a partner financial institution.

e The City has discretion to use an LIC as a backstop in the event of default. In the case of default,
the City can register the LIC on the property as security. There is precedent in other jurisdictions
(PEI).

5.4 Financial/Procurement Review

A legal, financial and/or procurement expert review should also be considered for the following:

e Procurement with Program partners. The City will be entering into agreements with local
financial institutions, Energy Advisors, and potentially
third-party administrators. City staff should seek
counsel and establish a process to select and

contract with partners, and structure of agreements
(e.g., terms and conditions, roles and responsibilities,
expectations, and quality assurance).

Lenders. The City should start with a request for
information to solicit feedback from lenders. This
will identify interest, experience, and
qualifications, and potential offering (e.g., loan
products, interest rates, terms, underwriting
guidelines, using the LIC as security to share risk
and expand homeowner access to financing).
Based on responses, the City could move into
deeper negotiations with a preferred candidate(s)
to develop a Program agreement detailing all
terms and conditions for loan products and the
LIC, workflows, processes and roles and
responsibilities.
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Loan terms and interest rates

Yellowknife will need to ensure that
the loan terms and interest rates
outlined in this design are appropriate
for its internal parameters and what
lenders are able to provide. Loan
terms should allow for manageable
payments for homeowners and should
not exceed the average estimated
useful life of eligible measures.
Preferably, interest rates will be below
market rates given the loans are
secured with a LIC. Recommendations
have been made herein (see Section
4.3.1) based on experience in other
jurisdictions, but Yellowknife will need
to consult with internal and external
experts and Program partners.
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* Energy Advisors. The City should work with AEA, GNWT and NRCan to determine the best
approach to conducting EA blitzes, sharing data, and reporting EnergGuide house files. This
will include contracting with external EAs and setting terms and conditions, data sharing and
reporting requirements between the City, AEA and NRCan, and potential cost sharing.

* Financial accounting and reporting requirements. City of Yellowknife and financial institutions
will need to assess financial accounting processes required for each organization and the
external reporting required to ensure alignment on capital flow reporting (including loan
disbursement and repayment). The City will also need to understand and adhere to FCM
reporting requirements as a condition of grant funding.

5.5 Develop Required Processes and Infrastructure

The following infrastructure is needed to effectively set up and deliver the Program:

General (all partners)

» Secure customer database (forms, file storage, update capability, tracking capability, reporting).
» Secure file transfer process & infrastructure to and from relevant partners

Website

e Website-related processes & infrastructure (e.g., allow participants to upload files from the
website, server, etc.)

*  Website content (processes, loan terms, loan repayment, impact in case of non-payment, etc.)
Program Administration

* Program capital processes & infrastructure to apply for and receive funding from FCM and other
sources and tracking/reporting capabilities.

e Procure and manage contracted services (e.g., lenders, external EAs, AEA/NRCan).

¢ Collaborate with key partners, and track activities and outcomes. For example, the City will need
to engage AEA and NRCan to organize EA blitzes in the near-term and support training local EAs
in the long-term and streamline financing and rebates. The City should collaborate with GNWT
and NNCA about building wood/pellet supply to meet demand and to support and/or fund
training and certifications to build local contractor capacity. Lastly, the City should keep the NT
Association of Communities informed to advocate and promote the Program.

e Develop processes & infrastructure for the following:

e Review and manage Program applications that will be needed to support Program
administration and evaluation. The City may have a customer relations management system
but should also consider how to securely capture, store, and track key information (e.g.,
applications and customer information, approved and actual project costs, projects financed,
rebates received, Program agreements, project status, supporting documentation, etc.).

e Setup for loan approval, communicating with Program partners, and processes for collecting
explicit homeowner permissions, including:
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e Approve loans, collect, and share data, and notify homeowner and Program partners
(e.g., lenders, AEA, EAs)

e Access other Program rebates on behalf of eligible homeowners
e Notify lender to disburse funds (advances, partial and full loan disbursements)
e To recoup costs through the LIC in the event of delinquencies or default
Lenders/Financial Institutions
e Lender staff roles & responsibilities, Program process flow

e Efficient process and timeline to underwrite, approve, and determine scheduled payments for
homeowners (incorporating amount borrowed, interest rate, and term) and communicate
information to the City and participants.

e Process & infrastructure for the following:
* Disburse loans to homeowners or contractors upon approval from City
e Service loans and collect repayment
e Address delinquencies, partial payments, or defaults

Contractors

e Processes to upload relevant documents (for initial quotes and after work is completed)

5.6 Develop Required Forms
The following forms must be developed for this Program:

* Service and privacy agreement: A form that would be signed off by each party (e.g., City of
Yellowknife, financial institutions) outlining all Program terms and conditions, roles and
responsibilities, and ability to share customer information and data. This agreement will enable
the lender to enter into loan agreements with Program participants, without having to re-enter
agreements with the other parties for each individual application.

* Pre-qualification form: This should be a simple one-page document to confirm applicant
eligibility and authorization to verify TDSR, conduct a soft-credit check (does not affect
homeowners' credit), property tax bill payments and history (for TDSR calculation and ensure
taxes are in good standing). The following should be collected.

e Applicant details (name, address, contact information)

e Age of home

e  Type of home (single family detached, attached, duplex, row/townhome)
e Home heating type

e Proof of home ownership

e Confirmation of whether the home is owner-occupied or rented
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e Confirmation of whether the project includes building a secondary suite

e Type of work homeowner is interested in

e Income statements, heating costs and other debt obligations

e Authorization to share data with the financial institution(s) and conduct a soft credit check.

* Pre-qualification notice to proceed: Includes a Program reference number, information on
Program terms, prequalified funding amount, and next steps (e.g., City to schedule a home
energy assessment, information on approved contractors).

e Funding Request Form: A work plan including a list of planned improvements, a copy of the
homeowner's EnerGuide Report, estimated costs based on contractors quotes, and any payment
details as required. Applicants will also indicate whether they will exercise the option of receiving
an initial disbursement of funds prior to completing their project to pay for materials or secure a
contractor (i.e., security deposit), and what percentage of the total they require, based on
contractors quotes. Up to 50% of the total estimated funding amount is available after signing
the Program Agreement and before completing the project.

e Authorization to apply for other rebate programs: If a homeowner wishes to receive rebates
offered through other programs, they could indicate their authorization on the Funding Request
Form such that the City could submit the application on their behalf.

* Project completion form: This form details the list of actual improvements, final costs,
contractor invoices, and final EnerGuide label & report.

¢ Funding agreement: The Funding Agreement is between the City, property owner(s) and
lender specifying all terms and conditions. The agreement should include at a minimum:

¢ The homeowner's contact information (name, phone, email)

e The property information (address, assessment roll number)

¢ The estimated cost and lifetime of the work

e The description of the project (with a list of measures)

e Process fees and interest rates

e Paymentterms and schedule

e Conditions for full repayment of the remaining balance (without penalty)

e Amount of loan advanced, how interest rates are calculated on the advance vs rest of the loan

e Notification that a LIC will be registered on the property upon final loan disbursements;
delinquent payment, partial payments, and default processes and risks (lien)

e The way a cost overrun, or underrun, is to be dealt with if the actual cost of work differs from
the estimated cost of the work.

e Delays allowed for work completion and process if work is not completed within delay
(extension, recollection)

e Process in the event the property is sold prior to the loan being fully repaid
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e Forrental property owners, a signed statement of declaration that they will not renovict
tenants after work is complete.

*  Work Completion Form: This form details the list of actual improvements, final costs and
supporting documentation, including contractor invoices, and final EnerGuide rating.

e Loan Schedule: The Lender will create a loan schedule to calculate the amount of each
reoccurring payment based on the approved funding request and LIC terms and conditions.

5.7 Risk Management

Financing Programs can have potential implementation risks, which must be identified to develop
appropriate mitigation strategies. Mitigation strategies have been incorporated into the Program
design. These are expected to be further fleshed out with Program partners and as part of operating
contracts as the Program proceeds from launch to implementation. Appendix D: Risks and
Mitigation outlines potential risks associated with LIC and third-party financing, and financing
programs more broadly.

é6.Program Delivery

The HEF Program will be delivered via collaboration among key partners, each playing a critical role
in the process to engage with homeowners, assessing the energy improvement opportunities,
approving financing, delivering funds, conducting the work, and collecting repayments. The
homeowner lies at the centre of the process, and a detailed customer journey is provided in this
chapter to demonstrate the various steps and the role of each Program partner along the way. The
key partners delivering the Program includes the City, lenders, and service providers.
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6.1 Customer Journey

The customer journey, along with the roles of homeowners, Yellowknife, local lenders and FCM are outlined in Figure 5.

Figure 5. Customer journey stages and key actor interactions
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6.2 Flow of Funds

Figure 6 details how capital could flow between actors. This would need to be confirmed as part of
the Program set-up and in collaboration with all parties and the contracted third-party Program
administrators once selected.

Figure 6. Potential capital flow and actors
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6.3 Program Process Flow

This section details the Program customer journey and main activities.

Stage 1: Discovery

The discovery phase focuses on informing eligible homeowners about the Program and
encouraging them to visit the website and/or engage other supports (e.g., Energy Concierge) to
learn more.

The discovery phase is supported by a community engagement strategy (see section 6.5) designed
to target and mobilize key industry and community groups and high-priority homeowners. While all
eligible homeowners can and will be encouraged to participate, the market strategy aims to focus
on the largest segment of eligible homes, homeowners that are most likely to participate, and/or
housing archetypes that offer significant GHG reduction potential.
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The discovery phase and community engagement strategy will be led by the City, who will deliver
the strategy, or contract all or specific components to a marketing agency. This could include
developing the website, the Community Engagement Strategy or implementing specific actions in
the strategy. The Community Engagement Strategy will also rely on Program partners to provide
accessible and unified messaging to the public and potentially support and/or deliver key
components.

Stage 2: Pre-Approval, Application, Approval
This stage involves three main steps:
1. Pre-Approval

Once a homeowner decides to pursue a retrofit and wishes to access financing, they will complete a
preapproval application and submit it to the City (through the website or email). All forms should be
available in other formats (e.g., paper-based by mail) for participants who prefer those modes.

The City verifies that the homeowner meets the minimum eligibility criteria (see section 4.4.1). This
step is designed to verify the homeowner's eligibility and address any Program details/questions
with the homeowner. The partner lender will estimate the maximum potential loan that could be
available to the homeowner. To protect vulnerable renters, applications will be used to identify
whether applicants rent the home through a quick check box on the application form.

Once preapproval is confirmed, the City notifies the homeowner and provides a unique Program
registration number along with information on the next steps. If refused, the City provides a reason
why the application was denied.

Turnaround time for preapproval notification will be within 5 business days.

The City updates the homeowner record in the Program tracking system.

2. EnerGuide Assessment, Contractor Quotes
EnerGuide Assessment

Once pre-approval has been granted, and a pool of homes have enrolled (e.g., 10), the City will
schedule the initial EnerGuide assessments. The Program will also accept an EnerGuide assessment
that has been conducted within the past 24 months provided no renovations requested to be
financed have been undertaken.

Contractor Quotes

After receiving the EnerGuide report and selecting the upgrades to pursue, the homeowner will
obtain quotes from contractors of their choice. The homeowner then submits the funding
application and all required documentation. If prepayment is required by the contractors, exact
amounts should be identified in the quotes.
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Encouraged Energy Concierge Support

Homeowners are encouraged to consult the Energy Concierge at this step to help review their
EnerGuide report and receive guidance on how to prioritize and stage upgrades and/or to review
and understand contractor quotes. If the applicant includes fuel switching or non-energy
measures, the Energy Concierge will discuss the impacts on the overall costs and bill savings.

3. Funding Application & Approval

The homeowner completes and submits a funding application form to the City via the website,
email, or mail.

The Energy Concierge is the point of contact for the homeowner for all Program questions and
document submissions. The Energy Concierge also helps the homeowner navigate financing and
other rebate Program applications, and the broader home energy retrofits process.

The Energy Concierge reviews the application form and supporting documents for accuracy and
completeness, confirms participants and measures eligibility, that contractor costs are reasonable,
and that the work was completed by an approved contractor.

Once work is approved, the City submits all financing documents to the lender. The lender
underwrites the loan. The lender provides the approval decision to the homeowner and notifies the
City to update the Program tracking system. If denied, the City offers information on other relevant
Programs and the Lender offers an explanation and possible next steps to meet eligibility.

Energy Concierge Support

The Energy Concierge should discuss with other rebates program providers, such as Canada
Greener Homes and Arctic Energy Alliance, to understand eligibility criteria and the possibility of
stacking rebates to guide homeowners in maximizing the value of rebates they can obtain from
their retrofit projects.

Building Permit Application (where applicable)

For projects that require a building permit, homeowners (or contractors on the homeowner's
behalf) submit their permit application after the funding application is approved.

The City Building Department reviews the application and provides the homeowner with the
building permit within the required timelines or seeks additional information/clarifications if
required.

Odunsky | buildings ® mobility ® industry ® energy 43



Stage 3: Project Implementation

Once the loan is approved, the homeowner and lender will execute the Loan Agreement. If
requested, the lender can advance a portion of the total loan amount to cover initial costs (e.g.,
contractor security deposit, and equipment purchases).

Once the loan is executed the homeowner proceeds with the work through their selected
contractor(s). Homeowners and their selected contractor(s) will be given 24 months to complete the
work. It is important to note, however, that other programs have different timeframes in which
homeowners need to start and/or complete their projects. For example, AEA's Alternative Energy
Technologies Program requires homeowners to begin installing the upgrade system within 3
months of receiving preapproval.?

Optional Energy Concierge Support

The Energy Concierge can help homeowners navigate the process and understand any changes
proposed from the initial work plan. The homeowner is responsible for overseeing the retrofit
project, but the Energy Concierge can provide independent support.

Stage 4: Project Completion and Repayment
This stage involves four main steps:
1. Submit Project Completion Form

After the work is complete, the homeowner submits the project completion form and supporting
documentation (e.g., contractor receipts) electronically or by mail.

The City will schedule the final EnerGuide assessment once work is complete to verify the energy
and GHG emissions savings. Another EA blitz may be required to conduct the final home energy
assessments and homeowners are likely to complete their projects at different times. Thus, the City
should allow the lender to disburse funds before the final EnerGuide can be done if all other forms
and supporting documentation has been provided.

The City verifies that all forms and documents have been received and are complete and accurate.
Once confirmed, the City notifies the lender. The lender updates the Loan Agreement with the final
project costs and disburses the final loan amount to the homeowner or contractor.

The City updates the project status in the Program tracking system throughout the project journey
(e.g., approved, denied, estimated total funding, advanced disbursements—if applicable, in-
progress, final EnerGuide assessment, project complete).

2 Arctic Energy Alliance. 2022. Renewable Energy Application Guidelines.
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2. Apply LIC to Homeowner Account and Collect Funds

The lender notifies the City when the final loan disbursement is made. The City registers the loan
amount to the property’s account, and the lender begins collecting payments.

The lender will provide homeowners with a monthly payment schedule that includes both the
principal and interest fees, as well as the term to repay the loan. The lender collects payments and
provides regular updates on the loan totals, including early or delinquent payments to the City.

3. Repayment

The lender will issue bills for progressive repayment to the homeowner (the payment frequency is to
be determined by the lender and homeowner). Moreover, the homeowner can choose to make
additional top-up payments or repay the loan in full at any time without penalty. Early repayments
greater than the scheduled amount due will be automatically applied to the principal. There will be
no penalty for early repayment. A variety of financial implications and models can be applied and
should be negotiated with the lender but in any case, the homeowner should save themselves
interest with early payments. Any program should anticipate acceleration to some degree. Other
financing Programs have experienced up to 30% of participants pay off their loans early.?*

The lender will be responsible for managing outstanding payments, partial payments and/or
defaults, working with homeowners to get them back on track. However, the City can play a
supporting role (see text box below). The lender will report to the City annually on the outstanding
loan balance and the LIC will be adjusted accordingly to reflect the remaining loan principal.

When the loan is fully repaid, the lender issues a pay-off statement to the homeowner confirming
that the loan has been fully repaid and closed. The lender notifies the City to update the project
tracking database, and to remove the lien from the property.

Repayment Delinquencies, Deferrals and Defaults

All parties wish to avoid delinquencies and defaults and, therefore, the Program is designed
to provide clear guidance on the process to address these activities along with any resulting
penalties. The Program design offers flexibility to participants to minimize risks.

o Delinquencies. The Energy Concierge will play a key role in participant outreach. If
participants become delinquent in their payments, the City will provide prompt and clear
guidance on the payment requirements and penalties for non-payment. It is
recommended that the City only get involved when repayment delinquencies exceed 180
days; the actual timing of the City triggering the LIC repayments to cover a delinquent
account is to be determined in collaboration with the lenders.

The City will notify participants of the current loan status, clarify payment requirements,
potential penalties, and risks of non-payment. The lender could be authorized, in
consultation with the City, to develop a revised payment plan with a deferral (e.g., loan
extension). The deferral could extend the loan period to reduce monthly payments, add

24 Canadian Financing Program Administrator. pers., com, Nov 25, 2022.
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the missed payment(s) to the end of the loan term, or to set a period of lower payments
after which the monthly payments would return to the regular payment amount.

o Defaults. In the case of a default, and after exercising all options to recoup funds, the
lender may request the City recoup funds through the LIC mechanism. The City may
choose to contact homeowners to assess their situation, before applying the LIC. If the
City deems that the lender has exhausted all options, the City will use the FCM credit
enhancement to reimburse the lender for the portion of the loan in default and the LIC
will take affect to collect funds.

Yellowknife is not at risk of loss due to delinquencies or defaults. The loan capital
comes from the lender, the lien on the home provides additional security to the lender
and the FCM credit enhancement mitigates municipal risk. The City will support and
work with a homeowner to establish an LIC repayment plan. However, the City must be
comfortable with any potential tax sale that could result in nonpayment of the LIC.

4. Reporting

The City will annually report on the status of LIC accounts. The City will also prepare and deliver, with
the collaboration and input from the lender, an annual report on Program progress, which may
include information on the number of homeowners engaged, number of homes that participated,
loan volume, loan status, outstanding loan values, energy and GHG savings. The report will conform
to guidelines and requirements from within Council and FCM funding parameters.

Participant Re-entry

Participants can be allowed to re-enter the Program to obtain another loan for further retrofit
measures, except in cases where they 1) have outstanding loans that are delinquent or are not in
good standing with the lenders, 2) exceed the acceptable TDSR, or 3) are not approved by the
participating lenders.

Once a homeowner has paid off a certain percentage of their loan, the system will trigger the Energy
Concierge to re-engage with participants to notify them of their eligibility and discuss potential
options to continue their home energy retrofits journey. The Energy Concierge will work with the
participant to revisit their EnerGuide assessment and prioritize the remaining retrofit measures for
the next phase of the work. This process encourages the homeowner to consider home energy
retrofits as a long-term journey, not a one-off project.
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6.4 Roles and Responsibilities of Program Partners
Table 7: Roles and Responsibilities of Program Partners (L = Lead; S = Support)

Program Delivery Stage

Program o = | = c -
Ay c o > £ g QS £ 5
Team/Partner Role/Responsibilities o 20 26 %% o=
9 L9 & 53 o5
S 3 9% 3l F£E 9%
o | S5 E S| *d
Program lead
Applies for FCM funding
City of Reports to Council, Program funders
ty . Procures Program partners (EAs, lenders) L L S L L
Yellowknife . .
Manages all Program components (e.g., marketing and outreach, website, Energy
Concierge, application preapproval, approval, work plan review, participation
database, reporting and evaluation).
Community Leads Program marketing and outreach activities (City staff or Marketing Agency) L S S S S
Engagement
Contractors Complete eligible measures S S L S S
. Originates and services loans (underwriting, disbursements, repayments)
Third-party . . -
Collects repayments directly from homeowners and informs Program Administrator S S S S S
Lender . .
Reports to the City of Yellowknife
Arctic Ener Coordinate with City to align Programs
Alliance gy Perform EnerGuide evaluations, QA/QC, issue EnerGuide report, submit to NRCan S S S S S
Promote Programs to homeowners
FCM Grant funding S S S S S
EnerGuide Rating System (ERS)
NRCan Manages EnerGuide house files and data transfer S > S
NT & NU . - .
Contractor Collaborate on capacity building/training S S S S )
. . Promote Program
Association
NT Assoc. of Inform Program design S S
Communities Promote the Program and refer participants
Odunsky | buildings ® mobility ® industry ® energy 47



6.5 High-level Marketing and Communications Strategy
The marking and communications strategy have three main goals, including:
e Raise awareness about the benefits of energy efficiency and renewable energy improvements

¢ Inform homeowners about the City-supported financing Program and other Programs and
services to make those improvements a reality

e Drive homeowners to the Program website and Energy Concierge to participate.

Marketing and communications should include a mix of in-person, traditional and digital marketing,
and engagement tactics along the participant journey from discovery through to completion and
advocacy. See Figure 7.

Figure 7: Program Participant Journey

Application

Implementation Completion &
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The marketing strategy includes four high-level engagement campaigns that would be deployed
over the four-year Program period and support various stages of the participant journey.

Table 8: Proposed Marketing Campaigns and How the Support the Customer Journey

Campaign Discovery Application Implementation Advocacy
Program Launch ° °

Broad Awareness ® ° [ [
Program Partners o ® ° [
Target Participants ® ° °

Note that this is a high-level strategy. During the implementation phase, a detailed engagement
plan will need to be developed by the City or a marketing agency. The plan should outline specific
tactics, channels, budget, schedule and a monitoring and evaluation plan to assess the effectiveness
and value of the different tactics, approaches, and delivery methods. Specific elements of the
engagement plan can be delivered and/or supported by the City, a contracted marketing agency
and Program partners (e.g., GNWT, AEA, NT & NU Construction Association, NT Association of
Communities, Contractors).
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The table below outlines a high-level schedule of activities.

Engagement

. 2024 2025 2026 2027
Strategy/Campaign

Detailed Engagement Plan

Broad Awareness

Engage industry and
community groups

Program launch

Targeted markets with key
opportunities

Evaluation

Below, we describe the objectives of each campaign, the target audience, key messages, activities,
and schedule.

6.5.1 Broad Awareness

A broad awareness campaign can help to lay the groundwork prior to the Program launch.
Homeowners may not understand the role energy plays in their daily lives, how they consume
energy, and how to reduce their consumption. The broad awareness campaign can help improve
homeowners’ understanding of their energy use and the benefits of undertaking energy efficiency
and renewable retrofits. It can be used to promote existing programs and support and generate
excitement and interest in the new Program. This step can also provide an opportunity for additional
research about the financing offer, the target market and the marketing strategies and the channels
best suitable to reach them,

Objective: Engage the community, improve energy literacy, and provide information on the
benefits of energy efficiency, and existing programs.

rC Target Audience Yellowknife homeowners
Key Messages:

e Energy efficiency and renewable energy home improvements can lower your heating bills, make
your home healthier and more comfortable and reduce your climate impact.

e There are existing programs and services to help you improve your home, including AEA
Programs and Canada Greener Homes rebates and zero interest financing.

e The City will launch a financing program soon to further support homeowners.

Call to Action: Visit the City's website to find out more.
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Activities:

Activities Channel

e Community events
Information Sessions e Trade/home shows, Conferences
e Municipal/AEA/GNWT events

e Municipal property tax/utility bills

Bill inserts e Municipal newsletters
e Utility bills
e Website

. . e Social media
Marketing campaigns - ) ) )
e Traditional media (print & radio)

e |Information brochures

Schedule: This campaign can begin before the financing Program launches and run for the Program
duration.

6.5.2 Engage Industry & Community Groups

Partnerships with key stakeholders are critical to Program success. Contractors are often the first
point of contact with homeowners considering home retrofits. Their awareness of the Program and
willingness to promote it to their clients can reach targeted homeowners and extend the Program
marketing reach. A second key stakeholder groups are industry and community associations that
can help champion the Program. Training, educating, and supporting Program partners/industry will
ensure that they are aware of, and can communicate, Program details, major changes, and updates
to their clients.

Objectives:

e Inform industry stakeholders about the City-supported financing and turnkey service and the
benefits to homeowners and industry

Ensure that partners know where to send homeowners seeking information or support

e AEA and Energy Advisors

e NWT vendors offering energy efficiency and renewable
rc Target Audience energy products and services
e NT & NU Construction Association

e NT Association of Communities
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Key Messages:
e Contractors:

e The City is offering a turnkey service and preferred financing to create demand and help your
clients with retrofits.

» Leverage Program resources to promote your services to clients
Call to Action: Leverage the Program to better support your clients

Activities:

Activities Channel

e Online

e Contractor association meetings and events
Program-specific training via
webinars, workshops, or in-
person

e Industry trade shows, events, and conferences
e Local Hardware stores
e Community association meetings

e AEA meetings and events

Program reference content (e.g., * Program website
pamphlet) e Brochures to contractors, community groups, etc.

Schedule: Prior to Program launch

6.5.3 Program Launch Campaign

Having a program is one thing; everyone needs to know about it! The Program launch campaign is
designed to introduce the Program, generate interest among eligible homeowners and Program
partners, and persuade homeowners to participate.

Objective: Raise awareness about the new financing program and services available to homeowners
and partners, generate interest and identify who is eligible and how to participate.

e Yellowknife single family existing homeowners, including

rental property owners
r( Target Audience
e NWT vendors that offer energy efficiency and/or

renewable products and services

Key Messages:

e The City has launched a new financing Program and services to help homeowners undertake
home energy and renewable energy improvements.

Call to Action: Visit the Program website to find out more and how to participate.
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Activities:

Activities Channel
Launch event e Press releases and media invitation
promotion e Social media

e TV, radio, print media

e Invite local community groups and industry stakeholders, including NT &
NU Construction Association, NT Association of Communities, among
others

L (L e In-person, leveraging an existing well-attended community event with

prominent community members (e.g., Mayor, lender, GNWT, AEA,
Contractors, Program Partners) in a prominent, location (e.g., City Hall,

AEA offices)
Marketing e Email notifications
campaigns e Social media channels

e Community events
e Information brochures available in prominent locations (e.g., City Hall,
lender branch, AEA)

Schedule: At Program launch

6.5.4 Targeted Markets With High Energy and GHG Reduction Opportunities

While the Program will be open to all Yellowknife homeowners, Yellowknife should focus on market
segments most likely to participate and with the largest potential emission reductions.

Objectives: Provide tailored messages to targeted markets to encourage retrofits and Program
participation.

Key Messages: Messages should be tailored to different audiences and their motivators and
barriers—which can be investigated further through research into the target community.

We reviewed the total number and type of single-family dwellings in Yellowknife and applied a
market funnel to narrow down the homes that could be eligible for the financing Program (e.g.,
homes that are eligible for an EnerGuide assessment). The market is further funnelled by the age,
heating system, and other qualities of the home to develop the most relevant retrofit measures that
will align with homeowner interests and the City's goals.

Moreover, understanding household demographics allow the City to segment the market and
develop a messaging style (i.e., owner occupants require a different message than landlords), and it
ensures that the household meets other criteria (e.g., the applicant is a resident of Yellowknife).
Additional information on housing stock characteristics and household demographics are in the
Landscape Scan in Appendix C: Landscape Assessment.
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The homeowner messages focus on relevant retrofit measure(s). Homeowner profiles and links to
the opportunities that preferred financing provides. All messages should be relevant and personal
to the homeowner using vivid language and a persuasive offer.

Considering the housing stock characteristics, community demographics and program modelling,
we identified key target audiences.

Home Characteristics Homeowner Profile

/\ Single-family homes: Most of Yellowknife’'s housing Moderate to High-income Homeowners: Higher
ﬁ is single family homes, including detached, attached, 1\ income households age 20-64 are more able and
row houses and mobile homes. And this aligns with "% willing to invest in their home. Financing can improve
FCM funding criteria. access and reach to homeowners that fall just above
low-income thresholds and may not have access to
Homes constructed on or before 1990: Most other programs, services and support.
Yellowknife housing is older and there appears to

have been little renovation activity since 2015. T Rentgl Property Owners..AIm.ost. hal.f of eligible
dwellings are rental properties, indicating a targeted
| campaign is needed to demonstrate the economic
benefits to rental property owners (e.g., if tenants
save money on energy bills, they are more able to
pay rent, increase property value and higher tenant
satisfaction).

used heating fuel. These homes offer huge GHG
reduction potential and align with the City’s focus on
heating, diversifying the energy profile and long-term
adaptability.

@ Homes heated with oil: Heating oil is the most

/‘:\ Homebuyers: Existing home sales reached a high
in 2020. Home sales can be an important trigger for
home renovations.

Moderate to high-income homeowners of older oil-heated homes

Approximately 75% of dwellings in Yellowknife were constructed between the 1960s and 1990s and
4% were constructed before the 1960s. Almost 70% of homes are heated with oil. We suggest
targeting moderate to high-income homeowners of older oil-heated homes for insulation and
biomass systems.

Older homes heated by oil are more likely to have a leaky envelope, leading to higher home heating
bills and resident discomfort. Moreover, homes heated with oil have high heating costs. Improving
the envelope can provide cost-effective improvements to the house and improved comfort is likely
the primary driver of air-sealing and insulation measures. Fuel switching from an oil to a biomass
system is cost-effective and offers significant GHG reduction potential. Focusing on envelope and
heating systems will reduce the overall home heating load and the upfront cost of mechanical
installations. Since insulation will help to decrease heating loads, the capacity of the heating
equipment may also be reduced. Smaller equipment not only has a lower price tag but also reduced
operating and maintenance costs.

Key Messages: Insulation and biomass systems offer significant cost savings. Other benefits include
reduced climate impacts, enhanced reliability, reduced maintenance (e.g., no oil tank refills), and
cultural significance of heating with wood.
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Moderate to High-Income Homeowners of Newer Homes

While most of Yellowknife’'s housing stock is older, newer homes (at least 6 months from the date of
occupancy) could reduce their electricity bill costs by installing solar PV panels. Electricity prices in
the NT are significantly higher than in the rest of Canada. In 2016, NT households paid more than 30
cents per kilowatt hour (kWh) for electricity whereas the Canadian average electricity price was 13
cents per kWh. % Newer homes typically do not need envelope upgrades because they are builtto a
newer, more stringent building code from the start. However, newer homeowners have shown high
interest in solar PV in other financing programs.

Key Messages: Generate your own electricity at home with solar PV to reduce your electricity bills.
Yellowknife's new financing Program offers preferred rates and terms to cover 100% of the upfront
costs and homeowners are expected to be cashflow positive in year 1.

Rental Property Owners

Almost half of eligible dwellings in Yellowknife are rental properties.?® This could be due to several
factors, including the high cost of living and the transient nature of the community. According to the
2016 Census, over 24% of the population aged 5 and older living in Yellowknife in 2016 did not live
in the community 5 years previous. Between 2015 and 2019, in an average year, the region lost over
200 people (net) to interprovincial migration. This was offset by positive net intraprovincial migration
and by immigration, which averaged 206 per year over the 5-year period.?’

Key Messages: Improved efficiency offers rental property owners economic benefits. Increase your
property value, improve tenant satisfaction, and reduce risk—as tenants save money on energy bills,
they are more able to pay rent.

Home Buyers

Home sales can be a trigger for renovation activity as most home renovations occur within the first
three years of buying a home?® Total resales were up by 12% in 2020 compared to 2019 and this
trend continued into Q1-Q2 2021. The seasonally adjusted sales-to-listing ratio rose over 100% in
Q2 2021, an indication of the seller's market condition?? While this level of new listings is not
sustainable as interest rates increase and credit conditions restrict, homebuyers remain a key target
audience.

Key Messages: Consider energy efficiency along with other planned home renovations to improve
your home's performance, reduce energy and utility costs, and increase your property value.
Yellowknife's home energy financing Program allows up to 30% of non-energy upgrades to be
included.

2 Canada Energy Regulator Market Snapshot: Explaining the high cost of power in northern Canada.
26 Statistics Canada, 2016 Census of Population.

27 Immigration Matters. Economic Profile Series: Yellowknife, Northwest Territories Spring 2020

28 CMHC, Canadian Housing Observer 2010. Accessed at
http://www.normfisher.com/pdfreports/cmhc_housing observer 2010.pdf

2 Housing Market Information, Northern Housing Report 2021. CMHC
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7.Impacts and Costs

There is a total of 7,515 residential dwellings in the City of Yellowknife.*® However, not every
household is eligible or expected to participate in a finance program, i.e., not everyone will be
interested, or able, to undertake energy retrofits and take on financing.

We apply a market funnel to assess the Program’s applicable market, by quantifying the number of
homes that are eligible and most likely to participate, from which we can then develop a realistic
estimate of Program uptake. Applying the market funnel resulted in ~4,700 eligible single-family
homes, from which we provide estimates on Program uptake, impacts, and costs below.*'

7.1 Estimated Uptake

By establishing a financing program, Yellowknife will be well placed for growing demand as new
energy policies and requirements emerge. The four-year HEF Program aligns with the growing
momentum of local, territorial, and federal policies, as well as FCM funding. Emerging policies and
programs could substantially increase home energy upgrades and financing uptake, such as
increasing carbon pricing on home heating fuels (reaching $170/t CO.e by 2030), territorial efforts
to encourage biomass heating, federal incentives for fuel switching to electric heat pumps, a
national model energy retrofit code, and Yellowknife's Building Code requiring new construction
and major renovations to achieve a minimum rating in the EnerGuide scale. By the time these
policies are enacted, HEF will be well placed to support Yellowknife residents to adhere to new
energy policies and requirements, which could lead to expanded uptake in future years.

£
Financing Can Be a Catalyst for Action

Financing can't do it alone; it must be part of a complementary package of policies and
Programs. Policies such as increasing carbon pricing, existing building energy codes, building
labelling, building performance standards and/or fuel-based equipment bans, could increase
energy upgrade activity and homeowners’ need for financial assistance.

Establishing a finance program will allow the City to build and test the Program infrastructure
needed to meet growing demand.

The projected Program uptake in this section allows Program partners to build the internal capacity
necessary to expand and mature a financing Program to meet future demand.

Using Dunsky’s proprietary finance model that applies empirical evidence from other jurisdictions

with similar finance programs, we modelled three uptake scenarios: low, medium, and high. Based
on this, a financing Program in Yellowknife could attract 40-220 participants over the first four years
(see Table 9). It should be noted that this does not include homeowners that may be influenced by

30 Statistics Canada. 2022. 2021 Census of Population.
31 Market funnel excludes apartment buildings (30% of the market) and a quarter of rented properties (11% of
the market).
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the Program but choose to finance their home energy retrofit projects through other means nor
does it differentiate uptake between higher—and lower-income households.

Table 9: Estimated Finance Program Participation3?

Uptake Scenario Annual average forthe Cumulative adoption Percent market

first 4-year by year 4 penetration by year 4
Low 10 40 0.8%
Moderate 30 120 2.5%
High 55 220 4.7%

These volumes appear low compared to the retrofit activity needed to meet the CCEAP's targets to
have 1,250 homes adopting a LIC-based retrofit financing.*®* However, in Northwest Territories’
evolving energy policy context, it is likely that other complementary policies could increase energy
upgrade activity and homeowners’ need for financial assistance. Financing can lay the foundation to
support these other policies and programs.

Dunsky’s proprietary finance model and modelled retrofit packages
Dunsky’s finance model estimates useful information for Program design, including:

e Potential Program uptake

e Program impacts estimates (energy, GHG reductions)

* Associated Program administration costs (fixed, variable) and required resources
e Required loan capital and capital flows

Uptake scenarios are based on a market assessment that funnels all local dwellings through a
range of eligibility and feasibility criteria. Projections also considered Arctic Energy Alliance’s
Programs’ uptake, which show a general upwards trend in retrofit volume activity in the Territory.
Additionally, biomass-based heating systems are relatively cheaper to operate compared to
heating-oil-based heating systems and are not subject to fluctuating fossil fuel prices;
homeowners switching to biomass for long-term cost savings could unlock further uptake
potential.

Figure 8: Completed projects in NWT under Arctic Energy Alliance’s select programs in the last four years.**

80 65
60 . .
41 —@— Alternative energy technologies

40 32 30 program

20 10 11 15 Deep home energy retrofit
program

0
2019 2020 2021 2022

32 Totals may not match due to rounding.
33 City of Yellowknife. 2015. Corporate and Community Energy Action Plan 2015-2025.
34 Number of completed projects are taken from Arctic Energy Alliance’s publicly available annual reports.
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7.2 Modelled Retrofit Packages

Considering the Program goals, Yellowknife's housing stock characteristics and energy use, as well
as results from the homeowner survey, Dunsky developed ten retrofit packages that include
relevant, affordable, and viable energy and GHG-reducing measures. These include:

e Four retrofit packages for single-family homes with heating oil space and water heating systems

» Four retrofit packages for single-family homes with heating oil space and electric water heating
systems

e Two retrofit packages for manufactured mobile homes with heating oil space and electric water
heating systems

The space and water heating combinations reflect the city of Yellowknife's existing housing stock,
which is predominantly heated with heating oil and a mix of single family detached, attached and
mobile homes.

Retrofit packages include a mix of energy efficiency, biomass heating and solar PV projects that offer
the greatest GHG emissions savings, are cost-effective, include available rebates, and/or are of
interest to homeowners based on our experience and survey results. The total project costs range
from $15,000 to $62,000 excluding rebates ($7,000 to $37,000 with rebates). Recent studies
conducted by Dunsky showed that the proportion of homeowners willing to spend more than
$40,000 is very small (4%-10%). The modelled retrofit packages are shown in Table 10.

Dunsky’'s Modelled Retrofit Packages

Modelled retrofit packages are defined by Dunsky’s analysis team, based on Yellowknife's
housing stock characteristics, Program goals, past Yellowknife retrofits (identified through
EnerGuide data), survey results (preferred measures, retrofit investment intentions, etc.) and
knowledge acquired from other similar programs. Retrofit packages are built to approximate
Program impacts and required capital, and do not represent recommendations for specific
measures to be installed by homeowners. They are typically cost-effective with current available
incentives/rebates and would result in positive cashflow for homeowners through bill savings
within the loan term. In the Program, homeowners should choose their projects based on their
preferences, their EnerGuide assessment results, and advice from the Energy Concierge.

Retrofit packages should not be presented to homeowners as they are only helpful for Program
design estimates.
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Table 10: Example Retrofit Packages Modelled

Retrofit Package 1 2 3 4 5 6 7 8 9 10
Archetype

Dwelling type Single-family homes Mobile homes
Floor area 236 m? 124 m?
Space heating fuel Heating oil Heating oil
Water heating fuel Heating oil Electricity Electricity
Energy consumption 233 GJ/yr 190 GJ/yr 145 GJ/yr
Space heating energy 182 GJ/yr 145 GJ/yr 100 GJ/yr
Measures

Pellet furnace v v v v v v v

Solar PV v v

Ceiling insulation v v v 4 v

Wall insulation 4 v

Costs

Estimated install cost  $15,000 $22,000 $42,000 $62,000 $15,000 $22,000 $43,000 $62,000 $15,000 $31,000
Available rebates $6,400 $5,100  $19,300 $19,300  $6,400 $5,100  $19,300 $19,300  $6,400  $11,100
Net (cost-rebates) $8,600  $16,900 $22,700 $42,700 $8,600  $16,900 $23,700 $42,700 $8,600  $19,9200
Loan term (years) 10 15 15 15 10 15 15 15 10 15
Cashflow positive3® Year 1 Year 1 Year 1 Year 1 Year 1 Year 1 Year 1 Year 1 Year 1 Year 1
Savings

First-year bill savings $3,000 $2,100 $3,200 $5,100 $2,400 $2,100 $2,600 $4,600 $1,600 $3,200
Energy savings 7% 12% 12% 22% 8% 15% 15% 27% 7% 20%
GHG savings 73% 9% 73% 80% 75% 12% 74% 83% 69% 79%

¥ Cashflow positive refers to the period when estimated bills savings is greater than loan repayments, considering rebates and loan interests.
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The following list is assumptions made in the modelling of retrofit packages: 3

e 10-year loan term (up to $15,000 loan) or 15-year term (loans more than $15,000) with a fixed
5.0% interest rate.

e First-year energy rates: $0.31/kWh for electricity and $1.32/L for heating oil. It is unclear whether
federal carbon pricing is included in energy rates, so they are excluded

e annual energy rate increase (all fuels) fixed at 2%.
e Annual maintenance cost assumed at 0.5% capital cost excluding rebates

e Electricity GHG savings assume current grid emissions, i.e., do not consider future grid emissions
reductions

e Estimated rebates maximize the combination of Canada Greener Home (up to $5,000 per home,
plus $600 for required EnerGuide audits) and AEA’s Energy Efficiency Incentive, Deep Home
Energy Retrofit and Alternative Energy Technology Programs (up to $20,000 per home).

7.3 Energy and GHG Savings

The estimated energy and GHG savings resulting from all participants' enrollment across the three
uptake scenarios are shown in Table 11.

Table 11: Estimated Program Energy and GHG Savings®’

Energy savings (GJ) GHG savings (t CO2ze)
Uptake Scenario
First 4-year average  Cumulative year 4  First 4-year average = Cumulative year 4

Low 700 2,900 200 900
Moderate 2,100 8,600 700 2,900
High 3,900 15,700 1,300 5,200

The estimated cumulative GHG savings over the first four years is equivalent to 61% of CCEAP’s
target (4,688 t COe).

36 Note that the retrofit packages are illustrative to model estimated economic, energy and GHG impacts.

Homeowners will be able to choose the energy measures that are tailored to their home and preferences.
There may be many permutations and the resulting costs, energy, GHG, and bills savings will vary for each
homeowner.

37 Totals may not match due to rounding
38 City of Yellowknife. 2015. Corporate and Community Energy Action Plan 2015-2025.
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7.4 Non-Energy Benefits

While not quantified, the finance Program is expected to provide additional non-energy benefits,
including:

e Improved homeowner comfort (e.g., homeowners improving the efficiency of their home can
expect fewer drafts in winter, and more consistent internal temperatures).

e Improved health and safety (e.g., reduced air pollution from fossil fuels, better air quality,
reduced moisture, mould issues)

e Increased resiliency and climate adaptation (e.g., flood mitigation)
e Improved home value

e Increased economic activity (e.g., jobs created, skills developed, renovation activity increased)

7.5 Program Costs and Budget

We estimated the funding required to support the HEF Program for its four years of operation under
three scenarios, estimating low, moderate, and high Program participation. Under the moderate
scenario, the estimated funding required is $3.5M, of which $1M is for administrative costs and
$2.5M is for home retrofit project loan capital.

Loan capital is assumed to be sourced by a third-party lender and administrative costs to be covered
by FCM funding and the City's contribution. There are two possible FCM Community Efficiency
Financing (CEF) funding pathways: Pilot Grant and Capital Program.*’

1. FCM Pilot Grant
e Grantfor up to 50% of eligible cost; up to $500K
2. FCM Capital Program

e Grant up to 50% of eligible costs (up to $5M; not to exceed total start-up and operating costs)
and credit enhancement up to $2M.

The estimated funding required to support the HEF Program for its four years of operation, along
with potential funding sources and rationale for the two options above are outlined in Table 7-12
and Table 7-13. The City of Yellowknife should discuss with FCM to find the most suitable
funding stream option for this Program.

The following tables are estimated costs based on conservative assumptions derived from published
Program reports in other jurisdictions and professional judgment adapted to Yellowknife's context.
Actual costs will vary depending on the final Program design, program administrator costs,
marketing and outreach activities, program uptake, external factors, economic conditions, etc. The
breakdown of estimated administration and loan capital costs for the four-year Program is shown in
Table 7-14 and Table 7-15, respectively.

39 Federation of Canadian Municipalities. 2022. Community Efficiency Financing Application Guide; Consult the
application guide for detailed explanation of FCM'’s CEF offerings including definitions of eligible costs.
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Option 1: FCM Pilot Grant

Table 7-12. Estimated funding amount and sources, option 1 (in $K).

Option 2: FCM Capital Program

Table 7-13. Estimated funding amount and sources, option 2 (in $K).

Year 1 Year2 Year3 Year4 Total

Year 1 Year2 Year3 Year4 Total

Estimated Funding
Admin. Costs $397 $262 $152 $212  $1,023
Loan Capital $617 $617 $617 $617 | $2,468

Funding Sources

FCM (Grant) $196 $128 $73 $103 $500
Application Fee $14 $14 $14 $14 $54
City
Contribution $188 $120 $65 $95 $469
3rd-party Lender $617 $617 $617 $617  $2,468

Note: The table above shows estimated funding required from the
moderate uptake scenario. Totals may not match due to rounding.

Under the pilot grant funding, FCM offers a grant up to 50% of
eligible costs up to a maximum of $500K.

In this option, a third-party lender is assumed to fund 100% of the
loan capital, FCM's pilot grant capped at $500K to help cover
administrative costs, and the City to secure the remaining $469K
to run the Program.

We recommend the City of Yellowknife:

1) request a larger grant under the pilot stream given the higher
costs in the Northwest Territories. FCM's Sustainable Affordable
Housing (SAH) Program provides higher grants for Northern
applicants. *° There is a case to be made that CEF funding should
do the same.

2) discuss with other organizations such as GNWT or third-party
administrator to cover all or a portion of the $469K

40 Federation of Canadian Municipalities. 2021. Sustainable
Affordable Housing Application Guide
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Estimated Funding
Admin. Costs $397 $262 $152 $212 | $1,023
Loan Capital $617 $617 $617 $617  $2,468

Funding Sources

FCM (Grant) $307 $199 $111 $159 $776
Application Fee $14 $14 $14 $14 $54
City
Contribution $77 $50 $28 $40 $194
3rd-party Lender $617 $617 $617 $617 | $2,468

Note: The table above shows estimated funding required from the
moderate uptake scenario. Totals may not match due to rounding.

Under the capital program, FCM offers a grant up to 50% of
total eligible costs (administrative costs and loan capital) not
exceed the total start-up and operating costs and a credit
enhancement up to $2M. The credit enhancement would be a
loan loss reserve to mitigate risk.*' If a participant became
delinquent on a loan, the City could use the loan loss reserve to
repay the lender for the delinquent portion of the loan then
apply the LIC to the property to recoup costs through the
homeowner's property tax bill. This reduces lender risk and
ensures that no funds for delinquincies come from the municipal
tax base.

In this option, a third-party lender is assumed to fund 100% loan
capital and FCM provides $776K (representing 22% of total
eligible costs and 80% of administrative cost). Yellowknife could
not apply for the full 50% of total eligible costs ($1,745) as that
exceeds estimated total start up and operating costs ($1,023).

4! Federation of Canadian Municipalities. 2022. Community Efficiency
Financing Application Guide
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Table 7-14. Estimated Program administration budget for the first four years (in $K).

o
S 6 Enabling .. Total Administrative Cost'?
£ 0 - . Application Fee Revenue . lication f
3 & £ o Strategies (cost minus application fees)
Year £ ] ) g
g - ng. ‘E Low Moderate High Low Moderate High Low Moderate High
E & '<U uptake uptake uptake uptake uptake uptake uptake uptake uptake
1 $125 $113 $153 $160 $168 $4.5 $13.5 $26 $386 $384 $380
2 $10 $113 $133 $140 $148 $4.5 $13.5 $25 $251 $245 $245
3 $10 $113 $23 $30 $38 $4.5 $13.5 $25 $141 $139 $135
4 $10 $173 $23 $30 $37 $4.5 $13.5 $24 $201 $199 $196
Total $155 $510 $333 $358 $391 $18 $54 $100 $980 $969 $956

Note: Totals may not match due to rounding.

Table 7-15. Estimated loan capital disbursement and total Program costs for the first four years (in $K).

Loan Capital Disbursement*?

Total Administrative Costs and
Loan Capital Disbursement*?

Year
Low Moderate High Low Moderate High

uptake uptake uptake uptake uptake uptake
1 $209 $617 $1,132 $596 $1,001 $1,512
2 $209 $617 $1,115 $461 $866 $1,361
3 $209 $617 $1,098 $351 $757 $1,235
4 $209 $617 $1,081 $411 $817 $1,279
Total $838 $2,468 $4,426 $1,819 $3,441 $5,388

Note: Totals may not match due to rounding.

42 Loan capital disbursements are based on estimated uptakes and costs of retrofit packages.

43 An additional potential cost which is not included in this table is the cost of loan defaults. The agreement between the City and third-party
Lender will outline the impact of a loan payment default. To provide a sense of scale, assuming a default rate of 1% of annual principal loan
repayments (i.e., not including loan interest), total defaults would range from $1K (low uptake) to $6K (high uptake) over the four-year period.
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7.5.1 Program Costs and Budget Assumptions
The assumptions related to program costs and budget estimations include:

Program set-up and Support: In Year 1, we assume a one-time Program & system set-up cost and
legal consultation fees; followed by ongoing program & system administration costs.

Program Administration: This cost reflects 1.0 Full-Time Equivalent (FTE) position. Program
administration includes one Energy Concierge and all other staff time (existing staff and additional
support) to administer the Program.* Additionally, staff will conduct ongoing planning, research,
and evaluation to prepare for the eventual transition off FCM funds. This time does not include staff
time for the Yellowknife oversight (e.g., Council) or other project partners.

We assume a Program evaluation cost of $60K at the end of year 4. Evaluation costs generally range
from 1% to 3% of Program costs. This includes undertaking a Program process and impact
evaluation that typically involves surveys, data collection, data analysis, and reporting.

Enabling Strategies: Enabling strategies are intended to drive demand for home energy retrofits,
and thus financing. These costs include:

e Forthe first two years of the Program: Funds dedicated to (1) attracting, training, and retaining
Registered Energy Advisors which will then transition into a Full-Time Equivalent and (2) funds
dedicated to education, training and certifying local contractors’ skills ($100K annually).

e Costs to contract an Energy Advisor to conduct EnerGuide home assessment blitzes, including
fees related to transportation, accommodation, and other allowances.

e Marketing and outreach.

Application Fee Revenue: A one-time administration fee of $450 per participating home to partially
cover the cost to administer the Program.

Estimated Funding: Third-party funding for the initial four years is expected to come from FCM in
the form of a grant and credit enhancement, as well as loan capital from third-party lender(s). After
the first four years of the Program, the FCM grant must be replaced to cover administrative costs.
Funding could come from:

e City use its reserves, issuing bonds, or borrowing from other sources. Government must
minimize impacts on the tax base, debt servicing limits and municipal cashflow.

e Private investment from third-party Program administrators (e.g., PACE Atlantic), who can bring
third-party capital (e.g., Van City Investment Bank) and cover 100% of costs through user fees.
The City could explore this option at the end of the four-year period or as soon as participation
volume reaches the estimated moderate- to high-scenario, whichever comes sooner as it would
make a strong business case to attract third-party investment.

4 Administering the Program includes activities such as, but not limited to, application reviews, enquiries
management, participants support, marketing & outreach, engage key stakeholders, and LIC registration.
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8.Preliminary Evaluation Plan

8.1 Evaluation Framework

The evaluation must balance an easy process to track energy savings and to access reliable, relevant,
and meaningful results with budget, time, and resource constraints. The evaluation is guided by five
key principles:

1. Measurable: Monitoring and evaluation should clearly define the measurements used to
evaluate Program success and follow industry best practices and established processes so that
results are credible.

2. Objective: Evaluation results should be reliable, unambiguous and consist of an honest and
transparent assessment of the Program’s contribution to the City’s goals and the cost and
benefits of taking the Program to scale.

3. Relevant: The evaluation objectives and activities should consider all relevant variables and
criteria to assess alignment with the overall Program goals and criteria for measuring success.

4. Valuable: Evaluations should always be conducted with the objective of creating value for all
stakeholders, namely by effectively communicating the results and recommended improvements
based on the evaluation’s conclusions.

5. Manageable: The monitoring and evaluation process should be reasonable and practical given
the Program's size, budget, time, and resource constraints while maintaining the appropriate
level of rigour.

The evaluation will largely be qualitative given the Program'’s size and key objectives and
measures of success drawing on standard energy efficiency Program evaluation guidelines and
practices, including:

e Program design and implementation review (i.e., document and file review)
e In-depth interviews with key Program staff and partners/key market actors

e Surveys with Program participants and non-participants

e Analysis and verification of Program tracking data

A common thread in all evaluations is the importance of identifying Program data needs
and establishing robust data collection and tracking mechanisms early on. Effective data
collection will facilitate future evaluations—particularly for monitoring and reporting the Program’s
progress toward objectives, measuring success, and improving the Program (and eventual
Program).
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8.1.1 Evaluation Objectives, Questions, KPIs and Metrics

The following section outlines the four-year Program objectives and questions that will guide the
evaluation to determine how well the Program achieved or is progressing toward objectives. Each
question can be answered, in part, by key performance indicators (KPI). The KPIs are assessed
through specific metrics from data sources linked to the project. The evaluation questions and KPls
may be refined as the Program evolves by the time it launches after final negotiations with project
partners and contracted delivery agents.

@ 1 Testthe benefit of financing

Evaluation Question

KPIs

Metrics

Was the Program able to attract
private investment (e.g., FCM,
private financing, territorial
government)?

Were participating homeowners
able to access financing and
complete projects they may not
have otherwise been able?

Were participating homeowners
capable of making loan
payments?

Amount of private investment
secured from each funding source
to run the Program (quantitative)

Number of completed home
energy retrofits in Yellowknife.
(quantitative & qualitative)

Participant and non-participant
demographics (quantitative &
qualitative)

e Total amount of private
investment secured by
funding sources

e Total amount of private
investment secured as a
percent of total cost of
running the Program and by
funding sources

e Total number of participating
homes

e Demographics of participants
and non-participants

e Participants motivations for
participating

e Barriers preventing non-
participants from participating

Increase in retrofit size (e.g.,
higher number of installed
measures, measures with higher
energy savings) (quantitative)

Participating homeowners’
capability of making loan
payments (quantitative)
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e Number and types of installed
measures and depth of
energy savings per home
compared to past Program
participation (e.g., AEA or
Canada Greener Home rebate
Programs).

e Number and percent of
participating homeowners
whose monthly loan costs are
offset by bills savings

e Participant delinquency rate
throughout their loan term

e Participant default rate
e Number of times the LIC used
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@ 2 Setup Program infrastructure and optimize processes

Evaluation Question

KPIs

Metrics

Was the Program administered
internally with assigned resources,
at reasonable effort and cost?

Has the City effectively
engaged/coordinated activities
with key partners, including
lenders, Approved Contractors,
GNWT, and AEA?

Can a future program be
administered at a reasonable cost
to the City with the aspirational
goal of being cost neutral?

Should the City or third party
administer a future program? If it
is a third party, what elements
does the City keep?

Positive feedback from internal
City staff on implementation
process effort and clarity of
responsibilities (qualitative)

Reasonable cost per tonne of N
CO2e mitigated (quantitative)

Positive feedback from partners N
on implementation process effort

and clarity of responsibilities
(qualitative)

Evaluate the proportion of o
administration cost that is covered
by application fee revenue and o

whether the future scaling of the
Program can help attain cost
neutrality. (quantitative)

As the Act allows for cost recovery
mechanisms to be added to the
total amount financed to
participants, the City should
consider whether the flat
application fee is sufficient to
cover administration costs or a
non-linear fee (as a percentage of
the loan amount), capped at a
certain amount, would be better
suited to help cover
administration costs and achieve
administration cost neutrality.
(quantitative)

Consider whether to 1) continue N
administering the Program, 2)
engage a third-party administrator
to fully run the Program, or 3)
retain some part of the process
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Partner feedback on process
effort

Planned vs. actual costs per
tonne of COze mitigated for:

Program administration
LLR (if applicable)
Other Program costs

Partner feedback on process
effort

Program administration costs
vs application fee revenue

Application fee vs as a % of
the loan with cap

Cost to administer the
Program

Municipal staff feedback
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and hand over the rest to a third-
party administrator.

After running the Program for a
few years, the City should have
enough experience and be in a
better position to evaluate the
trade-offs and added value of
administering the Program
themselves (qualitative), have a
better understanding of the costs
of administering the Program
(quantitative) and have a better
view of the potential risks of the
three potential pathways
(qualitative).

@ 3 Testthe recommended delivery model

e Documented Program
issues/risks and mitigations

Evaluation Question

KPIs

Metrics

Has the City reduced wait times
for EnerGuide assessments?

Were participating homeowners
able to find contractors to install
measures efficiently and
effectively?

Total number of EnerGuide
assessments organized by the
Program and participants’ wait
times during the Program
duration compared to before the
Program (quantitative).

Did participants use the AEA
contractor directory to find
vendor to install eligible measures
within the required 24-month
project schedule (quantitative).

Approved contractors installed
eligible measures that achieve
estimated energy savings
(quantitative)
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e Number of pre- and post-
retrofit EnerGuide
assessments organized by the
Program

* Average participant waiting
time for pre- and post-retrofit
EnerGuide assessments

e Contractors used by
participants compared to
vendors listed on AEA's
directory

e Participation satisfaction with
the work completed by
approved contractor

e Difference between actual
project schedule and 24-
month deadline

e Difference between estimated
and achieved energy savings
(leverage EnerGuide
assessments)
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Did participants see value in the

Energy Concierge service to
reduce Program and project
complexity?

Were participants satisfied with
their experience and are the costs,

time, and effort to participate
deemed reasonable?

© 4

High homeowner satisfaction with

the Energy Concierge service
(qualitative)

High homeowner satisfaction with
their experience throughout the

Program (qualitative)

Participant satisfaction with
support provided

Demographics of
homeowners using additional
Program support

Participant satisfaction with
service and supports provided
by the Program

Participation satisfaction with
cost, time, and effort to
Program participation

Improve single-family homes efficiency, increase renewable energy, and reduce
GHG emissions

Evaluation Question

KPIs

Metrics

How many homes participated in
the Program as a percentage of

the target?

What upgrades did Program

participants complete and what

impact was achieved?

How much did the Program
contribute to the City's energy
and GHG reduction goals?

Number of completed home
energy retrofits through the
Program (quantitative)

Types of installed measures
through the Program
(quantitative)

Energy and GHG impacts of
installed measures through the
Program (quantitative)

Reduce community energy

consumption and GHG emissions

(quantitative)
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Total number of participating
homes compared to the
target

Number and depth (or size) of
installed measures for each
eligible measure category
(e.g., attic insulation, wall
insulation, solar PV, biomass
heating system)

Number of homes that
completed fuel-switching
measures (from fossil fuel to
biomass/electricity)

Energy savings per home, by
primary home heating fuel
type and by type & number of
installed measures

GHG savings per home, by
primary home heating fuel
type and by type & number of
installed measures

Total energy and GHG savings
as a percentage of the City's
energy and GHG reduction
goals
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What other actions or initiatives
are needed to fill the gap
between what the Program
achieved and the City’'s goals?

Compare Program results against
the City's CCEAP targets and
ascertain the role that the
Program has had in achieving
CCEAP targets.

Should there be gaps between
achieved results and CCEAP
goals, the City should assess the
continued impact of the financing
Program along with other actions
and initiatives that could help the
City to bridge the gap and reach
its targets.

@ B Increase accessibility

Program tracked results as a
% of CCEAP targets

Assessments of other actions
offered by the City or others
that support and/or are
supported by financing (e.g.,
building codes, incentives,
building performance
standards, etc.).

Evaluation Question

KPIs

Metrics

Did the LIC allow for flexible
underwriting and better terms
compared to market rates?

Did the Program help to reduce
overall time by coordinating EA
blitzes and using local contractor
directories?

Program offers flexible
underwriting criteria compared to
market (qualitative)

Program offers better terms
compared to market rates
(quantitative)

Overall retrofit transaction time
with coordinated EA blitz and
using contractor directories
compared to typical market
performance (quantitative)
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Difference between the
Program’s underwriting
criteria (as negotiated with
Lenders) with LIC compared
to market offers

Difference between the
Program’s loan terms and
interest rates for the same
amount of loan (as negotiated
with Lenders) compared to
market rates.

Overall time from
homeowners submitting
Program applications to
project completion

Average participant waiting
time for pre- and post-retrofit
EnerGuide assessments
Average participant waiting
time to obtain project quotes
from contractors and
completing projects
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@ 6 Build local capacity

Evaluation Question KPls Metrics

Did the Program contribute to Local skills development and job ¢ Number of City FTE created
local skills development and job creation among City staff and by the Program

creation? within the region (quantitative) e Number of locally trained EAs

to serve existing home market
in Yellowknife and NWT

e Number of local contractors
engaged by homeowners to
perform home energy retrofits
as a percentage of all
contractors engaged by
participants homeowners

e Change in the amount of
biomass technology vendors
and installers in Yellowknife

Do approved contractors feel Increased contractor comfort e Number of highly efficient
more comfortable installing highly installing highly efficient technologies installed by local
efficient technologies? technologies compared to before contractors through the

the Program (quantitative and Program

qualitative) e Number of trainings received

by local contractors through
or arranged by the Program &
number of participants in each
session

e Number of professional
certifications received by local
contractors to install highly
efficient technologies (e.g.,
heat pumps, solar PV)

e Contractor perceptions about
City support/activities to
develop skills & qualifications

8.1.2 Data Sources
Data is expected to come primarily from the following sources:

e Natural Resources Canada EnerGuide house files: data on participant housing type,
completed pre- and post-EnerGuide assessments, including baseline performance, installed
measures, energy consumption, emission reductions, etc.
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* Program database: data collected through the participant application, project implementation
and completion and re-entry phases, managed by the City.

e Applicant and participant survey: participant and non-participant surveys will be developed to
collect quantitative and qualitative data and completed during the Program implementation and
evaluation process (e.g., surveys at project completion to maximize recall, outreach to applicants,
Program evaluation period). This data can be quantitative and qualitative in nature to assess
underlying opinions, perceptions, and motivations.

e Program partner interviews: interviews with GNWT, Housing NWT, Yellowknife City Council,
AEA, third-party lenders and other partners can provide feedback on the process, delivery
experience, support provided and opportunities for continuous Program improvements.

Additional data sources may be identified when the Program launches and/or during Program
evaluation planning.

8.1.3 Evaluation Timeline

The full Program evaluation will be triggered at the end of the four-year Program. However, we
recommend that the City of Yellowknife start evaluation planning while the Program is running given
the cost and complexity to develop and implement a financing Program and continue to learn.
Additionally, some activities (e.g., customer surveys) should be initiated shortly after participation to
ensure effective recall of motivations and experiences.

Evaluation planning should be integrated from Program launch by ensuring the correct data is
collected to assess the objectives outlined above. Mid-Program evaluation planning should begin
after two years or when 120 homes have enrolled, whichever comes first. Evaluation planning
includes engaging an evaluation consultant (if required) and building off the high-level plan herein
to develop a detailed evaluation plan. This will ensure that key activities are ready to begin when the
120 projects are completed (or however many are complete after 2 years).

Evaluation activities should be conducted quickly and results available within 2-3 months. For a mid-
Program evaluation, this will allow timely adjustment to the implementation process to improve
participant and partner experience and results. For the full Program evaluation, this will ensure a
timely recommendation to extend the Program and secure the required funding and resources.

8.1.4 Responsibility

The City of Yellowknife will lead evaluation activities, including contracting third-party evaluators (if
applicable) to coordinate documents and data sharing/access requirements, and ensuring
evaluation timelines are being followed. All Program partners will actively participate in the
evaluation (e.g., provide relevant background information and context, and participate in
interviews).

A third-party evaluator (if applicable) will develop a detailed evaluation plan (building off the
preliminary plan herein) and implement all evaluation activities and report on key findings and
recommendations.
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8.1.5 Evaluation Dependencies

Several factors can influence an evaluation'’s efficiency and effectiveness, including:

Resources: Assign appropriate resources (staff and tools) to monitor and track data required for
evaluation (at the Program outset in anticipation of future evaluations) and ensure sufficient and
experience resources are in place to lead and support evaluation activities.

Funding: The cost of evaluation varies with the frequency, complexity, and scope of data
collection and analysis. There are trade-offs between expected evaluation benefits and Program
costs/limited resources. Evaluation costs and rigour should be proportionate to the Program
scope, savings, and the degree of uncertainty around existing estimates of savings. Evaluation
typically costs 1-3% of annual Program budgets.

Engaging stakeholders: The evaluation can be impacted by stakeholders’ willingness and
ability to participate in the evaluation. This can be mitigated by making evaluation participation a
requirement under the Program agreement and/or offering incentives.

Data limitations: Limited access and data sharing and/or gaps in data can create challenges. It
will be critical to track and document project results in a centralized location, consistently and
accurately from day one.

8.2 Communicating Results

Evaluation results are important, and the conclusions and recommendations will provide credible
impact estimates, optimize the Program, and identify direct core decisions about a full-fledged
Program. Effective evaluation requires results to be accessible to a broad audience and given
quickly to decision makers who will decide whether the Program should end, continue, or become a
full-fledged Program. Thus, it is critical that the evaluation is timely and that the report is transparent,
concise, understandable, and actionable.

Results will be communicated to four main audiences:

1.

City Staff: The evaluation and subsequent report will provide clear actionable steps that can be
taken to improve the Program design and delivery, and if the Program expands to a full-fledged
Program. While the formal evaluation will be conducted when the four-year Program period has
been completed, the City of Yellowknife is encouraged to conduct internal evaluations and
communicate results (celebrate successes and provide constructive feedback toward continuous
improvement) to the team and partners early and often.

FCM: As a recipient of FCM CEF funding, City of Yellowknife is required to prepare a semiannual
report that includes specific details on Program activities and performance. Information will be
reported through FCM'’s standard reporting template.

City Council: Elected officials will be keen to measure progress toward the City’'s CCEAP goals
and report progress to constituents. The evaluation results will also be used to inform future
policy directions and Program funding.

Public: Participating homeowners will benefit from hearing how their participation contributed
to the City's energy and GHG reduction and economic development goals. Sharing success
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stories can also persuade non-participants to participate going forward. Program partners and
other local industry stakeholders will also be interested to see how the Program has provided
economic opportunities, which could generate momentum for greater industry involvement and
support.

The City of Yellowknife will communicate evaluation results in several ways, including:
e Making the evaluation report publicly accessible on the website
¢ Communicating Program impacts to Council, and Program funders (e.g., FCM, GNWT)

e Collecting case studies, stories and data trends that highlight financing successes and
communicate them through various media such as the website, AEA, GNWT, newsletters,
community events, etc.

e Presenting Program results, lessons learned and best practices through one-on-one interactions,
at municipal conferences, trade shows, and industry events, etc.
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Appendix A: Regulatory Authority

Local Improvement Charge (LIC) financing, also called Property Assessed Clean Energy (PACE),
provides capital to accelerate home energy retrofits. A LIC Program is where:

e Homeowners access long-term financing
e Financing is secured by a special assessment of the property (vs. owner)

e The loan is repaid through the municipal property tax bill (or other mechanisms where a lien is
applied to the property)

e Energy savings can help offset monthly financing costs

LIC requires enabling legislation. The Northwest Territories has enacted enabling legislation for LIC
Programs, allowing local governments and utilities to offer high-value financing solutions to
homeowners through the Act to Amend the Cities, Towns and Villages Act-Bill 18.%

Municipalities can arrange with third-party lenders to establish other Program models not requiring
legislation. A 2015 feasibility study showed that there was a need and demand for a LIC Program in
Yellowknife.*

Act to Amend the Cities, Towns and Villages Act-Bill 18

* Northwest Territories is one of only six provinces that have PACE/LIC enabling legislation®’

e Bill 18 outlines minimum LIC requirements, agreements, and by-laws as well as the procedures
for imposing special charges, including:

o Allows local improvements in private property that are substantively energy efficiency or
renewable energy works to be undertaken

e Property owner agreement terms and conditions

e Right for the municipality to impose fees to offset administrative or marketing costs
e By-laws, public notices

e Costinclusions and cost recovery

* Levy of Local Improvement Charges

e Reporting requirements

4 Legislative Assembly of the Northwest Territories. 2018. "An Act to Amend the Cities, Towns and Villages Act.”
Assembly 18 Session 3 Bill 18.

4 Pembina. 2015. Loans for Heat - Towards a Yellowknife Energy Savings Program.

4 The six provinces are Alberta, Nova Scotia, Ontario, Prince Edward Island, Saskatchewan, and Yukon Territory.
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Appendix B: Program Theory Logic Model

fLOGIC MODEL: Yellowknife Home Energy Finance Program
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The Program theory logic model makes several assumptions about existing conditions/actions
needed for Program success, including:

e Funding available from FCM and other source capital

e Sufficient internal/external resources to deliver the Program

e Thatthere is a need for financing and other enabling strategies

e Homeowners will use the supports and services available through the Program
There are also external factors/influences that may impact outcomes, including:

e City of Yellowknife's priorities that could change

e Incentives or other Program changes

e Program implementer/partner changes and/or constraints

e Supply chain constraints
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Appendix C: Landscape Assessment

The landscape assessment report is attached as a separate document.
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Appendix D: Risks and Mitigation

Table D-1 outlines potential risks associated with LIC and third-party financing, and financing
programs more broadly.

Table D-1. Potential financing risks and mitigation strategies

Potential Risks

Description

Mitigation Strategies

Financing-related risks

Program
administration
and city capacity
to administer
Program

Loss of social
capital

Low demand

There is limited capacity and/or
authority in leading organization to
act as a Program champion, gain the
necessary government approvals, and
to manage overall Program oversight.

Backlash from the public due to
rejected applications or
delinquency/defaults.

Despite significant analysis and
engagement to assess energy retrofits
and financing needs and leveraging
our extensive financing Program
database to project uptake,
uncertainty remains around real
uptake. True demand could vary
based on several factors.

And financing is only one piece of a
successful program and is not
sufficient to drive demand alone. This
risk could be caused by many factors,
including economic conditions, sun
setting of rebate programs and other
initiatives.

The Program design suggests two FTEs.
Yellowknife will seek Council support,
budget, and staff allocations to lead
Program funding applications, set-up,
delivery, and evaluation.

FCM grants can be used to cover staff
remuneration for existing or new employees
dedicated the Program

Program partners (lenders, AEA) can offset
the burden on City resources.

Have clear and transparent guidelines on
eligibility, underwriting criteria, and Program
processes in the event of delinquencies and
defaults.

The Energy Concierge will be a single point
of contact to provide hands-on support and
address concerns.

Build flexibility for higher or lower uptake in
terms of City staff and partner allocation. If
uptake is higher/lower than expected review
Program features, economic conditions,
other Program offerings that could be
influencing uptake.

If demand is lower than expected, consider
the following:

Review and/or increase education and
outreach. Ensure marketing is effective and
compelling to educate homeowners about
the benefits of energy efficiency and
renewables, raise awareness about all
programs and services, and how to
participate.



Potential Risks

Description

Mitigation Strategies

High Demand

Delinquent
payments and
defaults

Balancing relaxed
underwriting with

Recently, municipally supported
financing initiatives in other cities have
experienced a high number of
applications from homeowners at the
onset. This may be due to pent-up
demand and zero interest offerings.
This has resulted in delays or halting
new applications until existing
applications can be processed.

Homeowners may not complete their
repayments, for a variety of reasons,
which could lead to a default

Financing may not be the best
solution for lower-income households.
The financing Program should ensure

Review Program processes to assess where
homeowners may be dropping out and why
and adjust accordingly.

Revisit loan terms (e.g., interest rates, loan
amounts, loan terms) as they could be a
barrier to participation.

Create a supportive policy landscape:
Financing becomes more important where
there are more stringent policies or
requirements. Home energy labelling and
disclosure policies, retrofit building codes,
and building performance standards, fossil
fuel equipment bans can increase demand
for retrofits and, thereby, financing.

If uptake is higher than anticipated:

Set expectations: Communicate proactively
with applicants about their anticipated
timeline and potential delays.

Send a market signal: High demand is
good news! Communicate the high demand
and local benefits broadly to contractors,
EAs, NRCan and the public to foster other
opportunities.

Plan ahead to scale resources: Assess risks
with every Program partner (finance
department, buildings department, financial
institution, AEA, contractors) and develop
contingency plans and strategies to allow
rapid scale if required.

A clear, transparent process for
homeowners to understand the implications
of delinquency and default, and repayment
options. This process should be available in
Program documentation, the website and
supported by the Energy Concierge.

In the case of default, the LIC (lien) on the
property reduces Yellowknife and lender
financial risk.

Consumer protection must be a cornerstone
of any financing program—especially in the
residential sector. Impacts on potentially



Potential Risks

Description

Mitigation Strategies

consumer
protection

Potentially more
restrictions with
third party lenders

that eligible homeowners can afford
the payments and do not become
over-leveraged.

Further, without establishing
consumer protection mechanisms,
expensive projects/loans can be
pushed by aggressive contractors for
projects with questionable savings.

Lack of experience with home energy
finance programs and understanding
of loan performance may increase
third party lender’s perceived risk.
Lenders may not be willing to offer
better rates and terms,

Other Program-related risks

High software set-
up costs

Contractor
capacity

The City will need to update or create
software systems to manage the
Program (e.g., website, data sharing,
Program tracking database, etc.).

We have made assumptions herein,
but costs will need to be refined
based on features and functions
selected.

Local EA and contractor capacity are
significantly constrained. Trade
capacity issues (e.g., availability of
good contractors) and costs (e.g.,
trades from larger centres further

vulnerable participants (e.g., low-income,
fixed income, heavily leveraged,
underserved communities, seniors) are
being considered in all design decisions.

Financial literacy and transparency on the
implications of investing in upgrades,
balanced with the retrofit benefits, should
be included in Program resources.

The Energy Concierge can help income-
eligible homeowners find appropriate
programs and services.

Establishing eligible measures, selecting
approved contractors, and setting
contractual guidelines can ensure that
projects are relevant and cost-effective.

providing security with the LIC will reduce
lender risk and allow the City to negotiate
favourable terms and conditions for
homeowners.

The City validating that projects meet
Program eligibility criteria will also provide
lenders with confidence that projects will
generate energy and bill savings so that
borrowers are more likely to be able to
repay the loan further reducing lender risk.

Clearly scope Program software and

consider opportunities to simplify to reduce
set-up costs. Establish budget contingencies
to further mitigate risk.

Partnerships with GNWT and AEA could
offer opportunities to streamline processes
across programs, automate and cost share.

Conducting EA blitzes in collaboration with
AEA, GNWT and NRCan can address
backlogs, avoid delays, and help to reduce
costs.

Selecting preferred contractor(s) through a
competitive procurement process is



Potential Risks

Description

Mitigation Strategies

away increase costs) can be barriers to
home energy upgrades.

Significant delays or lack of quality
work could derail Program success
and result in loss of homeowner trust.

Industry pushback The construction industry may push

back with the City selecting approved
Program contractors.

expected to attract contractors, ensure
quality work, and potentially reduce
homeowner costs.

Clear expectations, quality assurance
guidelines and disciplinary processes
through contracts will mitigate City and
homeowner risk.

Manage, track, resolve and implement
preventative actions in response to
homeowner enquiries and complaints.

Develop a communication strategy to
supporting evidence for this approach.
Messaging should include:

e Industry capacity is constrained.

¢ Individual home energy retrofit projects

may not attract contractors

e Homeowners expressed challenges with

finding qualified contractors and
concerns over quality.

Selecting Program approved contractor(s) is

expected to create economy of scale to

attract contractors, help homeowners to find

qualified contractors capable of installing
eligible measures in a timely manner and

helps to build local capacity. As the Program
scales up, the City can open the Program up
to the broader market.



Appendix E: Legal Review

The full legal review and opinion from Field Law is below.
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Introduction
Background and Description of the Program

You have advised us that you are supporting the City of Yellowknife (“City”) to design a four-year residential
financing program to help property owners improve efficiency of their homes and to reduce greenhouse gas
emissions, known as the Home Energy Financing Program (“Program”). You have further advised that the Program
is in response to climate targets set out under the City’s Corporate and Community Energy Action Plan.

You prepared the Home Energy Financing Program — Design Report for the City, which sets out the details of the
Program (“Report”).

The Program would be led and operated by the City. Upon the approval of an application by a property owner, a
third-party lender (“Lender”) would provide financing for the Program. In describing the Program in the Report,
you state: “the Program offers an integrated turnkey service that includes financing from third party lenders [...].2
An integral part of the Program is to leverage the City’s ability to register a local improvement charge (“LIC")
against the property owner’s property in the event of a default by the property owner. The loan would be secured
by the LIC.

Under the Program, a property owner would apply for financing to a Lender. If successful, the loan would be
directly secured, in part, by the registration of the LIC against the property owner’s property. The loan from the
Lender would then be used to support payment for the work to conduct the home energy retrofits for the property
owner. The property owner would make payments against the loan to the Lender directly. In the event the
property owner is significantly delinquent on the loan payments, the City would be directed by the Lender to
recover the outstanding payments through the LIC. Once the loan to the Lender is paid in full, the LIC would be
discharged from registration on the title of the applicable property.

Legal Issue

You have retained us to provide legal advice on whether the Program or an alternate model complies with
legislation in the Northwest Territories, namely pursuant to the Cities, Towns and Villages Act (“Act”).> You have
also asked us to compare the Act to other jurisdictions with legislation that enables Property Assessed Clean
Energy (“PACE”) financing.

Law Addressed

We are qualified to practice law in the Northwest Territories. Although we are providing you with a comparative
analysis of applicable legislation in the jurisdictions of Ontario, Nova Scotia and Prince Edward Island (“Provincial
Laws”), the opinions expressed below are limited to the laws of the Northwest Territories and the federal laws of
Canada applicable therein (“Applicable Laws”) at the date of this analysis. We performed a case law review in
accordance with the Applicable Laws, and no cases to date have considered the Act in the Northwest Territories.
Without limiting the generality of the immediately preceding sentences, we express no opinion with respect to

1 Home Energy Financing Program — Design Report by Dunsky dated March 14, 2024 (“Report”).
2 |bid at PDF page 6.
3 Cities, Towns and Villages Act, SNWT 2003, c 22, Sch B.

4868-3369-3889.v9
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the laws of any other jurisdiction, including the Provincial Laws, to the extent that those laws may govern the
PACE financing.

Executive Summary

We have reviewed the relevant legislation in the Act in conjunction with the proposed requirements of the
Program to determine if this Program can be used as currently proposed in the City of Yellowknife. Upon
completing our review, it is our opinion that this Program can be implemented if certain requirements laid out by
the Act are completed by the City.

The Act requires that the City and property owner(s) enter into an agreement where the owner(s) consent to their
properties being subject to a local improvement charge and also requires the authorization of the work through
City bylaw. The bylaw may authorize undertakings of energy efficiency works or renewable energy works which
satisfy the requirements of a program of the municipal corporation. The Act is largely silent on the nature and
components of the program and it may be tailored to the Program that is currently being proposed.

We note that these requirements would initially add to the administrative burden of the City. However, once the
Program has been formally established by the City, and a bylaw is passed to authorize specific energy efficient
works or renewable energy works that are part of the Program the administrative burden will be reduced.

The Act does not clearly specify the use of third-party administrators or lenders as your Program has proposed.
Currently, the Act neither explicitly allows nor prohibits a Lender from financing local improvements. This
decision appears to rest within the discretion of the City’s council and may be included as part of the design of the
Program.

As part of our analysis, we conducted a jurisdictional review of similar PACE/LIC enabling legislation in other
jurisdictions, such as Ontario, Nova Scotia, and Prince Edward Island, to determine if a similar designed program
has been implemented there. From this jurisdictional review, some of these jurisdictions do have third-party
administrators who have either taken over from the municipality, worked in conjunction with the municipality, or
been the administrator of the program from the start. For example, similar to the Act, the PACE enabling
legislation in Prince Edward Island is silent on the use of third-party administrators. However, despite the lack of
explicit language in the relevant Prince Edward Island legislation, the City of Charlottetown uses a third-party
administrator to collect and manage financing payments for their PACE program. As such, despite the lack of
specific language in the Act there is sufficient flexibility for the Program to be implemented.

In summary, it is our view that the Act does allow for the implementation of the Program you have proposed
despite some administrative requirements which are typically standard across the various jurisdictions in Canada
that have implemented similar PACE programs. Furthermore, we believe the broad discretion given in the current
form of the Act allows for the Program to be implemented as it is currently designed and intended.

Analysis of Northwest Territories Legislation to the Program

Section 121.1 of the Act is key to the analysis of whether the Program would comply with the Act. It contemplates
local improvements that are consistent with the Program, aimed at energy efficiency and renewable energy, as
well as the implementation of an LIC to assist with the financing of the works.

“Field Law” is a trademark and trade name of Field LLP.
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Specifically, the Act allows the City’s council (“Council”) to undertake a local improvement on private property on
the following three conditions:

(a) the local improvement is substantively an energy efficiency
works or renewable energy works;

(b) the City and the property owners enter into an agreement where
the property owners consent to subjecting their properties to an LIC
(“Agreement”); and

(c) the work is authorized by a bylaw (“Bylaw”).*

A “local improvement” is defined in the Act as a work that has a benefit to the real property in a particular
geographic area within the City.’

Agreement between Property Owners and the City

The Agreement must be signed by the City and the owners of all the lots, affected by the LIC.® The Act does not
define what is intended by “owners of all the lots”. A plain reading of this requirement suggests to us that the Act
intends to require a written agreement signed by the City and each of the property owners, affected by the LIC.

The Agreement must contain the following specific details:
(a) a description of the nature of the work;

(b) the estimated cost of the work, which should include engineering
expenses, reasonable administrative costs such as advertising and
providing notice, and the interest on any borrowing;

(c) the estimated lifetime of the work;

(d) a description of the apportionment method and the amount of
the LIC to be imposed;

(e) the manner in which a cost overrun or under run is to be dealt
with, if the actual cost of work differs from the estimated cost of the
work;

(f) the period over which the LIC is to be paid;

(g) the conditions on which the LIC may be paid in a lump sum; and

4 Ibid at 5.121.1(1).
5 Ibid at s.1.
6 Ibid at s.121.1(2).
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(h) any other prescribed requirements. At the time of this analysis,
there are no prescribed requirements.”

Bylaws
Once authorized, the Council may begin the process of creating a Bylaw. The Bylaw must either authorize:

(a) the undertaking of a specific or series of energy efficiency
works or renewable energy works; or

(b) the undertaking of energy efficiency works or renewable
energy works which satisfy the requirements of a program
of the City already established for the same purpose.®

In our view, the Program would likely fall under the latter and, therefore, in respect of the Program, the City would
be required to make a Bylaw to authorize the undertaking of energy efficiency works or renewable energy works
which satisfy the requirements of the Program. The language used under s. 121.1(4)(b) is very broad and does
not authorize any particular program, specify what the program may be, or how the program may be designed. It
simply provides the City the ability to establish a “program” to facilitate the three conditions that must be satisfied
unders. 121.1(1).

Before passing such Bylaws, the City must give notice to the public of its intention to do so.° This notice of intention
must include a description of the Program and the Bylaw must set out a description of the Program.®

Cost Recovery
The Act allows for a local improvement to be levied for cost recovery purposes.

It states that after a local improvement undertaken under the Act is complete, Council may, through a Bylaw,
establish the method for assessing the amount of the LIC, establish the amount and manner of payment of the
LIC, and authorize the levy of the LIC against the applicable property.'! It would seem that this section applies
after the local improvement has been completed, and it is a permissive section. It does not require the Council to
take this action.

Further, the Act requires that where the LIC is levied in respect of private property as set out above, the LIC
must recover the full cost of the work that is financed through the LIC.*?

7 Ibid at 5.121.1(3).
8 Ibid at s.121.1(4)
9 Ibid at 5.121.2(1)
10 pid at 5.121.2(2)(b) and s. 121.1(6)
11 Ipid at 5.121.3(1)
12 1pid at 5.121.3(2)
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Reporting

Finally, the City shall report on any local improvements, as described in this memo to the Minister as the Minister
may direct from time to time.?3

Application of the Act to the Program
In our view, it appears that the Act allows for the implementation of the Program.

The Act clearly provides that Council may undertake local improvements under private property for the energy
efficiency goals articulated in the Program. It also contemplates the financing of the works. For example, the
Agreement must include provisions which sets out the amortization of the LIC, interest on borrowing, lump sum
payment of the LIC, as well as the methodology of the portion and amount of the LIC.

The Act is silent on the whether the Program may be financed by a Lender. The Act does, however, address cost
recovery whereby the Council has discretion to establish a bylaw to the levy the LIC. The Council may decide by
bylaw to establish a methodology for assessing the amount of the LIC, the amount and manner of payment of the
LIC and authorise the charge of the LIC against real property. This provision is significant to the analysis for two
reasons. First, the provision allows Council, either by a Bylaw or otherwise, to make decisions on how it wants to
levy the LIC. The Act neither, explicitly or otherwise, prohibits a Lender from financing the local improvements nor
allows a Lender to finance the local improvements. This decision appears to rest within the discretion of the
Council. Second, the discretion conferred to the Council includes the ability to make the decision on the scope and
nature of the levy. For example, the Council may determine the amount and manner of payment of the LIC. This
permission is very broad. It may include the determination that the amount of the LIC would be based on a
combination of interest and the principal of the loan. Further the manner of payment may include loan
repayments to the Lender or the City. Finally, the authority to charge the LIC against real property allows the
registration of security against the property owner’s property.

The Act does unequivocally require that where the LIC is levied, the LIC must be based on the full cost recovered
for the work that is financed through the Program.

We note that conditions precedent to establish the Program would initially add to the administrative work of the
City. These conditions precedent would involve reaching a sufficient agreement with each of the affected lot
owners and the City, providing the necessary notice outline above to the public and creating the bylaws to govern
the Program.

Once the Program has satisfied the City’s requirements and is established, it would follow the lighter
administrative process during the roll out of the Program.

In sum, in our view, the Act allows the Program to be implemented as intended.

13 Ibid at s.121.4
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Comparative Analysis

Comparison of relevant legislation
Nova Scotia

The Nova Scotia legislation has the least amount of description within the legislation itself with respect to PACE
programs and the implementation of the LIC mechanism. The most relevant section is section 8 1A of the Municipal
Government Act, SNS 1998, c 18 (the “Nova Scotia Act”), which is focused on the bylaws that can be made with
respect to local improvement charges for the financing and installation of energy efficient equipment, renewable
energy equipment, equipment for the supply, use, storage or conservation of water, and on-site sewage disposal
equipment on private property with the consent of the property owner.’* However, similar to the Act, these
bylaws may provide for a variety of items such as the method or plan in which any LIC will be set out. For example,
these charges may be set differently for different areas within the same municipality using a set of classes for each
charge.’ Furthermore, these bylaws can be used to set out how the charges will be payable. For example, the
charges may be collectable in the same manner as taxes or, at the option of the property owner, be paid in annual
installments with the full balance becoming due and payable upon default by the property owner of any
installment payment, with interest.'® These bylaws also allow for the charges to be registered as first liens on the
property and can provide for a means of determining when the lien becomes effective or when the charges
become due and payable.!” Sections 168 and 169 of the Nova Scotia Act are also relevant as they are related to
the administrative process to create such bylaws.

In comparison with the Act, the Nova Scotia Act does allow for similar aspects of the Program as the Act does.
However, it does not have as much detail as the Act with respect to assessing the applicability of such a Program
in Nova Scotia. The Nova Scotia Act does mention the bylaws allowing for the creation of a process for collecting
when a property owner defaults. However, it is unclear on how this process would work or who would be entitled
to collect on this default as the Nova Scotia Act leaves this discretion in the specific bylaws.!® The Nova Scotia Act
does clearly mention the implementation of local improvement charges for energy efficient and renewal energy
equipment working with first lien priority registration.'® Section 81A(d) classifies these LICs as first liens to be
collected in the same manner as taxes.?® Furthermore, section 81A(f) authorises the bylaws to provide for a means
of determining when such lien becomes effective.?! In comparison, although the Act in the Northwest Territories
provides for the discretion of an LIC registered against the real property, it is silent on the priority registration
status of such levies. The use of priority lien registration status is a key incentive for third party lenders in the
current design of the Program as it revolves around the City’s ability to register an LIC against the property owner’s
property in the event of a default by the property owner. Based on a reading of Nova Scotia’s legislation, it appears
the Nova Scotia Act provides for broad discretion in the City’s power to create bylaws, but it is not useful in
determining the involvement of a third-party administrator or lender as would be needed for the Program.

% Municipal Government Act, SNS 1998, ¢ 18, at s. 81A.
15 Ibid.
18 1pid.
17 1bid.
18 Ipid.
19 1pid.
20 jpid.
21 1pid.

“Field Law” is a trademark and trade name of Field LLP.



Page 9

Ontario

The Municipal Act, 2001, SO 2001, c 25 in Ontario (the “Ontario Act”) refers the power to provide fees and charges
relating to local improvements with priority lien status to its regulations.?? The regulations, as set out in Appendix
B, lay out the foundation of how PACE programs using LIC mechanisms work in this jurisdiction. In comparison to
the Act, the regulations follow a similar process of requiring a sufficient agreement to be reached between the
affected lot owners prior to creating bylaws for such purposes. Additionally, public notice must be given setting
out sufficient detail of the proposed bylaws for the program in question, which is also similar to the process under
the Act.

Section 400(d) of the Ontario Act states that the Minister may make regulations concerning certain fees or charges
which are added to the tax roll under the Act that have priority lien status and designate such charges as a local
improvement. Local Improvement Charges - Priority Lien Status, O Reg 586/06 (the “Ontario Regulations”)?, then
set out the details of the PACE/LIC enabling legislation in a similar fashion as the Act. Section 36.1 of the Ontario
Regulations states that a municipality may raise the cost of undertaking works as local improvements on private
property by imposing special charges on the lots of property owners who consent to such work. Section 36.2 of
the Ontario Regulations sets out the requirements for the agreement between the affected property owners and
the municipality with respect to what would be considered a “sufficient agreement” similar to the Act. The
agreement must include information such as the estimated cost of the work, the estimated lifetime of the work,
a description of the method for apportionment of the charges to the specific lots in question, a method for
determining cost of the work and how the special charges on the lots will ultimately be paid. These requirements
are very similar to the sufficient agreement requirements in section 121.1 of the Act, as discussed above. However,
the Ontario Regulations also provide additional details concerning these agreements, such as the clerk of the
municipality determining the sufficiency of the agreement and being responsible for the final binding decision on
whether the agreement is certified.?* The Ontario Regulations also provide additional conditions with respect to
the signing of the agreement by all owners of a lot if there are two or more persons who own the lot in question,
and a condition that once the agreement has been certified the owner cannot withdraw his or her name from the
agreement.?

The Ontario Regulations then set out the public notice requirements that must be met before the bylaws are
created, as set out in Appendix B. However, it is noteworthy that the Ontario Regulations do not distinguish
between bylaws for new energy-related works or works that are already established, as is done in the Act. As
discussed above, this distinction allows for a less burdensome administrative process once a program has been
established. For the most part, the Ontario Regulations are also silent on the use of third-party administrators or
lenders. However, there are some instances where the Ontario Regulations make specific references to a
municipality undertaking the work as local improvement. For example, section 1(3) of the Regulations specifically
states that “if a municipality undertakes a work as a local improvement, a special charge imposed with respect to
the work in accordance with this Regulation has priority lien status”. One may interpret the legislation to mean
that the municipality must be the entity that completes the local improvement in order for the LIC to be registered
with priority lien status. If such an interpretation is adopted, the Program would not be able to operate under a
legislative framework like Ontario’s legislation. The Act does not have provisions expressly stating the same with
respect to priority lien registration status in the Northwest Territories.

22 Municipal Act, 2001, SO 2001, ¢ 25 at 5.400.

23 |ocal Improvement Charges - Priority Lien Status, O Reg 586/06
24 Ibid at s. 36.4

3 Ibid
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During our review of the Ontario legislation, we also reviewed section 266(d) of the City of Toronto Act, 2006, SO
2006, c 11, Sch A and its applicable corresponding regulations. This legislation is substantially similar to the Ontario
Act and Ontario Regulations as discussed above and set out in Appendix B. As such, we have not gone into further
detail with respect to this legislation.

Prince Edward Island

The relevant legislation in Prince Edward Island is the Municipal Government Act, RSPEI 1988, ¢ M-12.1 (the “PEI
Act”)?. Section 200 in the PEl Act provides a broader application of the use of local improvement charges as it
allows council to the city to undertake any local improvement if it considers it necessary for the benefit of all or
part of its municipality.?’ However, the legislation does provide examples of what can be considered “for the
benefit of the municipality” such as a local capital project undertaken by the municipality, and connections to real
property for sewer, drainage and water mains provided by the municipality.?® In comparison the legislation in the
Northwest Territories, Ontario and Nova Scotia has specific language with respect to the types of works and
programs that can utilize the LIC mechanism of the municipality, as mentioned above and in Appendix B. Another
difference in the PEI Act in comparison to the others is that the legislation lays out a specific guideline for how
public hearings will be held in respect of any bylaws created for these purposes if the municipality receives
multiple objections.? Pursuant to section 202 of the PEI Act, the chief administrative officer must send a written
notice to all the affected property owners who would be paying the cost of a proposed local improvement which
has sufficient details of the charge and lays out the procedure to be followed if an owner objects to the local
improvement.3® A notice under this section is deemed to have been received 10 days after the date on which it
was sent, and if an affected property owner wishes to object, they must file a written objection within 30 days of
receipt of such notice.?! If one or more objections are made then a public hearing must be held.3? Section 205 of
the PEI Act discusses lien registrations and states that any overdue and unpaid local improvement charges or fees
which have been levied pursuant to the Act for these purposes, shall constitute a lien on the real property until
the payments, including interest, have been made in full.3® Furthermore, section 205(2) states that such liens will
have priority over every claim, privilege or encumbrance against the property of every person except the Crown.
Section 206 of the PEI Act discusses services that a municipal council may authorize if it determines that such
services or programs are in the best interests of the municipality.3* Furthermore, section 207 of the PEI Act states
that a council that provides such a product or service may by bylaw offer a program to advance funds or otherwise
provide financing to property owners in relation to such product or service.®* These bylaws may also impose
charges as discussed above or provide a means for determining the charges for the product or service provided.®
Similar to the Act, the Ontario Regulations and the Nova Scotia Act, the PEI Act then discusses various types of
bylaws which can be enacted with respect to the such local improvement, products or services, as further set out
in Appendix B.’

26 Municipal Government Act, RSPE| 1988
27 |bid at 5.200(1).
28 |pid at 5.200(2).
2 |bid at 5.203.

30 1pid at 5.202.

31 1pid.

32 Ipid at 5.203.

33 Ibid at s.205.

34 Ibid at s.206.

35 Ibid at 5.207.

36 Ipid.

37 Ibid at 5.208.
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In comparison to the Ontario Regulations, the language in the PEl Act does not specifically mention lien
registrations in the context of a municipality undertaking such work. As such, it does not seem as restrictive as the
Ontario Act with respect to the role of third parties in the implementation of such programs. However, the PEI Act
is still silent overall on third parties, as is the Act in the Northwest Territories. Despite the PEI Act being silent on
third party administrators, Lauren McNutt from your office has indicated in her email dated May 21, 2024 (the
“Email”), that the PACE programs in the City of Charlottetown in Prince Edward Island are run through a program
administrator, SwitchPACE, who collects financing payments and submits such payments to the chief
administrative officer. Furthermore, In the event of a default on payments, the outstanding balance isimmediately
due and payable. Any interest accrued on the amount then due and payable is determined at the same rate which
is applied by the municipality for any unpaid utility fees and charges in default. This result aligns with our analysis
above that the legislation does not need to specifically address third-party administrators, and a broad
interpretation of the Act's language suggests that the Program can be implemented as intended.

Summary of comparative analysis

Upon reviewing the relevant legislation PACE or LIC enabling Provincial Legislation in Appendix B attached hereto,
the legislation and process outlined in Ontario appears to be the most similar to the Act in the Northwest
Territories. Unlike the Ontario legislation, which has most of the PACE or LIC rules in its applicable regulations as
set out in Appendix B, the Northwest Territories rules are found in the Act itself, which is more similar to how the
legislation is set up in Nova Scotia and Prince Edward Island. Furthermore, the Act in the Northwest Territories is
silent on third party involvement which is similar to the legislation in Nova Scotia and Prince Edward Island as they
are less detailed and provide a broader interpretation of the use of the legislation.

Despite these subtle differences, the overarching theme across the Provincial Legislation is that most of the
authority and process stems from the bylaws that are created with respect to the LIC. All of the legislation
reviewed above, including the Act mainly describe how the municipal corporation is authorised to make bylaws
related to LICs and how they will ultimately be governed with respect to structure, payment, and enforcement
options. As such, based on the current structure of the Act, the legislation does allow for the application of LICs in
a similar fashion as Ontario after a sufficient agreement is reached between the municipality and the affected lot
owners and adequate notice is given of the municipality’s intention to make bylaws regarding such charges. The
overall language in the Act, however, is less restrictive than the Ontario Regulations and provides room for broader
interpretation as discussed above.

SUMMARY

In sum, the Applicable Laws allow for the implementation of the Program despite some administrative
requirements, which are typically standard across the Provincial Laws that have implemented similar PACE
programs. The Act, however, does not specifically address the use of third-party administrators or lenders,
who would be an integral part of the Program. Despite this issue, a broad interpretation of the Act would lead us
to believe that the Act, neither explicitly nor otherwise, prohibits a Lender from financing the local improvements
nor allows a Lender to finance the local improvements. For example, although the PEI Act is also silent on the use
of third-party administrators, the City of Charlottetown uses a third-party administrator to collect and manage
financing payments for their PACE program as mentioned in the Email. As such, we believe the broad discretion
given in the current form of the Act points in the direction of allowing for the Program to be implemented as
intended.
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APPENDIX A
CITIES, TOWNS AND VILLAGES ACT, SNWT 2003, C22, SCH B

Approvals

112. (1) Subject to this section, no long-term debt has effect unless the bylaw specifically authorizing it is
approved by the voters and the Minister.

Exemptions from voter approval

(2) A bylaw authorizing a long-term debt does not require the approval of the voters if:
(a) the Minister orders that it be exempt from voter approval in accordance with criteria established
by the regulations;
(b) the amount of the proposed long-term debt is below the prescribed limit; or
(c) the debt meets the conditions of subsection (4).

Exemption from Ministerial approval

(3) A bylaw authorizing a long-term debt does not require the approval of the Minister if (a) the proposed long-
term debt is authorized by the municipal corporation’s debt management plan; or (b) the debt meets the
conditions of subsection (4).

Refinancing exemption

(4) A bylaw authorizing a long-term debt does not require the approval of either the voters or the Minister if
(a) the long-term debt is to be used to refinance an existing long-term debt; and (b) the principal amount to be
borrowed does not exceed the principal amount outstanding under the long-term debt being refinanced.

Local Improvements

Undertaking local improvements
117. (1) A municipal corporation may only undertake a local improvement if it is authorized by a bylaw.
Contents of bylaw

(2) A bylaw authorizing a local improvement must set out:
(a) the nature of the local improvement;
(b) which parcels of real property council considers will principally benefit from the local improvement;
(c) the total estimated costs of the local improvement and the nature of those costs;
(d) the proportion of the costs that would be financed by
(i) a local improvement charge levied against the real property principally benefiting from the local
improvement,
(ii) general revenue of the municipal corporation, and
(iii) any short-term debt and long-term debt;
(e) the total estimated amount of the local improvement charges to be levied;
(f) the period over which the local improvement charges would be payable; and
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(g) the conditions on which the local improvement charges, in respect of a parcel of real property, could be paid
inalump sum.

Public hearing and notice

118. (1) Before second reading of a local improvement bylaw, council shall
(a) hold a public hearing on the local improvement bylaw;
(b) give at least 14 days public notice of the purpose, date, time and place of the hearing; and
(c) ensure that notice of intent to make the local improvement bylaw is sent to every person who would
be required to pay any local improvement charges.

Contents of notice
(2) The notice of intent referred to in paragraph (1)(c) must be in writing and must include

(a) a description of the local improvement;

(b) an estimate of the costs of the local improvement;

(c) an estimate of the local improvement charges; and

(d) a description of the options for payment of the local improvement charges.
Consent of affected persons
119. (1) Before third reading of a local improvement bylaw, a municipal corporation must obtain written consent
to the making of the local improvement bylaw from at least 60% of the persons who would be required to pay
the local improvement charges.

Majority value

(2) For the consent to be sufficient, the persons referred to in subsection (1) must represent at least 50% of the
assessed value of all real property in respect of which the local improvement charges will be levied.

Certification of consent

(3) The senior administrative officer shall certify to council whether the consent required by this section has
been obtained.

Exemption from voter approval

120. (1) A long-term debt created for the purpose of financing a local improvement does not require approval of
the voters if (a) the costs of the long-term debt are completely financed by local improvement charges; and (b)
the local improvement bylaw receives the consent of the persons who would be required to pay local
improvement charges in accordance with section 119.

Approval of Minister

(2) For greater certainty, a long-term debt created for the purpose of financing a local improvement requires the
approval of the Minister, unless otherwise exempt from that approval under section 112.
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Levy of local improvement charges
121. (1) After a local improvement is complete, council may, by bylaw,
(a) establish the method for assessing the amount of the local improvement charges;
(b) establish the amount and manner of payment of the local improvement charges; and
(c) authorize the levy of a local improvement charge against the real property that council considers
principally benefits from the local improvement.

Use of local improvement charges

(2) A municipal corporation shall use local improvement charges only for the purpose of financing local
improvements.

Other sources of financing

(3) A municipal corporation may finance a portion of the costs of a local improvement from the general revenue
of the municipal corporation.

Local Improvements - Private Property SNWT 2018, c.14, s.5.

Undertaking local improvements: private property

121.1. (1) Notwithstanding sections 117 to 121, a council may undertake a local improvement on private property
if
(a) the local improvement is substantively an energy efficiency works or renewable energy works;
(b) the municipal corporation and the property owners enter into an agreement in which the property
owners consent to their properties being subjected to a local improvement charge; and
(c) the work is authorized by a bylaw.

(2) An agreement described in paragraph (1)(b) must be signed by the municipal corporation and the owners of
all the lots to be subjected to the local improvement charge.

Signatures

(2) An agreement described in paragraph (1)(b) must be signed by the municipal corporation and the owners of
all the lots to be subjected to the local improvement charge.

Contents of agreement

(3) An agreement described in paragraph (1)(b) must include
(a) a description of the nature of the work;
(b) the estimated cost of the work;
(c) the estimated lifetime of the work;
(d) a description of the apportionment method and the amount of local improvement charges to be
imposed;
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(e) the manner in which a cost overrun or under run is to be dealt with, if the actual cost of work differs
from the estimated cost of the work;

(f) the period over which the local improvement charges are to be paid;

(g) the conditions on which the local improvement charges may be paid in a lump sum; and

(h) any other prescribed requirements.

What bylaw may authorize

(4) A bylaw made under paragraph (1)(c) may authorize
(a) the undertaking of a specific or series of energy efficiency works or renewable energy works; or
(b) the undertaking of energy efficiency works or renewable energy works which satisfy the requirements
of a program of the municipal corporation.

Specific or series of works bylaw

(5) A bylaw made under paragraph (1)(c) authorizing a specific or series of works described in paragraph (4)(a)
must set out
(a) a description of the nature of the work;
(b) the estimated cost of the work;
(c) the estimated lifetime of the work;
(d) a description of the apportionment method and the amount of local improvement charges to be
imposed;
(e) the manner in which a cost overrun or under run is to be dealt with, if the actual cost of work differs
from the estimated cost of the work;
(f) the period over which the local improvement charges are to be paid;
(g) the conditions on which the local improvement charges may be paid in a lump sum; and
(h) any other prescribed requirements.

Energy efficiency or renewable energy works bylaw

(6) A bylaw made under paragraph (1)(c) authorizing energy efficiency works or renewable energy works described
in paragraph (4)(b) must set out a description of the program.

What may be included in cost
(7) The following may be included in the cost of a work undertaken in respect of a local improvement under this
section:

(a) engineering expenses;

(b) reasonable administrative costs, including the cost of advertising and of giving notices;

(c) interest on any borrowing.

Advance public notice of bylaw

121.2. (1) Before passing a bylaw to undertake a work as a local improvement under section 121.1, a municipal
corporation shall give notice to the public of its intention to pass the bylaw.

“Field Law” is a trademark and trade name of Field LLP.
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What public notice must include
(2) The public notice of the intention to pass the bylaw must include:

(a) a description of the specific or series of energy efficiency works or renewable energy works the
municipal corporation intends to undertake; or

(b) a description of the energy efficiency program or renewable energy program that the municipal
corporation has or intends to establish.

Levy of local improvement charges

121.3. (1) After a local improvement undertaken under section 121.1 is complete, council may, by bylaw, (a)
establish the method for assessing the amount of local improvement charges; (b) establish the amount and
manner of payment of the local improvement charges; and (c) authorize the levy of a local improvement charge
against the real property.

Cost recovery

(2) A local improvement charge levied under subsection (1) must recover the full cost of the work that is financed
through the local improvement charge.

Reporting

121.4. A municipal corporation shall, as directed by the Minister, report on local improvements carried out under
sections 121.1 to 121.3.

“Field Law” is a trademark and trade name of Field LLP.
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Relevant Sections

Northwest Territories

APPENDIX B
JURISDICTIONAL REVIEW

Nova Scotia

Ontario

Prince Edward Island

Enabling Legislation

Applicable Regulations

General Administration

4868-3369-3889.v9

Cities, Towns and Villages Act,
SNWT 2003, c 22, Sch B

N/A

A municipal council may
undertake a local improvement
on private property if:

(a) the local improvement is
substantively an energy
efficiency works or renewable
energy works;

(b) the municipal corporation
and the property owners enter
into an agreement in which the
property owners consent to

“Field Law” is a trademark and trade name of Field LLP.

Municipal Government Act,
SNS 1998, c 18, s. 81A

N/A

With respect to the procedure
for creating bylaws under this
legislation.

Section 168 of this Act lays out
the following procedure:

(1) A by-law shall be read
twice.

(2) At least fourteen days
before a by-law is read for a
second time, notice of the

Municipal Act, 2001, SO
2001, c 25, s. 400 (d)

City of Toronto Act, 2006,
SO 2006, c 11, Sch A, s.
266(d)

Local Improvement
Charges - Priority Lien
Status, O Reg 596/06

Local Improvement
Charges - Priority Lien
Status, O Reg 596/06 (City
of Toronto Act)

The current legislation
allows a municipality to
raise the costs of
undertaking works as local
improvements on private
property by imposing
special charges on the lots
of consenting property
owners. However, the
legislation also states that
the municipality
undertaking the work as a
local improvement must

Municipal Government Act,
SPEI 2016, c 44, ss. 200-
205

N/A

The legislation allows
council to undertake any
local improvement if it
considers it necessary for
the benefit of all or part of
its municipality.

The legislation does
provide examples for what
could be considered a
greater benefit to an area
such as:
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Nova Scotia
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their properties being
subjected to a local
improvement charge; and

(c) the work is authorized by a
bylaw.

(2) An agreement described in
paragraph (1)(b) must be
signed by the municipal
corporation and the owners of
all the lots to be subjected to
the local improvement charge.

(2) An agreement described in
paragraph (1)(b) must be
signed by the municipal
corporation and the owners of
all the lots to be subjected to
the local improvement charge.

(3) An agreement described in
paragraph (1)(b) must include

(a) a description of the
nature of the work;

(b) the estimated cost
of the work;

(c) the estimated
lifetime of the work;

(d) a description of the

apportionment method

“Field Law” is a trademark and trade name of Field LLP.

council’s intent to consider
the by-law shall be published
in @ newspaper circulating in
the municipality or posted on
the municipality’s website.

(2A) A notice published on the
municipality’s website under
sub-section (2) must include
the date the notice is posted
and remain posted until the
by-law has been read a second
time.

(3) The notice shall state the
object of the by-law, the date
and time of the meeting at
which the council proposes to
consider it and the place
where the proposed by-law
may be inspected.

(4) The council may require
further advertising, including
advertising by radio or
television.

(5) The council may provide
that advertising by radio and
television replaces advertising
in a newspaper, except in the

enter into a sufficient
agreement with the
owners of the lots in
question. The Agreement
must provide for the
apportionment of the cost
of the work and must be
signed by municipality and
all the owners of the lots
that would be specially
charged under the local
improvements.
Furthermore, the
agreement must also
include:

(a) the estimated cost of
the work;

(b) the estimated lifetime
of the work;

(c) adescription of the
apportionment method
and the amount of the
special charges for the lots
to be specially charged;

(d) without limiting clause

(c), the manner in which a
cost over run or under run

a) a local capital project
undertaken by a
municipality; and

b) connections to real
property for sewer,
drainage and water mains
provided by a municipality.

With respect to the Bylaws
mentioned below, the
Chief Administrative
Officer must send a
written notice to all the
affected property owners
who will be liable to pay
the cost of the proposed
local improvement. The
notice must include:

(a) a summary of the
details of the local
improvement including the
costs, as specified in the
bylaw under clause 201(c)
(of the act); and

(b) the procedure to be
followed to object to the
local improvement.
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and the amount of local

improvement charges

to be imposed;

(e) the manner in which

a cost overrun or under

run is to be dealt with,

if the actual cost of
work differs from the
estimated cost of the
work;

(f) the period over
which the local improvement
charges are to be paid;

(g) the conditions on
which the local improvement
charges may be paid in a lump
sum; and

(h) any other
prescribed requirements.®

121.2. (1) Before passing a
bylaw to undertake a work as a
local improvement under
section 121.1, a municipal
corporation shall give notice to
the public of its intention to
pass the bylaw.

38 Supra, note 3 ats.121.1.
40 Sypra, note 14 at s. 168.

“Field Law” is a trademark and trade name of Field LLP.

case of advertising required
pursuant to Parts VIII and IX.

(6) The council may, by
policy, further determine the
procedure to be followed and
the notice to be given with
respect to the introduction
and passing of by-laws.*

With respect to publication,
section 169 states as follows:

(2) A by-law has the force
of law upon publication.

(2) A by-law is published
when

(a) itis passed by the
council in the manner
provided in this Act;

(b) itis approved by a
minister of the Crown whose
approval is required; and

(c) anotice is published in a
newspaper circulating in the

is to be dealt with, if the
actual cost of work differs
from the estimated cost of
the work; and

(e) when the special
charges for the lots are to
be paid.

With respect to the cost of
the work this may include:

1. Engineering expenses.

2. Reasonable
administrative costs,
including the cost of
advertising and of giving
notices.

3. Interest on short and
long-term borrowing.

4. Compensation for lands
taken for the purposes of
the work or injuriously
affected by it and the
expenses incurred by the
municipality in connection

A notice sent for these
purposes is deemed to
have been received ten
days after the date on
which it was sent.

An affected property
owner who wishes to
object to the local
improvement may file a
written objection with the
chief administrative officer
within 30 days of deemed
receipt of such notice.

At the end of the 30-day
period, the chief
administrative officer shall
count any objections
received.

Where the municipality
receives one or more
objections to a proposed
local improvement within
the time period, the
council shall set a time for
a public hearing regarding
the proposed local
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Nova Scotia

Ontario

Prince Edward Island

(2) The public notice of the
intention to pass the bylaw
must include:

39 Supra, note 3 ats.121.2.
41 Supra, note 14 at s. 169.

42 Supra, note 23 at 5.36.1-36.14.

4 Supra, note 16 at 5.200-205.

(a) a description of the
specific or series of
energy efficiency works
or renewable energy
works the municipal
corporation intends to
undertake; or

(b) a description of the
energy efficiency
program or renewable
energy program that
the municipal
corporation has or
intends to establish.3®

“Field Law” is a trademark and trade name of Field LLP.

municipality, stating the
object of the by-law and the
place where it may be read.

(3) When a by-law is

published, the clerk shall file a

certified copy of the by-law
with the Minister.

(4) Failure to file with the
Minister a copy of a by-law
that is not subject to the

approval of the Minister does

not invalidate the by-law.*

with determining the
compensation.

5. The estimated cost of
incurring long-term debt,
including any discount
allowed to the purchasers
of the debt.

The clerk of the
municipality determines
whether the agreement is
sufficient for these
purposes.*?

improvement and provide
written notice to the
affected property owners
of the proposed local
improvement in the
manner decided by
council.

After a council completes a
public hearing, the council
may (a) proceed with the
local improvement as
proposed or with
modifications; or (b)
rescind the bylaw made
under section 201 and not
proceed with the proposed
local improvement.*

Furthermore, Where a
council is authorized to
provide a service in the
municipality, the council
may, if it determines that it
is in the best interests of
the municipality to do so,
make available to the
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residents of the
municipality a product
which is ancillary to or
compatible with the
service provided.*

Council may authorize the
municipality to charge a
fee for a product that it
has directed or authorized
the municipality to provide
with respect to the above
services.®

A council that provides a
service or product that is
ancillary to or compatible
with a service provided to
property owners in the
municipality may by bylaw:

(a) offer a program to
advance funds to property
owners in relation to the
product or service; and

(b) impose charges, and fix
or provide a means for
determining the charges,

44 Supra, note 26 at 5.206(2).
4 Supra, note 26 at 5.206(3).

“Field Law” is a trademark and trade name of Field LLP.



Page 22

Relevant Sections

Northwest Territories

Nova Scotia

Ontario

Prince Edward Island

Ability to Set Rules and
Requirements

The current legislation allows
for a municipal corporation
may only undertake a local
improvement if it is authorized
by a bylaw.

S.117(2) A bylaw authorizing a

local improvement must set

out:

(a) the nature of the local

improvement;

(b) which parcels of real

property council considers will

principally benefit from the

local improvement;

(c) the total estimated costs of

the local improvement and the

nature of those costs;

(d) the proportion of the costs

that would be financed by
(i) a local improvement
charge levied against
the real property
principally benefiting
from the local
improvement,

“Field Law” is a trademark and trade name of Field LLP.

The current legislation allows
for council to make bylaws
imposing, fixing and providing
methods to enforce payments
on charges related to the
financing and installation of
energy efficient equipment,
renewable energy equipment,
equipment for the supply, use,
storage or conservation of
water, and on-site sewage
disposal equipment on private
property with the consent of
the property owner.

The bylaws may provide for:

(a) that the charges fixed by,
or determined pursuant to,
the by-law may be chargeable
according to a plan or method
set out in the by-law;

(b) that the charges may be
different for different classes
of development and may be
different in different areas of
the municipality;

The current legislation
allows the municipality to
pass bylaws to undertake
the necessary work as a
local improvement if the
authority outlined above is
obtained. These bylaws
may include a bylaw to
authorize the undertaking
of specific work for which
the municipality has given
notice. However, before
passing such a bylaw, the
Municipality is required to
give notice to the public of
its intention to pass the
bylaw and must include
the following information:

(a) a description of a
specific work the
municipality intends to
undertake; or

(b) a description of a
program that the
municipality has or intends
to establish to undertake

for the product or service
provided.

With respect to the local
improvements, a council
can make bylaws to:

(a) authorize a local
improvement;

(b) identify which parcels
of land will benefit from a
local improvement;

(c) specify how to
determine

(i) the total cost of a local
improvement, including
associated operating and
maintenance costs, and

(i) the total cost or a
proportion of that cost
that is to be levied against
each parcel of land that
will benefit from the local
improvement;

(d) establish the local
improvement charge or
fee to be charged against
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(ii) general revenue of

the municipal

corporation, and

(iii) any short-term debt

and long-term debt;
(e) the total estimated amount
of the local improvement
charges to be levied;
(f) the period over which the
local improvement charges
would be payable; and
(g) the conditions on which the
local improvement charges, in
respect of a parcel of real
property, could be paid in a
lump sum.*®

46 Supra, note 3 at's. 121.1.

“8 Supra, at note 23 at 5.36.1-36.14.
% Supra, note 26 at 5.200-205.

“Field Law” is a trademark and trade name of Field LLP.

(c) when the charges are
payable;

(d) that the charges are first
liens on the real property and
may be collected in the same
manner as other taxes;

(e) that the charges be
collectable in the same
manner as taxes and, at the
option of the treasurer, be
collectable at the same time,
and by the same proceedings,
as taxes;

(f) a means of determining
when the lien becomes
effective or when the charges
become due and payable;

(g) that the amount payable
may, at the option of the
owner of the property, be
paid in the number of annual
instalments set out in the by-
law and, upon default of
payment of any instalment,

the types of works set out
in the notice.*®

each parcel of land that
will benefit over the
probable life of the local
improvement;

(e) levy the total cost or a
proportion of the cost of a
local improvement against
the parcels of land that will
benefit from the local
improvement and provide
the means for assessment,
collection and payment of
the cost; and

(f) authorize carrying out
the local improvement.*

With respect to the
services mentioned above,
the bylaws may provide:

(a) that only an improved
property owned by a
taxpayer is eligible;

(b) that the charges fixed
by, or determined
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the balance becomes due and pursuant to, the bylaw
payable; and may be chargeable

according to a plan or
(h) that interest is payable method set out in the
annually on the entire amount bylaw;
outstanding and unpaid,
whether or not the owner has (c) that the charges may be
elected to pay by instalments, different for different
at a rate and beginning on a classes of development
date fixed by the by-law.* and in different areas of

the municipality;

(d) when the charges are
due and payable;

(e) that the amount
borrowed by a taxpayer in
respect of each property
shall not exceed 25 per
cent of the assessed value
of the property as
determined in accordance
with the Real Property
Assessment Act, less any
local improvement charge
or fee payable by the
taxpayer in respect of the
property;

47 Supra, note 14 at s.81A.

“Field Law” is a trademark and trade name of Field LLP.



Page 25

Relevant Sections Northwest Territories Nova Scotia Ontario Prince Edward Island

(f) that the charges are
liens on the real property
in accordance with
subsection 162(4) and may
be collected in the same
manner as other municipal
charges and levies;

(g) a means of determining
when the lien becomes
effective or when the
charges become due and
payable;

(h) that the amount
payable may, pursuant to a
written agreement
between the owner of the
real property and the
municipality, be paid in the
number of instalments
specified in the bylaw and
that, on default in
payment of any
instalment, the balance
immediately becomes due
and payable; and

(i) that interest is payable
on the entire amount
outstanding, whether or
not the owner has elected

“Field Law” is a trademark and trade name of Field LLP.
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Enablement of Third-Party
Financing

Registration of Lien

N/A

A levy of a local improvement
charge may be made against
property.

50 Supra, note 26 at 5.207.

51 https://cleanenergyfinancing.ca/.

52 Supra, note 23.
53 Ibid.

“Field Law” is a trademark and trade name of Field LLP.

Majority of the current PACE
programs are run by a non-
profit third-party
administrator, Clean
Foundation. Their program
offers upgrade financing for
up to 10 years. However, the
maximum amount of the loan
and interest can vary
depending on the
municipality/district.>!

The charges are first liens on
the real property and may be
collected in the same manner
as other taxes.”®

Third parties like charities,
community groups and
non-profit organizations
are permitted to
administer these programs
on behalf of the
municipalities. However,
all the programs require
mortgage lender approval
before any priority liens
are imposed.>?

Pursuant to the legislation
if a municipality
undertakes a work as a
local improvement, any
special charges which are
imposed with respect to

to pay by instalments
pursuant to the agreement
referred to in clause (h), at
the rate and beginning on
the date specified in the
bylaw.>°

N/A

Local improvement
charges or fees levied
pursuant to a bylaw made
under section 201 that are
overdue and unpaid, and
any interest accrued, shall
constitute a lien on the
real property on which
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Payment Options

The bylaws which are created
for these Local Improvements
should address the payment
options.

54 Ibid.

The bylaws which are created
for these Local Improvements
should address the payment
options.

this work have priority lien
status.>*

Prior to a special charge
being imposed the
treasurer of the
municipality prepares a
local improvement roll
which includes the
following information:

(a) the cost of the work;

(b) every lot to be
specially charged and the
name of the owner of each
lot;

they are levied until
payment in full is made.

Such liens have priority
over every claim, privilege
or encumbrance against
the property of every
person, except the
Crown.>®

The bylaws which are
created for these Local
Improvements should
address the payment
options.>’

55 Supra, note 26 at 5.200-205.
57 Supra, note 26 at 5.200-205.

“Field Law” is a trademark and trade name of Field LLP.
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(c) the special charges
with which each lot is to be
specially charged;

(d) when the special
charges are to be paid; and

(e) the lifetime of the
work.

Once this has been
completed and certified,
the municipality can
provide by bylaw:

(a) the amount specially
charged on each lot set out
in the roll is sufficient to
raise that lot’s share of the
cost by a specified number
of annual payments; and

(b) a special charge is
imposed in each year on
each lot equal to the
amount of the payment
payable in that year.>®

%6 Supra, at note 23 at 5.36.1-36.14.

“Field Law” is a trademark and trade name of Field LLP.
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Enforcement of Payment

121.3. (1) After a local
improvement undertaken
under section 121.1 is
complete, council may, by
bylaw, (a) establish the method
for assessing the amount of
local improvement charges; (b)
establish the amount and
manner of payment of the local
improvement charges; and (c)
authorize the levy of a local
improvement charge against
the real property.

(2) A local improvement charge
levied under subsection (1)
must recover the full cost of
the work that is financed
through the local improvement
charge.

%8 Supra, note 14 at s.82.

“Field Law” is a trademark and trade name of Field LLP.

The Act states that interest is
payable at the same rate as
for other outstanding taxes.>®

The bylaws which are
created for these Local
Improvements should
address the payment
enforcement options.

The bylaws which are
created for these Local
Improvements should
address the payment
enforcement options.
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Home Energy Finance Program Design - Yellowknife

Executive Summary

The City of Yellowknife’s Corporate and Community Energy Action Plan (CCEAP) has set ambitious goals to reduce
community greenhouse gas (GHG) emissions by 30% by 2025 compared to 2009 and increase the share of renewable
energy use from 18% to 30%. Home retrofits are an essential tool for achieving these reduction goals as 69% of the
community’s energy consumption is from heating buildings alone.

To advance the City’s goals, Dunsky Energy + Climate Advisors are supporting the City to design a Home Energy
Financing Program via a local improvement charge mechanism to encourage energy efficiency and renewable
energy in residential buildings. These actions are guided by four principles:

Focus on heating

Diversify the energy profile
Cost-effective strategies
Long-term adaptability

el

The first project milestone is a landscape scan. The landscape assessment is an important component to understand
the baseline, the city’s unique context, and the local challenges and opportunities for home retrofit financing. This report
characterizes Yellowknife’'s housing stock and demographics, summarizes the current energy efficiency landscape, reviews
local improvement charge financing model options and assesses contractor capacity.

The landscape assessment will support three subsequent milestones: (1) Stakeholder Engagement, (2) Select the Program
Approach, and (3) Implementation Plan.



Home Energy Finance Program Design - Yellowknife

Executive Summary

The landscape assessment revealed five key findings:

1. There is significant energy and GHG reduction opportunities in Yellowknife. Single family homes make up the greatest proportion
of the housing stock, most are older and heated with oil or propane. There has been little retrofit activity since 2015 and over the past
decade, affordability problems doubled in Yellowknife. Energy efficiency can reduce utility bills, improve comfort, safety and affordability.

2. Time is right for financing via a local improvement charge (LIC) mechanism: An LIC program can contribute to the City’s
community GHG reduction and renewable energy goals. A 2015 feasibility study showed a need and demand for financing, which is
expected to grow as new policies, programs and building codes drive energy retrofits. The City also wants to capitalize on FCM funding
that covers up to 80% of eligible costs for setting-up required infrastructure, operationalizing a program and retrofit capital costs.

3. There are key audiences to target for a home energy finance program: Based on the city’s homeowner demographics, a
preliminary target audience includes moderate-high income households, rental property owners (approximately half of all single-family
homes are rented) and homebuyers (home sales are a key renovation trigger).

4. Contractor capacity is critical to program success. Efforts will be needed to build Energy Advisors (EA) capacity or guided virtual
audits may be needed to reduce backlogs. Additionally, access to skilled contractors is needed to support homeowners who wish to
participate in a home energy finance program.

5. There are key ingredients in place to enable an LIC program, but additional ingredients will need to be addressed to ensure
a successful program. The landscape assessment was used to preliminarily assess the city’s readiness level to design and deliver an
LIC program. Key ingredients in place include enabling legislation, alignment with municipal goals and there appears to be a need and
demand for financing. While challenges are ahead, specifically regarding internal capabilities and energy advisor and contractor
capacities, no major stumbling blocks were identified.

Dunsky’s preliminary assessment of the City’s readiness, including the interest level, opportunities, supporting
ecosystem and capacity to deliver is shown in the next two tables. Additional research, analysis and
stakeholder engagement will help to validate this assessment, explore solutions and inform program design.



Current and Planned Policies & Programs
®duns

Ingredients for a Successful Financing Program?

A successful home retrofit financing program requires several key ingredients. Some ingredients may not be ready today
but could be developed as part of program design and/or by the time the program launches. The factors below are
related to the level of interest and opportunity a program has locally.

Inaredient Ready in Possible/Major
g Yellowknife Challenges
Aligns with municipal goals |

(e.g., Community Energy Action Plan, GHG reductions, increased solar and accessibility)

Home retrofit community assessment
(e.q., Is there opportunity and ability to generate sufficient loan volume)

Council/City buy-in
(e.g., Council and Staff will need to set goals and approve the final program design)

Addresses homeowner barriers
(e.g., is cost the main barrier to EE adoption?)

Community buy-in
(e.g., does the community see the need and value of a borrowing program?)

Funding for program design and delivery
(e.qg., City, Partners (e.g., FCM, Local Credit Unions)

Legend: M Ready; I Ready with possible challenges and/or uncertainty; 7 Possible (not ready today but could reasonably be ready within 1-2 years); © Major challenges ahead



Current and Planned Policies & Programs

Ingredients for a Successful Program? continuved...

These factors are related to home retrofit ‘ecosystem’ and capacity to deliver a program.

Ready in Possible/Major
Yellowknife Challenges

Ingredient

Supportive regulation
(e.q., financing enabling legislation)

Complementary incentive programs -y ,
(e.g., rebates and building codes) Utilities, Province, Federal V]

Province and/or City V]

Homeowner educational programs

City and/or Partners
(e.g., homeowner resources, hands-on support)

Energy Advisor (EA) capacity Local EA's

Contractor capacity Local contractor industry

City and/or Partners (e.g., 3™

Capacity to design & deliver a program Party Implementers)

Legend: M Ready; ¥ Ready with possible challenges and/or uncertainty; 7 Possible (not ready today but could reasonably be ready within 1-2 years); © Major challenges ahead
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Housing Stock Characterization & Demographics

Overview

By characterizing the housing stock, we can assess the technical energy and GHG emissions savings potential. Segmenting
and considering housing characteristics (e.g., year built, type, size, space and water heating/cooling) helps identify the
greatest energy and GHG reduction opportunities and the optimal measures to consider. The demographic data helps to
determine which households are most likely to participate in a finance program and those who may benefit from other
programs (e.g., income qualified homeowners).

Using Statistics Canada census data and Natural Resources Canada EnergyGuide house evaluation data we characterize
the current single family housing stock including:

« Total number of single-family households that could be eligible for a residential finance program.

 Eligible single-family housing types: single family detached, attached, duplex, row/townhouses, mobile homes
« Home age by date of construction

« Home energy end-use, especially space and water heating/cooling

» Home ownership: owner vs renter

» Average household demographics: household size, age, income, and population growth

This section summarizes our analysis of City of Yellowknife's housing stock characterization, and household demographics.



Housing Stock Characterization & Demographics

Population Age and Pre-Tax Household Income
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Yellowknife’s population is relatively young compared to
the to the rest of Canada.

Sixty-eight percent of Yellowknife’s 20,340 residents are in the
working age group of 20 to 64 years old. The average age is 34
years (in Canada it is 41)and 89% of the population is under the
age of 60. However, census trends show there is an aging and

expanding population in the 65+ category (growing ~5% annually).

Pre-Tax Household Income*
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The average median household income in Yellowknife is
high but so too is the cost of living.

The median household income in Yellowknife is relatively high at
$142,490 compared to the Canadian median household income
($70,335). However, labour and material costs in Northern
Communities can be 150% higher than the Canadian average,
increasing homeowner barriers to home energy retrofits™*.

*Statistics Canada, Census of Population **NAEDB — National Aboriginal Economic Development Board. (2014). Study on addressing the

infrastructure needs of northern Aboriginal communities. Retrieved from: http://www.naedb-
cndea.com/reports



Housing Stock Characterization & Demographics

Household Type and Size

Household Type* Household Size*

500 1,000 1,500 2,000 2,500 3,000 3,500 2,500

30%
22%
Without children in a census family _ 23% 1,500

(@)

20%
18%

- ) 1,000
One-person households 22% 10%
Two-or-more person non-census-family 500
7%
households

Multipl family h hold 3% 0
uitiple-census-tamily housenolds ° 1 person 2 persons 3 persons 4 persons 5 or more
persons

Most households in Yellowknife are multi-occupant households.

68% households in Yellowknife are family households comprised of either couples without children or couples or lone parents with children.
With an average household size of 3 people, the largest household type is families with children. Including multiple family households, 78%
of dwellings are occupied by more than 1 person. Studies have showed that generally, owners, households with higher income, higher
levels of education and those with children are more likely to adopt clean energy technologies.

*Statistics Canada, 2016 Census of Population.
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Housing Stock Characterization & Demographics

Yellowknife Households Experience Affordability Challenges

Yellowknife households face growing affordability challenges, high energy
costs and major home repairs. Improved efficiency can reduce household
energy consumption and utility bills, and make households more
comfortable, safe and affordable.

Over the past decade, affordability problems doubled in Yellowknife from 14% to 29%.*
Approximately 11% of households in Yellowknife require major repairs.”

Fourteen percent of NWT households experienced housing insecurity in 2019. These households
reported that a family member had experienced significant financial difficulties in the previous 12 months
due to an increase in rent or mortgage payments. Renters (63%) are more likely than homeowners to face
housing insecurity.™*

Electricity prices in the NWT are significantly higher than the rest of Canada. In 2016, NWT
households paid more than 30 cents per kilowatt hour (kWh) for electricity whereas the Canadian average
electricity price was 13 cents per kWh.***

*Affordable housing is defined as shelter costs (e.g., rent or mortgage payments, utilities, heat, insurance & property taxes) being less than 30% of household income. NWT Bureau of
Statistics NWT Community Survey accessed at https://www.statsnwt.ca/Housing/housing-conditions/

**Alternatives North. Northwest Territories Poverty Report Card, 2020

***Canada Energy Regulator Market Snapshot: Explaining the high cost of power in northern Canada.

®duns
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Housing Stock Characterization & Demographics

Dwellings Structure Type and Age

Dwellings Structure Type*

m Single/semi detached or
single-attached houses

2,070, 30%
Apartment

3,260, 48% = Row house

Movable dwelling

370, 5%
= Non-eligible for EnerGuide

assessment
865, 13%
300, 4%

Most homes in Yellowknife are single family homes - the
target housing type for a finance program. Almost half of
these are rental properties suggesting a need to develop
specific strategies to engage rental property owners.

Forty eight percent of the 6,865 private dwellings in Yellowknife
are single detached and attached homes. Along with duplexes,
row houses and mobile dwellings, they make up 64% of houses
that are eligible for EnerGuide assessments. Fifty-six percent of
these dwellings are owner-occupied.

*Statistics Canada, 2016 Census of Population.

Dwellings Age*

2,500
32%
2,000
23%
1,500 ' 20%
1,000
9%
o 7%
b nél% . -0 .
0
1960 or  1961to  1981to  1991to  2001to  2006t0  2011to
before 1980 1990 2000 2005 2010 2016

Most of Yellowknife’s housing stock is 30+ years old; a
potential indicator for home energy improvements.

Without further knowledge of home renovation history, a dwelling’s
age cannot typically be used to assess the degree at which a
dwelling could benefit from home improvements, including energy
efficiency retrofits. This being said, 75% of dwellings in Yellowknife
were constructed between the 1960s and 1990s and 4% were
constructed before the 1960s. These ages are typically the focus
for home energy efficiency improvements.
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Housing Stock Characterization & Demographics

Number of Heating Systems and Fuel Type

Number of Heating Systems Most Common Heating System Combinations

0 o0 100 190 200 250 Primary Secondary Tertiary % homes
- [E@
Oil

1

[¢)
> |, 5% 2%
3

L REZ Oil Softwood 12%
NRCan EnerGuide data from 458 pre-audits completed Qil Mixed wood 1%
between 2015-2021 shows that 62% of homes in Yellowknife

. or s Propane 6%
have more than one space heating system. Oil is the most
common primary heating system. Qil Wood pellets 6%
The top 10 most common heating sy.sterln combinations anq the top SR o) el 3%
3 most common three-system combinations are presented in the
table to the right. Qil Propane 3%
. Hgating oil (69%) and propane (18%) are the most common o 5%
primary heating fuels.
*  Mixed wood (37%), softwood (34%), and propane (14%) are the Propane Softwood 2%
most common secondary heating fuels. 7 //
» Propane (35%), mixed wood (30%), and softwood (14%) are the / 7
most common tertiary heating fuels. Qil Mixed wood Mixed wood 1%
« Overall, heating oil (45%) is by far the most used fuel; propane _ _
Qll Wood pellets Mixed wood 1%

(18%), mixed wood (13%), and softwood (12%) make up for
87% of all heating systems. Oil Softwood Wood pellets 1%



Housing Stock Characterization & Demographics

Yellowknife Home Sales Data

Home sales can be an indicator of renovation activity as most
home renovations occur within the first three years of buying a
home*. Here are key highlights from Yellowknife home sales data:

Despite pandemic-related restrictions, existing home sales
reached a year-high in 2020, largely supported by low
mortgage rates and easier credit conditions.

Total resales are up by 12% in 2020 compared to 2019. This
strong trend continued into Q1-Q2 2021 as unemployment
rates recovered and mortgage rates remained supportive.

The seasonally-adjusted sales-to-listing ratio rose over 100%
in Q2 2021, an indication of seller's market condition. While
this level of new listings is not sustainable, it is a sign of short-
term supply constraints in the city.

The average resale price increased in the 1st half of 2021,
reaching an all-time high of $486,000. Year-over-year, the
average sales price has increased by 22%, adding to
affordability challenges.

The largest group of mortgage holders in Northwest Territories
was the population aged 35 to 44, holding an estimated 31%.
This group also holds 36% of outstanding mortgage balance —
the highest among other age groups.

*CMHC, Canadian Housing Observer 2010. Accessed at
http://www.normfisher.com/pdfreports/cmhc _housing observer 2010.pdf

Average Home Price and Sales in Yellowknife*

Average Home Price ($)

600,000

500,000

400,000

300,000

200,000

100,000

0

Number of Sales
140

120

100
80

2010Q1
2010Q3
2011Q1

2011Q3

2012Q1
2012Q3
2013Q1
2013Q3

60

40

20

0

2014Q3
2015Q1
2015Q3
2016Q1
2016Q3
2017Q1
2017Q3
2018Q1
2018Q3
2019Q1
2019Q3
2020Q1
2020Q3
2021Q1

Period

Sales — Average Home Price

Market Affordability in Yellowknife*

Number
of families

5,000
4,000
3,000
2,000
1,000

Eligible for highest rent
subsidy in Public Housing
($20,000%)

Below $20,000

$20,000-$49,000

Eligible for lowest rent
subsidy in Public Housing
($100,000%)

$50,000-$59,999  $60,000-$74,999  $75,000-$99,999  $100,000 and above
Income Range

[l Cannot affordably secure any market option Can affordbly secure most market rent options

B Can affordably purchase a market condominium Can afford any option (including purchasing single-detached homes)

*Housing Market Information, Northern Housing Report 2021. CMHC.
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Past Energy Efficiency Experience

Numbers of Past EnerGuide Evaluations

Number of EnerGuide Audits in Yellowknife
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Yellowknife experiences a very low conversion rate (7%)
compared to other jurisdictions in Canada (~ 80%).

A total of 491 EnerGuide evaluations on existing homes have
been performed in Yellowknife area between 2015 and 2021,
including 458 pre-audits and 33 post-audits.

Conversion rate: only 7% converted from pre- to post-audits

Geographical: AlImost equal number of evaluations conducted in
FSA code X1A (254, 52%) and XOE (237, 48%).

EnerGuide Audits Conversion Rate in Yellowknife

140
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100

80
Post-audit

60 W Pre-audit
4
B

0
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(@)

(@)

Conversion rate: Sachs Harbour boasts the highest conversion
rate (40%), followed by Jean Marie River (37%) and Yellowknife
(7%).

Non-conversion: 149 audits conducted in 11 communities in
Forward Sortation Area (FSA) code XOE did not complete post-
audits.
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Past Energy Efficiency Experience

Installed Measures and Depth of Savings

Measures Installed

Envelope - Walls _ 82%
windows || 55%
Envelope - Foundation _ 55%
Doors - 18%

Water Heater - 18%
Envelope - Exposed Floor . 9%

Envelope - Ceiling . 9%
Furnace . 9%
0 2 4 6 8 10 2m3m4m5
Most homes install multiple measures when undertaking
home energy retrofits with building envelope measures
being the most common.

Due to data quality issues, only 11 post-audits were analyzed for
the breakdown of installed measures and their energy savings.

From those 11, a total of 28 measures were installed with an
average of 3 measures installed per home.

The most commonly installed measure is wall insulation, followed
by windows and foundation insulation. The most common measure
combinations are presented in the next slide.

Savings Depth by Pre-Audit EnerGuide Rating

100%
90% 12% 21% 1% 19%
80% 1%
70%
60%
50%
40%
30%
20%
10%
0%

100-149 150-199 200-249 250-299 Average

On average, homeowners reduced energy consumption by
19%.

The chart above shows the average post-upgrade energy
savings, categorized based on their initial EnerGuide rating.

Less efficient homes (i.e. higher EnerGuide rating in Gigajoules
(GJ)), typically have more opportunities to reduce their energy
consumption and thus able to achieve greater savings.

The 250-299 GJ EnerGuide rating bracket above is comprised of
only 1 house that improved their EnerGuide rating from 262 to
233.
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Past Energy Efficiency Experience

Most Common Measure Combinations

The most common measure Equipment Envelope
combinations show that Yellowknife

homeowners lean towards measures o o 5 c
that reduces heat losses, such as = = 2 " o 9 k) Count
envelope measures, as opposed to L = S g = S T =
upgrading heating equipment. o F £ a 5 = 2 §
«  Wallinsulation, foundation wall §- 2 o -
insulation, and windows are the most
installed measures in Yellowknife. 3
« This trend, albeit taken from only 11
data points, shows a different 1
approach towards achieving home
energy savings compared to other 1
Canadian municipalities. The most
installed measures are typically space ’
and water heating equipment followed
by insulation measures. ’

* One possible explanation for this
difference is likely due to the extreme 1
climate in Yellowknife.



3. Draft Eligibility Matrix

- Suitable Target Audience
- Preliminary Eligibility Matrix
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Draft Eligibility Matrix

Suitable Target Audience

Based on the target market size, characteristics and demographics, we developed a preliminary
program target audience. This will be refined through engagements and analysis.

Home Characteristics Homeowner Profile

/\ Single-family homes: Most of Yellowknife's housing Moderate to High-income Homeowners: Higher
ﬂ is single family homes, including detached, attached, ﬁ income households age 20-64 are more able and

row houses and mobile homes. And this aligns with willing to invest in their home. Financing can improve
FCM funding criteria. access and reach to homeowners that fall just above
low-income thresholds and may not have access to
‘ Homes constructed on or before 1990: Most other programs, services and support.
Yellowknife housing is older and there appears to

Rental Property Owners: Almost half of eligible
dwellings are rental properties, indicating a targeted
campaign is needed to demonstrate the economic
benefits to rental property owners (e.q., if tenants
save money on energy bills, they are more able to
pay rent, increase property value and higher tenant
satisfaction).

have been little renovation activity since 2015.

?‘

Homes heated with oil: Heating oil is the most
@ used heating fuel. These homes offer huge GHG
reduction potential and align with the City’s focus on

heating, diversifying the energy profile and long-term
adaptability. However, GHG reductions may not
result in utility bill reductions. /ﬁ\ Homebuyers: Existing home sales reached a high

in 2020. Home sales can be an important trigger for

home renovations. .




Draft Eligibility Matrix

Eligibility Matrix

A preliminary breakdown of key participant eligibility criteria considerations is shown in the table below.
These will be explored and refined through the stakeholder engagement and program design process.

Eligibility

Details

Ownership

Low-Moderate Income
Homeowners

Location

Single Family Home*

Existing Home
Occupancy”

Energy Use

Underwriting criteria

All property owners on title must consent to participate

A clear definition of low- and middle-income (LMI) households will be needed to properly support this
segment of the population. The definition should be aligned with Federal, Territorial, or local definitions, or
other income-eligible programs.

City of Yellowknife

Residential home

3-storeys or less with a building area less than 600m?

Detached and Attached (e.g., duplex, semi-detached, town/row house)
Mobile home on a permanent foundation

Existing home that is six months or older from date of occupancy

Occupied year round

Owner does not have to live at eligible property

All fuels (electric, oil, propane, wood, other)

LIC programs typically require 12-24 months property tax and/or utility bill history in good standing

Some programs require that monthly payments not exceed a homeowner’s estimated average monthly
energy cost savings, traditional credit checks and specified debt-to-income ratios

*The single-family home, occupancy and existing home criteria are defined by the ability to perform an EnerGuide home evaluation and/or align with available rebate programs.
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Draft Eligibility Matrix

Possible Eligible Measures

Based on the housing stock characteristics, demographics and
program goals, the following measures could be eligible for
financing and/or included as part of the offer, including:

EnerGuide assessments
Costs to purchase and install eligible measures

Energy-measures:
« Building envelope measures (insulation, high efficiency windows and doors)

» Space and water heating equipment (heat pumps, high-efficiency furnaces (electric
and possibly fossil fuel based), biomass heating systems, high efficiency electric
water heaters)

» Renewable energy (solar PV)

Non-energy measures: To attract participants, some programs allow non-
energy related home improvements, including health & safety measures,
measures needed before eligible energy measures can be completed,
building permit costs (e.g., for fuel switching). Non-energy measures could
be based on a project value (e.g., 10-30%) or energy saving threshold
(minimum 15% energy savings).

Energy Coach services

A ‘Turnkey’ Approach

The Loans for Heat Feasibility
Study recommended a ‘turnkey
approach’. The turnkey approach
aims to address multiple barriers,
including costs and complexity
(discussed in detail in the next
section). A turnkey program
entails a defined eligible measure
list and complete package of
services along with financing
(e.g., an energy assessment,
energy coach service to support
the home renovation journey,
authorized contractor list).
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Current and Planned Policies & Programs

Overview

To achieve Yellowknife’s ambitious climate goals, a broad suite
of energy efficiency and renewable policies and program levers
are required.

There are several market interventions in place in Yellowknife
such as rebates and building codes to encourage energy
efficiency (EE) and renewable energy (RE) technologies and
address barriers. Financing can complement these programs
and policies to overcome barriers not addressed by other
interventions.

Having a solid understanding of the different policies, programs
and features (e.qg., eligibility, measures covered, program
requirements, etc.) can increase a future finance program’s
feasibility, impact and chances for success.

The following slides describe the barriers preventing
homeowners from undertaking EE and RE, policies and
programs that make up the current energy efficiency landscape
(and others that can be introduced), their respective strengths
and gaps, and how financing can complement these initiatives.
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Current and Planned Policies & Programs

Barriers to Home Energy Retrofits

While energy efficiency (EE) and renewable energy (RE) can offer many benefits (e.g., energy and bill savings, GHG
emissions reductions, increased comfort and health and property values) there are several barriers that prevent or slow
adoption of EE and RE improvements. These barriers can be overcome through effective policies and programs.

The cost of high-efficiency measures can be

UPFRONT COST higher than less efficient measures.

EE and RE programs require time to navigate
sometimes complex application processes

Households can lack access to sufficient or COMPLEXITY and finding and coordinating with
ACCESS TO low-cost capital. Short payback periods are qualified/trusted Contra,ctors. There is also the
CAPITAL often favoured, to the detriment of capital- prospect of having one’s home environment

intensive projects. disrupted.

POOR CREDIT/

HIGH DEBT- High levels of existing debt is a barrier to
INCOME financing new projects. NON-ENERGY
RATIOS ISSUES

Homeowners may have to choose between
competing projects (e.g., prioritizing cosmetic
renovations over efficiency). Older homes can
require repairs either in conjunction with or

. . . before energy efficiency improvements.
Potential risks, include: 1) actual savings may

not meet the estimated benefits; 2) budget EE and RE technologies are often poorly
and/or timeline overruns; and, 3) the value the understood among key market actors (e.g.
Ideld v (o]l property gains from improvements. I JINEeVY[NI contractors, engineers, equipment suppliers
Homeowners need credible information and (o{o] AN 1 Y-V INJ and retailers). This can lead to higher prices
advice to help prioritize energy upgrades and and uncertainty, and residential customers
properly value energy efficiency. may be discouraged from pursuing a project.
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Current and Planned Policies & Programs

Barriers can be addressed by different supports

(©dunsk

Energy retrofit programs aim to address financial and non-financial barriers. Multiple programs and policies
can work in concert with financing to address more barriers. Below, we show common programs that offer
financial and non-financial support and identify whether they are currently offered in Yellowknife and by

who.
Financial supports
Homeowner Homeowner pays Upfroni.
does not Program reduces total
pay costs

Free energy

saving items Grants/
(kits or directly rebates
installed)

Phiiad
A{

No program
currently

Non-financial supports

Homeowner borrows to Household
cover upfront costs. education &
Program improves terms support
Municipal local
improvement charges
focused on energy retrofits
ARCTIC ENERGY
~  ALLIANCE
No program currently ;ECOLOGY)I__I_Q,;B_IJQ

a3

Home
Contractor energy
training and labelling,
programs codes &
standards
ENer(SuIDE

CITY OF YELLOWKNIFE
BYLAWS
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Current and Planned Policies & Programs

Current Existing Housing Programs

Existing housing retrofit programs are available to Yellowknife homeowners; each have sitrengths and gaps.

Program Description Energy Measures covered EnerGuide | Strengths and Gaps
end use Home
targeted Energy
Evaluation
Required
ARCTIC ENERGY
= ALUANCE « Exterior wall insulation upgrade required Strengths: Various eligible measures

Subsidized EnerGuide evaluations All fuels ::r]jrﬂgggg 223 Sgﬂfetrgrooﬂng Yes
Home Improvements ., pople rebate values for eligible measures

with performance incentives; No cap

Program * Bonus incentive tied to performance * Energy Star® windows
P ARCTICENERGY  « Measure rebates are applied at point of  Energy Star® washers, dryers,
' ALLIANCE sale dishwashers, fridges, and freezers Strengths: Various eligible measures; No
» Equipment purchased outside NWT All fuels  LED lighting NoO rebates cap; Minimal eligibility
Energy-Efficient receive 50% less rebates « Various heating appliances requirements
Products Program » Various energy-efficient home
improvements
2 (\RCICENERSY+ Up to $20,000 for renewable energy Renewable \?V?La(; Ej\r/b?nzzlar heating Strengths: Various eligible measures
Renewable Energy systems sources * In-stream / micro-hydro No
Program » Biomass heating systems
Canada * Insulation and draft proofing
el ) { » Up to $5,000 for energy efficiency home « Heat pumps Strengths: EE and RE measures eligible
oo A retrofits All fuels * Heat pump water heaters Yes
Canada Greener + Up to $600 for EnerGuide evaluations » Renewable energy

Homes Grant » Windows and doors



Current and Planned Policies & Programs

Strengths and Limitations of Intervention

Current market interventions address barriers to varying degrees.
Barriers

Programs Available or

Intervention Planned

Strengths and Limitations

Upfront
Cost
capital
Poor Credit
High Debt-
Income
Raftio

Access to
Information
Complexity

Supply
Chain
Constraints

* Arctic Energy Alliance Home * Improve costs, but only covers a portion of costs (20-50%)

:Dr\rcf)er;g\r/ss . gp;]r;(;/aergfgésn or Homes 4] O O D q ) q) (@D - May cover non-energy related costs
9 Grant * Rebates come and go creating market uncertainty
* Requires no financial contribution from participant
Direct Install * No program in Northwest » Limited in range of measures offered
Programs Territories e O o QD o (] (D -+ Costly and complex especially if targeting deep savings

measures
* Limited to income-eligible households

+ City By-Law No. 5044
defines min. insulation levels .

: Building codes/standards improve the efficiency and safety of
+ City By-Law No. 4957

Building : _ the building stock and equipment removing much of the
requires EnerGuide . . .
Codes/ ) decision-making complexity
- evaluations O O O O ® Q ® . . .
Equipment . , » Typically triggered by voluntary decision to upgrade home
» National model retrofit code .
Standards * Does not address homeowners’ ability to pay for upgrades

» Low-emission, high-efficiency
space and water heating
equipment and windows

» Federal and provincial jurisdiction

Legend: @ typically addresses barriers; @ sometimes addresses barriers; O not applicable

We discuss how financing can complement these interventions in the following section.
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Energy Efficiency Finance Options & Regulatory Framework Review

Overview

Home retrofit financing is emerging as a promising tool to support the adoption of energy efficiency (EE) and renewable
energy (RE) technologies and reduce GHG emissions in the residential sector. Financing can complement existing policies
and programs, and helps support other municipal goals, including improving the housing stock, increasing home value,
improving homeowner comfort and health, addressing housing affordability, and increasing economic growth.

Financing offers several benefits, including lowering repayment risk, overcoming barriers and complementing existing
policies and programs. Municipalities can play an important role in sponsoring or developing these programs.

This section provides a summary of the following:

financing addresses

available, a comparison of each model’s key features, ability to
address the city’s goals and best practices/lessons learned from other jurisdictions

Northwest Territories’ that guides design & implementation of specific finance
models
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Energy Efficiency Finance Options & Regulatory Framework Review

Overcoming Barriers

Financing can overcome barriers not addressed by other interventions.

Innovative financing can address gaps in other market interventions, namely access to capital and consumer credit and
debt limits, with flexible underwriting, tying funds to the property — not owner, leveraging existing property tax repayment
mechanisms, and mitigating risk. Financing helps homeowners to act by covering the full cost of the project. And it can
complement and enable homeowners to comply with other municipal strategies and tools to improve home performance
like building codes, standards, and permitting.

Uofront Access to Poor Credit/ Non- Supply
Intervention P . High Debt-to  Information Complexity energy Chain
Cost capital h
Income Issues Constraints
Repayment Tools (LIC) ® D D O D D D
Credit Enhancements (LLR, IRB) [ D ® O D D D

Legend: @ typically addresses barriers; @ sometimes addresses barriers; O not applicable
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Energy Efficiency Finance Options & Regulatory Framework Review

Home Energy Finance Benefits and Challenges @dunsky

Financing has many advantages, but it is not without its challenges

These challenges can be overcome through effective mitigation strategies and good program design.

» Addresses barriers to undertake deeper home energy  High cost of capital
improvements « Complex to setup infrastructure
. Com_plementary to existing federal, provincial and utility + Balancing flexible underwriting with consumer
policies and programs protection to avoid over-leveraging homeowners
» Supports improved housing efficiency, which can .

Low uptake can impact administration costs

reduce utility bills and help meet GHG emissions o o o o
reductions targets « Complex applications and restrictive eligibility criteria

- Supports multiple municipal goals and co-benefits » Process disconnects

+ Reduces dependencies on public subsidies « Availability of skilled trades to meet demand
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Energy Efficiency Finance Options & Regulatory Framework Review

It is the right time to explore home retrofit financing

| AHEALTHY
s Loans for+leat . = 0
BR Towards a YellowKflife.Energy Savin Communlty # AHEALT
’ @ LT e VELELSHIE POW o e E i S Canada's strengthened climate plan
= rogram ff ¢
i , . rmciency [ ez
Corporate and Community Energy > 5 = FI na n CI n X

Action Plan

2015-2025

Feasibility Study
showed that
there was a need
and demand for
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Energy Efficiency Landscape & Regulatory Framework Review

Regulatory Context in Northwest Territories

In 2018, the NWT created a favourable environment for finance programs by establishing enabling legislations for
private energy efficiency and renewable energy home projects to be included in Local Improvement Charges (LIC)".

Act to Amend the Cities, Towns and Villages Act - Bill 18

« NWT is one of only five provinces that have PACE/LIC enabling legislation

« Bill 18 outlines minimum LIC requirements, agreements and bylaws as well as the THIRD SESSION,
procedures for imposing special charges, including: EIGHTEENTH LEGISLATIVE ASSEMBLY

. o , OF THE NORTHWEST TERRITORIES
 Allows local improvements in private property that are substantively energy
efficiency or renewable energy works to be undertaken

» Property owner agreement terms and conditions

BILL 18
+ Right for municipality to impose fees to offset administrative or marketing costs
« Bylaws, public notices
 Cost inclusions and cost recovery AN ACT TO AMEND THE

_ CITIES, TOWNS AND VILLAGES ACT
» Levy of local improvement charges

* Reporting requirements

*https://www.ntassembly.ca/sites/assembly/files/bill_18 0.pdf
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Energy Efficiency Finance Options & Regulatory Framework Review

Local Improvement Charge (LIC)

Local Improvement Charge (LIC) financing
(also called Property Assessed Clean Energy
or PACE) provides long-term financing at
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Energy Efficiency Finance Options & Regulatory Framework Review

Key Questions to Proceed

LIC requires several key ingredients to
proceed.

Provincial regulation allows for LIC
mechanism.

— |}

Tax system has the capability to add an
LIC line item.

R =

° 4 Key departments can administer a LIC
mechanism.
(City to devote appropriate resources?)

LIC examples

Five provinces and territories currently have enabling
legislation with seven programs operating and many
U.S. examples to learn from. More programs are
expected to launch with FCM funding.
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Energy Efficiency Finance Options & Regulatory Framework Review

Different administrative LIC models

There can be various ways to administer a program, but the municipality must provide

the repayment mechanism.

o

Mumcnpqllty

Passes bylaw

Provides capital (operating
budgets, reserves, bonds, other
sources like FCM)

Registers the LIC assessment
Disburses funds and collects
repayment

Delivers all program
components(e.g., marketing,
outreach, reviews and approves
applicants)

Coordinate with other rebate
programs

&>

.. . : Municipal/3@ Party
Municipal Administration Administrator

Mun|<:|pallfy

Passes bylaw

Provides capital

Manages 3rd-party contract
Registers the LIC assessment
Collect repayments

Third-party

Delivers program components
Underwrite loans and disburse funds
Coordinate with other rebate
programs

Mun|C|qu|iy

Passes bylaw

Subscribe to the program
Register the LIC assessment
Disburses funds and collects
repayment

Thlrd -party

Delivers all program components
Provide or access capital from other
third parties

Underwrite loans and issue payments
Coordinate with other rebate
programs
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Contractor and Energy Advisor Capacity

Overview

The local home renovation ecosystem is key to the success of an energy efficiency
financing program

While financing addresses key economic barriers to the uptake of energy efficiency measures, implementing these
measures and the subsequent energy savings and GHG reductions, will be led by contractors and trades.

Understanding the current workforce landscape, the needs for a skilled local workforce, their ability to provide homeowner

protection, and the different ways that Yellowknife can support capacity building can increase the chance of program
success.

This section provides a summary of the following:

& Why a is needed and the different skills and knowledge required
§4 for a skilled local workforce
% Existing and capacity in Yellowknife

% available to grow the market to meet future demand



Contractor and Energy Advisor Capacity

Coniractor Capacity Needs

Homeowners are typically faced with several challenges when looking to improve their home’s energy efficiency. Registered
Energy Advisors and a skilled local renovation workforce can help homeowners address these challenges by providing
expert advice, quality work, and protection to homeowners’ investments in energy efficiency measures.

Homeowners

* Need help identifying and prioritizing
cost-effective home energy upgrades.

* Need help engaging with the right
contractors or service providers
capable of completing the work.

* Need consumer protection to ensure
that energy efficiency investments
materialize into savings.

— + Assessing the potential impacts of

Registered Energy Advisors Skilled Renovation Contractors
Have a holistic view of the home as a Can meet homeowners renovation
system by: demands, both in terms of work volume

» Measuring the home’s current energy
performance.

provide homeowners with:

» An understanding of the skills and work
required to renovate homes to a higher

various energy efficiency measures.
energy performance.

 Providing advice to homeowners on a
prioritized list of measures tailored to
their home and next steps.

» Confidence that the work is done right
and “sell” energy efficiency.

and in technical capacity. They can |
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Contractor and Energy Advisor Capacity

Contractor Skills

Contractors and trades need a range of skills and capabilities to meet homeowners’ demands and to ensure the success of
low-carbon renovation projects. This requires them to not only understand the work’s technical and craftmanship aspect,
but also understand the broader construction ecosystem and market infrastructure which influences the way high-
performing homes and buildings are designed.

Technical Skills

 Airtightness

 Building envelope and thermal bridges
* Re/Commissioning

* Insulation

* Plumbing & pipefitting

* Mechanical system

 Electrical system

* Building automation system

« Geothermal heat pumps

» Solar photovoltaics



Contractor and Energy Advisor Capacity

Contractor Capacity Considerations

Contractor capacity is directly tied to the success of a home energy efficiency financing program; it is important for
program participants to have a qualified local workforce to meet their renovation demands.

& @ et

Consumer Protection Growing Capacity
* Home energy assessments conducted » Contractors and tradespeople perform
by NRCan Registered Energy Advisors home renovation work. They need to
help homeowners identify and prioritize be able to meet today’s demand, both
energy efficient measures tailored to in terms of renovation volume and
their house. required skills, as well as future
« Qualified contractors help ensure that demand.
the selected measures are installed and » While a growing demand for home
commissioned properly for energy efficiency renovations typically
homeowners to achieve energy leads to local industry following suit
savings. and growing their capacity,
municipalities can help local industry

Designations such as RenoMark
Renovator and NRCan-Registered Energy

NRCan Energy Advisors in the available training, education, or other
Yellowknife area shows there is enabling strategies.

limited certified local contractor

Advisor are examples of industry- and
government-led initiatives that can
address consumer protection.

capacity.



Contractor and Energy Advisor Capacity

Coniractor Capacity

Yellowknife has a list of contractors that includes:

ﬂ 42 General Home Contractors

general, flooring, roofing, tile, and concrete contractors

"' 14 Special Contractor

HVAC, mechanical, electrical, plumbing, solar panels

Building and maintaining housing in the region is
challenging due to the arctic environment, short
construction season, and limited local resources.

Despite the number of contractors listed above, the short
construction season and the part-time nature of
construction employment has limited skilled contractor
availability.

&)
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Contractor and Energy Advisor Capacity

Energy Advisor Capacity

There are only four NRCan-registered Energy Advisors serving existing homes in Northwest
Territories leading to long wait times for home energy evaluations (up to 24 months).

Guided virtual audits may be a possible solution to
alleviate the Energy Advisor bottle-neck.

The Alberta Ecotrust Foundation recently announced a
pilot project to conduct digital home energy labelling in
Edmonton and Calgary*. The U.S. Building Performance
Institute has also published guidelines for remote audits™*.

Guided virtual audits have become more common as a
result of the pandemic and they offer other potential
benefits. Guided virtual audits offer real-time expert
advice from a distance, enhanced customer involvement,
more flexibility to serve the North, on-demand capability,
engagement now - blower door later, and lower delivery
costs. Further discussions with NRCan and FCM must be
explored to determine whether virtual audits could be an
acceptable alternative and/or near term solution to
address backlogs.

*https://albertaecotrust.com/calgary-and-edmonton-homes-to-get-digital-home-energy-labels/
**http://www.bpi.org/news/guidelines-remote-audits-available



Contractor and Energy Advisor Capacity

Contractor and EA Capacity Building

Municipalities have a role to play in encouraging the local workforce to further expand their capacity in energy-efficient, high-
performance homes through training, education, or other enabling strategies. Municipalities can leverage existing programs, such as
those listed below, to promote capacity building without necessarily conducting the training themselves.

Service Organizations /
Energy Advisors

NRCan Licensed Service Organizations and
registered Energy Advisors (EA) play a critical
role in conducting EnerGuide home
assessments, energy modelling, labelling,
QA/QC and file submission to NRCan.

To qualify as a qualified EA, candidates must pass a
rigorous competency test, perform their first few
assessments with a senior EA, and abide by a code of
ethics.

NRCan Energy Advisor exam prep courses, €.g.:
* Blue House Energy

» Canada Institute for Energy Training

The federal government committed $10M to recruit,
train and mentor new energy advisors. The first call for
proposals to distribute $7M over the next 3 years
closed in July 2021. Another call is expected in 2022-
23",

Colleges

Colleges address the need for :
» Low-carbon design skills and training

* Renewable energy technologies
+ Building Design and Renovation

» Heating, Refrigeration and Air Conditioning
Techniques

While there is a local college, some trade skills

may require travel outside of the Territory.

» Aurora College Trades, Apprenticeship &
Industrial Training

» Lakeland College (AB) Sustainable Energy
Technology Diploma

» Northern Alberta Institute of Technology
Various Programs

* Northern Lights College (BC) Various
Programs

Other Organizations

Industry and training organizations provide
support — either through advocacy, training,
education, or other enabling strategies.

These cover a broad range of subjects such as
HVAC systems, insulation and envelope
fundamentals, building controls, passive house
design, building re/commissioning, renovation
fundamentals, etc.

Examples of organizations that provide training
related to home energy efficiency:
» Blue House Energy

» Canadian Home Builders Association (CHBA)
» Canada Institute for Energy Training (CIET)

» Heating Refrigerator and Air Conditioning
Institute (HRAI)

* North American Insulation Manufacturers
Association (NAIMA)

e Passive House Canada

*https://www.nrcan.gc.ca/science-and-data/funding-partnerships/funding-opportunities/funding-grants-incentives/energy-advisor-recruitment-training-and-mentorship/23675
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This report was prepared by Dunsky Energy + Climate Advisors. It represents our professional judgment based
time the work was conducted. Dunsky makes no warranties or representations, expressed or implied, in relation
recommendations from this report or related work products.
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Current and Planned Policies & Programs

Other Policies and Programs

Other planned policies, programs and initiatives can support Yellowknife’s energy and emissions reduction goals.

A Healthy Environment and a Healthy
Economy

Canada committed $2.6B over 7 years, starting in 2020-21, to
accelerate home energy retrofits, including:

* Greener Homes Grant.
* 1M free EnerGuide assessments.
« Support to recruit and train EnerGuide energy advisors.

« An interest-free loan up to $40,000 for deep retrofits in 200,000
Canadian homes.

+ Continue working with and building on low-income retrofit
programs.

« Work with provincial and territorial partners and industry to
advance technology of low-emission, high-efficiency space and
water heating equipment and windows.

» Develop a model code for alterations to existing buildings by
2025.

FCM Community Efficiency Financing Stream

$300 million available to help municipalities deliver energy
financing programs for low-rise residential properties, including
Property Assessed Clean Energy (PACE), utility on-bill financing
and third-party lending partnerships.

Grants available for studies and pilot projects.

Combination of grants and loans or credit enhancement available
for capital projects.

Competitive process to access limited annual funding.

Thirty-seven projects (studies, pilots and capital projects) totaling
almost $72.4M have been announced since the program
launched March 2020.
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CITY OF YELLOWKNIFE

MEMORANDUM TO COMMITTEE

COMMITTEE: Governance and Priorities

DATE: November 12, 2024

DEPARTMENT: Administration

ISSUE: Determining how to respond to the Integrity Commissioner’s Investigation

Report dated October 10, 2024.

RECOMMENDATION:

That Council determine how to respond to the Integrity Commissioner’s Investigation Report dated
October 10, 2024.

BACKGROUND:

The Integrity Commissioner’s Report dated October 10, 2024 sets out the results of an investigation by
the City of Yellowknife Integrity Commissioner into a complaint in which it is alleged that Council
Member Cat McGurk attempted to use City of Yellowknife funds to obtain reimbursement for a laptop
she had borrowed from an individual and misplaced.

The Integrity Commissioner has concluded within the report that the complaint against Council
Member McGurk under the Council Code of Ethics By-law is founded. Council must therefore, in
accordance with the Council Code of Ethics By-law, consider and respond to the Integrity
Commissioner’s report within 90 days after the day the report is laid before it.

The Integrity Commissioner’s report was presented to City Council at the October 28, 2024 Council
meeting and must therefore be responded to by January 26, 2025. City Council determined at the
October 28, 2024 Council meeting to refer this matter to the November 12, 2024 Governance and
Priorities Committee to facilitate discussion on how to respond to the report.

COUNCIL STRATEGIC DIRECTION/RESOLUTION/POLICY:

Strategic Direction #2:  Service Excellence

GOVERNANCE AND PRIORITIES COMMITTEE Page 1
November 12, 2024
DM#781522




Focus Area 2.3 Organizational Culture
Providing a positive and productive workplace environment for effective
governance and service excellence.

APPLICABLE LEGISLATION, BY-LAWS, STUDIES, PLANS:

Cities, Towns and Villages Act; and
Council Code of Ethics By-law No. 4976.

CONSIDERATIONS:

Council Code of Ethics By-law

In accordance with Council Code of Ethics By-law No. 4976, where the complaint is sustained in whole
or in part, the Integrity Commissioner shall report to Council outlining the findings, or recommended
corrective action and Council shall consider and respond to the Integrity Commissioner’s report within
90 days after the day the report is laid before it.

In responding to the report, Council may vary a recommendation that imposes a penalty, subject to
Section 35, subsection (2) of the Cities, Towns and Villages Act but shall not refer the recommendation
other than back to the Integrity Commissioner.

Upon receipt of recommendations from the Integrity Commissioner, Council may by resolution
approved by at least 2/3 of the Members present, in circumstances where the Integrity Commissioner
has determined there has been a violation of the Council Code of Ethics By-law, impose one or more of
the following penalties:

(a) Public censure; or
(b) Removal of the member from a meeting.

Cities, Towns and Villages Act
Section 35 of the Cities, Towns and Villages Act states:

35. (1) Council may adopt a code of ethics for council members.
(2) A code of ethics may provide that council, by a 2/3 majority, may publicly censure
or remove from a meeting any council member who it determines has breached the
code of ethics.

ALTERNATIVES TO RECOMMENDATION:

1.  That Council adopt a motion to receive the report as presented, and not impose a penalty.
2 That Council adopt a motion to censure.

3.  That Council adopt a motion to remove the member from one meeting.

4 That Council adopt a motion to refer it back to the Integrity Commissioner.

RATIONALE:

The Integrity Commissioner has concluded within his report dated October 10, 2024 that the complaint
against Council Member McGurk under the Council Code of Ethics By-law is founded. Council must
therefore, in accordance with the Council Code of Ethics By-law, consider and respond to the Integrity

GOVERNANCE AND PRIORITIES COMMITTEE Page 2
November 12, 2024
DM#781522




Commissioner’s report within 90 days after the day the report is laid before it. Council must therefore
respond to the report prior to January 26, 2025. Although the Council Code of Ethics By-law states that
Council “may impose one or more of the following” the Cities, Towns and Villages Act is paramount
and states “may publicly censure or remove from a meeting”. Accordingly, this is reflected in the
Alternatives noted above.

ATTACHMENTS:

Integrity Commissioner Report of Investigation dated October 10, 2024. (DM #780866)

Prepared: November 1, 2024/DMG

GOVERNANCE AND PRIORITIES COMMITTEE Page 3
November 12, 2024
DM#781522




CITY OF YELLOWKNIFE
INTEGRITY COMMISSIONER

Report to Council

Under the Council Code of Ethics By-law

concerning Council Member Cat McGurk

October 10, 2024

City of Yellowknife, Northwest Territories




CITY OF YELLOWKNIFE INTEGRITY COMMISSIONER

REPORT
Date: October 10, 2024
Complaints: 23/24-1
Complainant: G.M,
Respondent: Council Member Cat McGurk
INTRODUCTION:
1. This report sets out the results of an investigation into a complaint in which it is alleged that Council

ISSU
5.

Member Cat McGurk (Member McGurk) attempted to use City of Yellowknife funds to obtain
reimbursement for a laptop she had barrowed from an individual and misplaced.

Member McGurk borrowed a laptop from the complainant’s husband, A.B., to assist her in
coordinating volunteers during the evacuation of the City of Yellowknife due to the threat of
approaching wildfires in August and September 2023.

The laptop went missing, and when the complainant and her husband sought the return,
replacement or reimbursement for the misplaced item, Member McGurk sought to arrange
reimbursement through two companies contracted by the City of Yellowknife in coordinating its
emergency response, A.D. and K.B.

Member McGurk’s position is that it was appropriate to have the City of Yellowknife provide
compensation for the missing laptop, regardless of whether she was a Member of Council, since the
City was the organization ultimately responsible for the work conducted with the laptop.

ES:

The issues addressed in this report are as follows:

» Did Member McGurk violate the Council Code of Ethics By-law by trying to arrange
reimbursement for the misplaced laptop through the A.D. and K.B.?

e If so, should the City of Yellowknife Council impose a penalty of censure or removal of the
member from a meeting?




SUMMARY OF EVIDENCE:

6.

7.

The evidence concerning the loan of the laptop is undisputed and can be summarized as follows:

In August 2023, the complainant’s husband loaned his laptop to Member McGurk.

In December 2023, the complainant’s husband asked Member McGurk to return the laptop.
Member McGurk was unable to locate the laptop and could not return it as requested.

The complainant’s husband indicated that he required reimbursement for the laptop if it
could not be returned.

There is also no dispute that Member McGurk made inquiries to secure reimbursement through the
City of Yellowknife, and eventually took steps to have A.D. or K.B. include the laptop in its invoices
for work performed in the wildfire response. The following key points are uncontested:

Member McGurk spoke with the City Manager multiple times to find a way for the City of
Yellowknife to cover the cost of reimbursement.

The City Manager informed Member McGurk that the City of Yellowknife could not pay
individuals directly for expenses incurred during the evacuation.

The City Manager informed Member McGurk that the City of Yellowknife could pay for
expenses appropriately invoiced through one of the contractor's involved in the wildfire
response.

Member McGurk eventually contacted A.D. and K.B. and asked them to assist by invoicing
the City of Yellowknife for the laptop.

Member McGurk then told the complainant’s hushand that K.B. would be issuing an invoice
to the City of Yellowknife to reimburse him.

The complainant and her husband did not receive payment from the City of Yellowknife or K.B. and
do not find this method of reimbursement to be appropriate. They instead sought reimbursement
directly from Member McGurk and commenced civil proceedings in Territorial Court.

The points of contention in this matter concern the purposes of the loan, and whether it was
appropriate for Member McGurk to seek reimhursement for the laptop, directly or indirectly, from
the City of Yellowknife.,

Evidence of Complainant:

10. The complainant alleges misappropriation of funds, based on the following grounds, as set out in the

complaint:

Cat is trying to use city funds to reimburse a private party by paying [K.B.] for a laptop she
borrowed from my household and refuses to return. It is a personal matter and has nothing to do
with the city or [K.B.] Neither | nor the other party involved [A.B.] works for [K.B.], unsure why
they are involved. This is unacceptable.




11. The complainant’s evidence concerning the loan of the laptop, refusal to return the item, and
Member McGurk’s attempt to reimburse the complainant’s husband through A.D. and K.B., can be
summarized as follows:

e Member McGurk started recruiting volunteers for wildlife response efforts using the social
media platform in August 2023.

¢ To the best of the complainant’s knowledge, the City of Yellowknife did not tell Member
McGurk to stay in the city and undertake this work during the territorial state of emergency
and evacuation.

¢ The complainant’s husband loaned his personal laptop to Member McGurk during this
period.

e In December 2023, the complainant and her husband realized the laptop had not been
returned.

* The complainant and her husband asked Member McGurk to return the laptop.

12. The parties then engaged in an exchange of text messages regarding the laptop, which extended
from December 2023 to February 2024,

13. The complainant indicates that she received no replies to inquires made to Member McGurk on
January 25, 26, 28 and 29, 2024.

14. OnJanuary 30, 2024, the complainant texted “Don’t make me do this” referring to the possibility of
pursuing legal action. The following is the reply she received from Member McGurk:

Hey, I'm sorry | haven’t been ignoring you. | have been out of the country and am still not home.

I can’t help you. I've already spoken with [A.B.]. | understand my response is disappointing, but |
can't change the situation.

This is not a personal issue, it is a city issue. | won't talk outside of that context, and I've made
that clearto [A.B.].

I've spoke with the city and am making sure it is taken care of, but timelines are out of my hands.

Unless he would like me to speak with to you about it instead of him, | won’t continue this
conversation.

| hope you can understand the boundary I'm setting, and I'm sorry | can’t be of more help.
15. The complainant did not accept this answer, and replied as follows:

This is indeed a personal issue, as he personally lent it to you and you gave it away for some
reason. You don’t get to steal people’s property without consequences, despite what people have




let you get away with all your life. The police will get involved if you choose to continue ignoring
reality. The alternative is you replace the laptop or pay him back. Your shit doesn’t work on me.

16. Member McGurk replied as follows:

17.

18.

19,

20.

| did not steal anything.

I've told [A.B.] I'm speaking with the city, and when | have updates | will share them.

The way you are speaking with me is disrespectful. | am going to stop responding now.
The complainant indicates she contacted the police and was told to file a civil claim. The complainant
and her husband commenced proceedings in Territorial Court on February 14, 2024, Pleadings were

served on Member McGurk on the following day, February 15, 2024,

Member McGurk’s final response to the complainant’s husband, which is also dated February 15,
2024, is cited in the summary of the husband’s evidence below.

The complainant filed the complaint with the Integrity Commissioner on February 21, 2024, The
complainant wished to pursue the complaint, regardless of the cutcome in Territorial Court.

The complainant submits that people need to be aware of what transpired, to ensure Member
McGurk is responsible for the consequences of her actions and “does not steal money anymore.”

Evidence of Complainant’s Husband:

2L

The complainant’s husband’s evidence overlaps with that of the complainant, and includes the
following additional information:

» The electrical company for which he worked was involved initially in the City of Yellowknife’s
wildfire response,

+ He does not believe there were any formal arrangements between the City of Yellowknife
and the electrical company at the time.

¢ Neither he nor the electrical company engaged Member McGurk as an employee or
contractor in their contributions to the wildfire response.

e The electrical company did not have any reporting relationship with A.B. or K.B., and did not
submit invoices for supplies, services or equipment through A.B. or K.B.

* His contribution to the wildfire response was to provide computer work generating and
printing maps.

e He believes the City of Yellowknife initially paid the electrical company, but his work in the
wildfire response was voluntary.




22. With respect to the loan of the laptop, the complainant’s husband provided the following additional
detail;

* He was initially using his work laptop because it had a mapping program, which he needed,
installed on it.

¢ He and Member McGurk were both working from the same office during the initial wildfire
response.

* Member McGurk was coordinating volunteers from the same office, and every time he got
up, he would return to find her using his computer.

s Hewent home to get his personal laptop for her so that he could have use of the work laptop.

+ He made it very clear to Member McGurk that he was letting her use his personal laptop and
would need to have it back.

23. Ininvestigating the complainant, | obtained and reviewed a string of texts between the complainant’s
husband and Member McGurk.

24. On December 22, 2023, the complainant’s husbands inquired about the laptop as follows:

member [sic] during the evac [sic] when | let you use my laptop? Don’t think that ever made it
hack to me and | sure need it back.

25. Member McGurk responds as follows:
Oh shit!

Do you have any make and model info? | will track it down tomorrow. I didn’t realize you didn’t
have it. I'm sorry

| will do everything in my power to find it before the city goes on vacay haha
26. The complainant’s husband responds as follows:

Pretty sure it was a 15.8” acer, grey. Full keyboard with a thumbpad, sure don’t remember all the
info on it.

personal laptop with no info... that | lent to you,
27. Member McGurk responds as follows:

Oh! Hey, sorry | didn’t mean to you | was barely conscious sick for a few days and didn’t catch
that.

| haven’t found it yet, | have more people to ask.




28. The complainant’s husband responds as follows:

Why do you have people to ask about the laptop i let you use?

29. Member McGurk responds as follows:

I am not sure what to say, [A.B.]. We were in a literal state of emergency. There were a lot of
things happening and | don’t remember all the details.

I didn’t know until you messaged me that it was missing, like | said | thought you had it. That
means that | need to find it.

1 am really hoping you can be compassionate about that.
I'm trying to understand that you are frustrated. This is just the situation as | understand it.

30. In his reply to Member McGurk, the complainant’s husband accuses her of stealing his laptop. The
following is an excerpt of relevant parts of the response:

I currently have zero mental capacity to be compassionate for someone who essentially stole my
shit.

Can’t find it? Ask me if there’s a laptop at staples | would like, buy it for me, then if you ever find
my laptop it’s yours.

31. Member McGurk replied as follows:
'm not beyond this.
t appreciate where you are coming from, and I'm sorry. | know that doesn’t mean much.

| didn’t steal your laptop. That is reductive. | don’t appreciate that. You brought it to be use [sic]
for a city operation. | was part of that operation but it was much more complex.

I will find it or find a way to get you a new one. That can be where we leave this but | won’t
entertain you talking to me like this.

32. The response from the complainant’s husband reiterates the allegation of theft. His full response is
as follows:

Cat you essentially stole my shit, you don’t get to pretend to be offended to get off the hook.

I let YOU personally use my personal belongings. | was very clear and you were very clear that
you understood that.




i didn’t just throw it into a pile of free shit. | handed it directly to you and we had a conversation
about it.

33. Member McGurk replied as follows:
I’'m not engaging. I'll let you know what i figure out.

34. The complainant’s husband replied as follows:
Weak.

1truly don’t understand how you can twist this situation in your head where you are at no fault.
1 am baffled.

35. Member McGurk finally replied as follows:
Hey [A.B.],

It has been awhile, but I've finally managed to put everything together, everyone appears to be
on the same page. | have hunted for the laptop without any success.

So an invoice will be issued to the city from [K.B.] and you will be compensated through them.

I’'m not sure of the timeline for that but | wanted to update you on the status. Sorry it took so
long it was hard to figure out the right channels.

I"ll let you know when | have timeline for that.

36. The complainant’s husband expressed his views regarding this approach to reimbursement in the
following response:

Cat that is wildly inappropriate. This did not involve the city. It involved two individuals.
Who approved that within the city? | wouid love to sit down with them.

37. This appears to have been the end of texts between the complainant’s husband and Member
McGurk.

38. The complainant’s husband confirmed that he did not receive reimbursement for the laptop from
the Contractor or the City of Yellowknife. When asked what the result of the complaint should be,
he deferred to his spouse, the complainant.

Evidence of Member McGurk:

39. Member McGurk was provided with a copy of the complainant and all supporting material received
from the complainant, pursuant to the Council Code of Ethics By-law which ensures procedural
fairness for respondents to complaints.




40, Member McGurk fully cooperated in the investigation and responded with both evidence and
submissions to explain and justify her actions.*

41. With respect to the purpose for which she borrowed the laptop, her evidence can be summarized as
follows:

Her understanding is that the purpose of the loan was to facilitate her work “on the
city/contractor wildfire response” as she had no other need for the laptop.

The laptop was used exclusively for the purpose of administering volunteers and workers.
When the evacuation order was issued, she wanted to find a way to help protect her community
in another way.

She was part of a team that provided things like food {administration and kitchen), fuel supply
and an array of other services “to the city directly or indirectly.”

42. Member McGurk offered the following evidence to explain why she deemed it appropriate to inquire
with the City Manager about reimbursement for the laptop through the City of Yellowknife:

She understood that when we (the City of Yellowknife} announced a local state of emergency,
the City of Yellowknife administration assumed direction of the municipality.

She was provided limited direction, other than to support the needs of the fire response effort.
This came from an absence of a predetermined structure, so Member McGurk and others were
operating in crisis mode.

The complainant and the complainant’s husband were both involved and present for the unified
fire response effort,

43. Member McGurk maintains that all her actions during the relevant period constituted work for the
City of Yellowknife, even though she was not provided any formal direction or remuneration from
the City of Yellowknife.

44, When Member McGurk spoke with the City Manager about reimbursement for the missing laptop,
she provided the City Manager with the following rationales for her request:

Member McGurk explained (and according to Member McGurk the City Manager agreed) that
she had been functioning as a worker an behalf of the City of Yellowknife; and it was appropriate
to relate the cost to city’s wildfire response.

Member McGurk operated on the understanding that the fire response efforts were all the
responsibility of the City of Yellowknife.

Member McGurk further understood that she was working on behalf of all the contractors
engaged by the city.

Member McGurk believed that she and other “volunteers/workers” were tasked with work that
was, to her understanding, “influenced by both the contractors and city administration.”

1 Council Code of Ethics By-law, articles 19.6 and 19.8




45,

46.

47.

48.

48.

50.

51.

Member McGurk submits that she would have requested the city provide compensation for this item
even if she was not a Member of Council, since the City of Yellowknife was the organization ultimately
responsible for the work that was conducted.

Member McGurk offered the following additional rationales in support of seeking reimbursement
for the missing laptop through the City of Yellowknife:

» The complainant’s husband indicated that he would accept reimbursement for the laptop.
» This seemed a fair request, as many people offered their possessions, tools, equipment, etc.

during this period, and had scught compensation.

s In the first few weeks of the fire response (even before evacuation) the work felt like an

amalgamation of efforts by multiple parties. Equipment, tools, personnel and supplies were
shuffled around frequently.

it eventually became clear to Member McGurk that the City of Yellowknife would not provide direct
reimbursement for the missing laptop. Member McGurk’s evidence on this point is as follows:

+ The City Manager informed her that the City of Yellowknife could not pay out individuals

directly for expenses incurred during evacuation.

» The City Manager stated that any expense would need to be paid out through an invoice from

an involved contractor should they assume responsibility for it.

Member McGurk indicates that the City Manager further recommended that she find who had
employed the complainant’s husband and ask them to issue an invoice.

While explaining how she used the laptop to facilitate the wildfire response on behalf of the City of
Yellowknife and its contractors, Member McGurk advised:

¢ She did not assume her role was in any way an extension of her position as a Member of Council.
s She believed that she was working on behalf of all the contractors for the city.
e There was no clear structure of command, so in the first days, she and another volunteer key

developed an informal organisational chart.

» There were no formal work agreements or defined roles (that she were aware of) at the time.,
# She and other volunteers a assumed a supporting role to the fire response as a whole, which in

her view meant the City of Yellowknife and all its contractors, not one specific company.

At my request, Member McGurk provided copies of texts in which she approached two different
contractors to request that they invoice the City of Yellowknife for the costs of the missing laptop.

On January 30, 2024, Member McGurk approached a company, A.D., based on her understanding

that the electrical company for which the complainant worked had been subcontracted by A.D. to
provide work for the City of Yellowknife.




52. The following texts were exchanged between Member McGurk and a representative of A.D. between
January 30 to February 2, 2024:

Hey [...]! Do you know if [A.B.] was on the contractor list for [A.D.]?

It was his laptop that was lost and | spoke with the city and they need to have an invoice from the
contractor if the laptop needs to be replaced.

His girlfriend is saying she is going to file a police report. It has no grounds, but i really don’t want
to deal with it.

I am not sure why they are being so hostile to me, but I really want to stop it haha.
Het cat [sic]. Are you not able to ask him?

| can’t engage with him. He is just aggressive and disrespectful. He isn’t interested in working with
me to resclve the issue.

Oh that's unfortunate. From what | know he was an employee of [...]. | think
originally they were contracted by the city. In the end | don’t know if he

was subbed by [...] to [A.D.] or not.

53. On February 14, 2024, Member McGurk re-directed her search for reimbursement to K.B. Member
McGurk’s evidence concerning her connection with K.B. is as foilows:

Member McGurk indicates she had taken on the role of managing volunteers “at the behest” of
P.H., who had “recruited her” to the fire response work.

In the organizational chart prepared by Member McGurk, P.H. is identified as the Project Liaison
and aiso the representative of K.B.

After asking around and some consideration, she called P.H. and asked him how we could resclve
the issue.

Member McGurk explained what the City Manager had told her, and he agreed that the
Contractor would help.

P.H. told Member McGurk to e-mail a second employee of K.B. who confirmed the plan.

54. The following is a copy of text exchange between Member McGurk, P.H. and K.S. {the second
employee of K.B.::

Hello [K.5.] and [P.H.],

| spoke with [P.H.] earlier on the phone about this, so he can probably clear up some details if
need be.

Quick Synopsis:
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In the first days of the incident, a volunteer/worker brought a laptop into the [K.B.] office for
admin purposes. The laptop is now missing/lost. | would like to return the laptop or
compensate him somehow.

[P.H.] said it is possibie that it is in a box of computers that you have, though I'm not
counting on it.

I've spoke to the city and they cannot directly issue reimbursement to the individual, it has to
be through a contractor. i'm hoping we can figure out together and you can take that on.
Essentially you'd issue an inveice and we'd either provide a new laptop or cash to the volunteer.

So basically:

Could you check for the laptop?

If it's not there, can we discuss what way you’d prefer to issue an invoice?
I will talk with the city to make sure they are on board.

{P.H.] can tell you or I'll explain more in person, but this is sort of time sensitive. Not
Immediately, but I'd like to get it dealt with.

I'll be a bit flexible tomorrow morning if you'd like me to stop by for any reason.

55. OnFebruary 15, 2024, K.S. replied as follows:
Maorning Cat

I have no issue doing an invoice to the city just tell me how much it needs to be for. Once | know
the amount and who approved the invoice | suggest that we provide a cheque to the person and
they can take care of purchasing or replacing the computer.

I looked again this morning and | don’t see an [sic] spare laptops kicking around here unless {P.H.]
is aware of a hiding spot. | checked our entire office, we have lots of spare parts but no laptop.

Let me know the details on issuing the invoice to the City then | will get it done.
56. On February 22, 2024, K.5. followed up, as follows:
Hi Cat

Are we doing anything about this laptop?

Evidence of the City Manager:

57. The City Manager for the City of Yellowknife, at the time of the wildfire response, provided evidence
regarding the discussions she had with Member McGurk regarding reimbursement for the missing
laptop.
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58. The following is a summary of the City Manager’s evidence that is relevant to this investigation:

59.

During the state of emergency, Members of Council were expected to obey the evacuation order
and leave the City of Yellowknife, as had been outlined publicly at a Council Administration Round
Table {CART) meeting on June 15, 2023.

Member McGurk stayed because she was personally committed to assisting with the organization
of volunteers who remained to assist with the wildfire response.

The volunteer work carried out by Member McGurk did not fall under the City of Yellowknife's
critical incident command structure at any time.

Member McGurk came to the City Manager and said she had borrowed a laptop, which had gone
missing, to coordinate volunteers,

The City Manager advised Member McGurk the City of Yellowknife could not pay for the laptop
since it was not a legitimate cost for the city.

The City Manager denies suggesting that Member McGurk recover reimbursement by having the
Contractor include the invoice in one of its invoices. The City Manager’s detailed evidence on this
point can be summarized as follows:

During their conversations, the City Manager understood that Member McGurk had been
functioning as a worker for a business, separate from the City, and that she had a laptop that
belonged to the business.

She advised Member McGurk that, If the business’ laptop was lost in the course of performing
work for the business, she should discuss with the business owner the option of making a claim
either through insurance or as part of the costs of the wildfire response.

She advised Member McGurk that contractors’ expenses were reimbursed based on invoices and
that we had to be very detailed in noting what the expense was in order to be reimbursed under
Disaster Financial Assistance funding by federal and territorial governments.

She did not recommend that Member McGurk address the cost of the missing laptop in this
manner once it was confirmed that it was a personal laptop Member McGurk had borrowed from
an individual and not a business.

The City Manager was initially under the impression that the laptop belonged to the business that
Member McGurk was working for and that she had been using it to perform work duties related
to the wildfire response for that business.

In that context she suggested that if all efforts to locate it were exhausted, the business could
consider submitting a claim under their insurance, and if that was not an option given any lapse
in coverage due to the wildfire risk, the business could seek to claim it as part of their overall
wildfire response expenses.

80. The City Manager did not specifically recommend that Member McGurk approach the electrical

company for which the complaint’s husband worked, or the Contractor. To be best of her knowledge,
the laptop was not invoiced through either of these companies.
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Evidence of P.H.:

61. P.H., the former owner of K.B., provided evidence regarding his role in the City of Yellowknife’s
wildfire response, his working relationship with Member McGurk, and discussions regarding
payment for the missing laptop.

62. The following is a summary of his relevant evidence:

* During the state of emergency, the Chief of Operations for the City of Yellowknife brought him in
to assist with coordinating work on firebreaks and logistics for workers engaged in protecting the
city.

¢ Neither he nor is company operated under a formal contract with the City of Yellowknife in the
initial days of the wildfire response,

e Contracts came about later as regular contracting procedures came back into place.

e With respect to Member McGurk, he would not say he “recruited” her. She became involved
through an informal open call for volunteers.

* He managed Member McGurk in her capacity as a volunteer.

¢ He understood that Member McGurk was not allowed to be employed in the wildfire response
due to her role as a Member of Council.

» Before contracts were in place, there were informal arrangements of a “grey sort” for volunteers
1o recover expenses on a case-by-case basis for products, personal effects and vehicle use during
the wildfire response.

63. P.H. recalled Member McGurk approaching him to request his support to invoice the costs of the
missing laptop through the Contractor. The following is a summary of his relevant evidence on this
point:

e Member McGurk was emotional when she approached him and the matter sounded contentious.

* He had a strong feeling this was “not an area [he] wanted to go down” with respect to submitting
an invoice for the laptop.

* He therefore took no action and suggested she take it to the City of Yellowknife because he
preferred to be extra careful and have an answer in “black and white.”

+ He was in the process of selling his ownership in the company, and so he referred the matter to
{K.S.] and asked him to see “if he could find a logical way to do it.”

64. P.H. confirmed that neither the complainant’s husband, nor the electric company for which A.B.
worked, were at any time employed or contracted by K.B.
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ANALYSIS:
Relevant By-law Provisions:
65. The Council Code of Ethics By-law provisions applicabie to this matter are as follows:

4.6. Other than the office of Mayor, being a Member is a part time cormmitment, which means
that Members may have other employment and activities as private citizens. Members expect,
and should be expected to lead, private lives. When conducting themselves in private, Members
should be sensitive to the nature of their public position.

8.1 Members shall seek to serve the public interest by upholding both the letter of the law and
the spirit of the laws and policies established by the Federal Parliament, Northwest Territories
Legislature, and by Council. The provisions of this by-faw are intended to be applied in concert
with existing legisiation and go beyond the minimum standards of behaviour set out in current
Federal and Territorial statutes.

8.2. Members shall respect the City as an institution, its by-laws, policies and procedures
and shall encourage public respect for the City, its by-laws, policies and procedures.

9.7. A Member must not:

(b) use, or attempt to use, their authority or influence for the purpose of
intimidating, threatening, coercing, commanding or influencing any City
Staff with the intent of interfering in the person’s duties; or

12.1. No Member shall use the influence of the Member’s office for any purpose other than
for the exercise of the Member’s official duties.

12.2 When a Member’s private life or employment intersects with City Staff, Members
should not expect that their role as a Member will affect or influence the services that they
would receive as a private citizen. Members should expect a high quality of advice from
City Staff based on political neutrality and objectivity.

13.1. Members shall use City property, equipment, services, supplies and Administration’s
resources (including City Staff) only for the performance of their duties as a Member,
subject to the following limited exceptions:

(a) City property, equipment, service, supplies and Administration’s resources
(including City Staff) that are available to the general public may be used
by a Member for personal use upon the same terms and conditions as
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members of the general public, including booking and payment of any
applicable fees or charges;

21.1. Members must uphold the letter and the spirit and intent of this By-law.

Analysis of the Complaint:

66. The lending of the laptop by the complainant’s husbhand to Member McGurk started with the best of

67.

68.

65.

70.

71.

72,

73.

intentions on behalf of all concerned. Things do go missing from time to time and when that occurs,
as happened here, the initial good will behind the borrowing arrangement can be lost if the matter
cannot be resolved between lender and borrower.

Members of Council can find themselves in these situations in the same manner as any other
member of the community. While article 4.6 of the Code of Ethics By-law requires Members of
Council to be sensitive to the nature of their public position, simply finding oneself in a civil dispute
does not place a member in violation of the by-law.

The dispute over reimbursement for the missing laptop is essentially a private dispute between
Member McGurk and the complainant’s husband. It was appropriately addressed by proceedings
being commenced in the Territorial Court.

There are circumstances that warrant a review of this matter under the by-law, and these relate to
Member McGurk’s attempting to access City of Yellowknife resources to pay for the laptop while
refusing to pay from her own pocket.

The City of Yellowknife did not ultimately provide reimbursement, directly or indirectly through K.B.
Resources were not expended in the sense of any transfer of money. There was no theft,
misappropriation, or laundering, as characterized by the complainant and her husband.

Member McGurk tock active steps, however, to have the City of Yellowknife pay for the missing
laptop by soliciting the City Manager. When the City Manager made it clear that direct
reimbursement was not available, Member McGurk sought ways to expense the laptop through a
contractor on the City of Yellowknife’s contractor list.

Member McGurk did not pay the complainant’s husband out of her own pocket for the misplaced
laptop; but embarked instead on a path that raises questions as to whether she was taking advantage
of her position on Council to have the City of Yellowknife pay for the laptop.

It is problematic that Member McGurk deemed it appropriate to approach the City Manager when
the evidence establishes that; (a) the work she had undertaken was unrelated to her work as a
Member of council; (b) there was no contract in place between Member McGurk and the City of
Yellowknife; (c) the work she had undertaken was not managed or directed by the City of Yellowknife
and did not fall under the City’s emergency response during the wildfire evacuation.
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74.

75.

76,

77.

78.

79,

80.

81.

The first reason this is problematicis that an objective observer, viewing the matter from the outside,
would perceive that the member had unique access to the City Manager because of her position on
Council. It is possible, but not likely, that a person having no formal or contractual arrangement
whatsoever with the City of Yellowknife, would approach the City Manager seeking payment for an
item they had borrowed from another person who is not employed or contracted by the City of
Yellowknife.

Member McGurk's solicitation of the City Manager was at best an innocent inquiry about payment,
and at worst an improper use of City Staff to secure financial resources from the City of Yellowknife
contrary to article 13.1 of the Council Code of Ethics By-law. Accessing City Staff in a manner not
available to other members of the public could also constitute a misuse of office contrary Lo article
12.1.

If Member McGurk had accepted the City Manager's advice that the City of Yellowknife was not
responsible for covering the cost of the missing laptop, there would be no need to continue with the
analysis. | would accept that Member McGurk requested, received and accepted appropriate
direction from the City Manager, with no misuse of resources or the Member’s office.

Member McGurk’s conduct remains problematic because of how she the presented the situation in
discussions with the City Manager. She rationalized her entitlement to payment on the grounds she
had used the laptop to provide useful work for the City; but appears to have either withheld or
downplayed the personal nature of the loan.

I reach this conclusion because the City Manager’s advice to Member McGurk appears to have been

clear that there was no basis for the City of Yellowknife to pay the member unless the laptop was
provided directly by one of the entities contracted by the City. If Member McGurk had been
forthright about her voluntary role in the wildfire response, and the personal loan of the laptop,
discussions concerning a contractor invoicing the item should have ended.

Member McGurk’s argument is essentially that the beneficial nature of the work performed on the
iaptop changes the nature of the loan and creates an entitlement to reimbursement.

The rationalizations Member McGurk provided to the City Manager, and repeated in response to the
complaint, are perhaps understandable on personal level; but they do not reflect a recognition that
the loan itself was solely a personal arrangement between individuals. No amount of beneficial work
or good intentions could change the nature of the loan, which was personal, into a form of
commitment which any accountable municipal corporation would require to justify the expense.

In persisting that her work on behalf of the city justified reimbursement for the laptop, Member
McGurk further appears to have misinterpreted and misapplied the advice of the City Manager. The
advice was that the City of Yellowknife could not provide reimbursement unless an authorized
contractor issued an invoice for the laptop. This was an important qualification, requiring that the
expense be duly authorized; not a cue to find a contractor to “assume responsibility” for the expense
after the fact, which was unfortunately Member McGurk’s interpretation.
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82.

83.

84,

85.

86.

87.

88.

89,

90.

Entitlement to compensation does not turn on whether a contractor decides to assume responsibility
for an expense. The expense must be incurred under a legitimate financial contract or other
authorization.? An individual who has been elected to the office of Member of Council should be able
to demonstrate and show an understanding of this concept, especially after discussing it with the
City Manager.

At the end of her discussions with the City Manager, Member McGurk proceeded to seek out a
contractor who would submit an invoice for an item they had never used or purchased under any
formal arrangement with the City of Yellowknife. She approached two separate contractors for this
purpose, having no employment or contractual connection with either of them.

Member McGurk first approached A.D., on the presumption that the electrical company for which
the complainant’s husband worked was subcontracted by A.D. and A.D. was an approved contractor.
Member McGurk’s e-mail to A.D. ask, “Do you know if [A.B.] was on the contractor list for [A.D.]?...
It was his laptop that was lost.”

The wording of the e-mail infers that the complainant’s husband lost the laptop doing contractor-
directed work. There is no evidence this was the case. On the contrary, the complainant’s husband
had already emphasized the personal nature of the loan with Member McGurk.

Member McGurk’s communication with A.D. therefore mischaracterizes the personal nature of the
loan and projects instead a convenient narrative in which A.D. (not member McGurk) is responsible
for loss of the laptop and A.D. {not Member McGurk} is responsible for reimbursement.

Member McGurk further implies that the City of Yellowknife required a response, when she states
“...I spoke with the city and they need to have an invoice from the contactor if the laptop needs to be
replaced.” Member McGurk wanted the invoice. The City of Yellowknife did not require an invoice.
tn my view the communication with A.D. is disingenuous.

Once the attempt to secure reimbursement from A.D. failed, which was the appropriate result,
Member McGurk turned to K.B. She approached P.H. and “asked him how we could resolve this issue,
explained what [the City Manager] had told me, and he agreed that [K.B.] would help.”

There was no justifiable rationale for Member McGurk to seek reimbursement for the laptop through
K.B. Neither she nor the complainant’s husband were ever employed by K.B., nor did either of them
work for a company contracted by K.B.

By this time, Member McGurk should have known from her failed attempt to secure payment
through A.D. that she could not just find a contractor willing to assume responsibility for the item.
While she may at least have had a pretext for approaching A.D., the conversation ended without A.D.
confirming the member’s assumption that the company had subcontracted the electrical company
for which A.B. worked.

2 Cities, Towns and Villages Act, SNWT 2003. C. 22, Sch B,s.98
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91

92.

83.

94.

95.

96.

97.

g8.

99,

The justifications Member McGurk offered for approaching K.B. do not withstand scrutiny. Member
McGurk states that she undertook the role of managing volunteers “at the behest” of P.H, and that
he “recruited” her to the wildfire response. This characterization of events was expressly rejected
by P.H. who described what happened as an “open call for volunteers” with no formal process.

Even if | accepted that Member McGurk’s evidence on this point, which | do not, it is irrelevant since
it does not establish an entitlement to reimbursement. Neither P.H. nor K.B. supplied the laptop.
They did not incur the expense of the laptop. There was no expense they could legitimately claim
from the City of Yellowknife on anyone’s behalf.

Member McGurk’s text to P.H. and K.S. demonstrates the same disingenuous language that she used
in her correspondence with A.D. Member McGurk again advances the authority of having spoken
with the City Manager suggests a solution must be found, when she states, “’I've spoken with the
city, and they cannot directly issue reimbursement to the individual, it has to be through a
contractor....”

Reimbursement did not have to flow through anyone else but Member McGurk. P.H. was justified in
having concerns about this request, and K.S. was correct in seeking confirmation of the City's
authorization when he texts, “Once we know the amount and who approved the invoice | suggest we
provide a cheque...”

There was no approval for the invoice. Member McGurk gave every appearance that she had
approval or at least that it was imminent in her texts with A.D. and K.B., but there is no indication
the City Manager had approved reimbursement through either company.

Member McGurk went one step further when she misrepresented to the complainant’s husband that
he would be paid by K.B., stating, “So an invoice will be issued to the city through [K.S.} and you will
be compensated through them.” This arrangement was not yet in place and had not been approved.

In my opinion, this is a case where Member McGurk sought advice on partial information and heard
what she wanted to hear from the City Manager. She persisted on approaching A.D. and K.B. for
payment, leaning on the authority of having consulted the City Manager, and relied on the
oversimplified characterization that implied the City Manager had approved her approach.

Member McGurk understood from the City Manager that she could make a claim for expenses
incurred on behalf of one of the contractors engaged in the City’s wildfire response. Member
McGurk, however, was never employed by or contracted by any contractor involved in the wildfire
response.

In the absence of contract or other evidence of a true financial obiigation, Member McGurk focused
her response to the complaint on the value of the volunteer effort to the City of Yellowknife, which
is irrelevant to compensation; and promoted strained arguments that the work could only have
happened with {unspecified and undocumented) direction emanating from the City of Yellowknife.
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100.

101,

102.

103.

104,

105.

106.

The overall impression presented by the evidence is that Member McGurk felt entitled to City of
Yellowknife resources to cover a loss she had personally incurred. The sense of entitlement in her
presumption is demonstrable in her advice to the complainant’s hushand that he would be paid by
the Contractor, even before the Contractor had agreed. It resonates in her response to the
complaint, where she highlights the value of her contributions and hard work in the wildfire
respanse.

The sequence of problematic decisions ended without any expenditure of funds by the City of
Yellowknife. Member McGurk did not follow-up with the employee of the Contractor to arrange
payment, the Contractor did not submit an involce for the missing laptop, the complainant filed a
formal complaint under the Council Code of Ethics By-law, and the City Manager suggested to
Member McGurk that she consult the Integrity Commissioner.

Simultaneously with filing the complaint, the complainant and her husband sued Member McGurk
for the cost of the laptop in Territorial Court. The issue was returned, full circle, to a matter between
private parties. Member McGurk sought advice from the Integrity Commissioner only after the
complaint was filed, by which time the circumstances giving rise to the complaint could not be
undone.

The course of action Member McGurk embarked upon cannot be minimized on the basis that City of
Yellowknife funds were ultimately not spent and the matter reverted to a private dispute. The
conduct she displayed was not only problematic but below the ethical standard one would expect of
a Member of Council.

While approaching the City Manager to seek payment for the laptop is not in itself a Code of Conduct
By-law violation, Member McGurk crossed the line in advancing a narrative that the City Manager
supported the submission of an invoice through A.D. or K.B., and in misrepresenting the situation to
the complainant’s husband.

In addition to the flawed and disingenuous rationalizations presented Member McGurk throughout
this series of events, it is disappointing that Member McGurk repeatedly relied on the chaotic period
during the initial wildfire response to justify expensing her loss to the City.

In deflecting personal responsibility, in texts the complainant’s husband, Member McGurk pleads
“We were in a literal state of emergency. There were a lot of things happening and | don’t remember
all the details.” In her response to the complainant, she continues in the same vein, stating:

.. many people offered their possessions, tools, equipment, etc. during this period, and had
sought compensation. In the first few weeks of the fire response (even before evacuation) the
work felt like an amalgamation of efforts by multiple parties. Equipment, tools, personnel
and supplies were shuffled around frequently.
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107.

108.

109.

110,

Based on P.H.'s evidence, compensation may have flowed more freely in the immediate period
following the evacuation of the city. Those circumstances do not assist Member McGurk. The
evidence going back to the time of the initial loan is that the complaint’s husband was clear the
arrangement was personal.

Furthermore, by the time the complainant and her husband sought return of the laptop, the state of
emergency and evacuation of the city were over. The wildfire response was no longer in an acute
phase of operations. Normal contracting procedures were back in place.

The loan and loss of the laptop may have happened during the critical time, but it is unbecoming for
a Member of Council to expect a revival of lower standards to procure reimbursement long after the
crisis has ended. Members of Council should instead support and uphold the highest standards of
financial accountability.

Member McGurk misused her role, contrary to articles 12.1 and 13.1, for all the reasons outlined
above. The Member of Council further failed to demonstrate sensitivity to the nature of her public
position, contrary to article 4.6, in all her efforts to have the City of Yellowknife compensate the
compfainant’s husband for something she was personally responsible for borrowing and losing.

Corrective Action or Penalty:

111.

112.

113.

114.

The Integrity Commission may recommend corrective action in a report to Council where a complaint
has been founded.? Council then has two penalty options which it may impose, censure or removal
from a meeting.*

The Council Code of Ethics By-law also provides that an Integrity Commissioner can recommend no
penalty, even after determining a contravention has occurred.® This option is available where “the
member took all reasonable measures to prevent it” or where the contravention was “trivial or
committed through inadvertence or an error of judgment made in good faith.”®

in this case, Member McGurk made inquiries and sought assistance and support for her cause from
the City Manager and the Contractor. She naively interpreted their responses as affirmation of her
entitlement based on the merit of her contributions to the wildfire response.

The reasoning used by Member McGurk to rationalize invoicing the laptop through the Contractor
was irrational, self-serving and persistent. She advanced the idea with not one but two City of
Yellowknife contractors, relying on the presumed authority of the City Manager but without
contractual authority. To their credit, both contractors exercised proper judgment by not submitting
the requested invoice.

3 Council Code of Ethics By-law, articles 19.11 and 19.13

* Council Code of Ethics By-law, articte 20.3; and Cities, Towns and Villages Act, s. 35
® Council Code of Ethics By-law, article 19.14

® Council Code of Ethics By-law, article 19,14
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115. Member McGurk did not take reasonable measures to prevent the violation. By the time she
approached the Integrity Commission on the recommendation of City Manager, she had already
misrepresented to the complaint’s hushand that he could expect payment from the Contractor.

116. This is not a violation | would characterize as trivial. Members of Council must be scrupulous with
respect to any use of City Staff and financial resources, Member McGurk was unscrupulous and
presumptive of an entitlement she did not possess; and she made not one but several errors.

117. Removal from a meeting would be appropriate, for example, if there a decision before Council where
the violation would give the Member some ill-obtained advantage. There is no decision before
Council related to this matter so this is would nol be an effective sanction in this case

118. Censure would be an appropriate penalty if Member McGurk is unwiiling or unable to accept the
conclusions of this report and take responsibility for her actions. The Council Code of Ethics By-law
provides the member an opportunity to comment on the findings of this report before it is delivered
to Council.”

118. In providing Member McGurk a copy of this report before it is delivered to Council, as required by
the article 19.8, it is my sincere hope that having the opportunity to read through the report will
provide the member an epportunity for reflection and encourage her to acknowledge and accept
responsibility for the contravention. Council may then decide whether censure is necessary.

CONCLUSIONS:

120. The complaint against Council Member McGurk under the Council Code of Fthics By-law is founded.

121, Member McGurk misused her role as a Member of Council and failed to demonstrate sensitivity to
the nature of her public position, in attempting to have the City of Yellowknife compensate the
complainant’s husband for the laptop she had personally borrowed to support her work as a
volunteer in the wildfire response.

122. The member’s conduct violated articles 4.6, 12.1 and 13.1 of the Council Code of Fthics By-law, as
indicated above. It was further contrary to the public interest and the spirit and intent of the By-law
(article 22.3) which requires conduct “beyond the minimum standards of behaviour set out in current
Federal and Territorial statutes,”®

123. Member McGurk contravened the Council Code of Ethics By-law through a series of poor decisions
based on a misguided sense of entitiement to City of Yellowknife resources disconnected from any
financial obligation on the part of the City of Yellowknife.

7 Councif Code of Ethics By-law, article 19.18
8 Council Code of Ethics By-law, article 8.1
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124. Such conduct warrants censure as a form of denouncement and deterrence of similar conduct by
Member McGurk and others. | therefore recommend that City of Yellowknife Council impose this
penalty as provided in the Council Code of Ethics By-faw, subject to the member’s willingness to
accept responsibility for the contravention.?

125. The Council Code of Ethics By-law requires this report to be made public and processed for the next

meeting of Council, who must then consider and respond to the Commissioner’s report within 90
days after the day the report is laid before it.*

DATED THIS 10 DAY OF OCTOBER 2024, AT THE CITY OF YELLOWKNIFE, NORTHWEST TERRITORIES.

Sheldon Toner, Integrity Commissioner

® Council Code of Ethics By-law, articles 19.11 and 20.3
© Council Code of Ethics By-law, articles 19.15, 20.1 and 22.2
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CITY OF YELLOWKNIFE
MEMORANDUM TO COMMITTEE

COMMITTEE: Governance and Priorities

DATE: November 12, 2024

DEPARTMENT: Administration

ISSUE: Whether to appoint a member to serve on the Community Advisory Board on

Homelessness.

RECOMMENDATION:

That Council appoint one (1) representative from an organization serving seniors to serve on the
Community Advisory Board on Homelessness (CAB) commencing November 29, 2024 and ending
November 28, 2026.

BACKGROUND:

There is a vacancy on the Community Advisory Board (CAB) on Homelessness for a representative from
an organization serving seniors.

It is the practice of the City of Yellowknife to advertise all vacancies for boards and committees. The City
has advertised a vacancy on the Community Advisory Board (CAB) on Homelessness in the Capital
Update, the City’s website and social media sites.

COUNCIL STRATEGIC DIRECTION/RESOLUTION/POLICY:

Council Goal #1 People First

Motion #0459-96, as amended by #0460-96, #0462-96 and #0273-09:
“The following policy be adopted with respect to appointments to municipal boards and committees:
i) The maximum consecutive years that an individual may serve on any one board or
committee is six.
ii) Individuals who have served the maximum six-year period on one municipal board or
committee shall be eligible to be appointed to another board or committee.
iii) No individual shall be precluded from serving concurrent terms on more than one
municipal board or committee.
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iv) Notwithstanding that an individual appointee has served less than six years on a particular
board or committee, Council may, after the expiration of the first or subsequent terms of
that appointee, advertise for applicants to fill a vacancy on that board or committee.

V) Notwithstanding clause (i.) of this policy, should the City receive no applications to fill a
vacancy on any particular board or committee, the six year maximum limitation may, at
the discretion of City Council, be waived.

Vi) Should the City receive no applications to fill a vacancy on any particular board or
committee, City Council may appoint a member of the public at their discretion.

APPLICABLE LEGISLATION, BY-LAWS, STUDIES, PLANS:

Council Procedures By-law No. 4975, as amended.

CONSIDERATIONS:

Legislation
Section 122 of Council Procedures By-law No. 4975 states:

Special Committees of Council
122. Where Council deems it necessary to establish a special committee to investigate and consider
any matter, Council shall:
(2) name the committee;
(2) establish terms of reference;
(3) appoint members to it;
(4) establish the term of appointment of members;
(5) establish requirements for reporting to Council or a standing committee; and
(6) allocate any necessary budget or other resources to it.

Procedural Considerations
All appointments to Special Committees must be approved by Council.

The composition of the Committee was structured so that various segments of the community are
represented.

ALTERNATIVES TO RECOMMENDATION:

That the City re-advertise vacancy for the Community Advisory Board on Homelessness.

RATIONALE:

The Committee members will assist the City in an advisory capacity regarding homelessness issues within
the municipal boundaries of the City of Yellowknife. Appointing a full complement of Members will
ensure that the work of the committee is completed in a timely fashion.

ATTACHMENTS:

Expressions of interest from candidates.

Prepared: October 25, 2024; S)
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CITY OF YELLOWKNIFE
MEMORANDUM TO COMMITTEE

COMMITTEE: Governance and Priorities

DATE: November 12, 2024

DEPARTMENT: Administration

ISSUE: Whether to appoint someone to fill a vacant position on the Audit Committee.
RECOMMENDATION:

That Council appoint an accountant, pursuant to Audit Committee By-law No. 4127, to serve on the City
of Yellowknife (City) Audit Committee for a three-year term commencing November 26, 2024 and ending
November 25, 2027.

BACKGROUND:

There is a vacancy on the Audit Committee for an accountant.

It is the practice of the City to advertise all committee vacancies. The City advertised the vacancy,
specifying that it be filled by an accountant in the City’s newsletter and the City’s website.

COUNCIL STRATEGIC DIRECTION/RESOLUTION/POLICY:

Council Goal #1 People First.

Motion #0459-96: “The following policy be adopted with respect to appointments to municipal
boards and committees:

i) The maximum consecutive years that an individual may serve on any one
board or committee is six.
ii) Individuals who have served the maximum six-year period on one

municipal board or committee shall be eligible to be appointed to another
board or committee.

iii) No individual shall be precluded from serving concurrent terms on more
than one municipal board or committee.
iv) Notwithstanding that an individual appointee has served less than six years

on a particular board or committee, Council may, after the expiration of
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the first or subsequent terms of that appointee, advertise for applicants to
fill a vacancy on that board or committee.

V) Notwithstanding clause (i.) of this policy, should the City receive no
applications to fill a vacancy on any particular board or committee, the six
year maximum limitation may, at the discretion of City Council, be waived.

APPLICABLE LEGISLATION, BY-LAWS, STUDIES, PLANS:

1. Cities, Towns and Villages Act, and
2. Audit Committee By-law No. 4217, as amended.

CONSIDERATIONS:

Consistency
The Audit Committee has recommended staggered terms for Committee members.

Legislation
Audit Committee By-law No. 4127 requires outside members to reside in Yellowknife and be

independent from City Council, management, auditors, legal counsel and major contractors. Section
4.a.ii(1) states that the currently vacant position must be filled by an accountant.

Procedural Considerations

The Audit Committee helps to enhance the auditor’s real and perceived independence by providing an
intermediary link between the auditor and Council. The Audit Committee limits the reliance Council
must place on the technical expertise of the independent auditor.

ALTERNATIVES TO RECOMMENDATION:

1. That Council appoint an accountant to the Audit Committee for an alternate term.
2. That the City re-advertise the vacancy on the Audit Committee.
RATIONALE:

The Audit Committee is intended to function with a full complement of six members. Having the term
of a new member expire in three years will conform to the staggered term recommendation.

ATTACHMENTS:

Expression of interest from candidates.

Prepared: October 28, 2024; SJ/
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