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TOFINO-UCLUELET AIRPORT

Land-Use Plan

1.0 Purpose of the Land-Use Plan

The Alberni-Clayoquot Regional District (ACRD) owns and manages the Tofino-Ucluelet Airport,
located within Pacific Rim National Park Reserve (PRNPR) on the Pacific Rim Highway between

the District of Tofino, 15 kilometres to the northwest, and the District of Ucluelet, 24 kilometres
to the southeast.

This Land-Use Plan has been developed to provide recommendations on long-term options for
types and locations of uses on the site that will:
* recognize current land uses and lease holders,
= provide adequate future commercial and private air service opportunities,
» provide opportunities for community services and facilities,
= provide options for other land use activities that will generate lease revenue to help
support airport capital and operational costs.

These options must also respect the facts that the airport is an enclave within Pacific Rim
National Park Reserve and that there are areas of both ecological sensitivity and natural hazard
on the site.

This Land-Use Plan evolved through an analysis of the Tofino-Ucluelet Airport lands based on
site visits, interviews and a review of past reports and other documentation. The Site Profile
component of the analysis, completed in September 2006, provides a general description of the
site with the main emphasis on those portions of the 425-hectare property that are not used
directly for airport operations. The process also involved the participation of a Steering
Committee of approximately 20 people representing 14 different organizations. In addition,
public open houses were held at the airport and in Ucluelet.

The key objective of the Site Profile and this Land-Use Plan is to assist the ACRD in allocating
land for additional uses at the airport that would generate income for the ACRD as landowner.
This Land-Use Plan attempts to identify uses that would be compatible with the operation of the
airport and issues that must be dealt with in order to implement those uses.

The Plan is intended primarily to be used as a guide for the ACRD and interested developers and
tenants to direct development to appropriate locations within the land-side airport lands.

InterVISTAS Consulting Inc., a firm specializing in airport operations, recently conducted a traffic
outlook study at the request of a West Coast development company. Some information from this
study has been used to augment the Site Profile and input from the local community to
formulate some recommendations with regard to the air-side airport lands.

In addition, Clayoquot Forest Management Ltd. has completed mapping of the runways and

approaches and a vegetation analysis as part of its Vegetation Management Plan for the airport
lands.
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2.0 Current Land-Use Considerations

The Tofino-Ucluelet Airport is located immediately north of Long Beach on Wickaninnish Bay,
within Parks Canada’s Pacific Rim National Park Reserve. The significance of the airport’s
location within PRNPR and close to environmentally-sensitive areas such as Grice Bay is
discussed in Sections 2.3 and 2.5 below.

A substantial portion of the airport lands — approximately 148 hectares — is used for the
operation of the Tofino-Ucluelet Airport including the 3 runways, taxi ways and apron. In
addition, there are a number of existing uses and leases on the land-side portion of the airport
lands. These and other factors that impact the development potential of many areas within the
airport lands are shown on Map 1: Existing Uses, Leases and Constraints. An explanation of
these development constraints is given below.
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Map 1: Existing Uses, Leases and Constraints
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2.1 Existing Leases
The following leases and agreements are currently in place:

2.1.1 Parks Canada uses three sites on the airport lands, all accessed from the
airport service road, for a vehicle maintenance garage, a maintenance
compound and a works yard. In return, Parks Canada does yearly
maintenance on the airport lands, including road maintenance and
mowing the grass adjacent to the runways, taxi-ways and aprons.

2.1.2 Long Beach Recreation Cooperative leases approximately 75 hectares on
the west and south sides of the airport lands for a nine-hole golf course,
driving range and clubhouse. This lease is valid until 2010. The clubhouse
is also used by airline passengers arriving at and departing from the
Airport. The Cooperative subleases space to Craig Air, Oak Bay Marine
Group and Budget Car Rental for airport-related facilities and services.
The Cooperative also operates a camp site within their lease area.

2.1.3 Telus leases a small area of 334.45 square metres on the west side
of the service road for a repeater station.

2.1.4 The Department of Indian & Northern Affairs (DINA) leases land adjacent
to Runway 7-25 for use as a septic disposal field for the Esowista Reserve.
By the time this lease expires in 2011, it is anticipated that the Reserve
will be connected to the District of Tofino’s sewer system.

2.1.5 Environment Canada operates the Metrological Office in part of a building
located just east of the air-side gate on the service road. It is considered
important for this Office to remain on the airport lands.

2.1.6 The Department of National Defence (DND) has high-frequency radio
communications antennas and a Canadian Forces receiver as part of the
Forces’ strategic and tactical communications network. Currently these are
in the vicinity of the air-side gate and the Metrological Office. DND would
like to retain these facilities and a small radio room at the airport, possibly
incorporated into a new terminal building.

2.1.7 The former Officers’ Mess building, located at the northwest end of the
service road, is occupied by a tenant who looks after the airport water
system.

2.1.8 The building known as Hydro House, located between the Metrological
Office and Parks Canada’s maintenance compound, is occupied on a
month-to-month lease by a Tofino Air employee.

2.1.9 Tofino Air leases land immediately inside the air-side gate for a hangar,

storage tent and equipment, as well as a water landing strip adjacent to
Runway 10-38. Tofino Air personnel serve as on-site airport manager.
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2.1.10 Clayoquot Forest Management Ltd. has a contract with the ACRD to do
flight-way clearing and tree removal in accordance with a Vegetation
Management Plan for the airport lands.

2.2  Airport Operations

The 148 hectares of land used for airport operations are, to a large extent, fenced off
from adjacent uses for safety. Within the fenced or air-side area only airport-related uses
are found. These include three runways — 10-28, 15-33 and 7-25, three aprons and eight
taxiways. Also located within the fenced compound are the Tofino Air facilities, Hanger
#2, the Long Beach Flying Club hangar, an abandoned shed, fuel storage tanks, and two
camper offices.

The operation of the airport as currently configured, however, has impacts on the use of
land outside the fenced area. The wider-reaching influences of the airport include the
following:

2.2.1 As noted in Section 1 above, additional uses must be compatible with the
continued operation of the airport.

2.2.2 Although previous background studies have indicated that the long-term
needs of the airport could be adequately served by one runway, no
decision has been made to close any of the runways. Consequently, all
three runways can be used and must be cleared to Transport Canada
standards. In conformance with these standards, a “no-build” area exists
from the centreline of each runway to a parallel line 200 metres on either
side. Beyond the 200-metre line and beyond the ends of the runways, the
building envelope ceiling increases in proportion to the distance from the
centreline. A Transport Canada diagram illustrating these building
restrictions is included as Appendix A.

2.2.3 The continued utilization of all three runways also means that access to
the areas north and northeast of Runway 15-33 are difficult to access
without bridging ravines. Over the longer term, full decommissioning of
one or two runways could release more land for future alternative uses.

2.2.4 As noted in Section 2.1.9 above, Tofino Air employee Mark Fortune acts
as on-site airport manager for the ACRD. Ultimately, a full-time airport
manager will be required.

2.2.5 There is no airport terminal. Long Beach Golf Course allows airline
passengers to use the clubhouse for drop-off/departure and arrival/pick-
up/car-rental opportunities, effectively serving as a terminal without airline
staff or check-in facilities.

2.3 Pacific Rim National Park Reserve

Much of the land between Tofino and The Junction was Crown land until an airport was
required by DND during World War II for a West Coast base. The land surrounding the
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airport was acquired by Parks Canada in 1970. The airport is now surrounded by the
internationally renowned Pacific Rim National Park Reserve and is across the Pacific Rim
Highway (Tofino-Ucluelet Highway) from Long Beach. The Park draws over 800,000
visitors annually to the West Coast, and the number of visitors is increasing annually.
The National Park Reserve is a critical component of the local economy, as well as a
unique ecological preserve. It is critical that any new uses locating at the airport respect
the integrity and unspoiled beauty of the Park. A minimum 30-metre buffer should be
retained adjacent to the Park boundaries.

All three accesses to the airport lands — the service road, the Golf Course access off Grice
Bay Road and an abandoned DND access further north off Grice Bay Road —traverse
Parks Canada land. The issue of securing public access to the airport site is currently
being addressed by Alberni-Clayoquot Regional District and Parks Canada.

2.4 Site Contamination

During the period when the airport lands were occupied by DND and subsequent users, a
number of areas were contaminated by fuel, above-ground and underground storage
tanks, oil, gasoline, paint, septic tanks and garbage. Areas of contamination and required
remediation were identified by environment studies undertaken by Beatty Franz &
Associates at the time of transfer of the airport lands.

Transport Canada has managed and overseen the remediation of most of the
contaminated airport lands and continues to monitor three remaining garbage dump
sites.

Although the remaining areas of contamination are unlikely to constrain development of
the airport lands, some level of certification may be required for areas identified as
usable and designated as development sites.

2.5 Environmentally Sensitive Areas & Habitat

As a result of historical uses, the airport is considered to be a “disturbed” site. None of
the authorities who had or now have jurisdiction over the Airport lands has examined the
property for environmentally-sensitive areas. Provincial Sensitive Ecosystems Inventory
(SEI) mapping is limited to the East Coast of Vancouver Island and the Gulf Islands.
There is limited assessment of the environmental features and assets of the site.

Some of the streams within the ravines around the perimeter of the lands are known to
be fish-bearing at certain times of the year, and wildlife — raccoon, deer, cougar, wolves
and black bear — have been spotted on the property. Birds observed include American
robins, American crow, bald eagle, ruffed grouse and a variety of passerines such as
sparrows and warblers.

Parks Canada had identified movement patterns for wildlife along east-west travel
corridors to the south of the airport along the vegetated bank north of the highway and
along the beach, and also across the northern portion of the airport lands. Undeveloped
areas should be left as wildlife travel corridors across the northern and southern portions
of the property.
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2.6 Togography

The dearth of topographic information, including contours, makes it extremely difficult to
clearly define the ravines on the property. Definition of these is crucial to determine
setback areas for the protection of watercourses in the ravines and fish habitat, as well
as for the protection of ravine slopes from erosion. The general location of the ravines
has been ascertained from old maps, but the tops of banks and depths of the ravines are
unclear. It is known that all surface water outside the airside area flows into an off-site
body of water such as Grice Bay or Wickaninnish Bay.

The ACRD is undertaking aerial photography of the area in order to obtain the necessary
topographic information. This information should be available some time in the latter half
of 2007.

2.7 Public Access

As noted above in Section 2.3, both usable access points from Pacific Rim Highway to
the airport lands cross land owned by Parks Canada. From a legal perspective, a national
park is not considered to be “public access”. This issue will be resolved before lands are
offered on a long-term lease to third parties.

Grice Bay Road connects to Pacific Rim Highway on a curve, making visibility less than
ideal. Once on Grice Bay Road, there is an immediate sharp turn to the right onto the
Golf Course access road. At least two-thirds of this unpaved road is on land currently
leased by the Cooperative for the Golf Course. It is anticipated that this road would
require some upgrading to accommodation any additional uses or leases in the vicinity of
the Golf Course.

The majority of the more easily serviceable and developable land is accessed by the main
service road, near the eastern boundary of the airport lands. This road is also unpaved
but is maintained by Parks Canada. The road crosses two ravines and has experienced
wash-outs, making the eastern portion of the property inaccessible. Upgrading would be
needed in order to ensure uninterrupted access.

As the Highway consists of two lanes only, turning lanes to allow safe traffic flows into
and out of the service road will have to be considered prior to the development of a
terminal building on the northeast side of the runways.

In addition to establishing public access to the airport lands, the service and access road
may have to be dedicated a public road in order to allow subdivision for leasehold
purposes internal to the site.

2.8 Infrastructure and Servicing

The infrastructure that was built in the 1940s has not been maintained to any great
extent, and some components of it are in need of substantial improvement.

2.8.1 Most of the original internal road infrastructure remains, although some

sections are partially overgrown. The roadbeds appear to be in reasonable
condition, providing ready access to a number of potential development
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sites. The actual condition of the roadbeds and degree of upgrading
required for proposed uses would have to be determined by an engineer.

2.8.2 Water is drawn from two on-site wells approximately 100-foot deep. One
was sunk in the 1960s and the second one in the 1990s. Each well is
capable of producing between 38 and 50 gallons/minute. Water is stored
in a 1.4-million-litre (300,000-Imp-gallon) water reservoir located adjacent
to the No. 1 well field and pumphouse near the bend in the service road.
A second reservoir of the same size, located to the northwest of the
service gate to the air-side compound, is not being used. Water is treated
with chlorine before it is stored and again before it enters the distribution
system.

The exact size, location and condition of the distribution lines dating from
the 1940s are not clear. A more recently-laid 3” watermain provides water
from the airport’s active reservoir near the bend in the service road to the
200 to 250 residents of the Esowista Reserve. From a point on this line
near the western end of Runway 7-25, a 12" watermain connects with
the reservoir on the Golf Course road. An 8” main runs westward along
the service road, connecting the active reservoir with the spare reservoir
and with airport tenants and users.

An engineering report has been commissioned by the ACRD to ascertain
the status and capacity of the services on the property.

2.8.3 Sewage from the air-side users on the East side of the airport is handled
by a septic tank and chlorinator located near the service gate. These
facilities are not maintained, and raw sewage is currently being dumped
from the tank directly into the ravine and creek immediately to the north.

Hydro House and the Golf Course have their own septic fields.

As noted in Section 2.1.4, there is an unlicensed non-conforming septic
field located on land leased by the federal government to the south of
Runway 7-25. There have been two reported system failures and
problems with water on the field. Komex International has been engaged
to upgrade and certify the drainage field, bringing it into conformance
with provincial health regulations. If and when this happens — and when
the Esowista Reserve is connected to Tofino’s sewer system — this
disposal field could become available for other users on the airport site.

2.8.4 Electricity is provided to the airport lands by a single-phase BC Hydro
line.

2.8.5 Telus telephone lines service the property, also providing dial-up Internet
connection. High-speed cable service is not yet available in this location.
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2.9 Fire Protection

Fire protection is provided by the volunteer fire departments in both Tofino and Ucluelet.
Response time is approximately 20 to 25 minutes. Some level of fire-fighting capability
will undoubtedly have to be located on the airport lands at some point in the
development of the property.

2.10 Compatibility

As noted in Sections 1 and 2.2.1, it is critical to both the airport and to the integrity of
the surrounding Pacific Rim National Park Reserve that any additional uses or activities
on the airport lands be compatible with these two existing priority uses. New uses need
not necessarily be airport-related in nature, but incompatible uses should not be
considered.

The airport is a vital transportation link in the region’s growing tourism industry and is
expected to see increased usage from year to year. Runway improvements and
development of passenger facilities will be required to increase the level of service at the
airport.

Pacific Rim National Park Reserve and its magnificent beaches play a large role in the
growing attraction of the “wild Pacific coast” to visitors, new residents and investors. Any
new development at the airport must be able to function compatibly within this
environment.

2.11 Tenure

The ACRD intends to offer leasehold tenure to businesses and organizations wishing to
locate at the airport. The length of tenure will be an important consideration in attracting
new tenants to the property and, perhaps more importantly, in determining the level of
investment in development that can be justified — both by the landowner and by the
lessee. A short-term lease may be adequate for a use that requires little or no facility
development or servicing; however, a longer-term lease will be required by a lessee
planning to construct a building, for example. Leases of more than three years must be
registered on title to the property. In order to achieve this, the leased land must be
adequately defined or described — for example, by meets and bounds, subdivision or
survey plan — for acceptance by the Land Title Office. A national park is not considered
to be public access for purposes of subdivision.

2.12 Signage

Businesses locating to the airport lands will invariably require signage on the Pacific Rim
Highway at the entrance to the property and internal to the site in order to identify and
advertise their location. Any signage on the Highway, however, will have to be
acceptable to Parks Canada and compatible with its location within the National Park
Reserve.

3.0 Development Goals

As noted in Section 1.0, the ACRD wishes to develop suitable and appropriate portions of
the under-utilized Airport lands in tandem with required Airport improvements. As
demand for an improved level of service at the Airport increases, the cost implications
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are substantial. Improving the infrastructure will necessitate finding ways and means of
funding the upgrades and of sharing operation and maintenance costs. While
development is a logical consideration as a means of financing some of the
improvements required, any development on the Airport lands must meet the following
goals:

3.1 Goal No. 1: Compatibility

When the Airport lands were transferred from the federal government to the ACRD, a
Section 219 covenant under the Land Title Act was registered on title to the property.
One of the stipulations of this covenant is that “the land shall not be used for any
purposes except for the operation of a public aerodrome and uses compatible with the
operation of a public aerodrome.” It is critical, therefore, that all development be
compatible with the on-going operation of the Airport.

3.2 Goal No. 2: Respect for Pacific Rim National Park Reserve

The Airport lands are located within an internationally renowned natural park reserve,
Pacific Rim National Park Reserve. All development on the Airport lands must respect the
integrity of the Park and will be buffered from the Park boundaries. Development should
have no adverse cumulative impact — visually, audibly, physiologically, environmentally —
on the surrounding Park or on nearby bodies of water.

3.3 Goal No. 3: Recognition of Current Tenures

Existing leases and agreements are listed in Section 2.1. All tenants are expected to
continue to exist and operate on the Airport lands, in conformance with their agreements
with the ACRD.

3.4 Goal No. 4: Revenue Generation

Additional uses on the Airport lands are intended to generate the revenue needed to help
upgrade the infrastructure and to pay on-going operational costs. In other words, there
must be no additional cost to the ACRD and its constituents.

3.5 Goal No. 5: Sustainable Development

All development on the Airport lands should strive to meet the objectives of sustainable
development or Smart Growth. These include the following:

= Economic opportunity

» A mix of land uses

» Concentrated or clustered development to minimize infrastructure requirements

= Green infrastructure systems

» Transportation options, including public transit

»= Green buildings

= Creation of employment

= Effective management systems

» Minimal impact on the natural environment

= Social and political acceptability

= Respect for cultural features
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3.6 Goal No. 6: Implementation with BMPs

Best Management Practices (BMPs) have been described as “approaches based on
known science that, if followed, should allow the client to meet the required standard(s)
or achieve the desired objective(s).”* BMPs are dynamic, innovative and improving
practices that are being developed and refined for an increasingly wide range of
activities. All development on the Airport lands should employ BMPs in the planning,
development, construction and management of projects.

3.7 Meeting Development Goals: Reference Documents

In order to assist tenants, lessees, developers and contractors to become acquainted
with the Airport lands, its history and current status, its strategic and sensitive location,
its neighbours, the landowner’s strategy and plans, and facilitate access to relevant
information, a list of reference documents has been compiled. These documents are
available either at the ACRD offices in Port Alberni or on the worldwide web:

= ACRD Airport Development Strategy

ACRD Financial Plan for the Airport

Vegetation Management Plan for the Airport lands

Beatty Franz & Associates’ environmental baseline and subsequent studies

InterVISTAS' Tofino-Ucluelet Airport Traffic Outlook, 2000

InterVISTAS and Hatch Mott MacDonald’s Tofino-Ucluelet Airport Airside

Assessment, 2007

= South Long Beach Official Community Plan (Section 6.8)

» Develop with Care: Environmental Best Management Practices for Urban and
Rural Land Development in British Columbia, March 2006, BC Government
publication

= Stormwater Planning: A Guidebook for British Columbia, May 2002, BC
Government publication

4.0 Development Area Options

The initial intent of this Land-Use Plan was to identify land-side development opportunities.
However, with the timely work conducted by InterVISTAS, some air-side opportunities have also
been identified. The main areas of development potential are as follows:

4.1 Airport Terminal

Perhaps the obvious opportunity to enhance both the profile and the level of service
provided by the Tofino-Ucluelet Airport lies in the development of a terminal building
with related services and parking. While the Long Beach Golf Course has provided an
invaluable service in accommodating passengers arriving at and departing from the
airport, the clubhouse’s ability to deal with increasing numbers of flights and passengers
is limited.

Relocation of airport terminal facilities to the northeast side of the property appears to be
the most practical and desirable initiative for the long-term expansion of airport use. The
main reasons for location on the northeast side are:

= Access to an adequate apron that is in reasonably good condition;

! “Guidelines and Best Management Practices (BMPs)”, Environmental Stewardship Division, Ministry of the
Environment
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» Road access that is not compromised by current leases;
» Adequate space for terminal and related service development;
= Access to services.

The development of a full-service airport terminal could be undertaken in stages. In the
shorter term, options include locating in those portions of the Metrological Office that are
not occupied by Environment Canada or temporarily locating a temporary building in the
vicinity of the service gate (see Map 2). As demand increases and capital for a new
terminal is committed, this temporary use could be replaced with a permanent structure.

The needs of DND and Environment Canada, both current tenants at the airport, could
be incorporated into the development of a new terminal building.

In terms of options for terminal development, the ACRD has expressed a willingness to
consider both short-term and longer-term options, as well as participation by other
parties, including the private sector. Approximately 5 to 6 hectares should be allocated
for the terminal, parking, and related services.

4.2 Airport-Related Opportunities

Development on the air-side lands would be restricted to airport-related uses and
activities, such as fuel tanks and maintenance vehicles and facilities. Most airport-related
uses can as easily be located adjacent to but outside the fenced area. This category
could include the following uses:

= air crane and helicopter services

= aircraft fuelling

= aircraft repair and maintenance

= flying clubs

= flight training facilities

* emergency air services

= private aircraft storage

= commercial uses such as charters, freight transportation

= temporary uses such as air shows

4.3 Land-Side Land-Use Opportunities

A wide range of predominately non-airport-related land-side development opportunities
have been identified by the Steering Committee and by local residents through the
community open houses. In general, potential land-side land uses fall into the following
categories:

= Community and recreational (non-profit) uses

= Commercial services and uses

= Light industrial uses

» Residential as an accessory use only

A more detailed description of the possible uses within these categories is included as
Appendix B. These possible uses have been assembled from input from interviews, open
houses and Steering Committee meetings. They have not been prioritized and should
not be considered as a final or approved listing of potential opportunities. They do
provide a range of options that could be considered as acceptable on this site.
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In considering this range of uses, the concerns below were expressed by some members
of the Steering Committee. Some uses were considered inappropriate. The three specific
types of uses below should be given additional consideration — and possibly more
community input — by the Alberni-Clayoquot Regional District when considering zoning
for this site:
» Hotel, motel and similar uses should be located in Tofino, Ucluelet and potentially
on First Nation reserves. The airport is not a “destination” site.
= General consumer retail and service businesses should also be located in Tofino,
Ucluelet and potentially on First Nation reserves.
» Full-time residential use, even for civil servants and staff, is a cause for concern
as this should not be permitted to develop into a new townsite.

In addition to the general community acceptability of type of use, site-specific location
and building design could have an impact on the acceptability of specific uses.

5.0 Site Selection Criteria

Slightly more than one-third of the 425-hectare airport property — 148 hectares — is utilized by
airport-related facilities. Existing leases account for approximately another 100 hectares. Once
ravines, wetlands, streams and riparian setbacks are taken into consideration, approximately
150 hectares could be considered to have development potential.

In an effort to prioritize, manage and service development in an orderly and financially-viable
fashion, the following criteria were used to select the most logical development sites.

5.1 Accessibility

The first criterion was that development sites should be readily accessible by existing
roads from the Pacific Rim Highway, that is, from Grice Bay Road or the service road.
This gives priority to sites that can be accessed without constructing additional new road
base or ravine crossings. In addition, the use of existing interior roads that are still in
good condition is recommended.

5.2 Serviceability

As much as possible, the sites should be easily serviceable using existing or upgraded
infrastructure such as water and sewerage.

5.3 Site Suitability

Previously disturbed sites are considered desirable sites, as they lend themselves to new
development or construction without substantial earth-moving or disturbance of sites
that have associated risks or environmental constraints such as watercourses or ravines,
or sites that have naturally regenerated. Ideally these sites would be relatively flat,
cleared at some point in the past and not located on or near wildlife habitat areas,
sensitive ecosystems, wildlife travel corridors or environmentally-sensitive areas such as
old growth, ravines, streams or wetlands.
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5.4 Visibility Buffering

Development should not be located in areas adjacent to the Pacific Rim Highway and
should not be visible from the Highway, the beaches or the Park. A minimum 30-metre
buffer is recommended along the Park boundaries to protect its integrity.

6.0 The Land-Use Plan

Using the above criteria, a considerable amount of land — approximately 37 hectares — would be
suitable for development — or redevelopment, as much of it had been utilized in the past — along
the service road. Subject to more detailed field investigation, ground-proofing and surveying,
nine sites of varying sizes have been identified. These priority sites are described in the
subsections below and are identified on Map 2: Land-Use Plan — Potential Development and
Additional Use Sites. A chart summarizing the sites and potential categories of uses follows.

Summary of Potential Development Sites

SITE AREA POTENTIAL USES
(ha.)
Site A + 2.8 | Mixed-use Commercial/Accessory Residential
Site B + 1.5 | Commercial, Service Commercial
Site C + 5.5 | Commercial, Service Commercial, Light Industrial
Site D + 3.7 | Service Commercial, Community Use, Accessory Residential
Site E = 1.0 | Airport-related Services, Service Commercial, Community Use
Site F + 1.7 | Community Use, Airport-related Services
Site G + 1.7 | Airport-related Services, Service Commercial, Community Use
Site H + 7.9 | Terminal and other Airport-related Services and Uses (i.e., private
aircraft storage, warehousing)
Site I + 11.1 | Recreational and Community Uses

Eight of the nine development sites identified lie between the ravine at the eastern end of
Runway 7-25 and western end of the service road and are accessed from this road. In fact, the
numerous ravines located on the airport lands define, to a large extent, the location and size of
developable sites.

The ninth site is part of the land leased to Long Beach Recreation Cooperative. However, the
nine-hole golf course utilizes only a portion of this area, and the Cooperative has acknowledged
that additional, compatible uses could enhance the area. As a number of complementary uses
were identified during this process, these uses have been included in this Land-Use Plan.

There are other areas that could be developed in the future further to the north, along Taxiway
B on the east side for example, but new roads and services would have to be installed, and a
final decision would have to be made on decommissioning Runway 15-33.

6.1 SiteA

This site, former Army Camp No. 4, is located on the east side of the service road
between the ravine at the east end of Runway 7-25 and the ravine on the northeastern
boundary of the airport lands. The site is approximately 2.8 hectares in size and is
accessed by old roads covered by varying degrees of overgrowth. Some metal debris,
glass, abandoned cars and boilers may still be on the property. Appropriate uses for this
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site include mixed-use commercial and residential uses such as staff housing or seasonal
accommodation.

6.2 SiteB

Site B is a smaller site of approximately 1.5 hectares, located to the north of Site A. Part
or all of this site may be within the airport’s well field. Development of this area would
require further investigation and stringent measures to ensure no impact on the well
field. Commercial uses, which could include a motel, were suggested for this site.

6.3 SiteC

Site C is a large site, consisting of approximately 5.5 hectares and including the former
Hydro generator shed located close to the northern boundary on the eastern side of the
airport lands. This site is on the northern side of the service road and can be accessed by
an old road leading to the generator shed. The shed itself is a large and apparently
sturdy structure that could be renovated and utilized for service commercial or light
industrial purposes. Other potential uses include commercial, such as hotel and
conference centre in the northern portion of the site.

6.4 SiteD

This site is located on the north side of the service road and can be accessed by an old
road in reasonably good condition. This site, opposite the Metrological Office, is about
3.7 hectares in size. An abandoned house, a garage that is being used to store a small
tractor, lighting and other materials formerly used by DND, and a DND radio tower are
still located on this site. Residential, commercial, service commercial and community uses
were viewed as appropriate for this area.

6.5 SiteE

Site E is a small area of approximately 1 hectare located near the western end of the
service road, adjacent to the Parks Canada vehicle maintenance garage. Airport-related
services and uses are appropriate for this location.

6.6 SiteF

This site is on the west side of the service road, located opposite Sites A and B, just
before the Parks Canada wood yard at the bend in the road. It is roughly 1.0 hectares in
size. This location is viewed as appropriate for community uses.

Tofino-Ucluelet Airport Land-Use Plan 15 Final: 28-May-2007



L
===

|

I I

|

|

|

=7

|

|

I L
5 |

Lo

e

Tofino-Ucluelet Airport Plan

Map 2: Land Use Plan
Potentlal Development & Addiional Use Shes

sle AREA na) POTENTIAL U525
. Maved use Commercial, Accessory
Site A +2 8 | Residential
. Commercial, Servies Commercial
Site B +1.5
; Cmmereal, Garvies Cammereial,
Site C SRy | Heindioa
. Bervice Commescial, Cosrmumity
Site D +3.7 Lige, Accesgory Residentlal
Site E 41,0 | Commerea, Comummmytioe
Site F U | el sisas
: ; Airpomerelated Services, Service
Site G +1.7 pend e gl
Terminal and oiher Afpor-rvisad
Site H 47§ | mervices md Use, (i, privats sircraf
Morape wacehousing) 000 |
Site 1 £11.1 |necresional umd Conmmunity Uses

Sites have not been surveyed therefore aress are sppeoximese.

§ _“)JF—— =4 o o o r————
Sty o e I_,. ShepEE
“'a;; SO ALBERNI-CLAYOQUOT
WICKANINNISH BAY e REGIONAL DISTRICT
i -R""'\«.

Tofino-Ucluelet Airport Land-Use Plan

16

Final: 28-May-2007




6.7 SiteG

This site is a long, narrow site of approximately 1.7 hectare. It is located on the south
side of the service road between the Parks Canada wood yard and Hydro House. Site G
is considered an appropriate location for service commercial and community uses.

6.8 SiteH

This large — approximately 7.9 hectares — site is the key location for operations side of
the airport. The site would include the Metrological Office, the gate to the air field and
north side of Apron III and Taxiway G.

This is seen as the best location for a terminal building, whether temporary or
permanent, as well as other airport-related services and uses such as private aircraft
storage, hangars, warehousing, etc.

6.9 Sitel

Site I was not included in this Land-Use Plan initially, as the site is within the Long Beach
Recreation Cooperative’s original leased area and includes an apron and taxiways still
being used. However, as this area has considerable potential for additional recreational
uses, it was decided to incorporate it into the Plan.

The site is approximately 11 hectares, assuming that Apron I and Taxiways E and F are
eventually freed up for other uses. This location is seen as the most suitable one for
community and recreational uses that are compatible with the golf course, such as an
arena, pool and curling rink.

Again, it should be noted that none of these sites has been assessed for specific uses,
nor has any been surveyed. Therefore, all areas are approximate and all boundaries are
flexible.

7.0 Implementation

As noted previously in this Plan, more detailed ground investigations and environmental impact
assessments will undoubtedly be required before any of the sites identified can be developed.
The ACRD may decide to conduct or to ask a developer or contractor to conduct a preliminary
environment assessment in order to more clearing define these issues before undertaking
groundwork.

Implementation of various components of this or any land-use plan requires servicing and
management plans. These are beyond the scope of this report, but some suggestions can be
made, based on discussions and observations of other airport operations.

7.1 Comparable Cases

In attempting to determine how the Land-Use Plan could be implemented, similar
circumstances were sought. Two airports with surplus land, both owned by local
governments, were identified: Campbell River Airport and Castlegar Airport. While the
local governments in both cases are municipalities, the examples of these two case
studies can be explored and utilized to good advantage by the ACRD. Both have airport
and land management experience that could be analyzed and potentially applied to the
Tofino-Ucluelet Airport. The two case studies are attached in more detail as Appendix C.
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7.2 Management Models

A full review of management options for a municipally operated airport and business
park is beyond the scope of this study. The two case studies do provide two distinct and
functional options.

The first option as demonstrated in the Campbell River case is to operate the airport as a
municipal service using municipal employees, including the airport manager and staff. In
this model, the general policy and management overview is provided though links
between the airport manager, the City Manager and Council. The airport manager
provides quarterly reports to Council as required by Bylaw 3211 Airport Operation,
Maintenance and Management Bylaw.?

The second option as demonstrated in the Castlegar case is to operate the airport on a
contract basis. The management of the facility is contracted to an individual who reports
to the City Manager. The Public Works Committee and Council provide the general
policy and management overview. Maintenance of the facility is contracted separately to
ATCO Frontec. That company is responsible for employing the staff required for general
maintenance.

Both airports have a similar staff complement — a full-time manager and an additional
four to five full-time staff with additional part-time staff as needed seasonally.

7.3 Planning and Zoning

7.3.1 Official Community Plan:
In both cases, the airport lands are under one land-use designation in the
Official Community Plan. In the case of Campbell River, the airport is in
an “Industrial” designation, with uses described as industrial and service
commercial’. In the case of Castlegar, a specific “Airport” designation is
used, but anticipated uses are described as commercial and light
industrial.

In the case of the Tofino-Ucluelet Airport, the range of uses is too broad
to be described within a general “Commercial” or “Industrial” land-use
designation. The more general approach of an “Airport” designation with
a mixed-use policy approach would allow one policy structure and
flexibility over the entire site. That would allow the specific organization
of uses and use requirements to be addressed through zoning.

7.3.2 Zoning:

2 http://www.campbellriver.ca/city_hall/searchable_bylaws/bylaws/3211_-
_Airport_Operation_Maintance_and_Management_Bylaw.pdf

® http://www.campbellriver.ca/city_hall/searchable_bylaws/bylaws/3150_-
_2005_Official_Community_Plan_.pdf
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In the case of Campbell River, a general A-1 Aviation zoning is used.
Within that zone, a broad range of uses is permitted ranging from airport-
related uses, through retail, industrial and commercial, to agricultural. In
the case of Castlegar, a specific commercial CB-3 Airport zone is used.
Again, the range of uses permitted under that zone is broad, including
general retail and service commercial, industrial and support-related uses.

In both cases, the lands are located within municipal boundaries, have
adjacent compatible development and land uses, and have a relatively
small area of land-base compared to the Tofino-Ucluelet Airport. The fact
that the Tofino-Ucluelet Airport is also surrounded by a National Park
Reserve must also be considered in terms of development of land-use
controls.

For this site, a minimum of two zones should be considered. One zone
should be a general Airport Commercial and Industrial zone similar to the
Castlegar zoning approach. It would define the areas that are anticipated
to be used by the Alberni-Clayoquot Regional District for airport and
airside service uses and for all leased areas that would be in a developed
use such as commercial, industrial, residential or public use. Specific
height and use standards will need to be included to protect runway
operations.

A second zone would be a Protected Use zone that would apply to buffer
areas, ravines and areas that are not anticipated to be used for intensive
development. Uses within these areas would be limited to passive
recreation such as trails, environmental protection, agriculture, forestry
and silviculture, not including processing or value-added activities.

7.3.3 Development Permits:
All areas within the Airport Commercial and Industrial zone should be
designated as Development Permit Areas. The approach used in
Castlegar is a good model. In that case, the permit requirements

address:
= Form and character of buildings
= Screening
= Sighage
= Siting to allow sharing of parking, access and other common
facilities

= Access and parking
*= Landscaping
= Timing and security

In the case on the Tofino-Ucluelet airport, environmental protection
should also be considered as part of the Development Permit
requirement. Setbacks from ravines and from park boundaries should be
required as part of that process. The ravines constitute a hazard in terms
of slope stability. Also, some of the watercourses within the ravines are
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fish bearing. Vegetated treed buffers along the Pacific Rim Park Boundary
should be a minimum of 30 metres. In some cases, additional buffer
width may be required depending on tree age and species as well as soil
conditions to allow for managed wind-firming of the buffer area. Site
assessment to determine site conditions and requirements should be
required as either a condition of the Development Permit or lease.

7.4 Leases

Campbell River Airport offers a range of lease terms, from one year to 25 years with
renewal options, to attract a variety of tenants. The Campbell River lease form is on-
line.* It is a good model to consider. Lease terms include: length of term, rent, leased
land, services and improvements, assignment, liability and indemnity, insurance, default
and re-entry, general, notices, execution of lease and land lease drawing.

One specific issue noted in previous discussion on constraints is the possible need to
apply for subdivision for long-term leases and the requirement to provide public access
as a condition of subdivision. A legal opinion should be obtained to determine if
ownership of the access road by the Alberni-Clayoquot Regional District is adequate to
address the requirement for public access for subdivision proposes. If not, the access
roads will have to be dedicated as public roads.

4 http://www.crairport.ca/doc/blank_land_lease.doc
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APPENDIX B

Potential Land-Side L and-Use Opportunities

Community and recreational (non-profit) uses could include the following:

arena, pool and curling rink

hospita

high school

emergency services

National and Provincia Parks offices and support facilities
federal uses (DND, Environment Canada)

community garden alotments

composting and recycling facilities

Commercia services and uses could include:

recreational vehicle park with full hook-ups
expanded golf course

more campsites for returning commercia customers
tent sites and campground

seasonal exhibition use

farming and market gardening

surf shop rentds, sales and repairs
recreational vehicle repairs

hotel, motel

conference centre

warehousing

Light industria uses could include:

marine value-added facilities
forestry value-added facilities
other manufacturing

heavy equipment repairs

Residential uses would be accessory only, in conjunction with other uses.



APPENDIX C
Campbell River Airport®

1. Transport Canada Description

ID: CYBL

ADDRESS: #1-2000 Jubilee Parkway, Campbell River BC, VOH 1T5

COORDINATES: N49 57 03 W125 16 15 Elev 346
PHONE NUMBER: (250) 923-5012
MANAGER: Tyler Massee
OPERATED BY: City of Campbell River (250) 923-5012
STATUS: Certified by Transport Canada
AIRPORT FEES: http://www.tc.gc.ca/pacific/air/fee/campbe lriver.htm
PUBLIC FACILITIES: Terminal building: Telephone, food, taxi, car rental
5nm from aerodrome: Food, medical, accommaodation
WEBSITE: http://www.dcr.ca/city services/cr_airport/index.html

Figure 1: Campbell River Airport

2. Ownership and Operation
Campbell River Airport is owned and operated by the City of Campbell River. The City purchased the
federaly-licensed airport from Transport Canadain 1995. Airport Manager Tyler Massee, his administrative
assistant and six operations staff (four of whom are full-time) are all employees of the City of Campbell
River.

3. TheAirport Lands
The airport covers 250 hectares (620 acres) in along, relatively-narrow strip of land on a plateau, running in
a northwest-southeast direction. The airport lands are completely cleared of trees, while vegetation on
adjacent TimberWest lands to the west, north and east and provincial lands to the south are also managed for
operation safety. There are sensitive fish-bearing streams on the airport lands, so runoff and drainage must be
carefully controlled. Fencing prevents wildlife from wandering into the area.

Theterminal building is located 14 metres off the apron edge, between the runway and the pardlel main
access road.

® Based on web search and notes of meeting with Tyler Massee, Airport Manager, 14 November 2006
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Figure 2: Campbell River Airport Terminal

4. Infrastructure
The airport islocated at the western end of Jubilee Parkway, about 15~20 minutes from downtown Campbell
River. Currently the airport and al tenants are serviced by one well and septic fields. In 2005 the airport
received provincia funding that allowed the start of construction to bring municipal water and sewerage to
the airport lands. Phase 3 of these infrastructure works is expected to be completed by February 2007.

5. Airport Operations
The airport adheresto all Canadian Aviation Regulations for the operation of an airport. It has one 5,000-ft x
150-ft grooved runway equipped with high-intensity lighting and ILS approach. It is open for operation 24
hoursaday and is staffed between 5:15 a.m. and 11:00 p.m. Aircraft fuelling is available between 7:00 am.
and 8:00 p.m. Three scheduled carriers — Pacific Coasta Airlines, Central Mountain Air and Kenmore Air —
serve Vancouver, Port Hardy and BellaBella. Charters and corporate planes also operate from this airport.
Approximate 65,000 passengers go through the terminal annually. The runway can accommaodate planes up
to a 737. To extend the runway an additional 1,000 ft. would cost roughly $3 million.

6. Landing Feesand L ease Rates
A municipal bylaw, “Airport Operation, Maintenance and Management Bylaw No. 3211, 2005”, gives the
Airport Manager authority to operate, maintain and manage the airport. In addition, fees, charges and lease
rates are attached to this bylaw in the form of appendices.®

7. Finances
The Campbell River Airport has an annual budget of approximately $1.6 million. The airport’s mandate isto
be financially self-sufficient with a zero balance sheet (no cost and no revenue to the City). The airport
recovers 100% of its costs from user fees and other revenue. The Airport Manager devel ops short- and long-
term planning for economic development and capital improvements at the airport, with funding assistance
through the Transport Canada Airport Capital Assistance Program. No City tax dollars are used to support
airport operations or capital programs.

Sources of revenue include landing fees, passenger fees, an airport improvement fee, aircraft parking fees,
general service charges, apron equipment parking/storage charges, food and beverage concession fees,
vehicle rental concession fees, pay tel ephone concession fees, terminal building advertising fees, vehicle

® http://www.campbelIriver.calcity_hall/searchable_bylaws/bylaws/3211 -
_Airport_Operation_Maintance_and_Management_Bylaw.pdf
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parking fees and land leases. The airport recovers the cost of water connections to the municipa water
system and charges water user fees.’

8. Tenureand Tenants
The airport offers leasehold tenure of varying terms, up to 25 years with renewal options. A copy of ablank
land lease contract can be viewed on the airport’ s web site.®

The airport has approximately 20 tenants who operate busi nesses that include flight training, flying clubs,
avionics sales and maintenance, aircraft sales and leasing, helicopter charters, light manufacturing and a
provincial tanker base. All tenants have easy access to the apron. Tenants are listed on the airport’ s web site
and include, for example:
= Campbél River Flight Training
Primary Care Aerospace Inc.
Skydive Pacific Airsports
Regional Aviation Ltd.
AA Storage
A.S.A.P. Avionics Services Ltd.
Vancouver Island Helicopter
Oceanview Helicopters Ltd.
Royal Canadian Cadets
Barr’s Aircraft Reliable Repairs
Discovery West Aviation Inc.
Falcon Airways
Timberwright Homes (manufactures log and timber trusses; however, the company has built one
aircraft cabin)

Figure 3: Vancouver Island Helicopter
Theterminal building contains National Tilden and Budget Rent-a-Car car rental booths, administration
offices, airline check-in counters, baggage handling and an information brochure rack. Big Belly Ddli
operates a cafeteria-style restaurant in the terminal.

9. Land UseControl
The Campbell River Official Community Plan designates the airport and surrounding lands as Rural.
However, the airport area appears in the Industrial section of the OCP. The document describes the intent of
this area as follows: “The long-term devel opment and expansion of light industrial and service commercial
uses on lands at and adjacent to the airport is desirable, to assist with the operation, future expansion and
competitive position of the airport. In thisregard, development on private lands adjacent to the airport should
consist of usesthat complement the uses on the municipally owned airport lands.”

" http://www.crai rport.cal/services.html# anding
8 http://www.crairport.calpdf/blank_land_lease.pdf
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The airport lands are zoned A-1 Aviation, “to provide for aviation-related activities on publicly-owned land
for uses associated with airport operations such as light industrial and commercial uses’. Permitted uses
include the following:
= airport and/or floatplane base
airport service facilities
passenger terminal
office
aircraft fuel depot
aircraft hangars
aircraft sales and/or service
vehicle rental and ancillary servicing
retail store not exceeding 125 sguare metres per |ot
restaurant
storage yard
aviation-related light industria
agriculture, silviculture
warehouse
heliport
manufacturing, assembly, disassembly, processing or packaging of materials and goods.



APPENDIX C
Castlegar Airport®

1. Castlegar Airport: Transport Canada Description

ID: CYCG
ADDRESS: Unit 130 - 132 Hall Road, Castlegar, BC V1IN 4M5
COORDINATES: N49 17 47 W117 37 57 Elev 1624
PHONE NUMBER: Airport Manager (250) 365-5151
MANAGER: Shawn Sutherland, AAE
OPERATED BY:: City of Castlegar (250) 365-7227
STATUS: Certified by Transport Canada for day use only
AIRPORT FEES: http://www.tc.gc.ca/pacific/air/fee/castiegar.htm
PUBLIC FACILITIES: Terminal building: Telephone, food, taxi, car renta
5nm from aerodrome; Medical, accommodation
WEBSITE: http://www.castlegarcity.com/devserv_air.htm

2. Ownership and M anagement
Cadtlegar Airport is owned and operated by the City of Castlegar. In responseto the federal government's
policy to remove itself from ownership and operation of small regional airports, the City of Castlegar
assumed the ownership and responsihility of operating the Castlegar Airport in January, 1997. Asthe
financial assistance by the federal government ceased in the year 2000, innovative operational strategy -
seeking opportunities to increase revenue and pursuing cost reductions - continues to be required. It isthe
City's intention to operate the airport on an economically self-supporting basis and free of property taxation
subsidies.

The Castlegar Airport offers regular scheduled service to both Vancouver and Calgary. It is 26 km by road to
the nearest alternate airport (Trail). Conditions that limit the Castlegar airport often limit the Trail airport as
well. The next aternative is approximately 250 km by road to Cranbrook or Penticton

Airport manager Shawn Sutherland is a contract employee of the City. Hereportsdirectly to the City
Manager. The City Council acts asthe “Board” for the airport. Council aso has a Transportation and Civic
Works Committee. The mandate of that Committee includes the airport as well as:
= Civic Works Budget
Equipment Acquisition
Parks
Capital Works
Water Treatment and Waste Water Disposa

All airport maintenance services are contracted to ATCO Frontec.’® The City has no regular employees at
the airport site. A total of approximately 60 employeesinvolved in provision of air side and terminal
services.

3. TheAirport Lands
The airport covers 89.77 hectares (225 acres) in along, relatively-narrow strip of land on a plateau, running
in a north-south direction on the west side of Highway No. 3A. The airport lands are completely cleared of
trees. Fencing prevents wildlife from wandering into the area.

° Based on web search, notes of meeting with Shawn Sutherland, Airport Manager, 22, December, 2006
19 http://www.atcofrontec.com/
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Figure 1: Castlegar Airport Terminal

The airport provides access to the Kootenay Region including the following communities:
» Downtown Castlegar - 5km
= Neson - 41km
»  Trail - 26km
» Grand Forks - 73km
» Rossland - 36km
The Castlegar Airport includes the following facilities:
Air terminal building of 1,423m?builtin 1971
Flight service station with limited hours of operation
Combined services building (firehall and maintenance garage) of 622m?
Onerunway (1615-metre or 5300-foot)

Theterminal, related parking and apron occupy approximately 6 hectares.

4. Infrastructure
The main access road within the airport parcel is dedicated as a public road, and maintained by the City of
Castlegar. City water is available on the site, but the airport facility and land lease tenants each have private
waste disposal systems. The City providesfire protection, and has a crash truck at the airport. Thereisa
specific emergency response program for the airport. The airport isaso included as part of the emergency
response infrastructure in the municipal emergency preparedness plan.

5. Airport Operations

The Airport Certificate and requirements are as follows™:

#TADB 5151-P116 Issued to the City of Castlegar
132 Hall Road, Unit 130, Castlegar, B.C. VIN 4MS
Lat. N49 17' 47" Long. W117 37' 57"

The Airport Certificateis issued to operate aland aerodrome as a Public Use, Day VFR/IFR airport, as
mountain sides intrude into the approach surface of both runways. A power transmission line crosses the

1 hitp://www.castlegar.caldevserv_air.htm
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approach to the runway. The approach surfaceis set at 5% rather than the standard 2.5%. Operations are
often limited by low level fog, especidly in the late fall and winter.

The airport has one 5,300-ft x 150-ft runway equipped with high-intensity lighting and Localizer-DME
approach due to the mountainousterrain. It isopen for operation during daylight hours only, also dueto the
mountainous terrain in the immediate vicinity and visual landing requirement. Final approach must beon a
visual basis. Night procedures for emergency purposes are being established, but no regular night time
operations are envisaged. Aircraft fuelling is available during daylight hours only.

The only scheduled carrier is Air Canada. There are 4 flights daily during the week, and 3 on weekends.
They use Dash 8 — 300 and 300A aircraft. The airport can and has accommodated 737 aircraft, but the
carrier has found them uneconomical to operate to thislocation. A courier service, Carson Air has one flight
daily. They use Merlin Metro aircraft. Private aircraft, private charters and corporate planes also operate
from this airport. Approximate 80,000 passengers go through the terminal annually.

Theterminal building contains National and Budget Rent-a-Car car rental booths, administration offices,
airline check-in counters, baggage handling, a customs office and holding cell, an information brochure rack
and concierge station. Pie in the Sky operates a cafeteria-style restaurant in the terminal.

Thereisno regular customs service at the airport, but with prior arrangement, a customs official will come to
the airport from the Patterson Canadian port of entry located 6 km South of Rossland (approximately 40 km
from the Airport). An office and holding cell is provided in the terminal to accommodate customs services.

6. Landing Feesand L ease Rates
Landing fee and lease rates are established in amunicipal bylaw —Bylaw 789 - A Bylaw to authorize the
imposition of fees and charges, and the letting of leases at the Castlegar Airport. 2 Fees and conditions are
established in an attached schedule to Bylaw 789. Fees are also posted on the Transport Canada web site.*®

7. Finances

The airport has a budget of approximately $800,000. Costs are offset by revenues generated, and a small
annual surplusistransferred to a capital reserve fund.

Key revenue sources are:

Landing fees for commercial aircraft
Departure fees for commercial aircraft

Carrier terminal fee

Aircraft parking

Car parking

Terminal facility lease (car rentals, restaurant)
Fuel surcharges

8% surcharge on car rental fees

Piston motor aircraft are not charged landing or departure fees. The fuel surchargeis used to address small
craft related costs. Private aircraft hanger and parking space is provided through Brilliant Air services
through sub leases.

Land leases provide approximately $100,000 to $120,000 in annual revenue, or approximately $10,000 per
hectare per year. Thelargest tenant isthe Ministry of Forests. They lease approximately 2.5 hectares for
approximately $55,000 annually.

12 http://www.castl egar.calbylaws/789_con.pdf
13 http://www.tc.gc.calpacific/air/feelcastl egar.htm
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Thereisalso an airport reserve fund of approximately $1.8 million. $1.2 of that reserve was transferred to
the City when it took over the airport. The remained has been built up from annua surpluses. Current
revenue surpluses and the reserve fund will not be adequate over the longer term for replacement of non-
grant facilities such as the terminal.

The City has also received approximately $5 million in ACAP grants over the last 9 years for air service
infrastructure and runway improvements.

8. Tenureand Tenants

The airport has approximately 23 hectares of land available for lease. Approximately 10 hectares are
currently leased.

The City currently has 14 tenants at the airport site who operate businesses on the site. All tenants providing
air services have easy access to the apron. Tenants are listed on the airport’ s web site and include:

BUSINESS SERVICES
In Terminal
» Budget Car & Truck Renta Car and Truck Rentals
»=  Queen City Transportation Ground Transportation
= National Rent-a-Car Car and Truck Rentals
= PielnThe Sky Restaurant
Air Related
= Brilliant Resources Aircraft Refueling
= ATCO Airports Operate and Maintain Castlegar Airport
= Highland Helicopters Ltd. Transportation, Helicopter Charter
= Ministry of Forests Air Tanker Base
= Nav Canada Flight Services, Technical Services Station
= Selkirk College Professional Aviation Training Program
= HighAir Charter , Aeria Tour — summer only
Other
= ColumbiaRiver Homes Manufactured Show Homes/Sales Office
= Finning Tractor Heavy Equipment Sales & Service

Figure 2: Highland Helicopters Building
Uses are organized on the Site so that air related services have runway access and non- air related businesses

are located on the opposite side of the accessroad. Any possible constraints on airport use related to leased
lands are addressed on a case by case basis.

The City offers arange of lease terms. Current leases have 35 to 50 year terms with a5 year rate review
clause. The road was dedicated as a public road to allow for subdivision of airport lands for lease purposes.
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9. Land UseControl
The airport lands are designated AP (Airport) in the Castlegar Official Community Plan and are zoned CB(3)
Airport in Zoning Bylaw 800. The airport lands are also designated as a Devel opment Permit Area.

The Official Community Plan provides for arange of airport and non-airport related uses as follows:

“While the airport properties will remain in the ownership of the City, they will be promoted and
leased as commercial or light industrial properties. Any net revenue gained from these devel opments
will remain exclusively for the continued improvement of the Castlegar Airport.”**

The CB(3) Airport zone alows arange of permitted uses including:™

department stores, shopping centres, retail warehouses;
hotdl's, motels;

restaurants, neighbourhood pubs;

office uses,

arcades, hilliard halls, bowling alleys;

automobile dealers, automobile rentals;

recreational vehicle dealers;

auto-repair shops, gasoline stations, car washes,
auto-body shops, truck repair shops,

aircraft fuel sales, gasoline key locks, bulk fuel depots;
driving schools, flight training schools, flying clubs;
taxi dispatchers, bus depots;

arports;

aircraft sales, repairs and rentals;

small warehouses;

retail stores.

The areas designated as Development Permit Areainclude properties that are currently used for multiple
residential, commercial, industrial, or institutional purposes, or are envisioned to be devel oped as such,
including the Airport Lands.™® Development permit requirements include:
= Form and Character of Building
Screening
Signage
Siting to allow sharing of parking, access and other common facilities
Access and Parking
Landscaping
Timing and Security

10. Suggestions
The airport manager offered the following suggestionsin considering land leases.

= Focus on uses that will generate higher revenue lease rates;

» There may beinterest in ahigher end residentid usethat is related to private aircraft use

» The private aircraft market seemsto be growing. Consider tailoring the terminal and services to that
market.

M http://www.castl egar.calocp/ocp_transp.htm
13 http://www.castlegar.calcity_bylaws.htm
1 http://www.castlegar.calocp/ocp_permit.htm
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