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1.0 INTRODUCTION 

1.1 Background 

The current Waterville Aerodrome is owned by the Municipality of the County of Kings (MOK) and 

operates as a General Aviation (GA) facility.  It is managed by Waterville Airport Co-operative Ltd. 

(WACL).  This is a group of interested individuals who utilize, and are interested in, Waterville Aerodrome.  

Waterville Aerodrome functions with a subsidy from the MOK and revenue from hangar rentals, tie-down 

fees; and fuel revenues and it has had a variety of tenants in the past.  Activity levels are decreasing and 

some major capital investments will soon be needed to make it attractive to increased aviation activity. 

WACL has a core of volunteers who work at maintaining the airport.  This reduces the operating costs and 

creates a presence at the airport.  Even with the volunteer efforts and the MOK subsidy, the aerodrome 

generally operates at break-even.  The need for capital improvements would create severe budget 

pressures. 

Recently, the Michelin Tire Corporation, a large local employer, has expressed interest in purchasing 

some of the aerodrome lands for plant expansion.  The MOK has agreed to sell a portion of the existing 

aerodrome to Michelin.  The result of the reduction in aerodrome lands will essentially remove all 

operational capability at the site, and aircraft operations will no longer be supported. 

A group of interested individuals, the Freedom Aviation Society (FAS), has been working to facilitate the 

relocation.  The Development Plan, Economic Impact Analysis, Business Case, and Governance Model 

analysis presented herein form part of this effort.   

1.2 Current Situation  

The pending closure of the Waterville Aerodrome and subsequent relocation of aviation operations to 

another location has been contemplated by the MOK and local aviation operators since Michelin originally 

expressed interest in acquiring the Waterville Aerodrome lands in 2011.  The MOK commissioned an 

Airport Relocation Study in 2012 that examined the financial future of the Waterville Aerodrome, the 

economic impact of the facility’s closure, and options for the aerodrome’s relocation, including 

development of a new greenfield aerodrome, and development of an ‘airpark’ at CFB Greenwood.  The 

study concluded that the best option for aerodrome relocation would be the development of a new 

aerodrome site in the South Alton area, due to its close proximity to Halifax and ease of access from 

Highway 101.  Following a detailed review of the study and its recommendations, the MOK elected not to 

construct a new aerodrome in South Alton, primarily due to the $11.1 Million estimated cost. 
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Since the publication of the 2012 Airport Relocation Study, the MOK have permitted operations to continue 

at Waterville Aerodrome, until such time as Michelin wishes to finalize the purchase of the aerodrome 

lands.  Michelin recently indicated that they intend to close the sale of the Waterville Aerodrome lands on 

March 31, 2016.  At the same time, the Department of National Defense (DND) has expressed interest in 

establishing recreational and commercial GA operations at CFB Greenwood, approximately 20 km to the 

west of the existing Waterville Aerodrome.  DND has indicated that there are surplus lands at the base, 

and there is adequate space available to support relocated GA operations from Waterville Aerodrome. 

As a result, the MOK, in association with the Freedom Aviation Society (FAS) has commissioned a 

Business Case and Governance Study to examine the feasibility of relocating GA activities from Waterville 

Aerodrome, to CFB Greenwood. The MOK has indicated that $1.8 Million may be available to support 

relocation of aviation operations from Waterville Aerodrome, provided a positive business case can be 

produced demonstrating that GA operations at CFB Greenwood can be financially feasible and there will 

be no financial burden to the MOK. 

1.3 Study Objectives 

The objectives of the Business Case and Governance Study were to: 

► Conduct stakeholder consultations with the MOK, airport users, DND, and GA businesses in Eastern 

Canada to quantify interest in developing GA facilities at CFB Greenwood; 

► Prepare forecasts and 10-year projections for GA activities, including capital costs, revenues, and 

expenses; 

► Identify infrastructure and operational requirements to support recreational and commercial GA 

operations at CFB Greenwood; 

► Prepare a Site Development Concept illustrating how commercial and recreational GA facilities can be 

established at the site, within a designated land parcel identified by DND; 

► Prepare Rough Order-of-Magnitude (ROM) cost estimates for development of GA facilities; 

► Demonstrate that GA operations at the site can be financially sustainable; 

► Identify the economic benefit to the region by establishing commercial and recreational GA activities at 

the site; 

► Conduct a review of existing governance policies in place for allowing civilian aviation operations at a 

designated military base; and 

► Recommend a suitable governance structure for an entity responsible for the operation of GA facilities, 

while meeting the requirements of DND and the MOK. 

The study objectives have been met through research, consultations and analyses as presented herein. 
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1.4 Waterville Aerodrome Profile  

Waterville Aerodrome is classified as a registered aerodrome by Transport Canada, and does not meet 

certified airport standards as stipulated in TP312 – Aerodrome Standards and Recommended Practices.  

The aerodrome serves the needs of a skydiving operation, 11 private hangars, two freelance Aircraft 

Maintenance Engineers (AMEs), and local and itinerant GA users.  Up until 2015, a flight also school 

operated at Waterville Aerodrome. 

Aerodrome facilities include Runway 09-27 with a length of 3,498’ (1,066 m) and width of 75’ (23 m), and a 

private taxiway providing access to private hangars, a small apron, and an air terminal facility.  100LL 

(Avgas), and Jet-A fuel sales are also provided at the aerodrome, in addition to tie-down, storage and 

minor aircraft maintenance services. 

Waterville Aerodrome is locally owned by the MOK, 

and is operated under contract with the Waterville 

Airport Cooperative Limited (WACL).  The MOK 

provides funding to WACL on a monthly basis, and 

WACL is responsible for the ongoing operation and 

maintenance of the aerodrome facilities, and reporting 

financial performance to the MOK. 

 

 

1.5 CFB Greenwood (CYZX) 

1.5.1 Profile 

CFB Greenwood is a designated military base, operated by DND.  The facility is home to Royal Canadian 

Air Force 14 Wing, and is situated in the heart of Nova Scotia’s Annapolis Valley.  CFB Greenwood is the 

largest military base in eastern Canada, and is home to three operational squadrons primarily operating 

CP-140 Aurora, CC-130 Hercules, and CH-149 Cormorant aircraft: 

1) 405 Long Range Patrol Squadron; 

2) 404 Long Range Patrol and Training Squadron; and 

3) 413 Transport And Rescue Squadron. 
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Due to the base’s strategic role supporting patrol, transport 

and rescue operations the airfield infrastructure is 

extensive. The primary airfield infrastructure includes two 

runways (08-26 and 12-31) each with a length of 8,000’ 

(2,438 m) and a width of 200’ (60 m).  The airfield includes 

taxiways connecting the runways to aprons and hangars.   

Flying operations are primarily conducted within the 

eastern quadrant of the airport. There are no facilities 

dedicated to General Aviation.   

Air Traffic Control (ATC) services are provided to all 

aircraft from a control tower located in the eastern core area of the site. Instrument Flight Procedures 

(IFPs) are provided at the base as per the list below: 

► Instrument Landing System (ILS) Runway 26; 

► RNAV approaches for Runways 08, 12, 26, 30; 

► Localizer Back-Course for Runway 08; 

► Non-Directional Beacon (NDB) approaches for Runways 08 and 26; 

► Precision Approach Radar (PAR) Procedures – All Runways; and 

► Three Standard Instrument Departures (SIDs). 

1.5.2 Land Availability 

Consultations with the Staff Officer to the Wing Commander indicate that a parcel of land in the southern 

quadrant of the base has been declared ‘surplus’ and is available for GA use and operations.  An area of 

approximately 1.1 Ha in size has been identified south of Taxiway ‘H’ and is illustrated below.  

The parcel of land lies between 

the Cadet Barracks, and Hangar 

2, used for commissary and 

uniform storage.  The proposed 

GA site is slightly smaller than 

illustrated due to a last minute 

DND requirement to continue 

operating the Cadet Canteen 

facility in the southern area of the 

development parcel.   

 

 
Proposed General Aviation Land Parcel CFB Greenwood 
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1.5.3 General Aviation Use 

DND has indicated that the surplus lands can be made available for development of recreational and 

commercial GA facilities in the short-term, provided a lease can be signed with a government entity.  DND 

procurement policies stipulate that if base lands are declared surplus, they can be leased to a government 

entity on a sole-source basis, or to a private entity through a Request for Proposal (RFP) process.  If a 

lease can be arranged with local government, DND indicated that the identified lands can be made 

available for GA development within 1-year of written agreement.  However, if a private enterprise were to 

express interest in developing and operating the lands, the RFP process could take several years. 

DND has indicated that they would prefer signing a lease agreement with the MOK, and the MOK can 

further sub-lease the development and operation of the lands to a third party operating entity.  This would 

allow for development and commissioning of GA facilities in the short term, and would support the 

relocation of aviation operations from Waterville Aerodrome, prior to Michelin purchasing the aerodrome 

lands.  In addition, DND has indicated that their preferred method of governance for the lands would be 

established so that DND officials have a single point of contact with the operating entity, minimizing their 

time for administering the lease of the lands. 

Consultations with DND indicate that they are willing to provide up to a 25-year lease for the identified 

lands, provided it is signed by the MOK.  A long lease term will allow investment by commercial and 

recreational GA operators as long-term financing can typically be secured to support development of 

hangars and other facilities.   

Civil aviation operations at a designated military facility are usually subject to operational restrictions.  

These restrictions protect the facility from unlawful harm or interference, and for national security reasons.  

DND is responsible for the safety and security of the base, and in order to mix civilian aircraft with military 

operations, the Department has indicated that operational restrictions will be required to support 

recreational and commercial GA activities at the base.  These restrictions will include Prior Permission 

Required (PPR) for civilian aircraft operating to and from the facility, and limiting aircraft and vehicle 

access to the secure portion of the airfield, via the use of DND-controlled access gates.  In addition, DND 

noted that skydiving operations would not be permitted at the base. 

Aside from the operational restrictions identified above, DND has indicated that the airfield facility will be 

available for commercial and recreational GA operations 24 hours per day, 7 days per week, and 365 days 

per year.  CFB Greenwood is designated as a CANPASS facility, allowing registered aircraft operators to 

enter Canada from the United States.  In addition DND has stated that that they will be responsible for all 

airfield maintenance activities outside the boundary of the leased lands, including snow clearing, grass 

cutting, pavement maintenance, airfield electrical systems maintenance, and other support services. 
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1.6 Stakeholder Consultations 

Initial discussions with the Freedom Aviation Society and the Department of National Defence identified 

stakeholders with interest in the development of commercial and recreational GA facilities at CFB 

Greenwood.  Stakeholder consultations included, but were not limited to tenants at the Waterville 

Aerodrome, current and previous operators at Waterville Aerodrome, elected and appointed officials of the 

Municipality of the County of Kings, the Department of National Defence, aviation industry associations, 

and commercial GA businesses in eastern Canada who may have an interest in establishing operations at 

CFB Greenwood. 

Stakeholders were contacted via questionnaire, through a stakeholder meeting with over 21 attendees 

held at the Waterville Fire Hall on July 27
th
, 2015, via direct discussions with FAS representatives, and 

through in-person meetings and telephone conversations.  A list of stakeholder groups contacted as part 

of the study is provided below: 

► Freedom Aviation Society 

► Department of National Defence 

► Municipality of the County of Kings (MOK) 

► Tenants of Waterville Aerodrome 

► Canadian Owners and Pilots Association 

► Chief Administrative Officer – MOK 

► Maritime Air Charter 

► Air Cadets 

► Rouleau Aviation 

► Easson’s Transport 

► Debert Flight Centre 

► Atlantic Flight Centre 

 

A total of 7 written responses were received directly from recreational and commercial GA stakeholders, 

and an additional 18 users expressed interest in establishing operations at CFB Greenwood through direct 

discussions with the project team, and members of FAS. 

Stakeholder responses varied; however, the majority were in support of establishing recreational and 

commercial GA activities at CFB Greenwood, provided operational costs will be similar to recent costs at 

Waterville Aerodrome.  In addition, GA operators also stated that they would like to see as few operational 

restrictions as possible at CFB Greenwood in terms of PPR and hours of operation for example. 

In terms of facility requirements and expectations for local operators, stakeholders identified the following 

requirements for immediate-term GA aircraft facilities at CFB Greenwood: 

► Heated Hangar Storage (Single Engine Aircraft) – 6 aircraft; 

► Heated Hangar Storage (Twin Engine Aircraft) – 1 aircraft;  

► Unheated Hangar Storage - 3 aircraft; and 

► Aircraft Tie-Downs – 5 aircraft.  
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The review and consultation process identified a number of important governance issues: 

► While DND will lease the land for a civilian GA operation the Department does not want to have a 

formal role in the governance structure. 

► DND would like to have a single point of contact with the operator of the civilian GA facility.  They wish 

to deal with one individual for all matters (airport safety, day-to-day issues, operations, security, etc.). 

► DND would strongly prefer to lease the land for the facility to another level of government.  This will 

make leasing, government approvals, and real property requirements much simpler. Alternately, 

pursuit of a private sector leasing initiative will entail a long difficult process with no assurance of 

success. 

► The MOK is prepared to consider leasing the land from DND, if a positive business case is provided 

and there are no financial liabilities for MOK. 
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2.0 ACTIVITY FORECASTS 

The Business Case and Governance Study considers requirements and development needs within a 10-

year planning horizon. Activity forecasts have been developed to a 10-year planning horizon to determine 

potential recreational and commercial GA activity at CFB Greenwood. 

2.1 Historical Activity 

As of the summer of 2015, there was no recorded GA traffic at CFB Greenwood.  In order to determine 

appropriate forecasts for GA activity at the site, historical aircraft movement records were reviewed for 

Waterville Aerodrome for the past 5 years, and assumptions were made for growth of GA traffic. 

Data provided by WACL from September 1, 2014, to August 31, 2015 indicates a total of 2,590 aircraft 

movements during this period as per the split provided below. 

► Flight School – 284 

► Skydiving – 569 

► Other General Aviation – 1737 

Consultations with WACL indicate that the flying school is no longer operating at Waterville Aerodrome, 

and the skydiving organization will not be relocating to CFB Greenwood. 

Additional data was provided by WACL for movements between January 1, and September 1, 2015, 

indicating percentage splits for different GA traffic segments: 

► Resident Aircraft (Local) – 71% 

► N.S. Registered Aircraft (Itinerant) – 20% 

► Canada Registered Aircraft (Itinerant) – 7% 

► U.S.A. Registered Aircraft (Itinerant) – 1% 

► Business GA – 1% 

2.2 GA Opportunities 

Based on research, analysis, stakeholder consultations and a market scan, the following GA opportunities 

have been identified as having a potential for establishment at CFB Greenwood, within the 10-year 

forecast period: 

► Air Charter Operation 

► Flight School (including aircraft rentals) 

► Freelance AME Services 

► Local Recreational GA Operators 

► Air Cadets 
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2.3 Assumptions 

In order to prepare 10-year activity forecasts for recreational and commercial GA operations at CFB 

Greenwood, the project team examined historical aircraft movement records for Waterville Aerodrome, 

conducted research on industry trends and opportunities, and consulted with industry stakeholders.  This 

research and analysis allowed the project team to identify assumptions for development of activity 

forecasts within the 10-year period.  These assumptions are listed below: 

► Current traffic utilizing Waterville Aerodrome will be relocated to CFB Greenwood, excluding current 

flying school and skydiving operations. 

► Recreational GA traffic from Waterville Aerodrome will be split into segments (Local GA, Itinerant GA) 

as per percentage splits provided by WACL for January to September, 2015.  A growth rate of 1.5% 

per annum has been assumed for recreational GA traffic, throughout the 10-year forecast period ; 

► Based on the results of stakeholder consultations, an air charter organization will begin operations with 

one (1) twin-engine aircraft (BE20) in Year 1, assuming 2 movements per day and growing at a rate of 

3.0% per annum; and 

► A flying school will commence operations at the beginning of Year 2, based on 50% of the 2014 

recorded flying school movements recorded at Waterville.  In Year 3, it is expected that the flying 

school will return to previous business levels, reflecting 100% of the flight school movements recorded 

at Waterville, and growing at 1.5% per annum beyond Year 2. 

Stakeholder consultations indicated a potential desire for the Air Cadets to relocate their operations from 

Debert, N.S. to CFB Greenwood after a GA presence is established at the base.  Consultations with the 

Air Cadet’s Regional Commander indicated interest in relocating to CFB Greenwood; however, it was 

noted that there is currently a national review being undertaken to examine future Cadet training and 

facility requirements.  Based on this response, the Air Cadets could not provide an estimate as to the 

number of aircraft that may be based at CFB Greenwood throughout the forecast period and therefore 

aircraft movements and associated revenues related to Cadet operations have not been included within 

this study. 
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2.4 Activity Forecasts 

Based on the assumptions identified previously, and a review of historical percentage splits in different GA 

traffic segments at Waterville Aerodrome, the project team has prepared a 10-year activity forecast for 

recreational and commercial GA traffic expected at CFB Greenwood.  The forecast results are provided in 

Table 2.1.  

Table 2.1 – GA Aircraft Movement Forecast – CFB Greenwood 

 Year 

1 2 3 4 5 6 7 8 9 10 

Local GA 1,233 1,252 1,271 1,290 1,309 1,329 1,349 1,369 1,389 1,410 

Itinerant GA 504 511 519 527 535 543 551 559 567 576 

Air Charter 730 752 774 798 822 846 872 898 925 952 

Flying School 0 1,699 3,397 3,448 3,500 3,552 3,605 3,660 3,714 3,770 

Total Movements 2,467 4,213 5,961 6,062 6,165 6,270 6,376 6,485 6,596 6,709 

When comparing the aircraft movement forecast presented in Table 2.1 to current activity levels at the 

Waterville Aerodrome, it can be seen that initial Year 1 movements forecast at CFB Greenwood are 

slightly higher than 2014/2015 movements at Waterville, with skydiving removed.  This slight increase is 

primarily due to the startup of an air charter operation. 
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3.0 INFRASTRUCTURE AND OPERATIONAL REQUIREMENTS 

3.1 Infrastructure Requirements 

To support recreational and commercial GA operations at CFB Greenwood, several infrastructure 

improvements will be required.  The project team has identified a recommended minimum level of 

infrastructure that will be required at CFB Greenwood.  The infrastructure requirements described herein 

are presented within a proposed Site Concept, as shown in Figure 3.1. 

3.1.1 Hangar Facilities 

Hangar facilities are essential for establishing a base for commercial and recreational GA activities.  In 

order to support the anticipated demand described within the activity forecasts, heated and non-heated 

hangar space will be required at CFB Greenwood. 

Heated Hangar Facility 

A hangar of approximately 8,000 square feet is considered in the Business Plan to accommodate 7 small, 

single engine aircraft (C172 or similar), and one twin engine aircraft to support the anticipated air charter 

service (Beech King Air 200 or similar).   

In order to minimize capital start-up costs, a sprung-type structure has been assumed including one triple 

panel rolling door, and one man door, and 8 inches of R-25 fibreglass insulation.  Additional expansion 

area has been illustrated adjacent to the heated hangar facility for future FBO and shop facilities, if 

required.  If it is decided that a metal-frame hangar structure is preferred, additional funding will be 

required during start-up. 

A support facility located adjacent to the heated aircraft hangar has also been assumed.  The facility 

should also provide space for flight planning, a small waiting lounge, washrooms, and a meeting area.  It is 

anticipated that this facility would be occupied by the operating entity, or a flight school, likely to begin 

operations in Year 2 as per the activity forecasts. 

Non-Heated Hangar Facility 

Stakeholder consultations have indicated a desire to access low cost, non-heated hangar facilities at CFB 

Greenwood.  A total of 5 non-heated hangar positions are considered in the Business Plan for 

development along the east side of the proposed development area, as shown in Figure 3.1.  These non-

heated hangars have been planned to accommodate 1 small single engine aircraft each with direct access 

to the future apron and taxilane.  The 5 non-heated hangars shown within the Site Concept are wood 

frame structures with corrugated steel sliding doors to meet the short term demands of aircraft owners and 

operators.  If additional unheated hangar space is required, additional hangar developments could occur to 

the west, perpendicular to Taxiway ‘H’.  However, additional land area would be required beyond the 

current site footprint identified by DND.   
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3.1.2 Access and Egress 

The GA area will be separated from the airfield operational area of CFB Greenwood by a security fence 

with controlled gate access.  A second fence will surround the airside portion of the GA area through which 

access will be controlled by FAS.  

Consultations with DND indicate that access control measures must be in place for the GA development 

area to prevent unauthorized airside access.  DND has indicated that aircraft access will be controlled via 

the use of a fence, and airside gates that are remotely controlled by the 24-hour Air Traffic Control (ATC) 

tower.  Aircraft operators requiring access to the airfield will contact ATC upon departure or upon arrival, 

and ATC will open the airfield gate to provide access. 

The location of the airside access control fence is constrained by the obstacle limitation surfaces 

associated with Runway 12-30.  Assuming a 3.7 m (12’) fence height (3 m plus 0.7 m barbed wire 

strands), the fence must be positioned no closer than 25.6 m from the edge of the Code 4 – Precision 

runway strip associated with Runway 12-30 in order to not penetrate the transitional obstacle limitation 

surface. 

Due to the limited amount of apron space provided between the airside fence and proposed GA facilities, 

and the requirement to provide unimpeded aircraft access and egress to airside and the GA facilities, it is 

recommended that two sliding gates be provided to facilitate access to the airfield as shown in Figure 3.1.   

The Business Plan assumes each airfield gate will support a Code A taxilane as per Transport Canada’s 

Aerodrome Standards and Recommended Practices (TP312), and not be less than 24 m (80’) in width.  

Consultations with gate manufacturers indicate that sliding gates can be provided; however, each section 

of gate cannot exceed 12 m (40’) in width and should be limited to a height of 2.4 m (8’) (1.8 m chain link 

with 0.6 m barbed wire strands) in order to respect weight limitations for the opening and closing 

mechanisms of the gate.   

An FAS-controlled vehicle access gate is assumed located east of the proposed support facility to provide 

apron access to aircraft operators, fuel delivery providers, airport maintenance, and other authorized 

vehicles.   

It is assumed that DND will relocate the existing fences on the east and south side of the GA development 

area, and the new operating entity will be responsible for the installation of airside fencing, as shown in 

blue in Figure 3.1.  
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3.1.3 Aircraft Manoeuvring 

In order to provide aircraft access to the hangar facilities and parking areas shown in Figure 3.1, adequate 

clearances and manoeuvring space should be provided between apron taxilane centrelines, and other 

structures such as buildings, vehicles, or other aircraft.  The Business Case assumes that Code A taxi 

lanes (24 m clearance between centreline and other objects) will be provided within the GA development 

area.  The Site Concept presented in Figure 3.1 includes one taxilane extending from Gate 1 to the south 

in order to access the cold storage hangars and apron tie-downs, and an additional taxilane starting at 

Gate 2, extending to the south, and then turning to the east to connect to the Gate 1 taxilane. 

3.1.4 Aircraft Parking 

Designated areas for aircraft parking are essential for safe and efficient aircraft operations.  Several areas 

have been designated for aircraft parking within the CFB Greenwood GA development site and are 

illustrated in Figure 3.1.   

It is assumed that all locally based aircraft will park within one of the heated or non-heated hangar 

facilities, or at one of the designated pavement or grass tie-down areas identified in the Site Concept.  A 

total of 4 grass tie-downs are assumed in the north east area of the development parcel, two tie-downs 

positioned on the refurbished apron on the southern portion of the site, and 3 additional tie-downs to 

support aircraft stands on the eastern side of the main apron.  These tie downs have been conceptually 

illustrated to accommodate small single engine aircraft (C172 or similar). 

Additional aircraft stands have been provided on the refurbished apron to the north of the new proposed 

heated hangar facility.  A total of 3 aircraft stands to support small single engine aircraft have been 

designated on the west side of the refurbished main apron, and two additional stands supporting a mix of 

single engine and twin engine aircraft have been designated across from the large heated hangar.  It is 

anticipated that itinerant aircraft operators will be the primary users of these aircraft stands, with 

occasional use by the air charter operation, and a flight school. 

3.1.5 Vehicle Parking 

Vehicle parking areas will be required to support local and itinerant aircraft operators, as well as staff 

employed or volunteering for the operating entity, aircraft maintenance and air charter staff, and other 

visitors to the site.  Two designated vehicle parking areas have been recommended for development, both 

adjacent to the large heated hangar and the adjacent support facilities.  A total of 20 vehicle parking 

spaces have been illustrated within the Site Concept.  If additional parking space is required, discussions 

will be required with DND to expand the lease area as currently shown. 
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3.1.6 Utilities and Services 

Utility and service connections will be required to support some of the recommended facilities shown 

within the Site Concept (Figure 3.1). The new heated aircraft hangar and support facility will require the 

following utility and service connections: 

► Potable Water; 

► Sanitary Sewer; and 

► Electricity. 

A review of the water, sewer, and electrical services within and surrounding the proposed development 

area indicates that these services can be readily provided to the new heated aircraft hangar and adjacent 

facilities, without the requirement to bring these services from a distant off-site location. 

The Business Case assumes that current storm water management systems (surface/subsurface) will 

continue to serve the site as previously installed by DND.  

It is assumed that electrical services will be required for the cold storage hangars (which will have the 

capability to be heated in the future), conceptually shown within the Site Concept to the west of the 

refurbished apron facilities, and east of Hangar 2.  Electrical service connections will also be required to 

provide illumination to apron and vehicle parking areas.  It is assumed that overhead lighting will be 

provided for apron areas and vehicle parking areas via attachments to the new heated aircraft hangar, the 

cold storage hangars, and support facility.  A standalone light fixture will be required adjacent to the 

aircraft tie down area at the south-end of the development area. 

3.2 Operational Requirements 

Several operational requirements need to be considered in order to adequately support commercial and 

recreational GA operations at CFB Greenwood.  Operational requirements include, but are not limited to 

aircraft maintenance, customs, security clearances, fuel, and site availability. 

3.2.1 Aircraft Maintenance 

Consultations with users of Waterville Aerodrome indicate a desire to continue to have aircraft 

maintenance services available locally, without the requirement of having to travel to another airport.  It is 

assumed that a freelance Aircraft Maintenance Engineer (AME) will provide part-time aircraft maintenance 

services to local and itinerant aircraft operators, from within the hangars leased by the aircraft owners, or 

from within the heated hangar facility.  With the introduction of a flight school, additional aircraft 

maintenance capacity may be required, and it is contemplated that this service will be provided from the 

heated hangar facility shown within the Site Concept. 
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3.2.2 Airport Security 

Civilian aircraft operations at DND airport facilities require special security measures to protect national 

security, and to reduce the risk of unlawful interference with military operations and facilities.  Currently, 

DND requires 24-hour Prior Permission Required (PPR) for civilian aircraft arriving at CYZX.  This type of 

restriction is not in place at the current Waterville Aerodrome. 

Stakeholder consultations indicate that PPR requirements need to be modified in order to support 

continuous commercial and recreational GA operations at CFB Greenwood.  Discussions with DND 

indicate a desire to reduce the 24-hour PPR requirement to a shorter timeframe such as 1-hour, or 

possibly 30 minutes.  Although removing the PPR requirement altogether would provide the best flexibility 

for commercial and recreational GA operations, DND has indicated that PPR will be a requirement, but the 

actual notification and approval timeframe has yet to be determined.   

DND has also indicated that the use of security clearances for local commercial and recreational GA 

aircraft operators may also be required at CFB Greenwood.  The proposed process would involve pilots 

entering a pre-screening program with DND, where criminal background checks are conducted and pilots 

are pre-approved to operate at CYZX, without obtaining PPR.   

To date, DND has not provided exact details of the PPR and security clearance processes, and it is 

recommended that these processes and procedures be clearly defined and agreed before a lease is 

signed between the MOK and DND. 

3.2.3 Airport Availability 

In order to support economically viable commercial and recreational GA operations, the number of airport 

availability restrictions needs to be minimized as best as possible.  Discussions with DND indicate that 

access to airside facilities at CYZX will be provided to commercial and recreational GA operators 24 hours 

per day, 7 days per week (excluding any unforeseen closures due to national security, acts of war, etc.).  It 

was noted by DND that CFB Greenwood has never been closed for operational reasons, even during the 

events of September 11, 2001. 

Airport availability in terms of weather, and Visual Flight Rules (VFR) and Instrument Flight Rules (IFR) will 

be very high, due to number of Instrument Flight Procedures (IFPs) provided for the runways at CYZX, 

and their high level of sophistication (e.g. Instrument Landing System, Precision Approach Radar). 

3.2.4 Aircraft Fuel 

Aviation fuel services will be required to support local and itinerant aircraft operators at CFB Greenwood.  

Stakeholder consultations indicated a desire to provide 100LL-type fuel (AVGAS) on a 24-hour basis.  In 

order to support this requirement, the Business Case assumes that a 60,000L fuel tank will be installed, 

with self-serve (card lock) capabilities.   
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A proposed site for the aviation fuel tank and dispensers has been illustrated within the Site Concept.  The 

proposed location of the fuel tank and dispensers is adjacent to the main apron, and is within line-of-sight 

distance to the support facilities adjacent to the heated aircraft hangar. 

Some stakeholders indicated that Jet-A type fuel may be required at the site to support larger aircraft, such 

as the King Air 200 and other turboprop and turbofan aircraft types.  In order to minimize the startup 

capital costs for development of recreational and commercial GA facilities, only 100LL-type fuel is 

considered in the Business Case; however, Jet-A-type fuel can be provided to aircraft operators by DND 

upon request, via the use of a mobile fuel tanker (bowser). 

3.2.5 Customs 

Various stakeholders indicated that customs availability should be provided to support itinerant aircraft 

operators, and local operators wishing to conduct transborder flights to the United States.  CFB 

Greenwood is currently designated as a CANPASS facility, meaning that registered aircraft operators and 

passengers can utilize CFB Greenwood as a port of entry.  Aircraft operators and passengers not 

registered with CANPASS will not be permitted to utilize CFB Greenwood as a port of entry in to Canada, 

and will be required to clear customs at an airport that provides in-person inspection and clearance 

services.  

Consultations with DND and a review of current aeronautical publications indicates that the Canada 

Border Services Agency (CBSA) has designated CFB Greenwood as an Aerodrome of Entry/Military 

(AOE/Military) for military aircraft; however, there is no desire to designate CFB Greenwood as an AOE for 

civilian aircraft operations. 

3.3 Overall Suitability 

Although the site provided by DND presents some operational challenges in terms of the limited size, land 

availability, expansion capability, and aircraft maneuverability, the Business Case demonstrates that the 

site is suitable to support recreational and commercial GA activities for the 10-year forecast period and 

beyond.  

The provision of airfield maintenance, ATC services, and a variety of Instrument Flight Procedures (IFPs) 

by DND will provide an exceptionally high level of service to both recreational and commercial GA 

operators operating at CFB Greenwood, at a fraction of the cost that would be incurred at a traditional 

civilian airport in Canada. 
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4.0 DEVELOPMENT PLAN 

4.1 Airside Infrastructure 

The Site Concept presented in Figure 3.1 illustrates airside infrastructure to support commercial and 

recreational GA operations.  Provided below is a summary of the airside infrastructure elements that form 

the Site Concept and are included in the cost estimates provided within the Business Case: 

► 3,564 m
2
 of refurbished apron to the north of the new heated aircraft hangar to provide aircraft 

access to the site, aircraft stands, heated and unheated aircraft hangars, fuel facilities, and tie-downs; 

► 2,437 m
2
 of refurbished apron, vehicle parking areas, and access roads to the south and east of 

the new heated aircraft hangar to support aircraft tie-downs, access to cold storage aircraft hangars; 

vehicle parking and apron access for authorized vehicles; 

► 664 m
2
 of new asphalt apron adjacent to the new heated hangar, and the cold storage hangars; 

► 187 m of chain link fencing to provide a barrier between the GA aprons and the DND airfield, 

extending 3 m in height, plus 0.6 m for barbed wire strands; 

► Two (2) remote-controlled sliding aircraft gates supporting Code A taxi lanes providing 

access/egress to/from the GA facilities to the DND airfield. Consultations with the manufacturer 

suggest that a 1.8 m chain link gate can be provided, with 0.6 m barbed wire strands.  The height of 

these gates is limited due to the long span required to support the Code A taxilane; 

► One (1) heated aircraft hangar with approximately 743 m
2
 (8,000 sq.’) of space to support an air 

charter operation, freelance AME activities, and single engine and twin engine aircraft storage; 

► Five (5) unheated aircraft hangar positions with a total area of 780 m
2
 (8,400 sq.’), with the capability 

of being heated in the future; 

► A  facility to support administration for the operating entity, washrooms, flight planning and pilot lounge 

with a total area of 78 m2 (840 sq.’); 

► 9 aircraft tie-downs for single engine aircraft (4 grass, and 5 paved); and 

► One (1) 100LL (AVGAS) fuel tank with a capacity of 60,000L, plus a self-serve card lock system. 
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4.2 Groundside Infrastructure 

Below is a summary of the groundside infrastructure elements that are included in the Business Case to 

support development of a commercial and recreational GA base at CFB Greenwood: 

► One (1) manual vehicle access gate supporting the access road to the east of the proposed support 

facility; 

► Eight (8) overhead flood light installations to provide apron and vehicle parking area illumination; 

► Potable water and sanitary sewer connections from nearby utility services to the support facility; 

► Electricity connections to the new heated aircraft hangar and adjacent support facility, cold storage 

hangars, the 100LL (AVGAS) fuel dispensers, and the sliding aircraft gates; and 

► Telephone and internet services provided to the support facility. 
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5.0 BUSINESS CASE 

The assumptions used in the Business Case and the associated revenue and expense projections are 

described below, and are listed in Table 5.1.  Inflation has been assumed at 1.5% throughout the financial 

forecast, unless noted otherwise. 

5.1 Revenue Assumptions 

A 10 year Revenue Forecast is presented in Table 5.1 and is based on the following assumptions: 

► Aircraft landing fees for local operators have been established at $40 per month, and $15 per landing 

for itinerant operators, up to a maximum $40 per month.  It is assumed that 15 local GA operators will 

be based at CFB Greenwood in Year 1, growing at the rate of inflation throughout the forecast period.  

Landing fees have been marked-up from the anticipated charges from DND in order to contribute to 

profits for the operating entity; 

► Itinerant aircraft landing fees are based on approximately 20% of half of the movement volumes, and 

are charged a rate of $15 per landing; 

► Local aircraft tie-down fees have been set at $50 per month, assuming 5 tie-downs in Year 1, 7 in 

Year 2, and 9 throughout the remainder of the forecast period; 

► Itinerant aircraft tie-down fees have been estimated at $10 per day, with 3 itinerant aircraft tie-downs 

per month, and an average stay of 3 days; 

► Fuel revenues assume 60 L of fuel per 4 aircraft movements, and $0.12 per litre markup above cost; 

► Heated aircraft storage rates are estimated at $250 per month and assume 7 aircraft will rent space 

within the hangar throughout the forecast period; 

► A hangar lease of $1,000 per month has been estimated for an air charter operator who is expected to 

lease space within the heated aircraft hangar; 

► Non-heated hangar lease revenues have been established at a rate of $150 per month, assuming 3 

aircraft in Year 1, and 5 aircraft in Year 2 and throughout the forecast period; and 

► MOK will receive $1,800,000 from the sale of Waterville Aerodrome lands to be used for GA 

development and operations at CFB Greenwood;  

► MOK will provide annual funding to cover DND land lease costs in an amount of $16,389 for 20 years; 

► The present value of the MOK  20 year funding stream is $214,455 assuming a 5% discount rate; 

► The capital funds available from MOK for development of the GA facility will therefore be $1,585,545;  

► Current MOK funding support for Waterville Airport in an amount of $50,000 per year will cease. 
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5.2 Expense Projections 

Capital and operating cost expense assumptions are provided below and considered in Table 5.1. 

5.2.1 Capital Start-up Expenses 

Capital start-up expenses required to support GA facility development at CFB Greenwood have been 

estimated based on the Site Concept presented in Figure 3.1 and include the following: 

► Airfield fencing required to segregate GA operations from the DND airfield is based on approximately 

187 m of 3 m fencing, plus 0.6 m of barbed wire strands, based on a unit cost of $110/m; 

► Airfield access gates to support aircraft access and egress are estimated to cost $95,000 each, and 

include remote operational capability from the ATC tower and foundation installation; 

► One groundside vehicle access gate with 1.8 m gate height is assumed plus 0.6 m of barbed wire 

strands.  A cost of $340 per m has been assumed; 

► An allowance for airfield signage has been included at $2,500 to provide no trespassing signs, and 

other signage supporting GA businesses; 

► One Sprung-type heated hangar is assumed including one Triple Panel Rolling door and one 

personnel door. Hangar includes 8” (R-25) insulation. 

► One wood-framed support facility capable of supporting flight planning, reception, flying club events, 

etc. 

► A total of five (5) cold storage hangars have been provided assuming a wood frame structure, 

electrical connections, and sliding corrugated metal doors at an estimated cost of $34,000 per aircraft 

bay.  It is assumed that when these hangars require heat, electric heating will be provided; 

► Five (5) paved aircraft tie-downs, and four (4) grass tie-downs have been assumed, with estimated 

unit costs of $450 and $225 respectively; 

► A small tractor with a snow plow and blower attachment has been included to support snow clearing 

and aircraft towing, at an estimated cost of $25,000; 

► A 60,000 L fuel tank and cardlock dispensing system is included at an estimated cost of $98,000, 

including installation; 

► Overhead lighting installations include a mix of standalone floodlighting poles, and building-mounted 

fixtures, for a total of 8 installations.   

► Aircraft pre-heating will be supported via electrical receptacles connected to the floodlighting system to 

support the tie-downs to the south of the heated hangar, and the aircraft stands to the north of the cold 

storage hangar; 

► Pavement rehabilitations include milling 40 mm of asphalt followed by placing 40 mm of HMAC 

pavement. 

► Water and sewer connection unit costs based on recent experience in eastern Canada; 
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The Business Case assumes that site decontamination will not be required.  If it is discovered that soil 

remediation or other environmental cleanup activities need to occur, it is assumed that DND will be 

responsible for these activities. 

5.2.2 Operating Expenses 

The following assumptions have been made in determining operating expenses for GA facilities at CFB 

Greenwood: 

► Payroll (salaries, wages, et al) has been estimated based on a $2,000 per month operating 

honorarium for the operating entity.  This honorarium will be provided to the operating entity to support 

salaries related to administration and operational support, including snow clearing within the GA 

development area; 

► Landing fee expenses for local operators have been assumed at $30 per month and will be paid to 

DND based on 15 local GA operators in Year 1, growing at the rate of inflation throughout the forecast 

period; 

► Itinerant aircraft landing fee expenses are based on approximately 20% of half of the movement 

volumes, and are paid to DND at a rate of $12 per landing; 

► Utility costs are presented as an allowance of $500 per month for the heated hangar and support 

facility;  

► Office costs are estimated at $300 per month and include office supplies and other miscellaneous 

support items; 

► Insurance costs for the heated and unheated hangars and the support facility are estimated at $1,500 

per month.  Insurance costs for aircraft will be paid directly by the local aircraft owners; 

► General facility maintenance for the hangar facilities and support facility is estimated at $250 per 

month throughout the forecast period; 

► Pavement maintenance is estimated at $5,000 per year and includes crack sealing, beginning in Year 

3 and throughout the 10-year forecast period; 

► Fencing maintenance and repairs have been estimated at $500 per year; 

► Snow removal costs are estimated at $500 per month for a 4-month winter period.  These costs are for 

fuel and snow removal equipment maintenance.  It is assumed that salaries of the operating entity 

staff will cover the labour costs of snow removal, or through the use of volunteers; 

► Land lease payments to DND are estimated at $1.507 per square metre as indicated by DND, and 

throughout the entire forecast period.  It is assumed that property tax payments will not be required. 

5.3 Revenue and Expense Projections 

The 10-Year Annual Revenue and Expense Projections are presented in Table 5.1 on the following pages. 

  



1 2 3 4 5 6 7 8 9 10

Movement Forecast 2,467 4,213 5,961 6,062 6,165 6,270 6,376 6,485 6,596 6,709

Gross Income Quantity Rate

Landing Fees Local Operators (per month) 15 $40 $7,200 $7,308 $7,418 $7,529 $7,642 $7,756 $7,873 $7,991 $8,111 $8,232

Itinerant Operators (per landing) varies $15 $3,775 $6,543 $9,396 $9,699 $10,011 $10,334 $10,668 $11,012 $11,368 $11,736

Local Aircraft Tie-Down Fees (per month) varies $50 $3,000 $4,263 $5,563 $5,647 $5,731 $5,817 $5,905 $5,993 $6,083 $6,174

Itinerant Aircraft Tie-Down Fees (per month) 9 $10 $3,240 $3,289 $3,338 $3,388 $3,439 $3,490 $3,543 $3,596 $3,650 $3,705

Fuel Revenues Fuel Margins (per year) flow / L $0.12 $4,441 $7,698 $11,054 $11,410 $11,778 $12,158 $12,550 $12,956 $13,374 $13,807

Lease Revenues Heated Aircraft Storage (per month) 7 $250 $21,000 $21,315 $21,635 $21,959 $22,289 $22,623 $22,962 $23,307 $23,656 $24,011

Air Charter Hangar Lease (per month) 1 $1,000 $12,000 $12,180 $12,363 $12,548 $12,736 $12,927 $13,121 $13,318 $13,518 $13,721

Non Heated Hangars (per month) varies $150 $5,400 $9,135 $9,272 $9,411 $9,552 $9,696 $9,841 $9,989 $10,138 $10,291
Outside Funding From MOK (per year) $16,389 $1,585,545 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389

Total Gross Income $1,645,600 $88,120 $96,427 $97,980 $99,567 $101,191 $102,851 $104,550 $106,288 $108,066

Operating Expenses

Payroll - Salaries, Wages et al Inflation + 1% 2.5% $24,000 $24,600 $25,215 $25,845 $26,492 $27,154 $27,833 $28,528 $29,242 $29,973

Local Operator Landing Fees 15 $30 $5,400 $5,481 $5,563 $5,647 $5,731 $5,817 $5,905 $5,993 $6,083 $6,174

Itinerant Operator Landing Fees varies $12 $3,020 $5,235 $7,517 $7,759 $8,009 $8,267 $8,534 $8,810 $9,095 $9,389

Utilities Inflation 1.5% $6,000 $6,090 $6,181 $6,274 $6,368 $6,464 $6,561 $6,659 $6,759 $6,860

Office Costs Inflation 1.5% $3,600 $3,654 $3,709 $3,764 $3,821 $3,878 $3,936 $3,995 $4,055 $4,116

Insurance Inflation 1.5% $12,000 $12,180 $12,363 $12,548 $12,736 $12,927 $13,121 $13,318 $13,518 $13,721

Facility Maintenance Inflation 1.5% $3,000 $3,045 $3,091 $3,137 $3,184 $3,232 $3,280 $3,330 $3,379 $3,430

Pavement Maintenance Inflation 1.5% $0 $0 $5,000 $5,228 $5,307 $5,386 $5,467 $5,549 $5,632 $5,717

Fence Maintenance Inflation 1.5% $500 $508 $515 $523 $531 $539 $547 $555 $563 $572

Snow Removal Inflation 1.5% $2,000 $2,030 $2,060 $2,091 $2,123 $2,155 $2,187 $2,220 $2,253 $2,287

Land Lease m2 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389 $16,389

Total Operating Expenses $75,908 $79,211 $87,603 $89,206 $90,690 $92,208 $93,759 $95,346 $96,968 $98,627

Capital Startup Expenses $1,548,800 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Expenses $1,624,708 $79,211 $87,603 $89,206 $90,690 $92,208 $93,759 $95,346 $96,968 $98,627

Income - Expenses $20,892 $8,909 $8,824 $8,774 $8,877 $8,983 $9,092 $9,204 $9,320 $9,439

Profit / Loss Profit Profit Profit Profit Profit Profit Profit Profit Profit Profit

Year

CFB Greenwood General Aviation Business Case and Governance Study

Table 5.1 - Annual Revenue and Expense Projection



CFB Greenwood General Aviation Business Case and Governance Study
Annual Revenue and Expense Projection

Capital Startup Expenses Unit Quantity Unit Cost Cost

Airfield Fencing Lm 187 110.00$       21,000.00$    

Airfield Access Gates Ea 2 95,000.00$  190,000.00$  

Vehicle Airside Access Gate Lm 6 338.00$       2,000.00$      

Airfield Signage LS 1 2,500.00$    3,000.00$      

Heated Hangar Facility m2 743 775.00$       576,000.00$  

Heated Hangar Foundation LS 1 99,700.00$  100,000.00$  

Support Facility LS 1 15,000.00$  15,000.00$    

Non-Heated Hangars Ea 5 34,000.00$  170,000.00$  

Aircraft Tie-Downs (Paved) Ea 5 450.00$       2,000.00$      

Aircraft Tie-Downs (Grass) Ea 4 225.00$       1,000.00$      

Tractor With Plow and Blower Ea 1 25,000.00$  25,000.00$    

100LL Cardlock Fuel System LS 1 98,084.00$  98,000.00$    

Overhead Lighting Ea 4 8,000.00$    32,000.00$    

Pavement Rehabilitations t 600 110.00$       66,000.00$    

New Asphalt Pavements t 149 110.00$       16,000.00$    

New Granular Base t 797 85.00$         68,000.00$    

Water Connections Lm 10 240.00$       2,000.00$      

Sewer Connections Lm 15 300.00$       5,000.00$      

Electricity and Communications Lm 65 85.00$         6,000.00$      

Environmental and Legal Allownace LS 1 10,000.00$  10,000.00$    

Subtotal $1,408,000

Engineering Design and Contract Administration (5%) $70,400

Contingency (5%) $70,400

Total Estimated Capital Cost $1,548,800
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6.0 ECONOMIC IMPACT 

6.1 Introduction 

Economic impact has many dimensions, depending on the project.  The contribution of the project can be 

expressed in terms of employment, expenditures, income or tax revenues.  Each measure in turn can 

affect the economy differently, and follow many pathways.   

Economic impact studies purport to measure the incremental impact of a business or facility.  They 

examine total economic activity associated with the facility against a hypothetical condition in which it does 

not exist.  The economic impact is calculated as the difference between the two cases. 

6.2 Analysis 

The new GA businesses at CFB Greenwood will have a small but tangible impact on the economy of the 

Annapolis Valley.  While many variables can measure the impact of a project, four metrics have proven the 

most insightful: 

Output – The total revenues generated by the project.  It includes double-counting.  For example, the 

future air charter operator may purchase services from the freelance Aircraft Maintenance Engineer 

(AME).  The measured output will include the associated revenues of both organizations. 

Value Added or Gross Domestic Product – The degree to which the revenues of the project exceed its 

costs.  This term is an economy-wide counterpart to the profit of a business. 

Employment – The number of new jobs created.  A project will often create full-time, part-time or 

temporary jobs.  Most economic impact studies adjust the raw employment and express the results in 

person-year Full-Time Equivalents (FTE). 

Employment Earnings – The employment earnings consist of the wages, salaries, commissions, 

gratuities and benefits corresponding to the new employment. 

The employment earnings consist of the wages, salaries, commissions, gratuities and benefits 

corresponding to the new employment. 

The scope of the economic benefits is a common concern.  The scope is usually obtained through a 

questionnaire for all affected persons.  It is particularly difficult to delineate the benefits for a small project 

such as the development and operation of GA facilities at CFB Greenwood.  The distribution will depend 

on the places of residence of a very few yet unknown persons and their purchasing habits. 

Most economic impact studies classify the calculated benefits into three groups – Direct, Indirect, and 

Induced. 
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Direct 

The direct benefits occur on the geographical site of the project.  The direct activities are an integral part of 

the project and proceed immediately from the manner in which the project is defined. 

Indirect 

Indirect activities occur off of the site of the project.  The entities receiving indirect benefits are distinctly 

different (persons, organizations, divisions or departments) from the recipients of direct benefits.  They 

arise from the purchases of goods and services that are performed by the direct transactors. 

Induced 

The persons receiving direct and indirect benefits from the project will spend a portion of their increased 

incomes.  Other persons and companies, usually with no relationship to the project, will receive increased 

revenues.  A portion of these additional revenues will again be spent locally.  The size of each successive 

round of spending will decrease because a portion of each will go to entities outside of the region 

(“leakages”).  The cumulative impact of all of these secondary spending rounds will be a multiple of the 

original incomes. 

The direct effects are usually defined in the inherent definition of the project.  For example, this project 

uses estimates of the employment, wages and expenditures on goods and services for a freelance aircraft 

maintenance service, an air charter operation and a flight school. 

The indirect and induced effects use a series of econometric models maintained by Statistics Canada.  

These “input-output models” include extensive data on the economic relationships between industries.  For 

example, they include information on the construction industry, and its purchases of goods and services 

from households (as employment), the cement industry, lumber, pipe, glass and other producers.  For 

each of these suppliers, the models in turn have data on purchases of employment, aggregates, paper, 

truck transportation, gasoline, electricity, fish products, ferrous and non-ferrous metals and literally every 

other significant industry.  A series of mathematical transformations on this “input-output matrix” ultimately 

generates a series of equations giving, for each industry, the economy-wide (all industries) indirect and 

induced impacts.  Each entry states the indirect or induced impacts as a multiple of the initial direct impact; 

hence the term “multiplier.” 

The models operate in several levels of detail.  Each province and territory, and Canada as a whole, has 

its own data set.  This analysis uses the economic framework for Nova Scotia.  While the project may 

generate benefits in other provinces (or, from a Nova Scotia context, “leakages”), these spillovers are 

modest. 
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6.3 Assumptions 

The following assumptions have been used to project the economic impact of future GA activities at CFB 

Greenwood as contemplated in the Business Case and Governance Study: 

Year 1 

► 1 Freelance Aircraft Maintenance Engineer (AME) (part-time), with an annual salary of $30,000; 

► Operating Entity - 1 full time staff member and two part-time volunteers.  Staff will be paid a $24,000 

annual operating honorarium; and 

► Air Charter Operation - 1 part-time staff member with a salary of $20,000 per annum. 

Year 2 

► 1 Freelance AME (part-time), with an annual salary of $30,000; 

► Operating Entity - 1 full time staff member and two part-time volunteers.  Staff will be paid a $24,000 

annual operating honorarium; 

► Flying School – 2 full-time instructors with a salary of $40,000 per annum, per person; and 

► Air Charter Operation - 1 part-time staff member with a salary of $20,000 per annum. 

Year 3 

► 1 Freelance AME (full-time), with an annual salary of $60,000; 

► Operating Entity - 1 full time staff member and two part-time volunteers.  Staff will be paid a $24,000 

annual operating honorarium; 

► Flying School – 3 full-time instructors with a salary of $40,000 per annum, per person, and a part-time 

AME with an annual salary of $30,000; and 

► Air Charter Operation - 1 full-time staff member with a salary of $40,000 per annum. 

6.4 Economic Impact Projections 

Table 6.1 shows the direct, indirect, induced and total impacts of establishing General Aviation operations 

at CFB Greenwood for the first, second and subsequent years. The analysis assumes a fully mature 

operation in the third year, with no further changes until after the tenth year.  For simplicity, it depicts the 

freelance maintenance, flying school and charter services industry as one single business. 

The economic impact analysis shows that the General Aviation initiative at CFB Greenwood will create 3.0 

full-time person-years of employment in the first year, rising to 7.5 person-years in years 3-10.  The total 

employment, including indirect and induced effects, will be 3.9 person-years in the first year. The third year 

will see a total 9.7 person-years of employment from the direct, indirect and induced impacts.  The GDP 

(value added), labour income and output estimates are commensurate with the employment effects. 
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Table 6.1 – Economic Impact of GA Operations at CFB Greenwood 

 Year 1 Year 2 Years 3-10 

Direct    

Output $ 209,446 $ 336,993 $ 638,837 

GDP 94,446 181,993 267,837 

Labour Income 74,000 114,000 274,000 

Employment FTE 3.000 5.000 7.500 

Indirect    

Output $  82,572 $ 132,856 $ 251,854 

GDP 26,486 51,037 75,111 

Labour Income 18,940 29,179 70,131 

Employment FTE 0.487 0.812 1.218 

Induced    

Output $  31,750 $  51,085 $  96,842 

GDP 29,543 56,928 83,780 

Labour Income 13,313 20,509 49,293 

Employment FTE 0.388 0.647 0.970 

Total    

Output $323,768 $520,934 $987,533 

GDP 150,475 289,958 426,728 

Labour Income 106,253 163,688 393,424 

Employment FTE 3.875 6.459 9.688 

 

The new GA presence at CFB Greenwood will create a modest but positive impact on the Annapolis Valley 

and Nova Scotia.  The project could serve as the nucleus for further developments.  The ultimate benefits 

could be significantly larger than those described in this conservative project. 
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7.0 MANAGEMENT AND GOVERNANCE 

7.1 Policies Review 

A review was carried out to determine if there were any significant impediments to a civilian airport 

operating on a Canadian military base.  This was discussed with Staff Officer to the Wing Commander.  It 

was confirmed that existing DND policy would not be an impediment to creating a civilian GA operation at 

CFB Greenwood.  The base also confirmed that there are no existing unique CFB Greenwood base 

policies that would cause concerns. 

7.1.1 Baseline Comparisons 

There are a number of Canadian Forces Bases that share the airport with civilian operations.  Some 

examples are:  Comox, British Columbia; Bagotville, Quebec; and North Bay, Ontario.  In each of these 

cases commercial passenger operations share the airport facilities.  These operations have been in 

existence for many years and no significant problems have arisen. 

Comox, British Columbia 

Comox Airport (YQQ) is a federally incorporated, not-for-profit facility which was established by letters 

patent.  It operates with a land lease from DND.  DND maintains responsibility for the maintenance of the 

airfield and associated system.  Comox Airport has scheduled passenger services from 3 airlines and is 

the 2nd largest airport on Vancouver Island (320,000 passengers in 2014). 

The Airport is governed by the Comox Valley Airport Commission (CVAC).  The CVAC has 9 directors:  5 

appointed by local governments, one by the Chamber of Commerce, one by the Comox Valley Economic 

Development Society, and 2 appointed by the CVAC Board of Directors.  There are no CFB Comox 

appointees on the Board of Directors. 

The Board of Directors establishes policy directions, oversee Commission business affairs, and make 

major decisions. 

The Board has created by-laws to cover important governance issue such as Board appointments, powers 

of Directors, committee structure, relationship with public and nominating entities, etc. 

The Board endeavors to ensure appointments bring the important skills; the term of members is 3 years.  

Members can be re-appointed by nominating entities.  The Board meets at least 4 times per year and 

holds a public meeting and a nominating entities meeting annually. 
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Bagotville, Quebec 

Bagotville Airport (YBG) operates on a section of CFB Bagotville.  CFB Bagotville is owned by the 

Government of Canada and is an active Air Force Base. 

The Airport offers scheduled (3 airlines) and charter GA facilities.  It is a designated Airport of Entry (AOE) 

and is staffed by the Canadian Border Services Agency and can handle aircraft up to 15 passengers. 

The Airport is managed by Promotion Saguenay, an agency of Quebec Tourism.  Promotion Saguenay 

operates a variety of activities to develop economic activity in the Saguenay region. 

North Bay, Ontario 

North Bay Jack Garland Airport (CYYB) is owned by the City of North Bay.  The Airport houses CFB North 

Bay.  The Airport has 3 scheduled airlines and 4 charter services and reported 66,171 passengers in 

2014. 

The Airport is managed by an Airport Corporation (North Bay Jack Garland Airport Corporation).  It 

became a non-for-profit Airport Authority in 2002.  The Authority has a Board of Directors with community 

representation, by-laws, etc. similar to Comox. 

7.1.2 Baseline Results 

The significant results of this baseline review are: 

► Civilian and Canadian Forces Base operations can co-exist at a CFB facility. 

► DND does not wish to be an active member of the civilian airport governance structure. 

► There are a variety of governance structures, depending on the level of activity. 

► The airport operator varies by each situation (city, contractor, commission, etc.). 

7.2 Governance Approaches 

There are a wide range of governance options for any organization from simple (sports team) to very 

complex (United Nations). 

There are many definitions for governance.  The common and critical element in most definitions is the 

relationships between the owner(s) and operator(s) of the institution / facility / organization, etc. 

There is also a range of models for airport governance in Canada.  Each model has characteristics that 

are important to the type and credibility of the decisions and the ability to encourage participation by others 

(governments, aviation operators, aviation support businesses, potential economic opportunities, etc.) in 

airport development and operations.   
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7.2.1 Current Governance at Waterville Aerodrome 

Waterville Aerodrome land was purchased by Kings County in 1976.  It was managed by Kings County 

staff (full time airport manager) until 1999.  In October 1999, the Waterville Airport Co-operative Limited 

(WACL) was created. It manages the airport based on 3-year terms. 

The WACL has a Board of Directors with a member designated as a Kings County representative. The 

airport receives support each year to maintain operations. 

The need to relocate the current GA activity to another environment generates the requirement to develop 

a supportive governance approach. 

7.2.2 Governance Options 

There are a range of governance approaches that are utilized by many airports across Canada.  Some are 

more relevant to larger airports and some for smaller airports.  The range includes some dramatic options 

such as closing the airport to airport authorities that require a large amount of commercial passenger 

traffic to be effective. 

For each option there can be different operating arrangements.  The municipality can operate the airport 

with their own employees, the airport can be operated by a contractor reporting to a municipal official, or a 

system could be put in place where a contractor would be responsible for reporting to an airport 

commission or committee.  In the past Waterville Aerodrome was owned and operated by MOK.  Over 

time, the governance moved along the spectrum toward the right. 

It is important to note that an airport governance structure is not dictated by who operates the airport, but 

by how decisions affecting the development of the airport will be made.  The range of governance 

approaches is illustrated in Figure 7.1.  The significant features of each governance option are 

summarized in Table 7.1.   

Figure 7.1 – Range of Airport Governance Options 

 

Today Waterville Aerodrome is in the range between ‘Municipally Owned and Operated’, and ‘Airport 

Commission’. 
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No Involvement (Sale of Airport) 

The option to sell the Airport could be very expensive as there may be several obligations to be met by the 

owner, such as environmental cleanup, disposal of existing structures, lease obligations, etc.  If the Airport 

is to be sold, all the risks and obligations will likely need to be valued and become part of the sale price.  In 

most cases, the cost to immediately bring the Airport into a simplified sale condition will far outweigh the 

price a potential buyer may be willing to pay for the airport.  

In the Waterville case, the aerodrome will not exist and will have the effect of being sold.  Therefore, from 

a governance perspective, this option is not relevant.    

Municipality Owned and Operated 

This was a governance option used in the past, up until 1999.  This has changed as the MOK moved away 

from aerodrome operations.  The Municipality had direct control over airport planning and operations and 

also carried any liabilities for legal and regulatory obligations. 

Municipality Owned with Contractor 

This option, in the general case, is similar to the municipally owned and operated option, with the 

exception that a private entity would operate the Airport under some type of contract arrangement.  The 

contract conditions typically have a company operate the airport for a fee. This would eliminate the day-to-

day operational obligation, but there is normally a cost associated with this model.  The cost usually 

includes a profit for the company that is operating the airport.  The contractor is not focused on cost 

efficiency or additional revenue generation unless they share in the gain.  There is little incentive for the 

private operator to promote the airport unless there is some form of compensation for time and costs 

incurred. The private operator could assist in the airport administration, but this would normally be part of 

the fee. 

Today the Waterville Aerodrome is municipally owned and operated by a not-for-profit entity (WACL).  The 

MOK has indicated they do not want to own a GA facility at CFB Greenwood.  This approach is therefore 

not relevant for a governance model at CFB Greenwood. 

Airport Commission 

In the general case, an Airport Commission is a group of appointed individuals reporting to the local 

Municipality who owns the airport and the group has the expertise and time to focus on the planning, 

management, development, and promotion of the airport.  The Commission would bring a more business-

like focus to the current airport operations to reduce the cost-revenue gap.  Commission members would 

be responsible for the oversight of the day-to-day operations.  The Airport Commission should have 

consistency of membership as their appointment could be for a longer term than each municipal election.  

The individuals would bring the skills that are important to develop the airport.  These individuals would 

fuse their knowledge and experience to help guide the future development of the airport.   
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Commission members often use their local contacts to promote and encourage airport funding.  The 

presence of a Commission of qualified persons assists in creating credibility when approaching 

governments and industry for participation in the development of the airport.  The Airport Commission 

would develop plans for the airport in coordination with the regional plans developed by the Municipality. 

The Municipality would own the land and carry the legal and regulatory obligations.  

An Airport Commission comes with the benefit of the use and availability of skilled and experienced 

individuals focused on improving and developing the airport, consistent with the objectives of the 

Municipality.  The airport priorities are their main concern and as appointed persons they are not in conflict 

with other Municipality priorities.  In the case of GA facilities at CFB Greenwood, the MOK wishes no 

involvement.  A commission would have many positive attributes for governance at a GA facility at CFB 

Greenwood, but may be overly sophisticated. 

Municipally Owned and Airport Authority Operated 

The Airport Authority makes and carries out all decisions concerning airport planning, funding, 

construction, customer relations, and meeting all applicable laws and regulations. Municipal employees 

become employees of the Airport Authority in the initial stages, after which collective bargaining processes 

affect the future hiring and compensation for airport employees.  

Airport Authority 

At the right end of the range (Figure 7.1) is an Airport Authority.  The Airport Authority form of governance 

is most applicable for very large airports with high volumes of commercial and private aircraft operations.  

The Authority is created by a Provincial statute which gives it significant powers to charge fees and incur 

debt.  The Authority has full power to plan, develop and operate the airport. This model is expensive to 

operate and is generally not applicable to a municipal airport.  This form of governance would be much too 

complex for the needs of GA facilities at CFB Greenwood. 

7.3 Analysis 

The currently proposed owner-operator relationship is that CFB Greenwood (owner) would lease the land 

for the GA facility to MOK. The MOK wishes no financial or operational involvement in the airport at 

Greenwood.  The MOK would then sub-lease the property to an entity which would plan, develop, operate 

and maintain a GA facility on the property at CFB Greenwood. 

This arrangement effectively separates the owner (CFB Greenwood) and the operator by a lessee (MOK).   

Given the proposed arrangement at Waterville/CFB Greenwood relocation, options such as Airport 

Authority, Municipally Operated, and Airport Authority, etc. would not be effective. 
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Since the MOK and DND wish no direct involvement in operating, funding or governing a GA facility at 

CFB Greenwood, an option between “Municipally Owned and Operated” and “Airport Commission” has the 

best potential to positively contribute to the GA operations and development at CFB Greenwood. 

It is recognized that airports in this range are generally owned by the Municipality.  In this case, the GA 

facility will not be owned by the MOK, but the governance entity will effectively have the freedom under the 

lease to manage properly. 

The governance structure should have many of the basic characteristics of the Comox Valley Airport 

Commission.  Because the activity levels are quite different (no scheduled carriers at 

Waterville/Greenwood, smaller GA activity levels, etc.) the degree of sophistication could vary but the 

principles are important. 

Some important elements for a governance structure (perhaps an Airport Board of Directors) at 

Waterville/Greenwood would be 

► A Board of Directors representing the major stakeholders, who have the authority and responsibility to 

plan, develop, operate and maintain the facility. 

► Board members nominated by the stakeholders and community impacted by the facility (aviation 

tenants, airport users, local business community, local citizens, etc.) 

► Board members have a range of essential skills (legal, marketing, financial, airport operations, aviation 

business development, etc.) 

► Board governed by a set of by-laws that ensure good governance activity (nomination process, 

director roles and responsibilities, decision making authority, etc.) 

► Operate on a not-for-profit basis (operating surpluses can be created and re-invested in the airport). 

► Communications with interested parties must be mandated, formal and regular (annual public 

meetings, stakeholder meetings, etc.) 

► A single point of contact should be established to interface with CFB Greenwood on matters of 

common interest or operational requirements. 

► Regular communication opportunities between the Airport Board and the MOK (head lease 

holder/landlord, and other interested parties). 

The current Waterville Aerodrome governance organization (WACL) has some of the important 

governance elements.  As well, the Freedom Aviation Society organization has established important 

relationships with stakeholders, CFB Greenwood, and MOK.  Both groups have some of the skills needed 

on a Board of Directors for commercial and recreational GA facilities. 

A combination of both groups has the potential to be a nucleus for an initial group to create a future 

governing Board. 
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7.4 Governance Recommendations 

Based on the analysis above, it is recommended that a governing entity be established within the 

governance spectrum shown in Figure 7.1, between “Municipally Owned and Operated” and “Airport 

Commission”.  Governance recommendations supporting this position on the spectrum are provided below 

for recreational and commercial GA facilities at CFB Greenwood: 

► A task group be developed to create a not-for-profit incorporated entity (Airport Board) to carry out the 

initial tasks to create a GA airport facility at CFB Greenwood. 

► Ensure the new entity has the characteristics outlined in Section 7.4.  It will be important for the new 

entity (Airport Board) to have the skills to negotiate an agreement with MOK and CFB Greenwood, as 

well as design, develop, construct and manage the initial infrastructure at the new site. 

► The new entity, once incorporated, should develop relationships with all stakeholders and provide 

clear regular information updates on progress. 

► The new entity should put in place the necessary by-laws / conditions for an ongoing member renewal 

process in consultation with the stakeholders. 

► The new entity put in place financial and administrative controls and reporting processes for a not-for-

profit entity. 
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8.0 CONCLUSIONS AND RECOMMENDATIONS 

8.1 Conclusions 

Based on the Business Case described herein it can be concluded that commercial and recreational GA 

operations at CFB Greenwood can be sustainable based on a modest amount of activity.  The site 

proposed by DND can adequately support commercial and recreational GA operations, and will provide a 

positive economic benefit to the region.  

As activity levels increase, future discussions will need to occur with DND to expand the lease area in 

order to provide additional capacity.  A market scan identified several opportunities for GA operations at 

CFB Greenwood, such as the start-up of an air charter service, a flight school, a freelance Aircraft 

Maintenance Engineer (AME), air cadets, etc.  Recent stakeholder discussions have indicated that 

additional GA business could be realized for CFB Greenwood, including the arrival of the Air Cadets, and 

an additional air charter organization.  These additional businesses have not been included within the 

Business Case; however, it has been shown that a modest level of GA activity can make the facilities 

financially sustainable, and these additional opportunities will only provide additional financial benefit to 

the operating entity, and the local economy. 

Based on consultations with DND and the MOK, it is anticipated that GA operations at CFB Greenwood 

could commence as early as October 1, 2016 as per the pro-forma schedule provided below: 

► MOK Development Plan and Business Case Approval – November 1, 2015 

► GA Development Site Preparation Begins – November 8, 2015 

► Construction Commences – April 1, 2016 

8.2 Recommendations 

In order to advance development of GA facilities at CFB Greenwood, the following recommendations 

should be fulfilled: 

► Define security clearance and Prior Permission Required (PPR) requirements with DND; 

► Immediate agreement should be obtained from the MOK in terms of signing a lease with DND for the 

GA development lands at CFB Greenwood.  Once an agreement has been reached, DND can begin 

the process of preparing the site for construction,  

► Funding arrangements with the MOK should be finalized, securing the $1.6 million capital start-up 

funds.  It is important to note that the Business Case has been prepared assuming that the MOK will 

hold back 20 years’ of lease revenues and release the funds back to the operating entity on a yearly 

basis.  This has been proposed in order to save the MOK financially harmless in the event that GA 

facilities at CFB Greenwood cannot be financially sustainable; 
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► An Airport Board should be formed as the new operating entity, with appropriate representation as per 

the recommendations of Section 7.4.  Once an Airport Board is formed, discussions can begin with 

DND to sign a sublease agreement for the development lands; 

► Design development for the recreational and commercial GA facilities should be undertaken as soon 

as possible. Once final design and contract documents are completed, tenders for construction can be 

issued prior to the 2016 construction season in order to get the best value for money. 
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