ADOPTED by Council at its meeting held April 18,2016 [CR264/2016]
/AC
Windsor, Ontario April 18, 2016
REPORT NO. 370 of the
ENVIRONMENT, TRANSPORTATION & PUBLIC SAFETY
STANDING COMMITTEE
of its meeting held March 23,2016
Present:

Councillor
Councillor
Councillor
Counoillor
Councillor

Chris Holt
Fred Francis
Bill Marra (Chair)
Hilary Payne
Paul Borrelli

That the following recommendations of the Environment, Transportation and Public
Safety Standing Committee BE APPROVED:

l.
ll.

Moved by Councillor Francis, seconded by Councillor Borrelli,
That Schedule A -Executive Summary of the Windsor International Airport
Airport Zoning Regulations Discussion Paper, prepared by Tetra Tech dated
August 2014 BE RECEIVED.

-

That the recommendation to proceed with the steps required to amend the
Airport Zoning Regulations (AZR) for the Windsor lnternational Airport as outlined
in Option 3 in the Airport Zoning Regulation Discussion Paper dated August 2014
BE ENDORSED.

lll.

That the Chief Administrative Officer and the City Clerk BE AUTHORIZED to
sign an Agreement for consulting services to complete the AZR project, and any
other agreements that may be required to bring effect to this resolution, subject
to the Agreement(s) being satisfactory in form to the City Solicitor, in financial
content to the City Treasurer and in technical content to the City Engineer.
Carried.
Councillor Marra was absent when ihe vote was taken on this matter.

s 61/2016 APMl',l2473
Clerk's Note: The report of the City Engineer dated March 10,2016 entitled "Wndsor
is 4@@! as
Airpoft
lnternational Airpoñ
background information.
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MISSION STATEMENT
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REPORT#: S 6l12016
Authorfs Gontact:
Garolyn Brown
France lsabelle-Tunks
(519) 969-2ß0 xa20

Report Date: 311012016
Date to Council: March 23.2O1Ê
Clerk's File #: APM|12473

(519) 255-G100 x6402

cbrown@citywindsor,ca
ftunks@citywindsor.ca

To: Mayor and Members of City Council
Subject: Windsor lnternational Airport - Airport Zoning Regulations - Ward 10

RECOMMENDATION:
l. That Schedule A -Executive Summary of the Windsor lnternational Airport Airport Zoning Regulations Discussion Paper, prepared by Tetra Tech dated
August 2014 BE RECEIVED.

ll.

That the recommendation to proceed with the steps required to amend the
Airport Zoning Regulations (AZR) for the Windsor lnternational Airport as outlined
in Option 3 in the Airport Zoning Regulation Discussion Paper dated August 2014
BE ENDORSED.

lll.

That the Chief Administrative Officer and the City Clerk BE AUTHORIZED to
sign an Agreement for consulting services to complete the AZR project, and any
other agreemenls thal may be required to bring effect to this resolution, subject
to the Agreement(s) being satisfactory in form to the City Solicitor, in financial
content to the City Treasurer and in technical content to the City Engineer.

EXECUTIVE SUMMARY:
N/A
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BACKGROUND:
Airport Zoning Regulations (AZRs) for an airport are similar to land zoning for properties
in that they proúde the parameters for allowable uses of land. AZRs provide
regulations related to the air space above and surrounding an airport and its associated
runways in order to ensure the safe operations of aircraft. AZRs are governed by
Transport Canada, used by Nav Canada and implemented by the airport authority

'i,

(YOG).

The current AZRs for Windsor lnterriational Airport were adopted in the late 1960s and
deposited with the Registry Office on January 7, 1970. To date these AZRs have not
been amended. Since 1970, there have been significant changes to airport operations
such as the conversion of Runway 02-20 to Taxiway Foxtrot and the extension of
Runway 25. ln addition, Transport Canada has introduced new regulations to enhance
aircraft safety such as the requirement to include the 18.3 m (60ft) critical end strip,
efending the runway approaches from 3,050m to 15,000 m and to include
environmental elements as vertical obstructions. As a resuÌt, the current AZRs are outof-date and require amendments.

Tetra Tech, an aeronautic consultant, was engaged to review the process of
implementing a new AZR for Windsor lnternat¡onal Airport and to determine whether
given the transfer of ownership from Transport Canada to the City, any efficiencies
could be realized by using the existing city planning policies i.e. the City's Official Plan.
)

DISCUSSION:
Tetra Tech undertook a review of the current AZRs in combination with the current
operations at the airport, applying the future development of the a¡rport as outlined in
the Airport Master Plan and the existing obstacles in the vicinity. The full analysis
resulted in the following three options:

.

Option l: Status Quo (AZRs from January 7, 1g7O)
the existing AZR plan in place with no amendments.
Option 2: Current Operations
operating procedures.

-

-

This option would leave

This option would align the AZRs with the current

Option 3 Current Operations plus provid¡ng for future development This
option would align with current operating procedures and would protect the air
space for future growth of the airport (i.e. extension of Runway 25).

-

-
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Tetra Tech recommends Option

3.

This option would provide accurate AZRs that

incorporate:

.

The current displaced thresholds due to fixed obstacles (i.e. hydro towers,

'
.

The elimination of

houses) and the removal ofother obstacles (i.e. treetops);

Runway 02-20 lhat will provide some relief to land
development and the future extension of Runway 25;
The new regulatory restrictions in terms of bird hazards, disposal of waste and
¡nterference with signal and communications to/from aircrafr.

Tetra Tech's scope of work included a review of the submission procedure to p ublic
Works Canada to determine if the AZR process could be included as part of the City's
Official Plan; thereby, reducing the legal costs (i.e. gazetting and registering on tiile).
Unfortunately, because the airport's original AZRs were undertaken by Transport
Canada and the changes to update the airport's AZR have been deemed substantial, a
full replacement of the AZR is required.
The estimated timeline to prepare and implement new AZRs is approximately 1-3 years
at an estimated upset limit of $400,000. The following information is provided from the
discussion paper;

1.

2.
3.

The Executive Summary (Schedule 'A'),
The AZR Process and Estimated Costs ("Schedule B") and
The Step-by-Step Process and Approximate Timelines ("Schedule C").

h should be noted that the regulations governing the new AZRs will be far reaching in
terms of distance as the protected runway approaches would extend inlo fhe Town of
LaSalle and the Town of Tecumseh. These municipalities have been notified and will
receíve regular updates on the progress of the AZR Project.
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RISK ANALYSIS:
Risk
Description

lmpacted
Objective($

The current
AZRs are out of
date and there
are impacts that
affect the

These impacts include

current
operations of

permanent
displacement

the airport and

thresholds on runways

surrounding
areas

(limit use of the full
runway) which are
noted in the airport's

Risk Level

development

in place
that are no longer
required;
the
restrictions

annual audit

with

Transport Canada as
an area of action; and
the delay of

,Mitigating,
Strategy / Status

Responsibiljf
v

Updating the AZRs
will reduce the
impacts to airport
operations by
eliminating the
requirement for
displaced
thresholds, provide
opportunity for
grant funding, and
relieve height
restrictions on
some areas.

City and

The airport
operates w¡th
displaced
thresholds caused
by fixed objects
and works
diligently to
remove/prevenu

YQG

improvements to
lighting and landing
controls

for

Runway

07.
Any obstacle
protruding into
the ceiling
approach is
considered a
risk to a¡rcraff
and is
considered a
violation by
Transport
Canada.

following
obstacles currently
breach
height
requirements
the
existing AZRs: hydro
pole lines, dwellings on

the

Riberdy

of

Road.

ln

addition, ihere may be

impacts caused

by
future improvements.
The goal is to minimize
the impact
future
development and
further preserve airport
operations.

to

:.1,

i;¿

i.*
:L

control any other
obstacles (i.e.
trees) as requ¡red
by Transport Canada. This
operation will
continue: however,
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,

l

it is noted that the
existing obstacles
have been
grandfathered and

any new
construct¡on must
meet AzR
requirements,
including hydro
poles along Walker
Road.

FINANCIAL MATTERS:
ln 2005 Council approved a budget of $190,000 for the initial phase of the Airport
Zoning Study (Project # 7051024). As a result of the study findings, a full replacement
of the AZR is required. The Consultant of record completed a detailed estimate which
outlines the add¡tional cost to complete the new AZRs will range from $250,000 to
$400,000, depending on the ava¡lability of mapping and legal costs. lt will take
approximately 3 years to complete the new AZRs. A full replacement of the AZR was
not anticipated during the development of the original budget.

At its

meeting held on June 30th 2015, fhe YQG Board
following resolution;

of Directors approved the

"That the Board DIRECTED YQG administrat¡on to request a reallocation of
capital funding of up to $270,000 from the enhanced capital budget to the AZR
project."
Subsequentþ, at its Novembet 24th, 2015 meeting, the Airport Câpital Coordinating
Committee further approved the reallocation of $270,000 from the Airport enhanced
capital budget to fund the balance of the AZR project and will further re-prioritize the
balance of the capital works.

With the additional $270,000 in funding, the project has a current budget of $460,000.
To date, roughty 960,000 has been spent, leaving $400,000. lt is anticipated that these
remaining funds are sufficient to complete the required work.
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CONSULTATIONS:
Steve Tuffin, Director of Operations, Your Qu¡ck Gateway (Wndsor)

,

lnc

)

Thom Hunt, CiÇ Planner
Wira Vendrasco, Deputy City Solicitor

CONCLUSION:
YQG and City administrat¡on recommend proceeding with the development and
implementation of a new Airport Zoning Regulation based on Option 3 for the \Mndsor
lnternational Airport. The updated AZRs will provide the airport and the city with
additional direction and clarity for future developments and business opportunities in
that area.

3 as

recommended by Tetra Tech addresses both the current operational
requirements and the future expansion of the airport while relieving some development
restrictions in the vicinity of the airport. There is sufficient funding in the budget to
proceed with the initial phase of Option 3.

Option

PLANNING ACT MATTERS:
N/A

APPROVALS:
Name

Title

France lsabelle-Tunks

Senior Manager, Development, Projects &
ROW Deputy City Engineer

Carolyn Brown

Chief Executive Ofücer Your Quick
Gateway & Windsor Detroit Tunnel
CorporatiorV Corporate Leader
Transportation Services

Mark Winterton

City Engineer and Corporate Leader
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Name

Title

Onorio Colucci

Enúronmental Protection and
Transoortation
Chiet Financ¡al Officer/C¡ty Treasurer and
Corporate Leader Finance and
Technology

Heþa Reidel

Chief Admi nistrative Officer

NOTIFIGATIONS:

Name

Address

Ema¡l

APPENDICES:
DICES:

Schedule A - Executive Summary, Windsor lnternational Airport, Airport Zoning
Regulations Discussion Paper, August 12,2014
Schedule B - The AZR Process and Estimated Gosts
Schedule C - The Step-by€tep Process and Approximate Timelines
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Windsor Airport Aeronautical Zon¡ng

ln Canada, lhe Aeronaut¡cs Ácf is an Act to authorize the controì of aeronautics, and in part¡cular,
A¡rport Zoning Regulat¡ons (AZRs) which prevent lands adjâcent to, or in the vicinity of airports, being
used or developed in a manner thât ¡s ¡ncompatìble with the safe operation of an airport or aircraft.
These regulations âddress the height of objects and bu¡ldings, thê interference w¡th signals or
commun¡cations to and from aircraft and other hazards associated with safe aircraft operat¡ons. ln
princiPle, the AZRs permit the Minister to direct an owner or occupier of a property to remove obstacles
and natural growth that could interfere with airport operations.
Obstacle Limitat¡on Surfaces (OLS) are a requiremenl of Airport Cert¡fication and establish the limits to
which objects may project into the a¡rspace associated with an a¡rport, such that aircraft operations may
be conducted safely. OLS surfaces include takeoff/approach surfaces, transit¡onal surfaces and an
outer surface as illustrated in the following f¡gure for a typical aìrport.

The OLS within the a¡rport property
boundary are generally controlled by the
airport and protected through appropriate
planning and development controls. Beyond

the airport property, the protect¡on of the
OLS surfaces becomes more tenuous as ¡t
invoìves the support and participation of the
local municipal¡ty and/or other levels of
government to enforce he¡ght restr¡ctions.

S¡nce the Windsor lnternational Airport is
owned by the City of Windsor, it would
appear stra¡ghtforward that the City would
protect for those lands w¡thin the city lim¡ls
using the City's development approval
process. However, the OLS also extends
beyond the City lim¡ts into the municipal¡ties
of Tecumseh and Lasalle.
This

¡s

where Federally enacted zon¡ng conlroìs, such AZRs are important to airport operations.

AZRs can be ¡mplemented and/or amended through a Federal Process wh¡ch was undertaken by
Transport Canada for airports under ¡ts control, or a FederâÌ,/Provincial Process whereby the federal
government may enter into an agreement with a prov¡ncial author¡ty to regulate the use of lands.
However, the Federal/Provincial Process cannot be used at an â¡rport that has Federal Airport Zon¡ng
Regulations already in effect, as is the case with the W¡ndsor Intemationat Airport.

The current AZRS were enacted ¡n the late 1900's and are based on ¡nfrastructure that was in place at
that time, including 3 operational runways. Since then, the airf¡eld and surrounding communities have
undergone several changes including Runway 02/20 converted to Taxiway Foxtrot and Runway 07/25
lengthened at the 25 end.
Some encroachment to the runway approaches has also emerged over the years. The reasons for how

this occurred are unknown given thè long history of thè airport and as a result, the airport now operates
with displaced thresholds to accommodate various encroachments.
The City is now examining the options for amend¡ng the AZRS to reflect changes that have tâken p¡ace
and for future operat¡onal requirements ident¡f¡ed in the Airport Master Plan.

[a.¡rrrr,rre*r
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W¡ndsor A¡rport Aeronaut¡cal Zon¡ng
Tetra Tech was requested by the City to prepare a discuss¡on paper on the AZRs, and ¡n particular
provide a review of the following main lasks:

.
.
'
'

identify the âirport's curent operating requirements and constraints;
determine an approach to protect for future a¡rport operations;
reoommend the preferred process by which to amend the existing Airport Zon¡ng Regulations;
and
identify a mechanism by wh¡ch mun¡cipal by-laws can be used to mon¡tor and control
developmenl in the v¡cinity of the airport.

As part of Tetra Tech's review, 3 options were discussed with City and Akport staff, and summar¡zed in
the discuss¡on paper as follows:

Opt¡on

1

-

a stâtus quo option that leaves the existing AZRS in their current state.

Opt¡on 2 - an option to amend the AZRs to retlect currenl têkeoff / approach surfaces, operations and
threshold displâcements. However, th¡s option does not allow for future developments.
Option 3 - this option ¡s a compromise laking into account the current takeoff / approach surfaces and
displaced thresholds, protection for a future Runway 25 extension and associated development, current
obstacles that could be removed, a future precis¡on approach for Runway 07, and potentially new
thresholds.
It ¡s understood that the current a¡rport operating lim¡ts and the requirement for displaced thresholds will
l¡kely remain for the cur¡'ent runway configurations. However, some effort to protect for the extension of

Runway 25 and a precision approach to Runway 07 is a realistic expectat¡on. Based on a review of
each option. discussions with the C¡ty and Airport slaff, and oorrespondenoe with Transport Canada,
Opt¡on 3 was seiected as providing the most benefit lo the City and Airport both ¡n the short term, and
for long term operations and development opportunities.
The following are general comments regarding the proposed changes to the AZR based on Option 3.

'
.
.
.
.
.

The current AZR locat¡on and presence of hydro poles on the approach to Runway 25 restrict the
use of the full length of the runway for landing operations, lf full operat¡ons are required on the
exisling runway, or if this runway ¡s to be extended ¡n the long term, a negotiated settlement to
remove the poles will be required. Therefore, if the AZR is to be revised to protect for the current
runway length, it should also protect for a future runway extens¡on.
Mainta¡ning the ¡ocation of the AZR for Runway 12 allows for the rêmoval or reduction of the
d¡splaced threshold, and the potential for a precision approach should the CN Rail spur be removed
which may in turn allow the relocation of the Runway 25 ìocalizer and obstacles in the surface.
lt offers some relief to adjacent lands for addit¡onal devefopment in the vicinity of the a¡rport.

Removing zoning restrict¡ons for the old Runway 02-20 will potent¡ally allow development within the
City that previously had height restrict¡ons due to the TO/A surfacas.
A rev¡sed AZR would allowfor new regulatory restrictions ¡n terms of bird hazards, disposal of
waste and interference with signal or communications to/from a¡rcraft.
Protect¡on of the TO/A suface would be extended from the current 3,050m (10,000ft) to 15,000m.

ln consultation with Transport Canada, the above chânges are considered substantive, and the AZR
amendment process should be for a full replacement. Deta¡ls of the AZR amendment process, timelines
and estimated costs are outl¡ned ¡n Section 6.0 and Appendlx lV. A copy of the existing AZR,
supporting OLS figures, documentat¡on and correspondence with Transport Canada âre also attached
¡n the Appendixes.
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Windsor Airport Aeronaut¡cal Zoning
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3.

Prepare and execute Comm¡tment Agreement. The Agreement is prepared

4.

Deveìop Zoning cost eJtimates. Costs associated with zoningi vüill include:
a. Preparation of zoning

':-'

t , .:

plans
b. Legal Description of lands

by ]
'

.

I

1.
',
.
|
c. Bâsel¡ne study of sign¡f¡cant obstacles on the lands subjeot to the
regulationS.Buildings,structuresandobjectS'thateXistorhaver'eeeived'lhe|
necessary building permits pr¡or to the coming-in{orce date of the
I

I
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Prepare Prel¡m¡nary lntrusions report and submits to Transport
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ApPend¡x Vl
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W¡ndsor A¡rport Aeronaut¡cal Zoning

7.

Consultation Period - 3levels of consultation required:
a. Land Use Authorit¡es - Transport Canada sends zoning plans to local
land use author¡ties.
b. Potentially Affected Landowners - A notice of ¡ntent for the proposed
zon¡ng regulations must be published in at least one ìssue of a locâì
newspapef.
Aboriginâl Groups - Consultat¡on with Aboriginal groups might be
required. Transport Canâda w¡ll consult the Aborig¡nal Consultat¡on
Specialist.

1.

Publish notices

2.

Public consultation

1

.

2.

Súbinûfitìâl iñtft¡sions:rèport to Transpgr.ÈG¿nqda.bêfore

force

,

Prepare Zoning Plans and Legal Deqc!pt'"!_g_L9lg1__

A detailed step-by-step process with approximate timefrâmes as prov¡ded by Transport Canada

are

conta¡ned ¡n Appendix lV.

As illustrated in Section 5.0, the AZR prooess is a comprehensive process that requires the development
of AZR and Obstacle L¡mitation Surface drawings, legal texts that describe these surfaces, a full l¡st of
land parcels affected by the regulation, an intrus¡on report to identify obstacles that are grandfathered,
consultations with City officials and other affected municipalities, consultation and participation by
Transport Canada offìcials, announcements ¡n local newspapers, translat¡on services, a public Open
House and the deposìting of the AZR on all affected land titles through Terranet lnc. and the associated
project management fees. The cost of this work would be spread out over 1 to 3 years depending on the
government of the day, government prior¡t¡es, Cabinet shuffles and elect¡on status.
Based on consultations with Transport Canada, the estimated cost to implement a new AZR can range
from $250,000 to $400,000. The variability ¡n costs are due to the availabil¡ty of base mapping that a
municipâlity and surrounding communit¡es already have in place and/or its abil¡ty to produce in-house,
the number of properties that are affected, the option of C¡ty staff preparing legal documents, and the
costs associated w¡th deposit¡ng the AzR on property titles.
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Windsor A¡rport AEronaut¡cal
Zon¡ng

Appendix lV

by Proponent

)

lnspector to complete

IETRA T€CH

and submits to HQ

RDIMS 4020424 - Provided to Tetra Tech by Transport
in blue to show Airport's procedural respons¡b¡lit¡es.
':

2013

-

highlighted

Windsor A¡rport Aeronaut¡¿al
Zoning

Append¡x lV

8)
9)

Update Brief¡ng Note to RDCA

t0)

lnspector subm¡ts fÌnal AZR Ðrafting lnstructions, Zoning Plans and RIAS to Regulafions Unit
Leg¡slat¡ve Serv¡ces

)

Preparation of Discussion Draft by Regulations Unil

lnspector drafts RIAS, ¡ncluding ldentif¡cation of Costs and Benefits

l)

Update Brief¡ng Note

t)

Proposed regulat¡on "Blue-Stamped" and Request for lnsertion to Canada Gazette

)
)
ì)
)

lnspector to prepare Submission Package for RDG Signature

l)

10

week

1

l-2 weeks
'1

week

l-2 months

RDCA

I week

Submission for Minister's Approval

-

Transmission to TB/PcO/Publicat¡on ¡n Canada Gazette Part

1

week

1-2 weeks
I

1-2 weeks

Update Briefing Note to RDCA

1

week

Consultation on ïiming of Newspaper Publicat¡on

l

week

Proposed AZR may be published on the Regional Webs¡te

1 week

1) Reponses to Wr¡tten Representations - Updating of RIAS
2) Update Briefing Note to RDCA
3) Proposed regulatiÒn "Blue-Stamped' and Rêquest for lnsertion to Canada Gazette part ll
4) lnspector to prepare submission package for RDG Signature
5) Submiss¡on for M¡n¡ster's Approval - Transmission to TB/PCOi Publication in Canada Gazette Part ll
ô) AZR may be publìshed on the Regionat Webs¡te
in blue to show Airport's procedural respons¡bil¡t¡es.

1-2 weeks

I

week

I

week

1-2 weeks

l-2 weeks
1 week

Appendix lV

W¡ndsor Airport Aeronautical
Zon¡ng

in Force)

)

-

Update

AZR Fosted on

RDIMS 4020424 - Prcvided to Tetra Téçh byÏrâfspéit Ca¡ada
in blue to show Airport's proceduÍal responsib¡lities.

-

October 28, 2013

-

highlighted

