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1.0 EXECUTIVE SUMMARY 
The following executive summary is intended to provide the reader with an overview of 
the Mount Mackenzie Resort development proposed by Mt. Mackenzie Resort Ltd (the 
proponent).  The executive summary numbering system also reflects the numbering 
system of the detailed Master Plan report sections. 

2.0 THE PROPONENT 
2.1 INTRODUCTION 

2.1.1 Report Structure 

The following “Master Plan” report represents Mount Mackenzie Resort Ltd’s (MMRL) 
final submission to Land and Water British Columbia Inc. (LWBC) under the 
Commercial Alpine Ski Policy (CASP) process to expand the existing Mount Mackenzie 
Ski Hill, which is located on the boundary of the City of Revelstoke. 

This Master Plan report is intended to satisfy the requirements of the “Master Plan Stage” 
of the “Guidelines to Alpine Ski Area Development in British Columbia (1996)”. 

The report is structured as follows: 

1) Section 1:Executive Summary 
2) Section 2:The Proponent 
3) Section 3: Mountain Plan and Competitive Resort Analysis 
4) Section 4: Resort Base Plan 
5) Section 5: Engineering Site Servicing, Traffic and Social Issues Assessment 
6) Section 6: Environmental Management Plans 
7) Section 7: First Nations Consultation 
8) Section 8: Public Consultation 
9) Section 9: Prior Rights: Water Users and CAT Powder Skiing Inc. 
10) Section 10: Economic Analysis 

In addition to review of the proposed expansion under CASP, the City of Revelstoke will 
conduct a concurrent review of the resort base area master plan to ensure that the project 
meets the expectations of the residents of Revelstoke. 

Mount Mackenzie Resort Ltd (MMRL) continues to be committed to working with 
LWBC, the local Revelstoke community, the Columbia Shuswap Regional District and 
First Nations from the design decision making to the operation of the proposed project. 
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The Mount Mackenzie Resort Development has been, is and will continue to be an 
integral part of the vision and development of the Revelstoke community. 

2.1.2 Vision 

The vision of the proposed Mount Mackenzie Resort Expansion is a  

“Small, low density, high quality and service oriented, nature-based destination resort as 
an integral part of a remote and diverse mountain town” 

“The Winter” – The resort’s primary activities for destination tourists would center on 
Mount Mackenzie alpine lift skiing.  Adjacent mountains would continue to provide 
snow-mobiling on Frisbee and Boulder Mountains.  Cross-country skiing locations 
beyond Mt. Mackenzie, would include Mounts MacPherson and Revelstoke.  Snow cat 
skiing beyond Mount Mackenzie would be offered on Cartier.  Heli-skiing operations 
would continue on many nearby mountains. 

The Summer – The resort’s on-site primary activities for the 3,000,000 tourists per 
summer travelling through the City on the Trans Canada Highway would focus on Mount 
Mackenzie’s lift-assisted touring, biking and hiking.  Golf and tennis facilities would be 
built at the base.  Other recreational activities within the valley presently include white 
water rafting, all water-based activities on both large lakes (Upper Arrow Lake and Lake 
Revelstoke), a swimming only small lake (Williamson Lake) and excellent bike touring 
and wildlife viewing including birding at this migratory junction.  It is also hoped that in 
cooperation with First Nations, to create and manage a Cultural Centre. 

2.1.3 Proponent 
 
The proponent for the Mount Mackenzie Resort Master Plan Expansion is: 
 
MT. MACKENZIE RESORT LTD., (Reg. No. A56966) 
15TH Floor – 1040 West Georgia Street 
Vancouver, British Columbia 
V6E 4H8 
 
Telephone: 1-250-837-4855 
Fax: 1-250-837-9201 

The address of the Assignee for the service of notices and documents under the Interim 
Agreement and the License is; 

Mt. MacKenzie Resort Ltd. 
c/o Fraser Milner Casgrain 
The Grosvenor Building 
15th Floor 
1040 West Georgia Street 
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Vancouver, BC 
V6E 4H8 

Fax:  (604) 683-5214 

Mr. Randy Desaulniers should be contacted for any corporate or financial information 
regarding the Master Plan.  Randy can be contacted at: 

63 Creekwood Drive 
Toronto, Ontario 
M1E 4L6 

Tel: 416-281-4040 
Fax: 416-281-4222 

Mr. Glenn Stewart of ENKON Environmental Limited should be contacted for any 
questions regarding technical information within this document.  Glenn can be reached at 
the following address: 

ENKON Environmental Limited 
201-2430 King George Highway 
Surrey, BC 
V4P 1H8 

Telephone: 1-604-536-2947 
Fax: 1-604-536-2948 
E mail: enkon@telus.net 

2.1.4 Consulting Team 

Mt. Mackenzie Resort Ltd. contracted the following consultant team for the preparation 
of the Master Plan 

1. ENKON Environmental Limited – Review Process Coordinator and 
Environmental Management Plans 

2. SE Group/Skelton Designs/North Construction – Mountain Plan and Competitive 
Resort Analysis 

3. Perkins Design Associates – Resort Base Plan 
4. Urban Systems – Engineering Site Servicing and Traffic Assessment, Social and 

Water Use Issues 
5. Lynnpeaks Consulting – Economic Analysis 
6. Clearview Solutions Inc– First Nations Consultation 
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3.0 MOUNTAIN PLAN AND COMPETITIVE 
RESORT ANALYSIS 

3.1 BACKGROUND 

Mt. Mackenzie has been a popular destination of alpine skiing enthusiasts for several 
decades.  Its abundant snow pack, consistent slopes, and alpine bowls create an ideal 
setting for top quality skiing that is exemplary of the interior of British Columbia and the 
Selkirk Mountains.  Currently, the slopes of Mt. Mackenzie are accessed for skiing via 
ski lifts (Powder Springs Ski Area), snowcats (CAT Powder Skiing), and helicopters 
(Selkirk-Tangiers Helicopter Skiing). 

Shortly following the introduction of snowcat skiing on Mt. Mackenzie in the early 
1980’s the Provincial government and private developers started looking into the 
development of Mt. Mackenzie with a ski lift network and resort facilities.  The 1984 
Mount Mackenzie Ski Area Master Plan uncovered the potential to develop 1,885 vertical 
metres (6,185 vertical feet) of skiing on Mt. Mackenzie, which would be the greatest in 
North America.  The 1991 Mount Mackenzie Mountain Development Concept indicated 
that Mt. Mackenzie has the potential to accommodate in excess of 20,000 skiers per day.   

In March 2000 RRL submitted the Mount Mackenzie Resort Expansion – Final Concept 
Report to satisfy the “Vision” request from the City of Revelstoke, and to initiate the 
master planning process in accordance with the BC Assets and Lands (BCAL) authority 
through the Commercial Alpine Skiing Policy Guidelines to Ski Area Development in 
British Columbia.  BCAL accepted the Final Concept Report submitted by RRL and 
entered into an Interim Agreement with RRL, which sets the terms of reference for the 
preparation of a Master Plan for the Mt. Mackenzie project. 

This document, the Mt. Mackenzie Mountain Master Plan, describes the proposal for 
development of lifts, ski runs, on-mountain buildings, and related support facilities on 
Mt. Mackenzie.  This document also identifies areas to the north of the original CRA, 
which the proponent would like to have set aside by Crown Lands for future ski resort 
development following build-out of the proposed project. 

As proposed, the Mt. Mackenzie mountain recreation area will consist of 2,600 hectares 
of Crown Land within a 5,100-hectare study area.  The mountain development will offer 
recreational activities during all seasons, including approximately 110 ski/snowboard 
trails (with a total area of 665 hectares), 25 lifts, a network of multi-use trails, and 4 on-
mountain guest service facilities.  The top of the highest proposed lift will be at 2,325 
metres elevation (7,625 feet). The vertical drop of the mountain recreation area will be 
1,845 metres (6,050 feet).  According to industry standards, this terrain has been 
estimated to support a Comfortable Carrying Capacity (CCC) of 17,050 skiers/riders at 
one time.   
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The master planning of Mt. Mackenzie has identified potential additional ski terrain on 
the northern flanks of Mt. Mackenzie, extending down to the Illecillewaet River.  This 
area offers a northern exposure, which is desirable for skiing, and creates the potential to 
develop a resort portal directly adjacent to the Trans-Canada Highway.  Although the 
development of this northern terrain is beyond the scope and timeframe of this master 
plan it should be considered as potential future ski development and the terrain has been 
included as such in the project study area boundary. 

3.2 GOALS AND OBJECTIVES 

The primary goal of this project is to create a successful, year-round destination 
recreational resort community on Mt. Mackenzie.  Mt. Mackenzie meets the criteria for a 
Destination Resort as defined in the CASP Guidelines because of its great vertical drop, 
high daily capacity, high-quality lift network, extensive skiable terrain, year-round 
recreational opportunities, and large bed base with slope side accommodations. 

The primary objective of the project is to enhance the role of Mt. Mackenzie and the City 
of Revelstoke as an attractive destination area in order to compete more effectively 
within the regional and destination markets and provide further year-round economic 
stability for the community.   

In response to the desires of certain current and past City Council members, a second key 
objective in developing the Master Plan for Mt. Mackenzie is to balance the mountain 
facilities with base area accommodations such that the bed unit count of the resort will 
always be less than the total number of bed units in the City of Revelstoke.   

In accordance with its agreement with the City of Revelstoke, as well as in response to 
concerns voiced during the project public meetings, the proponent is committed to 
ensuring that permanent residents of the City of Revelstoke and Electoral Area B of the 
Columbia Shuswap Regional district have affordable access to the ski facilities on Mt. 
Mackenzie. 

3.3 MOUNTAIN DEVELOPMENT ANALYSIS 
3.3.1 Introduction 

The objective of the Mountain Development Analysis is to identify the full potential of 
the study area to support ski1 resort development, and to make sure that the optimal mix 
of skiing terrain is established and that sufficient land is set aside for the necessary 
support facilities.   

                                                 
1 Throughout this report, the term “ski” or “skiing” is used to represent all of the various types of snow 
sliding (e.g., alpine skiing, telemark skiing, snowboarding, ski-boarding, etc.). 
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3.3.2 Site Inventory 

The mountain development will encompass approximately 2,600 hectares (6,400 acres) 
of Crown Land within the Mt. Mackenzie project study area of 5,100 hectares (12,600 
acres).  The highest point of the study area, the summit of Mt. Mackenzie, is 2,455 metres 
(8,055 feet).  

The proposed Mt. Mackenzie CRA is surrounded by land uses that are complementary to 
the proposed ski resort development (generally, Crown lands that are used for cat- and 
heli-skiing).   

Specific natural resources which must be protected or avoided while designing the 
mountain facilities include identified geologic hazards and stream corridors/riparian 
reserves, as well as mature tree stands which may support goshawks.  According to 
representatives from the Ministry of Forests (MOF), no specific planning guidelines are 
necessary to account for the grizzly bear or mountain goats, due to the size of 
surrounding habitat areas and the resident population.   

Land and Water BC will designate the approved project area as a Controlled Recreation 
Area.  A Controlled Recreation Area designation provides for alpine skiing development.  
Therefore, the proposed development is consistent with current land management and 
development regulations.   

The elevation analysis illustrates a vertical drop of over 1,900 metres (6,200 feet) and 
topographic relief which is favorable for the development of alpine skiing terrain. 

The study area includes a variety of slope gradients that are suitable for beginner through 
advanced and expert ability levels.  Careful placement of lifts and trails across the 
mountain should enable a distribution of ability levels which matches the ability profile 
of Mt. Mackenzie’s local, regional, and destination markets. 

Fall-line represents the path an object would take as it descends a slope under the sole 
influence of gravity Mt. Mackenzie’s geomorphology creates consistent and lengthy fall-
lines throughout the study area.   

As depicted in the slope aspect analysis, the majority of the study area’s terrain faces 
west and southwest – often times the least desirable aspect for snow quality and retention.  
However, Mt. Mackenzie’s latitude and weather systems create frequent cold 
temperatures, which make for good-quality snow conditions over a large majority of the 
mountain.   

The climatic conditions at Mt. Mackenzie are excellent for resort development.  
Historical records show that the natural snow pack on the upper elevations of Mt. 
Mackenzie is abundant for support of alpine skiing.  Only the bottom 300 metres (17 
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percent) of the resort will require machine-made snow to augment the natural snow 
cover. 

3.4 MOUNTAIN MASTER PLAN 

3.4.1 Summary of Mountain Facilities 

Of the 5,100-hectare (12,600-acre) Mt. Mackenzie study area, approximately 2,600 
hectares (6,400 acres) are required for establishment of the proposed ski area.  Total 
skiable area is estimated to be between 1,500 and 2,000 hectares.  The remaining Mt. 
Mackenzie study area will be used for real estate development, other resort recreational 
amenities (e.g., trail networks, Nordic skiing, backcountry hiking/skiing, etc.), and the 
northern sector will be preserved for future ski development after completion of the 
projects proposed in this Master Plan. 

In accordance with CASP guidelines, the ski lifts have been aligned to serve the available 
ski terrain in the most efficient manner possible, and the proposed lift alignments have 
been oriented to take maximum advantage of the terrain while creating a complete area 
interconnection.  Proposed lifts include one 2-stage, enclosed gondola, one cabriolet 
gondola, eight detachable chairlifts, three fixed grip quad chairlifts, six fixed grip triple 
chairlifts, and one surface lift.  The proposed lift system will provide a total vertical drop 
of approximately 1,846 metres (6,056 feet) and will support a comfortable carrying 
capacity of 17,050 skiers (Figure IV-1a).  

The preliminary design for the developed ski trail network adheres to CASP Guidelines 
and offers a variety of terrain that closely matches the market distribution of destination 
visitors to Western Canada.  The 110 developed ski trails proposed in this master plan 
account for a total of 665 hectares (1,643 acres).  General slope characteristics and the 
central location (near the Mid-mountain Day Lodge and Upper Village) of the terrain 
served by lifts 6 and 22 is ideal for development of snowboard and terrain parks.  The 
upper-elevation bowls and off-piste terrain at Mt. Mackenzie will also be attractive to 
snowboard riders and free riders.  The trail design for Mt. Mackenzie has a terrain 
capacity of 6,706 skiers, on the slopes, at one time. 

CCC defines daily resort capacity.  CCC is the optimum number of guests accommodated 
by a mountain resort, at any one time, which affords a high-quality recreational 
experience and helps ensure sound stewardship of the land.  The proposed mountain 
master plan could support a potential CCC of about 17,050 guests.  Of the total 17,050 
CCC, 6,834 skiers (40 percent) are anticipated to be on the ski trails at one time (SAOT).  
The proposed trail network has an estimated skier capacity of 6,706 skiers at one time.  
This illustrates a near-perfect balance between trail capacity and SAOT. 



0          30        60                    120m                              
REVELSTOKE ALPINE 
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In addition to alpine skiing, the CRA will be used for Nordic skiing and snowshoeing in 
the winter, and lift rides, hiking, interpretive trails, site-seeing, mountain biking, 
horseback riding, dining, festivals and events, etc. in the summer.  Trail networks will be 
staged from the Mid-mountain Day Lodge at the top of the gondola (Lift 2/5).  In 
addition, more challenging routes are provided up and down the mountain, taking 
advantage of the existing mountain work roads and the snowcat road network.  The on-
mountain routes are connected to a multi-use trail, which accesses the village and all 
residential areas. 

In addition to the guests using ski area facilities at Mt. Mackenzie, there will be a number 
of guests visiting the resort that do not use the ski area facilities.  At Mt. Mackenzie it is 
assumed that these guests not using the mountain facilities equate to an additional 25 
percent of the CCC, based on CASP Guidelines for Regional/Destination and Destination 
areas.  Accordingly, the overall Resort Carrying Capacity is 21,300 (125 percent of 
CCC). 

Parking for the ski area will be provided for two types of users: overnight guests who are 
staying at the resort, and day-use guests.  Overnight guests will be provided parking 
adjacent to their accommodation either in structured (most commonly underground) or 
surface parking.  Day-use guests at the mountain will be provided surface parking at the 
Lower Village and the South base area.  The resort is anticipating the need to 
accommodate approximately 4,500 skiers in day-use parking lots. 

Guest service facilities are sized as a function of the full build-out CCC.  The resort will 
have approximately 23,000 to 28,750 square metres of space for skier services (1.3 – 1.63 
metres per guest), which meets CASP Guidelines.  

Ski-related guest services will be provided in three locations at or near the base of the 
mountain.  The Lower Village commercial core will include between 8,700 and 11,000 
sq. m. of skier services space, and 800 restaurant seats will be available for skiers.  Skier 
services at the Upper Village will be provided in a 4,200 to 5,300 sq. m. day lodge.  A 
total of 1,233 restaurant seats will be located at the Upper Village, in the day lodge as 
well as in the resort hotel.  A small staging area, providing tickets, rentals, rest rooms, 
and day skier parking, will be located at the South base area, adjacent to the lower 
terminal of Lift 4. 

There will also be three on-mountain lodges, the Mid-mountain Day Lodge, the Mountain 
Top restaurant and the Montana Creek restaurant.  The Mid-mountain Day Lodge will 
include 1,762 restaurant seats, rest rooms, retail, and a ski school registration desk, and 
will be between 4,200 and 5,300 sq. m.  The Mountain Top restaurant will include 954 
restaurant seats, rest rooms, and retail, and will be between 2,400 and 3,000 sq. m.  The 
Montana Creek restaurant will include a 968-seat restaurant, rest rooms, retail, and a ski 
school registration desk, and will be between 2,200 and 2,700 sq. m. 
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Mt. Mackenzie will have four on-mountain ski patrol facilities.  The ski patrol 
headquarters will be located at the Mountain Top restaurant.  Duty stations will be 
located near the upper terminals of Lift 18, Lift 19, and Lift 14.  There will be first aid 
facilities located in the Lower Village, the Upper Village and the Mid-mountain Day 
Lodge.  Additionally, ski patrollers stationed in the headquarters and duty stations will 
monitor the summit ridge of Mt. Mackenzie (all access routes to the ridge are visible 
from one or more of the ski patrol stations) to prevent unauthorized travel of skiers 
outside of the resort boundary and into the preserved powder snow that lies within the 
tenure areas for snowcat skiing or helicopter skiing. 

The build-out plan for Mt. Mackenzie’s snowmaking system provides coverage for 
approximately 120 hectares of alpine terrain.  The emphasis of the snowmaking program 
will be coverage for all low elevation trails (below 800 metres) that return to the resort 
village, coverage for popular trails between elevations 800 metres and 1,400 metres, and 
coverage for one run that provides a return route from 1,700 metres elevation.  
Approximately 500,000 cubic metres of water will be required per year for snowmaking 
at Mt. Mackenzie. 

Mt. Mackenzie’s central mountain maintenance facility (1,000 sq. m.) is located near the 
base of Lift 22, a location with all weather road access and snow frontage.  In addition, 
550 sq. m. on-mountain maintenance facilities and remote fuel storage depots will be 
located near the Mid-mountain Day Lodge and near the lower terminal of Lift 9.  These 
on-mountain facilities will minimize the travel time for grooming vehicles to reach the 
extensive trail network. 

Installation and maintenance of most of the lift terminals and all of the on-mountain guest 
service facilities at Mt. Mackenzie will necessitate the construction of access routes.  A 
total of 1.7 km of existing logging/mining roads will be improved and used for 
construction and on-going maintenance.  A total of 4.0 km of existing snowcat roads will 
be improved and used for construction and on-going maintenance.  In addition, 38.3 km 
of new mountain work roads will be created; 15.6 km of these proposed roads will be 
along proposed skiways. 

3.4.2 Phased Development Summary 

Throughout the development process, expansion of the resort must be carefully 
coordinated to maintain balance among skier demand and the mountain capacity (e.g., 
lifts and trails).  In addition, the development plan must ensure that adequate support 
equipment and facilities (e.g., day lodge services and facilities, grooming machines, 
utility infrastructure, and parking) accompany the mountain development at each phase of 
construction.  A carefully balanced mountain and support facility development program 
will ensure a sustainable resort operation – helping resort management safeguard the 
financial performance of Mt. Mackenzie. 
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Mt. Mackenzie Mountain Master Plan 
Phased Development Summary 

 

 Phase 1 Phase 2 Phase 3 Build Out 

Total Number of Lifts 5 9 15 25 
Number of Gondolas 0 1 3 3 
Number of Det. Chairlifts 2 4 6 12 
Number of Fixed 
Chairlifts 2 3 4 8 

Number of Beginner Lifts 1 1 2 2 
Vertical Drop 1,210 m./3,970 ft. 1,815 m./5,950 ft. 1,815 m./5,950 ft. 1,845 m./6,055 ft. 
Skiable Area (est.) 400 ha. 800 ha. 1,200 ha. 2,000 ha. 
Number of Ski Runs 32 54 69 110 
Developed Ski Run Area 167 ha. 300 ha. 429 ha. 665 ha. 
% Beg. / % Int. / % Adv. 
(Goal – 20%/60%/20%) 17%/73%/10% 17%/52%/31% 17%/56%/27% 16%/58%/26% 

CCC 4,800 skiers/day 7,210 skiers/day 10,200 skiers/day 17,050 skiers/day 
Snowmaking Coverage 38 ha. 54 ha. 87 ha. 122 ha. 
Number of Guest Service 
Buildings 2 3 4 6 

Guest Services Space 
6,400-8,000 sq. m. 

9,600- 
12,100 sq. m. 

13,600- 
17,000 sq. m. 

23,000 –  
28750 sq. m. 

Food Service Seats 1,577 2,387 3,373 5,716 
Guest Parking Spaces 600 1,010 1,074 1,500 
 
Note:  Numbers indicate cumulative totals at completion of each phase. 
 

The following table and figure summarizes the recommended development schedule for 
implementation of the major alpine skiing facilities.   

The components of any particular phase may be completed over a one- to five-year time 
frame, or longer if necessary.  Additionally, certain components of the improvement 
program may be initiated outside of the proposed phasing sequence. 
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3.5 OPERATIONAL PLANS ASSOCIATED WITH CAT POWDER  SKIING, 
INC. PRIOR RIGHTS 

3.5.1 Introduction 

CAT Powder Skiing, Inc. (CPS) holds prior rights for use of certain areas within the 
proposed resort CRA for operation of its snowcat skiing program.  CPS’s prior rights are 
outlined in a total of four agreements between CPS and the City of Revelstoke, and 
between CPS and the Province of British Columbia.  Land and Water B.C. has confirmed 
that these agreements sufficiently address the issues of prior rights between the three 
parties.  To generalize these agreements, CPS has the right to continue operation of its 
snowcat skiing program within Zones 2, 3, 4 and 5 of its tenure area until each portion of 
those areas is required by the alpine operator for lift-serviced skiing.  Zone 1 of the CPS 
tenure area (the “North Bowl”) is to be excluded from the alpine ski tenure area unless a 
specific agreement is made between CPS and the alpine operator.  In accordance with the 
intent of the four prior rights agreements operations plans have been developed to satisfy 
the prior rights of CPS. 

3.5.2 Operational Plans 

The integration of CPS with the alpine resort operation would be accomplished in three, 
sequential stages and would presumably correspond with the phasing of the resort 
development.  According to this phasing schedule, CPS operations on Mt. Mackenzie 
could continue for ten or more years after initiation of the resort development.  
Afterwards, it is projected that the CPS snowcat skiing operation would be relocated to 
its replacement tenure area on Mt. Cartier, and terms of the prior rights agreements would 
go into effect. 

For the period during which both CPS and the alpine resort operator are sharing use of 
Mt. Mackenzie, operational plans have been developed to: 1) provide for the replacement 
of CPS facilities as per the prior rights agreements, 2) address the integration of CPS 
operations and resort operations without causing conflicts between the two uses, and 3) to 
provide management direction for preventing resort guests from traveling outside of the 
CRA boundary for “off piste” skiing within the tenure areas of CPS (and Selkirk 
Tangiers). 

3.6 RESORT COMPETITIVE ANALYSIS 

3.6.1 Introduction 

In conjunction with the preparation of the Mountain Master Plan, a resort competitive 
analysis has been prepared for the Mt. Mackenzie proposal.  The Resort Competitive 
Analysis has been prepared to evaluate the potential competitive effect on other existing 
ski resorts within the eastern portion of British Columbia resulting from the development 
of the 2003 Mt. Mackenzie proposal.   



Executive Summary 
Mount Mackenzie Resort Expansion 
 
 

16 

Overall, British Columbia continues to be a leading force in skier visitation growth across 
Canada, growing faster than any other region in North America during the last decade.  
With Vancouver hosting the 2010 Winter Olympics, combined with the goal of the 
Provincial Government to double tourism in the next eight years through the new 
Heartland’s Economic Strategy, the future is very bright for continued expansion of the 
ski industry in British Columbia, especially in the more undeveloped eastern part of the 
province.  Additionally, the U.S. market has witnessed record skier visitation in two of 
the last three ski seasons, an indication that the lifestyle associated with skiing and winter 
sports is in a growth phase. 

The projected skier visit growth for Mt. Mackenzie is estimated to be approximately 
81,000 skier visits in the first year of operation and growing to about 500,000 visits 
during the fifteen year projection period.  By comparison, Beaver Creek, CO and Deer 
Valley, UT (both developed in the early 1980’s) achieved 550,000 and 450,000 skier 
visits, respectively, after 15 years of operation.     

To determine what effect Mt. Mackenzie may have on other existing ski resorts, in the 
future, it is important to review and evaluate a number of key market indicators and 
variables.  Accordingly, this study seeks to provide qualitative and quantitative 
information at a macro and micro level through evaluating broad skier market trends, 
identifying competitive factors at other resorts, providing data from other comparable 
situations and projecting potential impacts on skier visits at nearby competing resorts.  
The Resort Competitive Analysis tiers to and updates information contained in the 
Market Assessment (1999) prepared by ERA. 

3.6.2 Skier Visit Trends 

The analysis of skier visit trends involves a review of historic visitation data from the 
U.S., Canada, British Columbia and other provinces, regions and states.   

United States Visitation 

Current trends suggest that skiing is now in a rebound mode, breaking all time visitation 
records in 2000/2001 (57.3 million) and again in 2002/2003 (57.6 million).  Overall, 
these gains follow the NSAA “Growth Model” campaign which was initiated in the fall 
of 2000.  Certainly, one important aspect of future growth is focused on the rate of “trial 
and conversion” of skiers/boarders to life-long participants, not to mention the retention 
of existing skiers/boarders.  During the past nine ski seasons (94/95-02/03), the US has 
seen an overall increase in skier visits of 9%.  Clearly, recent evidence shows renewed 
interest and growth in an industry that has witnessed national-level stagnation for many 
years.  Future skier demand must be accommodated through the expansion of existing 
facilities and the development of new resorts. 
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Canadian Visitation 

Canada has seen an overall increase in visitation of 14% for the past nine ski seasons.  
During this period, British Columbia witnessed a 16% increase, slightly higher than 
Alberta (13%).  This comes at a time when the number of Americans who are hitting the 
slopes in Canada is growing.  In fact, 1998 marked the first time that Americans made 
more overnight trips to ski in Canada than Canadians traveled to the U.S. for skiing.  A 
number of studies suggest a continuing of this trend, with higher volumes of Americans 
traveling to Canada for ski vacations.  Recognizing the opportunities associated with 
changing demographics and lifestyle preferences throughout North America, the 
Canadian ski industry has widely adopted the NSAA “Model for Growth”.  As a result, 
the Canadian Ski Council is in the process of fostering future growth through improving 
the rate of “trial and conversion” for new entrants, as well as ways to retain existing 
participants.   

British Columbia Visitation 

Over the past two decades, skier visitation has grown dramatically in British Columbia, 
from approximately 2.6 million (1983/84) to 5.5 million (2002/03) visits.  In fact, British 
Columbia hit an all time record of 6.2 million visits during the 2001/02 ski season.  
Overall, the combination of expansion and upgrading of existing resorts and the 
development of new resorts, coupled with government sponsored tourism and resort 
development programs, has lead to impressive skier visitation growth, both in percentage 
and absolute numbers. 

British Columbia as a Ski Destination 

Throughout the 1990s and beyond, British Columbia resorts have continued to make 
substantial investments in year-round facilities and real estate.  As the ski areas continue 
to invest in ski-related projects and develop non-ski amenities as well, both skiers and 
non-skiers will be attracted to the region and the industry economy will continue to 
expand.  The further development of British Columbia as a destination ski market is fully 
supported by the Provincial government.  Previous projects such as the Commercial 
Alpine Ski Policy and Mountain Resort Association Act have been implemented to assist 
ski areas in gaining a greater share of the destination ski market. 

Hosting of the 2010 Winter Olympic Games in Vancouver is another investment that will 
yield tremendous worldwide visibility to British Columbia skiing and general tourism 
opportunities.  Such an event will provide added visibility and continued long-term 
opportunities for British Columbia as a ski destination. 

Recently, the British Columbia government initiated the Heartlands Economic Strategy 
(2003) with a focus on revitalizing the economy of rural and northern communities that 
are the heart of the province’s economic strength through the development of strategies 
that will open up the heartland of the province and make sure that industries such as 



Executive Summary 
Mount Mackenzie Resort Expansion 
 
 

18 

forestry, agriculture, tourism, energy and fishing continue to provide jobs and a future in 
communities throughout British Columbia. 

Additionally, in order to further promote British Columbia’s World-Class-All-Season 
Resorts, the province has formed a British Columbia Task Force to, 1) work with resort 
operators, communities and First Nations to promote B.C. as a world-class resort 
destination, 2) increase jobs and opportunities at British Columbia resorts, including ski 
destinations and 3) help ensure every region gets maximum benefit from hosting the 2010 
Winter Olympic Games. 

One of the most important components of the Canadian Alpine Ski Policy is the provision 
for developing real estate bed units in proportion to planned ski area development and 
expansion through the Master Planning process.  At a time when the demand for second-
homes has been at an all-time high, and will continue at such a pace for the next decade, 
British Columbia resorts have been able to develop residential properties to serve the 
market need.  These bed-units have created loyal customers and provide hot-beds for 
destination visitors.  Real estate at British Columbia resorts has also become an attractive 
investment opportunity for many residents of the U.S. due to the benefit of the strong 
dollar.   

3.6.3 Competitive Analysis 

5.6.3.1 Introduction 

There are numerous factors and variables which ultimately affect the performance and 
success of Mt. Mackenzie and its direct competitors.  Mt. Mackenzie will compete for 
skier visits within the local, regional and destination markets, as noted below. 

Local Market 

The existing Mt. Mackenzie ski area caters primarily to local skiers and generates about 
15,000– 20,000 skier visits annually.  Since the next closest ski areas are Kicking Horse 
in Golden (1 ¾ hours) and Silver Star in Vernon (2 hours), Mt. Mackenzie is extremely 
important to local skiers.  With the development of Mt. Mackenzie, it is projected that 
resorts such as Kicking Horse and Silver Star would realize a nominal reduction in skier 
visits (less than 1%), as residents of Revelstoke would be more prone to ski at the Mt. 
Mackenzie resort. 

Regional Market 

Regional ski areas and resorts typically draw skiers from within a 5-hour driving radius 
or approximately 250 miles.  Examples of regional ski resorts serving the Vancouver 
market include Sun Peaks, Silver Star, Apex and Big White.  From the Calgary market, 
British Columbia regional areas include Fernie, Panorama, Whitetooth/Kicking Horse, 
and Kimberly. 
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From a regional market perspective, numerous intervening opportunities exist to the west 
and east of Mt. Mackenzie.  The majority of regional visitors will view Mt. Mackenzie as 
too remote and distant from the regional market.  Accordingly, in a continually growing 
market, the development of Mt. Mackenzie is not projected to materially impact the 
growth of regional skier visits at the existing resorts. 

The eastern portion of lower British Columbia is divided between the Thompson-
Okanogan and B.C. Rockies region.  At a macro scale, all the resorts in the eastern part of 
the province stand to benefit from the continued support for tourism development by the 
provincial government, especially as part of the new Heartlands Economic Strategy.   

Regional/Destination Market 

A destination resort is one that can attract skiers for mid-week vacations and longer 
duration visits.  The most important factor for a destination resort is accessibility, either 
by air, automobile or combination.  Many of the ski areas throughout British Columbia 
serve the regional/destination market.  Residents from Washington, Oregon, Idaho, 
Montana, British Columbia and Alberta travel to resorts such as Whistler, Sun Peaks, Mt. 
Washington, Panorama, Big White, and Fernie, for vacations and holidays that typically 
extend 5-7 days.   

Mt. Mackenzie will provide another option for the drive-to regional/destination visitor, 
although these visitors will have to travel two or more hours beyond the existing resorts, 
placing Mt. Mackenzie in a locational disadvantage.  Based upon the historical growth of 
skier visitation in British Columbia, coupled with new strategies to double tourism and 
skiing in the province (i.e. Heartlands Economic Strategy), 100,000 skier visits generated 
from within the regional destination market at Mt. Mackenzie would potentially cause a 
.08-1.0% reduction in skier visits at competing resorts in the initial years (2-5).   

The eventual success of Mt. Mackenzie in the destination marketplace will be focused on 
attracting new skiers from the broader destination marketplace, including Canada, the 
U.S., Europe and Asia.  This will be achieved by benefiting from the future market 
synergy created by all British Columbia/Alberta resorts, building on the existing visibility 
of Revelstoke as a destination unto itself, continued growing demand for skiing and 
visiting four-season resorts, developing partnerships with the airline and other 
transportation carriers, and marketing the unique aspects of the resort.  Clearly, as 
demonstrated in the case of Jackson Hole and Telluride, remoteness, when coupled with 
superlative natural beauty, can become a major asset in the formula for success.  Simply 
stated, Mt. Mackenzie is unlike any other four-season resort development in British 
Columbia.  Accordingly, skier visitation growth at Mt. Mackenzie will not occur at the 
expense of surrounding ski areas, as the proposed resort will tap into a much greater 
target market.  In fact, the presence of a major new resort in eastern British Columbia will 
more likely become a stimulant to further growth by all the surrounding areas. 
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4.0 RESORT BASE PLAN 
The Mount Mackenzie Resort Master Plan envisions a year-round recreation-based resort 
in Revelstoke, British Columbia, with a level of quality and service that establishes it as a 
premier destination catering to regional, North American, and international visitors.  The 
proposed Mount Mackenzie Resort will be able to boast of the largest lift-service vertical 
ski terrain in all of North America.  That distinction will put it on the map as a must 
destination for avid skiers the world over. 

In addition to sharing a spectacular mountain setting on the banks of the Columbia River, 
the Mount Mackenzie Resort has a unique and special relationship to the City of 
Revelstoke.  The resort centre is located only minutes away from the historic downtown 
district.  The integration of the City and the resort presents tremendous opportunities for 
developing joint recreational, cultural and commercial facilities that can be used by local 
residents and destination visitors alike. 

The Base Lands Master Plan for the Mount Mackenzie Resort has been carefully 
conceived to achieve these resort objectives.  The Master Plan has also incorporated 
numerous elements that satisfy requirements for destination resorts as outlined in the 
Canadian Alpine Ski Policy (“CASP”) Guidelines.  The Base Land Area includes a total 
of 390 hectares (965 acres) of land within the designated study area boundary (Exhibit A) 
.  The land includes both Crown Lands on the lower slopes of Mount Mackenzie, as well 
as private ownerships on the flatter bench lands below.  Development within the Base 
Lands will include a full range of residential units intended to serve a diverse population 
of resort visitors, second home buyers and local residents.  Over 60% of the residential 
units are proposed to be available on a rental basis to accommodate destination visitors.  
The units include hotels, lodges and condominiums with varying levels of guest 
amenities and services.  The remainder of the residential units will be a mix of 
townhomes and single-family homes (some of which will also be in the rental pool) that 
are oriented to fulfilling the needs of second homebuyers and local residents. 

The Mount Mackenzie Mountain Master Plan has estimated the Comfortable Carrying 
Capacity (“CCC”) of the mountain at full buildout at approximately 17,000 skiers at one 
time.  CASP guidelines generally establish the allowable balance between CCC and 
residential bed units (pillows) at destination resorts at around 1:1.  The Base Lands 
Master Plan includes an estimated 16,600 total bed units that is in line with the CASP 
criteria.  CASP also requires that at least 10% of the proposed residential units be 
developed to house employees at destination resorts.  Even though a sustainable supply of 
housing currently exists in Revelstoke, approximately 1600-1700 bed units have been 
designated as potential employee housing units within the Mount Mackenzie Resort. 

Neighborhood areas within the Base Lands have been identified based on topographical 
similarities, relationships to recreational activities, proposed land uses and densities.  
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Three primary neighborhood areas have been designated within the Base Lands.  They 
are: 

1) The Mountainside Neighborhood includes areas on the lower slopes of Mount 
Mackenzie below the ±850-metre elevation.  This neighborhood is characterized by 
steep slopes, access to skiing and other mountain related recreational activities, and 
predominately single-family and town house development.  Some higher density 
development including a hotel, lodge and resort condominium units are proposed on 
flat benches that occur between 800-850 metres.  Some areas within the Mountainside 
Neighborhood have been impacted by logging activities, and the development of 
roadways and trails necessary to the operation of the existing ski area/cat skiing 
operation on the mountain.  Also, many of the proposed residential units will be 
connected by ski trails to allow ski to/ski from relationships.  Views from the 
majority of the mountainside development areas are spectacular, including views to 
the Columbia River, the mountain peaks to the west, and the town of Revelstoke 
below. 

2) The Village Neighborhood includes areas along the toe of the mountain, including 
and adjacent to the former lower portion of the ski area, and the flatter bench areas to 
the north and west.  It is the smallest of the three neighborhoods but contains the most 
intense residential, commercial, and recreational development.  It is the geographical 
centre of the Base Land area.  The Village will be tied directly to the mountain by 
several lifts that land in public plaza areas.  The residential units proposed in the 
Village Neighborhood are primarily hotels, lodges, and resort condominiums that are 
intended for transient use. Located on the ground floors of larger residential buildings 
or as stand-alone in character, is a broad range of commercial uses, resort guest 
services, a proposed conference centre facility.  Many commercial areas within the 
Village Neighborhood are pedestrian only in character with vehicular access limited 
to service and emergency vehicles.  Large surface parking lots within the 
neighborhood are provided for day-use guests and commercial shoppers.  A number 
of other non-ski recreational uses, including a skating rink, water-park, mini-golf and 
arcade are located here. 

3) The third neighborhood in the Base Land area is the Meadows Neighborhood.  This 
neighborhood is located on the flatter land that is west of the Mountainside and 
Village Neighborhood areas.  The landscape here is characterized by open meadows 
bounded by dense forest cover.  While it does not have direct access to the mountain, 
it does contain many other recreational amenities including the proposed 18-hole 
championship golf course, the health club/spa, a large portion of the proposed trail 
network, and proximity to the existing park and water recreation area at Williamson 
Lake.  Most of the residential uses within the Meadows Neighborhood are single-
family homes and townhomes, many of which are located with frontage along the 
golf course.  Views from the more open areas within this neighborhood can be 
spectacular and include views of the flanks of Mount Mackenzie to the east and 
south, in addition to views of Mt. Begbie and other peaks to the west. 
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The Mount Mackenzie Resort Master Plan includes a wide range of recreational, cultural 
and commercial opportunities for resort visitors.  In addition to the activities and facilities 
already noted, others include an outdoor recreation/equestrian centre with connections to 
mountain and valley trails, an outdoor on-mountain amphitheatre, and an environmental 
education centre.  Numerous other activities and events will be programmed by the resort 
on a weekly basis.  They will include recreational competitions, cultural events, musical 
entertainment, educational activities, festivals, etc.  Many of the programs will take place 
in the Village area, but some will occur on the mountain and throughout the resort. 

The resort will be tied to the City of Revelstoke by an extension and expansion of the 
existing roadway network.  Proposed new roadways include a resort parkway that is 
centrally located within the Village and Meadows Neighborhoods.  The parkway will be 
the primary internal collector road, reducing traffic adjacent on existing neighborhood 
streets.  A mountain roadway loop system will be developed in the Mountainside 
Neighborhood to allow residential access.  Other secondary roads will loop off of the 
parkway to serve residential and commercial uses.  Day-use and commercial parking will 
be provided in large surface lots within the Village.  Residential parking lots will be 
under, within, or immediately adjacent to the residential uses they serve. 

Phasing of on-mountain and Base Lands development at the Mount Mackenzie Resort is 
expected to occur over a twenty-year period (Exhibit Q and R).  Phasing of residential 
and commercial uses within the Base Lands will be balanced with the development of 
improvements on the mountain.  It is anticipated that initial residential demand will be for 
single-family homes and town homes located on the mountain on existing Crown Lands.  
Many of these units would have ski to/ski from relationships.  CASP guidelines require 
that residential development on Crown Lands be tied to improvements (such as lifts, trails 
and support facilities on the mountain) that increase the CCC.  The actual number of units 
that could be constructed on Crown Lands would then be based on a percentage of CCC.  
CCC, on the other hand, would not restrict development on Private Lands.  It would be 
driven primarily by the demand within the market.  As the resort matures into a year-
round destination, the emphasis in later development stages is expected to shift toward 
the development of higher-density units designed for short-term rental use.  Commercial 
and guest services would be phased incrementally when there is a demonstrated need.  
The development of infrastructure and roadway improvements would be tied to both on-
mountain and Base Land development.  Many of these improvements, such as the waste 
water/sewage treatment facility, will require considerable initial capital investment.  
Phasing of the proposed golf course and related residential properties will be dependent 
on competitive factors within the resort market, as well as demand for summer seasonal 
activities. 

At full buildout, the Mount Mackenzie Resort as planned will provide recreational 
opportunities, amenities, and the residential variety befitting an international destination 
resort.  The Mount Mackenzie Resort will also benefit from its proximity to the City of 
Revelstoke and the additional recreational, commercial, and cultural opportunities that  
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Upper Vill / mtn 1-A 34,850 5/6 200,000 75% 150,000 500 300 2 600 3.5/4 203,000 75% 152,250 1,000 152 4 609 0 4 0 0.0 0.66 0 6 0 1,209

Mountain 1-B 0 0 0 75% 0 500 0 2 0 0 0 75% 0 1,000 0 4 1 112 4 448 93.0 0.66 141 6 846 1,295

Mountain 1-C 0 0 0 75% 0 500 0 2 0 0 0 75% 0 1,000 0 4 1 0 4 0 56.0 0.66 85 6 510 511

Golf 2-A 2,800 3.5/5 112,000 75% 84,000 500 168 2 336 0 0 75% 0 1,000 0 4 0 72 4 288 25.0 0.50 50 6 300 924

Golf 2-B 39,700 0 0 75% 0 500 0 2 0 0 0 75% 0 1,000 0 4 0 100 4 400 23.5 0.25 94 6 564 964

Lake 2-C 0 0 0 75% 0 500 0 2 0 3.5/4 248,800 75% 186,600 1,000 187 4 746 184 4 736 12.5 0.50 25 6 150 1,632

Lake 2-D 3,600 0 0 75% 0 500 0 2 0 3.5/4 389,900 75% 292,425 1,000 292 4 1,170 0 4 0 0.0 0.50 0 6 0 1,170

Lower Village 3-A 48,400 6.5/8 0 75% 0 500 0 2 0 4.5/6 438,700 75% 329,025 1,000 329 4 1,318 0 4 0 0.0 0.66 0 6 0 1,318

Lower Village 3-B 109,600 6.5/8 155,600 75% 116,700 500 233 2 467 4.5/6 460,200 75% 345,150 1,000 345 4 1,383 0 4 0 0.0 0.66 0 6 0 1,849

Lower Village 3-C 66,400 6.5/8 475,000 75% 356,250 500 713 2 1,425 4.5/6 151,000 75% 113,250 1,000 113 4 455 0 4 0 0.0 0.66 0 6 0 1,880

Lower Village 3-D 82,200 6.5/8 380,000 75% 285,000 500 570 2 1,140 4.5/6 0 75% 0 1,000 0 4 2 16 4 64 0.0 0.66 0 6 0 1,206

Mountain  4-A 0 0 0 75% 0 500 0 2 0 3.5/4 0 75% 0 1,000 0 4 0 56 4 224 35.5 0.66 54 6 326 550

Mountain  4-B 13,200 0 0 75% 0 500 0 2 0 3.5/4 0 75% 0 1,000 0 4 0 76 4 304 32.0 0.66 48 6 286 590

North Bench 5-A 0 0 0 75% 0 500 0 2 0 3.5/4 69,657 75% 52,243 1,000 52 4 209 184 4 736 39.0 0.66 59 6 356 1,301

On Mountain 6-A 115,000 0 0 75% 0 500 0 2 0 0 0 75% 0 1,000 0 4 0 34 6 204 0.0 0.00 0 6 0 204

TOTALS 515,750 1,322,600 991,950 1,984 3,968 1,471 5,894 834 3,404 316.5 556 3,338 16,604

* PER CASP REQUIREMENTS, SOME PROPORTION BREAKDOWN OF BED UNITS BY CATEGORY
  OF AREAS 2-C AND 2-D POTENTIALLY WILL BE HOTEL 3,968
  INTENDED FOR EMPLOYEE USE (UP TO 1700 BU'S). RESORT CONDO 5,894

MULTI FAMILY 3,404
SINGLE FAMILY 3,338

16,604

HOTEL TOWN HOUSESRESORT CONDO (Transient Occupancy) SINGLE FAMILY
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already exist.  The potential is there to develop a vibrant and exciting resort community 
that benefits visitors and local residents alike. 

5.0 INFRASTRUCTURE, TRAFFIC AND SOCIAL 
ISSUES 

5.1 SITE SERVICING 

This report deals with Resort servicing, transportation and traffic issues.  Plans are 
provided for water servicing, wastewater servicing, stormwater management, energy 
supply and traffic. 

The water section reviews options for providing potable water, snowmaking water, and 
golf course irrigation water for the Resort.  Water demands created by the Resort will be 
minimized by implementing water conservation strategies.  The current City of 
Revelstoke maximum day demand recorded is 13,400 m3/day. 

The potable water maximum day demand generated by the Resort at buildout (25yrs+) is 
estimated at 3,885 m3/day.  In addition, golf course irrigation requirements and 
snowmaking requirements are estimated at 175,000 m3/year and 500,000 m3/year 
respectively. 

Potable water to service the Resort can be provided by connecting to the City of 
Revelstoke System.  Improvements to the capacity of the WTP and supply mains from 
the WTP will eventually be required, however not for several years.  Snowmaking can be 
supplied using a combination of surface water diverted from Montana Creek and by 
collecting spring runoff (snowmelt) near the proposed snowmaking water storage pond at 
1750m in elevation.  Irrigation water for the golf course will be provided by developing a 
well or wells and possibly by using surface runoff stored in golf course feature ponds. 

Sewage generated by the Resort will be collected in conventional sewers and conveyed to 
a dedicated treatment plant in close proximity to the Resort.  Sewage will be treated to 
exceed the requirements of the BC Municipal Sewage Regulation.  Many design features 
will be incorporated to ensure the treatment plant is not a nuisance (odour, noise, 
appearance, leachate) to the neighbours.  Final discharge of effluent (liquid portion) will 
be to the Columbia River where minimum dilution ratios will be 7448:1.  Effluent will be 
disinfected using ultraviolet light.  Sludge (solids) generated through the treatment 
process will be further treated to exceed the BC Organic Matter Recycling Regulation.  In 
this way, biosolids will be reused in the area as a soil amendment. 

The stormwater section provides general information and considerations required for 
preparation of a Master Stormwater Drainage Plan (MSDP) for the Resort village.  This 
section also identifies various stormwater best management practices (BMPs) that appear 
suited to the area based on general site conditions.  Considerations for cold climate 



Executive Summary 
Mount Mackenzie Resort Expansion 
 
 

27 

conditions and snow management will be an important component of the MSDP.  It is 
recommended that the MSDP be developed early in the development process such that 
the BMPs available are best applied to specific site requirements. 

The energy requirements of the Resort will be serviced with electricity from BC Hydro 
and a distributed gas (propane) system, likely owned by Terasen Gas Inc.  The Concept 
Plan identified that both these companies have the capacity and interest to service the 
Resort.  The Resort’s proximity to these existing services means that no extensive 
transmission lines are required to extend service.  Extensions and upgrades to the existing 
systems will be provided in existing and proposed public road right-of-ways. 

5.2 TRAFFIC 

The traffic impact study concentrated on the impacts that the anticipated resort traffic will 
have on the existing road network between the resort and the Trans Canada Highway.  It 
was identified that there are already safety issues with only one 2 lane bridge crossing the 
Illecillewaet River, especially since the hospital is located across the river from the town 
centre.  A second crossing would address the issues of a major bridge closure. 

The traffic impact study reviewed the impact of resort growth for each phase and 
determined that most impacts arise near the end of Phase 2 (50 % Buildout).  It was 
determined that with the proposed resort traffic the existing bridge will approach capacity 
near the end of Phase 2.  To address this capacity issue, two options were explored:     

• twinning the existing crossing, four-laning Airport Way and 4th Street and 
improving the 4th & Townley and Victoria & Mackenzie intersections. 

• providing an alternate crossing from Comozzi to Powerhouse Road with 
intersection improvements at 4th & Townley and Victoria & Mackenzie. 

If the alternate crossing is developed, upgrades to the northern end of Comozzi Road will 
be required, however, the existing network will not require any major improvements 
other than intersection improvements such as turn lanes, roundabouts or signals. 

5.3 SOCIAL ISSUES 

Social Planning Issues report is provided with information to assess the impact of the 
resort development on the community as it relates to employment, housing, employee 
accommodation, health services, education, substance abuse and crime, and parks and 
recreation.  The information presented in this report may also be used by the Provincial 
Government in the planning for delivery of social services to the community. 
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6.0 ENVIRONMENTAL MANAGEMENT PLANS 
This section outlines Environmental Management and Environmental Monitoring Plans 
for the Mount Mackenzie Resort project.  The individual Environment Management and 
Monitoring Plans discussed in this section include: 

• Erosion and Sediment Control Plan 
• Water Management Plan 
• Solid Waste Management Plan 
• Liquid Waste Management Plan 
• Drainage Control/Stormwater Management Plan 
• Non-point Source Waste Discharge Control Plan 
• Vegetation Management Plan 
• Grizzly Bear Management Plan 
• Air Quality Management and Monitoring Plan 
• Spill Contingency Plan 
• Terms of Reference for Environmental Monitoring 
• Additional Monitoring Plans 

7.0 FIRST NATIONS 
7.1 CURRENT LEGAL ENVIRONMENT: 
 
Recent court cases have increased the obligation for consultation and accommodation not 
only for the Provincial and Federal Governments but also for Third Parties. In 
Delgamuukw (1997) the court stipulated the following: 
 
“There is always a duty of consultation … The nature and scope of the duty of 
consultation will vary with the circumstances. In occasional cases, when the breach is 
less serious or relatively minor, it will be no more that a duty to discussing important 
decisions that will be taken with respect to lands held pursuant to aboriginal title. Of 
course even in these rare cases when the minimum acceptable standard is consultation, 
this consultation must be in good faith and with the intention of substantially addressing 
the concerns of the aboriginal people whose lands are at issue. In most cases, it will be 
significantly deeper than mere consultation. Some cases may even require the full 
consent of an aboriginal nation, particularly when provinces enact hunting and fishing 
regulations in relation to aboriginal lands. 
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Between these poles is bulk of content of procedural fairness: 
 

• Entitlement to make written and oral representations and to have such 
representations meaningfully considered. 

• Such meaningful consideration, within the context of aboriginal consultation, 
includes attempting accommodation of aboriginal interests, mitigating negative 
effects of infringements on aboriginal and treaty rights and attempting negotiated 
solutions, where appropriate. 

 
Aboriginal Consultation after Haida II: 
 
In summary, the Haida decisions contribute important principles to the law on the 
Province’s and private party’s potential consultations obligations to aboriginal peoples. 
The legal principles can be summarized as follows: 
 

1. Prior to aboriginal rights or title being proven, the Province has a legal duty to 
consult in good faith with an aboriginal group that has a good prima facie case 
(i.e. good evidence on the face of it ) of an infringement of an aboriginal right or 
title to affected lands and to seek to accommodate the aboriginal interests. 

2. A prima facie case of aboriginal rights or title may exist where there is a 
“reasonable probability” of an aboriginal right or title being proven within an area 
affected by government decision making. 

3. The Province has an obligation to make reasonable inquiries through available 
evidence as to the strength of the aboriginal group’s claim of aboriginal rights or 
title. 

4. The scope of the duty to consult will vary with the circumstances. The scope of 
the duty includes reasonably ensuring that the aboriginal group is provided with 
all necessary information in a timely way so that they have an opportunity to 
express their interests. The strength of the obligation to seek an accommodation 
of aboriginal interests is proportional to the potential soundness of the claim of 
aboriginal title or rights. The duty may include “effectively” or “substantively” 
addressing the concerns of the relevant aboriginal group. 

5. Where the Province’s duty to consult arises, it is a free standing, enforceable legal 
duty of “utmost good faith” that is based on the broader fiduciary relationship (i.e. 
trust-like relationship) between the provincial Crown and aboriginal peoples. 

6. The relevant aboriginal group has a reciprocal duty to express their interests and 
concerns once they have had an opportunity to consider the information provided 
and to consult in a good faith by whatever means are available to them. They 
cannot frustrate the consultation process by refusing to meet or participate, or by 
imposing unreasonable conditions. 

7. Courts have discretion in developing a remedy for not fulfilling a duty to consult. 
A government authorization may be set aside, as in Taku River, or the licence, 
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permit or other approval may be left in place before aboriginal rights or title have 
been proven, as in Haida. However, if an aboriginal group could establish a 
breach of a duty to consult, it may be able to compel the Province, through a court 
order or declaration, to consult with it before a decision is made about the affected 
area. 

8. After Haida II, it is possible a court could conclude a private party has a legal 
duty to consult with an aboriginal group in circumstances where: 

• A reasonable probability of an aboriginal title or right (e.g. right to harvest 
cedar) and its infringement exist; 

• The Provincial approval is an exclusive allocation of a resource (e.g. 
replacement of a tree farm licence); 

• The Province owes a fiduciary duty to consult with the First Nation; 
• The Province has failed to fulfil its duty but issued the approval; and 
• The private party’s participation is required to carry out reasonable 

consultation and accommodation efforts and to adjust any of the resource 
allocation (i.e. the Province cannot effectively consult and provide 
accommodations alone). 

7.2 FIRST NATION ORGANIZATIONS: 

First Nations whose traditional territories fall within the project area must be consulted in 
accordance with Provincial Government Consultation Guidelines. In the case of the 
proposed Mount Mackenzie Resort Project First Nations who have asserted aboriginal 
title and rights include: 

 
• Ktunaxa Kinbasket Tribal Council / Columbia Lake Indian Band 
• Secwepemc Nation (Shuswap Nation Tribal Council) including Adams Lake 

Indian Band, Neskonlith Indian Band, Little Shuswap Indian Band, and 
Spallumcheen Indian Band. 

• Okanagan Nation Alliance including the Okanagan Indian Band. 
 
Maps showing the traditional territories of each of the First Nation Groups each 
encompasses fully the Revelstoke area including the site of the proposed Mount 
Mackenzie Resort project. 
 
Clearview Solutions Inc. was contracted in September 2003 to establish contacts, provide 
information to and consult with First Nations regarding the proposed project.  Clearview 
Solutions has agreed to consult with First Nations on behalf of the proponent, to ensure 
that the legal obligations regarding consultation according to the Provincial Consultation 
Guidelines and recent court decisions are fulfilled. In early September Clearview 
Solutions Inc. contacted First Nations and set up meetings to establish relationships, 
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provide updated information,  and obtain preliminary issues and concerns. A complete 
history of contacts and meetings are found in tab (1) of this report.  

7.3  SUMMARY OF COMMUNICATIONS AND ISSUES: 

7.3.1 Ktunaxa Kinbasket Treaty Council/Shuswap and Columbia Lake Bands 

A meeting was held on December 10, 2003 withb representatives of the KKTC, 
Columbia Lake and Shuswap Bands at the Columbia Lake Band office in Windermere .  
Clearview Solutions and the proponent team provided information on the project to the 
Shuswap and Columbia Lake Bands and recorded the Bands issues and concerns.   

• The Bands would like to discuss joint tourism opportunities with Revelstoke 
Alpine Resorts. 

• The Band insisted that Land and Water BC be at the table to fulfill the 
government’s obligation to consult. 

• There will be points in the process where decisions need to be made and the 
proponent will need to be directly involved; the Crown will also need to be 
involved similarly. 

• The Band brought up concerns regarding possible impacts on vegetation in the 
project area. 

• The Band brought up the issue of capacity funding. 
• The Band thought there should be an Archaeology overview of the area. 

 

7.3.2 Little Shuswap Indian Band: 
 
Meetings were held on September 8 , October 7 and December 11 2003, at the Little 
Shuswap Indian Band office and the Quaaout Lodge, respectively.  Clearview Solutions 
and the proponent team provided information on the project to the Band and recorded the 
Bands issues and concerns.  The issues brought up by the Band are listed below: 
 

• The Band would like to discuss joint tourism opportunities with Revelstoke 
Alpine Resorts. 

• The Band insisted that Land and Water BC be at the table to fulfill the 
government’s obligation to consult. 

• There will be points in the process where decisions need to be made and the 
proponent will need to be directly involved; the Crown will also need to be 
involved similarly. 

• The Band brought up concerns regarding possible impacts on vegetation in the 
project area. 

• The Band brought up the issue of capacity funding. 
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• The Band thought there should be an Archaeology overview of the area. 
• The Band is concerned with developer wishing to increase traffic flow into the 

area - will the airport or roadways be expanded?  If so, will the expansion have an 
impact on wetlands in the Upper Arrow Lake? 

• The Band is concerned about high volume of referrals coming out of the process. 
There is a need to look at funding of activities arising out of the consultation 
process. 

• The Band’s needs are distinctive from other First Nations. Have own professional 
people who need to be involved in the process. 

• The Band understands, through involvement in BC Hydro’s Water use Plan for 
Arrow Lake, that considerable effort is involved beyond attending meetings; i.e. 
preparation, de-briefing, and community communications. LSIB is prepared to 
provide a budget outlining what will be involved; don’t see this project as a major 
initiative for the Band in terms of time and effort. 

7.3.3 Spallumcheen Indian Band: 
 
A meeting was held on September 8, and December 11 2003 at the Spallumcheen Indian 
Band Office in Enderby and the Quaaout Lodge, respectively . Clearview Solutions and 
the proponent team provide updated information to the Chief and Council. Issues raised 
by the Chief and Council were: 
 

• Spallumcheen declared the meeting was information only, and a proper 
consultation program would have to be established. 

• The Band stated that this was their land and their resources even though others 
claimed it was a shared territory. 

• The Band insisted that Land and Water BC be at the meetings. 
• Chief Gloria Morgan was concerned about the short time frame for doing the 

review of the plan and wanted to know the construction start dates. 
• The Band brought up the question of funding for their participation. 

7.3.4 Okanagan Indian Band: 
 
A meeting was held with the Okanagan Indian Band on September 8th 2003 at the OKIB 
office in Vernon and on December 15, 2003 at the Okanagan Nation Alliance office in 
Westbank.  Clearview Solutions and the proponent team explained the proposed project 
and left an executive summary for the Chief.  The Band’s comments were: 
 

• They have had no previous contact regarding the project, but were interested in 
consulting on the project and wanted additional updated information. 

• The Band brought up the subject of funding for their participation. 
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7.3.5 Okanagan Nation Alliance: 
 
Meetings were held with the ONA on September 9th , October 7th  and December 15, 
2003 at the Okanagan Nation Alliance office in Westbank, BC.  Issues and concerns 
raised by the ONA are listed below: 
 

• Pauline Terbasket, Executive Director, wondered why they had not been 
contacted previously, considering the project is in the heart of Okanagan 
Traditional Territory.  They had not heard about the project prior to being 
contacted by Clearview Solutions. 

• The administration will need to receive updated information prior to a meeting 
being arranged with the proponent and the Chairman and Chiefs of the ONA. 

• The ONA will require funding to participate in the review of the project, 
including review of studies, monitoring activities, attending meetings, etc. 

• Okanagan Indian Band is the closest member Band so likely have the strongest 
interest in the project. 

• The idea of having all Nations working together on this project is currently a non-
starter. 

• The ONA will need to assess the available EIA material, the process for permit 
approvals, who has been involved in the assessment work, correspondence 
relating to permitting, timelines and standards employed in completing 
assessments and approvals; then they can better determine concerns and issues. 

• The ONA is interested in information pertaining to transportation, employment 
and staff housing, revenues, tax base, land holdings, base impacts / footprint 
issues, and economic impacts. 

7.3.6 Shuswap Nation Tribal Council(SNTC): 
 
A meeting was held with the Bob Moody, Tribal Director on September 9th 2003 at the 
SNTC office in Kamloops. Clearview Solutions provided an executive summary of the 
project and went over some of the details of the Draft Master Plan.  
 

• Bob Moody said that the SNTC might be interested in working with other First 
Nation organizations on the project. 

• The SNTC was in the process of approving their consultation and accommodation 
policy. 

• Bob Moody brought up the need for capacity funding and agreed to provide an 
estimate of their requirements for consultation. 

• The SNTC is interested in economic opportunities, jobs etc. 
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A meeting was held with the SNTC, Adams Lake Indian Band (ALIB) and Neskonlith 
Indian Band (NIB) on October 9th 2003. Comments were as follows: 
 

• NIB -  expressed an need to work collaboratively. 
• NIB -  need to have a standard procedure and guidelines for dealing with 

proposals like this. 
• SNTC -  are working on a consultation strategy that will set out a standard 

procedure. 
• NIB -  elder Parents stayed in Revelstoke, concerned about what happens to 

traditional information that is collected. 
• ALIB -  have not received information on the project, concerned about access to 

land and water becoming restricted over time as happened at Sun Peaks and other 
areas. 

• ALIB -  to have reasonable consultation, must have native people do the 
environmental assessment work. 

• ALIB -  Native people need to protect the water resources. 
• ALIB -  Bands are interested in economic opportunities. 
• Bands expect to see higher level people from Victoria involved (government). 
• Native people don’t just have interests, have title to the land. 
• Environment is the number one concern 

7.3.7 Next Steps / Recommendations: 
 
Clearview Solutions Inc. contacted and met with all of the First Nations who have 
asserted Aboriginal Rights and Title interests to the lands associated with this project.  
Included in these assertions are claims of existing traditional territories, which based on 
the mapping information that is publicly available as documented by the First Nation 
groups involved, shows an overlapping interest on the part of all three tribal groups.  It 
should be understood here that the Delgamuukw ‘test’ for determining a strength of claim 
does not require that an area be claimed solely by one aboriginal nation.  An area can be 
claimed by two or more nations as a ‘shared exclusive territory.  The Province has 
recently defined a procedure within the aboriginal consultation policy for determining 
‘strength of claim’ but in practical terms, this is very difficult to resolve without 
extensive research and legal reviews.  It is an issue which we believe is clearly in the 
Province’s and the First Nations interest to resolve. 
 
Each of the First Nations were provided with information and made aware of the details 
of the project and were asked about their willingness to participate in the review. All First 
Nations have expressed an interest and insist on their right to be properly consulted and 
have their concerns and issues accommodated according to their asserted aboriginal title 
and aboriginal rights. After the initial meetings held by Clearview Solutions Inc. First 
Nations insisted that representatives from Land and Water BC be in attendance at any and 
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all future meetings, in order for the provincial government to fulfill its fiduciary and 
constitutional obligation to consult in relation to these aboriginal title and rights 
assertions.  
 
Meetings on 10th, 11th and 15th of  December, in which the First Nation’s met the 
proponent and received a presentation on the project. The primary purpose of these 
meetings will finalize the preliminary information sessions and allow for proper 
consultation programs to be developed and implemented with each of the interested First 
Nations. 
 
RECOMMENDED NEXT STEPS: 
 

1. Develop formal consultation programs with First Nations. 
2. Next round of meetings with First Nations to focus on consultations to record 

their issues and concerns with the project. 
3. Develop, where relevant, accommodation agreements with First Nations (our role 

will be to provide a facilitating role, if and when requested by the Proponent). 
4. Identify the issues and actions as commitments in the Final Draft Master Plan, 

which will be addressed and tracked following submission of the Plan to Land 
and Water BC. 

5. Maintain an issues tracking document outlining each the issue and how it was 
mitigated or otherwise dealt with. 

6. Maintain the First Nations Consultation Chronology. 
7. In order to fulfill legal consultation obligations to First Nations, consultations 

should continue throughout the planning stages and the development of the final 
Master Plan through to the awarding of permits, where applicable. 

8.0 PUBLIC CONSULTATION 
 

8.1 BACKGROUND 

8.1.1 Concept Plan-1999 
 
During the concept phase of the Commercial Alpine Ski Policy (CASP) process for the 
proposed Mount Mackenzie Resort Expansion, consultation was conducted with the 
following public and provincial, regional and municipal government agencies. 
 
1) Meeting with BCAL on September 10, 1999 
2) Public Open Houses on September 21 and December 4, 1999 
3) Meetings with the Ministry of Forests on October 4, 1999 
4) Meeting with BC Environment on October 6 and December 6, 1999 
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5) Meeting with the City of Revelstoke Mayor, Council and Staff on September 21, 
November 8, and December 3, 1999; 

6) Meeting with the Columbia Shuswap Regional District (CSRD) and Surface Water 
Users in the Proposed Base Area Lands on November 8, 1999 

7) Media coverage and advertising 
 
The public meetings noted above were intended to acquire input from the public on the 
mountain and base area concept plans, while the various government meetings were held 
to provide regular updates on the project progress and to identify concerns of the various 
agencies. 

8.1.2 Master Plan-2003 
 
During the Master Plan phase of the Commercial Alpine Ski Policy (CASP) process for 
the proposed Mount Mackenzie Resort Expansion, consultation was conducted with the 
following public and provincial, regional and municipal government agencies. 
 
1) Meeting with Land and Water BC on September 19, 2002, September 13 and October 

25, 2003 and numerous telephone discussions throughout the year to discuss the 
approval process, technical issues and prior rights issues 

2) Public Open Houses on September 13 and October 25, 2003 to present and receive 
feedback on the draft master plan 

3) Technical workshop held on September 14, 2003 to receive one-on-one feedback and 
suggestions on the draft master plan 

4) Meeting with the Ministry of Forests on August 20, 2003 to discuss the timber cutting 
approval process for ski trails and lift lines planned for the summer of 2004 

5) Meeting with the City of Revelstoke Mayor, Council and/or Staff on September 19, 
2002, February 20, April 29, July 30, September 13 and October 25, 2003 to discuss 
issues related to purchase of the City’s 69 acres by the proponent and to update 
Mayor and Council on the master plan progress 

6) Meeting with representatives (Alan Kuryama and Lonnie Parker) of the Columbia-
Shuswap Regional District and Surface Water Users in the Proposed Base Area Lands 
on October 25, 2003 to discuss surface water issues and provide consultant plan to 
resolve issues 

7) Media coverage and advertising 
 
The public meetings noted above were intended to acquire input from the public on the 
mountain and base area draft Master Plans, while the various government meetings were 
held to provide regular updates on the master plan progress and to identify concerns of 
the various agencies. 
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8.2 PUBLIC  INFORMATION MEETINGS 
 
Public meetings were held on September 13, 2003 and October 25, 2003 at the Firehall in 
Revelstoke.  The first public information meeting held on September 13, 2003 was to 
provide the public with an opportunity to review and comment on the draft master plan 
including the resort base and mountain plan, engineering infrastructure and traffic 
assessments.  The second public information meeting was held on October 25, 2003 and 
was intended to provide the public with an opportunity to review and comment on the 
revised master plan including the resort base and mountain plan, engineering 
infrastructure and traffic assessments and social issues.  

8.2.1 Public Information Meeting On September 13, 2003 
 
A public information meeting was held for the Mount Mackenzie Resort Master Plan at 
the Revelstoke Firehall on September 13, 2003.   
 
Approximately 300 people (245 officially signed in) attended the public information 
meeting from 11am to 5pm.  While the general feedback at the meeting was very 
positive, of the 85 response forms turned in, 92% of the decided vote were in support of 
the master plan and proceeding with the resort expansion.   

8.2.2 Technical Workshop on September 14, 2003 

A technical workshop was held on September 14, 2003 from 1-4pm to allow interested 
residents to address the consultants on a one-to-one basis and discuss any issues or 
suggestions for improvement.  The technical workshop were attended by approximately 
75 people (39 officially signed in).  The workshop was an extension of the previous days 
open house with the majority of the people in attendance expressing there support for the 
project. 

8.2.3 Public Open House on October 25, 2003 
 
A second public open house was held for the Mount Mackenzie Resort Master Plan at the 
Revelstoke Firehall on December 4, 1999. 
 
Approximately 200-250 people (198 officially signed in while another 50 people didn’t 
sign in or came in the back door) attended the open house from 11am to 4pm.  Once 
again the general response was positive and of the 56 response forms turned in, 64% were 
in support of the resort expansion plans, while 18% were undecided.  Another 18% 
(property owners adjacent to the proposed sewage treatment plant location) were against 
the resort expansion primarily associated with the location of the sewage treatment plant.   
 
The second open house once again re-confirmed the publics’ support to acquire approvals 
and start construction as soon as possible. 
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Based on the public and government consultation to date including 1999 and 2003, there 
appears to be overwhelming support for approval of the resort expansion and to proceed 
with development as soon as possible. 

9.0 PRIOR RIGHTS-CAT POWDER SKIING INC. 
AND SURFACE WATER USERS 

9.1 CAT POWDER SKIING INC 

Mt. Mackenzie Resort Ltd. (MMRL) is proposing to construct a ski resort at Mount 
Mackenzie within and beyond the existing Mount Mackenzie Controlled Recreation 
Boundary. 

The location of the proposed ski resort expansion is within a designated controlled 
recreation boundary, previously agreed to between the City of Revelstoke, CAT Powder 
Skiing Inc., Selkirk Tangiers Heli-Skiing Ltd. and the Province of BC.  

The purpose of this report is to summarize the chronology of the Licenses and 
Agreements for each of the City of Revelstoke, Cat Powder Skiing Inc., Selkirk Tangiers 
Helicopter Skiing Ltd. and Revelstoke Resort Ltd./Mt. Mackenzie Resort Ltd. 

It should also be noted that the following agreements between the City of Revelstoke, 
CAT Powder Skiing Inc. and Land & Water BC sufficiently addresses the issue of prior 
rights between these parties, which was confirmed by Land and Water BC in the fall of 
2003. 

1. Mount Mackenzie and Mount Cartier-Amended Commercial Back Country 
Recreation (CBR) Tenure for Cat Skiing Purposes between the City of Revelstoke 
(“City”) and CAT Powder Skiing Inc. (“CPS”) dated February 11, 1998  

2. “Mount Mackenzie Ski Facility License Agreement” between Cat Powder Skiing 
Inc. and the City of Revelstoke. dated for reference November 10, 1999 (File: 
4496128) and signed November 25, 1999 and referenced in Schedule B of the 
Interim Agreement. 

3. CAT Powder Skiing Inc. File #4403385 License of Occupation Commercial 
Recreation between the Province of British Columbia and CAT Powder Skiing 
Inc. dated November 1, 1998 and Amended/Modified September 30th 1999 and 
December 4, 2001 and referenced in Schedule B of the Interim Agreement. 

4. CAT Powder Skiing Inc. File #4410680 License of Occupation Commercial 
Recreation between the Province of British Columbia and CAT Powder Skiing 
Inc. dated December 1, 1998 and referenced in Schedule B of the Interim 
Agreement. 
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Accordingly, and as per LWBC concurrence, the master plan submission need not 
include any provision beyond said agreements in order to satisfy CASP requirements on 
this topic. 

Of course, Cat Powder Skiing Inc. and Mount Mackenzie Resort Ltd. in conjunction with 
the City of Revelstoke are not precluded from making alternate arrangements that may be 
satisfactory to LWBC.  

9.2 SURFACE WATER USERS 

9.2.1 Background 

A group of about 12 licensees, who get their drinking water from Thomas Brook, have 
expressed their concern about the proximity of the planned Resort to their water supply.  
In addition there are a number of wells, ephemeral streams, and perennial streams that are 
located in close proximity to the Resort.  These wells and streams are used by a number 
of people at the base of Mt. Mackenzie.  Their concerns are important to address as they 
involve prior rights that may be affected by development of the Resort.  This report 
identifies the existing water users and provides options and recommendations such that 
they are ensured access to water of the same quality and quantity that was available prior 
to Resort development. 

9.2.2 Mitigation of Impacts 

If the existing water supply systems are to continue operating despite development of the 
resort then several measures must be taken to preserve them.   

Existing groundwater wells are generally not at risk from the proposed development.  The 
proposed sewage collection and treatment system will eliminate the risks of groundwater 
pollution from onsite disposal systems.  Potential contaminants such as fuel storage areas 
should be located outside of well head protection areas as defined by provincial 
guidelines. 

Spring fed surface sources such as Thomas Brook are prevalent in the proposed resort 
area.  As the source depth of spring water is unclear, any disturbance must be reviewed in 
the context of affecting natural drainage patterns.  Altering the drainage patterns could 
result in a change in amount, timing and quality of spring discharge.  Mitigation measures 
for these water sources are detailed in Kala’s report in Appendix B.  Kala has developed 
preliminary source protection zones for four of the spring fed sources.  Prior to 
development in these zones further analysis is required to refine the protection area and to 
determine the level of development that is permissible within the redefined protection 
zone. 

Surface sources such as Montana Creek, which are not primarily spring fed but instead 
receive water from overland run off, can be impacted by disturbances in the watershed.  
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Construction near these streams will need to be carefully undertaken to avoid 
disturbances such as sedimentation.  Establishing vegetated buffer zones between the 
creek channel and proposed development will help to protect creek channels.  The ability 
of the channel to withstand an increase in peak flows, which may occur because clearing 
for ski-runs may result in a faster response time for the watershed, should be reviewed.  
Any disturbance must be reviewed in the context of affecting natural drainage patterns.  
This can be addressed in a stormwater master drainage plan or similar document. 

9.2.3 Water Supply Options 

Extend City Water System 

The primary source of water supply for the proposed resort at Mt. Mackenzie is proposed 
to be water from the City of Revelstoke. The City of Revelstoke has adopted a multi-
barrier approach to providing safe drinking water to its citizens.  The City of Revelstoke 
uses water from Greeley Creek and filters it using membrane micro-filtration.  Primary 
disinfection is provided using Ultra Violet light with secondary disinfection being 
provided by adding chlorine to preserve the water quality in the distribution system.  City 
water is a safe, reliable supply of drinking water.  Expansion of the City System also 
provides a reliable supply of water for fire protection. 

Improve Existing System 

In instances where development may impact an existing supply there may be options 
available to protect or enhance the existing systems to enable them to provide safe 
reliable drinking water.  This may mean adding barriers of protection through protection 
of the source or the addition of treatment.  The costs of adding treatment for individual 
homes or small systems often makes this undesirable.  Further, proper operations and 
maintenance becomes difficult with many small systems.  In most instances no additional 
fire protection would be created. 

Connect to Resort’s Groundwater Well 

One of the identified supplies for golf course irrigation is a new well.  Preliminary 
investigation by Kala Groundwater indicates that creating a water well that would 
provide 14 L/s is reasonable.  It is likely that well water would require some level of 
treatment as it is common for there to be high hardness and mineralization above the 
levels identified in the GCDWQ.  A distribution system supplied by a well could be built 
to supply water to homes if their water source is impacted by development.  The 
extension of a distribution system supplied by a well would likely be sized to also 
provide water for fire protection and would have hydrants as required by the Fire 
Underwriters Survey (or governing municipality). 

An existing well at the existing base lodge has been tested and reported to provide a yield 
of 2.0 L/s.  It is suspected that this well is contiguous with the Thomas Brook spring and 
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is of similar quantity.  The well is better protected from possible contamination due to a 
thick layer of overburden and is a good contingency option for the Thomas Brook 
system. 

Drill New Well 

If a surface water source was impacted an individual well could be drilled to replace it.  
There are issues with water quality that would need to be addressed due to generally 
elevated levels of iron and manganese common to groundwater in the area.  Individual 
wells would have no provisions for fire protection. 

Connect to Neighboring Private System 

It is possible that a neighbouring water supply would be available.  This is generally not a 
good option due to issues of liability, and the question of who has rights in times of water 
shortages.  Further, since the Water Protection act defines a water supplier as the owner 
of a domestic system that supplies drinking water to anything but a single family 
residence the addition of a second residence to a private system would cause the system 
to fall under the Drinking Water Protection Act and the owner would then be required to 
follow the Act.  Currently a single residence private system does not fall under the Act.  
No additional fire protection capacity would be created with this option. 

Recommendations for Back-up Supply 

The most desirable back-up supply in the majority of cases will be connection to the City 
system.  The construction cost of providing a water service connection to the property 
line is approximately $1,200 if done at the time of watermain construction.  This cost can 
easily double if the service is to come from an existing watermain that is already buried 
beneath a paved road.  There is also an annual cost, in the form of a utility bill from the 
City (current residential water utility rates average $275/year).  This option will also 
require the landowners consent to be brought into the City’s boundaries which brings 
with it the extension of other services (such as fire protection, garbage collection, or 
sanitary sewer service) and the accompanying taxes.  Cost savings that will be realized by 
landowners is a decrease in insurance costs resulting from the improvements to fire 
protection.  The area in question is considered a semi-protected area because of an 
agreement with the City to provide some level of fire protection service.  Upgrading the 
level of fire protection by providing a reliable water source will essentially cut insurance 
costs in half.  This correlates to an approximate annual savings of $350 to $640 per year 
for houses valued in the $100,000 to $200,000 range. 

In areas where the City system has not yet been extended to, or if the landowner is 
unwilling to be part of the City the next likely back-up option is drilling a new well.  A 
new individual private well, complete with pump and treatment for iron and manganese, 
could be developed for approximately $12,000. 
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Ultimately, the preferred back-up supply will need to be determined on a case by case 
basis.  For instance, the existing day lodge well is a good option for a contingency supply 
to the Thomas Brook system but it is probably too far away to use at other locations. 

10.0 ECONOMIC ANALYSIS 
An economic feasibility report was prepared by Economic Research Associates (“ERA”) 
in 1999.  At that time, capital costs were not available and detailed real estate planning 
had not been conducted.  Presented in this section is an updated economic feasibility 
analysis using current information, including an estimate of revenues and income from 
real estate. 

A new market analysis was not completed for the revised economic feasibility 
calculation.  We have relied upon the winter skier visit projections previously prepared 
by ERA in December 1999.  We consider the market analysis to reasonably represent the 
current skier visit expectations at Mount Mackenzie.  We have used the drive-in market 
forecast that assumes the ski resort will achieve 284,000 skier visits in the tenth year of 
operation. 

The capital costs for ski operations were prepared by the SE Group and North 
Construction.  This includes the cost of lifts, ski runs, snowmaking, skier services, 
mountain roads, maintenance, parking, and electrical power.  The total cost over all 
phases is $150.7 million.  

The capital costs for infrastructure for real estate development were prepared by Urban 
Systems. This includes roads, sewers, water services and all utilities.  The total cost over 
all phases is $114.7 million.  

Start-up and pre-opening costs are estimated to be $3.8 million.  Major costs include the 
grooming machines, marketing costs and pre-opening salaries and wages. 

The skier carrying capacity (SCC) is planned to be 4,800 skiers in Phase 1 and 17,050 
skiers after buildout.  The mountain will have significant skier carrying capacity relative 
to demand resulting in few lift line ups and uncrowded slopes.  

The results of the projected income statement for the ski operations of Mount Mackenzie 
for the first 10 years of operation show a loss in the first year of $382,000 then rising to a 
$6.4 million positive income before capital replacement allowance, interest and income 
taxes in the 10th year of operation. 

 




