
HRM Business Parks 
Draft Functional Plan

Presented by:
Colliers International 
(Atlantic) Realty Advisors

June 2008



BACKGROUND

• 16 Business Parks: 6 HRM, 7 Prov., 3 Private
• Business Parks are Employment Centres
• Large Parcels of Serviced Land
• Since Amalgamation, No More Land Subsidies 
• Private Sector Now Active (Retail/Commercial)
• HRM Has Limited Capital for Expansion
• What Role Does HRM Play in Future Growth?
• What is Link to Economic Development?



BUSINESS PARK  ISSUES

• Identify Future Development Trends 
• Which Markets Should HRM be In?
• How Can HRM Keep Up With Demand for 

Land?
• How Long Will Current Land Reserves Last?
• How Should HRM Regulate Land Use (I-2)?
• Should Infrastructure Standards Vary?
• Are Current Development Standards 

Appropriate?
• Is Residential Housing Appropriate?



FUNCTIONAL PLAN GOALS:

All Business Parks:
• Analysis of Supply
• Demand Projection 
• Land Suitability 

Analysis
• Land Banking 

Strategy
• Policy Direction 

Burnside:
• Future Land Use Plan 
• Direction on Zoning
• Direction on Site 

Development
• Financing Strategies
• Direction on Sales 

Process





LAND SALES:  AVERAGE ACRES PER YEAR

HRM Province Private Total
Avg Acres 1985-2007 52.8        15.7        11.3        79.8        
Avg Acres 1985-1994 64.4        13.7        -          78.1        
Avg Acres 1994-2007 41.6        16.0        18.6        76.1        

Percent 1985-2007 66% 20% 14% 100%
Percent 1985-1994 82% 18% 0% 100%
Percent 1994-2007 55% 21% 24% 100%

BUSINESS PARK LAND SALES
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HRM Business Park Land Sales
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SUPPLY OF BUS. PARK LAND
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PRIVATE SECTOR SUPPLY
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NOTE:  These Are Estimates and Have Not Been Confirmed



SUMMARY OF LAND SUPPLY

• Burnside Has a 15 to 20 Year Supply
• Private Sector Lands to Help
• Very Little Provincial Land Left
• Province Will Likely Sell To Facilitate Jobs
• Aerotech Has Little Useable Land
• Ragged Lake Well Located for Industrial, But 

This May Not Be Best Use of Land
• HRM Needs to Identify (2,000+ Acres) for 

Future Industrial Development Now



NEW OFFICE SUPPLY
HRM OFFICE SPACE

1998 2003 2008 Percent
Downtown Halifax 4,653,619       4,855,057    4,956,528    47.4%
Suburban Halifax 1,769,792       2,438,294    2,801,222    26.8%
Dartmouth 1,297,767       1,777,481    2,151,378    20.6%
Bedford/Sackville 445,058          517,656       541,755       5.2%
  Sub-Total 8,166,236       9,588,488    10,450,883  100.0%

98-03 03-08 Total
Downtown Halifax N/A 201,438       101,471       302,909       
Suburban Halifax N/A 668,502       362,928       1,031,430    
Dartmouth N/A 479,714       373,897       853,611       
Bedford/Sackville N/A 72,598         24,099         96,697         
  Sub-Total 1,422,252    862,395       2,284,647    
  Average Space Per Year 284,450       172,479       

  Source:  Colliers International (Atlantic) Research
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DEMAND FOR OFFICE SPACE
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HRM ECONOMIC GROWTH 

• Business Parks Key to Regional Economy 
• Lack of Office and Industrial Space in HRM
• Key Growth Sectors

– Nearshore Financial Services
– Gateway/Port
– Aerospace and Defence
– Information, Communications, Technology (ICT)
– Life Sciences



ECONOMIC LINK TO BUSINESS 
PARKS

• Logistics Park Now In Place
• Life Sciences Appears to be OK
• Aerospace and Defence Needs Assistance
• Business Campus Locations for ICT OK

– More Focus on RIM Site/Bedford West

• Nearshore Financial Wants to Be Downtown
• GHP Business Retention – Small Business Needs



HRM’S FUTURE ROLE

• HRM’s Limited Capital Constrains Land Supply
• Large Sales Deplete Inventory
• Limited Inventory Drives Up Site Costs
• Private Sector Returning to Market (Retail, Office)

• Recommended HRM Policy Objectives:
– HRM Focus on General Industrial (Some Office)
– Let Private Sector Develop Retail and Office
– Residential Not Compatible with Industrial
– Leverage Partners to Grow Core Sectors
– Rationalize Future Development (Zoning, Services)



REGIONAL CONCLUSIONS - I

• BURNSIDE
– 15-20 Yr Supply Left
– Zoning Needed to Reduce Land Conflicts
– Modify Development Standards to Reduce Land 

Consumption
– Sell Bulk Parcels (10 Acres) to Developers 
– Partner with HPA to Expand Logistics Park
– Lever Contractor and Developer Financing to Build 

Faster
– Create Land Expansion Fund



REGIONAL CONCLUSIONS - II

BAYERS LAKE
– Still Demand for Retail;  Well Located, Can Pay $$ 

Sell HRM Land to Private Sector for Retail, Reserve 
Balance for Industrial

– Sales Proceeds to Fix Transportation Infrastructure
– Expand Sewershed (Armco and Cresco Lands)
– Bayers Lake Needs a Masterplan and Zoning
– Concern is Future “Nuts and Bolts” Industrial in 

Halifax



REGIONAL CONCLUSIONS – III

• AEROTECH
– Capacity Limited and Expensive
– Focus on Sectors That Use Land Based Systems
– Partner with HIAA For Future Development

• RAGGED LAKE
– New Masterplan for BL & RL 
– Try to Retain Western Commons Plan
– Identify Land if Possible for Light Industrial 

• EASTERN SHORE PARKS
– Partnership: Prov $$ for Infrastructure, HRM to Market Land

• SHEET HARBOUR
– Port Has Growth Potential; Port Study Needed



SUBURBAN BUSINESS CAMPUS

• Suburban Office is 80% of New Demand 
• RIM Suburban Business Campus or Nothing
• HRM Needs to Anticipate Future Suburban Office
• Improve Services, Infrastructure and Amenities
• Minimum Density & Maximum Parking Requirements
• Critical Mass for Transit, Support Services, etc
• More Like a Downtown

• Certain Businesses Still Demand Downtown Location
• Improve Metrolink



DOWNTOWN OFFICE

• Many Companies Still Have to be Downtown 
• Legal, Finance, FIRE, Nearshore Financial
• Downtown Advantage is Synergy (Business Contact)
• Parking Will Never Be a Feature – Focus on Metrolink
• Downtowns Shifting to Mixed Use Neighbourhoods
• Increased Focus on Entertainment, Culture
• More Residential
• Need to Preserve Key Lands for Commercial Use
• Risk is a Crowding Out of Business (Vancouver)



PARTNERSHIPS
• DEVELOPMENT 

– Private Sector For Retail, Office
– HPA or Logistics Developer for Logistics Park 
– Partner with HIAA to Develop Aerotech
– Monitor Shearwater, Zoning for Light Industrial
– Partner with Province, Feds, Private Sector 

Downtown

• GOVERNANCE
– GHP Liaison Groups for Economic Growth Sectors
– Burnside BID for Funding to Hire GBBA Staff
– Advisory Group for Business Parks



MAXIMIZE ECONOMIC IMPACT

• Partner with Developers For Land Development
– Retail
– Office 

• Partner Civil Contractors (Financing) on Road Building
• Council to Consider Debt Financing 
• Zoning and Servicing to Direct Private Sector



LAND PRICING 

• Price to Reflect Replacement Cost of Land
• Price Based on Site’s Net Useable SF
• Reduce Land Consumption to Lower Cost
• Sell Larger Serviced, Ungraded Parcels
• Reduce Requirements on Large Lots



SALES PROCESS

• LAND SALES 
– Land Auction On New Phases
– Frequent Website Updates
– Information on Option Expiration Dates

• GHP TO ASSIST IN MARKETING PARKS 
– HRM and Provincial Parks
– Directs Marketing Initiatives (Bus Park Assistance)
– Not Involved in Land Transactions

• LAND SALES MONITORING SYSTEM
– Update Supply Charts Annually



TRANSPORTATION ISSUES

• Burnside 3rd Largest Employment Base in Province
• Traffic Congestion

• Poor Access for Pedestrians, Cyclists & Transit 
Users

• Alternative Transportation Plans Needed

• Not a Housing Issue:  It’s Access to Transit
• Metro Transit Needs to Understand Ridership

• Burnside Needs Terminal and Shuttle ASAP 





BURNSIDE CONCLUSIONS

• Integrate Site Development Standards with LUB
• Refine Zoning 

– Light Industrial, General Industrial
– Harbour Industrial, Distribution 
– City of Lakes Business, Commercial
– Harbour Commercial/Residential

• Tailor Infrastructure to Land Use 
• Make City of Lakes Business Campus More Urban

– 3-5 Storeys, Maximum Parking
– Parks, Sidewalks, Amenities, Transit
– Some Residential Possible on Private Lands

• Coordinate Site Circulation/Loading



RESIDENTIAL 

• Industrial Land in Short Supply
• Residential Can Be Compatible with 

Office/Commercial
• Residential is NOT Compatible with Industrial

• Existing Dartmouth Crossing Proposal Uses 140 Acres 
of Limited Land, and Jeopardizes Light Industrial 
Lands

• DC Proposal Could Be Appropriate in The Ridge Office 
Campus 

• Terrain Tough (140 Acres), but CBCL Indicates It Can 
Be Serviced Cost Effectively



BURNSIDE TRANSIT PLAN

• Bus. Parks (Burnside) Need Better Access to Labour
• Building Housing in Dartmouth Crossing Won’t Help
• Metro Transit to Significantly Improve Service
• Prepare Survey of Employees (O & D Study)
• If Capital an Issue, Re-Work Existing Routes
• Burnside Bus Terminal Needed ASAP
• HRM & GBBA to Create Shuttle in Burnside
• Continue to Focus on Alternative Transit




