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SUBJECT: Business Parks Development Functional Plan: Part 1
SUPPLEMENTARY REPORT

ORIGIN

Committee-of-the-Whole meeting of Regional Council held September 9, 2008.

RECOMMENDATION

It is recommended that Regional Council:

1 Approve-in-principle Part | of the Business Parks Development Functional Plan, dated July
2008, as a foundation and management plan to guide and enable HRM’s leadership in
development of its industrial/business park program to support the objectives of the
Municipal Economic Strategy and Regional Plan: and

2. Request staff to initiate the process to consider amending the Regional Municipal Planning
Strategy and Secondary Planning Strategy(s) Policies, Land Use By-law Regulations and
Site Development Standards using the land use related recommendations of the Business
Parks Development Functional Plan, Part I, as the framework for such amendments, and to
undertake public participation as indicated in this report.
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BACKGROUND

At its September 9, 2008 Committee-of-the-Whole meeting, Council approved a motion to defer a
decision on the Business Parks Development Functional Plan, Part I, pending receipt of a
supplementary report. On the suggestions of the CAO and Mayor Kelly, the report would:

. Outline the actions that staff propose to undertake following approval-in-principle of the
Functional Plan, with particular respect to additional consultation; and

. Include responses to the questions raised by Council at the meeting.

DISCUSSION

Part |

For clarification, Council is reminded that the Business Parks Development Functional Plan
comprises two parts. Part | addresses what can generally be described as the Governance component.
In this section, the consultant has provided recommendations on a variety of topics considered
important to the long term development of the region’s commercial/industrial base and serves as a
strategic plan for the development, sustainability and expansion of business parks within HRM.

Part | of the study also presents Land Use Related recommendations for the Greater Burnside Area.,
aimed at addressing the development pressures and issues facing this area, such as land use and
zoning, infrastructure requirements, transportation improvements and so on. The recommendations
form the starting point for a process to amend the applicable planning documents.

Part 11

Part I1 of the study, currently in process, entails Land Use Related recommendations for the Greater
Bayers Lake/Ragged Lake Business Park area, and will be similar in scope to that prepared for the
greater Burnside area. At the September 9" Committee-of-the-Whole session, the consultant
presented preliminary findings and conclusions for the Bayers Lake/Ragged Lake area. Further
analysis and stakeholder/public consultation will be undertaken before the final draft report is
prepared, at which time it will be presented to Council for approval-in-principle.

Responses to Questions of Council

Regarding the questions raised by Council at Committee, responses can be grouped into four
categories:

1. Stakeholder / Public Consultation conducted as part of the study process;

2. Further Stakeholder / Public Consultation;

3. Proposed Next Steps /Action Items;

4, Servicing Issues for Aerotech lands

1. Stakeholder/Public Consultation conducted as part of the study process

Attachment A of this report describes the consultation that has occurred in conducting the Functional
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Plan to date. In summary, it included the following:

. Strategic interviews with business sector representatives and applicable developers

. Stakeholder workshops (Burnside and Bayers Lake)

. Nation-wide (sample) business park survey

. Business Park Association meetings (Burnside and Bayers Lake)

. Public/Stakeholder meetings/workshops to present the draft Functional Plan

. Versions of draft reports posted on HRM website, with opportunity for Email feedback
. Two presentations of draft reports to Regional Plan Advisory Committee

. Presentation of draft report to Harbour East Community Council

. Submissions received

The input received through the above consultation program is summarized in Appendix A. All
feedback was duly evaluated by the consulting team and the HRM Project Steering Committee.

2. Further Stakeholder/Public Consultation

At the Committee-of-the-Whole session, several Councillors expressed concern that insufficient
consultation was conducted in advance of preparing the final draft Functional Plan.

For the greater Bayers Lake/Ragged Lake area, this component of the Functional Plan is on-going.
Further consultation is planned to be undertaken over the coming weeks, and will include meeting
with area Councillors, further consultation with the Bayers Lake Business Association and industry
stakeholders, other interest groups and the public. This consultation will occur in advance of the
final draft Functional Plan recommendations being presented to Council.

For Part | of the study (Greater Burnside Area), staff, through the RPAC, is satisfied that sufficient
consultation has been conducted for the purpose of the requested approval-in-principle of the
Functional Plan. Considerable additional consultation will be carried out as part of the
implementation phase of the project (amendments to planning documents), as described in this
report, including the requirement to hold a public hearing before Regional Council.

3. Proposed Next Steps /Action Items
Attachment B presents, in tabular form, an action plan which staff will initiate should Council

approve-in-principle the Functional Plan, Part 1. This implementation program, using the report’s
recommendations as a framework, generally comprises two streams of action:

. governance matters; and
. land use related matters.
Governance

Under governance, staff will investigate opportunities for improvements in business park
development and management, marketing and sales, partnering opportunities, business park advisory
group structure, and so on. This will entail consultation with many business sector representatives
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and Council. Governance changes, as approved by Council, will be transitioned through the business
planning and budgeting process.

Burnside Land Use

Under land use related matters, staff will initiate a review of the relevant planning documents for
the greater Burnside area (Regional Municipal Planning Strategy, Municipal Planning Strategy(s)
and Land Use By-law(s)), utilizing the recommendations of the Functional Plan as the framework
for the amendment package. The process will entail further consultation with industry stakeholders
and close liaison with the Greater Burnside Business Association (GBBA). The general public,
including residential areas in proximity to the greater Burnside area, will also be consulted.
Particular attention will be given to the treatment of the east-facing slope in the northern section of
the business park, including the types of light industrial/business uses to be considered, road and site
layout and noise and light mitigation measures, such that any impacts for the Shubie Park/\Waverley
Road areas are minimized. Staff anticipate that a minimum of two information meetings with the
general public will be scheduled, with more meetings added if circumstances warrant. Any proposed
amendments to planning documents will require a public hearing before Regional Council.

It shall be noted that current MPS policy allows Council to consider rezoning applications for
private land holdings. If an application is received during the Plan review period, Council will be
obliged to consider it.

Bayers Lake/Ragged Lake Land Use

For Part 11 of the Functional Plan (the detailed recommendations for the greater Bayers Lake/Ragged
Lake area), this phase of the study is on-going. Further consultation with area Councillors, the
Bayers Lake Business Association, industry stakeholders and the general public will occur in
advance of the consultant finalizing the report. When complete, the Functional Plan
recommendations will be presented to Council, and if approved-in-principle, staff will initiate the
process to amend the planning documents for the area, following a program similar to that proposed
for the greater Burnside area.

4. Servicing Issues for Aerotech Business Park

Council is aware that a significant issue facing the future development of the Aerotech/Airport lands
is the sustainability of the Bennery Lake water supply and the area’s wastewater treatment system.
In this regard, Halifax Water has commissioned an engineering study to determine potential
solutions. When complete, staff has requested that Halifax Water present the findings and
recommendations of the study to HRM.

BUDGET IMPLICATIONS

The HRM costs to undertake staff recommendation No. 2 (Plan Amendment process) can be
accommodated within the approved operating budget for C320.
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FINANCIAL MANAGEMENT POLICIES / BUSINESS PLAN

This report complies with the Municipality’s Multi-Year Financial Strategy, the approved Operating,
Capital and Reserve budgets, policies and procedures regarding withdrawals from the utilization of
Capital and Operating reserves, as well as any relevant legislation.

ALTERNATIVES

1. Council could adopt the staff recommendations as presented in this report. This is the
recommended course of action.

2. Council could choose to have staff conduct additional public/stakeholder consultation prior
to approving-in-principle the Business Parks Development Functional Plan, Part I. This is
not the recommended course of action, for reasons described in this report.

ATTACHMENTS

Attachment A: Stakeholder/Public Consultation Conducted and Feedback Received
[Note: Council was previously provided the correspondence from R.G.
Richards of Dartmouth Crossing Limited, dated August 11, 2008.]

Attachment B: Next Steps/Action Plan - Functional Plan Implementation

A copy of this report can be obtained online at http://www.halifax.ca/council/agendasc/cagenda.html then
choose the appropriate meeting date, or by contacting the Office of the Municipal Clerk at 490-4210 or Fax
490-4208.

Report Prepared by: Roger Wells, Supervisor, Regional/Community Planning, 490-4373
Michael Wile, Business Parks Manager, TPW, 490-5521

Report Approved by: //;“Z(”é‘:/

Austin French, Man ~Ptanning Services, 490-6717
/),agerf 9 g

Peter Sti S, Manager, Real Property, TPW, 490-7129

Financial Approval by: é,%';éf{“ —
Catherine Sanderson, Senior Manager, Financial Services, 490-1562
Report Approved by: / o / f;*“/;

Paul Dunphy, Director, C(yﬁmunity Development, 490-4933

s L

,// el '/____

Acting fB?_l\;like Labrecque, Director, TPW, 490-4855
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18. How is the business park owner addressing the major issues listed in the previous
- question? How successful have these approaches been?

Saint John: not enough space!

Ottawa: there are many answers - too difficult to answer

London: a set of “Architectural Design Guidelines” have been created to regulate
the form and function of development in new business parks. The guidelines dictate
a consistent building design and setback throughout the park, and suggest many
upgrades to traffic flow, pedestrian safety, environmental measures, and use of
park storm water management facilities as a scenic amenity for park employees.
These guidelines are closely monitored throughout the building permit process and
are registered on title as a building covenant.

Guelph: (infrastructure) through use of applicable development charge

Barrie: (incompatibilities) the municipal business park has been zoned for higher
end industrial/office development and the current strategy is to attract those users
to the remaining sites. Retail uses have been removed from the by-law.

Winnipeg: developers are addressing infrastructure in the planning of the park.
Design controls are used to maximize value.

19. Do you have a Business Association that is active in the on-going management of
any of your business and or industrial parks? What issues does the business
association typically address?

YES: Saint John
NO: St. John's, Ottawa, London, Kitchener, Abbotsford, Guelph, Barrie,

Winnipeg

Saint John: we may establish one at some point in future; bigger issues today
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APPENDIX F - STAKEHOLDER CONSULTATIONS

Presentation by GBBA to HRM Staff and Councillors - Feb 13/08
At the presentation on Feb 13" by the GBBA to HRM Council members, each of the

GBBA's sub-committee chairs gave an overview of the issues identified by their
committees and the action they were requesting from HRM:

Infrastructure Committee
e Park infrastructure includes transportation, land availability, IT, energy,
recreation
o Burnside needs to exceed infrastructure standards of other parks
e Designate land use: one designation is not sufficient
Road Transportation Committee
e [ssues with truck movements and traffic
Energy and Environment
o Burnside should be lean, green, efficient industrial park
e Environmental Goals and Sustainable Prosperity Act
1. incentives for LEED
2. reduce GHGs: improve public transit; introduce free bus (like downtown)
3. reduce red tape for renewable energy
4. reduce solid waste (e.g., used item exchange)
e greening Burnside: green spaces, foot paths; alleviate traffic; improve zoning
e bus and sidewalk improvements
o support AT
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Meeting Between the Consultants and the GBBA Executive - Feb 19/08
The consultants met with members of the GBBA Board to present an overview of the

Functional Plan, and to explore with the Board in more detail the issues that had been
related to councillors previously. The discussion was based around a written summary
of the issues that the GBBA had compiled and circulated to its members and to
councillors. The following table summarizes the issues and solutions for future
devetopment in Greater Burnside, as articulated by the GBBA.

Table 3.1 Greater Burnside Business Association Concerns February 2008

ldentify Infrastructure Issues
Include Infrastructure Issues as part of the HRM Business Parks Functional Plan
» consider more than road, sewer and water: use a checklist including energy, IT, public transit, AT
= set overall goals (performance standards)
« understand energy generation alternatives and their implications (noise, sustainability, reliability)
Build Burnside Better
Build Burnside Better so that its position as the best Business Park in Eastern Ganada is re-established
* ensure Burnside can provide a competitive advantage
o don't favour certain customers

s better planning; better integration of HRM, NS, feds

» coordination of decisions

» ensuwre balanced stakeholder representation

« consider pedestrian orientation and quality of life issues
° {SO, LEED

Road Transportation: ; = ! . : e
Find short term solutions to improve current traffic patterns wuthm Burnsuie to allevna(e bottlenecks
Undertake a review of current truck traffic patterns & issues throughout Burnside and identify short term
remedial solutions
e introduce traffic modelling (currently none)
Include short term solutions in 2009 HRM Budget
Implement Solutions
Find long term solutions to improve current traffic patterns both within and External to Burnside to alleviate
delays in the delivery of Goods and Services to HRM
Meet with key individuals from the Transportation and Services Industries in Burnside to discuss areas of
concern
e trucking and distribution
Review internal trucking issues throughout Burnside. Identify longer term remedial solutions
+ HRM needs weigh scales - part of plan
@ furning radii
Work with HRM, the Province, and the Bridge Commission on external issues that impact Burnside. Establish a
plan & budget for resolution
° issties: wind events; bridge at capacity; 111 to Victoria Rd. extension; need staircases within the
park; fight rail within the park
Develop a schedule and undertake construction fo fix the problems
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Promote the construction of LEED certified and energy efficient buildings
Host a mini environmental expo in Burnside Busmess Park endorsed by HRM
-~ = - obusiness condos - ot
Build buildings better. Set tougher building standards and formally recognize the need for LEED cenrtified
buildings by offering tax rebates and other incentives to property developers
° separate HRM energy building code
Advocate for improved public transportation in Burnside
Encourage regular updates from Metro Transit on route improvements and long term strategies
» other models (e.g., public/private or private bus service in the park)
o Metro transit will not allow other carriers (e.g., limousines) to use their terminals
Undertake a review of the carbon footprint of Burnside Business Park and outline the best initiatives to reduce
Promote energy self-sufficiency in the Park through advocacy for alternative energy sources, cogeneration
and the use of the cleanest non-renewable fuels
Offer a free shuttle bus in Burnside sponsored by local businesses. Fuel bus by compressed natural gas
(CNG), biodiese! or hydrogen fuel-cells
Work with HRM to pass timely and relevant information on energy options onto businesses in Burnside
Improve access to environmentally friendly energy sources. Alleviate the red tape
= Heritage Gas servicing problem (red tape). HRM charges a fee to set up gas lines in winter;
temporary paving; re-pave
Litter clean up and proper waste disposal in the park
Annual "HRM 20-Minute makeover” litter cleanup
Increased enforcement of the solid waste bylaw with businesses (composting)
¢ businesses to participate in solid waste programs (composting, recycling)
Suppor and promote a materials exchange program to divert useful byproducts from the landfill

Buses, Bikes and Carpools’ 7/ -
Construction of Highfield Park pedestnan bridge
Meet with key individuals from the Transportation and Services industries in Burnside to discuss this area of
concern
= communications
» construct the pedestrian bridge
Encourage motorists to go idle-free in Burnside
Establish a plan and budget for resolution
Increase promotion of HRM's “Ladies and Gentlemen Stop Your Engines” Program in the Park
Improve accommodations for public transportation
Erect idle-free signs at Park entrances
Establish Burnside as a national example of an idle-free business park
Meet with key Metro Transit and HRM representatives to talk about bus route expansions and route additions
Identify short term route solutions to increase busing options for Burnside commuters
Implement long term shuttle and feeder bus system for Burnside
* private sector? GBBA has presented a plan; Metro Transit has a plan for this
Improve active transportation options for Burnside
Construct sidewalks on major roadways such as Akerley Blvd and Burnside Drive

Host a bike safety day in the Park with endorsement by HRM, to encourage community outreach in the Park.
Encourage Metro Transit to invest in buses with bike racks that would frequent the Park
Incorporate bike fanes into newly constructed areas of the park

Governance and Communication.::
* maintenance and upgrading
= how to pay for from tax revenues
e business organization to oversee parks (like an industrial commission)
» need to keep HRM accountable
* GBBA would like more funding
* Greater Burnside needs its own voice
s need to know who to talk to in HRM (one contact); to give feedback on decisions concerning
Burnside
» each park wants its own community
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Burnside Stakeholder Workshop - Feb. 27/08
A stakeholder workshop was held from 12 p.m. to 2 p.m. at the Ramada Plaza Park

Place Hotel, in Bumsidé, with approximately 25 participants (including 25 stakeholders,
three councillors, four members of the Steering Committee) and six members of the
consulting team. Invitees included developers/owners, contractors, architects and
engineers, real estate brokers, park tenants, and representatives of the parks
associations.

The purpose of the meeting was to introduce the Functional Plan project and issues
related to business parks in HRM, to encourage discussion and solicit feedback on
identified issues, and to identify solutions for future development and sustainability.

The consultants introduced the goals of the functional plan and the scope of the study,
as well as categories of major issues. Participants proceeded to identify additional
issues. Participants broke into four round table groups to discuss and detail each issue
category, and to brainstorm solutions to guide future development direction. Each table
was provided with maps of Burnside and surrounding area. To conclude, each working
group presented their findings to the larger group.

Results
The issue categories presented by the consultants were:
o Zoning and Land Use Control
e Site Development Standards
e  Transportation (Roads, Public Transit, Sidewalks)
e  Park Infrastructure Standards
s  Park Governance
Participants chose to discuss four slightly different issue categories. The following
summarizes their discussion:

Group 1
Topic: HRM’s role in future supply of business park land and link to economic

development
o HRM has a significant development role to play in the industrial sector
e HRM should decrease its activity in office development
e The private sector should handle retail and residential development
¢ HRM should be active in land banking for Business Park Expansion
e HRM should offer large parcels of land for sale
¢ A two to three year inventory should be maintained
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4]

Group 2

Office parks need to be sustained and added to, particularly City of Lakes
HRM should look long term

Topic: Zoning and site development standards

-]

Group 3

The zoning should be updated to keep pace with market changes

Is there a place for restrictive covenants? If so, they need to be reviewed and
updated

Site development standards should be incorporated in zoning

Tiered zoning would provide for sensitivity to adjacent private lands
Negotiation should be open, where possible

Focus should be placed on industrial and office uses

Office areas should have a clear identity: use design standards

Clearly define City of Lakes

Topic: Transportation

°

Group 4

need for better public transportation: workers cannot get into the park
Metro transit needs central terminal with independent shuttle service

Metro transit needs to understand ridership levels

need sidewalks on roads to bus stops {(e.g., Wright Avenue)

need car pooling, and a pedway over the highway to connect Highfield Park
bike trails should be incorporated in future plans

turning radii on street corners are too tight

weigh station should be relocated to major thoroughfare

road construction should be limited to evenings and weekends

traffic flow issues could be solved with: advanced green left turns; Burnside-
Sackville extension; zoned area for trucking; considering better future locations
of Tim Hortons and other drive throughs

promote an idle-free Burnside

Topic: Governance

there is no opportunity now for public consultation in development process
a park commission (property owners, GBBA, and council members) should
advise council and ensure that land use by-laws and policy are followed
land sales arm of HRM should be independent of land use regulation

need to track tand availability and sales
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o minimum land price should be the cost of servicing
o lots should be offered for auction

Bayers Lake Business Association - Feb 4
The consulting team met with the Bayers Lake Business Association to obtain a clear

understanding of the issues that users of the park feel are the most significant.
Representatives indicated that there are a number of issues in the developed portions
of the park that need to be addressed. Most of these issues are due to infrastructure
deficiencies, the result of the park's beginnings as a traditional industrial park. No one
envisioned that it would become a regional retail destination, and in turn infrastructure
was not put into place to support this use. The following issues were raised by the
association:

1. Poor physical connectivity with neighbouring residential neighbourhoods
makes it difficult for pedestrians to get to the park. Many pedestrians have
resorted to crossing the bicentennial highway, which poses a significant
safety risk.

2. Insufficient road infrastructure and limited access into the park has created
significant traffic congestion particularly near the Lacewood Drive entrance
to the park.

3.  The excessive use of medians in the park makes it very difficult to navigate
the park, forcing drivers to regularly perform u-turns. This is particularly
problematic for trucks.

4. Some concern was also raised regarding communication with users of the
park and HRM regarding development proposals in the park, as well as
future expansion, and overall tong term vision.

5. Concern was expressed by the committee regarding the proposed expansion
of the park westward (behind Kent). First, it is felt that an open tender
call should be used to develop these lands to ensure that the Park is
obtaining the maximum benefit from the expansion. Second, there was
also some concern raised that it may be difficult for small businesses to
obtain parcels in the expansion if it is sold in bulk.

The following solutions were put forward:
® Creating an additional access point to the park to help address traffic
congestion is seen as a priority, particularly as the extension of Regency
Park Drive will establish additional residential development in the area. If
it is not possible to construct an additional highway interchange, it was
suggested that perhaps a service road could be constructed from Washmill
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extension to Regency Park Drive to take truck traffic off the main
thoroughfares.

& Pedestrian infrastrt-.‘tc-ttjr»e éuc}\ as sidéWalks_ n;edms tb be installed. The new

proposed sidewalk on the eastern side of Chain Lake Drive is a step in the
right direction.

e More bus pull-off areas are required so that they do not continue to impede
traffic flow.

B The timing of traffic lights needs to be better coordinated between the
provincial interchanges and HRM-controlled intersections.
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To

<Ross Cantwell@colliers com>

ce

"Kelvin Sams" <ksams@windowsplus.ca>

Subject
Draft Business Parks Functional Plan

Ross,

Thank you again for your presentation yesterday to the Burnside business
community. Further to our conversation, | just want to reiterate that |
appreciate your study's conclusion that Residential development must
absolutely be kept separate from areas zoned industrial and light

industrial I'm not even sure about allowing residential in the commercial
sections of business parks and would prefer to see residential development
left completely outside business parks. The reason is clear: residents

will eventually take issue with the industrial and commercial nature of

the business in the area and this will result in the displacement of these
other activities. It is easy to see how the interests of residents living

in an area can be accorded a super-priority over the interests of industry
in terms of residents’ enjoyment of life, health, and safety. There are

far more alternative locations available for siting residential

developments than there are for industrial ones. Our industrial parks are
too important to our local economy to risk allowing the encroachment of
residential development. Even residents themselves need to be protected
from being enticed to live in and near business parks. :

Thanks again,

Andrew

Andrew inch

Manager Corporate Affairs
Municipal Group of Companies
c: (802) 471-7947



Vlichael Wile -

Draft Business Parks Functional Plan

. . Page 1

From: Phil Elliott <pellioft@ns.sympatico ca>
To: <ross.cantwell@colliers.com>

Date: 6/26/08 12:08pm

Subject: Draft Business Parks Functional Plan
Ross

As a follow up to your comprehensive presentation of the Draft Business
parks Functional Plan to the Burnside Business community | wanted to
-officially record comments and concerns with the report.

1.

2.

3.

*The Business Parks versus downtown*. It must be emphasized that
having a variety of commercial and commercial land is
complementary. It should not be considered as competing. In your
presentation you continually mentioned this but the report needs

to emphasize this point.

*Residential.* | fully support your notion that residential land

should not be developed or considered for Burnside. But to
reinforce the point the report and your executive summary needs to
emphasize that there is affordable housing for probably around
5000 people who could work in Burnside only 1 mile away. But there
is only minimal access to Burnside by either public transit and
pedestrian movement from the Highfield Park area (Dartmouth North)
to Burnside. Housing exists we just have to connect it.
*Transportation Infrastructure and Light Industrial Uses*. One of
the major type of employer in Burnside is the service and
warehouse business who do not spend their day making things in a
factory or plant. These businesses depend upon either driving to
service their customers throughout HRM or their customers (
service and repair companies) come to their warehouses to pick up
supplies from the many warehouses. As a result throughout the
entire business day there is a continual movement of service
vehicles to and from Burnside. And these service vehicles vary
from the cargo van of a small service employee to the moving
companies . As a result the roadway infrastructure to all parts of
HRM needs to be effective and efficient. No where in your report
do you talk about the needs for good roadways to connect Burnside
to the rest of HRM. The best example is the 25 year old plan to
complete Burnside Drive to Bedford and Sackville. The failure to
complete this vital link means that access from Burnside to the
Western part of HRM requires travel over the bridge or through
Sunnyside. Some studies | have seen have indicated that the jabour
cost for an employee in a vehicle is in the range of $80 per hour.

If you start to cost out the impact of the inefficient roadway
connection network, together with the continual delays on both
Magazine Hill and the bridges the economy of HRM is suffering as
these service companies pass on the fraffic delay costs to their
customers. As a result there is a need to include in the

discussion of Infrastructure that in addition to an effective

public transportation network for employees to get to work, there

is also the need for an effective roadway interconnection network
to all of HRM from Burnside.

Regards

Phil Elliott



