PO Box 1749
Halifax, Nova Scotia
B3J 3A5 Canada

Item No. 3
Halifax Regional Council
September 23, 2008

TO:

Mayor Kelly and Members of Halifax Regional Council

SUBMITTED BY:
Wayne Anstey, Acting Chief Administrative Officer

DATE:

September 17, 2008

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 I 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 I
For clarification, Council is reminded that the Business Parks Development Functional Plan
comprises two parts. Part I 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 I 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 II
Part II 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 9th 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.
2.
3.
4.

Stakeholder / Public Consultation conducted as part of the study process;
Further Stakeholder / Public Consultation;
Proposed Next Steps /Action Items;
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 I 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 I. 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 II 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:

_________________________________________________
Austin French, Manager, Planning Services, 490-6717
_________________________________________________
Peter Stickings, Manager, Real Property, TPW, 490-7129

Financial Approval by:

___________________________________________________
Catherine Sanderson, Senior Manager, Financial Services, 490-1562

Report Approved by:

___________________________________________________
Paul Dunphy, Director, Community Development, 490-4933
___________________________________________________
Acting for Mike Labrecque, Director, TPW, 490-4855
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ATTACHMENT B  NEXT STEPS/ACTION PLAN
FOCUS AREA

MAJOR RECOMMENDATIONS

7.1 HRM’s Role

7.1.3(1) HRM to focus its efforts on general industrial lands
<

<

ACTION ITEMS

7.1.3(2) Let the private sector develop land for the retail market. Retail
development should be left primarily to the private sector, except in those
circumstances where the highest and best use of HRM’s land is retail, and these
lots are a relatively small component of an overall phase (e.g., the retail lots on
the Wright Avenue extension).

<

Transitions sales focus on general
industrial.

<

Consider partnership opportunities for
retail with the private sector.

7.1.3(3) Office space should be the private sectors domain. HRM should let
the private sector focus on the development of suburban office campus lands.
HRM could continue to provide enough land for office development to ensure fair
competition in the marketplace: this would be primarily in the buildout of the City
of Lakes Park.

<

Initiate LUB and MPS amendments to
allow for the expansion of the City of
Lakes Business Park (business campus)
designation.

<

Address through amendments in Regional
Plan and MPS.

<

Expand & create partnerships with
relevant business sectors/organizations.

Over time it may be possible for the private sector to play a larger role in the
development of general industrial lands. In order for that to happen, HRM
needs to continue to monitor the demand for serviced commercial lands, and
should designate land for industrial use and allocate municipal services to
facilitate its development.

<

Establish monitoring program for land
supply and consumption.

<

Investigate alternatives for designating
long term industrial land supply.

Given the Municipality’s experience with the loss of light industrial land to
commercial uses in Bedford Commons and Dartmouth Crossing, this plan is
recommending a tighter zoning regime for the entire region that would prevent
industrial land from being eroded for commercial and office uses.

<

Review zoning in all industrial parks.
Conduct public/stakeholder consultations.

7.1.3(4) Residential is not compatible with industrial land use
<
Given the short supply in the industrial land reserve, the difficulty in finding good
quality serviced land for industrial development, and the potential for
incompatibilities, HRM should not promote residential development in or around
industrial land uses.
7.1.3(5) HRM to leverage partners to accelerate growth in the core sectors
<

HRM should partner with other organizations to target growth goals in key
economic sectors. These partnerships could take a variety of forms, and might
include selling land, leasing land, or partnering on a development opportunity.

7.1.3(6) Rationalize future development patterns
<

7.3
<

FOCUS AREA

MAJOR RECOMMENDATIONS

ACTION ITEMS

7.2 Striking a
balance between
Downtown and
Suburban Office
Space

7.2 Although it makes sense for the private sector to take the lead in the
development of both downtown and suburban office space, HRM’s role should be to
work with the province to ensure that there is an ample of supply of high quality office
space.

<
<
<

Assist with HRM by Design
Cogswell Interchange Options
Liaise with province concerning downtown
office space.

7.3 Residential
Development not
compatible with
Industrial Parks

7.1.3(4) Residential is not compatible with industrial land use
< Given the short supply in the industrial land reserve, the difficulty in finding good
quality serviced land for industrial development, and the potential for
incompatibilities, HRM should not promote residential development in or around
industrial land uses.

<

Initiate process to amend Regional Plan
and MPS.

<

Conduct stakeholders/public
consultations.

7.2.1
7.2.2
7.2.3
7.2.4

Don’t assume everyone wants to be Downtown
Convert NonCore Government Offices into Incubator Space
Expanding MetroLink is Critical to the Competitiveness of Downtown
Assist the Province in Locating a New Consolidated Courthouse

With regard to specific business parks in HRM where residential has been
suggested or proposed, this plan’s recommendations are as follows:
<

Bedford Commons: This area should be reserved for light industrial development, <
for a number of reasons. This parcel is important to reserve as welllocated and
serviced industrialdesignated land, given the shortage of serviced industrial land in
HRM. Future residential uses in this area would also be incompatible with future
industrial development adjacent to the planned BurnsideSackville Expressway,
and with further development (and redevelopment) of the Bedford Industrial Park.

<

Dartmouth Crossing: Dartmouth Crossing Limited is proposing a large housing
development on the northern portion of their lands, including 140 acres of the
existing Burnside Reserve. The proposed housing development would not be
consistent with this plan’s recommendations, as it would reduce the industrial land
reserve, and create a future conflict between the industrial uses in Burnside
directly adjacent to residential uses.

<

Burnside’s Business Campus: As an alternative, residential development in the
location of Dartmouth Crossing’s new Ridge office campus would be consistent with
the recommendations in this report. However, HRM should not specifically promote
housing on lands that it owns within City of Lakes.

Rationalize retail/office versus industrial
opportunities.

<

Commence process to amend the
Regional Plan and Dartmouth MPS to
incorporate study recommendations.

<

Determine appropriate uses and noise
mitigation measures for the eastern slope.

<

Conduct stakeholders/public
consultations.

FOCUS AREA

MAJOR RECOMMENDATIONS

7.4 Rationalization
of Existing
Business Parks

7.4.1 Aerotech
<

HRM should sell sufficient land in Aerotech Park to HIAA (or an agency under
HIAA’s direction) to manage and develop for their proposed third runway.

<

HRM should work in partnership with the HIAA to develop the remaining Aerotech
lands for purposes that would support the HIAA’s operations at the airport.

7.4.2 Bayers Lake
<

Sell Some of the Land Behind Kent Building Supplies to the Private Sector.

<

Prepare a Functional Plan for Bayers Lake.

ACTION ITEMS

<

HRM and HIAA in preliminary
discussions/planning for future land
development alternatives.

<

Ongoing. Will be brought back to Council
for consideration.

<

Ongoing. Will be brought back to Council
for consideration.

<

Consult with the Sheet Harbour Chamber
of Commerce to discuss potential.

<

Partnerships in progress with key
organizations such as the HPA, HIAA,
HRWC and GHP.

<

Formally define the partnerships and
respective roles and commitments.

<

Study and recommend alternate financing
and partnering opportunities.

<

Initiate required zoning and servicing
strategies to achieve the recommenced
goals including public/stakeholder
consultation.

7.4.3 Ragged Lake
<

Since a plan for Ragged Lake would be incorporated in the Functional Plan for
Bayers Lake, HRM should wait for the recommendations of that plan before
making any decisions on future land uses.

7.4.4 Sheet Harbour Master Plan
<

7.5 Partnership
Opportunities for
Business Park
Land
7.6 Options to
Leverage HRM’s
development
capacity

A qualified consulting firm should be retained to prepare a feasibility assessment
for the expansion of the port in Sheet Harbour.

Examples of Recommended Partnerships:
7.5.1 Create Advisory Groups for each Economic Growth Sector
7.5.2 Partner with HPA to Develop the Atlantic Gateway Halifax Logistics Park
7.5.3 Partner with the HIAA to Develop the Aerotech Park
7.5.4 GHP to Assist INNOVAcorp in Marketing the Woodside Life Sciences Park
7.6.1 Partner With Private Sector Developers
7.6.2 Partner with Civil Contractors to Finance Roads
7.6.3 Consider Debt Financing
7.6.4 Use Zoning and Municipal Services to Direct Business Park Activity

FOCUS AREA

MAJOR RECOMMENDATIONS

7.7 Land Banking
for Business Parks

7.7
<

ACTION ITEMS

Land Banking
HRM must secure more than 2,000 acres of raw land to augment the existing land
reserve, and to assure an adequate supply of serviced industrial land for the next
50+ years.

<

Potential lands for acquisition being
evaluated.

<

Undertake feasibility study for lands north
of Burnside for long term industrial land
supply including public/stakeholder
consultation.

<

Study and propose any partnerships or
recommended Municipal land acquisitions
to achieve this goal.

<

Land price increases have been
implemented over the past number of
years to truly reflect market value.

<

Review development requirements and
practices.

<

A trial land auction has been utilized in
the marketing of Phase 122 lots now
under construction. (Aug’08)

<

Review of building standards, landscape
requirements, etc. to coincide with zoning
amendments.

7.7.1 Partnerships and/or Land Acquisition
7.7.2 Create a Land Expansion Reserve Fund

7.8 Land Pricing
and Sales
Strategies

7.8.1 Land Prices to Reflect Replacement Cost of Raw Land
7.8.2 Be Mindful of the Net Usable Area for Each Lot
7.8.3 Focus on Reducing Each User’s Consumption of Land
7.8.4 Sell Larger Parcels to Land Developers
7.8.5 Reduce Landscape Requirements on Large Lots

7.9 Land
marketing and
Sales Process

7.9.1 Sales Process
7.9.2 Land Auctions
7.9.3 GHP to Provide Strategic Planning/Marketing for HRM Business Parks
7.9.4 Marketing Service Agreement Between HRM and NSBI
7.9.5 Land Sales Monitoring System

FOCUS AREA

MAJOR RECOMMENDATIONS

7.10
Transportation and
Business Parks

7.10.1 Alternative Transportation
<

HRM should commission detailed alternative transportation plans for Burnside and
Bayers Lake Parks that are focussed providing infrastructure for alternative forms
of transportation, including bus access, bus shelters, bicycle lanes, and pedestrian
infrastructure.

ACTION ITEMS

<

Implement HRM Active Transportation
Functional Plan.

<

Metro Transit to evaluate and lead
implementation of the Transit related
recommendations from the Business
Parks Functional Plan.

<

Include public/stakeholder consultation.

7.10.2 Bus Route Planning

8.7 Transportation

<

HRM Council needs to allocate sufficient financial and human resources to Metro
Transit to allow them to do a better job in planning bus routes to the Business Parks.

<

The Business Parks Office should work with the GBBA to develop a business plan
for the proposed Burnside Shuttle. This might work on a model similar to FRED in
downtown Halifax.

<

A proper bus terminal is needed in Burnside.

8.7.1 Metro Transit
8.7.2 Free Shuttle Bus In Burnside
8.7.3 Central Bus Terminal
8.7.4 Employee Transit Survey

FOCUS AREA

MAJOR RECOMMENDATIONS

8.1 Regional Plan
Context

8.2

8.2
Recommended
Generalized Future
Land Use for
Burnside

<

Protect existing industrial land with good capability for general industrial uses.

<

Differentiate between uses currently permitted in industrial areas, giving priority to
light industrial uses.

<

Identify and secure lands for future industrial development.

ACTION ITEMS

The uses recommended by this study as shown on the Generalized Future Land
Use Map are as follows:.
8.2.1 Light Industrial
8.2.2 General Industrial
8.2.3 Harbour Industrial
8.2.4 Distribution Industrial
8.2.5 Business Campus
8.2.6 Commercial
8.2.7 Remove Burnside Comprehensive Development District
8.2.8 Harbour Commercial/Residential
8.2.9 Environmental Open Space
8.2.10 Recommended Development Controls

<

Commence process to amend the
Regional Plan and Dartmouth MPS to
incorporate the study recommendations.
Consult with public/stakeholders.

FOCUS AREA

MAJOR RECOMMENDATIONS

8.3 New
Infrastructure
Standards

8.3 Since all land uses have different infrastructure requirements, infrastructure
standards in Burnside should be stratified to fit the various proposed land uses.

ACTION ITEMS

<

Future phases of Burnside (as presented in the Future Land Use Plan) would
segregate land uses to differentiate infrastructure requirements and amenities.

<

<

Areas specifically designed for office space would be of a higher density, with
parks, sidewalks, and urban amenities; warehouse distribution districts (segregated
from office uses) would have wide streets and limited infrastructure; while
manufacturing districts would have rail access and minimal infrastructure.

Point of sales conditions, park standards
and covenants to maintain the desired
direction of development until zoning
changes can be implemented.

<

Initiate changes to the MPS/LUB to
segregate different land use types and
integrate some of the park standards
within the bylaw requirements.

<

Revise Park Development standards to
align with proposed zoning changes.

<

Commence process to amend the
Regional Plan and Dartmouth MPS to
incorporate the study recommendations.
Consult with public/stakeholders.

<

Coordinate study recommendation with
The Wright’s Cove Land Use &
Transportation Study.

8.4.1 Expand Areas for Office Development
8.4.2 Revise Windmill Road Corridor
<

8.4 Changes to
the Municipal
Planning Strategy

The MPS and LUB for the Wrights Cove area needs to be updated based on the
recommendations provided in this functional plan, as well as those in the Wrights
Cove Land Use Study. This will include changes for the Windmill Road corridor that
reflect recent changes in the real estate market.

8.4.3

Redevelopment in “Old” Burnside

<

Given concerns about land use incompatibilities and the increasing scarcity of
industrial land in general, industrial areas in older sections of Burnside should be
protected for industrial uses.

<

The land use bylaw in this area should be amended.

8.5 Recommended that site development standards be dropped in favour of differentiated
zoning and site planning criteria.
8.5.1 Reduce Consumption of Land
8.5.2 Set Minimum Height Limits in the Business Campus

8.5 Site Planning
Criteria

8.5.3 Set Maximum Parking Ratios
8.5.4 Larger Lots with Common Truck Loading Areas

8.5.5 Changes to Site Development Standards Identified by Contractors

FOCUS AREA

MAJOR RECOMMENDATIONS

ACTION ITEMS

8.6 Governance

8.6.1 Advisory Group Needed for Major Business Parks

<

Partnerships and joint initiatives with HPA,
HIAA, Gateway Council and GHP

<

HRM Real Property to prepare
recommended models for the creation of
advisory group for the Major Business
Parks.

<

Comprehensive wetland protection plan in
place and practised for Phase 12
Burnside.

<

Implement Community Energy Functional
Plan

<

Consideration shall be given to
implementing the recommendations
through HRM's operational and
administrative programs and land use
policies and regulations.

<

Liaise with GBBA to implement.

8.6.2 Create Liaison Groups for Each Strategic Sector
8.6.3 Formalize Funding Mechanism for the GBBA

8.8 The Greening
of Burnside

8.8.1 EcoIndustrial Efficiency in Burnside
8.8.2 LEED (Leadership in Energy and Environmental Design)
8.8.3 Transportation
8.8.4 Green Infrastructure

