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Executive Summary

Introduction
The work requirements for this assignment have been defined in the Municipality’s RFP in two phases comprising four parts:
•
•

Phase I -- Creation of a market overview providing a high level assessment of the feasibility of proposals for expanding the
Municipality’s two established business park sites in Elmsdale and Mount Uniacke, and a third potential site in Milford.
Phase II -- Subject to the results of the Phase I assessment, the consultant is expected to undertake the following studies of each
location;
o Develop a “Readiness Plan” for the Milford site
o Identify lands for expansion of Uniacke Business Park and develop a viable scheme for their development.
o Refine plans for expansion of Elmsdale Business Park.

Current Business Park Development
Elmsdale Business Park is clearly the flagship business park operated by the Municipality of East Hants. The Municipality has chosen to
locate its own offices within the park because of its accessibility to the most heavily populated portion of its jurisdiction. The park has
developed well and attractively, although it is limited to a degree by the Regional Serviceable Boundary, which currently divides the lands
of the existing park roughly in half. All existing development in the park is inside the boundary, although development on onsite services is
possible beyond the boundary. The boundary is expected, in any case, to be modified subject to ongoing engineering study that is expected
to be completed shortly.
Uniacke Business Park is much smaller than its sister park in Elmsdale. It is unserviced but has been attractive to largely local businesses
that have expanded to need more space and/or separation from residential areas. It is now effectively built out and new lands have to be
identified for the Municipality to continue to encourage business and commercial development in the Mount Uniacke area.
The Milford area is the home of a reasonably successful, privately owned industrial park. It has been considered as a potential site for an
inland port that would facilitate the transfer of goods from rail to truck to alleviate congestion and conflict associated with existing
waterfront port facilities in Halifax. While the Municipality has investigated and encouraged the inland port potential since it was first
suggested in 2006, the inland port idea has not moved forward significantly. The Milford area, nevertheless, has good potential for
industrial and/or business park development as demonstrated by the private Milford Industrial Park and because of the availability of land
as well as potential rail access.

v
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Commercial and Industrial Parks Overview
The two business parks that the Municipality of East Hants has developed have specific geographic and market niches. Elmsdale Business
Park is located on a prominent site in the most developed area of the municipal district. It competes, however, in a populous corridor that
stretches from Halifax to Moncton that is tied together by Highways 102 and 104 in Nova Scotia and Highway 2 in New Brunswick. Many
other municipalities as well as private developers are offering land for commercial and industrial development through this area with the
consequence that absorption is relatively slow.
The Western Corridor around Nova Scotia Highway 101 in which the Uniacke Business Park is located is, by contrast, less populated and
has fewer and smaller industrial commercial offerings. Only one other park, the Windsor-West Hants Industrial Park, is established
between Halifax and Windsor and it is essentially built out like the Uniacke Business Park. Although additional commercial land
development is planned near Mount Uniacke by Terrra Firma Development Corporation and another highway-oriented commercial
development is under consideration by the Glooscap First Nation just beyond Windsor, neither prospect seems likely to offer direct
competition to Uniacke Business Park. Terra Firma’s development may, in fact, complement the Uniacke Business Park and may present a
partnership opportunity for the Municipality.
Conclusions
Given the considerations summarized in the preceding subsection, we would prioritize and scope further investigation of the three
initiatives as follows:
1.

Uniacke Business Park – Identify and rank available properties in the Mount Uniacke area, determine the positioning of potential
new park development, and investigate potential partnership opportunities with Terra Firma Development.

2. Elmsdale Business Park – Relying on expected study work to be completed by the WSP Group, determine the potential to bring
additional areas in the Elmsdale Business Park within the Regional Serviceable Boundary, evaluate prospects of developing lands
adjacent to the existing park for commercial use either as additions to the park or as complementary private development, and
assess the suitability of the existing park expansion plan, particularly provisions for a second access from Highway 214.
3. Milford Commercial Land Development – In the context of Municipal Planning Strategy review, dentify lands that may be
assembled for municipal industrial/business park development, investigate the potential value of rail access, develop a conceptual
plan for prospective park development, including highway access arrangements (i.e., requirement for new interchange), and
evaluate the feasibility of the foregoing.

vi

1.0

INTRODUCTION

The Municipality of East Hants (East Hants) occupies a highly
advantageous position in Nova Scotia. In addition to its longstanding agricultural base, the municipality benefits greatly from
its strategic location in the province. Adjacent to Halifax
Regional Municipality (HRM) and straddling two major
provincial highway corridors, East Hants has a natural attraction
for business.
East Hants stands out from other rural areas of Nova Scotia for
its steady population growth and commercial development. The
municipality has attracted substantial residential development
oriented to commuters to Halifax and has also benefitted from
ongoing development of Robert L. Stanfield International
Airport in Enfield. It has also succeeded in the development of its
own business parks in Elmsdale and Mount Uniacke. The
Municipality is now interested in expanding those two parks and
exploring industrial lands in the Milford area.

1.1

PROJECT DESCRIPTION

The two existing business parks and the prospective park
proposed in the Milford area in 2006 fill distinct strategic roles.
The Elmsdale park is clearly the leading facility in East Hants,
offering extensive property options on the most heavily used
highway corridor in Nova Scotia. The prominent site is the new
home of the Municipality’s own offices and also accommodates a
wide array of businesses. It is furthermore complemented by
extensive commercial development at the Exit 8 interchange. In
many respects it is part of the most recognizable concentration of

development in East Hants and a key node on Highway 102
providing access for local residents and travelers alike to varied
retail and service options as well as to the municipality’s two
largest communities in Enfield and Elmsdale.
The Uniacke Park fills a similar role within the less heavily
travelled Highway 101 corridor that joins Halifax to the
Annapolis Valley and Southwest Nova Scotia. Although not
visible from the highway, the park has been successful and is
approaching build out. It is complemented by a more modest
commercial complex than is present in Elmsdale. The
concentration of retail and service uses serves growing
residential communities in and around Mount Uniacke and, to a
lesser extent than Exit 8 in Elmsdale, highway users.
The Milford area development was aimed at a more specific
potential. If developed, was expected to complement the
development of an inland terminal for the Port of Halifax. The
location was identified as one of two leading sites (along with
Rocky Lake in the Bedford-Sackville area) for the inland terminal
opportunity in the MariNova Consulting report Halifax Inland
Terminal and Trucking Options Study completed in January
2006.1 Lands for development have been delineated and
assessed, including an agricultural impact assessment completed
by Stantec in 2011.
An established private business park at Exit 9 in Milford has seen
expansion. Land on the western side of the interchange
continues to be developed southward from the exit.

1

MariNova Consulting Ltd., Halifax Inland Terminal and Trucking
Options Study, presented to Halifax Regional Municipality and
Halifax Port Authority, 2006.
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Each site presents a different challenge, assuming the initial
market assessment study confirms its basic viability. Elmsdale is
well-established and lands for its expansion are already owned
by the Municipality. The consultant is expected to review and
improve the existing development concept for the park, and
recommend a second access through the creation and
comparison of alternative development schemes for the
expansion property.

opportunities based on our proposal dated February 5, 2014.
Stantec and Altus staff assigned to this project have extensive
experience in real estate valuation and feasibility analysis,
municipal planning, and land development, including related
engineering. Project team members have worked closely with
Municipality of East Hants Business Development staff since the
start of this project and have also consulted municipal
engineering and planning staff.

The Uniacke Business Park has enjoyed success similar to
Elmsdale but on a smaller scale. Lands for its expansion have not
been secured. The critical objective for the current study will be
to identify compatible properties in Mount Uniacke suitable for
additional business park development and create development
concepts for their comparison. The Milford area, where the lands
and market opportunity have been generally identified, will
require an evaluation of the steps required to ensure its effective
development.

The work requirements for this assignment have been defined in
the Municipality’s RFP in two phases comprising four parts:

In each case, it is clear from the RFP that the Municipality of
East Hants is placing an emphasis on the financial soundness of
its future planning. This requires an integrated approach to
establish the land and infrastructure required in each situation,
the costs of land acquisition where applicable, and the potential
revenues from development based on anticipated market value
and future absorption.

1.2

STUDY PROCESS

Stantec Consulting Ltd. and our partners, the Altus Group were
selected to undertake this study of business park development

•

•

Phase I -- Creation of a market overview providing a high
level assessment of the feasibility of proposals for
expanding the Municipality’s two established business
park sites in Elmsdale and Mount Uniacke, and a third
potential site in Milford.
Phase II -- Subject to the results of the Phase I
assessment, the consultant is expected to undertake the
following studies of each location;
o Develop a “Readiness Plan” for the Milford site
o Identify lands for expansion of Uniacke Business
Park and develop a viable scheme for their
development.
o Refine plans for expansion of Elmsdale Business
Park.

For all three, the consultants are expected to assess the financial
viability of leading options for development.
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1.3

PHASE I OBJECTIVES

The core analysis completed for Phase I, which this report
summarizes, was completed by Altus Group. Altus is an
international company with locations in all four Atlantic
Provinces. The company is a leading multi-disciplinary provider
of independent real estate consulting and professional advisory
services. Halifax-based staff are very familiar with business parks
and commercial land and real estate markets in Nova Scotia.
Phase I is a Commercial-Industrial Land Market Analysis
covering Mount Uniacke, Elmsdale, and Milford areas. Altus,
working with Stantec, has compiled an inventory of lands in the
Halifax to Moncton and Halifax to Kentville highway corridors.
With this information, the consulting team has assessed the
competitive position of each of the three East Hants locations.
The objective of the phase is to determine the feasibility of the
proposals for each area outlined in the RFP for this assignment
as well as above. The evidence gathered and the analysis of the
consultants is presented below so as to support decisions to
proceed or not to proceed to analyses proposed for Phase II.

1.3

2.0

CURRENT BUSINESS PARK
DEVELOPMENT

As noted, the Municipality of East Hants currently owns and
manages business parks in Elmsdale and Mount Uniacke. Private
owners also operate a business park in Milford on lands that are
well-separated from the site considered by MariNova in 2006 for
commercial/industrial. Elmsdale and Milford are within the
Highway 102 corridor, which connects Halifax to Amherst and is
the most travelled highway corridor in Atlantic Canada. Mount
Uniacke is within the Highway 101 corridor, which joins Halifax
to the Annapolis Valley and ultimately extends to Yarmouth.
Highway 101 carries less traffic than Highway 102 but is still an
important provincial route. Substantial portions of Highway 101
have recently been twinned (i.e., expanded from two to four
lanes) and additional sections are expected to be twinned in the
future. These improvements should attract development and can
be expected to increase the volumes of traffic on the route.
Municipal governments and private developers have developed a
considerable number of industrial and business parks in both
corridors. These parks include mature developments of
substantial scale such as the Truro Industrial Park and Burnside
Park in Dartmouth, as well as smaller municipal and private land
developments that also include mature facilities and relative
start-ups. Most highway interchanges are candidates for
commercial development because of their accessibility and
exposure to large volumes of highway traffic. Most accommodate
at least some form of commercial land use – usually gas stations
and fast food outlets at the minimum and occasionally business
parks like the Elmsdale Business Park. Many sites in both

corridors are under consideration for new parks and expansions
of existing parks.
The following sections describe the existing East Hants business
parks in Elmsdale and Mount Uniacke as well as the potential of
Milford. They also include summaries of existing parks in the
Highway 101 and 102 corridors that provide the context in which
parks operated by East Hants should be positioned and must
compete.

2.1

DEMOGRAPHIC AND ECONOMIC
CONTEXT

Unlike most of rural Nova Scotia, East Hants has sustained a
high level of population growth over the past 30 years. Hants
County (i.e., East combined with West Hants, including the
Towns of Hantsport and Windsor) has posted population
increases in every national census since 1941. Hants grew
particularly strongly in the 1980s, when the county achieved
double digit growth rates in the 1981 to 1986 and 1986 to 1991
Censuses (14.5% and 10.3% population increases respectively).
While growth has slowed since 1991, East Hants has continued to
add population and has consistently outpaced Nova Scotia as a
whole. Between 1991 and the most recent Census in 2011, the
municipality (including the Indian Brook Reserve) added 3,862
residents, an overall increase of 20%. By contrast, population in
the province of Nova Scotia increased by only 2.4% over the 20year period. East Hants even exceeded HRM’s growth rate (18%)
over the same years (Figure 2-1).
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Figure 2-1

Population Growth and Change, East
Hants 1991-2011
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2.2.1

Elmsdale Business Park

Elmsdale Business Park is arguably on the most prominent site
available in East Hants at Exit 8 on Highway 102. The southwest
edge of the site faces the highway and businesses located there
have excellent exposure to highway users. The Municipality has,
in fact, chosen to build its new and expanded municipal building
at 15 Commerce Court at the inside corner of the interchange
where it is highly visible to residents and highway travelers.

17,000
2006

2011

NS Growth

East Hants Population
Source: Census of Canada

2.2

accessibility features, and for which different types of businesses
may be attracted.

EAST HANTS BUSINESS PARKS

Both established parks in East Hants have been successful in
their roles. The current study is assessing the potential expansion
of both the Elmsdale and Mount Uniacke parks because both are
approaching build out. The market appears to be available to
support further land development but consideration must be
given to the current positioning of each park and the appropriate
positioning of expansion areas, which may have different selling
features such as more or less highway exposure and different

The location of the Municipal Building – the Lloyd E. Matheson
Centre -- within the business park ensures that the park will have
a prominent place in the East Hants community for many years
to come (see Figure 2-2). The Exit 8 interchange, in any case,
has been developing for many years as the commercial core of
the municipality. In addition to the business park, a shopping
centre anchored by a Sobey’s store was developed at the
northeast corner of the interchange in the early 1990s. It was
soon followed by an Atlantic Superstore at the northwest corner
of the interchange. Complementary commercial uses have
developed to the north and south along Route 214, which
intersects with Highway 102 at the interchange. On 214 from its
intersection at Highway 2, which is the historic village core of
Elmsdale, to the area around the Elmsdale Business Park
entrance is now a variety highway-oriented commercial uses
including fast food outlets, gas stations, a small automobile
dealer, and local office and service businesses mixed with old and
new residential uses.
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Figure 2-2

Lloyd E. Matheson Centre, Elmsdale
Business Park

Source Stantec

The total commercial concentration extending from Exit 8 is
substantial, particularly when commercial and industrial uses
extending along Highway 2 are taken into consideration. The
area undoubtedly draws substantial volumes from Elmsdale,
Enfield, Lantz, and elsewhere in the municipality, as well as from
Highway 102. It can also be assumed to have a substantial
daytime population of employees in the Sobeys shopping centre,
the SuperStore property, and streetfront commercial uses, as
well as from the businesses in the Elmsdale Park. It is very likely
the largest commercial concentration between Truro and Halifax
and is reaching a critical mass where it may well attract higher
order uses such as motels and family restaurants.

The area is generally serviced, although the servicing area
defined by the Municipality of East Hants currently restricts
development beyond the entrance to the Business Park (i.e., the
intersection of Highway 214 and Park Road, which is the primary
access road for the park shown on Figure 2-3) to onsite water
supply and sewage disposal.
The Serviceable Boundary runs along the northern edge of the
developed portion of the park and near western limit of
developed lots. All developed lots are within the Servicing
Boundary but more than 350 acres currently is beyond its limit.
The boundary can be amended if justified by engineering
analysis. Engineering consultants with WSP are currently
reviewing the boundary on behalf of the Municipality as part of
the ongoing Sewer Capacity Study. Their report is expected in
late September 2014; however, East Hants staff have
acknowledged that the terms of reference do not specifically
require the consultants to meet the criteria of Municipal
Planning Strategy (MPS) Policy 11-2, which requires that “any
expansion of the Regional Serviceable Boundary … undergo a
comprehensive engineering and financial impact assessment.”
The park accommodates a varied array of businesses. Uses are
primarily light industrial and warehousing. There are also
retailers and even a fitness centre. The Municipality has provided
land for a public space at the corner of Park Road and Commerce
Court in compliance with the requirements of its MPS and
Subdivision Bylaw, which require 10% of land in serviced areas
and 5% of land in unserviced areas, or the equivalent in cash-inlieu, to be dedicated for parks and recreation purposes.
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The requirements were adopted by East Hants Council in 2009
as amendments to Policy P12-22 of the MPS (pursuant to Section
13 of the Municipal Subdivision By-law). The provision of
recreation space in industrial and business parks is a good
practice. It provides amenity that should be valued by businesses
as a benefit to their employees and consideration should be given
to the needs of employees during lunch periods. At the same
time, business parks can be excellent locations for major
community facilities that benefit both workers and the general
public.
Business parks typically have good separation from residential
areas that may be disturbed by parking requirements, participant
and crowd noises, and similar externalities associated with larger
recreational facilities. Burnside/City of Lakes in Dartmouth, for
example, has two artificial turf fields that are rented to park
employees for lunchtime soccer and similar activities, while also
being heavily used for school and minor league sporting events.
HRM will soon be adding a multi-pad arena in the same area.
Within the business parks these properties are separated from
residential uses and well-served by transportation routes. They
are ideal for community level active recreation facilities intended
to serve multiple neighbourhoods and regional users not as local
facilities serving one or two neighbourhoods to which a
substantial proportion of users would be expected to walk. They
also tend to have peak use during evenings and weekends when
business activity usually falls off notwithstanding that their
presence can benefit business park employees as noted.

The East Hants Chamber of Commerce will develop a passive
recreational park on the two parcels of Municipally-owned land
set aside in the Elmsdale park. These facilities appear to be
targeted for business park workers. The Municipality has also
provided a sidewalk on Park Road and is integrating the
pedestrian routes within the park into its active transportation
network consistent with intentions expressed in the MPS to
“provide a linked trails system accessible to all residents within
the Municipality.”
The information brochure provided by the Municipality of East
Hants for the park from indicates that there were 17 lots
available in the subdivision in August 2013. The map in Figure
2-3, which was updated by the East Hants Economic and
Business Development Department for inclusion in this report,
shows 21 lots currently available in the park. Of these, 17 are
within the Regional Serviceable Boundary shown on the figure.
One of the 17 lots (Lot 28) has substantial area beyond the
boundary, although it also has frontage on Park Road. A
substantial portion of the 100.6-acre property is affected by
wetlands area shown on the figure both within and beyond the
Serviceable Boundary, but is otherwise well-suited to further
subdivision. All areas shown as wetland were designated as such
pursuant to a study conducted for the Municipality by Dillon
Consulting in 2012.2 Wetland areas must either be avoided by
development or the wetland habitat displaced must be replaced
either onsite or at a designated location approved by the
Province of Nova Scotia under its Wetland Conservation Policy.
2

Dillon Consulting Limited, ‘Elmsdale Business Park -- Park Road
Extension Wetland Delineations Report - Draft,” letter report from
Karen L. March, M.Sc., to Ed Gillis, P.Eng., July 26, 2012.
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Figure 2-3

Elmsdale Business Park

Source: Municipality of East Hants, April 2014
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Lot L2-A and PID no. 45225497 at the southwestern end of Park
Road in the figure, Lot 1 and Lot 99-D are all entirely beyond the
Serviceable Boundary. They can all be developed with onsite
services although the latter two lots have the further problem of
requiring road extensions to provide them with road frontage.

Figure 2-4

Highway Frontage, Elmsdale Business
Park

(see Figure 2-4). Five serviced lots (Lots 172, 173-G, 174-F, 175E, and 178-A) are still available next to the highway based on
Figure 2-3. The asking price is $110,000 per acre for these
lands (Table 2-1). Another seven lots on the north of Park Road
are available for $75,000 per acre (a smaller triangular lot with
frontage on Park Road is also for sale near the park entrance).

Table 2-1

Cost/Fees, Elmsdale Business Park, 2014
Item

Cost/Fee

Land Prices
- Business Park Interior
- Park Road Frontage
- Highway 102 Frontage
Down Payment/Deposit

$60,000/acre
$75,000/acre
$110,000/acre
10% of total land purchase cost
$300,000 of commercial
Minimum Investment
assessed value per lot within 2
years of purchase
$3.768 per $100 of assessed
Tax Rate
value (land and buildings)
Commercial-Industrial Permit Fees
less than 2,500 sq. ft.
$300 + $0.10/sq. ft.
2,500 - <10,000 sq. ft.
$500 + $0.14/sq. ft.
10,000 - <49,000 sq. ft.
$2,500 + $0.14/sq. ft.
> 49,000 sq. ft.
$5,000 + $0.14/sq. ft.
Source: Stantec

PID no. 45225497 faces Highway 102. Lots visible from the
highway are highly valued and are favoured by retailers and
other companies that benefit from exposure to the large volume
of local commuters and other highway travelers who pass the site

Water
- Consumption Charge
- Meter Charge (5/8”)
- Wastewater (Sewage)
Electricity
Telecommunications
Source: Municipality of East Hants

$9.55 per 1,000 gallons
$45.10 per quarter
$5.00 per 1,000 gallons
Determined by NS Power
Determined by Provider
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In 2008, Dillon Consulting prepared a future plan of subdivision
for the undeveloped lands associated with the Elmsdale Park.
The plan (Figure 2-6) provides for eight phases of development.
It addresses the identified wetlands. The property shown as
“Lands of Leon G. Miller” on the figure has since been acquired
by the Municipality.
The initial phases involve the extension of Park Road and work
their way clockwise to phases that require the extension of
Venture Crescent and Market Drive. Extending Park Road,
although it will cost more because of the requirement for curb,
gutter, and sidewalk, is expected to increase interest and
marketability by facilitating high visibility development. The
extension of Venture and/or Market may however be required
sooner than anticipated by this plan in order facilitate the
provision of a second access.
A second access to the park is desirable for convenience and
safety. The Dillon plan provides two roads – Proposed Roads 1
and 7 – that are oriented to intersect with Highway 214 and
provide the second access. An extension of Market Drive could
also be routed to join the 214. In all cases, additional lands
fronting on 214 will have to be acquired or jointly developed with
the existing landholders, if a roadway is to be installed.

2.2.2

Uniacke Business Park

Uniacke park travel about 4 kilometers along Highway 1 to reach
its entrance (Figure 2-7).
The roughly square-shaped park property covers 120 acres. It
consists of two roads – James Boyle Drive and Richard John
Drive – that extend from Highway 101. The two roads are
connected by Martha Avenue to create a rough loop. Provision
has been made to extend Richard John Drive and Martha Avenue
to abutting properties as shown on Figure 2-6. Martha Avenue
could also conceivably be extended to the south and James Boyle
Drive could be extended to the west through PID 45336401,
which is labelled in the figure as being owned by the Municipality
of East Hants and is currently allocated for open space.
Additional green space is provided in the centre of the plan
where a wetland has been delineated. An access corridor is
provided to this land from James Boyle Drive and across Richard
John Drive to additional undeveloped lands on the north edge of
the park.
Development of some other lands on the western edge of the
park around Martha Avenue is constrained by the presence of
pyritic slate, which is common in the Halifax area. Pyritic slate
will generate sulfuric acid when exposed to air and water. It is a
particular concern near watercourses as acid runoff can
contaminate water bodies. The western edge of the Mount
Uniacke park, in fact, drains into the Pockwock Lake system,
which is the major water supply area for HRM.

Uniacke Business Park is accessed via Exit 3 from Highway 101.
In contrast to the Elmsdale Business Park, the Mount Uniacke
lands are not visible from the highway. Visitors to the Mount
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Figure 2-5

Elmsdale Business Park, Expansion Lands

Source: Dillon Consulting Limited

EAST HANTS BUSINESS PARKS MARKET ANALYSIS, READINESS AND EXPANSION PLANS – PHASE1 REPORT
Current Business Park Development
September 16, 2014

Figure 2-6

Uniacke Business Park

Source: Dillon Consulting Limited
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Figure 2-7

Highway 1 Entrance, Uniacke Business
Park

Source: Stantec

The presence of acid-bearing rock does not preclude
development. Procedures for development are set out in the
Sulphide Bearing Material Regulations adopted by the Province
in 1995 pursuant to the Environment Act. Developers of such
land must follow procedures set out in the regulations to
minimize the potential effects of excavation. In particular, they
must remove excavated materials in excess of 1,300 tonnes to an
approved disposal site. Usually this is a shoreside fill area on a
salt water body as salt water will neutralize the acid. The
procedure is manageable but does add to development costs.

The Mount Uniacke site is unserviced. Lots are available for
$20,000 but developers must add their own wells and septic
systems (Table 2-2). The park was developed in the 1990s and
East Hants staff have stated that roughly two lots have been sold
annually since initiation of development. Uses are predominantly
contractors, small fabricators, and some waste management
uses. Although some businesses are very well kept and several
are attractively landscaped, the park is clearly an industrial
property accommodating many business uses that would be
difficult to site elsewhere in the community.
The park currently has only one municipally-owned property left
to sell, although privately owned lots are being resold as well.
The Municipality does not own any adjacent land at the moment
and is seeking appropriate property in the vicinity that can be
developed for business and industrial uses. Terra Firma, which is
contemplating development of a business park on lands it owns
in East Hants that are associated with its resort development in
West Hants, may be a potential partner with which the
Municipality could expand commercial land offerings in the area.
Privately owned property with commercial potential is also for
sale in the immediate vicinity, although not abutting the existing
park boundary.
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Table 2-2

Cost/Fees, Uniacke Business Park, 2014
Item

Cost/Fee

Land Price
All municipally-owned lots
Down Payment/Deposit

$20,000/acre
10% of total land purchase cost
$300,000 of commercial
Minimum Investment
assessed value
$2.89 per $100 of commercial
Tax Rate
assessment
Commercial-Industrial Permit Fees
2,500 sq. ft.
$300 + $0.10/sq. ft.
2,500 - <10,000 sq. ft.
$500 + $0.14/sq. ft.
10,000 - <49,000 sq. ft.
$2,500 + $0.14/sq. ft.
> 49,000 sq. ft.
$5,000 + $0.14/sq. ft.
Water
- Usage
- Wastewater (Sewage)
Electricity
Telecommunications

Well to be drilled by owner
To be installed by owner
Determined by NS Power
Determined by Provider

Source Municipality of East Hants

The park is accommodating uses that many residents would
consider undesirable in their neighbourhoods, notwithstanding
that they provide many with conveniently located employment.
There is, in all likelihood, a continuing need for land to
accommodate similar businesses. At the same time, the frontage
on Highway 101 at Exit 3 is under-utilized and there is little
awareness of the business park outside the Mount Uniacke area
(see Figure 2-7, above). While new lands adjacent to the
existing park can be expected to attract businesses similar to

those that have historically been accommodated there, land that
provided highway exposure for the park might well draw
businesses similar to those in the Elmsdale park that benefit
from the visibility and public awareness created by highway
exposure. Greater public awareness of the park, furthermore,
could benefit existing and new businesses on interior sites by
elevating the image of Uniacke Business Park.

2.2.3

Milford Area Development

The Milford area is an established business location within East
Hants. The 88-acre Milford Industrial Park on the west side of
Highway 102 at Exit 9 is owned by several private investors and
currently accommodates seven businesses. It is a conventional
industrial subdivision similar to Uniacke Business Park. The
Municipality supports the park on its Web site and will refer
interested businesses to the owners.
Most of the documented work on the new municipal park to date
has been related to the possibility that it might complement an
inland terminal that has been discussed to facilitate the handling
of goods coming to and from the Port of Halifax. The potential
arose from a 2006 MariNova consulting study that examined
inland terminal options within HRM and East Hants. Milford
was one of six sites assessed by MariNova. It was rated second of
the six following Rocky Lake in Bedford.3
An inland port is a facility that allows companies to off-load
containers and take them to an area for sorting, storage, and

3

MariNova, op cit.
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value-added activities before sending their products to market.
Value added activities such as assembly, repackaging, and
painting take place in buildings located in business parks away
from the inland port facility. The value added product may leave
the company site by rail, truck, or air.4
Development of such an inland port servicing the Port of Halifax
has been discussed as part of the Atlantic Gateway Strategy.5 The
Milford site was evaluated favourably for several reasons:
•

It is relatively close to the Port of Halifax (53 km)

•

It is associated with Canadian National’s (CN’s) main rail
line

•

Surrounding land is potentially available for the
development of spinoff industries and infrastructure

•

The site is close to Highway 102, which facilitates truck
traffic.

inland port facility with spinoff industries and infrastructure that
would enhance the overall economic impact of the inland port
development.
Stantec completed an Agricultural Impact Assessment on behalf
of the Municipality of East Hants that reviewed the lands
portrayed in Figure 2-8 which would include the construction
of a new interchange on Highway 102 to access the CN rail line to
the east of the highway. Stantec concluded that land to the west
of the proposed inland port, and south of the proposed access
road, which is zoned Rural Use (R-4), would, from an
agricultural point of view, be the best location for future
expansion. Land to the east and north of the proposed
intermodal facility is generally zoned Agriculture Reserve (AR).
Its development would impact agricultural use to a greater
degree.7
It summarized the advantages of Milford for an inland terminal
as follows:

A key advantage of the Milford Station area for a possible inland
port was the potential availability of nearby land on which to
accommodate the future development of an “Integrated
Intermodal Logistics Centre.”6 This Centre would combine the
4

Municipality of East Hants. Community Consultative Committee
Report, 2010.

5

Chris Lowe Group, Atlantic Gateway Strategy Opportunity
Assessment: Final Report, prepared for the Municipality of East
Hants, 2007.

6

Ibid.

7

•

Proximity to rail (in the form of 3,000 meters of straight
track in Milford

•

Proximity to Robert L. Stanfield International Airport

•

Highway access (assuming a new interchange can be
built near the site)

Stantec Consulting Limited, Agriculture Impact Study: Inland Port
Project, p. 12.
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•

The availability of large areas of undeveloped land
(recognizing the lands are under private ownership)

Figure 2-8

Proposed Milford Inland Terminal Lands

More recent work by Hatch Mott MacDonald (HMM) reviewed a
variety of studies related to the inland port potential in Milford.
Critical issues, in their opinion, include:
•

Zoning/environmental including requirements to protect
agricultural land and the potential need to rezone lands

•

Lack of utilities (specifically, the area does not have
water or wastewater services)

•

Requirement for “significant earthwork to prepare a
suitable site”

•

Competition from existing business parks and
intermodal centres in Burnside and Halifax.

In conjunction with Municipality of East Hants officials HMM
considered an inland port to capture container truck traffic on
Highway 102 inland and transfer it to rail for shipment to the
Port of Halifax; a logistics centre to connect business with
transportation modes and transportation companies like the
Halifax Gateway Park in Burnside; and an Intermodal Centre
where containers could be transferred between rail and truck.8
Acknowledging that it would be difficult for Milford to compete
with an established logistics centre in Burnside, HMM developed
a concept plan for an inland port and intermodal centre (Figure
2-9). The plan proposes development of the inland port in the
Source: Stantec Consulting Ltd.

8

Hatch Mott MacDonald, Proposed Inland Port/Intermodal
Terminal, Final Report, July 2013, p. 7.
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first phase on a spur from the existing CN main line. The inland
port would require 300 acres. Another 500 acres would be
needed for the intermodal facility, which would be added in a
third phase following commercial development associated with
the inland port adjacent to the envisioned highway interchange.

Figure 2-9

Milford Inland Terminal and Intermodal
Terminal Concept

HMM concluded that the Municipality of East Hants must take
the initiative to develop the inland port concept in Milford but
acknowledged earlier in the report that “[the future of the inland
port concept] depends on the [Municipality of East Hants] being
part of the regional development and transportation logistics
focus and be ready and flexible to serve the regional success.”9
The assets of Milford that are attractive for an inland terminal
and related development are also benefits for more conventional
business and industrial development. The growth of the private
Milford Industrial Park also demonstrates the potential of the
area. While the Municipality continues to have an interest in
playing a role in providing intermodal facilities to support the
Port of Halifax, staff also see substantial potential for business
park development in the area similar to their established parks in
Elmsdale and Mount Uniacke.

Source: Hatch Mott MacDonald, 2013
9

Ibid., p. 2.
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2.3

SUMMARY

Elmsdale Business Park is clearly the flagship business park
operated by the Municipality of East Hants. The Municipality has
chosen to locate its own offices within the park because of its
accessibility to the most heavily populated portion of its
jurisdiction. The park has developed well and attractively,
although it is limited to a degree by the Regional Serviceable
Boundary, which currently divides the lands of the existing park
roughly in half. All existing development in the park is inside the
boundary, although development on onsite services is possible
beyond the boundary. The boundary is expected, in any case, to
be modified subject to ongoing engineering study that is
expected to be completed shortly.

nevertheless, has good potential for industrial and/or business
park development as demonstrated by the private Milford
Industrial Park and because of the availability of land as well as
potential rail access.

Uniacke Business Park is much smaller than its sister park in
Elmsdale. It is unserviced but has been attractive to largely local
businesses that have expanded to need more space and/or
separation from residential areas. It is now effectively built out
and new lands have to be identified for the Municipality to
continue to encourage business and commercial development in
the Mount Uniacke area.
The Milford area is the home of a reasonably successful, privately
owned industrial park. It has been considered as a potential site
for an inland port that would facilitate the transfer of goods from
rail to truck to alleviate congestion and conflict associated with
existing waterfront port facilities in Halifax. While the
Municipality has investigated and encouraged the inland port
potential since it was first suggested in 2006, the inland port
idea has not moved forward significantly. The Milford area,
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Figure 3-1

3.0

Selected Business Parks, Locations

COMMERCIAL AND INDUSTRIAL
PARKS OVERVIEW

Altus has researched industrial and commercial activity within
the subject study area primarily spanning the Highway 102
corridor from Halifax, Nova Scotia to Moncton, New Brunswick.
We have also taken into account West Hants along Highway 101
from Halifax to Windsor, Nova Scotia. A competitive activity is
summarized in the following regional summaries segmented by
county. Altus’ focus has been on parks and developments
comparable to the existing East Hants Business parks, but has
also included a summary of the primary business parks
supporting the region.
The following two tables (Table 3-1 and Table 3-2) provide a
breakdown of commercial industrial inventory in the subject
corridor and selected parks, along with current asking prices and
recent sale price ranges. Occupancy figures reflect currently
developed or acquired lands not actively listed. Available lands
include remaining lots within the development and any
identified active listings by private entities for land within the
park.
A short discussion of each park follows the table.

Source Altus Consulting
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Table 3-1

Business and Industrial Parks, Western and Halifax Moncton Highway Corridors, 2014

Business / Industrial Park
Western Corridor

Management/Developer

Region/County

Total
Acres

Vehicle Access

Sewer Services

Windsor West Hants Industrial Park
Uniacke Business Park

Town of Windsor/West Hants
Municipality of East Hants

West Hants
West Hants

145
120

Exit 3, Hwy 101
Exit 5a, Hwy 101

Serviced
Onsite

HRM

Halifax

3,400

Various Arterial
Roadways

Halifax-Moncton Corridor
Burnside Business Park
Aerotech Business Park
Elmsdale Business Park
Milford Industrial Park *
Stewiacke River Crossing
Truro Power Centre
Truro Heights Industrial Park *
Truro Business Park
Onslow Business Park *
Debert Air Industrial Park
Amherst Industrial Park
Sackville Industrial Park
Moncton Industrial Park
Caledonia Industrial Estates
Dieppe Industrial Park/Aviation Avenue
Source Altus Consulting

Serviced

HRM

Halifax

2,400

Exit 5a, Hwy 102

Municipality of East Hants
David Hubley Developments
Perry Lake Developments/ CitiGroup
Millbrook First Nation
2321496 NS Ltd
Town of Truro
Exit 14a Properties Ltd
Municipality of the County of
Colchester
Town of Amherst/NSBI
Town of Sackville
City of Moncton
City of Moncton
City of Dieppe

East Hants
East Hants
Colchester
Colchester
Colchester
Colchester
Colchester

360
74
62
138
28
643
32

Exit 8, Hwy 102
Exit 9, Hwy 102
Exit 11, Hwy 102
Exit 13a, Hwy 102
Exit 13, Hwy 102
Exit 13, Hwy 102
Exit 14a, Hwy 102

Serviced (Capacity
Issues)
Serviced
Onsite
Serviced
Serviced
Onsite & Serviced
Serviced
Onsite

Colchester

730

Exit 13, Hwy 104

Onsite & Serviced

542
48
740
1,660
1,900
13,022

Exit 3, Hwy 104
Exit 504, Hwy 2
Exit 1B, Hwy 15
Exit 462, Hwy 2
Exit 467a, Hwy 2

Serviced
Serviced
Serviced
Serviced
Serviced

Cumberland
Westmorland
Westmorland
Westmorland
Westmorland
TOTAL

EAST HANTS BUSINESS PARKS MARKET ANALYSIS, READINESS AND EXPANSION PLANS – PHASE1 REPORT
Commercial and Industrial Parks Overview
September 16, 2014

Table 3-2

Business and Industrial Parks, Western and Halifax Moncton Highway Corridors, 2014
Available Lands

Business / Industrial
Park
Western Corridor

±
Lots

±
Acres

%

Recent sale $ /
acre
Cole Rd +/$148,000
Industrial$20,000-$30,000

±
±
Lots Acres

%

Asking $ / acre

±
Acres

%

RE Taxes
Mill Rate /
$100 Assess.

3

15

0.1%

Cole Rd-$125,000
Industrial-$20,000

0

0%

$4.423 (Windsor)
$1.68 (West HantsBase)

92% $15,000-$28,500

3

10

8%

$20,000 (EH)
$23,000-$30,000
(private)

-

-

$2.885

As per Set Rates

31

129

502

15%

$3.563

2,230

93%

$3.125

305.3

85%

$3.720

0

0%

$2.860

0

0%

$3.410

60

43%

n/a

Windsor West Hants
Industrial Park

69

131

90%

Uniacke Business
Park

33

110

Halifax-Moncton Corridor
Burnside Business Park

600

2,769

85%

Aerotech Business Park

9

170

7%

$10,900

0

0

16

22

$222,156-$283,140
($5.10 to $6.50 psf)
0%
On hold subject to servicing
$60,000-$110,000 (EH)
6%
$70,000-$85,000
(private)
8%
$29,500
$206,910-$283,140
100%
($4.75-$6.50 psf)
20%
site specific / leased
4%

Elmsdale Business
Park

34

32

9%

$37,000 to
$107,000

Milford Industrial Park *

14

68

92%

$15,500-$35,000

1

6

Stewiacke River Crossing

0

0

0%

0

26

62

n/a

50

36%

n/a

28

17

21

3

6

23%

n/a

0

0

$3.780

307
13

site specific / leased
$50,000-$70,000
77%
unserviced
$90,000 serviced
48%
$20,000
40%
± $50,000

±7
5

11
20

2%
62%

$25,000
$50,000

325
n/a

51%
n/a

$4.450
$2.810

327

45%

$30,000

n/a

201

28%

$25,000

201.47

28%

$3.090

347
34
247.9

64%
71%
34%

n/a
$8,000-$11,000
As per Set Rates

8
n/a
26

40
14
92

7%
29%
12%

$14,000
$12,000
$50,000-$90,000

155.8
n/a
400

29%
n/a
54%

$4.450
$3.563
$4.499

1,119

67%

As per Set Rates

36

242

15%

$30,000-$70,000

300

18%

$ 4.499

978

51%

As per Set Rates

17

122

6%

$40,000 - $60,000

800

42%

$ 4.417

6,724

52%

1,018

8%

5,280

41%

Truro Power Centre
Truro Heights Industrial
Park *

Truro Business Park
68
Onslow Business Park *
5
Debert Air Industrial
40
Park
Amherst Industrial Park
27
Sackville Industrial Park
28
Moncton Industrial Park
n/a
Caledonia Industrial
n/a
Estates
Dieppe Industrial Park /
n/a
Aviation Avenue
TOTALS
Source Altus Consulting
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3.1

HALIFAX-MONCTON CORRIDOR

The Trans-Canada Highway connecting Moncton, New
Brunswick, to Halifax provides access to the most heavily
populated area of Atlantic Canada. With two substantial and
growing metropolitan areas at end, and several large
communities in between, as well as substantial inter-provincial
traffic comprised of trucks carrying goods from the Port of
Halifax and local industries, business travelers, and tourists, the
corridor carries more traffic than any other highway route in
Atlantic Canada.
The development of this corridor has accelerated since the 1960s
as the highway link has been improved. It has attracted the
majority of growth in East Hants and stands out from other areas
of Atlantic Canada because of its continued population gains and
growing economic activity.
Activity in the Halifax-Moncton Corridor has stimulated the
development of a large number of business and industrial parks.
It includes the first two parks developed in Nova Scotia, Burnside
in Dartmouth and the Truro Industrial Park both of which have
developed significantly over the course of nearly 50 years. Nearly
every municipality through which the corridor runs has
established at least one business park, including the Municipality
of East Hants. In addition, several private developers and the
Millbrook First Nation have also developed parks. Most of these
have enjoyed at least some degree of success and continue to
develop.

3.1.1

Burnside Industrial Park

Burnside Business Park is the largest industrial park east of
Montreal and a major stimulator for the regional economy. The
park is highly sought after by national investors due in part to its
strategic location and quality of investment grade properties.
Owned and operated by Halifax Regional Municipality, Burnside
Business Park has approximately 20 million square feet of built
space including an inventory of ±10 million square feet of
investment rental properties. The park is primarily a light
industrial centre based around distribution, light manufacturing,
and wholesale businesses with strong infrastructure and a good
array of amenities. The park encompasses over 3,400 acres and
is now home to more than 1,500 businesses employing more
than 18,000 people (Figure 3-2).
Development in Burnside has sustained a rapid pace since its
inception in the late 1960s. It is estimated that the park is
approximately 85% built out with an estimated 3 to 5 years of
supply left until development begins on the north side of Akerley
Boulevard and a further 5 years of development within existing
HRM-owned land boundaries. To address these constraints, the
Province of Nova Scotia has committed to having the
infrastructure in place for the first section of Phase 13 by as early
as 2015 (Figure 3-3). The planned extension of Highway 107
and the Bedford Bypass expressway to Bedford/Sackville are
expected to be completed over the next 2 to 5 years and should
coincide with the Phase 13 expansion.
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Figure 3-2

Burnside Park, Dartmouth

Source www.businessparks.com
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Figure 3-3

Burnside Park, Dartmouth, Expansion Lands

Source www.businessparks.com
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Phase 13, the last remaining phase within the existing
boundaries of Burnside Business Park is on the north side of
Akerley Boulevard and is planned to contain the Logistics Park
Phase Two. It is expected that the Burnside Park could be fully
built out in 8 to 10 years, which may result in older sections of
the park being redeveloped. At that point, long-range planning
by HRM’s Real Estate division will focus on how to expand
Burnside beyond Phase 13 to allow for continued growth of
industrial lands. Current pricing within Phase 13-4 ranges from
$5.10 to $6.25 per square foot ($222,156 to $272,250 per acre).
Lots remaining in Phase 12-3 and the Logistic Park range from
$5.25 to $5.75 per square foot ($228,690 to $250,470 per acre).
Asking prices for lots within the City of Lakes range from $5.75
to $6.50 per square foot.

3.1.2

servicing issues have been resolved the lands will be marketed
either in a serviced state or will require onsite servicing.

Figure 3-4

Aerotech Business Park

Aerotech Business Park

Aerotech Business Park offers a large area near Halifax’s thriving
international airport (Figure 3-4). The park, however, suffers
from servicing issues mainly resulting from sewer capacity
limitations. We understand that the area is currently under study
by Halifax Water and much of the capacity is retained for future
expansion of the Halifax International Airport. The most recent
development within the park includes the two hotels developed
by Manga hotels. We understand a third hotel is proposed by the
developer but has been on hold due to the servicing
requirements.
Furthermore, lots are not being marketed within the park until
servicing issues have been resolved. Subject to the results and

Source HRM

3.1.3

Other Halifax Parks

Other business parks within HRM are either built-out, have
limited supply, or are not in ideal locations for light industrial /
commercial uses. Land surrounding the Bedford Industrial Park
and Bayers Lake Business Park has been consumed by retail and
commercial uses, with less focus on industrial land use. In 2013,
approximately 188 acres of undeveloped land adjacent the
Bayers Lake Power Centre was sold by HRM to a developer who
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is proposing to enlarge, or even double, the existing retail node of
Bayers Lake Business Park.
Additionally, a large parcel of land owned by the Sisters of
Charity at the northwest end of the Bayers Lake Power Centre
and the Bicentennial Highway was purchased in early 2014 by
another developer. This parcel is currently outside the
serviceable boundary of HRM and could take up to 24 months to
work through the process to become part of the serviced area. At
over 130 acres, this parcel of land will, in all likelihood, be
developed into residential and retail uses.

an asking price of $164,900 or ±$29,290 per acre. An 8-acre
parcel fronting on Highway 14 (Lot 99-1) and a 6.5-acre parcel
with frontage on Hubley Road, on either side of the active listing,
were recently purchased by Humayan Ahmad. The intended use
for the recently purchased lands is unknown.

Figure 3-5

Milford Industrial Park

Ragged Lake Business Park and Aerotech Business Park would
be capable of filling the void for companies looking to locate on
the Halifax-side or close to Stanfield International Airport, but
servicing issues are currently limiting development in both
parks.

3.1.4

Milford Industrial Park

The Milford Industrial Park is located in East Hants north of
Highway 102 on Route 14 and approximately 65 kilometres north
of Halifax. The Milford Industrial Park is privately owned and
consists of ±74 acres of unserviced land. There are several
businesses located within the park including BCR Equipment,
Casey Concrete, the Tractor Dome, I.C. Roofing, and light
industrial properties. The park is accessed from Hubley Road
and Lohnes Road off Highway 14, and has highway exposure on
Highway 102 (Figure 3-5).
David Hubley Developments developed the Milford Park.
Currently, only one 5.63 acre lot is available for purchase. It has

Source Altus Consulting

In addition to the Milford Industrial Park lands, bulk lands south
of the original bounds of the park were listed for sale. The lands
expired but would appear to provide a natural extension of
current industrial/commercial uses.
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3.1.5

Truro Industrial Park

Figure 3-6

Truro Industrial Park Expansion Plan

Truro Industrial Park is located east of Highway 102 in the Town
of Truro. The park includes a wide variety of tenancies and
owner occupiers, including manufacturing, processing, and
warehousing, with the largest employers in textiles and plastics.
The sector as a whole has been a stable influence for the town
and industry alike. Asking prices for serviced lots within the
Truro Business Park are $25,000 per acre and there are few lots
left within the existing park.
We understand that the Truro Business Park is expanding and is
in the process of finalizing the assembly of ±500 acres south of
William Barnhill Drive and east of the Millbrook First Nation of
which ±325 acres is allotted for commercial-industrial
expansion. Lots within the expansion lands are anticipated to be
marketed within the next year. Figure 3-6 shows the industrial
park expansion lands and the proposed land uses, along with the
proposed overall future development lands encompassing areas
within the Town of Truro, the County of Colchester, and
Millbrook First Nation.

Source Town of Truro.

3.1.6

Truro Power Centre

The Truro Power Centre is a fully serviced business park
comprised of 78 acres located within the Millbrook First Nation
Reserve, situated on the western side of Highway 102 at Exit 13A.
Tenants within the centre include an Ultramar service station,
A&W Express, Tim Horton’s, Sobeys convenience store, Leon’s
Furniture, Super 8 Motel, Empire Theatres, an Aboriginal crafts
store, Millbrook Interpretive Centre, Treaty Entertainment
Centre and Treaty Entertainment 2, Saltscapes Restaurant;
Leisure Centre (RV Recreation), and Subway (Figure 3-7).
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Figure 3-7

Truro Power Centre Site Plan

Of the developed park, approximately 9 acres (±5 lots) remain
from the first phase of development and roughly 19 acres remain
from the second phase. In addition to the supply in the first two
phases, the park has approximately 60 acres of land remaining
for future development.

3.1.7

Source exp services inc.

The Power Centre enjoys good visibility and has direct on/off
access from the 102 via Exit 13A, which was built specifically for
the park. Other commercial facilities are located off the various
interchanges, but none have direct on/off access to the highway.
The real estate assessment and taxing authority is the Millbrook
Band, which places the Band in a position to offer tax incentives
to tenants. These advantages accrue to the benefit of the Power
Centre and its existing and proposed developments. Because
land on Indian Reserves cannot be sold, lands within the Truro
Power Centre are based on ground leases or premises leases.
We understand that recent activity within the park includes the
construction of a second hotel, which is scheduled to open in
spring of 2015. The new hotel will be located on a roughly 3-acre
lot south of the former Convergys office building.

Truro Heights Business Park

Truro Heights Business Park is located north of the Millbrook
First Nation and Truro Power Centre on Parkway Drive and was
developed privately by 2321496 NS Ltd. The initial phases of the
park included 12 lots subdivided in 2000. The second phase was
subdivided earlier this year and includes the remaining lands to
west of Parkway drive with frontage on the Truro Heights
Connector. Tenants within the park are light industrial uses and
are generally owner occupied (Figure 3-8).
The first phase of the park required onsite well and septic, and
the newly subdivided lands will be serviced with municipal
services from the Truro Heights Connector. Of the newly
subdivided lands, one parcel was acquired and consolidated with
property at 86 Parkway Drive to provide for additional
expansion. Parsons Investments Ltd. also acquired a 2.17-acre
parcel with frontage on the Truro Heights connector leaving 5.5
acres of remaining available land.
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Figure 3-8

Truro Heights Business Park

in a cleared condition. We understand a car dealership will be
located south of Onslow Road. Maple Leaf Homes is located
north of Onslow Road, and will be joined by a heavy equipment
dealership now under construction. We understand that in
addition to the current development, lands with further exposure
on the junction of Highway 102 and Highway 104 have been
reserved for future development north of the current business
park property

Figure 3-9

Onslow Business Park

Source Altus Consulting

3.1.8

Onslow Business Park

The lands comprising Onslow Business Park at Exit 14a on
Highway 102 were acquired in 2012. Exit 14a Properties Inc.,
which is headed by Blair Wallace in partnership with Brian Yuill,
began development of the business park in 2013. The original ±
34-acre site included a concept plan for 17 lots (Figure 3-9).
The majority of lots with highway exposure, representing
approximately 40% of the lot inventory, have now sold. Two
additional lots on the south side of Onslow Road were also sold
for commercial development by Brian Yuille.
The lands have been primarily purchased for commercial owner
occupied use and require onsite well and septic. They were sold

Source Altus Consulting

3.1.9

Stewiacke River Crossing

Located at Exit 11 on Highway 102, Stewiacke River Crossing is a
mixed use development comprising single family residential,
multi-family residential, and commercial lands (Figure 3-10).
Stewiacke River Crossing is being developed by Perry Lake
Developments. The residential portion of the development is
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Figure 3-10

Stewiacke River Crossing Site Plan

currently active with single family homes recently constructed
and marketed.
The concept plan is shown in Figure 3-10 and encompasses
approximately 62 acres of commercial development over ±26
lots. The project will be managed and marketed by Citigroup and
we understand that the development will be focussed on
commercial/retail development. The development will be fully
serviced with sewer and water services from the Town of
Stewiacke. Lots will predominately range from 1 to 3 acres. The
commercial lands are expected to be put on the market in the
short term and we understand asking prices will range from
$4.75 to $6.50 per square foot (i.e., $206,910 to $294,030 per
acre).

3.1.10 Debert Air Industrial Park
The Debert Air Industrial Park is located north of Highway 104
in Debert, which is northwest of the Town of Truro. The park is
on the site of the World War II military base, CFS Debert, which
ceased operation in 1972.
In 2008, ownership of the Debert Air Industrial Park was
transferred to the Municipality of the County of Colchester,
although the Colchester Regional Development Agency (CoRDA)
worked with the Municipality to market the land and also owned
a portion of the property. We understand that the park along
with the former military base became the responsibility of the
Municipality alone since the dissolution of CoRDA. Some lands
remain under the ownership of Nova Scotia Business Inc. (NSBI)

Source Perry Lake Developments

and CoRDA but are expected to be transferred to the
Municipality.
The park has gained traction as a distribution park with
manufacturing and distribution operations for Peter Kohler
Windows, Home Hardware, a Sobeys distribution centre,
Newmac Manufacturing, Specialty Steel, and a Tim Horton’s
distribution centre. Services include a RCMP station and the
Debert Industrial Airport which features three runway strips
ranging in length from 3,450 to 5,000 meters.
The industrial park concept plan prepared by Ekistics in 2008
provides mixed use with industrial and residential lots, which
takes advantage of the existing military residential properties
(Figure 3-11).
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Figure 3-11

Debert Air Industrial Park Site Plan

3.1.11 Amherst Industrial Park
Amherst has developed a diversified economic base. The Town
has promoted itself as a good location for industrial development
because of its position as the geographic centre of the Maritimes
and its location adjacent to the New Brunswick border and the
Trans-Canada Highway, which provides the only highway link
out of Nova Scotia. The Amherst Industrial Park is located
adjacent to the Trans-Canada where it enjoys excellent visibility
(Figure 3-12).

Source Ekistics Planning and Design

Much of the Debert Industrial Park has not been subdivided. The
County of Colchester’s Economic Development Officer suggests
this offers potential purchasers a wide selection of lot sizes. The
park includes serviced and unserviced lands along with cleared
and forested parcels. Based on our discussions, the starting
asking price for all lands is $25,000 per acre but we understand
the Municipality is flexible on pricing based on case by case
analysis.

Industrial development in Amherst has grown in the past three
to four years after it appeared that major industries were
disappearing from the community. In 1991, Amherst Aerospace
collapsed causing major unemployment in the area. The plant
was subsequently taken over by IMP Aerospace Components
Ltd., which constructed a new plant in the Amherst Industrial
Park. Similar community efforts attracted new businesses to
replace jobs lost to Northern Telecom, which closed its plant in
1994 and Aerovox Canada, which closed in 1992. The Provincial
and Federal Governments have provided incentives including
training allowances, grants, and loan guarantees to promote
industrial development in Amherst.
M & S Food Services constructed a new distribution centre in the
park in 2000. Stenek Corporation has moved into their new
office systems distribution centre and office building. Maritime
Pride Eggs Inc. has constructed an egg grading and breaking
facility. The million dollar facility now employs approximately 30
people and is capable of handling millions of eggs per year for
distribution throughout the Maritime Provinces.
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Figure 3-12

Amherst Industrial Park

Source Town of Amherst
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In discussions with NSBI, which manages and markets the
Amherst Industrial Park in partnership with the Town of
Amherst, activity in the park has been limited. The park still has
available lands within the developed portion of the site and has
future expansion lands available. Asking prices within the park
are set at $14,000 per acre for serviced lands.

Figure 3-13

Sackville Industrial Park Site Plan

3.1.12 Sackville Industrial Park
Sackville Industrial Park is situated at the southeast end of the
town where it straddles the main CN rail line. The park totals an
area of approximately 48 acres with 13.76 acres of available land
situated within less than 1,650 feet of the Trans-Canada Highway
off ramp. Major occupants in the park include Town of Sackville
Public Works, Compact Appliances and R & B Dobson SelfStorage (Figure 3-13).
The park includes natural gas mains along Crescent Street, 12kv
three-phase overhead electrical service, municipal sewage and
water, and telecommunication services. Available land is priced
at $12,000/acre however the Municipality is able to sell the land
at discounted prices to attract occupants to the park. The widths
of the streets serving the park are narrower than found in larger
urban parks.

Source Town of Sackville

3.1.13 Moncton Industrial Parks
The Moncton area has multiple industrial and business parks
including some of the oldest and most successful parks in the
Atlantic region. The area’s parks are largely subsidized
developments. With the exception of a new section of Caledonia
Industrial Estates and Moncton Industrial Park-West, all
industrial lands in the Moncton area have been priced well below
their development cost.
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Moncton Industrial Park was the first “designated” industrial
park in Atlantic Canada when it was established in the early
1960’s. It is the most saturated park in the region with minimal
space to expand/ develop. Available land is toward the western
boundary of the City of Moncton. More than 280 businesses now
occupy the 600-acre park. It remains the largest park in
Moncton and is comprised mostly of single and multi-tenant
buildings (Figure 3-14).
The supply of land in Moncton Industrial Park was expanded in
2010. This included an increase in available industrial land to

Figure 3-14

Moncton Business Park Locations

Caledonia
Industrial
Park

Moncton
Industrial
Park

Source Altus Consulting

Dieppe
Industrial
Park

include 120 acres of land priced from $50,000 to $90,000 per
acre. The absorption of these new lots was slow to start but has
been steady since 2012. Eleven sites have been purchased or
optioned to date.
Moncton Industrial Park-West is the newest park in the Moncton
area and considered an extension of Moncton Industrial Park.
Moncton Industrial Development comprises some 640 acres to
the immediate west of the existing park. Phase One of Moncton
Industrial Park-West has opened up 120 acres that are now open
for purchase by businesses.
Caledonia Industrial Estates, the second largest park in terms of
inventory, is situated in northeast Moncton. It was established in
the 1970’s, and totals 1,660 acres, of which 60% is serviced. The
addition of Harrisville Boulevard to the east opened up lands for
industrial development, creating an access point to the
TransCanada and beyond. The park is mostly comprised of
owner occupied buildings. The park has seen a continuous
decline in supply of available lots with highway visibility, which
are now sold out. The approximate absorption rate is 37 acres
per annum.
Dieppe Industrial Park is a newer industrial park in the Greater
Moncton Area and totals more than 1,100 acres. The majority of
the park is located north of Champlain Street off Dieppe
Boulevard. Similar to Caledonia Industrial Estates, most of the
buildings are owner occupied. Southbound on Dieppe Boulevard
leads into the “business and technology” sector of the park. The
Greater Moncton International Airport is also located
immediately east along Champlain Street where land has been
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marketed along Aviation Boulevard and has seen the
construction of a large industrial building by Malley Industries in
2010. This area is earmarked for further development with
recent building permits acquired in 2013 for Aviation Avenue.

municipalities farther west but they are not considered to be
competing in the same market as the Mount Uniacke and
Windsor-West Hants facilities. Windsor Industrial Park Windsor
& Windsor-West Hants Business Park

The absorption rate for the Dieppe Industrial Park is expected to
be between 10 and 15 acres per annum. Current asking rates for
land in the park are between $40,000 and $60,000 per acre.

The majority of commercial development in the Town of
Windsor has been located along the Wentworth Road and
Windsor-West Hants Industrial Park. The Windsor-West Hants
Industrial Mall (highlighted in blue in (Figure 3-15) and the
Town of Windsor Industrial Park (highlighted in red) are located
close to Highway 101 and provide serviced lots and mini mall
spaces for businesses. Both parks have limited availability left.
Contacts with NSBI indicate that only one lot remains within the
Windsor–West Hants Industrial Park, which is not being actively
marketed.

Victory Industrial Park dates back to the Second World War and
is the smallest park in the area. It is also saturated with mixed
use buildings and possesses the highest vacancy and has the
lowest available inventory. It no longer competes directly with
the other three major industrial parks.

3.2

WESTERN CORRIDOR

The Western Corridor joins Halifax to Yarmouth. It is served by
Highway 101. While the corridor is clearly not as heavily
travelled as the Halifax-Moncton Corridor, the highway is in the
process of being twinned and is carrying increasing volumes. To
date most of the highway route to the Town of Windsor has been
upgraded.
As in the Halifax-Moncton Corridor, several industrial and/or
business parks have been developed within the corridor that take
advantage of access to the improving highway. In addition to the
Uniacke Business Park operated by the Municipality of East
Hants, the adjacent Municipality of West Hants and the Town of
Windsor have industrial park lands on the edge of the Town of
Windsor. There are other parks in Kings County and other

Interest in the area, nevertheless, appears strong. In 1996, the
construction of Cole Drive opened up a new section in the
Windsor-West Hants Industrial Park that now accommodates a
Tim Horton’s, McDonalds, Atlantic Superstore, Ultramar Service
Station, and the Super 8 Motel, which opened in 2007.
According to Lloyd Parker, owner of the remainder of the lands
along Cole Drive with exposure and frontage on Highway 101,
±13 acres is available for development and in a cleared and
serviced condition for an approximate asking price of $125,000
per acre. In December 2013 a ±2.4-acre parcel was purchased
next to the Super 8 by 2122277 NS Ltd. (Brian Fitzgerald), a
restaurateur and owner of the Paddy’s Pub restaurant locations.
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Figure 3-15

Windsor-West Hants Industrial Park

Windsor Industrial Park

Windsor-West Hants Industrial Park

z
Source Altus Consulting
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There was further development in 2007 adjacent the Windsor
West-Hants Industrial Park with the opening of a new Petro
Canada Gas Station and Convenience Store, an A&W Fast Food
Restaurant, and a Subway Restaurant along the Wentworth
Road.

3.2.1

Potential Development

A new resort community, called Forest Lakes Country Club, is
beginning development at Cameron Lake between Mount
Uniacke and Windsor. Terra Firma Development has started
construction of roadways and, we understand, the first phase of
residential lots will be marketed shortly. The proposed resort will
include a Jack Nicklaus designed 18-hole golf course and a 9hole executive course, 2,700 residential units, equestrian facility,
recreational facilities, and hotel.
In association with the development of the resort, Terra Firma is
planning the construction of a new interchange on Highway 101.
Terra Firma is also proposing to develop an accompanying
business park accessing the interchange from the opposing side
of the highway in association with the expected interchange. The
plan is currently only in the conceptual stage but the proposed
business park and resort development are within 10 minutes of
the Uniacke Business Park. While detail on the business park
proposal is lacking, it is reasonable to assume that it will be
targeted to higher end commercial operations to complement the
luxury resort.
Stantec and Altus are also collaborating on a feasibility study for
the proposed Glooscap Landing at Exit 8A near Hantsport, just

past Windsor. This development, which is proposed on lands at
the exit recently acquired by Glooscap First Nation, is currently
envisioned as a highway commercial development that would
likely contain uses such as gas station, family and fast food
restaurants, and, possibly, a motel. It is located in Kings County
and, therefore, on the outer edge of the market within which
Uniacke Business Park competes and, in any case, is poised to
attract businesses dependent on highway exposure, which the
Mount Uniacke Park does not have.

3.3

SUMMARY

The two business parks that the Municipality of East Hants has
developed have specific geographic and market niches. Elmsdale
Business Park is located on a prominent site in the most
developed area of the municipal district. It competes, however, in
a populous corridor that stretches from Halifax to Moncton that
is tied together by Highways 102 and 104 in Nova Scotia and
Highway 2 in New Brunswick. Many other municipalities as well
as private developers are offering land for commercial and
industrial development through this area with the consequence
that absorption is relatively slow.
The Western Corridor around Nova Scotia Highway 101 in which
the Uniacke Business Park is located is, by contrast, less
populated and has fewer and smaller industrial commercial
offerings. Only one other park, the Windsor-West Hants
Industrial Park, is established between Halifax and Windsor and
it is essentially built out like the Uniacke Business Park.
Although additional commercial land development is planned
near Mount Uniacke by Terrra Firma Development Corporation
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and another highway-oriented commercial development is under
consideration by the Glooscap First Nation just beyond Windsor,
neither prospect seems likely to offer direct competition to
Uniacke Business Park. Terra Firma’s development may, in fact,
complement the Uniacke Business Park and may present a
partnership opportunity for the Municipality.

4.0

CONCLUSIONS

As outlined in Section 1.0, above, the purpose of this
assignment is to assess the viability of three business park
proposals for the Municipality of East Hants: expansion of
existing parks in Mount Uniacke and Elmsdale, and the
development of a new park in Milford. Pursuant to analysis in
this first phase, the Municipality, with the advice of the
consulting team, will determine which of these proposals should
receive further consideration and analysis in Phase II of the
project.

4.1

OVERVIEW

As the compilation of industrial and business park lands
provided in the preceding section clearly establishes, the HalifaxMoncton Corridor in which Elmsdale and Milford are located has
many industrial and business parks. The Western Corridor in
which Mount Uniacke is located, on the other hand, has
relatively few, at least in the area between Halifax and the
Annapolis Valley within which we believe the Uniacke Business
Park competes.
Table 4-1 summarizes absorption rates for key parks examined
in the preceding section. Clearly, Uniacke Business Park has
significantly outpaced the other parks listed with absorption over
the 2008 to 2014 period that is more than two and a half times
that of any other park in either corridor.

While take up at the Elmsdale Park has not been as impressive as
at Mount Uniacke, the flagship East Hants park has enjoyed the
second highest level of sales on the list, tied with Milford
Industrial Park, the only other East Hants commercial land
assembly available.

Table 4-1

Business Land Absorption (excluding
primary parks), 2008-2014

Business Park

Absorption
2008–2014 YTD

Average
Annual
Absorption

Western Corridor
Windsor-West Hants
Industrial Park
Uniacke Business Park
Sub-total

2

0.4

16
18

2.9
3.3

Halifax-Moncton Corridor
Elmsdale Business Park
Milford Industrial Park
Stewiacke River Crossing
Truro Power Centre
Truro Heights Industrial Park
Truro Business Park
Onslow Business Park
Debert Air Industrial Park
Amherst Industrial Park
Sackville Industrial Park
Sub-total
TOTAL

6
6
n/a
n/a
2
2
5
2
0
2
25
43

1.1
1.1
n/a
n/a
0.4
0.4
5.0
0.4
0.0
0.4
4.5
7.8

Source Altus Consulting
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4.1.1

Elmsdale Business Park Expansion

Although the Elmsdale Park faces substantial competition within
the Halifax-Moncton Corridor, it remains competitive. The park
has seen lot sales equal to or better than similar parks accessing
the highway and has developed as a positive complement to the
commercial node that has developed around Exit 8. It is offering
better quality amenities than most of the parks listed in Table
4-1 and will continue to benefit from the ongoing growth of
HRM.
The large supply of land coming on stream in the HalifaxMoncton Corridor is an immediate challenge. Development of
additional holding lands within the corridor can be expected to
sustain this challenge in the mid to long-term. Projects such as
the Truro Industrial Park expansion and Stewiacke Crossing, and
the revival of HRM’s currently dormant Aerotech Park, as well as
additional private parks will compete for owner occupier and
highway commercial users as they come on stream and are
marketed by their various promoters.
The Elmsdale Park benefits from the proximity to the existing
commercial node at Exit 8 and local highway exposure, as well as
proximity to HIAA and HRM. As the location of the Municipality
of East Hants’ offices and Council Chambers as well as a range of
strong businesses, Elmsdale is the flagship park for East Hants.
The serviced land rates are competitive within the region and the
recent expansion phase is beginning to gain traction. The
phasing of future development lands will require a detailed plan
and an understanding of servicing requirement to insure
appropriate layout for the market and market participants.

Currently, 16 lots are actively listed in Elmsdale consisting of 14
lots available through the Municipality and two additional
privately owned lots. Based on absorption trends over the past
five years, this equates to 10 to15 years of remaining supply
(based absorption of 1.1 lots per year as recorded in Table 4-1).
If Elmsdale could sell lots at the same rate as Mount Uniacke, its
current inventory would be sufficient for only five years.
The Lands of Larry and Peggy Matthews, which cover 19.32 acres
and have prime highway frontage and exposure, could dampen
the absorption of phases on municipal lands in Elmsdale if they
are effectively subdivided and actively listed. On the other hand,
strong development of lands adjacent to the Elmsdale Park
would further enlarge the commercial complex at Exit 8 and tend
to reinforce its attraction as a business location.
With consideration of the foregoing, many factors could play into
the appropriate timing of future development. The park can be
expected to continue to attract users, but the expansion and
requirement for future lots is most likely to be gradual in the
absence of a special purchaser requiring a large acreage or
multiple lots. Controlled phasing and development of existing
lands is consequently advisable.

4.1.2

Uniacke Business Park Expansion

As stated above, very little commercial land is available in the
Windsor area. Absorption in the Windsor-West Hants park has
been modest not because of lack of interest in the site or the
Western Corridor but because of the lack of available land. While
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sales from the Mount Uniacke park have been steady, its supply
of land is also about to be exhausted.
Given the short supply of land for commercial development in
the corridor, provision of new lands in Mount Uniacke is difficult
to argue against. The possibility of a new park at Forest Lakes
should not be regarded as a threat. A business park at Forest
Lakes is almost certainly going to be aimed at a different market
segment from the Uniacke Business Park. Whereas the
Municipality’s park has attracted contractors, waste handlers,
and similar companies looking for inexpensive land wellseparated from other land uses, Terra Firma seems more likely to
develop a business campus that can leverage the amenities they
are creating on their adjacent resort property.
Regardless of the segment that Terra Firma seeks to attract,
successful development of Forest Lakes should add to the market
for Uniacke Business Park. When complete, the Forest Lakes
property should accommodate roughly 3,000 people, which is
similar to the Town of Windsor. Additional residents and
economic activity in the area can only have a positive influence
on the demand for and price of commercial land. Terra Firma
has even broached the possibility of partnership with the
Municipality to develop the business park on its lands, which
would allow the East Hants Department of Economic and
Business development to provide lands pitched for different
market segments and with and without piped services.
Expansion of Uniacke Business Park does require a further
decision concerning its location. A scan of local properties by
Altus Consulting suggests the following three possibilities:

•

Acquisition of lands abutting the current Uniacke
Business Park property so as to facilitate the extension of
existing roadways within the park.

•

Potential assembly of private lands located adjacent the
Irving Gas Station at Exit 3.

•

Entering into a partnership with Terra Firma to
accommodate business on their proposed business park
property, which is in East Hants.

The first option is the most obvious. The Mount Uniacke park
was, in fact, designed with the expectation that its simple street
network would be extended onto abutting properties. It would be
most desirable to acquire lands that would reach to the edge of
the Highway 101 right-of-way. Lands visible from the highway
have higher value and would enhance public awareness of
existing areas of the park. The availability and cost of candidate
properties may however hinder expansion onto abutting
properties. Furthermore, regardless of what property can be
obtained, Uniacke Business Park will continue to be accessed
from Highway 1, which will hinder its use by drivers on Highway
101, regardless of its exposure.
The challenges of acquiring land that will allow the extension of
the existing business park may force consideration of other
alternatives. Certainly, the area around the Irving station is more
accessible than the current business park property, although it is
not actually visible to drivers on Highway 101 with the exception
of the Sobeys holding. The Sobeys land is not currently for sale
and there is no certainty that a deal could be struck to acquire it
even if it were.
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The creation of a partnership with Terra Firma seems to be
realistic but would not actually address the exhaustion of land
supply in Uniacke Business Park. Uniacke Business Park has to
date served a local business market for which location and cost
appear to be critical considerations. Terra Firma seems more
likely to be seeking office uses and similar businesses that will be
attracted by and complementary to its adjacent resort
development.
While the Municipality will benefit from any success Terra Firma
may enjoy in developing its business park or in a jointly
developed business park, the demand for lower cost land suited
for industrial uses is likely to continue and may well be enhanced
if Terra Firma’s projects – both the resort and the business park
– are successful. The development of a large, high quality
community immediately to the north to Mount Uniacke will
augment traffic within the area on both Highway 1 and Highway
101. With as many as 3,000 residents, the development may also
prove to be a source of clients for businesses located in the
existing Uniacke Business Park and its expansion area should the
Municipality be able to acquire appropriate lands.

4.1.3

Milford Inland Terminal Potential

The prospects for a municipal business park in Milford are
similar to the potential expansion of the existing park in
Elmsdale. The inland port potential is another option but it is not
currently possible to either confirm or dismiss the concept.

As the site of a conventional business park, Milford will have the
benefit of location within the most active transportation corridor
in Atlantic Canada. At the same time, it will face much more
competition from existing and planned parks within the
Moncton-Halifax corridor than, say, Uniacke Business Park does
on the Highway 101 corridor. It can, however, complement the
privately owned industrial park in Milford and allow East Hants
to offer an alternative to Elmsdale on Highway 101 with the
possibility of rail access.

4.2

SUMMARY AND
RECOMMENDATIONS

As noted in Subsection 1.2, above, the RFP for this specified
that the consultant should through Phase I create “a market
overview providing a high level assessment of the feasibility of
proposals for expanding the Municipality’s two established
business park sites in Elmsdale and Mount Uniacke, and a third
potential site in Milford.” This document has set out the
necessary overview and it is fair to say that all three proposals
considered are “feasible” to varying degrees.
Phase II work is with each opportunity is to proceed “[s]ubject to
the results of the Phase I,” so we have prioritized each in terms of
foregoing research and analysis. The basis of our priorization is
the available track record for each location considered, the
competition within their respective market areas, and the
likelihood of positive return on investment by the Municipality.
At this point, it must be acknowledge that the last criterion has
been applied much more be feel than through focused financial
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analysis, although data on absorption provided by Altus has
certainly weighed in our consideration.

4.2.1

Summary

Based on the foregoing, it is evident that the strongest
development opportunity for the Municipality of East Hants
among the three business park options considered is in Mount
Uniacke, where the park is essentially sold out. Uniacke Business
Park faces limited direct competition within the relevant portion
of the Highway 101 Corridor (i.e., from Lower Sackville to the
western boundary of West Hants). Over its life, the existing park
experienced steady absorption and there is no reason to expect
that additional municipal business park development in the
vicinity that is geared to a similar market will not be well
received.
The Elmsdale Business Park faces more competition than the
Uniacke Business Park. It is not as close to build out as the
Mount Uniacke property but the majority of the land within the
Regional Serviceable Boundary has been sold and developed. The
park complements ongoing commercial development at Exit 8 on
Highway 102 and in many respects is the “face of East Hants” to
travelers that pass through the Municipality on the highway.
With the expectation that available serviced lots will continue to
be sold and developed and that the Serviceable Boundary will be
extended pursuant to the soon to be completed work of the WSP
Group, continued develop of the Elmsdale Park is readily
justified.

The Milford area has also demonstrated its attraction for
industrial and commercial development through the success of
the privately owned Milford Industrial Park. Although the
prospect of an inland port or similar distribution-related
development in the area has waned, it does present reasonable
prospects for municipal business park development given the
availability of land and the presence of accessible rail.
Determination of the feasibility of a business park will however
require substantially more investigation. While past work on
plans related to the inland port concept has value, a new, more
conventional business or industrial park will have to be assessed
in relation to the substantial competition from established and
developing parks in the Halifax-Moncton Corridor, the
immediate competition from the Milford Industrial Park.
Appropriate assessment will require the creation of a concept for
evaluation to establish land area, transportation access, and
other features that will allow the consulting team to determine
how a municipally owned and operated property in Milford
might be positioned.

4.2.2

Recommendations

Given the considerations summarized in the preceding
subsection, we would prioritize and scope further investigation of
the three initiatives as follows:
4. Uniacke Business Park – Identify and rank available
properties in the Mount Uniacke area, determine the
positioning of potential new park development, and
investigate potential partnership opportunities with
Terra Firma Development.

4.5
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5.

Elmsdale Business Park – Relying on expected study
work to be completed by the WSP Group, determine the
potential to bring additional areas in the Elmsdale
Business Park within the Regional Serviceable Boundary,
evaluate prospects of developing lands adjacent to the
existing park for commercial use either as additions to
the park or as complementary private development, and
assess the suitability of the existing park expansion plan,
particularly provisions for a second access from Highway
214.

6. Milford Commercial Land Development – In the context
of Municipal Planning Strategy review, dentify lands that
may be assembled for municipal industrial/business
park development, investigate the potential value of rail
access, develop a conceptual plan for prospective park
development, including highway access arrangements
(i.e., requirement for new interchange), and evaluate the
feasibility of the foregoing.
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