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A Needs Analysis of the Industrial Park(s) and
Infrastructure in the Greater Sussex Area {also referred
to as the SWOT Analysis Study), examines existing
industrial{commercial land use patterns in a regianal
context in order to identify growth scerarios, how and
where growth should accur and how bast to managa it
The long term potential of industrial growth in the Graater
Sussex Area (GSA) depends on the availability of
apprapriate land and competitive sites, good access and
transpertation linkages. accassibility to infrastructure and
water and sewer sarvices, compelitive sources of power
and a community that is accepting of new industrial growth
opportunities. The desired oulcome will project potential
future industrialicommercial growth and direct these
aclivities to the location(s) that best optimizes industry's
needs

Introduction

The Town of Sussex. Village of Sussex Carner, Parishes
of Sussex and Cardwell (including the Penobsquis LSD,
are rafarred to in this report, as the Greater Sussex Area)
face a number of choices regarding future industrial
deavelopment and the potential to expand the local
ecancmy. Doeas the Greater Sussex Area maintain the
status guo and continua operating as four distinct areas
of industrial activity with limited services and with varying
degrees of success, or should the GSA adopl a unified
approach to manage and attract industrial developmeant in
tha region through cooperation and collabaration? Clear
commitment to effective planning and growih managemeant
sends an important message to indusiries considering
locating or expanding in the Graater Sussex Area

The Rapart outlines the study process that lead to

an examination and analysis of existing conditions,
stakeholder consultations, SWOT - TOWS Matrix, and
developmant of a constraints map that facilitated cutcomes
surrounding opportunities for future industrial development,
growth scenarios and finally recommendaltions complete
wilh a suggested implementation schedule for a 20 year
pariod.

Stakeholder Consultations

Several methodologies offered stakeholders the
appariunity for input and invelvement in the industrial
park study Intarvizws werz held in person and by phong
with 15 specific key stakeholders identified by Enterprise
Fundy; among these were municipal officials, business
and industry reprasantatives. grovincial agancies and
politicians.

A Stakahalder Forum arganizad over an extended lunch
haur in the middle of the week, allowed individuals to drop
into the Enterprise Fundy offices, review data and mapping
and record their input noting community strengtins,
weaknesses opportunities and threats. Flyars wera hand
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deliverad to 90 businesses and municipal offices and
government agencies. The fiyer also invited Individuals
to cantact cansultants diractly to provide commaeant or

ask questions (s2e2 Appendix A). Approximately a dozen
paople attended the Stakeholder Forum and no phone or
email comments or inquiries wera raceivad by consultants

To stimulate thought and canversation, stakehalders ware
asked to consider the following questions:

o Are lands designated for industnal & commearcial uses in
the right locabian?

» Does approprate infrastructure exist in current industrial
parks? Water & Sewer. Transportation, Natural Gas:
Other Services?

« Where should new industrial uses be focated?

« How can we keep industrial & commercial ulility rates
as low as possible to help the Greater Sussex Area
campete far future industrial growth?

= Are there any issues or needed improvements that you
can think of?

Responses from all participants contributad to the

SWOT analysis and enabled the formation of strategies
to deal with Strenglhs and Oopertunities. YWeaknesses
and Opportunities, Strenglhs and Weaknassas and
Weaknesses and Thraats These are elabaoratad in the
following section and the SWOT -TOWS Matrix (Appendic
B)

S.WO.T Analysis

Through stakeholder consultations and technical resaarch
and aralysis, existing rssues and potantial constraints were
identified and mapped. The issues were identified primarily
by indusiral businass ownars, political raprasentatives and
municipal staff members. The majority of the issues relate
to.

« Transportation concerns,

» Alack of cogparation, planning and suppart; and

* The apsence of markeling and promotion of industrial
parks

Thess issues nead o be resolvad to improve condilions
in existing industrial parks and improve opportunities for
futurs devealopment.

The consltraints were identified through environmental and
land use mapping exarcises which facilitated stakaholder
consultation se2ssions. The constraints identified will impact
future industrial developmeant apportunitias and primarily
include:

= Market constraints
« Environmantally sensitive lands, and
+ The availabiity of suitable industrial land at markat value
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Transportation Issues

Transportation infrastructure is vital for the proper function
and successful davelopment of any industrial park. Poar
nighway access and substandard trucking routas means
wasted ime and money for industrial park businesses
inavitably hurting the region’s ability to attract new
industrial developmant. & numbar of transportation issues
were identified during this study:

+ The width of tha roadways praovidad for existing industrial
areas is not of a sufficient standard for regular transport
truck traffic. One area of particular concern is Leonard
Drive as it is narrowear than standard industrial park
roads and carries a significant amount of through
traffic for other non-indusltrial uses. Leonard Drive is
a collector street that provides access to the RCMP
station, haspital, middle schoal and high schaol in
additian ta the industrial park and other cammercial
uses. As such traffic volumes on Leonard can be very
high especially at geak marning and late afternoan
times, The lack of a paved shoulder an Lecnard Drive
and in some places cnly a narrow gravel shoulder
creates botlle necks as lraffic is not able to pull over for
ambulances, fire lrucks or school buses,

= A number of difficult turns and intersections both impact
the efficiency and safety of transport truck travel. Some
key problem intersections include:

m The Cougle - Earnhardt and Cougle - Leanard
turns in Sussex Carnar

m The Rosamount Avenue - Marbla Strast
intarsection in SUssex

m The Marble Street — Marrow Avenue intersection in
Sussex Parrish

+ The lransportation issues identified above have resulted
in a lack of proper highway access for existing industrial
parks. Maost existing routas to industrial areas do not
pravide convenient access from the highway aloeng a
road designed for indusitrial raffic. Some roules are
through mature residential arzas (e g. Marble Street)
where truck traffic is undesirable. Expansion of
Industrial Lands should ba planned so that direct access
rautas can ba provided, with praper widths and design
standards for truck traffic.

Municipal Cooperation, Planning and Support

The Greater Sussex Area provides atlractive industrial fand
within close proximity to the highway throughout Sussex,
Sussex Corner, Cardwell, Studnaolm and Sussex Parishes
The ability of the region to meat the neads of industry and
provide an economic landscape with clearly identifiable
indusirial businass opportunities is heavily depandant
upan tha ability to cooperate and provide a coordinatad
industrial devalopmeant stratagy

2Xp.com

tha Greater Sussex Area has resulted in a system that

15 becoming increasingly fragmented and disorganized.
While significant industrial development has traditionally
accurred in industrial parks in Sussax, the amount of
available land in thesa parks is nearly depleted Recant
industrial development has occurred within dasignated
industrial areas in Sussex Corner and along Highway 114
in Cardweall and Sussex Parishes - often in the form of
ribban development or as single developments lacking any
vision for the general area. Some resulting issues include:
a lack of water and sewer services, difficult and unsafe
road conditions for transport truck traffic and in some
situations, difficulty in ablaining proper access to municipal
ar pravincial roadways.

A General Lack of Public Information

Successful industrial parks are able to both affectivaly
communicate the benefits of locating industrial businesses
in the area and provide tha public infarmalion required

to efficienlly navigate the park and locale businesses.
Existing marketing initiativas and the pravision of
directional and promctional signage far industrial parks in
the area is insufficient. While some promotional activities
have been carried out by Enterprise Fundy - the closura
of this organization this spring will rasult in a complets
absence of this tyoe of programming

Constraints
Market Size and Competition

The small size of tha Sussex ragion and industrial parks
represants a potential canstraint that could impact

the growth of industry. Industrial businesses identified
competition from farger, better organizad and mora
professional locking industrial parks in Saint Jehn and
Moncton as a kay challenge in further develaping the arza
Itis perceived that the larger. baller organized industrial
parks nat only have a largar market base and better
servicing oplions (water, sewer & natural gas), but are also
able to leverage faderal and provincial funding sources
and provide incentives far industrial devalapment that
aren't avalable to Sussex businesses

Environmesntal Constraints

The environmeantal featuras of the area pose potantial
canstraints to industrial development coportunities as
they may rasultin land that is inadequate for industrial
davelapment, arindustrial uses may posa a threat to tha
local enviranment or a regional resourca. Environmental
features that should be avoided include:

* Protected wellfields in Sussex and Sussex Corner are
sourcas of drinking watar for many residents of tha
Greater Sussex Area and industrial contamination should
te avoided at all costs.

« Watarcoursas and wetlands provide land that is

Pk
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unsuitable far industrial devalopment and also creates
the risk of flooding. Additionally, industrial development
may risk the cantamination of these watercourses and
the sensitive ecosystems that they provide

« Most industries raquire large accessible areas of flat land
far the construction of facilities and efficient operation of
industrial businesses. Areas to the soulh of Sussex and
Sussex Corner with high slopes or elevations should be
avoided.

Land Availability

The availability of suitable land for industrial development
at fair market rates is crucial to the successiul
development of industrial parks. A number of issues have
impacted the availability of indusirial land in the Greater
Sussex Area in recent years. This includes:

» The traditicnal industrial areas in the Sussex Industrial
Parks are running out of available land.

= Communities in the area have permitted the
development of residential uses on land designated for
industrial developmant,

= A significant proportion of land in the region is being
used as or is registered as identified farmland. The Farm
Land Identification Pragram {FLIP} allows for the deferral
of ihe provincial partion of property taxes Additionally,
the portion of the local municipal tax rate that is above
the LSD average far the province is defarred. When
a propearty is removed from the program, the defarred
taxes, (to a maximum of 15 years) and associated
interast becomes due and payable

» Businesses are finding that land in ideal locations for
industrial developmant is often being overvalued which
creates a financial barrier lo purchase and development.

fssues & Consiraints Map

The issues and conslraints identified through stakeholder
consuitation and mapping analysis are shown in tha
Greater Sussex Area Industrial 1ssues and Caonstraints
Map on the following page, This map shows existing
industrial usas and lands zoned for fulure industrial uses
issues that exist in those areas; and constraints thal will
impact future industral development. This map revea's
improvements neaded far existing areas and provides a
basis for identifying future industrial davelopment arzas
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Growth Management Scenarios

The proposed growth scenarios identify whare future
industrial growth will be located, how it will be planned
and managed and who will oversee its devalopmant. The
faundation of the growth scenarios was developed through
canstraints mapping and public cansultations. The ideas

Industrial Issues & Opportunities

Plan for Future Industrial Land Reguirements

To provide directian for industrial land use planning,
projections of the land requirements for future industrial
development were astimated Due to a lack of available
data on past land use trends in the Greater Sussex Area,
land raquirements were determined through a raview of
census data on population and job growth trends. Three
general trends were identified that will have an impact on
industrial land use requirements in the future:

m Employmantin the Sussex ragion has become
incraasingly driven by industrial development. The
proportion of the population in the Graater Sussex
Area employed in industry has increased from 23%
in 1986 to 31% 2006, despite the general trend
af a decrzass in industrial employment in most
cammunitias.

w The region has recovered from job and population
losses in the late 1890's and is likely to conlinue to
sea growlh in the fulura

axp,zom

 Industrial Growth Scenario

~ Industrial Needs Projections

Frh

and issues identfied through these exarcises were than
addressed and refined through a SWOT analysis and the
raviaw of government palicy and athar programs. Tha
Greatar Sussax Area Industrial Growih Scenarios Map was
crealed and projections of future industrial requirements
wera preparad to act as a praliminary guide for regional
industrial land use planning for the Greater Sussax Area

] : L
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m The Greatar Sussex Area is increasingly providing
employment to oulside communities. By 2007, this
had reached roughly 300 jobs.

Basad on these general trends, threa growih scenarios
were developed: a low growth scenario based on 150 new
industrial jobs every five years, a medium growth scenario
based on 250 new industrial jobs every five years; and a
high growth scenario based on 350 new industrial jobs
every five years. The job growth scenarios do not reflect
direct jobs that could be created by a second potash
mine in Apohaqui. Direct jobs created at the mine site in
Apehagui and would create additional demand for naw
incdustrial land in the Graatar Sussax Araa thraugh sgin

off employment. Indirect jobs from this project may create
additicnal demand far indwstrial land within then Graater
Sussex Area Industral, The potantial impact of indirect
jobs is reflected in the high growth scenario.
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The estimated projections for future industnal job growth was then broken down by indusltrial job typologies and used to
project land requirements using standards for industrial job densilies for: manufacluring, construction, transportation &
starage and wholesale trade industries.

Industrial Job Densities

Proportion Of Industrial Employment Job Densities
Mining & Gas 17.2% A
Manufacturing 27.0% 44 jobs per hectare
Caonstruction 26.3% 41 jobs per hectare
Transportation & Storage 19.6% 26 jobs per hectare
Whaolesale Trade 9.8% 33 jobs per hectare
Total 100.0% NA

These numbers were then used to project low and high industrial land use requirements for all three job growth
scenarios. For the purposes of long range industrial planning, the high growth scenarios should be used to identify futurs
development areas. but short range planning activities such as land purchasas should be based on further analysis of
fulure requireaments

Industrial Land Requirement Estimates

Job Growth Scenario Low Projection High Projection
Low 13.2 Hectares 18.5 Hectares
Medium 23.0 Hectares 30.8 Hectares
High 32.3 Hectares 43.0 Hectares
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Industriaf Parks Management

Establishing a carparate entity to manage and promaote
industrial parks in the Greater Sussax Area is a feasible
governanca oplion that merits furthaer examination. There
are many advantages to this gavaernance madel, among
them: dedicated management of the Sussex Area’s
industrial land assets through a carparata third party
lessans local partisanship and allows graatar impartiality
of decision making: concarted markeating and promolicnal
effarts can target naticnal and intarnational marksts and
strangthen opportunities to attract new businass thus
benefilting the entire Sussex region; and opportunities

for partnerships can facilitate access to programs and
funding available through provincial and fedaral agancias.
Examples of successful industrial park gavarnanca models
are faund in various muricipalities in Allantic Canada, cne
of these is in Saint John

Saint John Industrial Parks LTD.

Saint Jahn Industrial Parks LTD. has been daveloping and
managing industrial parks in Saint John since 1981, Itis a
limitad corporate enlity governed by a board of directors
and funded parlly through grants and core funding fram tha
municipality, federal and provincial levels of gavernment,
as well as ils own assets and land sales Ten membears

sit an the board of directars reprasanting the municipality
and the business community. while a general manager
ovarseas the operalions of the organization. It owns fand
in two industrial parks in Saint John, which it prapares for
sale and development (a third park cn Grandvigw Avenue
is currently full) Additizrally it is raspansible for marseting
and promotion of tha park as wall as regulating the quality
of industrial development

Thne carporata entity proposed for the Greatar Sussex
Araa should establish a board of directors, vision
statament, charter and by-laws and determine lzgal
operaling requirements. Tha board of diractars should
be raprasentative of the businesseas it raprasants and
the municipalities and LS0's in which it cparates. The
responsibilities of this organization should include:
pramotion and marketing of the industrial parks, land
banking (if necessary). land graparation, working with
lozal governments an behalf of industry and all alber
rasponsiilitias associatad with the intarnal maragement of
industrial parks

Streamline Planning through a Development Scheme

In certain circumstances, land devalcpmant proposals
may require specialized planning tools lo address specific
development situations. Section 32 of the Community
Planning Act allows for the adoption by a council of 2
municipality a Developmant Scheme which augmeants

a Municipal Plan or Rural Plan (see Appendix C). The

Bxp.com

Development Scheme is particularly useful when:

« Alarge track of land (more than 2 ha) is considerad for a
proposed development

« An environmentally sensitive area(s) axisls
« More than ane land use is cansiderad

+ Caonventional subdivision is inaporapriate or
cumbarsoma for propar developmant of land

» One or more landowners share a specific community
visian far land subdivision

Site developmant and building design raquire detaled
guidalines

Implementation of public infrastructure involves specific
agreemenls

Adoption of a Development Scheme By-law 15 a fzasible
approach to streamiing tha administration of planring
and zoning of the industrial lands designatad within the
GSAIP boundary. Positioning the devalopment contral
process under one agency such as RSC 8 will enhance
the approvals process for developars and businesses
and help to reduce “red-tape ” parlicularly in instances
where a development proposal spans land that may
cross administrative poundaries and impacts more than
one municipality or LSD. The area encompassead by
this proposed GSAIP boundary includes 2 municipal
entities, the Town of Sussex and Village of Sussax
Corner. as well as the Parishes of Sussax and Cardwell.
Planning instruments are not consistant throughout as
some jurisdictions have no official plans while others do.
Curranily the administration of planning and development
control is provided by RSC 8 for Sussex Corner and
Sussex and Cardwell Parishas. The Town Sussax
administers its Municipal Plan and Land Use Zoning
By-law providing developmant central services within its
municipal boundary. As the Town of Sussex does not
receive planning and developmant control sarvices fram
RSC 8, a services conlract must be negotiated for the
industrial park lands within tha municipal boundary that
would come under the Davelopment Scheme

A Development Scheme shall:

» dalineata tha land affectad by the Schame

+ sets out details of the development to ba carried aut
» describes how the Scheme should be implementad

« delineate the land reserved far tha Devalopment
Scheme and how the land will be subdivided

The continuity of devalopment standards undar a
Devalopment Schame ansures a posilive imagea enhancing
the markatability of the Graaler Sussax Area Industnal
Parks while s2curing tha investmants of its tanants.
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Explore Opportunities fo Provide Development
Incentives

The establishment of a corporate enlity o oversee
industrial parks will create an apportunity to provide
incentives and compete with Industrial parks in Saint John
and Moncton. Currently, both Saint John and Mancton
offer same incentives to businesses that develop in their
industrial parks

Saint John Industrial Parks Ltd. affers two types of
incentives:

I. Building incentives are general incantives for the
development of new industrial properties. Building
incentives are negotiated prior to development and are
not based on a fixed percentage. Generally, Lhe building
incentivas provided are a small perk for businesses
developing in Saint John Industrial Parks, but not
significant enough lo lure businesses or to make difficult
projecls feasible,

Il. Landscaping incentives are negotiated prior to
development and are not released until all landscaping
requirements are met. The objeclive of these incenlives is
to improve the quality of landscaping and the appearance
of industrial parks

Manctan Industrial Development offers one incentive in

its industrial parks. This is provided in the form of a rebate
of up to 20% of the purchase price of the land and is only
pravided once all the terms of a signed development
agreement are completed. The objeclive of this incenlive is
to improve the quality of industrial developmeant.

Opportunities exist for the Greater Sussex Area to

attract naw industrial businesses with the provision of
campetitive industrial incentives. Options for the provision
of industrial incentives should be explored by tha Greater
Sussex Area Industrial Parks Inc. in cooperation with the
municipalities and LS0D's invalved. The mast comman
types of incentives provided ars amount or percentage
based granis or rebates which are generally determined
according lo the increase in tax assessment of the land
developed. Incentives can be used as “carrots’ to altract
new development or as “sticks” to require developmant to
meet specified development standards.

Maintain Competitive Tax Rates

Ta capitalize on the Greater Sussex Area’'s compelitive
location the local municipalities and LSD's should
cooperate and lry o maintain competitive tax rates for
industrial usas According to the Government of New
Brunswick's property assessmeant data the teotal tax rales
(provincial, local & LSD special provincial levies) paid by
indusltrial uses is approximately:

= 4. 07% for fully serviced (roads, water & sewer) induslrial
land located in the Town of Sussex:

« 3.95% for partially serviced (roads & waler is expecled
in spring of 2013) induslrial land located in lhe Village of
Sussex Comer. and

= 2.56% for un-serviced {often using private access roads)
land in Sussex, Cardwell and Studholm parishes

These tax rates are competitive with the tax rates of the
larger industrial parks in both Saint John and Mancton,
where indusltrial uses pay 4.87% and 4.66%. This provides
an additional advantage to the Greater Sussex Area to
oromote industrial development in the region.

Recently the Government of New Brunswick released “a
white paper” on provincial property tax reform which will
have the fallowing impacts on praperty tax for industrial

users in the area:

» Areduction of property taxes for business by 50 33 per
5100 of assessed value to help make taxation more
competilive for business. The reform slates:

Reduce the provincial properdy tax on businesses by §0 33
from 32186 to $1.858 over four years. Currently. Mew
Brunswick has ane of the highes! properdy tax burdans on
businesses in Canada, This recommeandation wil reduce
the significant propery lax on businesses and encourage
long-tenm investment This will also help to mitigale the

tax ncrease on businesses located in L5Ds and rediice
taxes for businesses focated in municipalities. The 30 33
recluction of the provincial property tax an businesses will
be reduced at a rate of $0.0825 per year for four years

Provincial Property Tax Reductions for Businesses

Property Type Provincial Property Tax Rate
2012 2013 2014 1015 2016
Mon-Residential 1186% 2.1035% 2.0210% 1.9385% 1L8560%
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= Areduction of LSD's special provincial levy by 0.22%
and tha incarparation of pelicing costs into the local
taxation rates for LSD's. This will facilitate tha affective
implemeantatian of the naw cost-sharing modal for
RCMP services. The cost-sharing madel is intended
to be a simplified, balanced approach to covering the
cost of RCMP policing to small communities throughaut
Mew Brunswick. This will rasult in changes for same
municipalities and L3D's using RCMP services and may
have impacts on provincial taxation rates

Road Infrastructure Improvements
Improvements

Road infrastructure improvemeants ara required in various
locations where existing road widths and alignments
craate bottlenecks and pose patantial safely issues,
Improvements to road infrastructure nead to be resolved at
lhe following locations:

Greater Sussex Area

KA
Leonard/Cougle/Earnhardt Intersection Concept 1 L5
Bk » ) 8 M= L Al

ey
EESERARE ) Tt
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s Leonard Orive/Cougle Road/Earnitardl Road: Trucks

have difficulty completing the 80 degree lurns at the
Earnhardt Road/Cougle Road and Lecnard Drivel
Cougle Road intersactions. Largar turning trucks end
up aither off-tracking on the shoulder ar sweaping out
into opposing lanas. This results in safety issues as
well as damage to the roadway shoulders, Widaning
thasa intersections to provida the necassary width

and corner radii to accommodate truck turning paths
may not be practical due to significant impacts lo the
adjacent properties. An alternative and potentially more
desirable option would be to extend Earnhardt Road
west and then north Lo intersect Leonard Drive at a new
appropriately designed junction. This alternative should
have limited impacts to exisling proparties and may
opan up opportunities for new developabla lots along the
extansion. The Leonard/Cougle/Earnhardt Intersection
Concepts 1 & 2 show bwo options for extending
Earnhardt Road,
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« MarbleiMorrow Intersechion: Truck traffic exiting

Route 1 at Exit 195 and destined for the industrial

area off Leanard Orive must travel along Marble

Streat to reach industrial parks in Sussex. Thare have
been concerns expressed with configuration of the
intersection and width of Marble Road. Any modification
should explicitly consider the movement of truck traffic
betwean along Marble Road. One potential solution

Greater Sussex Area
& Morrow Intersection Concept

ok

« The Marble/Rosemount Intersachon: This is a unigue
configuration with one-way circufalion on Eveleigh
Street and Rosemount Avenua. it has bean problematic
for both fruck traffic and general traffic. The Town has
been interasted in looking at options to improve this
location, but the praximiy of the rail line and ather
existing devalopmants pose challenges. A detalled
traffic engineering analysis would be required lo
develop concapt plans for polential improvements. Any
maodification should explicitly consider the mavement of
fruck traffic between Leonard Drive and Roule |

Leanard Orive = Thara have been concerns exprassad
that the width on Leonard Drive is insufficient for carrying
truck traffic. The road lanes appear to be narrow and
thers is no paved shoulder. Additionally, thara is little

exp.cam

may be o consalidate the intersaction to a single
T-intarsection with appropriate width for truck turns

and good intarsection delineation. Patential changas to
the Leanard Orive/Caugle Road/Earnhardt Road and
the Rasamaount Morraw intersections ara shown in the
Road Infrastructure Improvement Concapt Maps. The
Marble & Morrow Intersaction Concept shows a potential
modification to improve traffic flow at this intersection,

room in some places for vehicles o pull off to allow
ambulances and police cars to pass  Improvemanis
shauld ba considerad that provide for an appropriate
pavement widih alcng the corridar and at streat and
driveway accessas

Typical industrial park strast cross sactions and grid
layouls ara shown in Appendix O.

Access Roads

Itis comman to build service roads parallel to access
controlled highways to service adjacent developable

lands. Tnera apgears to be an apportunity for a parallel
service road on the north side of Route 1 behween Exit
195 and 198. Aparallel road is already construcled for a
distance of 1 km from Exit 195 (Wheeler Road). servicing a

10
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numoer of commercialindustrial uses. Extending Whealer
Road 2 km to Route 114 would open up access to a large
potartial develepment area of highway commercial or
industrial uses  Typically these types of service roads
require a 20-30 m right-of-way, which would be established
either immedialely adjacent lo the highway right-of-way or
offset an appropriate distance (e.g. 60-75 m) to allow for
cammercialflight industrial lots on bath sides of the service
road The latter aporoach typically offers mora economic
return on the canstruction cost of the road.

Multimodal Transfer Station and Rail Spur

The CHN Rail line through Sussex is an aclive line sarvicing
a steady volume of industrial rail traffic to Saint John and
poinis beyond. Many communities situated on active

rail lines are looking for opporiunities lo leverage that
asset through developments such as multi-modal transfer
tarminals for freight movement. Potential locations and tha
econamic case for a spur line and freight transfer tarminal
should be explored. One patantial location may be an the
north side of Route 1, between the rail line and Route 114.

Proposed Industrial Growth Scenarios

The Greater Sussax Arza Future Industrial Growth
Scenarios Map provides a land use framework faor
indusirial development over the next twanty or mora
years. It proposes impravements to road infrastructure
where problems have been identified by stakeholders and
identifies potential transportation opportunities. See map
fallawing page

The majority of new development is proposed for an
industrial growth corridor. Tha corridor baging naar the
industrial areas at Four Carnars in Sussex Parish and
extends to include industrial areas and the industrial park
in the Town of Sussex and continues eastward along
highways 1 and 114 through Sussex Corner, Sussex
Parish and Cardwell Parish.

Industrial develepment areas are staged ovar thrae
phases, relaasing new land to devalopmeant, Land should
be raleased under the requiremants of a Davelopment
Schame By-law and an Industrial Parks Master Plan to
ensure an efficient use of land, proper access and a quality
design.

* Phase 1: shortterm, 1 =5 years. The first phase
consists of any infill development in existing industrial
parks in Sussex and Sussax Parish, as wall as the
development of the Sussex Cornar Industrial Park, soulh
of highway 1. During this phase it is proposed that road
infrastructura improvemants are madea at the Earmbardt
- Cougle intersection in Sussax Corner, the Rasamount
Avenue - Marbla Street roundabout in Sussex, and the
Marble Strea! - Morrow Avanue intersaction in Sussex
Parish

* Phase 2: medium term, 5 — 10 years. The second phase
allows for infill industrial growth along highway 114 in
Sussex and Cardweall Parishes Additionally. it allows
new industrial development south of highway 114 lo
apan new land with highway visibility for devalopmeant
As no plans exist for these parishes, rural plans and
an indusirial parks master plan should be praparad for
Sussex and Cardwell parishes to ensure that industrial
development happens in an organized and efficient
mannar

* Phase 3: long term, 10 = 20+ years. The third phase of
industrial developmant ralzases new industrial lands
north of highway 1 in Sussex Parish. Opportunilies may
axist to attract new businessas and develop a multimodal
transfer station with rail spurs. Land should be reserved
for this opportunity as existing industry clusters in patash
and othar natural resources may craate demand for
rail service in the future. An access road is proposad
to open land for development in this area and to solva
transportation access issues for exisling businessas
planning to build in the area. The access road provides a
connection from highway 114 to Ailon Road.
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40 Recommendations

The recommendations outlined in this section af the
report provide a 20 year strategy lo betler coordinate and
arganiza industrial development in the Greater Sussey
Arza Each recommendation provides additional details on

who should be involved or rasponsible and the proposad
timaframe for its implementation. The implamantation
timaframes are organizad according to what can be
done and when: this includas immediata, ongoing, short,
meadium. and long term strategias.

Recommendation

What Should Be Done?

Action

‘Who Should do it or be Involved?

Implementation Timeframes
Lo lI;f.i ferm:
10-20 Years Continues

Short Term
1-5 Years

Immediate:
0-1 Year

The overall goal of the racommandations is to develop a
regional aporoach to industrial land in the Greater Sussax
Area; and Lo build on existing industrial assats to craate

a crilical mass that benefils existing induslry, attracts
future investment and job growth, helps to grow the local
tax base and does not negatively impact rasidential or
enviranmentally sensitive areas.

The semvicing needs of industry should be met through a
ragional approach to sharing rasaurces and infrastructure
such as: water and sewer services, improvements to road

exp.oom

Medium Term:
5-10 Years

rer Time

system and kay access points, signage both directional
and informational, and undertaking concerted effarts to
orand, market and promate the industrial parks and arzas
in tha Greater Sussex Area undar ane corporata antity,

The success of lhe Greater Sussax Arza Indusltrial

Parks Inc. will depend on the ability of kay stakeholders
organizations, agencies and individuals to come togathar
in order to promote cooperation, collaberation and sharing
amongst municipalities and LSD's and property awners.
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Recommendation

I-r_-r

Action

I Implementation

1.0 Drganization & Governance

Crganize Start Up Meeting:

Orgarize a mesating of all key players in the Greater

Sussex Arza such as mayors and council. tawn and

villaga managers, L350 chairs and Local Service District

Manager, Regional Services Commission 8 (RSC 8),
ravincial Economic Development Agancies {in Saint

John), kacal MLA, PatashCorp, Corridor Resources,

industrial/commercial business operators, land owners,

to gauge interest and collaboration and identify steps
to move forward with the recammendations of the
SWOT Analysis Study.

Mesting to be organized by Enterprise
Fundy before harch 3st, but if nat
possible Enterprisa Furdy should approach
anothar local agency to arganize this initial
meeting, ane example is Regional Services
Cammission 3,

Immediats
0 - 1year

Identify a Champion:

Identify a “champian” group ar agency to complete
preliminary process steps of the SWOT Analysis Study
and arganize a regional industrial parks committee,

Champion to be identified by start-up
meeting participants: municipalities, LSO5,
business interests. other organizations as
required

Immediate
0= lyear

Incorporate a Legal Entity to Oversee Industrial
Parks:

Ihis corporate entity the Greater Sussex Area
Industrial Parks Ine. [GSAIP Inc ) will manage and direct
all activities relatad to industrial develapment for

the Sussex Industrial Park, Sussex Corner industrial
lands, industrial uses in Sussex Parish and in Cardwell
Parish adjacent Hwy 134, Establish a Board of Directars,
Yisian Statement, Charter and By-laws and detarmine
legal operating requiremants and revenue sharing
agreements amongst the partners,

To be organized by the regional industrial
parks cammittee

Immediate
0 - lyear

Assistance and Funding Programs:

ldentify provincial and federal government
praogramming and funding opportunities and create
appropriate parlnerﬁh'p; and strategies to accass
these. Cantact the Provincial Econamic Develapment
Agency for possible assistance and incentives

to business through their Commercial and Mon-
Commercial programs.

GSAIP Inc. Board and staff

Immediate
0 -1 yearand
Ongoing

Staffing Greater Sussex Area Industrial Parks Inc.:
Hire an executive director and staff as feasible.

GSAIP Ine, Board of Directars

Immediate to
shart tarm
0 - 5years

Create a Development Scheme By-Law for Industrial
Lands:

Craate a Development Scheme By-law under section
32 of the Community Planning Act that is adaopted

by municipalities and LSD's in arder to streamline

the administration of planning and zoning within

the designatad area of the GSAIP. Positioning the
development cantral process under one agency

such as RSC 8 will enhance the approvals process far

developers and businesses and help reduce “red-tape”

[see Appendix C for a more detalled description of
the Development Scheme).

RSC 8 and GSAIP Inc. staff, municipal
councils, LSD cha'rs, and potentially planning
consultant

short Term
1— 5years




Emerpeisa Fundy

A Meads Analysis for Incusinal Park Infrastructure inthe Graater Susses Area

Project # FRE-00213850

e
2373

March 14

A Recommendation

Action

Implementation

Create an Industrial Parks Master Plam:

Create Industrial Park Mastar Plan(s) for each industrial
area as development prassuras dictate, in ordar to
delineatz a subdivision layout, direct industrial uses
to appropriate locations, integrate infrastructurs

such as water and sewer services, establish access
and transportation linkages. and mitigate physical

and envirarmental constraints such as gealogy,
slopes, flooding, wetlands, watercourses and well-feld
protected areas.

GSAIP Inc. staff, RSC 8 and potentially
planning & enginzering consultant

Shart Term
1= 5years

EMO Plan:
Creatz an EMO plan that encompasses all designated
areas of the G3AIP Inc,

Local EMO, GSAIP Inc. staff, RSC 8 and
others as required

Short Term
1— 5years

Fire Protection:

Ensure good fire protection coverage is maintained for
the Greater Sussex Industrial Parks through discussions
with appropriate Fire Chiefs of: Town of Sussex,
Penabisquis, Sussex Parish, and Studholm Parish,

GSAIP Inc. staff, local Fire Chiefs

Short Term
1= 5years

110

Incentives: Datarming appropriate incentives program
for GSAIP Inc, madelled on incentives provided by
regional industrial park entities and bast practices.

GASIP Inc. staff

Shart Term
1-5 years

2.0 Land Availability and Preparedness

21

Land Bank:

Examine and resalve issues of land availability and
fair market value by working with key crganizations,
stakeholders, business opearatars, the real estate
incdustry and land owners.

Imventory and map these lands including property
ownership data, existing land use and zaning, and
other data for Future industrial uses.

Megotiate purchase agreements with private land
owners and create GSAIP Inc, land bank for Future
industrial park expansion.

GSAIP Inc. staff, land owners, municipalities
and LSDS, and others as required

Shaort Term
1 - byears, and
ONEoIng

2.2

Identify Future Industrial Infill Opportunities:
Identify potential opportunities for industrial infll
adjacent to Highway #14. Inventory and map these
opportunities showing praperty awnrership, current
zaning/land use and other data relevant to future
industrial uses. Megotiats with land owners as
required,

GSAIP Inc. staff and RSC 8 and land owners

Short Term
1= 5years

3

Land Preparedness — Future Industrial Uses:

lo make available lands market ready and attractive to
prospective business intarasts:

Ensura appropriate zoning is applied to land earmarked
for industrial use expansion. particularly arzas of
potential infill.

Ensure access to identified lands is possible through
negatiated rights-of-way. or land purchase to enable
the construction of roads that meet DOT standards
where requirad.

Determine feasible means to provide water and/or
sawer infrastructure and axtend as possible,

Market these lands as development ready.

GSAIP Inc. Staff, RSC 8 municipalities and
LS50

Short Tarm ta
Medium Term
1= 10 years

Bxp.Com
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Recommendation

Actlon

| Implementation

3.0 Infrastructure and Transportation

]

Extend YWater and Sewer Services:

Determine feasibility and cost of extending water and/
or sewer services to lands earmarked for industrial use.
Investigate potential to expand water and sewer
services fram either Sussex Industrial Park to adjacent
industrial lands in Sussex Corner; or expand water
services in Sussex Corner. Determine the cost
effectiveness of the each.

Determine the cost effectiveness to expand these
services to the narth side of Hwy 1o lands betweean
exits 195 and 198,

Review and determine fair and equitable water rates
and sewer charges for industrial users.

GSAIP Inc. staff and municipal engineering
staff, municipalities, and potentially
enginearing consultant

Shart to Medium
Tarm
1- 10 years

32

Road Infrastructure and Improvements:

Road infrastructure improvements are required in
various lacations where existing road widths and
alignments create bottlenecks and are potentially
dangerous. Improvements to road infrastructure need
ta be resolved at the following locations:

- Leenard Drive and Cougle Road - double 57 curve
- Earnhardt Read and Cougle Road — intersection

- Marble and Rosemount Intersection

- Marble and Morrow Intersection

- Leonard Drive - widening

GSAIP Inc. staff, municipal engineers,
Department of Transportation [DOT): and
potentially engineering cansultant

Short to Medium
Term
1- 10 years

33

Develop Access Road:

Worl with municipalities, LSDs and DOT to develop
an access road along Highway 114 in Sussex Parish to
resolve land lock issues for prospective businesses and
to open up land for future development.

GSAIP Inc. staff, municipal engineers and
Dot

Short to Medium
Term
1= 10 years

34

Provide Directional Signage for Industrial Parks:
Directional signage from major access rautes such as
Hwy 1 and secondary routes such as Hwy 10 and 114
currently does not exist. Work with DOT to determine
appropriate locations for such signage; or the addition
of this infarmation to existing signs.

GSAIP Inc. staff, municipal engineers and
DoT

Short to Medium
Term
1~ 10 years

35

Examine Creation of a Gas Distribution Centre:
Working with Corridar Resources, examing
opportunities to create a natural gas distribution
centre in the Greater Sussex Area Industrial Parks
that meets the energy needs of existing businesses
and offers an attractive incentive to new businesses
contemplating locating there,

GSAIP Inc. staff, Corridor Resources,
municipal engineering staff, and potentially
engineering consultant

Medium Term to
Long Tarm
10— 20 years

16

Multimodal Transfer Station and Rail Spur:

Wark with DOT, municipal, provincial and federal
governments to explore opportunities to develop a
multimadal transfer station in the phase 2 growth area
within proximity of the rail line.

GSAIP Inc. staff, municipal engineers and
Dot

Long Term
10— 20 years
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Recommendation

Action

| Implementation

4.0 Marketing and Promotion

41

Branding and Marketing:

Develop new “brand” for Greater Sussex Area
Industrial Parks Inc

Hire a marketing specialist to develop the “brand”
and marketing tools, camplete with logo and tag line;
website, and templates for brochures, newsletters,
flyers etc. and all other promotional materials.
Reassess materials and methods of information
disseminaticon in a timely manner.

GSAIP Inc. staff, marketing firm

Shart Term
I - 5years and
Ongaing

4.2

Wayfinding and Informatien Signage:

Design and incorporate “wayhnding” through
comprehensive system of informational signage based
“branding.”

Ensure signage is located within industrial parks/areas,
Ensure signage is located on Hwy’s 1,10 and 114 and is
visible to the traveler. Work with DOT and private land
owners in this regard.

GSAIP Inc. and staff, Provincial Economic
Development Agency. land owners, and
patentially DOT

Short Term
1- 5 years and
Cngoing

4.3

Promotion:

Undertake concerted marketing and promoticns
program. Use a website and use social media
sites such as Face Book and Twitter as a means of
disseminating and gathering infarmation,

Identify national and international crganizations with
amandate to promate industry and opportunities to
join ar partner in order ta market the Greater Sussex
Industrial Parks Inc. to a national and international
audience.

GSAIP Inc. and staff, Provincial Economic
Development Agency

Short Tarm
1— 5 years and
Cngaing

BXPLCOM






