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SUBJECT: Case 01148 - Amendments to the Bedford West Secondary Planning
Strategy and Regional Subdivision By-law

SUPPLEMENTARY REPORT
ORIGIN

On May 13, 2008 Regional Council deferred a recommendation to initiate the process to:

a) consider amendments to the Bedford West Secondary Planning Strategy sanitary sewer servicing
policies; and
b)consider amendments to the Regional Subdivision Bylaw regarding adoption of capital cost
contribution charges.

Additional information was requested regarding the impacts of diverting approximately 235 acres
from the Mill Cove Wastewater Treatment Plant to the Halifax Wastewater Treatment Plant.

RECOMMENDATION

It is recommended that Council:

1. Initiate the process to consider amendments to the Bedford West Secondary Planning Strategy
sanitary sewer servicing policies and to consider amendments to the Regional Subdivision Bylaw
regarding adoption of capital cost contribution charges; and

2. Adopt the public participation program outlined in Attachment C.

Item No. 8.3



EXECUTIVE SUMMARY

Bedford West has an approved master plan and development is subject to an amendment of the
service boundary and the approval of a Capital Cost Contribution (CCC) from developers.   The
approved plan directs approximately 1,200 acres of undeveloped land toward the Halifax
Wastewater Treatment Plant (WWTP) and approximately 500 acres towards Mill Cove. 

Staff have identified another option for providing wastewater services that directs an additional 235
acres towards the Halifax WWTP, that requires an amendment to the approved master plan.  

On May 13, 2008 Regional Council deferred a recommendation to consider amendments to the
approved master plan, and requested additional information on the impacts of the new wastewater
plan.

The capital cost of the new wastewater plan is approximately $2.0M less than what was previously
being studied.  It is in the public interest to support the least cost servicing option for the following
reasons:

• Most of the cost of providing infrastructure will be paid for by the developer, and recovered
from lot sales which directly impacts housing affordability.  

• The CCC reserve is funded by developers, but administered by Halifax Water and the state
of the reserve will influence water and wastewater rates.

• Life cycle cost savings are substantially more, and  infrastructure that will be owned,
operated and eventually replaced is funded from water and wastewater rates.

• There is less remaining capacity at Mill Cove WWTP, it is more costly to expand Mill Cove,
and an expansion will be required sooner at Mill Cove than at Halifax WWTP.
Consequently, wastewater that can be directed to Halifax WWTP will delay the more costly
upgrade at Mill Cove. 

A recent study was carried out on the Bedford Basin which suggests that treated wastewater should
be directed towards  the outer harbour where the opportunity exists because of the higher flushing
capacity of the outer harbour.

In addition to Bedford West, there are other areas that may be considered for development over the
life of the Regional Plan subject to the cost of providing municipal services, and subject to available
capacity in water, wastewater and street systems.  With regards to wastewater treatment capacity,
it is expected that there will be remaining capacity beyond 25 years for approximately 16,900
persons at the Halifax WWTP, and for approximately 14,700 persons at the Mill Cove WWTP.
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BACKGROUND

Council requested additional information relating to the impact of adding an additional 235 acres
of undeveloped land to the Halifax Wastewater Treatment Plant (WWTP) relative to:

a) other undeveloped lands that are designated both Urban Settlement and Urban Reserve to be
directed to the Mill Cove and  Halifax WWTP’s,  and

b) the earlier decision to direct flow from Beechville/Lakeside/Timberlea (BLT) to the Halifax
WWTP.

The original secondary plan for Bedford West was approved in 2006 and was initiated by Annapolis
Group. Under this Plan, approximately 1,200 acres are approved to flow towards Halifax, and
approximately 500 acres are approved to flow towards Mill Cove.  Since that time the majority of
the land within the plan area has been sold to West Bedford Holdings, and a more cost effective
servicing plan has been developed.  

The original report to Council recommended initiating an amendment to the Bedford West
Secondary Planning Strategy to recognize the revised servicing plan.  The amendments are in
support of an infrastructure and funding plan to establish a Capital Cost Contribution (CCC) from
developers in Bedford West, and such a plan is required before development can proceed.

The process to establish a CCC is being carried out jointly with the Halifax Regional Water
Commission (Halifax Water).  The CCC for water and wastewater must be adopted by Halifax
Water and requires approval by the Nova Scotia Utility and Review Board .  

The CCC for collector roads as well as amendments to the service boundary must be approved by
HRM.  

DISCUSSION

This report is structured in two parts to address Council’s questions.  The first part reviews the
planning designations of serviced and serviceable lands that would  flow to the Halifax and Mill
Cove WWTP’s.  The second part provides the technical details of allocating wastewater treatment
capacity.

Planning Designations
The Regional Plan created a designation known as “Urban Settlement” that encompasses both
developed and undeveloped lands where urban forms of development should occur on piped water
and sewer services.  It was anticipated that approximately 75% of the population growth would
occur within this designation; 50% in “suburban” growth centres and  25% in the Regional Centre
on  infill development or “opportunity” sites (Refer to Attachment “A”).  
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The following six undeveloped areas were designated Urban Settlement, and identified as areas for
new mixed use, transit friendly urban growth:

1. Bedford South
2. Morris-Russell Lake
3. Bedford West
4. Port Wallis
5. Sandy Lake and
6. Highway 102 west corridor adjacent to Blue Mountain - Birch Cove Lakes Park (Suzie Lake). 

Master Plans and Secondary Planning Strategies must be completed in these areas prior to
developing.  

Of these areas Bedford South, Morris-Russell Lake, and Bedford West have secondary planning
strategies completed and are in various stages of development as described below.

1) Bedford South: In 2003 Council approved a master plan and a CCC over the entire plan area,
and the area is currently under development.

2) Morris/Russell Lake and Bedford West: In 2004 Council directed staff to continue
developing master plans in these areas (see Attachment “B”).  Morris/Russell Lake has a
CCC established over portions of the plan area, and these areas are also currently being
developed.  Bedford West has an approved secondary plan, and development is subject to
an amendment of the service boundary and the approval of a CCC.

Master Plans and Secondary Planning Strategies have not begun in the other areas that have been
designated Urban Settlement.  In 2004 Council deferred development of a master plan for Port
Wallis, and discontinued work on a master plan for the land assembly in Timberlea known as
“Governor’s Lake North”. (see Attachment “B”)

On a go-forward basis, the Regional Plan requires that proposals to begin master plans must consider
the cost of providing municipal services and in particular HRM’s capacity to meet additional
financial commitments.  A study is currently underway that is determining the costs of providing
municipal services.

The Regional Plan also created a designation known as “Urban Reserve” for lands abutting the
Urban Settlement Designation which could be considered for services beyond the next 25 years, to
ensure the Municipality has a long-term supply of serviceable lands.  “Governor’s Lake North” in
Timberlea is designated Urban Reserve.  The other areas designated as Urban Reserve are  lands
bounded by Highway 7, Ross Road, Highway 207 and Broom Road (Cole Harbour/Westphal), land
surrounding Anderson Lake (Dartmouth/Bedford), land surrounding Ragged Lake (Halifax), land
surrounding Kidston Lake (Spryfield/Herring Cove), Purcell's Cove area “back lands”, and  private
lands in the Blue Mountain - Birch Cove Lakes Regional Park area
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Capacity Allocations

In May, 2007 Council adopted a Regional CCC for Wastewater Treatment, and the provisions of the
by-law are now a regulation of Halifax Water.   This charge is collected from new development and
is placed in a reserve fund to help pay for regional WWTP’s upgrades.

Council decided to collect a uniform charge that does not vary depending on the location of the
development.  A uniform charge makes it easier to direct wastewater flows between facilities as
needed, to take advantage of remaining capacity in the Regional Wastewater Treatment system.  
Examples that were cited at the time included directing Mumford Road/Armdale to the Herring Cove
Plant; directing parts of Shearwater/Woodside to either the Dartmouth or Shearwater Plant; and
directing parts of Bedford West to either Mill Cove or Halifax.  

The current Bedford West secondary plan allows for 1200 acres to flow to Halifax and 500 acres to
flow to Mill Cove.  Staff estimate that the capital cost of the revised plan is approximately $2.0M
less than what was previously being studied.  Life cycle cost savings are substantially more.
Although the majority of the capital costs will be paid for by the developer under the CCC program,
the least cost servicing solution is in the public interest for the following reasons:

• Housing affordability - to the extent that the developers costs are recovered from lot sales,
the consumer will ultimately bear the cost of providing infrastructure needed by the
development; and,

• Water and wastewater rates - it is important to support servicing plans that minimize the
amount of infrastructure that will be owned, operated and eventually replaced.  In addition,
the CCC reserve is funded by developers, but administered by the Water Commission and
the state of the reserve will influence wastewater rates.

Council has previously approved a plan to divert a portion of the Lakeside/Beechville/Timberlea
system to Halifax.  The exact timing of the project will depend on the rate of growth in Timberlea,
but Halifax Water anticipate the project will be required in approximately 7 years.  This is an
example of a flexible, regional wastewater treatment system and a portion of the project will be
funded by the Regional CCC.  Details of the capacity that Council has allocated to Timberlea are
included in the “Table 1" below.

Analysis has been completed on all regional WWTP’s in relation to their remaining capacity and the
ability to accommodate growth.  Allocations have also been considered for existing areas that may
require connection in the future to either the Mill Cove or Halifax WWTP’s. 

Table 1 illustrates the capacity at both Halifax and Mill Cove WWTP’s and the forecasted demands
over the next 25 years in their respective sewer sheds.
Table 1 - Wastewater Treatment Plant Capacity Overview to 2030
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1“Transferred WWTP’s” refers to the portion of the Lakeside/Beechville/Timberlea
which will be directed to the Halifax WWTP.  As well,  small WWTP’s such as Lively,
Springfield Lake and Uplands Park either will be directed or are planned to be directed to Mill
Cove.

2“Regional Planning Forecasts” are population growth forecasts in the growth centres that
were identified under the Regional Plan, and based on the median growth forecast given in
“Employment, Population and Housing Projections Halifax Regional Municipality (Revised)”,
May 12, 2004, Clayton Research Assoc. Ltd. and Cantwell & Co.

Halifax WWTP
(Equivalent Persons)

Mill Cove WWTP
(Equivalent Persons)

Design 139,000 57,100

Current Flows 108,000 44,000

Current Remaining Capacity 31,000 13,100

Less Transferred WWTP’s1  10,500 4,400

Less Regional Planning Forecasts2 18,000 6,400

Forecasted Remaining Capacity 2,500 2,300

Bedford West Forecast 9,600 6,800

Remaining Capacity/(excess allocation) (7,100) (4,500)

Proposed Upgrade 24,000 19,200

Overall Remaining Capacity 16,900 14,700

The upgrade for the Halifax plant is estimated at $5 million.  Combined with Remaining capacity,
the Halifax WWTP is capable of serving 55,000 additional people.

The Mill Cove upgrade is estimated at $15 million.  Combined with remaining capacity, the Mill
Cove WWTP is capable of serving 32,300 additional people. 

There is less remaining capacity at Mill Cove and an expansion will be required sooner than at
Halifax.  Consequently, wastewater that can be directed to Halifax will delay a more costly upgrade
 at Mill Cove.

“Overall Remaining Capacity" represents another 25 years of growth if managed properly.  Council,



Case 01148 - Amendments to the Bedford West Secondary Planning
Strategy and Regional Subdivision By-law
Council Report - 7 - June 17, 2008

3Grenfeld Areas Servicing Analysis, CBCL Ltd, July 2004.

4Bedford Basin Assimilative Capacity, Coastal Ocean Associates, July, 2007

in consultation with Halifax Water, will decide where and when development can occur and the next
step is to conduct a Cost of Servicing Study. The study has been awarded to CBCL Engineering and
is currently underway.  

In direct response to the question raised by Council, the undeveloped areas of Suzie Lake and
Governor’s Lake North can ultimately accomodate 31,700 people at full build out3, broken down
as follows:

Suzie Lake 20,900 people
Governor’s Lake North 10,800 people.

Total 31,700 people

These populations include lands that are designated both Urban Settlement as well as Urban
Reserve.
 
It is not practical to build the regional wastewater system to accommodate the full build-out of all
land that is tributary to a regional treatment plant. Rather the system is over-sized to accommodate
growth that is anticipated within the design life of the system under various development scenarios.

The total growth and transferred flows that are anticipated for all areas that are tributary to the
Halifax WWTP, including Bedford West (and Area 12) is 38,100 people over the next 25 years, and
there is capacity for 55,000 people.   In this context, directing area 12 to the Halifax WWTP will
have a negligible impact on Council's ability to make future decisions related to areas such as Suzie
Lake and Governors Lake North. 

In addition, a recent assimilative capacity study4 was carried out on the Bedford Basin which 
concluded  that the inner Harbour/Bedford Basin will likely reach its assimilative capacity in the
next 50 years.  The study also concluded that enhanced levels of treatment and locating future
outfalls further seaward will be required in order to continue to meet the original objectives of
the Halifax Harbour Task Force.   This suggests that wastewater should be directed towards
plants located in the outer harbour where the opportunity exists.

Wastewater may also be directed from the Halifax plant to Herring Cove if the need arises in the
future.  

BUDGET IMPLICATIONS
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The Municipality will assume financial commitments for transportation related expenditures
made in accordance with the capital cost contribution policy and Halifax Water will assume
financial commitments made for water and wastewater infrastructure.  No expenditures for
stormwater services are contemplated in the Bedford West CCC.

Adoption of CCC charges is subject to developing a financial model that is acceptable to both
Council and Halifax Water.  Details will be made available in a report to Council after
concluding the public participation program.

FINANCIAL MANAGEMENT POLICIES / BUSINESS PLAN

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

ALTERNATIVES

1. Council could agree to not initiate the amendments to the Bedford MPS as recommended
in the original report.  This is not recommended for the reasons outlined in this
Supplemental Report.

ATTACHMENTS
Attachment A - Map of Regional Wastewater Boundaries
Attachment B -  Report to Regional Council, dated November 9, 2004, entitled “Master Plans
and Greenfield Studies”
Attachment C - Proposed Public Participation Program

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

Report Prepared by: Kenda MacKenzie, P.Eng., Development Engineer 490-1753
Peter Duncan, P.Eng., Manager, CCC Implementation Project, 490-5449

Report Approved by: _________________________________________________
Peter Duncan, Manager CCC Implementation Project 490-5449

Financial  Approval by: ___________________________________________________
Catherine Sanderson, Senior Manager, Financial Services, 490-1562

                                                                                                     
Report Approved by: Cathie O’Toole, Director Infrastructure & Asset Management 490-4825

































Attachment C

Proposed Public Participation Program

7. Staff to schedule a public information meeting.

8. All property owners within the Bedford West Secondary Plan Area to receive written notification of the
meeting.  Notification will also be placed in the newspaper and on the Community Development web
site.  Members of the North West Planning Advisory Committee and the three affected community
councils would also receive written notification.

9. A written summary of the proposed plan amendments and infrastructure charges to be prepared by staff
and distributed at the meeting. The meeting to be chaired by staff.  A staff presentation to be made
followed by an opportunity for public comment and questions.

10. Staff to be available to discuss individual concerns or questions following the meeting.

11. If deemed necessary, a follow up meeting to be scheduled.

12. Staff to report to Regional Council with proposed amendments to the Regional Subdivision By-law and
the Bedford West Secondary Planning Strategy.

13. Council to schedule a public hearing to consider amendments to the Bedford West Secondary Planning
Strategy and the Regional Subdivision By-law, including proposed capital cost contribution charges for
transportation services requirements.


