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SUPPLEMENTARY REPORT

ORIGIN

On May 12, 2009 Regional Council gave first reading to the amendments to the Regional
Subdivision By-law and the Municipal Planning Strategies for Bedford; Halifax; and Beaver Bank,
Hammonds Plains and Upper Sackville as presented in Attachment A of the staff report dated April
20, 2009; and requested a Supplementary Report to address questions raised by Council be provided
prior to the public hearing.

RECOMMENDATIONS

It is recommended that Regional Council approve the amendments presented in Attachment A of the
staff report dated April 20, 2009 - Case 01148 - Amendments to Bedford West Secondary Planning
Strategy and Regional Subdivision By-Law regarding Wastewater Servicing and Capital Cost
Contribution Charges.

Item No.  9.3
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EXECUTIVE SUMMARY

With the adoption of the Bedford West Secondary Planning Strategy, a policy commitment was
made to permit extension of sewer and water services to these lands provided that a CCC is approved
which conforms with the Municipality’s approved CCC policy.   HRM has the fiscal capacity to
undertake the infrastructure investments necessary to enable the Bedford West Secondary Planning
Strategy.

Council’s approval of a CCC for Bedford West is not contingent upon a review of the merits of any
alternative development proposals identified by the Regional Plan. 

The Regional Plan is based on making the most effective use of land, public services and facilities
in the public interest.   There is no notion of equitable access to infrastructure and serviced land
among developers, and  no authority is given under the Municipality’s Charter to make policies or
regulations on the basis of property ownership. 

The broader issue of  fiscal health impacts relates to initiating additional secondary planning
processes.  Fiscal health needs to be defined and measured for HRM and this is the subject of a
separate Recommendation Report on the June 2, 2009 Council Agenda entitled Fiscal Health.  This
report makes a recommendation to Council regarding the definition to be used for Fiscal Health on
a go forward basis, as well as some key indicators which HRM Finance staff will incorporate with
quarterly reporting to Council.

In addition to HRM’s fiscal capacity, Halifax Water is a water and wastewater utility regulated by
the Nova Scotia Utility and Review Board (NSURB).

Two other CCC charge areas have previously been approved by HRM.  The Bedford South Charge
has collected  $1,067,701 to date, which is $237,192 less than what was projected in 2003, on total
recoveries of  $4,735,585.  The Portland Hills/Morris Russell Lake Charge has collected $366,204
to date, which is $103,588 more in developer contributions than projected in 2006, on total
recoveries of $7,596,717.

Halifax Water is preserving capacity at the Mill Cove Facility for the current service boundary, and
will direct the flows from sub-area 12 in Bedford West to the Halifax Wastewater Treatment Facility
where there is better flushing in the Harbour and future expansion is less costly.
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  Policy SU-1, Chapter 71

BACKGROUND

Prior to formally adopting CCC’s for Bedford West, Regional Council requested a Supplementary
Report to address issues relating to:

• The Regional Plan and the sustainability of developing in Bedford West;
•  the fiscal capacity of HRM to invest in infrastructure; 
• the remaining wastewater capacity of the Mill Cove Wastewater Treatment Facility

(WWTF); and, 
• the status of CCC collections and disbursements in other Charge Areas that have previously

been adopted.

DISCUSSION

The Regional Plan and the Sustainability of Developing in Bedford West

The growth management strategy of the Regional Plan relies on secondary planning strategies.   The
significant aspects of the Regional Plan pertaining to Bedford West are summarized as follows:

• Two of the guiding principles of the Regional Plan are to “provide a framework which leads to
predictable, fair, cost-effective decision making” and  “manage development to make the most
effective use of land, public services and facilities and considers healthy lifestyles”.

• From 2001 to 2026, the Municipality’s population is projected to grow by 52,000 under a low
growth scenario, 125,000 under a high growth scenario and 84,000 under the more likely
medium growth scenario.

• A balanced approach is to be taken to growth with approximately 25 percent of new housing
targeted to occur within the Regional Centre (Peninsula Halifax and Downtown Dartmouth), 50
percent within the suburban areas and 25 percent within rural areas. 

• The plan supports the growth of a series of mixed use transit oriented centres in strategic centres
with more detailed planning undertaken at the community or local level through secondary
planning processes.  The cost of new infrastructure and the associated infrastructure charges to
be applied under the Regional Subdivision By-law are to be determined through the secondary
planning process .1

• To help facilitate planned growth the plan supports using capital cost contributions to recover
growth related infrastructure costs.  Costs are allocated to developers and subdividers deriving
servicing benefits from the new infrastructure.
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  Policy SU-7, Chapter 7.2

Policy S-3 under Chapter 3.3

• Three secondary plan areas were approved by Regional Council prior to the adoption of the
Regional Plan.  The three secondary plan areas - Bedford South, Morris - Russell Lake and
Bedford West - are acknowledged in the Regional Plan and their status is addressed.  All are
within the suburban portion of an “Urban Service Settlement” designation where central sewer
and water services are intended to be provided over the next 25 years (by 2026).

• A policy specifically states that where secondary planning strategies have been adopted for
Bedford West and Morris - Russell Lake, the Subdivision By-law is to be amended by extending
the Urban Service Area over these lands provided that an infrastructure charge is established .2

• Three other potential areas for urban growth are also identified by the Regional Plan.  These are
Port Wallis, Sandy Lake and Highway 102 west corridor adjacent to Blue Mountain - Birch Cove
Lakes Park.  The plan requires that secondary planning processes be completed before services
may be extended to these areas.

• A policy states that the Municipality may entertain requests to initiate secondary planning
strategies to any of these sites provided that such proposal serves to (a) protect the fiscal health
of the Municipality and its capacity to meet additional financial commitments; and (b) addresses
any deficiencies in municipal service systems which would be needed to service the proposed
areas and the estimated cost of upgrades needed to provide a satisfactory service level .3

The Cost of Servicing Plan (CBCL, February 2009) was prepared for the Municipality to assist in
addressing the questions raised in this last bullet.  A staff report with recommendations whether to
initiate secondary planning strategies can be brought forward at the first meeting in August if
Council approves the definition of fiscal health contained in the staff report entitled ‘Fiscal Health’
dated May 28, 2009.  

There are several important considerations stemming from the Regional Plan within the context of
the deliberations over the current application for Bedford West which are summarized as follows:

• Council’s approval of a CCC for Bedford West is not contingent upon a review of the merits of
any alternative development proposals identified by the Regional Plan.  With the adoption of the
Bedford West Secondary Planning Strategy, a policy commitment was made to extend the
UrbanService Area to include these lands provided that a CCC is adopted by both  Halifax Water
for water and wastewater infrastructure, and by HRM for transportation infrastructure which
conforms with the Municipality’s approved CCC policy.

• The Regional Plan does not attempt to manage or distribute municipal services based upon
property ownership.   There is no notion of equitable access to infrastructure and serviced land
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and no authority is given under the Municipality’s Charter to make policies or regulations on the
basis of property ownership.  The Regional Plan contemplates decisions regarding extension of
services are to be based on making the most effective use of land, public services and facilities

Several secondary plans have been approved to date, and the status and population capacity of each
is summarized as follows:

1.   Bedford South/Wentworth:  

• A master plan study was authorized by Regional Council in 1998 which culminated in the
adoption of a secondary planning strategy in 2002.   The master plan area is located between the
Bedford and Bicentennial Highways, immediately to the east of Bedford West encompassing
approximately 623 acres.  At full build out a population of 8,000 to 10,000 persons is expected.

• Infrastructure charges (capital cost contribution) were subsequently adopted under the Regional
Subdivision By-law and a series of development agreements have been approved by North West
and Chebucto Community Councils.

• The Secondary Plan specified a maximum number of dwelling units which could be approved
under a development agreement prior to the extension of Larry Uteck Blvd. to the new
interchange at the Bicentennial Highway.   This limit has now been reached and any further
approvals are contingent upon the Municipality’s approval of the Bedford West CCC and cost-
sharing proposal with the Provincial and Federal Governments.

2.  Morris-Russell Lake:  
• A master plan study was initiated in 1998 which led to the adoption of a secondary planning

strategy in 2005.  The plan area has an area of over 1,000 acres with an expected build out
population of 10,000 to 15,000 persons.  Future redevelopment of surplus lands at the DND
Shearwater base was expected to provide an additional 600 acres for development.

• Infrastructure charges were adopted under the Regional Subdivision By-law and a cost-sharing
agreement entered into with the Province for the new interchange for Mount Hope Avenue at the
Circumferential Highway.

• Harbour East Community Council approved a development agreement for “Russell Lake West”
for over 266 acres of land between the Circumferential Hwy. and Russell Lake.   In addition to
a commercial district, a population of over 1,200 persons is projected within a mix of housing
types.  An extension of the Portland Hills sub-division was also approved as an amendment to
the original agreement.

• In accordance with policy restrictions adopted under this secondary plan, further development
is largely contingent upon extension of Mount Hope Avenue from the new interchange to
Caldwell Road.  With the recent announcement of DND to re-acquire the 600 acres from Canada
Land Company, the ability to undertake this road extension remains uncertain. 
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3.  Bedford West:

•  In 2002, Regional Council directed staff to initiate a master planning study for lands in the
vicinity of Hammonds Plains and Kearney Lake Roads on the west side of the Bicentennial Hwy.
The study area boundaries, study terms of reference and a public participation program were
approved in 2003.

• The Bedford West Secondary Planning Strategy was adopted by Regional Council on June 20
2006 - one week before the Regional Plan was approved.  Bedford West encompasses
approximately 1,800 acres with an expected build out population of 30,000 to 35,000 persons.

• An amendment to the Bedford Land Use By-law was approved by North West Community
Council and an extension of the Urban Service Area boundary was approved by Regional
Council under the Regional Subdivision By-law to accommodate the Research in Motion project
within the Bedford West Business Campus.  An interim CCC was approved concurrently.  An
extension of the  service area boundary and CCC was subsequently approved by Regional
Council over the entire Business Campus to allow a senior care facility to proceed, as well as any
future employment opportunities.

• Regional Council approved a site for a four pad arena near the entrance to the Business Campus
at the Hammonds Plains Road.

• North West Community Council has approved two development agreement applications for
residential neighbourhoods pursuant to policy provisions made in the Secondary Planning
Strategy.   However, subdivision and permit approvals are contingent upon the adoption of CCC
and extension of the Urban Service Area boundary under the Regional Subdivision By-law.

The Fiscal Capacity of HRM to Invest in Infrastructure

There are really two issues that need to be addressed.  The first issue, is a broader issue of how Fiscal
Health should be defined and measured for HRM.  It is difficult to discuss Fiscal Health until a
definition of Fiscal Health, and key reporting indicators are approved by HRM Council. The second
issue is the relevance of Fiscal Capacity/Health to the Bedford West Secondary Planning Strategy
and Regional Subdivision By-law 

At the present time, the best independent and objective evidence of HRM’s fiscal capacity are the
Standard and Poors rating, and the municipal indicators as calculated and reported by Service Nova
Scotia Municipal Relations.  The data presented below, as well as the budget implications section
of the May 12, 2009 Report to Council Case 01148 - Amendments to Bedford West Secondary
Planning Strategy and Regional Subdivision By-Law regarding Wastewater Servicing and  Capital
Cost Contribution Charges, do demonstrate that HRM has the fiscal capacity to undertake the
infrastructure investments necessary to enable the Bedford West Secondary Planning Strategy.  
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SNSMR Municipal Indicators 2002 2003 2004 2005 2006 2007

Taxes as a % of Total Revenue 75.0% 77.0% 78.0% 78.0% 81.0% 76.0%

Liquidity Ratio 101.0% 100.0% 100.0% 97.0% 97.0% 96.0%

Debt Service Ratio 11.0% 10.8% 10.1% 9.8% 14.4% 8.7%

Debt Outstanding/Uniform
Assessment

1.5% 1.4% 1.3% 1.8% 1.7% 1.5%

Standard & Poors Rating A A Stable A Positive

 
More information on municipal indicators can be found at
www.gov.ns.ca/snsmr/muns/indicators.  
The 2008 indicators are not yet available. 

Reliance upon property taxes - HRM’s dependence upon property taxes is evidenced by taxes as
a percentage of total revenues.  Over the past six years, there has been little change in the reliance
upon property taxes.  

Liquidity - is a measure of a municipality’s ability to meet its current obligations, calculated by
dividing short term operating assets by short term operating liabilities.  Liquidity has declined
slightly over the past six years, partially due to increasing utilization of local improvement
charges and capital cost contributions, where the municipality bears the front end cost of capital
projects, then gradually recovers the costs through an LIC or CCC.  HRM’s liquidity ratio is still
quite strong. 

Debt Service Ratio - represents the current operating expenditures incurred for debt services,
therefore not available for other use.   This ratio is calculated by dividing total long term debt by
total own source revenue.  HRM’s debt service ratio has been improving since the
implementation of the Multi-Year Financial Strategy in 1998, and is well below the debt
servicing ratio limit prescribed by Service Nova Scotia Municipal Relations of 15%.  Additional
information about HRM’s existing debt policy and some proposed changes can be found in the
March 24, 2009 Report to Council “HRM’s Debt Servicing Plan.”

Debt Outstanding/Uniform Assessment - is a measure meant to indicate the level of total
outstanding long term debt, as a percentage of the municipality’s ability to pay.  This is
calculated by dividing long term commitments by uniform assessment.  This measure is
relatively stable for HRM.  

The Standard and Poors Rating is the best independent current evidence of HRM’s fiscal
capacity, as it is calculated based on a very thorough assessment of the municipality’s financial
position, as well as local economic activity, inter-governmental dependencies, and best practices. 
HRM’s Standard and Poors rating has steadily improved. 

http://www.gov.ns.ca/snsmr/muns/indicators.
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HRM does not have infinite fiscal capacity however, and it is important to bear in mind that there
are always choices to be made with respect to balancing competing priorities to meet service
needs and demands from residential and commercial tax payers, while trying to be mindful of tax
burden.  Additionally, it is difficult to predict what the impact of the current economic downturn
will be for the municipality, and how negatively it will affect the growth and development that
has been occurring within HRM.  That having been said there is nothing inherent in the approval
of a CCC for Bedford West that eliminates the possibility of future CCCs in other development
areas if it is a Council priority.

In addition to HRM’s fiscal capacity, Halifax Water is a water and wastewater utility regulated
by the Nova Scotia Utility and Review Board (NSURB).  All capital expenditures are subject to
approval by the NSURB. 

With respect to funding for new infrastructure to support new development, Halifax Water
administers a Capital Cost Contribution (CCC) program to facilitate the equitable allocation of
master infrastructure costs to the benefiting developers. A key component of the CCC program is
an Implementation Plan that details the timing of capital outlays by Halifax Water and capital
contributions by developers. 

The NSURB desires to approve CCC programs that do not put undue financial risk on the rate
base customers. Thus Halifax Water may be limited in the amount of upfront investment within a
development area, and developers may be required to carry a reasonable portion of the initial
investment. Within the concept of realistic Implementation Plans it is still practical for Halifax
Water to maintain multiple active CCC programs within HRM.

The Remaining Wastewater Capacity of the Mill Cove Wastewater Treatment Facility

The Mill Cove Wastewater Treatment Facility is operating at a Secondary Treatment level and
was last upgraded in 1996, to improve process and increase capacity.  Halifax Water is presently
working on upgrading the process and replacing aging infrastructure but are not expanding the
capacity at this time.

Halifax Water is going to commence the Regional Wastewater Functional Plan this year that will
review the capacity at each of the treatment facilities and anticipated growth within the
sewersheds, based on Regional Planning Forecasts.  This plan will assist Halifax Water in
determining when the next expansion is required to address capacity needs.

There have been consistent increases in the wastewater flows at the Mill Cove Facility, which
appear to be higher than forecasted through the Regional Plan for this sewershed and there are
still undeveloped lands within current service boundary.  As indicated in a report to regional
Council dated May 17, 2008 (Attachment B), the assimilative capacity in the Bedford Basin will
limit the amount of wastewater that can ultimately be discharged from the Mill Cove Wastewater
Treatment Facility.  
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In managing the regional wastewater system, Halifax Water is preserving capacity at the Mill
Cove Facility for connections within the existing service boundary.  Wastewater from sub-area
12 in Bedford West will be directed to the Halifax Wastewater Treatment Facility where there is
better flushing in the Harbour and future expansion is less costly.

Status of CCC collections and disbursements in other Charge Areas

The CCC represents the developers’ share of  infrastructure that benefits both existing residents
and new development.  Following is a summary of recoveries and disbursements of CCC’s in
other approved charge areas.

Recoveries Expenditures Net Cash

Bedford South

   Actuals to Date $1,067,701 $920,727 $146,974

   Projected to Date* $1,338,746 $954,580 $384,166

   Full Development $4,734,585 $4,734,585 $0

Portland Hills & Remainder of Morris/Russell Lake (excludes Russell Lake West)**

   Actuals to Date $366,204 $4,416,783 -$4,050,579

   Projected to Date* $262,616 $4,530,098 -$4,267,482

   Full Development $7,595,717 $7,595,717 $0

Proposed Bedford West CCC

   Full Development $15,049,525 $15,049,525 $0

* - “Projected to Date” means the amount of recoveries and/or expenditures that were projected
when the CCC was adopted by Council.

** - Russell Lake West does not follow the traditional CCC pattern with charges collected at the
time of subdivision approval.  The developer's contribution has been made in infrastructure.  

Council has previously agreed to reimburse the developer $399,844 for infrastructure
contributions which exceed the developer's cost responsibility.  A portion of this amount will be
recovered from other developers within the Morris/Russell Lake master plan area.
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BUDGET IMPLICATIONS

There are no further budget implications arising from this supplementary report.  The budget
implications of approving a CCC for Bedford West are outlined in the May 12, 2009 report
entitled, "Bedford West Capital Cost Contributions (Case 01148)," included with this report as
Attachment A.

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 approve the amendments presented as Attachment A to this report and
adjust the capital cost contribution reserves for Bedford West as presented in this report. 
This is the course of action recommended by staff.

2. Council could decline to approve the amendments to the Bedford West wastewater
servicing schematics.   If this course of action is taken, the design and cost of the
wastewater sewer and the associated CCC charge will be affected.

3. Council could decline to approve the CCC charge for transportation improvements
recommended as amendments to the Regional Subdivision By-law in Attachment A.  If
this option is chosen, the recommended extensions to the Urban Service Area should also
not be approved until a CCC charge is in place.  

 In addition, not approving the CCC in a timely fashion will place funding for the Larry
Uteck interchange at risk, which also impacts development in Bedford South.  Bedford
South has approved development agreements in place, pending approval of the
interchange.  These developments would be on hold indefinitely until alternate funding of
the interchange is determined.

ATTACHMENTS

Attachment A: Council Report dated April 20, 2009 - Case 01148 - Amendments to
Bedford West Secondary Planning Strategy and Regional Subdivision By-
Law regarding Wastewater Servicing and  Capital Cost Contribution
Charges

Attachment B: Council Report dated May 17, 2008 - Case 01148 - Amendments to the
Bedford West Secondary Planning Strategy and Regional Subdivision By-
law
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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: Peter Duncan, Manager, Infrastructure Planning, 490-5449

                                                                                                     

Report Approved by: Sharon Bond, Acting Director, Community Development, 490-4800

Report Approved by: _________________________________________________________

Phillip Townsend, Acting Director, Infrastructure & Asset Management, 490-7166

Report Approved by: _________________________________________________________

Cathie O’Toole, CGA - Director of Finance/CFO 490-6308

Financial  Approval by: ______________________________________________________

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

http://www.halifax.ca/council/agendasc/cagenda.html
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SUBMITTED BY:
Dan English, Chief Administrative Officer

Wayne Anstey, Deputy Chief Administrative Officer - Operations

DATE: April 20, 2009

SUBJECT: Case 01148 - Amendments to Bedford West Secondary Planning
Strategy and Regional Subdivision By-Law regarding Wastewater
Servicing and  Capital Cost Contribution Charges

ORIGIN

At the June 17, 2008 Regional Council meeting a motion was passed to initiate the process to
consider amendments to the wastewater servicing policy under the Bedford West Secondary
Planning Strategy and implement capital cost contribution for Bedford West under the Regional
Subdivision By-law.

RECOMMENDATIONS

It is recommended that Regional Council:

1. Give first reading to the amendments to the Regional Subdivision By-law and the Municipal
Planning Strategies for Bedford; Halifax; and Beaver Bank, Hammonds Plains and Upper
Sackville presented as Attachment A;

2. Schedule a public hearing;

3. Approve the amendments presented in Attachment A.

Item No.  3

user
Text Box
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EXECUTIVE SUMMARY

Bedford West is designated by the Regional Plan for a mixed use transit oriented community  with
lands allocated for residential growth and supporting services, high quality public spaces, as well as
employment centres.  The  Bedford West Secondary Planning Strategy was approved by Regional
Council in 2006.  The Strategy provides detailed direction for land use allocation, environmental
protection, municipal service provision and phasing.

Development approvals in Bedford West are also contingent upon adoption of capital cost
contribution (CCC) or “infrastructure” charges under the Regional Subdivision By-law.  These
charges are collected by the Municipality to pay for the developers’ share of new infrastructure
needed to service this community.  

Transportation related CCC for Bedford West, proposed in Attachment A to this report,  have been
determined in accordance with a CCC policy document adopted by Council in 2002.  This document
identifies guiding principles and policies which are used to apportion costs and  guide the
Municipality’s role and financial commitment.  The infrastructure elements are an interchange,
collector roads, widening Hammonds Plains and Kearney Lake road as well traffic signal and
intersection improvements.  A CCC for sewer and water infrastructure will  also be adopted under
a separate approval process  by the NS Utility & Review Board.

An amendment to the Bedford West wastewater servicing policies has also been proposed.   A
portion of this community will be serviced by the Halifax Wastewater System rather than the  Mill
Cove  Wastewater System.   This amendment is intended to provide a more cost-effective and
environmentally friendly servicing solution with greater system flexibility in satisfying future
commitments.  

The total cost of infrastructure over the life of this development is $196.9 million.  Developers will
pay $170.4 million and HRM $12.7 million.  HRM’s share pays for infrastructure used by residents
who live outside the development but who will use infrastructure elements such as the proposed
interchange. 

The Capital Cost Contributions proposed for the Bedford West Charge Area are $5,486. per acre for
areas that are primarily residential, $9,956. per acre for areas that are mixed use including the
business campus, and $29,969. per acre for areas that are primarily commercial.

BACKGROUND

The Regional Plan:

Bedford West is one of three designated urban growth areas where a detailed area plan or “secondary
planning strategy” has been approved by Regional Council.  Each growth area is to be serviced with
central sewer and water services and developed as a mixed use transit oriented centres with lands
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allocated for residential growth and supporting services, high quality public spaces, as well as an
employment centre.  To achieve this objective, a comprehensive planning process was  undertaken
for each area with Council’s adoption of a “secondary planning strategy” as a condition for
proceeding with development approvals.  

The Bedford West Secondary Planning Strategy was approved by Regional Council in 2006 in
accordance with this directive (the boundaries of Bedford West and its 12 sub-areas are illustrated
on Map BW-1 of Attachment A).  This new community encompasses approximately 2,000 acres of
land on the west side of the Bicentennial Highway in vicinity of Kearney Lake and Hammonds
Plains Roads.   The Strategy provides direction for land use allocation, environmental protection,
municipal service provision and phasing. 

Upon adoption of the Secondary Planning Strategy, the Regional Plan states that the Regional
Subdivision By-law is to be amended to include the Bedford West lands in the Urban Service Area
where cental sewer and water services are to be extended provided that an infrastructure or capital
cost contribution (CCC) is established.  This charge, also approved as an amendment to the
Regional Subdivision By-law, is used to pay the developers’ share of new infrastructure needed to
service this development.  Capital cost contributions are collected from developers when property
subdivides, and have been used previously by HRM in the Bedford South and Morris -Russell Lake
master plan areas.  The capital cost contribution program replaces cost sharing programs that were
previously funded through the general rate. 

The amendments addressed in this report are summarized as follows:

1.  Secondary Plan Amendment to Wastewater Servicing Policy:

The Secondary Plan includes a servicing schematic for the wastewater sewer system.  The proposed
amendment would direct wastewater flow from one sub-area (Sub-area 12) to the treatment facility
in Halifax instead of the facility at Mill Cove.  A trunk wastewater sewer system currently proposed
to be located within the Kearney Lake Road right-of-way would be relocated further to the east.

2.  Subdivision By-law Amendment - Adoption of a Transportation CCC:

A transportation Capital Cost Contribution (CCC) would be established under the Regional
Subdivision By-law for the entire Bedford West Secondary Plan Area which  would replace an
interim CCC  previously approved for the Bedford West Business Campus July 31, 2007.   Capital
Cost Contribution for sewer and water will be implemented by Halifax Water under a separate
approval process by the NS Utility and Review Board.

CBCL Limited assisted the Municipality and Halifax Water in estimating the cost of required
infrastructure improvements (Bedford West Capital Cost Contributions BASELINE STUDY, CBCL
Ltd., 2008).  Additionally, the CBCL Baseline Study allocates the costs between developers and
HRM in accordance with the Municipality’s Capital Cost Contribution Policy. 
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Extension of the Urban Service Area Boundary:

The Subdivision By-law would also be  amended by extending the  Urban Service Area boundary
over the entire Bedford West Secondary Plan Area. 

Reserve Accounts:

Staff are also proposing Reserve Accounts be amended to meet the Municipality’s share of
transportation infrastructure. 

Public Consultations:

A public information meeting was held on January 21, 2009.  The minutes are presented as
Attachment B.  Staff subsequently met with interested property owners to review a draft CCC.
Submissions received in response are presented as Attachment C.   The final CCC proposed in
Attachment A incorporated some of the changes requested by property owners.  

DISCUSSION

Wastewater Servicing Amendments:

The Halifax Wastewater Treatment Facility is capable of accommodating wastewater from Bedford
West, and staff are recommending wastewater from Sub-area 12 be directed to the Halifax
wastewater treatment plant for the following reasons:

• A detailed examination determined that it is expected to be less costly.  It was originally thought
that wastewater from this sub-area could be conveyed by gravity to an existing pumping station
on the north side of the Hammonds Plains Road which then sends wastewater through a force
main and gravity sewer to the Mill Cove treatment plant.  However a new pumping station and
force main would have to be constructed as there is insufficient capacity in the existing system.

• More capacity would be available at the Mill Cove treatment plant to service other developments
contemplated within it’s existing sewer boundary.  Areas designated by the Regional Plan for
further consideration of serviced development  include the Bedford Waterfront, Sunnyside Mall
area, Lower and Middle Sackville and potentially the Sandy Lake area.

• More wastewater would be transferred away from the Bedford Basin where the assimilative
capacity is limited by low flushing rates.

The wastewater forcemain is proposed to be relocated further from the Kearney Lake right-of-way
for the following reasons:
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• Halifax Water has expressed concern that the blasting required for the trench poses risk to
damaging the trunk water main within the right-of-way which conveys water from the Pockwock
reservoir into the metro area.  The new location is intended to reduce this risk.

• This proposal would allow wastewater from Bedford South to be diverted to this main which
could eliminate a pumping station in Bedford South and preserve capacity in the Bedford
Highway sewer main.  Sub-areas 9 and 10 of Bedford West could commence development earlier
than would otherwise occur under the current servicing policies which would allow the
Municipality to recover CCC’s earlier.

Both amendments are incorporated into the revised wastewater servicing schematic for Bedford West
(Schedule BW-4) presented in  Attachment A.

The Subdivision By-law Amendments:

1.  Extension of the Urban Service Area Boundary

Council has previously approved two requests to extend the Urban Service Area over the Bedford
West Business Campus to allow for subdivision and development with water and wastewater
services.  These lands were capable of utilizing the existing sewer and water systems.  An interim
CCC charge was concurrently adopted under the Subdivision By-law.

Concurrent with the adoption of a transportation CCC, the Urban Service Area boundary would be
extended over the entire Bedford West Secondary Plan Area.  However, for those sub-areas to be
serviced by the Halifax wastewater system (sub-areas 2, and 4 to 11), the proposed regulations would
not allow subdivision approvals to be granted until such time as the NS Utility and Review Board
has approved a CCC for sewer and water.

2.  The Capital Cost Contribution Charge: 

The Capital Cost Contribution (CCC) is used to fund new and oversized infrastructure such as
collector roads and interchanges that are needed in the master plan area.  In order to determine the
amount of a CCC, a study is first carried out that determines what new and/or oversized
infrastructure is needed and estimates the capital costs.  An implementation plan is then developed
in conjunction with stakeholders to determine when the infrastructure is needed, and a CCC is
collected prior to subdivision approval to collect the developers’ share of the capital costs.

Many of the proposed infrastructure elements will benefit citizens in existing nearby communities.
It is for this reason that HRM pays a share of the infrastructure costs.

The total cost of the infrastructure over the life time of this development will be $ 196.9 million. 

• Of this amount, developers will pay approximately $170.4 million ($151.7 million  for local
roads and $18.7 million for oversized roads and a share of the new interchange.)  These costs
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include engineering, contingencies, and escalation factors that consider the year in which the
infrastructure will be built.

• HRM’s share is $12.7M.  This is for infrastructure that people who live outside of the
master plan development will use.  In other words this is the infrastructure demand which is
not being created by new development within the master plan development area. 

• Federal and  Provincial governments, and utilities will cost share $13.8M on the Larry Uteck
Interchange.

• The average Capital Cost Contribution from developers, including interest costs, is
approximately $10,159 per acre for oversized roads and other transportation infrastructure.

Infrastructure Components and Apportioned Costs

The CCC policy provides a mechanism by which the costs associated with new and oversized
infrastructure can be recovered from developers and other stakeholders (including HRM) who
benefit from the infrastructure.  In broad terms, the transportation related infrastructure needed to
support development in Bedford West includes the following components:

• A share of the interchange that was proposed to service Bedford South;
• collector roads within the development;
• widening sections of both the Hammonds Plains Road and Kearney Lake Road; and
• new traffic signals and intersection improvements.

The following table outlines the sharing of costs of this infrastructure between HRM and the
developers.

Infrastructure Total Cost Cost
Sharing

Bedford
South

Bedford
West 

HRM

Interchange and
Connector
Roads

$24,491,413 $13,769,999 $2,985,565 $3,542,112 $4,193,736

Widen
Hammonds
Plains Road

$4,743,733 $1,996,640 $2,747,092

Widen Kearney
Lake Road

$9,098,522 $5,459,113 $3,639,410

Oversized 
Collector Roads

$4,534,907 $3,165,904 $1,369,004

New Signals $707,012 $383,270 $323,742

Other Road
Infrastructure

$1,555,772 $1,151,884 $403,888

Total $45,131,359 $13,769,999 $2,985,565 $15,698,923  $12,676,872
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Infrastructure Charge Calculation

The average Capital Cost Contribution for this area has been calculated to be $ 10,159 per acre (see
Attachment “A”).  The calculation of this charge incorporates the cost of the required infrastructure,
financial risks to HRM, timing of contributions, phasing of development, costs of financing, and any
other considerations that may have financial impacts.

The costs include $1,371,548. financing costs at 5.65% interest for cash flow funding provided by
HRM over the life of the development. 

The charge for each single family home, each unit in a semi-detached or townhouse, or apartment
building will be approximately $ 915., assuming 6 units per acre.

Legislative Adoption Process

Development in Bedford West relies on HRM adopting a CCC for transportation related
infrastructure, and also relies on Halifax Water adopting a CCC for water and wastewater related
infrastructure.  This is a separate process and is subject to approval by the NS Utility and Review
Board.

Negotiations are underway between stakeholders and Halifax Water regarding the implementation
plan.

Assessment of Risks

The Capital Cost Contribution is the basis for recovery of costs as development progresses.  While
the positive impacts of this have been noted, there are certain risks.  Primary risk factors that were
evaluated for this Charge Area are addressed by the CCC policy and are described below.

1.  Capital Cost Estimates/Cost Escalation

Capital costs set out in the Baseline Study,(Bedford West Capital Cost Contributions BASELINE
STUDY, CBCL Ltd., 2008), are presented in 2008 dollars.  Construction costs are upward trending
and there is little reason to believe this will change, even in the current economic climate.  Mitigation
of cost escalation risk occurs in two ways:

1) Shared construction responsibility.  The risk of escalating construction costs rests with the party
responsible for construction of a particular asset.  HRM and the Developers are responsible for
building different items required for the Master Plan area.   HRM faces little cost escalation risk for
the Hammonds Plains Road widening and the Larry Uteck Interchange as costs are known and the
work is ongoing or scheduled to begin this fiscal year.  
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HRM will have cost escalation risk on the widening of Kearney Lake Road, which is tentatively
scheduled 8-10 years into the future.  Fortunately, this widening will not be required until a
significant amount of development occurs and CCC’s will be collected in advance of construction.
Traffic lights and left turning lanes will be required throughout the development but are minor in
scope.  

The Kearney Lake Connector, which will be constructed later in the development, as well as
oversized collector roads  will be built by the developer. 

2) Inflation indexing.   Non-residential construction and engineering indices were examined for
trends over the past 25 years and in detail over the past 5 years.  A cost escalation factor of
4.14%/year has been applied to all of the infrastructure in the model and will be adjusted if required.

2.  Development Timing

This risk arises from development occurring on a schedule other than the projected one.  For
example, if development is slower than expected, CCC revenue will be delayed.  Some developers
in Bedford West have submitted detailed concept plans and obtained approved development
agreements while others are not that far along in their planning processes.  While the detailed
concept plans can be used to control the sequence of development, the pace of development may
change.  A variety of strategies have been employed to mitigate risks around development timing:

A. Escalation of Capital Cost Charges - This is a departure from the models used in Bedford South
and Morris/Russell Lake where the amount of the charge is consistent from year to year over the
entire build-out period.  This approach provided administrative ease but did not address
inflationary impacts.  

 For example -  a $5,000/acre charge in 2003 is more onerous to pay than the same charge in 2009
due to inflation, and provides a competitive advantage to those who develop their land later.  The
Bedford West model is indexed annually in accordance with Halifax CPI, and this was supported
by stakeholders.

B. Financing charges built into the model - It is recognized that cash flows into HRM from the
receipt of CCCs will not match the outflows required for construction.  Cash flows are projected
and where the cumulative cash flow is negative, interest costs are incurred.  Where positive,
interest is earned on the balances.  Net interest costs are built into the per acre charge paid by
developers.

C. Regular review of timing of development - The Infrastructure Planning Office has been tasked
with monitoring and review of CCCs.  If development timing or infrastructure construction costs
or timing differ significantly from what was projected, the Infrastructure Planning Office will
return to Council with mitigation strategies.



Case 01148 - Amendments to the Bedford West Secondary Planning Strategy and Regional
Subdivision By-law
Council Report - 9 -              May 12, 2009

D. Delaying municipal investment beyond immediate commitments until Development Agreements
are in place - The existence of a Development Agreement, along with detailed community
concept plan, brings a higher expectation that CCC revenue will be collected.  Development
agreements have been approved by community council for sub areas 2, 3 and 4.

Bedford South

The Larry Uteck Interchange is a significant piece of infrastructure that was identified as a
requirement under the Bedford South Implementation Plan.  It is also required to address traffic
concerns on the Bedford Highway, which is currently at capacity.  When the CCC was approved for
Bedford South, it was anticipated that the interchange would be developed in 2009, and a limit of
2,000 new units was established that could be approved before the interchange.  This limit was based
on the remaining capacity of the Bedford highway at the time.  

Development in Bedford South has been steadily proceeding and has now reached the point where
no further development on some parcels can occur until the interchange is approved.  

Sandy Lake

A Cost of Servicing Study has recently been completed (CBCL Ltd., 2009) which looked at the cost
of providing infrastructure to other green field sites that have been identified for serviced growth in
the next 20 -25 years.  One of these areas is on the north side of Hammonds Plains Road, commonly
referred to as the “Sandy Lake Lands”.  CBCL have recommended that these lands be serviced by
oversizing the wastewater system in Bedford West.  

Halifax Water is currently developing a CCC for water and wastewater for the Bedford West Plan
Area.  The CCC, which is subject to approval of the NS Utility and Review Board, may have an
implementation plan that requires Halifax Water to make some initial investment in the core
infrastructure for Bedford West.  As such, it is anticipated that Halifax Water would not have
capacity to further invest in Sandy Lake Lands’ costs at this time.  Alternatively, HRM or the
developers would need to invest in the oversizing, until development is commenced in Sandy Lake.

The cost to preserve capacity in the wastewater system for Sandy Lake is estimated to range between
$1,500,000. - $3,700,000, depending on the outcome of the Bedford West CCC process for water
and wastewater.  Council will need to deal with this when the Bedford West CCC process is
concluded by Halifax Water.
 

BUDGET IMPLICATIONS

Previous Budget Approvals

In 2007/08 and the 2008/09 Capital Budget, Council approved funds to carry out Phase 1 of the
Hammonds Plains Road widening.  This widening, from the intersection of Highway 102 to
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Innovation Drive, was required per the Purchase and Sale Agreement on the RIM property.  This
phase was completed last Fall.

With the Advance Capital Budget for 2009/10, Council approved $2 million to proceed with Phase
2 of the Hammonds Plains Road widening.  This work is now underway. 

The Larry Uteck Interchange was brought forward in the 2008/09 budget and further allocations are
included in the proposed 5-year Capital Plan in 2009/10 and 2010/11.  It was initially assumed that
HRM would build the interchange and receive provincial cost-sharing.  Through negotiations, it has
been agreed that the Province will build the interchange and HRM, as well as the Federal
government, will cost share. 

Future Infrastructure & Budget Requirements

This report recommends establishing a CCC for transportation over the entire Master Plan area.
Until Halifax Water receives approval from the Nova Scotia Utility and Review Board, which is
expected within 3-6 months, development will only be permitted to proceed in sub-areas 1 and 3
where an interim charge exists.  (Refer to Attachment “F”)

Development has begun in the Business Campus section of sub-area 3.  HRM can expect to collect
approximately $3.3 million in CCC revenue from sub-areas 1 and 3.  This is enough to cover the
developers’ share for the Hammonds Plains Road widening.  There will be a $2.5 million shortfall
in revenues for the developers’ share of the interchange though until Halifax Water approves a CCC
over the entire Bedford West Plan area, which will allow HRM to collect CCC’s beyond areas 1 and
3 as well.  Staff will bring forth a strategy to address this shortfall.

The Bedford West Master Plan area will require further investment by HRM for infrastructure such
as collector roads, road widening, traffic signals, and intersection improvements.  The following
table illustrates net budget requirements by approximate year.  Approval of this report does not
represent approval of all the projects outlined below.  Projects planned for 2010 and beyond will be
brought forward for Council approval in the applicable budget years.
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Year
Project

Gross
Budget

Grants Bedford
West CCC

Bedford
South CCC

HRM's
Share

Previous Budget Approvals

HPR Phase 1
      

2,626,862 
                 
1,725,061 

         
901,801 

HPR Phase 2
      

3,091,286 
                 
1,236,514 

     
1,854,772 

Larry Uteck
Interchange and
Connector

   
24,491,413    13,769,999 

                 
3,542,112 

                 
2,985,565 

     
4,193,737 

Traffic Signals at
HPR

          
295,136 

                      
279,036 

            
16,100 

Future Requirements

2010/11*
KLR Connector

      
4,148,497 

                 
2,779,493 

     
1,369,004 

2012/13 Intersection
Improvements and 
Signals - KLR at LU

          
946,718 

                      
634,301 

         
312,417 

2015/16
Widen KLR - Phase 1

      
2,309,319 

                 
1,300,061 

     
1,009,258 

2016/17
Widen KLR - Phase 2

      
2,226,709 

                 
1,336,025 

         
890,684

2017/18
Widen KLR - Phase 3

      
2,318,818 

                 
1,391,291 

         
927,527 

2018/19
Widen KLR - Phase 4

      
2,414,737 

                 
1,448,842 

         
965,895 

2020/21 Traffic Signals - KLR
at Bluewater

          
261,864 

                      
   26,186 

         
235,678 

Total
   

45,131,359 
   

13,769,999 
              

15,698,923 
                 
2,985,565 12,676,872

Further details on these projects may be seen in Attachment E - Bedford West CCC Phase Costs-
Transportation

HRM’s Share $12,676,872
Less: Approved Reserve Q133 business case $  3,855,000 
Less: Approved debt in the 5-year plan $  3,675,000
Balance to be funded by contributions to reserve Q133 $  5,146,872

Contributions of $450,000 per year to Q133 - Bedford South Interchange Reserve are planned until
2011/12, when the reserve will be fully funded per its original approved business case.  It is expected
that these annual contributions will need to continue until 2023 to fund the remainder of HRM’s
share of the infrastructure identified in the Bedford West Master Plan.  By comparison, the
development is expected to be built-out by 2027.  If a CCC is adopted, staff will return in the coming
weeks with a formal business case for amending the reserve Q133.
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*The Kearney Lake Connector Road is planned for the 2010/11 construction season but is not
included in the 5-year Capital Plan.  It has been flagged as an issue to be prioritized in budget
planning next year.  Flexibility around timing of this investment depends on the pace of development
and will be assessed over the coming year.

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 approve the amendments presented as Attachment A to this report and adjust
the capital cost contribution reserves for Bedford West as presented in this report.  This is
the course of action recommended by staff.

2. Council could decline to approve the amendments to the Bedford West wastewater servicing
schematics.   If this course of action is taken, the design and cost of the wastewater sewer and
the associated CCC charge will be affected.

3. Council could decline to approve the CCC charge for transportation improvements
recommended as amendments to the Regional Subdivision By-law in Attachment A.  If this
option is chosen, the recommended extensions to the Urban Service Area should also not be
approved until a CCC charge is in place.  

 In addition, not approving the CCC in a timely fashion will place funding for the Larry Uteck
interchange at risk, which also impacts development in Bedford South.  Bedford South has
approved development agreements in place, pending approval of the interchange.  These
developments would be on hold indefinitely until alternate funding of the interchange is
determined.
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ATTACHMENTS

A Proposed Amendments to the Regional Subdivision By-law and the Municipal Planning
Strategies for Bedford; Halifax; and Beaver Bank, Hammonds Plains and Upper Sackville.

B Minutes of the public information meeting held on January 21, 2009

C Submissions Received and Staff Reply

D Bedford West CCC Calculation

E Bedford West CCC Phase Costs - Transportation

F Letter from Halifax Water

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: Peter Duncan, Manager, Infrastructure Planning, 490-5449

Paul Morgan, Planner, Community & Regional Planning, 490-4482

Report Approved by: _________________________________________________

Austin French, Manager, Planning Services, 490-6717

                                                                                                     

Report Approved by: Paul Dunphy, Director, Community Development, 490-4933

Report Approved by: _________________________________________________________

Phillip Townsend, Acting Director, Infrastructure & Asset Management, 490-4825

Report Approved by: _________________________________________________________

Cathie O’Toole, Director,  Finance 490-6308

http://www.halifax.ca/council/agendasc/cagenda.html


Attachment "A":  A By-law to Amend the Regional Subdivision By-law and 
the Municipal Planning Strategies for Bedford; Halifax; and Beaver Bank

A Regional Subdivision By-law Amendments:

The Regional Subdivision By-law is hereby amended by:

1.  replacing Schedule N with the following:

SCHEDULE "N" - Bedford West Charge Area

1. The area known as the Bedford West charge area is designated as a charge  area
in which an infrastructure charge is to be levied.

2. The Bedford West charge area includes lands bounded by Hammonds Plans
Road to the north,  Highway 102 to the east, and Kearney Lake Road to the south
and west, and includes approximately 131 acres south of Kearney Lake, more
particularly illustrated on map BW-1.

3. The infrastructure charge within the Bedford West Charge Area is levied to
recover capital costs associated with new streets and street intersections and
traffic signs and signals required to service the Bedford West charge area.

4. (1)  The infrastructure charge for the Bedford West  charge area shall be $ 5,486.
per acre for sub-areas 1, 4, 5, 11 and residential development in sub-area 9.

 (2)  The infrastructure charge for the Bedford West charge area shall be $ 9,956.
per acre for sub-areas 2, 3, 7, 8, 10, and 12.

 (3)  The infrastructure charge for the Bedford West charge area shall be $ 29,969.
per acre for sub-area 6 and commercial development in sub-area 9.

5. The Capital Cost Charges prescribed in this by-law shall be indexed without
amendment to this by-law on April 1, 2010, and in each subsequent year on April
1, in accordance with the indexing set out in the Consumer Price Index for
Halifax as published by Statistics Canada for the immediate preceding month, as
it relates to the same month in the immediate preceding year.

The fees indexed in this manner shall be reduced to the nearest dollar where they
contain a fraction of a dollar less than $0.5 and shall be increased to the nearest
dollar where they contain a fraction of a dollar equal to or greater than $0.5.

 6. For the purposes of section 4 “Sub-area” means the sub-areas illustrated on Map
BW-1 and the charge per sub-area shall be applied to all lands within the external
boundaries of the sub-area including any  proposed public streets or highways,
walkways and parkland dedications, watercourses, open space areas or

user
Text Box
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environmental reserves.

7. No subdivision approvals shall be granted  until infrastructure charges for sewer
and water services have been approved and are in effect.

2.  Revising the title of Schedule “N” in the Table of Contents and Section 20.

3. Including the lands illustrated on Map 1 to the “Urban Service Area” under Schedule B:
Service Requirement Map.

B Municipal Planning Strategy Amendments:

The Municipal Planning Strategies for Bedford; Halifax and Beaver Bank, Hammonds Plains
and Upper Sackville are amended by replacing Schedule BW-4 of the Bedford West Secondary
Planning Strategy with Schedule BW-4 attached here to.

I HEREBY CERTIFY that the amendments to the
Regional Subdivision By-law as set out above, was
passed by a majority vote of the Council of Halifax
Regional Municipality at a meeting held on the
____ day of ____, 2007.

GIVEN under the hands of the Municipal Clerk and
under the Corporate Seal of the Halifax Regional
Municipality this___ day of              , 2007.

_______________________
Jan Gibson

Municipal Clerk
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Attachment B

HALIFAX REGIONAL MUNICIPALITY
PUBLIC MEETING
CASE NO. 01148 - Bedford West, CCC

7:00 p.m.
Wednesday, January 21, 2009

Basinview Drive Community Elementary School

STAFF IN 
ATTENDANCE: Paul Morgan, Planner, HRM Regional Planning

Thea Langille, Supervisor, HRM Planning Services
Peter Duncan, Manager, HRM Infrastructure Planning
Paul Burgess, Program Engineer, HRM Regional Transportation
Holly Power-Garrett, Financial Consultant, HRM
Holly Kent, Planning Technician, HRM Planning Services
Cara McFarlane, Planning Controller, HRM Planning Services

ALSO IN
ATTENDANCE: Councillor Tim Outhit, District 21

Councillor Debbie Hum, District 16
Councillor Peter Lund, District 23
Jamie Hannam, Chief Engineer, Halifax Regional Water                
Commission
Kenda MacKenzie, Development Engineer, Halifax Regional Water 
    Commission

PUBLIC IN
ATTENDANCE: Approximately 18

The meeting commenced at approximately 7:08 p.m. 

• Opening Remarks/Introductions/Purpose of Meeting

Paul Morgan introduced himself as the Planner taking the application through the planning
process; Councillor Tim Outhit, District 21; Councillor Debbie Hum, District 16; Councillor
Peter Lund, District 23; Thea Langille, Supervisor, HRM Planning Services; Peter Duncan,
Manager, HRM Infrastructure Planning; Paul Burgess, Program Engineer, HRM Regional
Transportation; Holly Power-Garrett, HRM Financial Consultant; Jamie Hannam and Kenda
MacKenzie, Halifax Regional Water Commission; Holly Kent and Cara McFarlane, HRM
Planning Services.

• Overview of Planning Process

Mr. Morgan reviewed the planning process for this application.
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• Presentation of Proposal

Presentation: Paul Morgan

A context map of the Bedford West Master Plan Area was shown. Bedford West covers
approximately 1200 acres of land and extends into three different plan areas (Bedford, Halifax
and Hammonds Plains). 

The proposal is to amend the Bedford West policies to redirect wastewater from Sub-Area 12
from the Mill Cove sewer treatment plant in Bedford to the new Halifax Peninsula plant and to
relocate the trunk sewer system. The long term cost would be cheaper and environmentally better
as more wastewater would be directed to the outer harbour which has better flushing capacity
than the Bedford Basin. 

The proposed site of the pumping station at Kearney Lake Run was shown. Instead of running
along Kearney Lake Road the trunk sewer will go up the middle of the property. This will allow
some treatment of Bedford South on the other side of the Bi-Hi and reduce the need for an
additional pumping station there. It will also allow for some areas in Bedford West to open up
earlier and recover some costs quicker.

The introduction of the transportation improvement charges and including the residential portion
of Sub-Areas 1 and 3 within the Bedford West within the Urban Service Area Boundary would
require an amendment to the Regional Subdivision By-law. If these sub-areas are included in the
boundary, this would allow eligibility for central water and sewer services and the developers
could proceed with development in these areas.

Mr. Morgan explained capital cost contribution. These charges are collected for water, sewers
and transportation at the time a subdivision is approved. HRM is responsible for transportation
charges while Halifax Regional Water Commission (HRWC) is responsible for water and sewer.

Presentation on transportation infrastructure: Paul Burgess

Mr. Burgess went over some projects that will accommodate growth:
C The widening of Hammonds Plains Road to four lanes, traffic signals, sidewalks and bike

lanes was completed this year. This coming year, further widening of Hammonds Plains
Road from Innovation Drive to Gary Martin Drive (a new street proposed between Bens
and Bluewater Road) will continue.

C The Larry Uteck interchange halfway between Kearney Lake and Hammonds Plains
Roads is being tendered by the Department of Transportation and HRM is a funding
partner. There will be some traffic signals at the intersection of the Kearney Connector (a
connection from Kearney Lake Road to the interchange) and the interchange. This could
occur three to five years down the road maybe sooner. 

C A left turning lane is required to provide adequate capacity out of Lewis Drive.
C A portion of Kearney Lake Road (from Kearney Connector to Bluewater Road) will be

widened from two to four lanes and either bike lanes or trails created. 
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The total cost being $33,393,000 with HRM contributing $15,781,000 and the developers
$17,611,800. The capital cost contribution charge will be $9,000 to $10,000 per acre. The capital
cost contribution charge would be paid at the time of subdivision approval of the development.

Presentation on water and wastewater capital cost contribution: Jamie Hannam

Mr. Hannam explained HRWC’s approval process. A servicing plan is developed, a cost of the
master infrastructure is finalized, a charge is established, an implementation plan is created, seek
approval by Halifax Water Board and finally an approval by Nova Scotia Utility and Review
Board (NSUARB).

The core water infrastructure will begin with oversizing the Bedford South reservoir to
additionally provide for Bedford West. There will be a main (500 mm in diameter) along Bedford
South towards Kearney Run to Bedford West as the primary feed. The balance will flow through
a 400 mm main throughout the development.

Interconnections will be made throughout the area (shown on screen) with the existing system.
The net cost to developers is $7,400,000 with a development charge of $4,200 per acre. The
charge proportioned is based on permitted densities.

The wastewater plan is to redirect the trunk wastewater system to flow from Kearney Run along
Kearney Lake Road to the existing wastewater system on Kearney Lake Road. A large piece of
this has to be put in before the core development can occur in the middle of Bedford West. The
net cost to developers is $8,700,000 with a development charge of $5,000 per acre. The charge
proportioned is based on permitted densities. 

An interim rate for Sub-Areas 1 and 3 is pending approval from NSUARB. Approval will allow
some initial development and collection of capital cost contribution allowing slight expansion.
Consultation with stakeholders would occur in February, finalize implementation plan and
present to HWB in March, and finally present to NSUARB. NSUARB may take a few months to
review the proposal before setting a public hearing date.

• Questions/Comments

Peter Douglas, Dartmouth, asked about the widening of Kearney Lake Road to which Mr.
Burgess said that it is more of a long term plan. The connector road to Kearney Lake Road has to
be built once the interchange is complete and as development proceeds then HRM will look at
widening Kearney Lake Road in sections. It would make sense to extend the widening all the
way to Hammonds Plains Road but the cost would be huge. Traffic studies show that the traffic
on Kearney Lake Road decreases as it reaches Hammonds Plains Road; therefore, the two lanes
at that end will be able to handle the flow.

One resident mentioned that there is a floodplain at the foot of Bluewater Road. How will this
issue be solved after widening Hammonds Plains Road? Mr. Burgess mentioned that they are
aware of the floodplain and at some point in time the idea would be to physically raise the road in
that area. The widening of Hammonds Plains Road will stop short of Bluewater Road. There are
three lanes now and there is no proposal to widen the road at that area. 
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One resident has heard that the steep hill on Hammonds Plains Road will be reduced. Mr.
Burgess mentioned that the hill between Bluewater Road and Bens is a hazard from a traffic
point of view. They are proposing to lower that hill by about 18 feet. The resident asked about
the timing for this. Mr. Burgess hopes for approval by Regional Council this year. Staff has been
given permission to design and have it go out for tender, but not for construction.

Frank Robinson, Bedford, asked if the cost of the interchange is about $16 million. Mr. Burgess
explained that one component is the actual cost of the interchange, $12 million, that the Province
is covering. There is some cost sharing from the Federal government, HRM, and developers and
there are some other components as well (land acquisition, engineering design, etc.). Mr.
Robinson asked if the Bedford South developers would contribute as well to which Mr. Morgan
said they would along with Bedford West developers.

One resident asked if the pumping station will be increased in size. He mentioned that at the
ramp to Bayers Lake the drain cover actually comes off in heavy rains. The problem will only be
increased unless something is done about it. Mr. Hannam explained the infrastructure master
plan. As development proceeds, oversizing some of the pumps will be considered. Some of the
problem at Bayers Lake will improve as a result of the link out of Bedford West.  

One resident asked if existing homes in Sub-Area 12 will receive water and sewer. Ms.
MacKenzie said it would depend on the development pattern in Sub-Area 12. Shown tonight are
the oversized sewer and water main pipes. As development occurs, more local pipes on local
streets will branch off of the main ones. There are currently no detailed plans. Mr. Hannam
mentioned that this proposal does not necessarily imply the obligation to service existing homes
in the area. Mr. Morgan said that before Sub-Area 12 is developed, HRM and the property
owners need to come up with a more detailed plan for the area. This infrastructure master plan
may allow the capability to connect to the services in the future, although the property owners of
the undeveloped land cannot be forced to cover the costs. Mr. Hannam suggested this could be
done under a local improvement charge.    

One resident asked about the stability of wells and septics during blasting. Will the owner be
responsible for any damages? The water table will be disturbed during blasting. Mr. Morgan
mentioned that HRM has a blasting by-law in place that requires a pre-blast survey. Mr. Hannam
said depending on the situation and complexity of the problem, within some reason the developer
and contractor could be held responsible.  

MaryAnn McGrath, Halifax, asked what distance is required for blasting. Mr. Duncan explained
that the blasting by-law was amended about four years ago to vary the distance depending on the
size of the area to be blasted. Ms. McGrath mentioned that there is a lot of rock where the main is
proposed which will cause vibration of the blasts to carry substantially. This will certainly cause
some disturbance and damage. Mr. Duncan said the by-law sets the threshold and is very safe.
One resident mentioned that it is too late after the fact. 

Mr. Douglas asked if there would be land expropriation involved with the four lane widening.
Mr. Burgess said they won’t have to acquire any land on the Hammonds Plains Road as there is
enough right of way. He understands the same hold true for Kearney Lake Road.
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Councillor Hum, District 16, asked if there will be an opportunity for property owners in Sub-
Areas 10 and 11 to hook into the laterals for servicing. Mr. Morgan mentioned that the property
owners could hook up into the main but this will be looked at when a more detailed plan is
prepared for that area. Ms. MacKenzie mentioned that the residents can petition and initiate a
local improvement charge to hook into the services. Councillor Hum asked if the property
owners of Hamshaw and Saskatoon area would have the same opportunity. Ms MacKenzie
believes the same would apply. Councillor Hum asked if Sub-Areas 10 and 11 would be subject
to the capital cost contribution to which Mr. Hannam replied yes. 

One resident asked about interest rates. Tax payers are investing in this project. How is the risk
factor being included in the interest rates? Ms. Power-Garrett explained that the interest rates
reflect the small risk premium but are available for long term borrowing. Recuperation
investments occur over time. Development investments are scheduled for five year reviews and
are recalculated if necessary. 

• Closing Comments

Mr. Morgan thanked everyone to attending the meeting and expressing their comments and
concerns.

• Adjournment

The meeting adjourned at approximately 8:06 p.m.



















Attachment "D":  Bedford West CCC Calculation

Bedford West CCC

Capital Cost Contribution Calculation

HRM

Transportation

Total Cost of Oversized Infrastructure 31,361,360

Interest During Construction (avg 1 yr construction) 722,150

Total Cost of Infrastructure Installed

• Recovered by HRM/New Residents

32,083,510

Portion Benefiting HRM 15,662,437*

Subtotal 16,421,073

Interest/Inflation Adjustment -1,371,548

Net Cost to Developers 15,049,525

Gross Area of Land (acres) 1481.4

Development Charge per Acre - 2009 10,159

Total Population Based on Average Density

Average Density / Trip Generation 105.7

* Includes contribution from Bedford South



Attachment “E” - Bedford West CCC Phase Costs - Transportation
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TO: Mayor Kelly and Members of Halifax Regional Council

SUBMITTED BY:
Wayne Anstey, Acting Chief Administrative Officer

DATE: May 17, 2008

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

user
Text Box



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,
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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.
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