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Form Based Zoning 
Everyone can identify things they like in their community and things they want to change. It’s common 

to wonder why there isn’t more of what we like and less of what we don’t. 

 

One reason things are built the way they are is that conventional zoning is focused on what land uses 

are permitted. The focus of conventional zoning has shaped the built environment to focus on 

separating different types of uses. Form-based zoning includes allowances for land uses, but 

regulations focus on the physical character of development, particularly how buildings relate to the 

public realm. Physical character does not mean architectural style, rather, how architectural styles are 

expressed through elements like landscaping, building height, building orientation, setbacks, and the 

proportion of windows on a building.  

 

Planning practice has found that form-based codes are a more precise and reliable tool in many areas 

to foster development which meets the community’s vision, and prevent development they don’t want. 

 

Form Based Zoning’s Potential for East Hants 

The greatest potential for East Hants is the potential for form based zoning to provide greater 

predictability about the visual aspects of development, including how well it fits in with the existing 

context of the community, while offering ample flexibility. Form based zoning offers a means to foster 

desirable development, and offers developers a clear guide regarding what the community seeks. In 

Nova Scotia, many form based zones use a site plan approval process, which is one of the fastest ways 

the Municipality can grant development approvals, while retaining some regulatory flexibility. Form 

based zoning often deals with elements such as: 

Massing & Frontage Regulations to ensure 

buildings frame streets and public spaces in 

a way that the public realm becomes a 

welcoming and enjoyable place for people. 

 

 

 

Building Height limits to locate and design 

buildings in order to establish a well-

proportioned street enclosure. A secondary 

goal is to ensure that taller buildings have a 

gradual height transition to adjacent 

development and are not placed 

haphazardly. 
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Physical Character regulations ensure ample 

windows at street level for new buildings. 

Another goal is to ensure that buildings 

(especially big or prominent ones) are built 

to be aesthetically pleasing through the 

proper use of variations in the façade, 

architectural detailing, and materials. 

 

 

 

Parking Lot Design should be located so 

they are not the prominent element on a 

site, have safe access routes for 

pedestrians, and landscaping which 

minimizes their visual and environmental 

impact. 

 

 

Prominent Sites need design flexibility, and 

opportunities for negotiation. Prominent 

sites are areas like corner lots, and lots on 

roadway junctures which frame an area’s 

character because of their placement in the 

community. 

 

 

Conclusion & Policy Approach 

The public has indicated their preference for walkable traditional neighbourhood design principles. To 

achieve this vision, a form based zoning approach would place less emphasis on regulating between 

compatible land uses in the new municipal plan, and more emphasis would be placed on ensuring that 

the form of new development successfully interacts with existing buildings and the public realm, 

specifically in pedestrian-oriented areas like village cores. This could be realized through policies such 

as: 

 A combined as-of-right and form-based zoning approach to the new plan be developed focused 

on community character areas. 

 Form-based controls should be implemented through the site plan approval process where the 

municipality has a clear vision for the form of the public realm which could be harmed by 

incompatible development form; or where certain uses could have an incompatible form with 

future development if not developed in a context-sensitive manner. 

 As-of-right zoning with design and form-based provisions be used for uses within as-of-right 

areas where form-based controls are necessary to ensure the municipality’s community 

character goals. 

 That a design manual be created as an appendix to the Land Use Bylaw to help guide the use of 

site plan approval in the municipality. 

 That walkable district development & rural district development guidelines be formed as an 

appendix to the Municipal Planning Strategy. 
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Form Based Zoning 
Background 

Form-based zoning is a type of land development regulation that places emphasis on the 

physical form of the built environment with the end goal of producing a specific feeling of 

place. Form-based codes can be used as tools to preserve community character or as a 

mechanism of change to transform an area towards a desired vision. 

 

Form-based zoning encourages predictable built results by using physical form rather than 

separation of uses as the organizing principle for the regulation. Many form based zoning 

plans include guidelines to help visualize options for developers. Form based zoning 

regulations can either apply to a specific planned area, or an entire region. Generally, 

practice has shown that a pure form-based approach is not the ideal application in all areas 

of a community- there will still need to be zoning for land-use conflict generating uses such as 

industrial sites and hazardous uses.1 

 

Throughout consultation for the Plan Review, residents have asked for an increased emphasis 

to be placed on community design. The results of the Municipality’s Visual Preference Survey 

indicated that participants desire traditional neighbourhood design elements. Elements in-

clude walkable “Main Street” commercial areas with shops lining the sidewalk, Victorian 

public parks, traditional one-family and two-family homes with front porches, narrow tree-

lined residential streets, traditional high-quality signage, and landscaped parking lots. 

Consultation from the Design Workshops strengthened feedback on the importance residents 

place on attractively planning communities with commercial and recreational amenities 

within walking distance. The current planning best practice to implement traditional 

neighbourhood design principles is through form based zoning. 

 

Recent Plan Review 

consultation echoes 

comments from residents 

that helped shape the 2011 

East Hants Village Cores Plan 

(Village Cores Plan) created 

by Ekistics Planning & Design 

for the Municipality. In the 

Village Cores Plan, residents 

asked that the Municipality 

adopt a village core format 

                                                           
1 Smart Growth Tactics, Form-Based Codes – new approach to zoning. Retrieved from: 
https://www.mml.org/pdf/map_article_issue28.pdf  

1 A conceptual rendering of a village core block as envisioned in the 2011 East Hants Village 
Cores Plan. 

https://www.mml.org/pdf/map_article_issue28.pdf
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for development, ensuring that future development does not have a strip centre character 

similar to that seen in places like New Minas or Sackville Drive. 

 

This paper seeks to answer the following questions: 

 What areas are appropriate for site plan approval? 

 How should the site plan approval process be administered? 

 What are the appropriate form-based zoning principles and regulations for East Hants? 

 

What is Site Plan Approval? 

The site plan approval process is the fastest discretionary permit type available to Nova 

Scotia Municipalities under s.231 & 232 of the Municipal Government Act to negotiate design-

based land use regulations. Since Halifax’s successful adoption of a form-based plan2 which 

uses the site plan approval process, form based regulations have gained recognition in Nova 

Scotia as being able to encourage predictable, well-planned developments. 

 

Form-based planning documents can both: 

 designate site-plan approval areas, where all uses require a site plan approval, or  

 the municipality can require a site-plan approval process for some uses within zones 

which also permit as-of-right development. 

 

As per s.231 & 232 of the Municipal Government Act, a site-plan approval process may deal 

with: 

a) the location of structures on the lot;  

b) the location of off-street loading and parking facilities;  

c)  the location, number and width of driveway accesses to streets;  

d) the type, location and height of walls, fences, hedges, trees, shrubs, ground cover or other 

landscaping elements necessary to protect and minimize the land-use impact on adjoining 

lands;  

e) the retention of existing vegetation;  

f) the location of walkways, including the type of surfacing material, and all other means of 

pedestrian access;  

g) the type and location of outdoor lighting;  

h) the location of facilities for the storage of solid waste;  

i) the location of easements; 

j) the grading or alteration in elevation or contour of the land and provision for the 

management of storm and surface water; 

k) the type, location, number and size of signs or sign structures; 

l) provisions for the maintenance of any of the items referred to in this subsection.  

                                                           
2 Downtown Halifax Secondary Municipal Planning Strategy (also called HRM by Design). 
http://www.halifax.ca/planning/documents/DowntownHalifax_ScheduleS-1DesignManual.pdf  

http://www.halifax.ca/planning/documents/DowntownHalifax_ScheduleS-1DesignManual.pdf
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The administration of a site plan approval process occurs through a development officer 

(sometimes with comments requested by other Staff members) or a design review committee. 

For Nova Scotia Municipalities outside of Halifax Regional Municipality, there is no provincial 

enabling legislation to create a design review committee. Therefore, for East Hants, the site 

plan approval process must be administered through the development officer. 

 

Current Site Plan Approval Process in East Hants 

East Hants currently has design guidelines for the site plan approval process in the Regional 

Commercial (C4) Zone, the Village Core (C6) Zone, the Community Core (C6A) Zones, and the 

Neighbourhood Core (C7) Zone. The strictest site plan approval guidelines in East Hants apply 

to the Village Core (C6) Zone, and the Community Core (C6A) Zone; both of which have design 

regulations as set out in Appendix E of the Land Use By-Law. 

 

The site plan approval process was previously required in the Business Park (C8) Zone, but 

was removed in 2008 at the request of the Director of Economic & Business Development. The 

rationale for the removal of the requirement was that it was too time consuming of a process 

for individuals purchasing property in the business park. Currently, the Economic & Business 

Development Department feels that returning the site plan review process should be 

considered moving forward for business park areas to assist in creating a positive quality of 

development, and mitigate the visual impact of the park on adjoining properties. The site 

plan approval process can begin at the start of purchasing business park property from the 

Municipality. This will ensure that no undue time impacts will be placed on future developers. 

 

Known Form-Based Issues 

Currently in East Hants, a number of design-based issues have been encountered by Staff 

while administering the current Official Community Plan. These issues include: 

 The form of multi-unit dwellings has not always had compatible massing and height 

transitions with adjacent buildings. 

 There have been new developments in Village Cores which have been excellent 

additions to the areas’ urban design and character. However, some developments are 

not of a design quality the public expects from village core areas. 

 Large, long buildings do not have adequate design guidelines to integrate well into 

village core areas. 

 Road development throughout the municipality, and most concerning, surrounding the 

village core areas is becoming increasingly disconnected through the subdivision 

process. Cul-de-sacs with no easy future roadway connections are continuing to be 

developed. 

 

In the 2011 East Hants Village Cores Plan (Village Cores Plan) created by Ekistics Planning & 

Design, the consultants noted that the current design guidelines for the village cores: 

 Are too specific with regard to specific architectural styles. 
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 Do not make provisions for sustainably designed, modern architectural styles. 

 Should not differ between village cores. 

 That the guidelines are too subjective. 

 That additions are not adequately addressed. 

 Parking and landscape standards vary between too many of the sections. 

 

Appropriate Areas for Form-Based Zoning 

A pure form-based approach is not the ideal 

regulatory approach in all of East Hants. 

There is still need for land-use conflict 

generating uses such as industrial sites and 

hazardous uses which are well controlled 

through traditional zoning. Form-based 

controls should be developed where the 

municipality has a clear vision for the form of 

the public realm which could be harmed by 

incompatible development.  

 

The plan needs a methodology to determine 

what type of land use regulation should be 

used where. Following the above land use 

regulation matrix that Staff have created to 

conceptualize what type of regulatory form should be used where, it is appropriate that: 

 Traditional as-of-right zoning be used in areas with medium risk of land use conflict, 

and a low risk of form-based conflicts. 

 Development agreements be used for areas of high risk of land use conflict, and a 

low-medium risk of form-based conflicts. 

 That form-based site plan approval regulations be used in areas with a low risk of 

land use conflicts and a medium-high risk of form-based conflicts. 

 That traditional zoning, with some design and form-based provisions be used for 

uses with a low-medium risk of form-based and low-medium risk of land use conflicts. 

  

Organizing Principles for Form-Based Codes 

Form-based codes have four main organizing principles used to guide the plan’s direction and 

layout. The organizing principles are: 

 The transect: structuring land development through development intensity or the 

level of urbanization,  

 building-type: structuring land development through building types appropriate for 

certain areas, 

 street: structuring land development by how buildings should be designed to relate to 

different types of streets, and  

Land Use Regulation Matrix 

 

 

High Risk of Form-Based 

Conflicts 

High 

Risk of 

Land 

Use 

Conflicts 

 

Development 
Agreements

Traditional 
As-of-Right 

Zoning

As-of-right 
zoning with 

design 
requirements

Form-Based 
Site Plan 
Approval
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 frontage: structuring land development by how buildings frontages should be designed 

in different areas.  

 

Staff have included additional information on the four organizing principles of form 
based zoning in Appendix A. In Appendix B is attached a segment of The City of 
Charlottetown’s 500 lot area development standards & design guidelines; a transect-
based plan developed in 2011. Each of the organizing principles can use elements of 
the others, and any of the form-based principles discussed later in the report. For 
example, the most stringent form-based plans require approval for general zone 
requirements, building-type requirements, and frontage requirements based on the 
proposed building type.  
 

A pure form-based approach is not the ideal planning policy application in all areas in East 

Hants. The use of form-based provisions needs to be tailored to the different community 

character areas within East Hants. 

 

For a proposed policy approach: 

 A combined as-of-right and form-based zoning approach to the new plan be developed 

focused on community character areas. 

 Form-based controls should be implemented through the site plan approval process 

where the municipality has a clear vision for the form of the public realm which could 

be harmed by incompatible development form; or where certain uses could have an 

incompatible form with future development if not developed in a context-sensitive 

manner. 

 As-of-right zoning with design and form-based provisions be used for uses within as-of-

right areas where form-based controls are necessary to ensure the municipality’s 

community character goals. 

 That a design manual be created as an appendix to the Land Use Bylaw to help guide 

the use of site plan approval in the municipality. 

 That walkable district development & rural district development guidelines be formed 

as an appendix to the Municipal Planning Strategy. 

 

Form Based Zoning Principles 

In terms of how the above form-based policy approach could be implemented in East Hants, 

Staff have included information on how form-based zoning principles could be incorporated 

into East Hants’ context in this section. These principles and policy directions are draft 

directions for the implementation of form-based zoning in the Municipality, which will be 

subject to change as regulations are drafted.  
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Massing & Frontage Regulations 

Current Policy: Minimum setbacks define the majority of the frontage regulations in East 

Hants. A setback is the distance which a building or other structure is set back from an area 

in need of protection, such as an adjoining lot, watercourse, street or road. The rationale for 

setbacks is to provide for future road widening, maintain a rural feeling, provide room for on-

site services, and ensure a minimum distance for safe public access to utility lines.  

 

Form-Based Policy Best Practices: One of the main elements in form based zoning is building 

massing, and the orientation and relationship of buildings to streets. The goal of massing and 

frontage regulations is to ensure buildings frame streets and public spaces in a way that the 

public realm becomes a welcoming, enjoyable place for people that encourages exchange and 

business. The placement, scale and design quality of the buildings streetwalls, as well as the 

uses provided at-grade, can determine the nature and character of the streetscape. 

  

A streetwall is the line buildings 

consistently line or front onto the 

edge of a street. The most defined, 

urban-style streetwalls have 

consistent building placement to 

the sidewalk or road. Well-

proportioned streetwalls lend 

themselves to a feeling of semi-

enclosure which positively impacts 

walkability.  

 

A build-to-line (BTL) or build-

within-zone (BWZ) regulates the 

distance between the front 

property line and building facade. A 

Build-to-line is a line parallel to the 

front property line and policy 

requires the primary building’s 

facade must be built along the BTL. 

A build-within-zone is an area 

which building facades (or portions) 

shall be constructed within along 

the street line.  

 

Residential streets tend to have larger BTLs or wider BWZ, the goal of which is to create a 

clear boundary between private and public space. Smaller BTLs or BWZs are generally found 

along commercial or mixed use streets lined with shops, restaurants, offices and apartments, 

2 Congress Street in Rumford, Maine has a strong streetwall. Image by 
David Wilson, retrieved from https://flic.kr/p/e4AYv5  

https://flic.kr/p/e4AYv5
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creating a strong retail edge and pedestrian scale environment. The close proximity between 

the street and commercial spaces encourage frequent interaction.3 

 

Policy Direction: 

Through community consultation to date, residents tended to favour images and locations 

with defined streetwalls close to the sidewalk for commercial areas, and residential 

communities with a defined separation between public and private activities. Images that 

reflect residents’ preferences from the Visual Preference Survey are below: 

  
 

Ways that Staff feel massing and frontage standards could be implemented include: 

 Build-within-zones (BWZ) regulate the distance between the front property line and 

building façade for community character areas where a streetwall close to the road is 

desirable. 

 That setbacks continue to be implemented to regulate the distance between the front 

property line and building façade where a land use compatibility and separation is 

warranted. 

 

Building Height 

Current Policy: The current policy regarding height limits in most zones is a maximum height 

of 35ft (approximately 3 storeys). The exception to this is the business park zone (no height 

limit), and the highway commercial zone with a maximum height limit of 45ft (approximately 

4 storeys). 

 

                                                           
3 For more information on Build-to-Lines, see: 
http://www.stalbert.ca/uploads/files/Smart%20Growth/Weekly_Bulletins/Technical%20Bulletin%204-
%20Build%20to%20Line.pdf  

http://www.stalbert.ca/uploads/files/Smart%20Growth/Weekly_Bulletins/Technical%20Bulletin%204-%20Build%20to%20Line.pdf
http://www.stalbert.ca/uploads/files/Smart%20Growth/Weekly_Bulletins/Technical%20Bulletin%204-%20Build%20to%20Line.pdf
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Form-Based Policy Best Practices: The goal of form-based building height limits is to locate 

and design buildings to establish a well-

proportioned street enclosure (building height-to-

street width ratio). Form based policy typically 

limits height by storey rather than a distance in 

feet or metres. 

 

One of the most frequently-adopted methods of 

regulating building height is through a height-to-

street ratio from the building to the street. A 

well-proportioned street enclosure has a tendency 

to range between a 1:1 and 1:3 height-to-street 

ratio for traditional roadways (with cars and 

pedestrians, see image to the right). That being 

said however, there are many examples of 

successful areas that violate the height-to-width ratio when significant pedestrian amenities 

are provided4. Additional height may be appropriate with building step-backs, and contextual 

considerations such as variations in lot topography and size.   

 

Policy Direction: Proposed in WSP Group’s Growth Management Review Report is that East 

Hants should adopt provisions for medium density multi-unit residential buildings ranging from 

3-5 storeys located in proximity to public amenities, retail and employment areas, and 

potential future 

transit routes.  

 

From consultation 

with the 

development 

community, Staff 

have been told that 

some multi-unit 

buildings require a 

minimum of 4 

storeys in order for 

elevators to be 

financially viable. In 

the East Hants 

Village Cores Plan, 

the plan proposed 

                                                           
4 http://www.chrishaile.com/2012/01/a-myth-of-urban-design-the-sense-of-enclosure-theory/  

3 Four-unit townhouse, Fairfax Gardens from the Growth Management Review Report by WSP 
Group.  

http://www.chrishaile.com/2012/01/a-myth-of-urban-design-the-sense-of-enclosure-theory/
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allowing development up to 40’ in up 

to 15% of the building footprint, 

where the commercial ground floor 

area exceeds 80%. 

 

A 4 storey building with setbacks 

above the second storey could be a 

compatible form for some multi-unit 

residential, village core and 

community core sites as shown in the 

image to the left. In Lantz, up to 5-6 

storeys with setback upper storeys 

could be appropriate as part of a 

major development in connection with 

a new interchange, as shown in the 

example to the bottom left. Ways 

that Staff feel form-based building 

height standards could be 

implemented by: 

 A three storey height limit 

continue to be implemented in 

most areas.  

 That appropriate height 

transitions between the 

adjacent property owners and 

the pedestrian experience on 

adjacent streets 

 That exceptions to the three 

storey height limit, up to four 

storeys be considered in village 

and community core areas on prominent sites where it would not unreasonably impact 

adjacent property owners or the pedestrian experience on adjacent streets through 

incompatible massing. 

 Additional height above three storeys, up to 6 storeys be permitted in comprehensive 

district developments through a development agreement. 

 

Parking Standards 

Current Policy: Currently, the East Hants Land Use By-Law prescribes required parking 

minimums for all zones based on the size and type of use. Parking is currently prohibited in 

front yards for residential uses only.  

 

4 A 4-storey mixed use building in Halifax’s South end with setback 
upper floors integrated into the roof. 

5 A 5-storey building proposed for Vancouver with a setback upper floor. 
Retrieved from: http://www.vancouvermarket.ca/2015/01/28/market-update-
vancouver-rezoning-applications/  

http://www.vancouvermarket.ca/2015/01/28/market-update-vancouver-rezoning-applications/
http://www.vancouvermarket.ca/2015/01/28/market-update-vancouver-rezoning-applications/
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Form-Based Policy Best Practices: Form-based policy best practices depend on the context, 

specifically the level of urbanization in their context area. Typically, form-based zoning for 

urban areas does not stipulate minimum parking requirements, and assumes a developer will 

provide parking that is necessary to service the building that is not fulfilled by on-street 

parking, and reduced parking demand from transit use.  

 

For more suburban and rural areas, a parking minimum number of spaces may be required 

through zoning. In more urban areas serviced by transit, a maximum level of parking is also 

mandated. In these instances, there are form-based provisions to require that the impact of 

parking be minimized. Often zones require that: 

 parking be underground (in more urban settings);  

 parking areas be screened from streets with vegetation; 

 landscaping between rows of cars and between parking bays be included to provide a 

canopy and shade parking lots; 

 surface parking be located in the side or rear yard relative to buildings, behind the 

façade, and preferably behind the building.  

 

 
7 Raleigh Urban Development Ordinance Parking 
Standards. Retrieved from: 
http://raleighudo.com/blog/let%E2%80%99s-talk-
about-parking-part-1-0  

  

Policy Direction: Form-based parking standards could be implemented by: 

 Requiring parking areas be screened from streets with vegetation; 

 Requiring landscaping between rows of cars and between parking bays be included to 

provide a canopy, shade parking lots and provide stormwater infiltration for large lots; 

 Requiring the majority of surface parking be located in the side or rear yard relative to 

buildings, behind the façade, and preferably behind the building.  

 

 

 

6 St Catherine's Urban Design Guidelines. Retrieved from: 
https://www.stcatharines.ca/en/buildin/resources/UD_approvedgui
delines.pdf  

http://raleighudo.com/blog/let%E2%80%99s-talk-about-parking-part-1-0
http://raleighudo.com/blog/let%E2%80%99s-talk-about-parking-part-1-0
https://www.stcatharines.ca/en/buildin/resources/UD_approvedguidelines.pdf
https://www.stcatharines.ca/en/buildin/resources/UD_approvedguidelines.pdf
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Prominent Frontages & Visual Terminus Sites 

Current Policy: Currently, there is no policy highlighting 

edges, prominent frontages, and visual terminus sites within 

East Hants. 

 

Form-Based Policy Best Practices: A visual terminus is the 

end point of a view corridor, such as a long street, or block. 

A common example of a visual terminus would be Halifax’s 

town clock terminating the vistas along Carmichael and 

George Street in Halifax. Visual terminus sites are important 

from an urban design perspective because they are typically 

the most visually prominent elements in a streetscape. 

Corner lots are important from an urban design perspective 

because they define the streetwall for the rest of the street. 

 

For prominent frontages to a street, especially corner lots, 

and visual terminus sites, many form-based policies allow 

for additional height, development opportunities or require 

more architecturally interesting façade treatments.  

 

Policy Direction: Staff are proposing that additional 

development potential through the site plan approval 

process be available for developers to develop strong edges, 

prominent frontages, and visual terminus sites. This provides 

a financial incentive to developing buildings that promote 

positive urban design qualities in East Hants. This could be 

implemented by: 

 Permitting duplexes on residential corner lots 

through the site plan approval process on the 

condition that the building design have units front 

on both streets and be designed in an architecturally 

harmonious manner. 

 Developing guidelines to allow a half storey addition 

to heights on corner lot frontages and visual 

terminus sites within village core and community 

core areas where buildings architecturally reflect 

the building’s prominent location. 

 

 

 

 

10 Northwest Crossing, Bend, OR corner lot 
duplex. Retrieved from: 
http://bettercities.net/article/bend-oregon-
traditional-neighborhood-gains-momentum-
19074 

9 This prominent corner lot commercial building 
is accented by a parapet and curved facade 
section. Retrieved from: 
http://www.nps.gov/tps/how-to-
preserve/briefs/14-exterior-additions.htm  

8 Halifax’s Town Clock provides a visual 
terminus, as seen from Carmichael Street. 

http://bettercities.net/article/bend-oregon-traditional-neighborhood-gains-momentum-19074
http://bettercities.net/article/bend-oregon-traditional-neighborhood-gains-momentum-19074
http://bettercities.net/article/bend-oregon-traditional-neighborhood-gains-momentum-19074
http://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.htm
http://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.htm
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Architectural Standards 

Current Policy: The current policies regarding architectural standards apply only to the 

Village Core (C6) Zone, the Community Core (C6A) Zones, and the Neighbourhood Core (C7) 

Zone. Architectural standards dictate the appropriate roof form and pitch, window form, and 

the design of porches. 

 

Form-Based Policy Best Practices: 

Form based plans typically take two approaches to architectural elements. One approach is to 

control architectural style through a pattern standards book. A second approach is to place 

guidelines and requirements around how buildings relate to streets and each other to allow 

for a variety of architectural options. Requirements that encourage architectural variety 

often focus on requirements for transparency and window coverage at the ground floor of 

buildings in pedestrian-

oriented areas, such as the 

provisions for the Town of 

Truro as seen to the right. 

Some form based codes do 

stipulate how building 

materials should be 

carried through 

developments, or prohibit 

building materials that 

tend to not age well, such 

as stucco, plywood, or 

vinyl siding. 

 

Policy Direction: Form-

based zoning should be 

developed in a manner which permits a variety of architectural options. Form-based 

architectural standards could be implemented by: 

 Requiring a minimum ground level transparency (window coverage) for new buildings 

in pedestrian-oriented areas. 

 Architectural design requirements be developed for the use of shipping containers. 

 That materials used for the front façade should be carried around the building where 

any facades are exposed to public view at the side or rear. 

 That plywood, concrete block, EIFS (exterior insulation and finish systems where 

stucco is applied to rigid insulation), and metal siding utilizing exposed fasteners are 

prohibited in form-based areas. 

 

 

 

11 Transparency requirements in the Town of Truro's Land Use Bylaw. Retrieved from: 
http://www.truro.ca/land-use-by-law.html  

http://www.truro.ca/land-use-by-law.html
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Conclusion 

During Plan Review consultation, the public has indicated their preference for walkable 

traditional neighbourhood design principles. Recent consultant recommendations indicate 

that East Hants should densify its pattern of development to make the best use of Municipal 

services. 

 

By expanding the site plan review process using form based zoning principles, the Municipality 

should be able to grow in a manner which both increases development intensity while 

creating a pattern of development which meets residents’ vision for the area. To achieve this 

successfully, less emphasis would be placed on regulating between compatible land uses in 

the new municipal plan, and more emphasis would be placed on ensuring that the form of 

new development successfully interacts with existing buildings and the public realm, 

specifically in pedestrian-oriented areas like village cores.  

 

Form based design principles have been outlined in this report to give some examples of the 

potential policy approaches as policies and regulations are developed. A form-based approach 

is not the ideal application in all areas of a community- there will still need to be zoning for 

land-use conflict generating uses such as industrial sites and hazardous uses. 

 

Policy Approach 

 A combined as-of-right and form-based zoning approach to the new plan be developed 

focused on community character areas. 

 Form-based controls should be implemented through the site plan approval process 

where the municipality has a clear vision for the form of the public realm which could 

be harmed by incompatible development form; or where certain uses could have an 

incompatible form with future development if not developed in a context-sensitive 

manner. 

 As-of-right zoning with design and form-based provisions be used for uses within as-of-

right areas where form-based controls are necessary to ensure the municipality’s 

community character goals. 

 That a design manual be created as an appendix to the Land Use Bylaw to help guide 

the use of site plan approval in the municipality. 

 That walkable district development & rural district development guidelines be formed 

as an appendix to the Municipal Planning Strategy. 

 

 

 

Additional Reading 
Comparing Public Form-Based Codes in Canada, Andrew Reid (2013) retrieved from: 

http://theoryandpractice.planning.dal.ca/_pdf/suburbs/mplan_projects/areid_2013_regulatingform.pdf  

 

 

http://theoryandpractice.planning.dal.ca/_pdf/suburbs/mplan_projects/areid_2013_regulatingform.pdf
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Appendix A: Additional Information on Form-Based Organizing Principles 

Transect: Transect based plans use the rural-to-urban transect to guide a plan’s development. 

Transect-based plans are the most commonly used organizing principle for form based zoning. 

The higher the order of the transect zone, the more intensive (or more urban) the land use, 

with the lower numbers being more rural. Since East Hants has an extremely varied pattern of 

development intensities, Staff are recommending a community character approach be 

incorporated in the new plan which reflects the different levels of development intensity 

(transect areas) and form within East Hants.  

 
 

Building-Type: In a plan using building-type as its organizing principle, the plan’s primary aim 

is the choice of context-appropriate building types. Typically these plans are seen in smaller 

communities with the purpose of reinforcing appropriate community character. During the 

creation of the plan, appropriate building types for the community are allocated to each 

zone. Then building form standards sheets are created for each building type to regulate their 

important characteristics. 

 

Staff are recommending that a building-type not be the organizing principle, but that it form 

an important part of design guidelines for site plan approval applications, and as-of-right 

design requirements. Building-style regulations allow for a diversity of uses and building types 

within each zone. For example, small multi-unit residential buildings can be appropriate in 

medium density residential areas when designed correctly; a practice which is currently 

prohibited in East Hants. By allowing for building-type regulations, neighbourhood-

appropriate building types can be incorporated without having a negative impact on 

community form.  

 

For example, two multi-unit residential buildings are shown below. The Courtyard building 

type would be significaly less intrusive in a residential area than the garden apartment 

building. 
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Street-Based: In a street-based plan, the 

plan’s primary aim is the location and 

design of streets, with most building 

regulations specific to the dimensions of 

the street on which the building is 

fronting. Regulating street sections 

typically illustrate these concepts in the 

plan. An example from the Regulating 

Code for the Central Hercules Plan is 

shown to the right. 

 

Frontage: In a frontage-based plan, the 

plan’s primary aim is the building’s 

relationship to the street, with most regulations specific to façade design. These approaches 

leave more flexibility to what happens behind the frontage. Frontage-based plans generally 

seek to combine extensive architectural requirements with other form-based regulations.  

 

Staff are recommending that frontage regulations be developed for multiunit dwelling types, 

boathouses, and form-based development areas. For uses other than multi-unit dwellings, 

staff are recommending non-regulatory frontage recommendations be included in the Land 

Use Bylaw’s design manual. Frontage recommendations in this document can be used to help 

inform the public of frontage options, and to be used for consideration in discretionary 

applications such as development agreements. 

 

12 Courtyard apartment building, University City Mississouri, Image 
by Thomas Duesing: https://flic.kr/p/6HsPSE  

13 Garden apartment building, Mid-City, New Orleans. Image by 
Infrogmation of New Orleans: https://flic.kr/p/87w3QZ  

https://flic.kr/p/6HsPSE
https://flic.kr/p/87w3QZ
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Single unit residential frontage typologies from Burlington’s Draft Form-Based Code are shown 

below: 
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Appendix B: Excerpt of The City of Charlottetown’s 500 lot area development standards 

& design guidelines 
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3.1 Urban Character Areas

Development and change in the 500 Lot area will 
not occur uniformly. The Urban Character Areas 
Framework provides a rational hierarchy for guiding 
appropriate uses and forms of development that is 
consistent with the transitional built character of 
the district. The prevailing existing and emerging 
land uses, scale of buildings, and building typologies 
primarily define the different character areas. 

This Framework reinforces a legible urban structure 
and ensures that there is a transition in the scale 
and intensity of uses and built form between areas 
of differing character. In particular, it informs the 
Development Standards outlined in Section 4.0 
with respect to appropriate uses, setbacks, heights, 
massing, parking arrangements and building 
typologies for new developments.

Key components of the Urban Character Areas 
Framework include: 

Downtown Neighbourhood – are areas that have 
a prevailing residential use and character and are 
generally focused on the Rochford, Connaught, 
Hillsborough and King’s Squares. These areas 
are defined by a variety of residential building 
typologies of differing architectural styles, but 
predominantly in 2-3 storey house forms such as 
detached, semi-detached and row housing. These 
areas also include some apartment forms and 
institutional buildings. Front-yard setbacks vary 
depending on the street and on-site parking is at 
the side or rear of the properties. Changed in these 
areas should be modest and primarily in the form 
of small-scale residential renovations, infill and 
additions that is consistent with the surrounding 
built character. 

Downtown Mixed-Use Neighbourhood – are areas 
that are very similar to Downtown Neighbourhoods 
in built character except for a greater mix of uses, 
often in contained within house form building 
typologies. Apartment and office buildings, as well 
as parking structures exist and should continue to 
be permitted with careful design considerations.  
These areas generally provide a transition between 
the predominantly residential uses and the more 
intense and larger scaled buildings associated 
with the Downtown Main Street and Core areas. 
Although the uses in these areas may be more 
transitional in nature, the prevailing residential 
character of the built form should remain in tact. 

3.0 urban design framework: urban character areas

North(Yorke)River

East (Hillsborough) River
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Downtown Main Street – are the mixed-use 
corridors generally associated with Queen Street 
and segments of other streets around the Core. 
These areas are predominately defined by 2-4 storey 
continuous buildings placed close the street edge and 
consisting of narrow storefronts at the street level, 
with office and residential uses on the upper levels. 
There are also a number of existing or approved 
buildings that range between 5-6 storeys. Infill or 
redevelopment in these areas should reinforce these 
characteristics and with sensitivity where heritage 
is impacted. Where appropriate and under certain 
conditions, taller buildings or additions up to 
6-storeys may be considered through a bonus in 
exchange for heritage protection or other public 
benefits. On-site parking is to be located to the rear 
or below-grade. 
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Downtown Core – defines the area with the greatest 
intensity of commercial and office use and the tallest 
buildings in the Downtown. This area is generally 
comprised of continuous retail uses at-grade with 
heights that range between 2-10 storeys. The 
taller buildings include office and hotel uses. Most 
structures are relatively contemporary. Significant 
infill or redevelopment can be anticipated in this 
area and of the largest scale in the 500 Lot area. 
Where appropriate and under certain conditions, 
taller buildings or additions up to 8-storeys may 
be considered through a bonus in exchange for 
heritage protection or other public benefits. Up 
to 10-storey would only be permitted on sites that 
can provide significant stepbacks from the street.  
No building is to be taller than the spires of the St. 
Dunstan’s Basilica. On-site parking is to be located 
to the rear or below-grade. 

Downtown Waterfront – defines the large scale and 
evolving lands associated with the central waterfront 
area. These areas currently contain a variety of uses 
and building types. Given the scale of the lands 
and the lack of a well-defined organizing structure, 
these areas require comprehensive planning when 
considered for development. This is to ensure a 
coordinated and cohesive outcome that includes 
a fine-grained network of streets and blocks, open 
spaces and other amenities. In general, the uses 
should be mixed, heights should step down to the 
waterfront and grade-level uses should animate the 
water’s edge in all seasons.

Kent Street
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3.0 urban design framework: urban character areasNorth(Yorke)River
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Urban Character Areas Visualization: Kent Street

To visually demonstrate the transitional and distinct built qualities of the Urban Character Areas, a 
photographic inventory of both sides of Kent Street is provided.  The extent of the visualization area is 
identified in the Urban Character Area plan below. 
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