
 

Page 1 of 6 
 

STAFF REPORT 
Planning and Development Department  

  

Subject: Plan Update – Multiple Unit Residential (R3) Zone Amendments 
To: CAO for Planning Advisory Committee, June 21, 2022 
Date Prepared: June 14, 2022 
Related Motions: PAC21(14), PAC21(5), PAC21(6), C21(23), C21(24), PAC21(26) 
Prepared by: Debbie Uloth, Project Planner 
Approved by: John Woodford, Director of Planning and Development 

 

Summary 
As part of the ongoing plan update, Planning staff are preparing background papers to discuss and propose 
approaches to different land use issues within the Municipality. The current background paper discusses 
updates to the Multiple Unit Residential (R3) Zone. Proposed amendments will clarify MPS policies, propose 
changes to the design standards, and proposes to provide Council with a wider range of options when 
considering a development agreement for more than the primary building.  
 
 

Financial Impact Statement 
The Community Plan Update has been budgeted for in 2021/2022 Municipal Budget. 
 
 

Recommendation 
That Planning Advisory Committee recommends that Council authorize staff to draft proposed amendments to 
the Official Community Plan in regards to changes to the Multiple Unit Residential (R3) Zone, as presented to 
Executive Committee on June 21, 2022, and outlined in this staff report.  
 
 

Recommended Motion  
Planning Advisory Committee recommends that Council:  
• authorize staff to draft proposed amendments to the Official Community Plan in regards to changes 

to the Multiple Unit Residential (R3) Zone, as presented to Executive Committee on June 21, 2022, 
and outlined in this staff report. 
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Background 
Since the adoption of the 2016 East Hants Planning Documents, Planning staff have identified land use policies 
and regulations for the Medium Density Residential Neighbourhood (MR) Designation and Multiple Unit 
Residential (R3) Zone that require updates. These updates include housekeeping amendments, amendments to 
the design standards, and amendments to the development agreement policy, which staff hope will improve 
the design of multiple unit developments.  
 
There are 61- R3 Zoned properties in the Municipality, and the majority of these properties are developed. 
However, some of these properties are underdeveloped and could possibly be subdivided into additional parcels 
or be redeveloped, allowing for future as-of-right, through site plan approval, development opportunities.  
 
 

Discussion  
There are a variety of items that staff would like to tweak in the Multiple Unit Residential (R3) Zone, with the 
most significant change proposed to be made to the uses permitted by development agreement. Section 7.4 
Multiple Unit Residential (R3) Zone provisions have been attached for the reference of PAC members.  
 
CONDITIONAL USES BY DEVELOPMENT AGREEMENT 
Current land use policies for the Medium Density Residential Neighbourhood (MR) Designation and Multiple Unit 
Residential (R3) Zone enable development agreements to be considered for the following land uses:  
 

• Developments having more than the maximum number of primary buildings permitted and 
associated dwelling units. 

• Institutional (IU) Zone Uses that do not meet form-based zone requirements. 
 
This means that a property owner in the R3 Zone, who is developing small multiplexes, can only apply for a 
development agreement if they would like to have more than three (3) primary buildings with eight (8) 
dwelling units in each building. As per the wording of the regulation, the developer can only apply for a 
building with eight dwelling units, no more or less. For example, if the property owner wanted to apply for a 
development agreement where the fourth building only had six units it wouldn’t be possible.  
 
The same issue applies to large multiplexes. Under the current regulations, only one large multiplex is 
permitted per property with a maximum of 24 dwelling units. If a property owner wanted to apply for a 
development agreement to allow for a second building, they would have to apply for a building with 24 units. 
The regulations do not allow the property owner to apply for a building with more or fewer dwelling units.  
 
Further to the above two issues, the land use policies and regulations also do not permit a property owner to 
apply for a development agreement to enable a mix of small and large multiplexes. Therefore, as an example, 
a developer could not apply for a development agreement to permit one large multiplex and one small 
multiplex on their property.   
 
In order to allow for flexibility in what Council may consider by development agreement, Planning staff are 
recommending amendments to the development agreement criteria.  
 
Planning staff also recommend allowing for higher density multiple unit buildings to be considered by 
development agreement in the R3 Zone. Staff propose limiting the number of dwelling units that may be 
constructed per hectare by development agreement. For example, as of right in the R3 Zone, a large multiplex 
with a maximum of 24 dwelling units may be constructed on a 3,000 m2 (0.3 hectare) lot. Therefore, the ratio 



  

  
 

is 24 dwelling units per 0.3 hectares. Therefore, if a property owner has 0.6 hectares of land, they could 
submit a development agreement application for a 48 unit building.  
 
Planning staff have prepared draft Medium Density Residential Neighbourhood (MR) Designation policies that 
Council would refer to when considering development agreements in the R3 Zone.  
 
Council shall consider the following by development agreement in the Medium Density Residential 
Neighbourhood (MR) Designation on lands zoned Multiple Unit Residential (R3), subject to the criteria of the 
implementing policies: 
 

a) Developments having more than the maximum number of buildings permitted.  
b) Large Multiplex Developments having more than the maximum number of dwelling units permitted up 

to a maximum ratio of 24 dwelling units per 0.3 hectares.  
 
Criteria for Entering into a Development Agreement 
To clearly outline the criteria for the consideration of a development agreement in the Multiple Unit 
Residential (R3) Zone, to ensure a well-designed and thoughtful site, and to ensure a human-scale and 
walkable community, Council shall take into consideration the following policies:  
  

- Location of the development in terms of pedestrian and vehicle connections to the wider community, 
with emphasis on a walkable development that connects to the AT network.  

- Impact on the existing community, including but not limited to, proximity to lower density 
development, setbacks from existing development, and upper floor step backs from the face of 
proposed buildings. 

- Location of the development to active public open spaces and parks for the use and enjoyment of 
residents.  

- Design of the building(s), how it relates to the street, pedestrian connections and public parks and 
other quasi-public spaces.  

- Does the building and the site create a sense of place, is there a clear entrance, communal space and 
attention to detail.  

- Landscape plan for the site, including the type of vegetation and the planting of trees around parking 
areas to reduce heat island impacts and to break up large hardscaped areas. Are there opportunities 
for onsite stormwater control through landscaping, such as, but not limited to, water gardens and 
permeable pavers. 

 

OPEN SPACE 
One of the items that need to be considered when more than one multiple-unit building is permitted on a lot is 
the impact on parks and open space and the limit to open space contributions. Over the past number of years, 
there has been a significant shift from single and two unit dwelling subdivisions toward multi-unit residential 
development. In many cases, the multiple-unit development is site-specific and does not trigger the open 
space regulations of the Municipal Subdivision Bylaw. Higher density and site-specific developments are leading 
to increased demand for municipal parks without the contribution to municipal parks through the open space 
provisions. In order to address the change in development pattern, staff recommend that Council authorize 
staff to write a letter to the Minister of Municipal Affairs and Housing requesting amendments to the Municipal 
Government Act to allow for open space funds to be collected for developments with multiple unit dwellings as 
part of infrastructure charges. 

An example of how current development pays for municipal parks and open space has been provided.  

Staff have provided an example of how current development pays for municipal parks and open space.  
 

Example 1 – Developer submits an application for an as-of-right 48 lot subdivision in Lantz. Property 
Valuation Services Corporation evaluates the development at $40,000 per lot. Based on Section 13 



  

  
 

Open Space of the Subdivision Bylaw, the developer is required to provide the Municipality 10% land 
in the development, work-in-kind, money-in-lieu, or a combination of the three. The Manager of 
Parks and Buildings identifies an open space contribution of money-in-lieu for the open space 
agreement. The developer is required to provide the municipality with $192,000 (48 lots x $40,000 of 
assessed value = $ 1,920,000 total x 10% open space contribution = $192,000) that has to go toward 
public open space purposes.  
 
Example 2 – Developer submits an application for an as-of-right 48 unit apartment building complex 
in Enfield. The development takes place on a single piece of property, no subdivision of land is 
required, – Section 13 Open Space of the Subdivision Bylaw is not triggered. The developer is 
required to provide $0 for public open space purposes.  

 
In both situations, there is an increased demand for municipal parkland due to the addition of 48 new dwelling 
units. Both types of dwelling unit styles can accommodate families that include children. New residents living 
in these facilities are attracted to East Hants because of our municipal facilities and parks; however, in one 
situation the developer is contributing to the development of municipal parks in the other situation the 
developer is contributing nothing. Yet in both instances the residents they are bringing into the community will 
increase the demand on existing parks and may increase the need for new parks.  
 
SETBACKS 
In response to feedback from residents living adjacent to multiplexes and for easier interpretation of the 
regulations, staff propose increasing the side yard setbacks of multiplexes in serviced areas. The current side 
yard setback of a small multiplex is 2 m on one side and 4 m on the other side. Staff suggest changing the side 
yard setbacks for both sides to 4 m. The current side yard setback for a large multiplex is 4 m on one side and 
7 m on the other side. Staff suggest changing the side yard setbacks to both sides to 7 m. The increased side 
yard setback will reduce some of the concerns of privacy and shadows on neighbouring residential property 
uses. The setbacks proposed are also consistent with the rear yard setbacks.  

DESIGN REQUIREMENTS 
Staff propose adding an additional provision to the design requirements section of the R3 Zone provisions, the 
new provision would ensure that any side of a building that was facing a street, public park, or public building, 
would have elevated architectural design.  
 
The following provisions shall be added to 7.4.5 Articulation Requirements 
 
f) All building elevations that face streets, mews, parks, public buildings, and open spaces shall appear and function as 
fronts, complete with porches/stoops, and front doors and windows to activate the public realm. 
g) The maximum ground floor finish level shall be 0.5 m above the established grade.  
 

MULTIPLE BUILDINGS PER LOT 
Section 7.4.11 of the Land Use Bylaw is proposed to be replaced with the following to provide better clarity to 
the Section. 
 
7.4.11. Multiple Small-Scale Multiplexes Per Lot   
Except for existing non-conforming uses, all buildings are considered “primary” uses, and no accessory 
building regulations apply. The development shall be designed in accordance with the following provisions:   
 
a) One driveway access shall be shared between the buildings on a lot.  
b) Buildings shall have a minimum 6 m separation between small multiplexes and accessory structures. 



  

  
 

c) Buildings shall have a minimum of 10 m separation between each small multiplex.   
c) Buildings shall be designed such that there is a sense of architectural unity or cohesiveness.  
d) Any accessory structures shall have a compatible shape and exterior finishes as the small-scale multiplexes 
unless an existing structure is used as the accessory structure.  
 
COMMON OUTDOOR AMENITY AREA 
Outdoor amenity space has been treated with little regard for the quality of the space, where the space is 
located, or the overall design. In many cases, any left-over land is identified as an amenity space with little 
thought on how residents will use the space. In order to improve the requirements for common outdoor 
amenity areas, staff propose that the following provisions are added to Part 7 of the LUB. These changes would 
also impact the Townhouse (R2-T) Zone and the Mixed Use Centre (MC) Zone. 
 
Common outdoor amenity space is required for any multiplex being constructed in the R3 and MC Zones. 
Currently, the size of the outdoor common amenity space is dependent on the number of dwelling units, with a 
minimum of 10 m2 required for each dwelling unit. Staff are not recommending a change to the size of the 
outdoor amenity space but rather to the design of the space; therefore, staff recommend that Section 7.2.1. b) 
through f) be deleted and be replaced with the following provisions:  
 
Outdoor Amenity Space:  

- shall be available to all residents of the development, including being barrier free;   
- have no dimension less than 6.0 m and no slope greater than 5%;   
- be designed and located so that the length does not exceed 4 times the width;  
- shall have access to sunlight and shade;  
- seating shall be provided;  
- walkways from the main entrance to the outdoor amenity space shall be provided;  
- a landscape plan shall be prepared for approval by the Development Officer;  
- shall be located a minimum of 5 m from adjoining residential uses; 
- outdoor common amenity space may be located on a rooftop terrace where the outside perimeter of 

the terrace is located a minimum of 3 m from the edge of the building; and  
- for larger developments consisting of multiple buildings, one central common outdoor amenity space 

may be designed for the use of all residents.   
 
For on-street townhouse developments, staff recommend removing the requirement for common outdoor 
amenity space and instead increasing the amount of private outdoor amenity space from 12 m2 per dwelling 
unit to 40 m2 per dwelling unit. Currently, the LUB requires townhouse developments with more than 8 units to 
provide private and shared amenity space. Many of the resources staff reviewed recommended between 40 m2 
and 50 m2 of amenity space per townhouse unit. In addition, with on-street townhouse units, there is a 
requirement under the Subdivision Bylaw to comply with open space requirements. 
 
For cluster townhouse developments, staff suggest also removing the requirement for common outdoor amenity 
space for developments with 12 dwelling units or less, and instead increase the required area for the private 
amenity space from 12 m2 to 40 m2 per dwelling unit. For developments larger than 12 dwelling units in size, 
staff recommend also requiring common outdoor amenity space and the amenity space requirements to be the 
same as the common outdoor amenity space for multiplexes.  
 
 
 
 
 
 



  

  
 

STRATEGIC ALIGNMENT 
Amendments to the East Hants Official Community Plan aligns with Council Strategic goal to build strong 
communities by “Ensure[ing] the East Hants official community plan is effective in managing changes in the 
community, reducing land use conflict and protecting both natural resources and community character.”  
 
LEGISLATIVE AUTHORITY 
The Municipality has Legislative Authority to create land use policies and regulations under Part 8 of the 
Municipal Government Act.  
 
FINANCIAL CONSIDERATIONS 
The Community Plan Update has been budgeted for in the Municipal Budget. 
 

Alternatives 
There are no alternatives related to this report. The majority of the proposed amendments are minor or 
housekeeping in nature.  
 
 

Attachments 
Section 7.4 Multiple Unit Residential (R3) Zone provisions of the Land Use Bylaw have been attached as 
Appendix A for the information of PAC members.  
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