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STAFF REPORT 
Planning and Development Department  

  

Subject: Plan Update – Hockey Stick Lots 
To: CAO for Planning Advisory Committee, December 13, 2022 

Date Prepared: December 8, 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 hockey 

stick lots.  

 

 

Financial Impact Statement 
The Community Plan Update has been budgeted for in the Municipal Budget. 

 

 

Recommendation 
That Planning Advisory Committee recommends that Council authorize staff to amend the definition of flag lot 

to include hockey stick lots and allow the development of a minimum number of flag lots where, in the opinion 

of the development officer there is no alternative development form, for areas of the Municipality where there 

are no Municipal services.   

 

 

Recommended Motion  
Planning Advisory Committee recommends that Council:  

• Authorize staff to amend the definition of flag lot to include hockey stick lots and allow the 

development of a minimum number of flag lots where, in the opinion of the development officer 

there is no alternative development form, for areas of the Municipality where there are no 

Municipal services.   
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Background 
This background report proposes updates to the Land Use Bylaw and 

Subdivision Bylaw in regards to flag lots and hockey stick lots. As per the LUB, 

a flag lot is defined as follows:  

 

Lot, Flag means a lot with a configuration that resembles an outstretched 

flag at the top of a flag pole. For lots where central service laterals could be 

extended from the public street, the ‘pole’ of the lot cannot exceed 76 m for 

a lot. For unserviced lots, the ‘pole’ cannot exceed 230 m. For serviced and 

unserviced lots, the ‘flag’ portion of the lot shall contain the required 

minimum lot area specified in the applicable zone and the minimum width of 

the ‘pole’ shall be 6 m.  

 

Due to restrictions in the Subdivision Bylaw 

regarding flag lots, Surveyors and developers have gotten around the restrictions by 

creating hockey stick lots. Lots that are essentially the same as a flag lot except 

that the flag pole has a foot or a blade on it, which meets the required minimum 

frontage for the zone but allows a developer to create what are essentially flag 

lots. The foot or blade is unusable land that is added to a lot to achieve the 

minimum frontage. In recent years there has been increased use of hockey stick 

lots as developers try to develop lots without having to build new streets, apply for 

mapping amendments to the MPS and LUB, and to complete hydrogeological 

studies.  

 

This report will discuss the issues with this form of development and show examples 

of how the use of hockey stick lots leads to unorganized and confusing development 

patterns.    

 

 

Discussion  
Flag lots are not the preferred form of development due to the fact that they do not positively interact with 

the streetscape. In addition, they may impact adjoining residential uses by allowing for development to occur 

closer to private rear yards. Issues also arise from ownership and maintenance of shared driveways. Hockey 

stick lots have the same issues with the addition of a foot or blade of the hockey stick, which results in an 

unusable piece of land located in the front yard of a neighbouring property owner. Conflicts may arise over 

how the extra land is used or landscaped. For example, the blade of a hockey stick lot has to be a minimum of 

6 m in accordance with the minimum lot width requirements of the Subdivision Bylaw. Therefore, the property 

owner who owns a flag lot, has the potential to use the blade of the hockey stick lot as a parking area for their 

vehicles, which means the homeowner that fronts onto the street has the potential to have cars parked in front 

of their house. Since property owners are permitted to have commercial vehicles on their lands if they drive a 

commercial vehicle for a living, a semi, dump truck, or even a septic hauler has the potential to be parked in 

the front yard of a house in which the driver of the vehicle does not inhabit. Thereby, causing potential land 

use conflicts between neighbours.    

Subdivision plans showing multiple hockey stick lots result in an unorganized and confusing development 

pattern that will ultimately result in land use conflicts between neighbouring property owners. On the 

following page is an example of such a development pattern that was recently submitted to East Hants for 

preliminary subdivision approval. As shown, the jogging and stepping of the lot lines may lead to conflicts 



  

  

 

between land ownership and access. Although easements are proposed to be put in place, there are no formal 

road right-of-ways, and agreement over the upkeep of the easements may lead to conflict. In addition, 

because these lots are not defined as a flag lot there is no maximum length that the poles can be and the 

‘poles’ and ‘foot’ or ‘blade’ contribute to the overall area of the lot.  

 

A developer’s goal of avoiding the construction of new streets to create a neighbourhood-only serves to destroy 

connectivity and the traditional built form of a community, at the financial savings of the developer. In the 

situation shown on the preliminary plan of the Subdivision above, the applicant has the option of creating a 

new neighbourhood with lots that front on new streets but has instead chosen to maximize the number of lots 

on Enfield Road, which results in a loss of community character and an unorganized development form. For the 

most part, this form of development is taking place in exurban areas of the Municipality and not rural 

communities or communities in the GMAs.  

Planning staff recommends that amendments are made to the East Hants Official Community plan so that 

similar instances are not created in other areas of the Municipality. Hockey stick lots are proposed to be added 

to the definition of a flag lot. The Subdivision Bylaw permits the creation of one flag lot as part of the 

subdivision of an existing area of land. This regulation benefits rural property owners who have older and larger 

parcels of land and restricts developers who are building exurban developments. In addition to this provision, 

staff are also recommending the addition of a provision to the SUB that would permit the development of a flag 



  

  

 

lot where, in the opinion of the Development Officer, there this no other development alternative are areas of 

East Hants where there are no Municipal services.    

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. 

 

 

OPTIONS 
There are 2 options for the consideration of PAC. Planning staff are recommending option 1.  

 

1. Amend the definition of flag lot to include hockey stick lots. Allow the development of a minimum 

number of flag lots where, in the option of the development officer there is no alternative 

development form, for areas of the Municipality where there are no Municipal services.   

 

2. Maintain the current regulations.  

 

PROPOSED CHANGE TO THE FLAG LOT DEFINITION AND SUBDIVSION BYLAW TEXT 
 

Lot, Flag means a lot with a configuration that resembles an outstretched flag at the top of a flag pole; a lot with a foot 

at the end of the pole that meets the frontage shall also be considered a flag lot.  For lots where central 

service laterals could be extended from the public street, the ‘pole’ of the lot cannot exceed 76 m for a lot.  For unserviced 

lots, the ‘pole’ cannot exceed 230 m.  For serviced and unserviced lots, the ‘flag’ portion of the lot shall contain the required 

minimum lot area specified in the applicable zone and the minimum width of the ‘pole’ shall be 6 m. 

 

  
 

Staff will be consulting with the Municipal solicitor to develop text for the Subdivision Bylaw that will allow the 

Developer Officer to consider flag lots in certain situations.  

 



  

  

 

Attachments 
There are no attachments related to this report.  

 

 

Conclusion 
The development of hockey stick lots trades traditional neighbourhood form for an unorganized development 

pattern that sets up future land use conflicts by the very nature of the subdivision design. The East Hants 

Official Community Plan addresses the importance of connectivity and traditional neighbourhood form 

throughout the document. Planning staff feel that the issues with hockey stick lots need to be addressed 

before more developers use this form of development as a method to reduce their development costs and 

create more stacked lots. There are alternatives available to developers, such as the redesignation and 

rezoning of their lands to allow for new roads, which ensures that a hydrogeological study is completed 

ensuring the water quality and quality for new residents and determining any impact on existing residents. 

Therefore, staff are recommending that amendments are added to the Subdivision Bylaw and the Land Use 

Bylaw, as part of the Plan Update, to address the development of hockey stick lots. Any lots that currently 

have subdivision approval would still be permitted to be developed.  


