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Background
• This background report proposes updates to the Village Core (VC) Designation and Zone 

provisions. 

• Current VC policies and regulations lead to good design, such as East Hants Animal 
Hospital. 

• However, in continuing the Municipality’s efforts to make the village cores more 
pedestrian friendly and listening to feedback from Developer’s and our residents, staff 
feel that further refinement of the regulations are required. 

• Proposed amendments are either housekeeping or relatively minor in nature.

• Council’s purpose for developing the Village Core (VC) Zone is to allow for a diverse 
mixture of retail, service, business, and residential uses in an environment serving 
both pedestrian and vehicle needs, within an aesthetically pleasing, socially interactive 
streetscape, serving both a local and community wide population.   
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Discussion
GROUND FLOOR COMMERCIAL USES
• Residential buildings in the Village Core (VC) Zone may have ground floor commercial uses as-of-right 

but it is not mandatory. 

• The current regulations require that ground floors have to be designed so that they may be able to be 
converted to a commercial use. 

• Based on recent comments regarding the lack of available commercial space in the Corridor, staff are 
now recommending that Village Core (VC) Zone residential proposals that have frontage on a collector 
road and are not located on a flag lot, have the option to increase the overall gross floor area of their 
building if they have a ground floor commercial use, beyond an office for the apartment building. 

• For example, currently the maximum gross floor area that a building in the VC Zone can be is 835 m2

before a development agreement is required; however, if the property owner adds a ground floor 
commercial use the maximum gross floor area before a development agreement is require would be 
increased to 1,020 m2. 

• Thereby giving the property owner a bonus in gross floor area of 185 m2 if a commercial premise is 
added to a residential building.  

• In addition, staff are recommending that buildings ,where the entire ground floor is used as 
commercial floor area, may have between one and 12 dwelling units on the floor(s) above the 
commercial use. Example: Cup of Soul or 167 Highway 214.
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Discussion
MAXIMUM COMMERCIAL FLOOR AREA SINGLE USE BUILDING
• EBD staff have suggested that 230m2 is too small of a foot print for a single 

use commercial building prior to a development agreement being required. 

• Therefore, staff are recommending that the maximum size of a single use 
commercial building should be 400 m2. 

• Any single use building above this commercial floor area would have to be 
considered by development agreement. 

CONVERSION OF A COMMERCIAL BUILDING TO A SINGLE OR TWO UNIT DWELLING 
• The VC Zone provisions allow for the conversion of single and two unit 

dwellings to commercial uses; however, the provisions do not allow for the 
commercial use to be converted back to a dwelling. 

• Staff are therefore proposing that these uses can be converted back to 
single and two unit dwellings. 3



Discussion 
MINIMUM STREET-FACING FAÇADE TRANSPARENCY 
• Street-facing façade transparency refers to the degree to which people can see what lies 

beyond on the edge of the street. 

• A typical example of transparency is a large shop front window that allows pedestrians to 
see into the store. 

• According to research, to create walkable mixed-use neighborhoods, areas should have 
between 50 and 90 percent transparency on the front façade. This creates a sense of 
eyes on the street and perception of human activity.

• However, based on comments received from some developers indicating that the current 
street-facing transparency requirements are too onerous, staff propose reducing the 
current minimum street facing transparency of 60% to 50%. 

• Planning staff do not recommend that the transparency is reduced any further or the 
purpose of having the transparency to create an active street scape will be eroded. 
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Discussion
HISTORICAL PRESERVATION INCENTIVE 
• Our village cores are home to some of East Hants’ oldest buildings. 

• Current VC Zone regulations already encourage the preservation of historic buildings by not 
applying the Form-Based Zone Requirements to these buildings where the goal of the 
renovation is to restore the building or site to its original design. 

• In spite of this provision, the Elmsdale village core is still losing its older homes.

• Therefore, staff would like to add a further incentive to the VC Zone by encouraging 
developers to maintain the historic buildings by not counting the gross floor area of the 
historic building towards the overall gross floor area of the entire development. 

• Proposed draft text to be added to the VC Zone provisions: 

Incentive Zoning 
If the Heritage Coordinator determines that the existing building on the subject lands has 
historical relevance, the gross floor area of the building deemed to have historical importance 
shall not be counted towards the total gross floor or commercial floor area of the site.  
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Discussion

VILLAGE CORE SIGNAGE 
• Staff are proposing amendments to the VC signage provisions based on the results of the FBM 

Study. 

• Amendments propose to reduce the size of ground signs to make them pedestrian friendly. 

• Currently, property owners are permitted to have awning signs, facial wall signs, projecting wall 
signs, sandwich board signs, and ground signs. 

• Staff are recommending that signage area of a ground sign be reduced to 1.85 m2 and the height 
be reduced to 1.7 m. 

• By reducing the ground sign area regulations in the Village Core (VC) Zone, staff are hoping that 
more businesses will take advantage of other signage types, which is what the FBM Study
recommends.
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Discussion 
TIME LIMITS 
In any zone, once site plan approval has been granted by the Development Officer, there is 
no limit to the amount of time in which the approval is valid for. Therefore, staff are 
recommending that there be a 2-year time limit for which approved site plans are valid if 
construction has not be initiated. Once the 2-year period has ended, the property owner 
would have to make a new site plan approval application and conform with any new 
regulations.  

BUFFERING 
Under the current regulations buffering is not required around Village Core (VC) 
zone uses, which is due to the compact nature of the Village Core (VC) Zone. 
However, staff have received feedback from adjacent residential zone use 
property owners, indicating concerns with the lack of buffering for their 
residential properties. Therefore, staff are recommending that an opaque buffer 
be required along property lines that are shared with residential zone uses. 
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Conclusion 
• Additional housekeeping amendments are included in the staff report. 

• Planning staff have reviewed the Village Core (VC) zone provisions and are 
recommending a variety of housekeeping and minor amendments.

• Refinement of the policies and regulations will ensure better design of our village 
cores and better interpretation of our planning documents.

• Planning staff feel that the proposed changes to the VC Zone provisions will 
improve upon the current regulations. 
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Recommendation
• That Planning Advisory Committee recommend that Council authorize staff to draft proposed 

amendments to the Official Community Plan in regards to changes to the Village Core (VC) 
Zone, as presented to Executive Committee on April 19, 2022 and outlined in this staff report. 
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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 Village Core (VC) Zone, as presented to Executive 
Committee on April 19, 2022 and outlined in this staff report.
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