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Planning Board Committee Meeting Minutes 

May 26, 2020 
 

Present 

 
Mayor Basil Stewart 
Deputy Mayor Norma McColeman 
Councillor Bruce MacDougall 
Councillor Barb Ramsay, Co-Chair 
Councillor Cory Snow 
Councillor Greg Campbell 
Councillor Brian McFeely, Chair 
Councillor Carrie Adams, Co-Chair 
Rob Philpott, Chief Administrative Officer 
Kristen Dunsford, Acting Director of Financial Services 
Gordon MacFarlane, Deputy CAO and Director of HR & Legal Affairs 
Aaron MacDonald. Director of Technical Services 
Linda Stevenson, Development Officer 
Brian Hawrylak, HR Officer 
Members of the Public  
 
 

Call to Order 

 
The meeting was called to order at 12 noon 
 
Agenda was approved 
 
Due to Covid 19 restrictions, this meeting was held via video conferencing with Mayor Stewart, Councillors 
McFeely, Adams and Ramsay at City Hall.  The developers for 493 MacEwen Road subdivision were also 
present at City Hall. 
 
 

Mobile Sales Establishment – Viva 
Dagher 

 
SUPPORTING EXPLANATION:  

Purpose: The purpose of the application is to allow a Mobile Sales Establishment, “Viva La Crepe”, to 
operate at 160 Heather Moyse Drive (Summerside Port Authority Lands) from June to October, weather 
permitting. Ms. Dagher’s proposed hours of operation are 9:00am to 9:00pm, Monday through Sunday.   
 
Background:  This is Ms. Dagher sixth year applying for a mobile sales establishment license and to date 
there have been no issues with her business.  The location being proposed is owned by the Summerside 
Port Corporation Inc. 
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“Mobile Sales Establishment” means a business located in a motorized vehicle or moveable structure that 
is towed or moved by a motorized vehicle and where all of the goods, wares or foodstuffs that are offered 
for sale are contained entirely within the motorized vehicle or moveable structure, but does not include 
a lunch truck. 

 
 
Report:  Under the Section 13 City of Summerside Licensing Bylaw SS-05, the bylaw states the following:   
 
13. Mobile Sales Establishment License 

a. Any person or company seeking a license to operate a mobile sales establishment in the 
city shall make application therefore to the council. 

 
b. Licenses may be granted for a mobile sales establishment to conduct business on a 

maximum of two locations in the city and each application shall be accompanied by a 
letter of permission from the owner(s) of the property on which the mobile sales 
establishment will be located. 

 
c. Council shall allow or refuse the application based upon considerations of safety, 

desirability, impact on established businesses in the city, public convenience and such 
other considerations as it deems appropriate.  

 
d. Council may attach terms and conditions to the approval of the license if granted including 

but not limited to: 
i. hours and days of operation. 

ii. health code requirements. 
iii. litter control. 
iv. approved locations. 

 
e. The license for a mobile sales establishment shall be valid for the calendar year in which 

the application is made only.  A new application is required to council for each calendar 
year.  

 
f. No appeal shall lie from a decision of council respecting a mobile sales establishment 

license. 
   
Staff Comments: 
1.  Ms. Dagher will provide written permission from the Summerside Port Corporation Inc. for the 

160 Heather Moyse Drive location. 
 
RECOMMENDATION: Technical Services Staff recommend Council approve the Mobile Sales 
Establishment license to the applicant, Viva Dagher, to operate the “Viva La Crepe” at 160 Heather Moyse 
Drive owned by the Summerside Port Corporation Inc. 
 
 
The planning board recommendation whether carried or defeated will be brought forward for Council 
for a final decision. 
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PLANNING BOARD RECOMMENDATION:    This application bears the recommendation of the Planning 
Board:  
 
Moved by: Councillor Ramsay Seconded by: Councillor Adams 
 

Discussion: 

The Port of Summerside will locate the mobile sales establishments to the east of Sharkey’s and the wharf. 

Deputy Mayor McColeman inquired about washroom facilities and if they will be provided for customers 
by the Port Authority.  Ms. Stevenson stated there was nothing under the bylaw regarding washrooms for 
customers.  It was noted that there are washrooms at Spinnakers’ Landing.  Deputy Mayor McColeman 
stated a sign indicating where the washrooms are would be helpful. 
 
Councillor MacDougall stated that with each mobile sales establishment, it seems to also include another 
structure for their storage. 
 

Motion: 

Carried X  For 4 

     

Defeated   Against 0 

 
 
The Committee recommends that the resolution on this matter be brought forward for Council 
consideration.  
 
 

Preliminary subdivision approval – 493 
MacEwen Road 

 
 
Purpose: Subdivide PID #663138 (12.3 acres), creating 9 lots.  The Planning Board is required to make a 
recommendation to Council on this application and preliminary approval is required by Council, before 
the development can proceed. 
 
Background:  An application was received from Home Plus Real Estate Ltd. (Rob Hebert – Maple Isle 
Homes), to subdivide this parcel into 9 lots, 2 lots intended for Townhouses, 5 lots intended for 24 unit 
apartment building and 2 lots intended for two 24 unit apartments buildings. The proposed lots and 
proposed public street are indicated on preliminary survey plan prepared by Mantha Land Surveys Inc., 
drawing # M-20-29_Rev1, dated April 2, 2020. 
 
 
Report:  As required under Section 3.6 of the Subdivision and Site Development Bylaw, Council, Planning 
Board and the Development Officer shall consider the following general criteria when reviewing 
development applications under this Bylaw, as applicable: 
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a. Conformity with this Bylaw. 

Staff Comment: This subdivision promotes “smart growth” making effective use of the land and 
applies to the principle of “orderly and following”.   

 
b. Conformity with the Official Plan. 

Staff Comment: This subdivision of land conforms to the Official Plan (Section 5.11) and the criteria (e, 
f, g and h) identified in the Parks and Greenspace plan (Section 8.4). 

 
Official Plan Section 5.11 
 

 Objective To promote all housing types in the City 

Policies  
The following are Council’s statements of policy 

1. Promote a sufficient diversity of housing types, residential densities and tenure options to meet 
varied segments of market demand. 

 
c. Conformity with the Zoning Bylaw.  

 Staff Comment: The proposed lots within the subdivision meet the criteria for the high-density zoning. 
 
d. The orderly and following nature of the development. 

Staff Comment: This development promotes residential growth and is an example of infilling vacant 
land.  

 
e. Physical suitability of the site for the proposed development, including avoidance of natural hazards, 

undue water run-off, or environmental damage. 
 Staff Comment: The site is suitable for development.  The development will have no impact 

regarding natural hazards or environmental damage as these matters are not 
applicable with this development. Water run-off will be directed to City storm 
drainage for this development 

  
f. Compatibility of the proposed development with the present and future surrounding patterns of streets, 

lots and services, including conformity with any City concept plans. 
Staff Comment: This development promotes the pattern of streets in the area, the lots and 

servicing will be designed to meet City standards.  The developer intends to 
preserve a 3-4m buffer, of the existing trees, around the perimeter of the property.  
Also, the placement of the proposed parking lot is at the front of the proposed 
buildings, in efforts to provide neighbours more privacy in their yards.  The 
developer will concentrate on the construction of proposed street, the two 
townhouses fronting MacEwen Rd, and two of the 24 unit building on the proposed 
street.  The remaining lots will be developed as the market demands. 

g. Adequacy of the applicant’s proposals for traffic circulation, parking, pedestrian access, water supply, 
sewage disposal and storm drainage, including the adequacy of City streets and services to handle 
increased loads. 
Staff Comment: The proposed development will have a minimal impact on the amount of the traffic 

on MacEwen Road as MacEwen Rd. is rated as collector streets and are 
designed/intended to handle large volumes of traffic.  The proposed residential 
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street will be designed to meet a 50 km/hr local street with the speed limit posted 
at 40 km/hr.  The proposed street would have an 8.8 meter width, with concrete 
curbs. The paved shoulder on the proposed street will allow for safe pedestrian 
traffic. The City’s water supply and water main lines in the area are adequate for 
the new subdivision. The developer/owner will be required to install new storm 
drainage mains, water and sewer mains and new service laterals will need to be 
installed to the property lines. The developer will have to install a sewer main 
along MacEwen Rd in front of lot 2020-8 to accommodate this townhouse 
development and as there is no sewer main north of Craig Av on MacEwen Rd. All 
infrastructure will be designed and installed to meet City standards at the 
developers cost.  Electrical servicing is available.    

 
h. Suitability of parkland provisions 

Staff Comment:   Parkland dedication is required for this development as a residential major 
subdivision. At Council’s discretion the parkland shall be 10% of land or $3500 per 
acre cash-in-lieu for low density residential land use. The area of the development 
is 49,778 sq. m (12.3 acres).  The land dedication would be 4978 sq. m (1.23 acres), 
the cash-in-lieu value would be in the amount of $43,050.  Staff recommend, the 
City accept cash-in-lieu as there is adequate parkland/greenspace in the area.   

 
i. Impacts on City finances and budgets. 

Staff Comment:   The parkland contributions shall be put in a fund reserved solely for acquiring or 
expanding public parks within the City.  

 
j. Proof of conformity with any applicable Provincial legislation and regulations. 
 Staff Comment:  n/a  
 
k. Other matters as considered relevant.  

  Staff Comment:  The developer was provided the street name policy and has opted to provide a street 
name that is not on the approved street name list. The developer will be submitting 
a name for Council consideration. The developer has had geotechnical testing done 
on the site mainly in the area of the proposed street.  

 
RECOMMENDATION: Technical Services staff recommend the application from Home Plus Real Estate 
Ltd. (Rob Hebert – Maple Isle Homes), to subdivide this parcel into 9 lots, 2 lots intended for 
townhouses, 5 lots intended for 24 unit apartment building and 2 lots intended for two 24 unit 
apartments buildings be recommended to be approved by Council, subject to the following:  
 
1. The developer shall satisfy all municipal servicing requirements. 
 
2. The developer satisfy the parkland dedication requirements. 
 
3. The developer enters into a subdivision construction agreement.  
 
As per Section 8.5 of the Subdivision and Site Development Bylaw, the Planning Board shall make a 
recommendation to Council on this application before it is approved or denied. 
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The planning board recommendation whether carried or defeated will be brought forward for Council 
for a final decision. 
 
PLANNING BOARD RECOMMENDATION:    This application bears the recommendation of the Planning 
Board:  
 
Moved by: Councillor Adams  Seconded by: Councillor Ramsay 
 
Discussion: 
 
There was no requirement for a public meeting or notification of neighbors as the lands are zoned for 
the intended use. 
 
Councillor Campbell stated that he has tried to get information on the property and project for two 
years and stated that the residents do not know what is happening. 
 
Aaron MacDonald stated the property has been zoned R4 since at least 1998.  Staff have only met with 
the developer in the last couple of months to determine what type of proposal to come up with.   
 
Deputy Mayor inquired if there was a timeline on completion of the project.  Councillor McFeely stated 
that he wasn’t sure on the time line but the developers have 12 months from approval to begin work on 
this proposal. 
 
 
Motion: 

Carried X  For 4 

     

Defeated   Against 0 

 
 
The Committee recommends that the resolution on this matter be brought forward for Council 
consideration.  
 
 

Rezoning 565 Water Street 
(Hippenstalls Corner) 

 
SUPPORTING EXPLANATION:  

Purpose: The purpose of the zoning amendment is to allow an apartment building development. The 
applicant is proposing apartment buildings with underground parking. 
 
Apartment Building means a building containing more than two dwelling units except a Row House and 
Town House as defined in this Bylaw. 
 
Background:  An application was initiated by the City of Summerside (Mike Thususka) for a portion of 
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PID #68742 to amend the City Zoning Bylaw from Medium Density Residential (R3) zone to High Density 
Residential (R4) zone. A public meeting was held on May 20, 2020 and Council gave first reading on the 
same date. 
   
Report:  Under section 5.7 of the zoning bylaw when Planning Board reviews a zoning bylaw amendment, 
it has to consider the following general criteria, as applicable: 

 
c. Conformity with all requirements of this Bylaw. 

Staff Comment: If Council approves the zoning map amendment, from R3 to R4, the applicant will 
be permitted to construct an apartment building(s) subject to the R4 development 
standards. 

 
d. Conformity with the Official Plan. 

Staff Comment: The rezoning conforms to the Official Plan Section 5.1.1 Residential zones 
 

Objective To promote all housing types in the City 

Policies  
The following are Council’s statements of policy 

2. Promote a sufficient diversity of housing types, residential densities and tenure options to meet 
varied segments of market demand.

 
3. Require that all housing be connected to community water and sewer services, except that where 

it is impractical to make connections in an agricultural zone, on- site servicing may be utilized in 
compliance with minimum lot size requirements under the P.E.I. Planning Act Regulations. 

 
c. Suitability of the site for the proposed development. 

Staff Comment: This 4.14 acre site is suitable for high density residential land use. A public street 
and municipal services are available for this development.  

 
d. Compatibility of the proposed development with surrounding land uses, including both existing and 

projected uses. 
Staff Comment: The subject property abuts a number of uses, the land use to the immediate east is R3 

along with a C2 and C3 property, the north boundary abuts M1 (Light Industrial), 
the south boundary abuts Parkland and the west boundary of the property abuts 
Conservation zoning (stream) with R4 on the other side of the Conservation 
zoning. There is a non-conforming salvage yard (Highland Enterprises Ltd) within 
the R4 zone. The subject property was zoned Downtown Commercial under the 
Town of Summerside Zoning Bylaw, the land was rezoned as part of the zoning 
bylaw review in 1998.  There are two other R4 zoned developments within close 
proximity.  The proposed development would be a natural transition from R3 to 
R4 with Greenwood Drive acting as a buffer between the two zones.  

  
 

e. Any comments from residents or other interested persons. 
 Staff Comment: A public meeting was held on May 20, 2020. The public meeting notice was 

advertised in the May 9th, edition of the Guardian.  Sixteen (16) letters were 
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mailed to twenty-four (24) property owners.  Mike Thususka provided an 
explanation and slide show of the development. Highland Enterprises Ltd. (578 
Notre Dame St - Robert Arsenault) sent written comments indicating he held a 
neutral position on the application but expressed his concerns in written 
comments.  Kim Gallant Chiheb (23 Greenwood Drive) submitted written 
comments regarding the site being a former marsh area.  Ms. Gallant also 
mentioned the site being a greenspace/parking area for events in the west end of 
the City.  The concerns are also addressed throughout this report. An email was 
received from Christine Kenny and Chris Somers (2 Rufus Street) on Thursday May 
21, 2020 (received within the time deadline for written comments) the Ms. Kenny 
and Mr. Somers express concerns regarding the dirt and dust that will be created 
during the construction phase, impeding them to use their main deck. The written 
comments were read at the public meeting and are attached in this report.   

  
f. Adequacy of existing water, sewer, road, storm water and electrical services, city parking and parklands 

for accommodating the development, and any projected infrastructure requirements. 

Staff Comment: The lot in question has water and sewer mains on the north side (South Drive) and 
sewer main to the east (Greenwood Drive) and only a water main on the south side 
from Mackenzie Drive west on Water Street  Any subdividing of this property other 
than on South Drive will require extension of water and sewer mains. Storm water 
would be collected on site and connected to the City storm drainage system. The 
site will provide in site parking for the development.  Parkland dedication is not 
required as there is no subdivision of lands.  There is ample parkland across the 
street on waterfront. Electrical servicing can be provided. 

g. Impacts from the development on pedestrian/vehicular access and safety, and on public safety 
generally. 

Staff Comment: The proposed change in zoning from R3 to R4 will have a minimal impact on the 
amount of the traffic in the area. Two of the streets surrounding this property 
(South Dr., Water St.) are all rated as collector streets and are designed/intended 
to handle large volumes of traffic from multiple local streets, one of which is 
Greenwood Drive. The current R3 zoning could allow multiple uncontrolled access 
points to Greenwood Drive and Water St. If the property is developed as R4 as one 
larger property, it could be limited to 1 or 2 controlled access points to Greenwood 
Drive and Water Street, which would be safer than having multiple accesses along 
both the streets. There is an existing sidewalk along the east side of Greenwood 
Drive with a crosswalk at the intersection of Greenwood Dr. and Water St. which 
connects with the boardwalk along the waterfront. 

 
h. Compatibility of the development with environmental, scenic and heritage resources. 

Staff Comment:  A buffer area has been identified by the PEI Department of Environment, the buffer 
area is as a result of the existing water course (along the west boundary) on the 
property.  No construction is permitted within the buffer area.  The potential 
developer has incorporated the existing environmental buffer into their design 
concept as the developer appreciates the potential in the natural environmental 
features along the existing stream. 
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i. Impacts on City finances and budgets. 
 Staff Comment:   Not applicable 

 
j. Other matters as specified in this Bylaw. 
 
k. Other matters as considered relevant.  

 Staff Comment:   In written comments received from Kim Chiheb, she mentions that the site, in 
the past, has been utilized for parking for events at Greens Shore. The property 
was never intended for a parking lot.  A parking lot, would not be effective use 
for this waterfront property, furthermore, a parking lot is not a permitted use 
under the current (R3) zoning. Within 300m of Green’s Shore, there is parking 
available (800 spaces) at Credit Union Place, plus on street parking along Water 
St.  There were some questions regarding the geotechnical testing that will be 
carried out on the site and if the information would be public. Geotechnical 
investigations are performed by engineers to obtain the physical properties of 
soil for proposed structures. In most cases the geotechnical investigation is 
required as part of building/site design. Monitoring of construction sites to 
control and remediate dirt and dust during the construction phase are not 
required under the zoning bylaw. 

 
 
Email Comment from Christine Kenny and Chris Somers 
Sent: May 21,2020 3:38 PM 

 
I am writing in regards to the City of Summerside Council meeting on May 20th, 2020 discussing 
the rezoning of 565 Water Street.  The plan presented seems to indicate a construction project of 
5 buildings with a time frame that potentially stretches over multiple years (up to five).   

 
We would like to express concern over the possible impact. There was a past occurrence of this 
potential impact last year during the Ribtfest when the top layer of grass on this exact property 
was removed for temporary parking.  Due to the onshore winds, the situation created an 
untenable dust storm, covering our property in dirt and dust and impeding use of the main deck. 
Due to the size and scope of this project, we are requesting the city and the builder's outline what 
the specific plans are to control and remediate this problem during the construction phase and if 
the city will monitor and enforce so as to allow us continued enjoyment of our property.   

 
We would also like to receive conformation that the city is requiring the final project to be 
completed as per the proposed landscaping design in the parking lot area.  if altered from the 
plans presented it would negatively impact the aesthetics of the property and the properties in the 
surrounding area.   

 
Thank you so much for soliciting input on this matter.   

 
Christine Kenny & Chris Somers 
 

 
RECOMMENDATION: Technical Services staff recommend:  The application initiated by the City of 
Summerside (Mike Thususka) for a portion of PID #68742 to amend the City Zoning Bylaw from Medium 
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Density Residential (R3) zone to High Density Residential (R4) zone be recommended to be approved by 
Council. 
 
As per Section 5.10 (b, iii) of the Zoning Bylaw, the Planning Board shall make a recommendation to 
Council on this application before it is approved or denied. 
 
The planning board recommendation whether carried or defeated will be brought forward for Council 
for a final decision. 
 
PLANNING BOARD RECOMMENDATION:    This application bears the recommendation of the Planning 
Board:  
 
Moved by: Councillor Adams Seconded by: Mayor Stewart 
 
Discussion: 
 
Councillor Snow inquired as to what the City can do to ensure the proposal goes ahead as presented.  Staff 
stated that in this case, the City is the property owner, so they will enter into a development agreement 
and will have more say in the development. 
 
 
Motion: 

Carried X  For 4 

     

Defeated   Against 0 

 
 
The Committee recommends that the resolution on this matter be brought forward for Council 
consideration.  
 

Street Naming 493 MacEwen Road 
subdivision 

 
 
SUPPORTING EXPLANATION:  

Purpose: To name a public street off MacEwen Road.  
 
Background:  The owner/developer, Home Plus Real Estate Ltd., wish to propose a name that is not on 
the approved street name list. The proposed name for the public street is Foxland, the street suffix will be 
Court.  The proposed name is to honor the fox industry and the fox ranches that were located in this area.  
 
Report:  As required under the Emergency 911 Act, the City is a “designated municipality” and is 
responsible for assigning civic addresses.  A public road must be named if it provides access to three or 
more improved properties. As per Schedule B (Street Naming Policy) of the Site Development and 
Subdivision any person who wishes to use a name that is not on the approved street name list shall 
make application to Council and Council shall approve or deny by simple resolution. 
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The proposed street name “Foxland” is being forwarded to the planning board for their review and 
recommendation. The planning board recommendation whether carried or defeated will be brought 
forward for Council for a final decision. 
 
PLANNING BOARD RECOMMENDATION:    This application bears the recommendation of the Planning 
Board:  
 
Moved by: Councillor Ramsay Seconded by: Councillor Adams 

 
Motion: 

Carried X  For 4 
     

Defeated   Against 0 

 
 
The Committee recommends that the resolution on this matter be brought forward for Council 
consideration.  
 
 

Adjournment 

 
Motion   It was moved and seconded; 
That   The meeting be adjourned.  
Motion Carried 
 
 
 

 


