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Special Council
Meeting Agenda

February 23, 2022

1. Call to Order

2. Approval of the Agenda

PUBLIC MEETING #1

3. 395 Brophy Avenue - Official Plan and Zoning Amendment
(Councillor Brian McFeely)

Background

The City of Summerside has initiated an application for a portion of PID #322339 to amend
the City Official Plan from Parkland land use to Residential land use and the Zoning Bylaw
from Parkland (P) zone to High Density Residential (R4) zone. The purpose of the zoning
amendment is to allow apartment building(s) in proposed R4 zone. As a result of the
proposed rezoning, the Parks and Green Space Plan will require an amendment. The Parks
and Greenspace amendment will be addressed as a separate process.

Proposed Official Plan
Amendment:

 Change the land use from
Parkland land use to
Residential land use.

Proposed Zoning Bylaw
Amendment:

 Change the zoning from
Parkland (P) zone to High
Density Residential (R4)
zone.

The application was advertised in the February 8, 2022 edition of the Guardian and letters were
mailed to property owners within 60m or 200 ft of the subject properties.
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Parkland (P) Zone (current zone)
28.1 The purpose of this zone is to accommodate parks and other parkland uses.
Permitted Uses
28.2 Subject to Bylaw requirements

Discretionary Uses
28.3 Subject to Council approval

Development Standards
28.4 Standards shall be determined on an individual basis by the Development Officer, but on the

applicant’s request they may be reviewed by Council for their determination.

High-Density Residential (R4) Zone (Proposed Zoning)
19.1 The purpose of this zone is to provide for high-density housing in the form of apartments, as

well as housing in the form of single-family, semi-detached, duplex dwellings, row house,
townhouse and other compatible uses.

Permitted Uses
19.2 Subject to Bylaw requirements:

Discretionary Uses

19.3 Subject to Council approval:

* Also requires Conditional Use approval
Conditional Uses

19.4 Subject to a Development Officer approval:

P Zone - Permitted Uses
drainage greenway public park trail/linear parkway
greenbelt swimming/wading pool accessory building

P Zone - Discretionary Uses

R4 Zone - Permitted Uses
single family dwelling assisted living row house
semi-detached dwelling duplex dwelling townhouse
apartment building group home nursing care facility:

community care and nursing
home

boarding house child care facility: medium social services agency
accessory building rooming house

R4 Zone - Discretionary Uses

tourism establishment*: tourist
home and inn

R4 Zone - Conditional Uses
home based business tourism establishment: B&B and vacation

rental property
secondary suite
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4. Comments and Questions
a. The applicant is invited to make comments. (City)
b. The public is invited to make comments.

(The floor is opened to the public for questions and comments. Please state your name and
civic address for the record.)

5. Explanation of the Process
In order to process the official plan, zoning bylaw, and Parks and Greenspace Plan amendments,
the following steps are required:

(1) The zoning bylaw amendment is read a first time and declared as read at a first
Council meeting.

(2) The zoning bylaw amendment is referred to Planning Board for review and
recommendation.

(Steps 1 and 2 take place at the same meeting of Council and will take place this evening)

(3) Planning Board reviews the application and prepares a recommendation to Council.
(Step 3 takes place at Planning Board meeting scheduled for March 1, 2022)

(4) The zoning bylaw amendment is read a second time and declared as read at a second
Council meeting.

(5) The official plan amendment is read to be adopted by Council, the resolutions will be
either carried or defeated by vote of Council. If the official plan amendment, is
adopted by Council, the amendment is sent to the Minister of Agriculture and Land for
signature and the amendments becomes official. If the official plan amendment is
defeated, the zoning bylaw amendment will be defeated as well, as the zoning
amendment cannot contradict the official plan amendment.

(6) The zoning bylaw amendment is read to be adopted by Council, the resolution will be
either carried or defeated by vote of Council. If the zoning bylaw amendment, is
adopted by Council, it is sent to the Minister of Agriculture and Land for signature and
the amendment becomes official.

(Steps 4 - 6 take place at Council’s second meeting scheduled for March 21, 2022)

Please note, that in accordance with section 5.20 of the City Zoning Bylaw, any person who is
dissatisfied by a decision of Council in respect of the administration of this Bylaw, may appeal
Council’s decision within 21 days to the Island Regulatory & Appeals Commission [IRAC].

6. Resolutions (Councillor Brian McFeely)
a. Resolution COS 22-010 First Reading, Zoning Bylaw Amendment 014;
b. Resolution COS 22-011 Refer Zoning Amendment 014 back to Planning Board for review

and recommendation;

7. Mayor thanks the applicant and public for attending

8. Adjournment
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Resolution
COS 22-010

February 23, 2022

Moved by Councillor

Seconded by Councillor

Resolution:

Carried For

Defeated Against

WHEREAS an application was initiated by City of Summerside for a zoning amendment for a portion of
PID # 322339 from Parkland (P) zone to High Density Residential (R4) zone under the City of
Summerside Zoning Bylaw;

BE IT RESOLVED THAT zoning amendment 014, be hereby declared as read a first time.

[schedule B is attached]
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ZONING AMENDMENT 014
A BYLAW TO AMEND THE CITY OF SUMMERSIDE ZONING BYLAW

The Council of the City of Summerside under authority vested in it by Section 18 and Section 19 of the
Planning Act R.S.P.E.I. 1988 Cap. P-8 hereby enacts as follows:

I. The zoning for a portion of PID # 322339 shown on Schedule B of the City of Summerside Zoning Bylaw,
is designated as High Density Residential (R4) zone, hereby excluding it from its former designation of
Parkland (P) zone.
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Resolution
COS 22-011

February 23, 2022

Moved by Councillor

Seconded by Councillor

Resolution:

Carried For

Defeated Against

WHEREAS an application was initiated by City of Summerside for a zoning amendment for a portion of
PID # 322339 from Parkland (P) zone to High Density Residential (R4) zone under the City of
Summerside Zoning Bylaw;

AND WHEREAS zoning bylaw amendment 014 a bylaw to amend the City of Summerside Zoning Bylaw,
was read and declared as read a first time at this Council meeting;

BE IT RESOLVED THAT zoning bylaw amendment 014, a bylaw to amend the City of Summerside Zoning
Bylaw be hereby referred back to the Planning Board for review and recommendation.
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PUBLIC MEETING #2

3. 395 Brophy Avenue – Parks and Greenspace Plan Amendment (Map)
(Councillor Brian McFeely)

Background

The City of Summerside is initiating a “map amendment” to the City’s Parks and Green Space Plan.
The purpose of the amendment is to delete a portion of an existing mini-park (Tower St. Park-140) as
indicated on the map.

The public meeting was advertised in the February 8, 2022 edition of the Guardian. Although
notification letters are not required for an amendment to the Parks and Green Space Plan, the
amendment was noted in the notifications mailed out to the neighbours that were impacted by the
Official Plan and Zoning Amendments for this property.

As a result of the proposed Official Plan and Zoning amendments to a portion of PID #322339, an
amendment to the Parks and Green Space Plan Map is required. The area (140 – Tower Street Park)
on Schedule ‘B’ - Map of Future and Existing Recreation and Green Spaces indicates the subject area
being considered. A portion of the park will be deleted from the map, while the remaining portion will
remain as an existing playground with play structures.

4. Comments and Questions
a. The public is invited to make comments.

(The floor is opened to the public for questions and comments. Please state your name and
civic address for the record.)
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5. Explanation of the Process
In order to process a Parks and Green Space Plan (amendment, the following steps are required:

(1) Planning Board reviews the proposed map amendment and prepares a
recommendation to Council.

(Step 1 takes place at Planning Board meeting scheduled for March 1, 2022)

(2) The map amendment is adopted by Council, the resolution will be either carried or
defeated by vote of Council.

(Step 2 takes place at Council’s second meeting scheduled for March 21, 2022)

(3) If the amendment, is adopted by Council, it is sent to the Minister of Communities,
Land and Environment for signature and the amendment becomes official.

Please note, that in accordance with section 5.20 of the City Zoning Bylaw, any person who is
dissatisfied by a decision of Council in respect of the administration of this Bylaw, may appeal
Council’s decision within 21 days to the Island Regulatory & Appeals Commission [IRAC].

6. Mayor thanks the applicant and public for attending

7. Adjournment



Planning Board Agenda

February 23, 2021

1) Call to Order

2) Approval of the Agenda

3) 130 Greenwood Drive – Official Plan and Zoning Amendment

4) 55 Starlite Street – Zoning Amendment

5) 815 Water St East – Zoning Amendment

6) Adjournment
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Recommendation
February 23, 2022

Department/Committee: Planning Board

Subject: 130 Greenwood Drive (Official Plan and Zoning Amendment)

SUPPORTING EXPLANATION:

Purpose: The purpose of the official plan and zoning amendment is to allow a multi zone development consisting
of semi-detached, row housing and apartment building housing development.

Background: An application from Camco Inc. for PID #69781 to amend the City Official Plan from Industrial
land use to Residential land use and the Zoning Bylaw from Light Industrial (M1) zone to a mix of Low
Density Mixed Residential (R2) zone and High Density Residential (R4) zone. The purpose of the zoning
amendment is to allow semi-detached housing in the proposed R2 zone, and row housing and apartment
building(s) in proposed R4 zone. A public meeting was held on February 16, 2022 and Council gave first
reading on the same date.

Map indicating portion of property to be rezoned
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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. Under Section 8.4 of the Parks and Green Space Plan,
the criteria of b,c,e,g and h must be considered:

a. Conformity with all requirements of this Bylaw.
Staff Comment: If Council approves the zoning map amendments, from M1 to, R2 and R4, the applicant

will be permitted to construct housing subject to the development standards of the
respective zone. A major subdivision process would be required to allow the subdivision
of lands.

b. Conformity with the Official Plan.
Staff Comment: Section 5.6 of the Summerside Official Plan describes Council’s policies for industrial

development. Section 5.2.2 (Location of High Density Housing) describes Council’s
policies for Location of High Density Housing. The proposed amendments will impact the
Parks and Green Space Plan.

Section 5.6.1 in part states: (key text is highlighted and emphasis added with underlining)
There are a number of areas across the City zoned for industrial use, including two large areas located
respectively around Greenwood Drive (which includes the Summerside Industrial Park)

Council’s intent is to promote a functional system of special purpose industrial areas which are each suited to
attracting quality industries in their respective market segments.

The City’s future industrial areas are shown on the Future Land Use Plan (FLUP). They include all presently zoned
industrial lands and additions to the Greenwood Drive industrial area.

The general purposes of the M1 zone in part states: (key text is highlighted and emphasis added with
underlining):

M1 Light Industrial Zone
Five areas are designated for light industrial: the ADL site on Highway No. 1A, the largely developed Harvard Street
industrial area, the Greenwood Drive industrial area which does have large vacant sites and will be further
expanded in size, and the heavy industrial zone at St. Eleanors where light industries will also be permitted

Figure – Industrial Areas map
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The Greenwood Drive industrial area has been expanded in two places. First, a strip at the south end of Greenwood
Drive has been rezoned from commercial to industrial use, to better reflect the nature of existing businesses in that
area. Second, a large vacant parcel to the west of Greenwood Drive and south of the Confederation Trail, which
had been zoned partly for industrial use and partly for low density residential use, is now reserved completely
for light industrial).

Further, Council’s Goal and policies for industrial lands are excerpted from the official plan below:

Goal:
Support a planned industrial strategy for the City to attract desirable, new industries in special
purpose industrial areas, with a focus on quality industrial park development, transportation
accessibility and minimization of conflicts with other land uses.

Objective To allow industrial development in various zones

Policies
The following are Council’s statements of policy

1. Maintain the range of zones for light and heavy industrial uses. Port industrial will be allowed
in the Downtown (D) zone.

2. Promote a functional system of industrial areas, each focussing on a particular industrial
zone as follows:

a) Greenwood Drive, Harvard Street industrial areas, and the ADL site south of
Reads Corner -- light industrial zone;

b) St Eleanor’s industrial area-- heavy industrial zone, including light industrial uses; and;

3. In light industrial zones, promote appropriate industries as permitted uses along with
supporting commercial businesses.

4. In heavy industrial zones:
a) promote heavy industries subject to Council’s discretion, taking into

consideration potential impacts on environment quality, public health, and servicing
requirements and consequent requirements for mitigate measures, which Council may
require to be determined through impact studies to be completed at cost to the
developer and to the City’s satisfaction;

b) promote light industries as permitted uses; and
c) promote supporting commercial businesses as permitted uses.

5. In light industrial and heavy industrial zones:
a) Promote accommodation of industries in quality industrial park

developments;
b) require appropriate buffer strips where industrial or commercial uses either:

i. adjoin any other non-agricultural zone (except where a commercial use in an
industrial zone adjoins a commercial zone);

6. Support continuing development of Slemon Park for aerospace and other “high-tech”
industries

7. Further examine the City’s industrial needs as part of its Economic Development Strategy
2011, including possible needs for an eco-business park industrial area, the adequacy of
remaining growth capacity at the Greenwood Drive industrial area, the need for timely extensions
of infrastructure to the St. Eleanors industrial area, and City boundary issues respecting Slemon
Park (see Section 8).
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5.2.2 Location of High Density Housing

Council intentions about locating high density housing are important to residents concerned about potential location of
row houses and apartment buildings into their predominantly low density neighbourhoods. To help allay these
concerns, Council lays out specific policies below on where they may allow future high density housing, some of
which elaborate on their foregoing policies for special planning and development areas.

LOCATION CRITERIA:
Council’s criteria for locating high density housing in the City of Summerside include:

 the desirability of infilling properties which are already partly developed for higher density housing;
 the desirability of locating high density housing close to jobs, community facilities and services, and of

promoting pedestrian access;
 opportunities for maximizing the number of opportunities for scenic views through higher density

and taller residential buildings (but with protection of adequate view planes);
 benefits of locating higher density housing in difficult-to-service areas so that they can help distribute

expensive development costs among more users;
 opportunities for innovative mixes of higher density housing with other residential development in

CDA’s;
 opportunities for recycling older (non-heritage) residential properties with higher density

development;
 opportunities for apartments in residential/commercial use buildings;
 avoidance of negative economic and physical impacts on surrounding land uses, whether existing or

proposed;

Objective To encourage high density housing in specific areas

Policies
The following are Council’s statements of policy

1. Promote high density housing on properties already partly developed for high density
housing.

2. Consider applications for high density housing in the following situations:

3. a mix of housing types in CDA ’s;
4. areas presently occupied by conforming mobile home parks (see Council Policy

5.3.2.5);
5. re-zonings in areas presently designated for medium density R3 zone residential use:
6. areas immediately north of the Downtown, (defined as: Notre Dame Street to the

North, Granville Street to the East, Heather Moyse Drive to the South and Duke Street
to the West) subject to no harmful impacts on local heritage housing;

d.) within residential/ commercial buildings

7. Downtown (D) zone (Urban Core Area – all districts).

8. City arterial or collector roads as referenced in Section 7.1 and Figure 7-1.

9. Consider applications for high density housing in other areas with careful
consideration of Council’s ‘location criteria’ listed above.
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Parks and Greenspace Plan Section 7.3.2 indicates a future conservation area (Ice Pond Conservation Area
Extension - 810) to the existing Ice Pond Conservation Area - 190. Section 7.3.3 indicates the Ice Pond Greenway
– 750, would run from Greenshore Park – 330 to the Confederation Trail – 400.

c. Suitability of the site for the proposed development.

Staff Comment: This site can accommodate the proposed Low Density (R2) and High Density (R4)
residential land use being proposed.

d. Compatibility of the proposed development with surrounding land uses, including both existing and projected
uses.
Staff Comment: The subject property abuts two existing land uses, the land use to the immediate east and

north are Light Industrial. The land uses to the immediate west and south are low density
residential land uses. The change from Light Industrial to Residential land use would be
compatible with the abutting existing Residential and may not be considered Light Industrial
land use, however the Confederation Trail and Greenwood Drive would act as a buffer
between the Light Industrial and proposed Residential land uses. The subject property is
intended to be further subdivided and will be subject to a major subdivision process upon
development. The subject property land use is Industrial however it has been utilized as
farm land for several years. Consideration should be given to maintaining a portion of the
M1 land running parallel to Greenwood Dr. or a plan to add M1 lands elsewhere in the City.
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e. Any comments from residents or other interested persons.
Staff Comment: A public meeting was held on February 16, 2022. The public meeting notice was advertised

in the February 1st, edition of the Guardian. Forty-four (44) letters were mailed to thirty-
seven (37) property owners. Clifford McQuaid (Camco Inc.) provided an overview of the
development and noted that the housing is needed in the Community. Ann Gallison (456
South Dr) expressed concerns regarding the accuracy of the maps displayed at the public
meeting, property mapping below is according to Provincial Assessment data. Monty
Warren (Valley St), raised concerns about an easement between his property and the
subject property, traffic increase and safety on Valley Street. Judy Peters (Valley St)
expressed concerns on Valley St being too narrow to handle the proposed additional traffic,
pedestrian safety and wildlife habitat on the subject property. Charles Brown (Flamingo
Dr), expressed concerns about the lack of information regarding wetlands on the property.
Harold Grant (Lockwood Dr) was not opposed to the development as he would prefer
residential over industrial but was concerned about traffic and pedestrian safety. Patricia
Turner also expressed concerns about traffic volume and safety. Tracy Brown (BBEMA)
expressed concerns over the potential run-off from the site during construction, she also
asked that Council consider the over impact on the Eco system and wildlife habitat. Reg
Chapman (Stratford, PE) supported the development and noted the developer’s quality
housing developments in Summerside (Langille Ct), Charlottetown and Stratford. A letter
from Greenisle Environmental Inc. was read into the record at the public meeting and is



Recommendation - 130 Greenwood Drive (Official Plan and Zoning Amendment)February 23, 2022 Page 7

attached to this report. Concerns raised at the public meeting have been addressed
throughout 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 City’s water supply and sewer treatment systems can handle the change in zoning

from light industrial to R2 and R4. Greenwood Drive has a 250mm distribution main on the
street that can handle the water requirements for this change in zoning. The Developer is
responsible for any new water mains and service requirements and the connection to the
City water distribution system. Greenwood Drive has a 300mm gravity collection main on
that can handle the additional sewer loading from this development. The Developer is
responsible for any new sewer mains and services and the connections to the existing
main. The Developer is responsible for all servicing costs due to zoning changes and land
development. The existing street system Greenwood Drive (local street) on the east side
of the development and South Drive (collector street) on the west side of the proposed
development, via Valley Street will accommodate the additional traffic generated from the
proposed development. The proposed street layout in the R2 portion is not acceptable as
shown, street layouts for both the proposed R2 and R4 zones will require further review at
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the time of subdivision/development. There is an existing storm drainage system along
the west side of Greenwood Drive that is sized to accommodate the additional loading
generated from this development. Greenwood Dr has 3-phase electrical service available
to service the proposed development. If existing poles are required to be relocated the
developer is responsible for all associated costs. Underground services required an
engineered drawing to be submitted to Summerside Electric for approval. Please note that
pad-mount transformers have a 6-month lead time and require a signed letter of intent
before an order will be placed. There is existing parkland (Centennial Park) located within
500m of the subject development, the park is accessible by street/walkway network.
Parkland dedication will be required at the time of subdivision.

g. Impacts from the development on pedestrian/vehicular access and safety, and on public safety generally.
Staff Comment: This Development will require two access points to the existing City street system, which

results in safer access to not only this development but the existing streets of Lockwood
Dr. and Valley St. in the event of an emergency, there will be another point of access. Any
street access from this development onto Greenwood Dr will align with Innovation Avenue
(City industrial park entrance). The streets will be built to meet City standards and will
allow pedestrian access along the paved shoulder to the sidewalk on the west side of
South Dr. and/or to the City’s active transportation lane on the east side of Greenwood Dr.
and to Confederation Trail. The City must consider the Ice Pond Conservation Area
Extension - 810 from the existing Ice Pond Conservation Area - 190. The Ice Pond Greenway
– 750, which would connect Greenshore Park – 330 to the Confederation Trail – 400 may be
achieved via a trial system and/or the street network for this development. The Greenspace
plan may require an amendment based on a review and consultation with Community
Services at the time of subdivision.

h. Compatibility of the development with environmental, scenic and heritage resources.
Staff Comment: The City is aware of potential wetlands on this site which must be identified and reviewed

during the design phase of the development. As we understand, the practice to
determine a wetland buffer requires the developer/land owner to contact the Department
of Environment to arrange for a site visit. A provincial Watercourse Alterations Supervisor
performs a site visit and marks the wetland buffer using flagging. The developers/land
owner would be responsible to have the lands surveyed and the surveyor would collect the
flagged areas marked. The survey plan would also identify any easements, right-of-ways,
etc. on the property. There are no compatibility issues regarding, scenic or heritage
resources.

i. Impacts on City finances and budgets.
Staff Comment: Not applicable

j. Other matters as specified in this Bylaw.
Staff Comment:

k. Other matters as considered relevant.
Staff Comment: The Developer must meet provincial regulations regarding construction site run-off in

proximity of watercourses.

STAFF REVIEW: City Staff do not support the application, from Camco Inc. for PID #69781 to rezone to a mix of
Low Density Mixed Residential (R2) zone and High Density Residential (R4). Please find the Planning Officer’s
comments below.



Recommendation - 130 Greenwood Drive (Official Plan and Zoning Amendment)February 23, 2022 Page 9

Planning Officer Comments: The subject property is approximately 60 acres in area. At the time of the
original official plan in 1998, it has been Council’s intension for this property to be future expansion of the Pope
Road/Greenwood Drive industrial park. Council’s policies noted in this report, do not explicitly prohibit Council
from changing the official plan future land use map from industrial to residential with respect to the current
application. However, removing 55 acres of employment lands (industrial) and designating to residential does
not align with Council’s Economic Growth Strategy in Section 3.7.1 of the official plan and policy #7 highlighted
above.

Excerpt Section 3.7.1
Similarly, targeted Commercial and Industrial Growth strategies are required to demonstrate the City’s
commitment to growth in these sectors. As a principle, the City should know the strategic impact of a program
from a planning and development perspective. The City should know if the program generated new business or re-
distributed the existing businesses in the City as a measure of the program’s success and to evaluate the impact on
land use patterns in the City.

If Council approves this change to the official plan Future Land Use Plan map (Schedule ‘B’), it is
recommended:

1. Council direct staff to start identifying potential new industrial growth areas on the future land use
plan that make up the equivalent 60 acres being re-designated to residential.

2. The text of the official plan in Section 5.6 for industrial lands would need to be amended, as well as
the map Figure noted above. Recommendations #1 and #2, could occur at the time of the official plan
5-year general review in 2023.

3. As a final recommendation and caution, location and zoning of new industrial lands is not a
straightforward process. Residents will have concerns of new industrial zoned lands if located near
residential zoned areas. The outskirts of the City or agricultural lands may have the land mass
required, but may have costly servicing constraints or provincial highway access issues.

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 to Council for a final decision.

PLANNING BOARD RECOMMENDATION: The application received from Camco Inc. for PID #69781 to
amend the City Official Plan from Industrial land use to Residential land use and the Zoning Bylaw from Light
Industrial (M1) zone to a mix of Low Density Mixed Residential (R2) zone and High Density Residential (R4)
zone be recommended to be approved by Council:

Moved by: __________________________________ Seconded by: __________________________

Motion:

Carried For

Defeated Against
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Traffic Calculations and Engineering Comments (Valley Street):

A local City street capacity of 5,000 VPD anticipated street volume 1168 VPD, Valley Street can handle the
additional traffic load if it was the only access from the new R2 & R4 development.

Valley Street is a local City Street 6.1 m asphalt width with a grassed / gravel shoulders which is a standard
secondary provincial roadway width and will safely handle the additional traffic.
One point to mention is that narrow asphalt roadway widths will act as a traffic calming method to reduce the
through traffic speeds.
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Email to Development Officer

From: Patricia Bilodeau <bilodeaup58@hotmail.com>
Sent: Tuesday, January 18, 2022, 6:59 PM
To: bmacdougall@city.summerside.pe.ca
Subject: 130 Greenwood Drive

We have received a notice of the proposed development and rezoning of the property between Greenwood
Drive and Valley Street /Lockwood Dr. As you are likely aware the residents in this area (including myself and
my husband) are very concerned about how this rezoning will affect our guiet little neighbourhood. We are very
much in favor of development within the city but are concerned about the side effects of the surrounding area. I
welcome your thoughts on this proposal.

Patricia Tanner
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Recommendation
February 23, 2022

Department/Committee: Planning Board

Subject: 55 Starlite St - Zoning Amendment

SUPPORTING EXPLANATION:

Purpose: The purpose of the zoning amendment is to allow a semi-detached development (approximately 40
lots).

Background: An application was received from MacDuff Property Development for PID #615286 to amend the
City Zoning Bylaw from Agricultural (A) zone to Low Density Mixed Residential (R2). A public meeting was held
on February 16, 2022 and Council gave first reading on the same date.

Map indicating portion of property to be rezoned

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. Under Section 8.4 of the Parks and Green Space Plan,
the criteria of b,c,e,g and h must be considered:

a. Conformity with all requirements of this Bylaw.
Staff Comment: If Council approves the zoning map amendment A to R2, the applicant will be permitted to

construct housing subject to the development standards of the R2. A major subdivision
process would be required to allow the subdivision of lands.
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b. Conformity with the Official Plan.
Staff Comment: The rezoning conforms to the Official Plan, the future land use plan designates the land use

as residential. The proposed amendment has no impact on the Parks and Green Space
Plan.

c. Suitability of the site for the proposed development.

Staff Comment: This site can accommodate the proposed Low Density (R2) residential land use being
proposed.

d. Compatibility of the proposed development with surrounding land uses, including both existing and projected
uses.
Staff Comment: The subject property abuts two land uses, Agricultural and Residential. The lands to the

immediate west are zoned R3 and the land to the south is zoned R2. The rezoning from A
to the proposed R2 would be considered compatible with the existing land uses and the
projected land uses. The Agricultural land to the east is also being considered for residential
development. The subject property is intended to be further subdivided and will be subject
to a major subdivision process upon development.
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e. Any comments from residents or other interested persons.
Staff Comment: A public meeting was held on February 16, 2022. The public meeting notice was advertised

in the February 1st, edition of the Guardian. Eighteen (18) letters were mailed to seventeen
(17) property owners. Robert Duffy (MacDuff Property Development) provided an overview
of the development and noted that R2 housing is in demand in the City. Charles Brown
(Flamingo Dr.) spoke at the public meeting, he raised concerns regarding green space
requirements and increased traffic on Water St. East as a result of these developments.
He also noted there is no detail in the public notification letter he received. Written
comments (email from the residents of 739 Flamingo Drive, attached to this report) was
received and read at the public meeting, the concerns raised were related to the increased
traffic on Water St. East. Concerns raised at the public meeting have been addressed
throughout 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: Rezoning from Agriculture to R2 does not have a significant change on the loading of the

nearby Reads Corner Lift Station. The City’s water supply and sewage collection systems
can handle the proposed development (Starlite Estates Phase 2). The sewer main
infrastructure of Starlite Estates Phase 1 accommodates the sewage flows from proposed
Starlite Estates Phase 2. The sewer main stubs at the ends of Starlite Street and Loggie
Drive are to be extended into Starlite Estates Phase 2 to service the proposed
development. The water infrastructure of Starlite Estates Phase 1 accommodates the
water requirements for Starlite Estates Phase 2. The water main stubs at the ends of
Starlite Street and Loggie Drive are to be extended into Starlite Estates Phase 2 to
service the proposed development. The Developer is responsible for all servicing costs
due to zoning changes and land development. The proposed streets will be 8.8m width,
with concrete curbs to meet national and City standards. Water Street East is a collector
street which handles 18,000 – 22,000 VPD and will accept the additional loading. The
storm drainage for this development will outlet to the Bedeque Bay via the existing
Confederation Trail drainage system to Read Creek, resulting in no additional loading on
the existing infrastructure on Water St East. Electric servicing can be extended from
Starlite Phase 1 to Phase 2, the existing main trunk powerline line has lots of capacity for
Phase 2, Phase 1 was built with anticipation of Phase 2. There is ample existing parkland
(Lefurgey Park – 3.9 acres) located within 700m of the subject development and (Wilmot
Community Centre) located within 1km of the subject development, both parks are
accessible by street/side walk/confederation trail network. Parkland dedication is not
required until the property is further subdivided. Council will accept monetary or land to
satisfy parkland dedication.

g. Impacts from the development on pedestrian/vehicular access and safety, and on public safety generally.
Staff Comment: The proposed streets will be designed to meet a 50 km/hr local street speed limit posted

at 40 km/hr based on City and National design standards. The proposed street layout will
connect to the existing street layout in Starlite Estates Phase 1 and will have to allow for
a future street connection to the east (Starlite Phase 3). As a result of the future street
connection to the east, these developments will have another connection to Water St.
East for safer exiting during emergencies. As a result of the rezoning there will be a net
increase to traffic flow on Water St. East by 13.7 % (includes Starlite 1, 2, 3 and
Arsenault Bros). Water Street East can accommodate the 13.7% calculated increase
(calculations are attached to this report). The 8.8m street width allows for a paved street
shoulder to accommodate safe pedestrian traffic. There is a sidewalk on the south side
of Water St. East and the Confederation Trail, both can be accessed from this
development.
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Proposed and Existing Street Pattern in the area

h. Compatibility of the development with environmental, scenic and heritage resources.
Staff Comment: There are no compatibility issues regarding environmental, scenic or heritage resources.

i. Impacts on City finances and budgets.
Staff Comment: Not applicable

j. Other matters as specified in this Bylaw.
Staff Comment: Not applicable

k. Other matters as considered relevant.
Staff Comment: The developer, as in Phase 1 of Starlite Estates, will build the subdivision with the intent to

sell the lots for development. For clarity on the information provided in the notification
letters, the notifications main purpose is to indicate the public meeting date/time/location
and the property being considered, it is not intended to explain the development, that is
the purpose of the Public meeting.

STAFF REVIEW: City Staff supports the application, from MacDuff Property Development to rezone from
Agricultural (A) to Low Density Mixed residential (R2).
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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 to Council for a final decision.

PLANNING BOARD RECOMMENDATION: The application received from MacDuff Property Development
for PID #615286 to amend the City Zoning Bylaw from Agricultural (A) zone to Low Density Mixed Residential
(R2) zone be recommended to be approved by Council:

Moved by: __________________________________ Seconded by: __________________________

Motion:

Carried For

Defeated Against

Received via email from Councillor Carrie Adams

Hello councillors, as residents of 739 flamingo we have major concerns with this proposal for zoning change at
this time. We are not opposed to developments , as we recognize our city needs to grow. However currently
the traffic issue for water st east at peake times is dangerous and can be difficult to exit small or flamingo or
any side road for that matter. As it is ,there are 2 developments being built, one being an apartment building as
well as the numerous lots in the new subdivision underway. We have no idea how the addition of those 2
developments will affect the traffic that is already bad and now we feel it would be irresponsible to add more
residents without first finishing the developnents in place or without creating another east / west road to relieve
traffic pressure from water st east. Also another concern isnt as much a concern but an observation. We were
at the meetings when they rezoned the current development, at which the macduff corporation said they were
building all duplexes and wouldnt sell individual lots. And we now see all the lots sold individually, not
necessarily a bad thing however it shows that once the zoning is complete, a company can do what they want
and it doesnt have to be what they told their neighbors they would do. In conclusion we just wish this rezoning
to be put on hold until it can be done reponsibly and safely. Thank you.

Residents of 739 flamingo
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Traffic Calculations and Engineering Comments:

As shown above the development will add additional traffic flow of daily additional volume of approximately
2,344 VPD. Which is approximately 2,344 / 18,000 = 13.7 % of the daily current traffic count for Water Street
East. Water Street East is a Collector / Arterial street thru the City and its general capacity volume between
20,000 and 75,000 VPD will accommodate this additional traffic volume. The Current traffic levels have been
reviewed at the closest intersection to these developments at Hillside Drive and Water Street East. It is
currently working at a level of service of an with an intersection capacity of 59.5 % for peak hour traffic. This
13.7 % increase in Traffic volume is not expected to change this level of service and capacity.
Conclusion is that this 13.7 % increase in traffic volume will be accommodated by Water Street east.
The East- West connector project has been brought forward for consideration, this additional link will help
alleviate traffic volume on sections of Water Street East.
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Recommendation
February 23, 2022

Department/Committee: Planning Board

Subject: 815 Water St. East - Zoning Amendment

SUPPORTING EXPLANATION:

Purpose: The purpose of the zoning amendment is to allow a semi-detached, row housing and apartment
building(s) development in proposed R4 zone (approximately 50 lots).

Background: An application was received from MacDuff Property Development for PID #615278 to amend the
City Zoning Bylaw from Agricultural (A) zone to High Density Residential (R4). A public meeting was held on
February 16, 2022 and Council gave first reading on the same date.

Map indicating portion of property to be rezoned

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. Under Section 8.4 of the Parks and Green Space Plan,
the criteria of b,c,e,g and h must be considered:

a. Conformity with all requirements of this Bylaw.
Staff Comment: If Council approves the zoning map amendment A to R4, the applicant will be permitted to

construct housing subject to the development standards of the R4. A major subdivision
process would be required to allow the subdivision of lands.
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b. Conformity with the Official Plan.
Staff Comment: The rezoning conforms to the Official Plan, the future land use plan designates the land use

as residential. Section 5.2.2 (Location of High Density Housing). The proposed
amendments will impact the Parks and Green Space Plan.

5.2.2 Location of High Density Housing

Council intentions about locating high density housing are important to residents concerned about potential location of
row houses and apartment buildings into their predominantly low density neighbourhoods. To help allay these
concerns, Council lays out specific policies below on where they may allow future high density housing, some of
which elaborate on their foregoing policies for special planning and development areas.

LOCATION CRITERIA:
Council’s criteria for locating high density housing in the City of Summerside include:

 the desirability of infilling properties which are already partly developed for higher density housing;
 the desirability of locating high density housing close to jobs, community facilities and services, and of

promoting pedestrian access;
 opportunities for maximizing the number of opportunities for scenic views through higher density

and taller residential buildings (but with protection of adequate view planes);
 benefits of locating higher density housing in difficult-to-service areas so that they can help distribute

expensive development costs among more users;
 opportunities for innovative mixes of higher density housing with other residential development in

CDA’s;
 opportunities for recycling older (non-heritage) residential properties with higher density

development;
 opportunities for apartments in residential/commercial use buildings;
 avoidance of negative economic and physical impacts on surrounding land uses, whether existing or

proposed;

Objective To encourage high density housing in specific areas

Policies
The following are Council’s statements of policy

1. Promote high density housing on properties already partly developed for high density
housing.

2. Consider applications for high density housing in the following situations:

3. a mix of housing types in CDA ’s;
4. areas presently occupied by conforming mobile home parks (see Council Policy

5.3.2.5);
5. re-zonings in areas presently designated for medium density R3 zone residential use:
6. areas immediately north of the Downtown, (defined as: Notre Dame Street to the

North, Granville Street to the East, Heather Moyse Drive to the South and Duke Street
to the West) subject to no harmful impacts on local heritage housing;

d.) within residential/ commercial buildings

7. Downtown (D) zone (Urban Core Area – all districts).

8. City arterial or collector roads as referenced in Section 7.1 and Figure 7-1.

9. Consider applications for high density housing in other areas with careful
consideration of Council’s ‘location criteria’ listed above.
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7.1.1 City Arterials
 Water Street East
 South Drive/Water Street
 Heather Moyse Drive

Greenspace Plan Section 7.3.2 indicates a future conservation area (North Reads Creek - 820) an extension of the
existing South Reads Creek - 440. Section 7.3.3 indicates the Reads Creek Greenway – 790, would run from Reads
Creek Park – 470 to the Confederation Trail – 400.

c. Suitability of the site for the proposed development.

Staff Comment: This site can accommodate the proposed High Density (R4) residential land use being
proposed.

d. Compatibility of the proposed development with surrounding land uses, including both existing and projected
uses.
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Staff Comment: The subject property abuts three land uses, Agricultural, Residential and Commercial. The
land use to the immediate west is Agricultural with the proposed zone to be R2. The land
the land use to the north is Agricultural and the land to the south is mainly R4 with some
service commercial (C2). The rezoning from A to the proposed R4 would be considered
compatible with the existing and the projected land uses. The subject property is intended
to be further subdivided and will be subject to a major subdivision process upon
development.

e. Any comments from residents or other interested persons.
Staff Comment: A public meeting was held on February 16, 2022. The public meeting notice was advertised

in the February 1st, edition of the Guardian. Fifteen (15) letters were mailed to seventeen
(17) property owners. Robert Duffy (MacDuff Property Development) provided an overview
of the development and noted that housing is in demand in the City, the developer
intendeds to create lots to accommodate a mix of densities. Charles Brown (Flamingo Dr.)
spoke at the public meeting, he raised concerns regarding green space requirements and
increased traffic on Water St. East as a result of these developments. Written comments
(email from the residents of 739 Flamingo Drive, attached to this report) was received and
read at the public meeting, the concerns raised were related to the increased traffic on
Water St. East. Concerns raised at the public meeting have been addressed throughout
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.
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Staff Comment: Rezoning from Agriculture to R4 does have a significant change on the sewage loading of
the nearby Reads Corner Lift Station. This change in zoning relates to a 6.5% increase of
sewage to the nearby Reads Corner Lift Station. The City’s water supply can handle the
new developments change in zoning. The City’s in the process of replacing its oldest lift
station, Reads Corner and the new Reads Corner lift station is designed to service the
entire drainage area including the proposed developments rezoning. This 6.5% increase in
load on the station can be equated to a cost of $77,702.55 to the utility. The new sewer
main infrastructure from Schooner Street can handle the sewage flows from the rezoning
of the new development at 815 Read Drive. The new water infrastructure from Schooner
Street can handle the water requirements for the rezoning of the new development at 815
Read Drive. The water main will be required to loop into the Starlite Estates Phase 2
development when the streets are connected. The proposed streets will be 8.8m width,
with concrete curbs to meet national and City standards. Rezoning this land from R4 will
not add additional loading to the City storm drainage system. The Storm Drainage from
this development will outlet to Schooner Street drainage system, which in turn outlets to
Water Street East and into Read Creek. The proposed development will require storm
stubs to the future parking areas for the applicable lots. Electrical service can connect
from Starlite Phase 2 or the Arsenault Brother’s development from the south. There is
ample existing parkland (Lefurgey Park – 3.9 acres) located within 700m of the subject
development and the park is accessible by street/walkway network. Parkland dedication is
not required until the property is further subdivided.

g. Impacts from the development on pedestrian/vehicular access and safety, and on public safety generally.
Staff Comment: The proposed street will be designed to meet a 50 km/hr local street speed limit posted at

40 km/hr based of City and National design standards. The proposed street layout will
connect to the existing street layout in Starlite Estates Phase 1 and will have to allow for a
future street connection to Schooner St. As a result of the fore mentioned street
connections, these developments will have another connection to Water St. East for safer
exiting during emergencies. As a result of the rezoning there will be a net increase to
traffic flow on Water St. East by 13.7 % (includes Starlite 1, 2, 3 and Arsenault Bros).
Water Street East can accommodate the 13.7% calculated increase (calculations are
attached to this report). The 8.8m street width allows for a paved street shoulder to
accommodate safe pedestrian traffic. There is a sidewalk on the South side of Water St.
East and the Confederation Trail can be accessed from this development. The City must
consider the Greenspace Plan Section 7.3.2 which indicates a future conservation area
(North Reads Creek - 820), an extension of the existing South Reads Creek - 440. Section
7.3.3 indicates the Reads Creek Greenway – 780, would connect Reads Creek Park – 470 to
the Confederation Trail – 400, this connection may be achieved via a trial system and/or the
street network for this development. The Greenspace plan may require an amendment based
on a review and consultation with Community Services at the time of subdivision.
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Proposed and Existing Street Pattern in the area

h. Compatibility of the development with environmental, scenic and heritage resources.
Staff Comment: The City is aware of potential wetlands/pond on this site which must be identified and

reviewed during the design phase of the development. The practice to determine a
wetland buffer would require the developer/land owner to contact the Department of
Environment to arrange for a site visit. A provincial Watercourse Alterations Supervisor
would go to the site and mark the wetland buffer using flagging. The developers/land
owner would be responsible to have the lands surveys and the surveyor would collect the
flagged areas, delineated as the wetland buffer. There are no compatibility issues
regarding, scenic or heritage resources.

i. Impacts on City finances and budgets.
Staff Comment: Not applicable

j. Other matters as specified in this Bylaw.
Staff Comment:

k. Other matters as considered relevant.
Staff Comment: The developer, as in Phase 1 and 2 of Starlite Estates, will build the subdivision with the

intent to sell the lots for development. For clarity on the information provided in the
notification letters, the notifications main purpose is to indicate the public meeting
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date/time/location and the property being considered, it is not intended to explain the
development, that is the purpose of the Public meeting.

STAFF REVIEW: City Staff supports the application, from MacDuff Property Development to rezone from
Agricultural (A) to High Density Residential (R4).

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 to Council for a final decision.

PLANNING BOARD RECOMMENDATION: The application received from MacDuff Property Development
for PID #615278 to amend the City Zoning Bylaw from Agricultural (A) zone to High Density Residential (R4)
be recommended to be approved by Council:

Moved by: __________________________________ Seconded by: __________________________

Motion:

Carried For

Defeated Against

Received via email from Councillor Carrie Adams

Hello councillors, as residents of 739 flamingo we have major concerns with this proposal for zoning change at
this time. We are not opposed to developments , as we recognize our city needs to grow. However currently
the traffic issue for water st east at peake times is dangerous and can be difficult to exit small or flamingo or
any side road for that matter. As it is ,there are 2 developments being built, one being an apartment building as
well as the numerous lots in the new subdivision underway. We have no idea how the addition of those 2
developments will affect the traffic that is already bad and now we feel it would be irresponsible to add more
residents without first finishing the developnents in place or without creating another east / west road to relieve
traffic pressure from water st east. Also another concern isnt as much a concern but an observation. We were
at the meetings when they rezoned the current development, at which the macduff corporation said they were
building all duplexes and wouldnt sell individual lots. And we now see all the lots sold individually, not
necessarily a bad thing however it shows that once the zoning is complete, a company can do what they want
and it doesnt have to be what they told their neighbors they would do. In conclusion we just wish this rezoning
to be put on hold until it can be done reponsibly and safely. Thank you.

Residents of 739 flamingo
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Traffic Calculations and Engineering Comments:

As shown above the development will add additional traffic flow of daily additional volume of approximately
2,344 VPD. Which is approximately 2,344 / 18,000 = 13.7 % of the daily current traffic count for Water Street
East. Water Street East is a Collector / Arterial street thru the City and its general capacity volume between
20,000 and 75,000 VPD will accommodate this additional traffic volume. The Current traffic levels have been
reviewed at the closest intersection to these developments at Hillside Drive and Water Street East. It is
currently working at a level of service of an with an intersection capacity of 59.5 % for peak hour traffic. This
13.7 % increase in Traffic volume is not expected to change this level of service and capacity.
Conclusion is that this 13.7 % increase in traffic volume will be accommodated by Water Street east.
The East- West connector project has been brought forward for consideration, this additional link will help
alleviate traffic volume on sections of Water Street East.


