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Planning Board Committee Meeting Minutes 

July 9, 2019 
 

Present 

 
Mayor Basil Stewart 
Deputy Mayor Norma McColeman 
Councillor Bruce MacDougall 
Councillor Justin Doiron 
Councillor Barb Ramsay, Co-Chair 
Councillor Cory Snow 
Councillor Greg Campbell 
Councillor Brian McFeely, Chair 
Councillor Carrie Adams, Co-Chair 
Bob Ashley, Chief Administrative Officer 
Aaron MacDonald. Director of Technical Services 
Linda Stevenson, Development Officer 
Thayne Jenkins, Planning Officer 
Brian Hawrylak, HR Officer 
Members of the Media 
Members of the Public  
 
 

Call to Order 

 
The meeting was called to order at 5pm. 
 
Agenda was approved as circulated 
 
 
 

Variance - 661 Water Street 

 
SUPPORTING EXPLANATION:  

Purpose: The purpose of the major variance is to allow, a semi-detached building at 661 Water St E.   
 
Background:  A building permit was submitted for a semi-detached dwelling.  Upon review of the 
building permit application (site plan review), a semi-detached dwelling is a permitted use in the R2 
zone, but the existing lot does not comply with the required street frontage or lot area for a semi-
detached dwelling.  A variance application was received from Feng Liu for PID #40477 for variance to the 
lot frontage and lot area.    
 
Report:   
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Variance to lot frontage  
The required lot frontage for a semi-detached lot is 26m (13m for each unit of the semi-detached).  The 
applicant is proposing the existing lot frontage of 17.69m (9.10m for one unit and 8.58m for the other 
unit), a variance of 30% and 34% respectively. 
 
variance to lot area  
The required lot area for a semi-detached lot is 780 sq.m (390 sq.m for each unit in a semi-detached).  
The applicant is proposing the existing lot area of 324 sq.m for one unit and 369m for the other unit), 
the applicant is requesting approval of a variance of 17% and 5% respectively. 
 
 
Justification for Variance: As required by Section 7.2 of the City Zoning Bylaw SS-15 (2007) Council, 
Planning Board and the Development Officer shall consider the variance, against the following tests for 
justifying a variance: 
 
a. That the hardship is due to unique physical conditions of the lot or property, including small lot 

size, irregular lot shape, existing building location on the property, or exceptional topographical 
conditions, which make it impractical to develop in strict conformity with Bylaw standards. 
Exceptional topographical conditions may include, but are not limited to: trees, slope of the land, 
etc. 
Staff Comment: Yes, this variance request would meet this test. The characteristics of the lot has 
impact on the requirement for the variance as the lot size is existing, not a newly created lot. 
 

b. That the proposed variance meets the general intent of the official plan. 
 Staff Comment: Yes, this variance request would meet this test.  The existing lot land use is 

residential.  
 
c. That the proposed variance meets the general intent of the zone.  

Staff Comment:  Yes, this variance request would meet this test. The proposed semi-detached 
building meets the required, front, rear and side yard setbacks.  The variance will not impact the 
required setbacks on the existing neighbours.  The variance impacts the semi-detached units 
only. 
 

d. That the proposed variance would not impact negatively on adjacent properties, or on the 
essential character of the surrounding neighborhood, including taking into consideration any 
comments from neighbors. 

 Staff Comment: Yes, this variance request would meet this test.  Twelve (12) letters were 
delivered to 9 properties within 30m of the boundaries of the subject property.  The property is 
bordered by neighbours on west, east and north boundaries, and the street on the south 
boundary. Comments from adjacent property owners were due on or before July 8th. Written 
comments were received from the two properties (665 Water St E and 653 Water St E) as of the 
submission of this report (July 4th).  The written comments are included in this report.  The 
neighbour (Carol Capper) of 657 Water St East met with the Development Officer to discuss the 
variance application.  Initially, Ms. Capper intended to submit a letter of objection.  Once the 
variance was explained in detail, Ms. Capper decided not to submit her objection and had no 
issue with the application. 
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The City’s zoning by-law provides regulations for the uses of land and location of buildings on a property. 
It is difficult for zoning by-law provisions to take into account all circumstances such as pertaining to lot 
sizes, lot shapes, pie shaped lots, property line yard setbacks or topographic conditions, which may impact 
the development of a particular property.  The hardship for a variance cannot be an economic one, but 
must be technical in nature. 
 
The size and shape of the property or the design of a building/ project may prevent the owner from fully 
meeting all of the provisions of the zoning by-law.  In such cases, a variance is a mechanism which is used 
to provide some degree of flexibility and discretion in applying the strict provisions of the by-law. As a 
general principle, a variance must maintain the general intent and purpose of the zoning by-law. It should 
never be used as a mechanism to circumvent or frustrate the intent of the by-law.  For example, a variance 
cannot be used to create a land use or to fully eliminate a required yard setback. 
 
Any person who is dissatisfied by a decision of Council or the Development Officer made under the Zoning 
Bylaw, may appeal to the Island Regulatory and Appeals Commission within twenty-one (21) days of the 
decision in accordance with the Planning Act.    
 

 
RECOMMENDATION: Technical Services staff recommend:  That the application from Feng Liu for  
Feng Liu for PID #40477 for variance to the lot frontage and lot area 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. 
 
 
Discussion: 
Councillor McFeely stated that he had a call from a resident who had a concern on the setback of the 
house that could possibly affect sightlines making a left off Bay Avenue to water.  Staff stated that a new 
house would be aligned with the current houses and would be setback 5 meters from the power pole. 
 
 
PLANNING BOARD RECOMMENDATION:    This application bears the recommendation of the Planning 
Board:  
 
Moved by: Councillor Ramsay Seconded by: Councillor Adams 
 
Motion: 

Carried X  For 3 

     

Defeated   Against  
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Resident comments: 

 

I received Feng Lu's letter of the planned proposal of building a duplex next to my home from 
you.  I am on completely objection stance for the content of mail.  It is difficult to accept the request 
of Feng Lu.  I do not agree with this plan as it will be too close and we will have no privacy.  I will 
not accept any compromises to the proposal and will not agree to any of it in the future. 
Also, I would be the same stance as current status for the these cases hereafter. 
Thank you. 
Sincerely yours, 
Yujin kim 

 
I received Feng Lu's letter of the planned proposal of building a duplex next to my home from 
you. I am on completely objection stance for the content of mail.  It is difficult to accept the 
request of Feng Lu.  I do not agree with this plan as it will be too close and we will have no 
privacy.  I will not accept any compromises to the proposal and will not agree to any of it in the 
future.  Also, I would be the same stance as current status for the these cases hereafter. 
Thank you. 
Sincerely yours, 
Seokhyeon Jeong 

 
I am writing this letter in response to a letter my husband and I received in regards to 661/663 Water 
Street East.  We strongly oppose this variance application.  The lot is not large enough for a building this  
Size.  If the zoning bylaw requires a larger lot then that’s what should be upheld 
Barbara MacAusland 
 
 
 

Adjournment 

 
Motion   It was moved and seconded; 
That   The meeting be adjourned.  
Motion Carried 
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Technical Services Committee Meeting Minutes 

July 9, 2019 
 

Present 

 
Mayor Basil Stewart 
Deputy Mayor Norma McColeman 
Councillor Bruce MacDougall 
Councillor Justin Doiron, Chair 
Councillor Barb Ramsay 
Councillor Cory Snow, Co-Chair 
Councillor Greg Campbell 
Councillor Brian McFeely 
Bob Ashley, Chief Administrative Officer 
Rob Philpott, Director of Finance 
Brian Hawrylak, HR Officer 
Aaron MacDonald, Director of Technical Services 
Members of the Media 
Members of the Public  
 
 

Call to Order 

 
The meeting was called to order 
 
Two agenda items were added to the agenda 1) 26 Bayview Drive and 2) Prince Street sidewalk.   
 
Agenda was approved as amended 
 
 

Greenwood Drive / Pope Road 
intersection 

 
Councillor Doiron read a letter from Sam Dalton. 
 

Dear Council members,  
 

My name is Sam Dalton and my family and I have been residents of Greenwood Drive for the 
past 16 years.    

 
During the 16 years, We have noticed an increase in traffic on Greenwood Drive and more 
notably at the intersection Of Pope Road and Greenwood Drive.    
This intersection has always been somewhat of a hotspot especially during peak hours 
throughout the day.  For example, between the hours of seven and nine when people are going 
to both school and work.   The intersection also becomes very busy between 11 and 1 o’clock and 
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then again from three until about 530.  And of course after soccer games and/or hockey 
games/other events that occur at the CUP  I have Personally witnessed, many close 
calls/accidents at this intersection over the past 16 years.  On a few incidents, I have seen 
pedestrians nearly get ploughed down attempting to cross the busy intersection.   Other times, I 
have seen cars slam on the brakes to avoid getting In an accident.  I have also had close to a half 
a dozen near accidents at this intersection.   (I have never been involved in any accident in 32 
years of driving but this intersection can be overwhelming even for a seasoned driver. ) 
Moreover, just recently there was an accident at this intersection involving three cars which 
resulted in serious injuries. 

 
It is my hope that council would please consider installing either a four-way stop or a set of 
timed traffic lights to prevent future accidents and to ensure safety not only for the nearby 
residents, that use this intersection on a daily basis, but also for those traveling who are just 
passing through. 

 
In closing, I am a member of a neighborhood watch group which has 246 members.   This 
dangerous intersection has been discussed in great detail amongst the online group.  I can add 
that no resident has stated they don’t think a change needs to be made at this intersection.   A 
change to this intersection would be very welcomed and supported. 

 
Thank you for your time and consideration on this important Public Safety matter 

 
Sincerely, 
Sam Dalton & Family 
Greenwood Dr 

 
 
Aaron MacDonald stated that there is a call for a proposal from a traffic consulting firm for a traffic study 
to look at the intersection and provide options and costs.   
 
The cost of the study would be approximately $2500.  
 
A number of Councillors were in agreement that something has to be done at the intersection to assist 
with traffic flow and feel having information from a traffic study would be helpful and have instructed 
staff to have a traffic study done. 
 
 
 

Pope Road and Central Street 
intersection 

 
 
Aaron MacDonald stated that surveyors have been at the intersection and have an RFP out that closes 
this week to look at a design for the area to show what land would be required in addition to the costs 
associated with it.  Staff will also look at options for funding programs.   
 
Council had requested that the RFP be changed to look at different options for a realignment, so staff 
will contact the companies to have the RFP changed which will include extending the closing date. 
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Peter Lawrence, 33 Beaton Avenue, inquired as to what the liability would be for the City as vehicles 
making a left turn onto Central then onto Pope Road.  Councillor Doiron to get in touch with Chief 
Poirier. 
 
 

26 Bayview Drive 

 
Staff memo: 
 
The City got a call back on January 8th from Shawn Allen owner of 26 Bayview Drive about having water 
supply issues at his property. The residence at 26 Bayview Drive is set back off the street access some 
200 meters from the road. This property runs away from Bayview Drive, meaning the house is about 7 
feet lower than the road.  This older property has its own water and sewer service, meaning it has a 
shallow well and on- site septic system. From discussion with the owner and a local plumber the house 
well is about 20-25 feet deep and is located near or under the home. The owner lowered his pump to 
the bottom of his well and the problem was remedied. 
 
Over the weekend of January 19-20th the home owner experienced more troubles and had no water 
supply so the City shut down the production of the nearest well to the 26 Bayview property in order for 
the residents well to recharge to have water. With the well shut down the production of the wellfield is 
now under the allowable permitted limits provided by the province and therefore the city would like to 
see this property hooked up to the city’s water main so production at the wellfield can resume to full 
capacity.  
 
June 20th the city has been notified again that the owners of 26 Bayview Drive are experiencing troubles 
with their onsite well. The city did start using the well closet to 26 Bayview a few weeks ago as water 
levels had risen with seasonal snow melt and rainfall. The city has reduced production in half (200 
USPGM to 100 USGPM) from closets well so the owners will still have water until a solution is acted 
upon.     

 
The City has not been charging the owners of 26 Bayview Drive water and sewer fees but are permitted 
to do so under the water and sewer bylaw as they are capable of being serviced since water and sewer 
mains exist on the landowner’s property frontage on Bayview Drive. Once the owners are officially 
notified of the water and sewer mains, they have six months before they are charged a residential 
unmetered flat rate, that rate today would be $62.18/month.  Currently the property owners could get 
water and sewer services on Bayview Drive but the water services curb stop is 200 plus meters away and 
the sewer service would have to be pumped some 200 plus meters to a manhole on Bayview Drive and 
augured under the roadway. The City would be responsible for the sewer service from the property line 
of 26 Bayview Drive to the sewer manhole on the north of Bayview Drive in the asphalt.  
 
City staff would like to see the onsite septic system removed as part of the wellfield protection piece for 
the new wellfield and have been advised by our consultants that would be wise for the long-term 
viability of the wellfield. The City has been working with the province to gain an easement from South 
Drive that would allow gravity sewer from the properties in the area including 26 Bayview Drive. This 
would help in the service costing by installing the services to the property line through the easement 
from South Drive and have the resident responsible for installation from their property line into the 
buildings.   
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The discussion with the owner has centered around what would be reasonable for the owner to pay and 
the city to pay for bringing new water and gravity sewer to the lot and then into the home. Currently the 
owners believe they should not be responsible for any of the expenses. The City could make a case that 
we have already supplied water and sewer to his property line and it is not a city problem. The water 
and sewer bylaw also state that the utility can order the owners to connect to the water and sewer 
mains and abandon onsite services. Staff feels this extreme in this case as the total cost for the two 
services is just below $100,000 (City had two water and sewer contractors submit prices for the work). If 
the city installs the services to the eastern property line and enables the neighboring lot to have a sewer 
service through the same easement some of the costs can be shared by the other lot and the city. The 
break down would be 26 Bayview $11,600, Vacant lot $4,140 (latecomer), and the City would cover the 
remainder $81,300.  Normally the cost for servicing a residence from property line into the home for 
water and sewer is approximately $5000         
 
The City has invested significantly in the neighboring property for its water supply and would like to see 
both the septic system and the shallow well be decommissioned and this resident hooked up to the 
City’s water and sewer systems in the area as part of a wellfield protection of providing the services to 
the southern part of 26 Bayview lot to accommodate gravity sewer and a cheaper water service. The 
City feels it is being more than fair by providing the new water and sewer services to the eastern 
property of 26 Bayview Drive and the property owners pay to bring both water and sewer into the home 
from that point. 
 
This easement would also provide an opportunity for gravity sewer services to another abutting 
property that would not otherwise be able to be serviced via gravity sewer. This would enable the City 
to possibly get some return for the installation cost though a late comer fee. Attached is the plan to 
bring water and sewer services into the property from South Drive and the easement letter from the 
Province. 
 
 
The Committee recommends that the resolution on this matter be brought forward for Council 
consideration.  
 
 

Prince Street sidewalk 

 
Aaron MacDonald gave Council an update on a sidewalk replacement on Prince Street.  Currently there is 
a wooden sidewalk and Culture Summerside has requested it be replaced with a concrete sidewalk as the 
wood get slippery when it gets wet and in the winter.  Council has asked for Culture Summerside to let 
their stakeholders know of the upcoming change. 
 
 

Adjournment 

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


