
 Special Council Meeting Minutes 
 

March 22, 2021 

Present 

Mayor Basil Stewart 
Deputy Mayor Norma McColeman 
Councillor Bruce MacDougall 
Councillor Justin Doiron 
Councillor Barb Ramsay 
Councillor Cory Snow 
Councillor Greg Campbell 
Councillor Brian McFeely 
Councillor Carrie Adams 
Rob Philpott, Chief Administrative Officer 
Kristen Dunsford, Director of Financial Services 
Aaron MacDonald, Director of Technical Services 
Linda Stevenson, Development Officer 
Brian Hawrylak, HR Officer 
Member of the Media 
Members of the Public 

Call to Order / Approval of Agenda / Any Conflict of Interest Declaration 

The meeting was called to order by Mayor Stewart at 6:30pm 

Motion It was moved and seconded; 
That The Agenda be approved as circulated.  
Motion Carried 

490 Willow Avenue, 486 Willow Avenue & 230 Elm Street Zoning amendments 

Background 

An application was received from Phillip and Colleen Cameron for 486 Willow Avenue, 490 Willow Avenue 
and 230 Elm Street (PID #305839, 305821 and 305813). The purpose of the zoning amendment is to allow an 
apartment building in the proposed R4 zone as follows: 

Proposed Zoning Bylaw Amendment: 

• Change the zoning from Medium Density Residential (R3) zone to High Density Residential (R4) zone. 
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The application was advertised in the March 9th edition of the Guardian and letters were mailed to 
property owners within 60m or 200 ft of the subject properties. 

Medium-Density Residential (R3) Zone (Current Zoning) 

17.1 The purpose of this zone is to provide for medium-density housing in the form of single-family, semi-  
detached, duplex dwellings, townhouses, row houses and other compatible 

uses. Permitted Uses  

17.2 Subject to Bylaw requirements: 

R3 Zone - Permitted Uses 

single family dwelling duplex dwellings assisted living 

semi-detached dwellings accessory building manufactured home: mobile home 
lawfully existing prior to 1999  

Discretionary Uses  

17.3 Subject to Council approval: 

R3 Zone - Discretionary Uses 

child care facility: medium boarding house social services agency 

group home nursing care facility: 
community care and nursing 
home 

tourism establishment*: tourist 

home and inn 

townhouse - 8 units per building 
maximum 

row house – 8 units per  
building maximum 

apartments: 4 units maximum 

rooming house     
* Also requires Conditional Use approval 

Conditional Uses 

17.4 Subject to a Development Officer Approval: 

R3 Zone - Conditional Uses 

home based business secondary suite t o u r i s m  e s t a b l i s h m e n t :  B & B  
a n d  v a c a t i o n  r e n t a l  p r o p e r t y   
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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: 

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   
Discretionary Uses  

19.3 Subject to Council approval: 

R4 Zone - Discretionary Uses 
tourism establishment*: tourist 
home and inn 

* Also requires Conditional Use 
approval 

Conditional Uses  

19.4 Subject to a Development Officer approval: 

R4 Zone - Conditional Uses 

home based business t o u r i s m  e s t a b l i s h m e n t :  B & B  a n d  
v a c a t i o n  r e n t a l  p r o p e r t y   

secondary suite 

Comments and Questions 

Written comments from the public:  

Hello Linda, 

I'm writing to express citizen support for the rezoning application recently submitted by Philip and Colleen 

Cameron for PID #305839, PID #305821 and PID #305813. I live nearby at 146 Cedar St. 
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The proposed R4 apartment project is a rational response to help address the critically short supply of 
rental housing in Summerside. At the same time it answers to the need to infill dormant lots, transforming 
otherwise unproductive land into desperately needed residential housing. 

Higher density with R4 here will optimize the number of individuals and families who stand to benefit from 
this ideal location, for example, being steps away from the Confederation Trail, Credit Union Place, the Eco 
Business Park, and with schools, shopping, and professional services all close by. 

Financially, both short and long term, a city rezoning from R3 to R4 will inject an incremental bump in 
property tax and utility revenues. 

Historically, the Camerons have been solid supporters of the Summerside community and have proven 
themselves to be responsible, reliable, and respectful developers and landlords. 

I trust the Planning Committee, Mayor and Council, will see the merits of the Cameron's rezoning 
application and, accordingly, approve it. 

Sincerely 

Bob Ashley 
Summerside, PE 

Councillor Ramsay read an email that she had received from Paulette Halupa: 

“Hi Barb, I am reaching out to you on behalf of my children, five of them have children attending Elm Street 
School. They are very concerned about the zoning request by Cameron Apartments” 

Councillor Adams stated that she had received messages from Paulette Halupa and Ilonka Gardsmith, wondering if 
this would add more traffic to this area. 

Councillor Snow stated that he also received a message from Ms. Halupa around the same concerns mentioned. 

Comments from the applicant Riley Cameron: 

My name is Riley Cameron and I live at 393 Water Street in Summerside. I would just like to say that I am in 
agreement with the email that was in support of this rezoning, just in the sense that it is in a nice 
neighborhood to grow up in. I grew up not far from this proposed re-zoning. Its great access to Credit Union 
Place and elementary schools and the intermediate schools, which is important for families. Also, I would 
just like to note that right across the street from this proposed re-zoning there is already an R4 apartment 
building and also down the street on Willow Avenue, there is a large parcel of land that is already R4. So 
bringing R4 into this neighborhood is something that is not new to the neighborhood, it would just be new 
to this existing property. 
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Councillor Ramsay: 
The one that is R4 already, is that on Northumberland? 

Riley Cameron: 
Yes, on the corner of Northumberland and Willow. The parcel I am speaking about is father down towards Credit 
Union Place. 

Councillor MacDougall: 
Is the parking lot being serviced off of Perry? It would be a little treacherous off Willow. 

Riley Cameron: 
Yes, I think that would be the most reasonable. 

Councillor Snow: 
Knowing this was coming up today, I contacted Elm Street School since it is close proximity and spoke with the 
Principal on any concerns they may have. She said that she did not have any issue with it and would welcome it in 
the area to increase capacity of the school. Not knowing the details of it, she was in support of it. I just wanted 
some feedback from the school as we have done a lot of safety work in the area. 

Mayor Stewart: 
If it passes, when do you plan construction. 

Riley Cameron: 
It would be in the two year range, it would not be this summer or the next 12 months. 

Councillor Ramsay: 
Are there apartments there now. 

Riley Cameron: 
There are two separate buildings, one 5 unit building and a 3 unit building. So what we have in the preliminary plan 
is 18-24 units. If we went with 18 units, it would only be 9 additional units. 

Deputy Mayor McColeman: 
What would be the breakdown of the types of units. 

Riley Cameron: 
There would be accessible units, as far as 2 or 3 bedrooms, I am not sure yet. We haven’t gotten into the details of 
the plan. 

Councillor McFeely invited the public to make comments and stated it was the time to ask questions and make 
comments. 

Gerald Arsenault (Perry Avenue): 
I do have concerns about traffic in the area for the schools and on Perry Avenue because there is a large number of 
kids on Perry Avenue that use the street to play on. Another concern is that my neighbor’s property is on the back 
end on the property looking to build at. Do you know where on the property you plan to build at. 
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Riley Cameron: 
Everything would be at the R4 setbacks and regulations when it comes to parking. The parking would come off  
Perry. 

Councillor Snow: 
Is the proposed parking where the big storage shed is now? 

Riley Cameron:  
Yes 

Gerald Arsenault: 
The other big concern, is that I look out my window and I see children playing on the street, riding their bikes and 
scooters and there is no sidewalk. We have a quiet street and we like it. 

Bethany Halupa (Wood Avenue): 
I have children that go to Elm Street School and live just off of Elm Street. My concern is the traffic in and around 
that area. I am not sure if anyone has been in the area of Elm Street anywhere from 8 o’clock and 930 in the 
mornings and it is the same for an hour and a half in the afternoon. You can barely drive down the road because it is 
parked fully on both sides. After school and before school, you have a ton of children walking. In the summertime, it 
is children playing. There is always kids and to increase traffic that much, it will be a big increase because you are 
going from 9 apartments to a large apartment build that will double the amount of people living there. Its going to 
significantly increase the traffic. With all the work that has been done to ease the traffic concerns in the area, if you 
approve it, it is going backwards. 

Angela Arsenault (Northumberland): 
My main concern is similar to what has already been said so I just wanted to echo it. There is already some traffic 
issue, especially in the morning, there are a lot of kids playing and crossing streets. I am a little concerned with the 
increase in traffic in the area. 

Twila Arsenault (Perry Avenue): 
We are talking about traffic in the area which we see with the school and I am so appreciative of the 4 way stop. 
Not only the increase in traffic with new residents, we agree with more housing. We bought our home there 
because it was nice and quiet. Yes there is an apartment there, we know the trail is there, but its not private 
anymore. Its not only more families moving into the proposed building, but the guests that will be visiting these 
families, so the traffic is going to increase even more. With the parking going to be on Perry Avenue, there is going 
to be no sidewalk for the children to walk. With more traffic there, people use Perry to cut across to Duke street 
because of the traffic on Willow. 

Paulette Halupa (Myrtle Street) 
I have always been the person to complain when other apartment buildings have been turned down because we 
need more housing. I have concerns about the traffic because I have a large number of grandchildren and they all 
go to Elm Street School. I have some questions on the zoning. When I heard that there were already two R4 zones 
there, that means increased traffic. If this is approved, down the road, before this is built, can that be changed? It 
says R4 can be zoned for an apartment building. 

Councillor McFeely: 
Aaron, can you comment on restrictions. 
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Aaron MacDonald: 
The request before you is to change this property from R3 to R4. The density of the housing that can go on an R4 is 
in the bylaw, it doesn’t say 9 or 18, its how much square footage of a building they can occupy, how far it can be 
from property lines, how much parking based on the number of units. If the property is zoned, all 3 properties will 
be consolidated into one, and create an R4 building on the entirety of the 3 properties to meet the requirements 
of R4. 

Councillor MacDougall:  
What is the maximum, 24? 

Aaron MacDonald: 
It comes down to the calculation of the size of the lot, the bigger the lot, the more you can fit on in terms of 
building. We will get into these numbers at the actual Planning Board, its based on how much square footage of a 
building can go onto the lot. We don’t know how many units, it comes down to the total square footage. 

Councillor Snow: 
Could the developer change from 24 to 32 units? 

Councillor McFeely: 
We will at the Planning Board have the opportunity to find that out. 

Councillor Doiron: 
Currently, the R3 zone that it is in, is there any configuration that can be done today to put for example 3  
townhouses? 

Aaron MacDonald: 
We will comment on that at Planning Board. 

Deputy Mayor McColeman: 
Will information come back to Planning Board based on input from residents tonight? 

Aaron MacDonald: 
We will comment on those and look at the traffic that is there now. 

Councillor Ramsay: 
Where it is zoned R3 right now, there could be as many people living there as R3 as there could be as R4? 

Aaron MacDonald 
Under R3, a discretionary use is a town house of 8 units. We’d just have to verify if it could fit. 

Mayor Stewart: 
If three - 8 units could be there now, why would it have to be re-zoned? 

Aaron MacDonald: 
It is presently 3 lots, but in order to put a building on it, the building as shown would span over 2 properties. 
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Riley Cameron: 
With the three – 8 units, it is something that I never really thought about because with the setback rules and 
parking it would make the property tricky to deal with as it would probably have 2 access off Perry and on off 
Willow. The 24 unit is cleaner with the one access. 

Explanation of the Process 

In order to process a zoning bylaw amendment, 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. 
(4) The zoning bylaw amendment is read a second time and declared as read at a second Council 

meeting. 
(5) 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 Communities, Land and Environment for signature and the amendment 
becomes official. 

(Step 3 takes place at Planning Board Meeting scheduled for April 6 @ 5:00pm) 
(Steps 4- 5 take place at Council’s second meeting scheduled for April 19 @ 6:30pm) 

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]. 

Resolutions 

Resolution COS 21-037 
It was moved and seconded 

WHEREAS an application was received from Philip and Colleen Cameron for a zoning amendment for 
PID # 305839 From Medium Density Residential (R3) zone to High Density Residential (R4) zone under the City of 
Summerside Zoning Bylaw; 

BE IT RESOLVED THAT zoning amendment 044, be hereby declared as read a first time.  

[schedule B is attached] 

ZONING AMENDMENT 044 
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: 
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I. The zoning for PID # 305839 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 Medium Density 
Residential (R3) zone. 

Resolution carried 8-0 

Resolution COS 21-038 
It was moved and seconded 

WHEREAS an application was received from Philip and Colleen Cameron for a zoning amendment for 
PID # 305839 from Medium Density Residential (R3) zone to High Density Residential (R4) zone under the City of 
Summerside Zoning Bylaw; 

AND WHEREAS zoning bylaw amendment 044, 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 044, a bylaw to amend the City of Summerside Zoning Bylaw 
be hereby referred back to the Planning Board for review and recommendation. 

Resolution carried 8-0 

Resolution COS 21-039 
It was moved and seconded 

WHEREAS an application was received from Philip and Colleen Cameron for a zoning amendment for 
PID # 305821 From Medium Density Residential (R3) zone to High Density Residential (R4) zone under the City of 
Summerside Zoning Bylaw; 

BE IT RESOLVED THAT zoning amendment 045, be hereby declared as read a first time. 

[schedule B is attached] 

ZONING AMENDMENT 045 
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: 

II. The zoning for PID # 305839 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 Medium Density 
Residential (R3) zone. 

Resolution carried 8-0 
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Resolution COS 21-040 
It was moved and seconded 

WHEREAS an application was received from Philip and Colleen Cameron for a zoning amendment for 
PID # 305821 from Medium Density Residential (R3) zone to High Density Residential (R4) zone under the City of 
Summerside Zoning Bylaw; 

AND WHEREAS zoning bylaw amendment 045, 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 045, a bylaw to amend the City of Summerside Zoning Bylaw be 
hereby referred back to the Planning Board for review and recommendation 

Resolution carried 8-0 

Resolution COS 21-041 
It was moved and seconded 

WHEREAS an application was received from Philip and Colleen Cameron for a zoning amendment for 
PID # 305813 From Medium Density Residential (R3) zone to High Density Residential (R4) zone under the City of 
Summerside Zoning Bylaw; 

BE IT RESOLVED THAT zoning amendment 046, be hereby declared as read a first time. 

[schedule B is attached] 

ZONING AMENDMENT 046 
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: 

III. The zoning for PID # 305839 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 Medium Density 
Residential (R3) zone. 

Resolution carried 

Resolution COS 21-042 
It was moved and seconded 

WHEREAS an application was received from Philip and Colleen Cameron for a zoning amendment for 
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PID # 305813 from Medium Density Residential (R3) zone to High Density Residential (R4) zone under the City of 
Summerside Zoning Bylaw; 

AND WHEREAS zoning bylaw amendment 046, 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 046, a bylaw to amend the City of Summerside Zoning Bylaw 
be hereby referred back to the Planning Board for review and recommendation. 

Resolution carried 8-0 

Adjournment 

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

Basil L. Stewart  
Mayor 

Brian Hawrylak  
HR Officer 
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