
 
 

 

PLANNING BOARD AGENDA 
NOTICE OF MEETING 

 
Tuesday, July 02, 2019 at 4:30 p.m. 

Council Chambers, 2nd Floor, City Hall, (199 Queen Street) 

 

1. Call to Order 

2. Declaration of Conflicts 

3. Approval of Agenda – Approval of Agenda for Tuesday, July 2, 2019 

4. Adoption of Minutes - Minutes of Planning Board Meeting on Monday, June 04, 2019 

5. Business arising from Minutes  

6. Reports: 

a) Rezoning 
1. 7 Lions Crescent (PID #278721) Laurel 

Request to rezone the property at 7 Lions Crescent from R-1S (Single Detached Residential 

Zone) to R-3 (Medium Density Residential Zone) and amend the Official Plan Map from 

Low Density Residential to Medium Density Residential.  

 

2. 221 Belvedere Ave (PID #395087) Laurel 

Request to rezone a portion of the property at 221 Belvedere Ave. from R-2 (Low Density 

Residential Zone) to P (Parking Zone) and amend the Official Plan Map from Low Density 

Residential to Commercial.  

 

3. Miller Street / Pearson Street / Hanover Street (PID #530980) Greg 

Request to rezone from the Single-Detached Residential (R-1L) Zone to the Narrow Single-

Detached Residential (R-1N) Zone. Public meeting was held on Tuesday, May 28, 2019. 

 

4. 71 and 73 Upper Prince Street (PID #683748 & PID #359521) Robert 

Request to proceed to public hearing to rezone both 71 and 73 Upper Prince Street from Low 

Density Residential (R-2) Zone to the Medium Density (R-3) Zone and to amend the Official 

Plan Map from Low Density Residential to Medium Density Residential in order to construct 

six (6) additional apartment units to create a twelve (12) unit apartment building.  

 

b) Variances 
5. 29 Ole King Square (PID #344713) Robert 

Request for a major variance to reduce the required lot frontage from 20m (65.6 ft) to 

approximately 12.1m (40.02 ft) in order to permit the existing four (4) residential dwelling 

units 

 

 

 



 
 

 

6. 16 Maypoint Road (PID #777920) Robert 

Request for two major variances to decrease the minimum lot area requirement for a 12-unit 

townhouse use in the R-3 Zone from 2,640 sq.m (28,416.7 sq.ft.) to 2,387.6 sq.m (25,700.4 

sq.ft.) and to decrease the rear yard setback requirement from 7.5m (24.6ft.) to 3.6m (11.8 ft.) 

in order to construct six (6) additional dwelling units.  

 

7. 38-40 Hillsborough Street (PID #337535) Greg 

Request for a major variance to decrease the required lot frontage from 65.6 ft to 

approximately 45.9 ft in order to convert the existing 3-unit dwelling into a 4-unit dwelling. 

 

c) Others 
8. 4 Prince Street (PID #841536) Laurel 

Request for cash-in-lieu of parking spaces.   

 

7. Introduction of New Business 

8.Adjournment of Public Session 



PLANNING AND HERITAGE COMMITTEE – PLANNING BOARD MINUTES 
TUESDAY, JUNE 04, 2019, 5:00 P.M. 
COUNCIL CHAMBERS, 2nd FLOOR, CITY HALL 
 
Present: Councillor Greg Rivard, Chair 

Councillor Bob Doiron 
Councillor Julie McCabe 
Basil Hambly, RM 
Bobby Kenny, RM 
Kris Fournier, RM  
Rosemary Herbert, RM 
 

Reg MacInnis, RM  
Alex Forbes, PHM 
Greg Morrison, PII  
Laurel Palmer Thompson, PII  
Robert Zilke, PII  
Linda Thorne, PH AA 

Regrets: Deputy Mayor Jason Coady, Vice-Chair  
Mayor Philip Brown 
 

Shallyn Murray, RM 
Ellen Faye Ganga, PH IA/AA 
 

 
1. Call to Order  
Councillor Rivard called the meeting to order at 5:03 pm.  
 
2. Declaration of Conflicts 
Councillor Rivard asked if there are any conflicts. Reg MacInnis, RM, declared conflict of 
interest on agenda item number 6.a.4. 7 Lions Crescent (PID #278721). Councillor Rivard then 
moved to the approval of the agenda. 
 
3. Approval of Agenda 
Moved by Basil Hambly, RM and seconded by Councillor Doiron, that the agenda for 
Tuesday, June 4, 2019, be approved. 

  
CARRIED 

 
4. Adoption of Minutes 
Moved by Reg MacInnis, RM, and seconded by Councillor Doiron that the minutes of the 
meeting held on Monday, May 6, 2019, be approved. 

 
CARRIED 

 
5. Business arising from Minutes 
There was no business arising from minutes. 
 
6. Miller Street / Pearson Street / Hanover Street (PID #530980) 
This is a request to rezone the property on the corner of Miller Street/ Pearson Street/ Hanover 
Street (PID #530980) from the Single-Detached Residential (R-1L) Zone to the Narrow Single-
Detached Residential (R-1N) Zone to subdivide the vacant property and construct five (5) single-
detached dwellings. Greg Morrison, Planner II, presented the application. See attached report. 
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Councillor McCabe asked if there has been any further discussion with the future roadway being 
connected to Tara Heights. Mr. Morrison responded that a future connection was proposed 
during the East Royalty Master Plan discussion but any future connection would have to be 
approved and there has been no application made at this time to construct the connection. 
Councillor McCabe asked if that development would have to go through a process. Mr. Morrison 
responded that it would not be a public process but would be reviewed by the various City 
Departments. 
 
Franklin MacDonald, applicant, explained that the concerns raised at the public meeting were in 
relation to the height of the proposed dwellings and he had two examples of two storey dwellings 
in the existing neighbourhood. 
 
Bobby Kenny, RM, stated that there were a number of dwellings along Miller Street that would 
look into the back of the five proposed dwellings in light of the fact that they are proposed to 
face Pearson Street.  
 
Andrew Oakley, representative of the applicant, indicated that they would be willing to have two 
dwellings face Miller Street and three dwellings to face Pearson Street as a compromise. 
 
Rosemary Herbert, RM, asked if the applicants had a chance to meet with the residents since the 
public meeting. Mr. MacDonald indicated that he did not go door to door speaking with 
residents. 
 
Basil Hambly, RM, asked if they are still planning to be rentals. Mr. MacDonald confirmed they 
would be. 
 
Councillor Rivard asked what the maximum permitted height would be. Mr. Morrison responded 
that it is 36.1 ft. Councillor Rivard asked the applicants if they would be maximizing this 
building height. Mr. Oakley indicated that the height would be approximately 27.0 ft. 
 
Franklin MacDonald, applicant, indicated that this property would allow three single-detached 
dwellings, each with a secondary suite for a total of six units. 
 
Councillor Rivard asked for any further comments or questions; there being none, the following 
resolution was put forward: 
 
Moved by Kris Fournier, RM, and seconded by Basil Hambly, RM, that the request to 
amend Appendix “G” – Zoning Map of the Zoning & Development Bylaw from Single-
Density Residential (R-1L) to Narrow Single-Density Residential (R-1N) for the property 
on the corner of Miller Street / Pearson Street / Hanover Street (PID #530980), be 
approved. 

MOTION LOST 
(1-6) 
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7. 25 Pownal Street (PID #335588) 
This is a request to rezone the property at 25 Pownal Street (PID #335588) from the Downtown 
Neighborhood (DN) Zone to the Downtown Mixed-Use Neighbourhood (DMUN) Zone to avoid 
restricting the commercial uses permitted at this location in the future. Greg Morrison, Planner 
II, presented the application. See attached report. 
 
Regan MacLellan, representative of the applicant, indicated that the commercial space was there 
when she purchased it and thought that losing this use would devalue the property. Mr. 
MacLellan, also indicated that it is difficult to find a tenant if they are required to go through a 
variance / rezoning process each time. 
 
Councillor Rivard explained that previous Boards had concerns about the use of the building 
without any specific use in mind. Mr. MacLellan, stated that the prospective tenant is a 
hairdresser. Councillor Rivard asked if there was a minimum lease period for each tenant and 
Mr. MacLellan confirmed there was. 
 
Councillor McCabe asked for clarification about the current use of the property. Mr. Morrison 
explained that they would be a legal non-conforming bakery and would be permitted to open 
another bakery if the six month period had not elapsed.  
 
Councillor Rivard asked if we rejected this application would they have to apply for a site 
specific exemption. Mr. Morrison explained that the applicant would have to follow the variance 
process if the rezoning was rejected. 
 
Rosemary Herbert, RM, asked if any future commercial use would require a variance. Mr. 
Morrison confirmed a variance would be required unless it was a permitted use in the DN Zone. 
 
Councillor Rivard asked if we could approve the rezoning but limit the permitted uses. Alex 
Forbes, PHM, indicated that this would set up a situation whereby we were engaging in contract 
zoning which would make it difficult in the future (for planners and real estate people) to 
understand what would be permitted on this property. 
 
Mr. Morrison stated that the uses that are not permitted in the DN Zone but would be permitted 
in the DMUN Zone include an Eating & Drinking Establishment, Funeral Establishment, 
Medical, Health & Dental Office, Office, Personal Service Shop, and Retail Store. 
 
Mr. Forbes indicated that once a variance is approved they would be permitted to operate until a 
new tenant takes over the space. In this circumstance, there is more control and better 
understanding from the neighborhood perspective as to what use is permitted. 
 
Councillor McCabe asked if there would be renovations between tenants and Mr. MacLellan 
confirmed there would be. 
 
Councillor Rivard asked for any further comments or questions; there being none, the following 
resolution was put forward: 
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Moved by Reg MacInnis, RM, and seconded by Basil Hambly, RM, that the request to: 

a) Amend Appendix “A” – Future Land Use Map of the Official Plan from Downtown 
Neighbourhood to Downtown Mixed-Use Neighbourhood; and 

b) Amend Appendix “G” – Zoning Map of the Zoning & Development Bylaw from 
Downtown Neighbourhood (DN) Zone to the Downtown Mixed-Use Neighbourhood 
(DMUN) Zone; 

for the property at 25 Pownal Street (PID #335588), be recommended to Council for 
rejection. 

 
CARRIED 

(5-2) 
 

8. 351 North River Road (PID #’s 1014224 & 373415) 
This is a request to rezone the property at 351 North River Road (PIDs #1014224 & 373415) 
from the Low Density Residential (R-2S) to Medium Density Residential (R-3) Zone and to 
amend the Official Plan Map from Low Density Residential to Medium Density Residential.  
 
The purpose of the rezoning is to demolish or move the existing dwelling, consolidate two lots 
and facilitate the construction of two (2) townhouse dwellings and one (1) semi-detached 
dwelling for a total of 13 units. Laurel Palmer Thompson, Planner II, presented the application. 
See attached report.  

 
In accordance with Section 3.10 of the Zoning & Development By-law, on May 17, 2019 notice 
was sent to 33 residents located within 100 meters of the subject property advising them of the 
request to rezone and the date, time and location of the public meeting.  The letter solicited their 
written comments for or against the proposed rezoning request and the deadline to submit written 
comments on the application. 

 
Public Feedback  

In response to the City’s notification letter two (2) letters were received in opposition to the 
rezoning application.  One letter was signed by 9 residents on Madison Avenue. The letters 
stated various concerns such as: 

 
-The rezoning will impact the designated wetlands.  
- The development will impact our quiet single family neighbourhood.    
-It will cause a negative impact on our property value.   
-There will be a dramatic increase in traffic.  
-A town house development will look out of character in our neighbourhood   
-I bought my house in a single family neighbourhood and I did not expect the zoning to   
change. Please see the attached letters.     
 

The property is a 2.09 acre lot and the attached concept plan indicates that all the units will be 
three-storeys. The site plan also shows the proposed public road, however, if they build with the 
setbacks as shown, a private road would have to be constructed and the property will remain as 
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one lot. If a public road is constructed, setbacks for the lot on North River Road will have to be 
adjusted. The property is located between land zoned CDA and a single-detached subdivision. 
The current zoning of the property would allow for semi-detached dwellings and the proposed 
townhouse development would only increase the total density by 2 townhouse units onsite. Staff 
does not view that as a significant increase. Rezoning the property to the R-3 Zone allows for 
other multi-unit uses which poses concerns with residents.  If the rezoning is permitted, a 
development agreement must be in place to limit the density and restrict the development as 
proposed. Staff noted that the bulk and mass of the development does not appear to be out of 
scale with existing neighbourhood.   

 
In addition this proposed development is located along a watercourse and provincial regulations 
require a 50 meter non-developable buffer zone.  At the public meeting many residents voiced 
concerns about a wetland that is located along the south boundary of the property.  The site map 
provided by the applicant did not include the wetland and staff are unsure where the exact 
boundaries of this wetland exists.  Depending on the location of the wetland it may alter the 
placement of the dwellings as the site plan currently shows.  Ideally the wetland should be 
delineated by the Department of Environment to determine its location and where the buffer 
exists.   

 
Given the lack of clarity on the location of the wetland staff recommends that the application be 
deferred until the wetland and the surrounding buffer can be delineated by the Department of 
Environment.  Once the boundary of the wetland is determined staff will forward a final 
recommendation to the Board.   

 
Greg Munn, architect for the development, was present to provide more details and to 
answer any possible questions. 

 
Mr. Munn mentioned that the applicant wants to increase the density of the property and 
that the owners are willing to sign a development agreement with the City to ensure that 
they only build townhouses and the applicant has no intention of pursuing apartment 
units. The owner’s idea is to build townhouses/row houses that will cater to 
upper/middle range clients. Mr. Munn also added information on the buffer zone and 
stated that the Department of Environment is coming out this week to assess the 
wetland.  Mr. Munn also discussed the materials to be used and other details of the 
development. 

 
Reg MacInnis, RM, asked what would be the estimated cost per unit and Mr. Munn 
responded that it has not been determined at this point but is guessing to be at the 
$400,000-$500,000 range. Councillor Rivard clarified that the parking will be private.  
Mr. Munn confirmed it would be and that, “this is a good location for a nice 
architecturally designed project and would be a nice example to set for the area”. 
Councillor MacCabe asked if these houses are to be sold individually or rented (short 
and long term or Airbnb), and if any of these houses would be for affordable housing. 
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Mr. Munn responded that they will be sold individually and will definitely not be for 
short term rentals. Mr. Munn also added that the owner originally wanted to subdivide 
the lot into individual lots but there may be concerns with setback requirements if they 
proceed in this manner.  However, the subdivision type has not been resolved to date.  
There may be fewer units if developed on a public street with individual lots but the 
owner wants to develop it as row houses/condo. Mr. Munn also confirmed that there 
will be no affordable housing units on this development. 

 
Rosemary Herbert, RM, asked if Mr. Munn could respond to whether they intend to use 
public or private roads and how they intend to design them. Ms. Thompson responded 
that if the road is a public road, then the units fronting on North River Road will require 
adjustments or reorientation to meet the rear yard setbacks or this particular lot would 
have to be constructed as a single detached dwelling. The owners prefer not to develop 
this property with requests for variances. If it is developed as a private road, it can be 
developed with the existing setbacks.  

 
Mr. MacInnis also asked if the number of units is flexible and asked if there is a 
possibility of taking out units. Bobby Kenny, RM, asked if the garage would fit one or 
two cars and Mr. Munn responded that it will be for one car but will have around 16 
feet of driveway.  

 
Councillor Rivard clarified that if the application is approved, the owners are bound to 
construct what is presented. Mr. Munn confirmed that they have looked at all possible 
developments including apartment buildings but confirmed that the townhouses are the 
best route for this property and that they are willing to enter into a development 
agreement. 

 
Councillor Rivard asked for any further comments or questions; there being none, the 
following resolution was put forward: 
 

Moved by Councillor McCabe and seconded by Bobby Kenny, RM, that the request to: 
a) Amend Appendix “A” – Future Land Use Map of the Official Plan from Low 

Density Residential to Medium Density Residential; and 
b) Amend Appendix “G” – Zoning Map of the Zoning & Development Bylaw from 

Low Density Residential (R-2S) to Medium Density Residential (R-3) Zone, 
For the property at 351 North River Road (PIDs #1014224 & 373415), be deferred until 
the wetland is properly delineated by the Department of Environment. 

CARRIED 
 

9. 7 Lions Crescent (PID #278721) 
This item is a request to rezone the property at 7 Lions Crescent from R-1S (Single Detached 
Residential Zone) to R-3 (Medium Density Residential Zone) and amend the Official Plan Map 
from Low Density Residential to Medium Density Residential. This will require a 
recommendation to proceed to public consultation. Please see attached staff report  
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Mr. MacInnis, RM, declared a conflict and left the meeting for the staff presentation and the 
Board’s discussion and decision.  

The area to be rezoned is approximately 0.45 acres and will require a lot consolidation to permit 
the construction of the proposed residential building. The building will be 3 stories in height and 
will have 32 affordable units marketed towards seniors. This infill development is located on a 
public transit route and would be a typical use in this mixed residential neighbourhood. The 
applicant will be required to go through the Design Review Process.  

Forty seven (47) parking spaces are required for the new apartment building and the existing 
building on site.  The total lot area is 83,441 sq. ft. and the Bylaw requires 1,507 sq. ft. of lot area 
per unit on a corner lot.  Therefore, 55 units are permitted.  A density increase under Section 3.13 
of the Bylaw can be applied to this building because it is an affordable housing project.   
Therefore, the density can be increased to a total of 66 units on site.  The applicant is proposing a 
total of 62 units between the existing and proposed building.  The R-3 zone permits more than 
one building on site.         

Staff recommends that this application be recommended to Council to proceed to the public 
consultation phase.  

Robert Haggis, architect, was present to answer any questions. He noted that the building will be 
3 stories in height and the project is being developed by the Lions Club. He also noted that the 
Design Review Process will be an asset to this project.  

Councillor MacCabe asked if there will be 47 parking spaces on site for 66 units.  Ms. Thompson 
responded that a density bonus would permit an increase in the number of units without parking 
requirements.  

Councillor Rivard asked for any further comments or questions; there being none, the following 
resolution was put forward: 

Moved by Rosemary Herbert, RM, and seconded by Reg McInnes that the request to 
rezone the property at 7 Lions Crescent (PID #278721) from Single-detached Residential 
(R-1S) Zone to Medium Density Residential (R-3) Zone and the request to amend 
Appendix “A” – Future Land Use Map of the Official Plan from Low Density Residential 
to Medium Density Residential; and to amend Appendix “G” – Zoning Map of the Zoning 
& Development Bylaw from Single-detached Residential (R-1S) Zone to Medium Density 
Residential (R-3) Zone, for the property at 7 Lions Crescent be recommended to Council to 
proceed to public consultation. 
          CARRIED 

10. 6 Vic Campbell Boulevard (PID #275743) 
This item is a request for a home occupation for the retail sale of a cosmetic product. The use 
would entail the storing of inventory, packaging, shipping of items and the occasional customer 
pick up of the product.   Please see attached staff report.  
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Robert Zilke, P11, presented the application. The applicant proposes to have on-line retail sales 
of false eyelashes. The product will be stored on site and deliveries will be carried out by Canada 
Post. Two responses to the variance mail out were received both citing concern that there will be 
an issue with an increase in traffic. Mr. Zilke noted that there will be no direct retail sales from 
the premises 
 
Councillor Rivard asked if the City has any recourse if the applicant does not follow the 
requirements or if there is an increase in traffic.  Mr. Forbes responded that it is difficult to 
monitor and determine if a property is receiving too much traffic.  He suggested that it is a much 
better practice to apply appropriate terms and conditions up front to ensure that traffic is 
managed from the outset. 
 
Basil Hambly, RM, asked if the application as presented would have limit on site retail sales.  
Mr. Forbes commented that the business may grow but this should not be a concern if the 
property is limited to on-line sales only with no direct retailing from the property.  
 
Rosemary Herbert RM commented that if clients were picking up product this would generate an 
increase in traffic. Mr. Zilke responded that distribution will be through mail only as this will be 
a condition of approval.  
 
Councillor Rivard asked for any further comments or questions; there being none, the following 
resolution was put forward: 
 
Moved by Councillor MacCabe and seconded by Basil Hambly, RM, that the request for a 
Home Occupation to allow retail sale of a cosmetic product at 6 Vic Campbell Boulevard 
(PID # 275743) be recommended to Council for approval. 
          CARRIED 

 
11. 37 Vista Street (PID #373225) 
This is a request for a variance to reduce the rear yard setback requirement from 24.6 ft to 
approximately 18.0 ft in order to construct a garage addition (approximately 24.0 ft x 30.0 ft). 
Greg Morrison, Planner II, presented the application. See attached report.  
 
John Bell, resident, explained that he is in support of the proposed rezoning for the following 
reasons: 

 This property was formally a rental property and he had to deal with garage, noise, etc… 
for a number of years. 

 All but one of the properties in the neighbourhood have a two car garage. 
 The driveway on Vista Street will be removed which will create a better safety for 

vehicular traffic. 
 A two car garage increases the property value and makes it easier to sell. 

 
Councillor Rivard asked for clarification about whose view would be blocked in light of the 
proposed addition. Mr. Morrison explained that the two letters of opposition were from the 
residents at 41 Vista Street and 45 Vista Street. Councillor Rivard indicated that they would be 
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permitted a one car garage as-of-right. Mr. Morrison clarified that they would be permitted an 
18.4 ft addition without a variance. Councillor Rivard indicated that with an 18.4 ft addition this 
would also block their view and the residents don’t have rights to the view. 
 
Mr. Bell explained that there is a row of trees between their properties so the only view plane 
would be towards the Ball diamond. 
 
Councillor Rivard asked for any further comments or questions; there being none, the following 
resolution was put forward: 
 
Moved by Reg MacInnis, RM, and seconded by Councillor McCabe, that the request for a 
variance to reduce the rear yard setback requirement from 24.6 ft to approximately 18.0 ft 
in order to construct a garage addition (approximately 24.0 ft x 30.0 ft) on the property at 
37 Vista Street (PID #373225), be approved. 

CARRIED 
(7-0) 

 
12. 41-51 Allen Street (PID #371690 & PID #371609) and 53 Allen Street (PID #371517) 
This is a request for a lot consolidation of two properties in the Mixed-Use Corridor Commercial 
(MUC) Zone in order to demolish the existing single-detached dwelling at 53 Allen Street and 
construct an addition (approximately 40.0 ft x 60.0 ft) to Most Wanted Pawn. Greg Morrison, 
Planner II, presented the application. See attached report.  

 
Councillor Rivard asked for any comments or questions; there being none, the following 
resolution was put forward: 
 
Moved by Basil Hambly, RM, and seconded by Bobby Kenny, RM, that the request for a 
lot consolidation of 41-51 Allen Street (PID #371690 & PID #371609) and 53 Allen Street 
(PID #371517), be approved subject to a pinned final survey plan and a new perimeter 
deed description being registered describing the outer boundaries of Lot 19-1 be 
recommend to Council for approval. 

 
CARRIED 

(7-0) 
 

13. 185 Brackley Point Road (PID #390963) 
This is a request to obtain a site-specific exemption in the Single-Detached Residential (R-1L) 
Zone of the Zoning & Development Bylaw for the property at 185 Barkley Point Road (PID 
#390963) in order to allow an Automobile Body Shop and a Transportation Service 
establishment (taxi stand) as permitted uses. Greg Morrison, Planner II, presented the 
application. See attached report.  
 
Councillor Rivard asked what light body work consists of. Mr. Morrison explained that an 
Automobile Body shop would allow an engine rebuild. Osama Abdoh, applicant, indicated that 
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due to the size of the space, they would be limited to fixing rusted edges of the vehicles and 
touch paint. Mr. Abdoh explained that they would cut the rust off and re-weld. 
 
Mr. Abdoh explained that he was formally an engineering manager and would be able to do the 
calculations to ensure that there no disruption and pollution beyond 5 m unless there was a high 
wind speed which would extend it to 10 m. Mr. Abdoh also indicated that the paint is not toxic 
but it just inconvenient to smell. 
 
Bobby Kenny, RM, asked if he spoke with adjacent property owners. Mr. Abdoh indicated that 
he has spoken with the adjacent property owner and they have a good working relationship. 
 
Bobby Kenny, RM, asked if there was a physical paint room. Mr. Abdoh explained that there 
was not enough room for a dedicated paint room which is why only touch painting is performed. 
 
Mr. Morrison asked if his business operates in the two front bays. Mr. Abdoh confirmed that this 
was correct. 
 
Bobby Kenny, RM, asked if masks were required during painting. Mr. Abdoh indicated that only 
masks to reduce dust / rust inhalation are required. 
 
Bobby Kenny, RM, asked what equipment is required to do the sanding. Mr. Abdoh explained 
that only hand sanders are required. 
 
Bobby Kenny, RM, asked if most of the clients were personal vehicles or rental vehicles. Mr. 
Abdoh that he only operates on customers owned vehicles. 
 
Rosemary Herbert, RM, expressed her concern in relation to the current R-1L Zoning and the 
fumes generated from this business.  
 
Councillor Rivard asked who would be using the parking lot. Mr. Abdoh indicated that the 
parking is used primarily for Discount Car Rental and the proposed taxi stand would not have 
any vehicles on site. 
 
Reg MacInnis, RM, asked if during his time operating this business, if he had received any 
complaints. Mr. Abdoh confirmed that he has not. 
 
Councillor Rivard asked for any further comments or questions; there being none, the following 
resolution was put forward: 
 
Moved by Councillor McCabe and seconded by Bobby Kenny, RM, that the request to 
obtain a site specific exemption in the Single-Detached Residential (R-1L) Zone of the 
Zoning & Development By-law as it pertains to 185 Brackley Point Road (PID #390963) in 
order to allow an Automobile Body Shop and a Transportation Service establishment (taxi 
stand) as permitted uses, be approved subject to the signing of a Development Agreement. 
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CARRIED 
(5-2) 

 
14. Amendments to the Zoning & Development Bylaw (Bylaw PH-ZD.2)  
This item is proposed amendments to the Zoning and Development Bylaw for Home 
Occupations, Parking and Site Standards, 500 Lot Area Standards and Tourist Accommodations 
along with other general housekeeping amendments. After receiving feedback at the public 
meeting held on May 28, 2019, some changes to the Tourist Accommodations have been 
incorporated after receiving feedback from the public meeting. See attached staff report. 
 
Robert Zilke, P11, presented the proposed amendments. He noted that the proposed amendments 
cover broad topics, and alterations have been made to Appendix A. Definition section of the 
Zoning & Development By-law with regards to Tourist Homes. Mr. Zilke also noted that a 
public meeting has been scheduled on June 19, 2019, to hear comments on short term rentals.  
 
Councillor Rivard asked if short term rentals meet the definition as proposed. Mr. Zilke 
responded that Tourist Accommodations are regulated under the Provincial Tourism Act. The 
proposed amendments to the Bylaw would restrict the number of bedrooms that would be 
permitted in a tourist accommodation. Mr. Forbes noted that the proposed amendments will 
reinforce what was in the existing Bylaw.  Staff are trying to ensure that the existing by-law 
which has always recognized tourist accommodations in the past is not ambiguous.  This in turn 
will provide greater clarity as we move forward to determine how short term rentals should be 
managed in the future. 
 
Rosemary Herbert, RM, suggested that the amendments should be deferred until after the public 
meeting on June 19, 2019. Mr. Forbes responded that we need to put these amendments in place 
now because we are dealing with short term rentals in various capacities in the Zoning By-law 
and these amendments are actually restricting tourist accommodations by limiting the bedroom 
count. There is a need to fortify existing regulations pertaining to tourist accommodation until 
such time that short term rentals are recognized and regulated, which will be determined by 
Council in the near future.  
 
Reg McInnis, RM, asked if there will be any penalty in place if there are more than the approved 
number of bedrooms and who will enforce this. Mr. Forbes commented that there have been 
regulations in place in the existing Bylaw that have worked well and the new amendments will 
reinforce what presently exists and will further restricts a tourist accommodation until formal 
amendments relating to short term rentals comes forward in the future. Mr. McInnis asked what 
the source was for the definition and if the City uses the Industry Canada Codes.  Mr. Zilke 
responded that the definition was created in the fall when the consultant reformatted the Zoning 
by-law, staff also conducted a jurisdictional scan of other municipal By-laws across Canada.   
 
Rosemary Herbert, RM, asked if short term rentals could be added to the definitions.  Mr. Forbes 
responded that this is determined by the length of time a property is rented.  Zoning By-laws 
have typically not stipulate the length of time a property could be rented.  At this time the 
Province is the only authority that is issuing the licenses for short term rentals and there review is 
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not related to zoning or with land use.  He also noted that Toronto and Vancouver have 
regulations in place for short term rentals and staff is watching how these municipalities are 
effectively regulating this type of land use. He also noted that written approval from the City is 
required to be a recognized short term rental in the City of Charlottetown. 
 
Councillor Rivard noted that there is a lot of confusion around short term rentals.  Mr. Forbes 
also noted that a legal opinion will also be needed when the amendments are brought forward at 
a later date. 
 
Councillor Rivard sked if there were further questions; there being none, the following resolution 
was put forward: 
 
Moved by Basil Hambly, RM, and seconded by Bobby Kenny, RM,, that the amendments 
to the Zoning and Development Bylaw (PH-ZD.2) pertaining to: 
 

 Home Occupations; 
 Tourist Accommodations; 
 Low Density (R-2) and (R-2S) Zones; 
 500 Lot Area Design Standards; 
 Parking Standards; and 
 Appendix “A” Definitions 

 
Be recommended to Council for approval (as attached). 
         CARRIED 

  
15. New Business 
There was no new business discussed.  
 
16. Adjournment of Public Session 
 
Moved by Basil Hambly, RM, and seconded by Bobby Kenny, RM, that the meeting be 
adjourned. The meeting was adjourned at 6:45 p.m. 
           CARRIED 
 
 
 
 
 
 
 
 
 
_______________________ 
Councillor Greg Rivard, Chair 



 

 
Public Meeting of Council 
Tuesday, June 25, 2019, 7:00 PM 
Studio 1, Confederation Centre of the Arts 
145 Richmond Street 
 
Mayor Philip Brown Presiding 

 
Present:  

Mayor Philip Brown 

Deputy Mayor Jason Coady 

Councillor Alanna Jankov 

Councillor Mitchell Tweel  

 

Councillor Mike Duffy 

Councillor Robert Doiron 

Councillor Terry Bernard 

 

Also:  

Alex Forbes, PHM  

Laurel Palmer Thompson, PII  

Ellen Faye Ganga, PH IO/AA 

 

Regrets:   

Councillor Greg Rivard  

Councillor Julie McCabe 

 

Councillor Kevin Ramsay  

Councillor Terry MacLeod 

1. Call to Order 
Mayor Philip Brown called the meeting to order at 7:04 pm. 
 
2. Declarations of Conflict of Interest 
There were no declarations of conflict.  

 
3. Approval of Agenda 
Mayor Philip Brown opened the meeting, introduced the members of the Council and 
the purpose of the meeting. Mayor Brown introduced the application and turned over to 
Laurel Palmer Thompson, Planner II, to provide more details. 
 
4. 7 Lions Crescent (PID #278721) 
This is a request to rezone the property at 7 Lions Crescent from Single Detached 
Residential Single (R-1S) Zone to Medium Density Residential (R-3) Zone and to amend the 
Official Plan Map from Low Density Residential to Medium Density Residential. The purpose 
of this application is to consolidate four (4) lots with the existing building at 7 Lion’s 
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Crescent to facilitate the construction of a 3-storey, 32-unit affordable apartment building 
next to the existing building. Robert Haggis, architect for this application, is here to explain 
the proposed development. 
 
Robert Haggis explained that the proposed development would require the consolidation of 
four lots in order to build an addition of 32-unit apartment building on the property and 
additional parking spaces. Mr. Haggis also provided details of the proposed apartment 
building having a mix of one and two bedroom unit and proposed materials for the exterior 
of the building. 
 
Erin Kielly, resident, raised her comments and concerns regarding the proposed 
development and is outlined below: 

- Concerns about off-street parking and asked if this will be addressed by the 
proposed development.  Kids are on the street because they play along the park and 
wants to make sure all parking will be on site and be a safer place for kids to drive 
their bikes along Laurie Drive/Lion’s Crescent 

- Requested to expound the proposal on Lions Crescent of potential of being 
converted to a one-way street 

- Consideration about possible upgrade or addition to the existing park. She 
recommended a concrete pad that would act as a rink or basketball court would be a 
good addition. 

 
Alex Forbes, PHM, responded on the parking concern and mentioned that the existing 
apartment did not have enough parking spaces and this new development is an opportunity 
to add more parking spaces for the apartment. 
 
Robert Haggis also commented that the additional parking spaces will help address the 
issue on parking. 
 
Erin’s sister who is also a resident of the area commented that since it is a senior’s dwelling, 
is there a plan in place for accessibility and sidewalks along Laurie Drive/Lions Crescent. She 
added that it is not safe to walk along that street anymore. There are about two to three 
group homes in their area and there is almost zero accessibility.  One of the Lion’s Club 
member responded that as members of the club, we want to help the community. 
 
Mayor Philip Brown commended Ms. Kielly’s comments and recommendations and asked 
who owns the park. A Lion’s club representative confirmed that the park is owned by the 
City and therefore Mr. Brown requested Ms. Kielly to summarize all concerns or 
recommendations on park upgrades and accessibility and forward it to her Councillor 
(Councillor Terry MacLeod). 
 
Ms. Kielly also asked if the tree line along the property will be maintained and additional 
landscaping will be in place and Mr. Haggis confirmed that they are going to try and keep 



Public Meeting of Council 3 of 3 June 25, 2019 

the trees along the property. Ms. Kielly also asked about the storm water management plan 
and Mr. Haggis responded that this will be dealt with at the development permit stage.  
 
Mayor Brown asked about the timeline to begin with the development and a member of the 
Lions’ Club responded that as soon as they get the zoning changed and financing approved, 
including working with the government for affordable housing incentives, then they would 
start with the development. They also added that they are going to work with the 
neighbours to ensure that all the concerns are addressed.  
 
Ms. Kielly, mentioned that there are a lot of residents that walk that loop everyday and we 
just want to make sure it’s safe and that the Lion’s Club is a good neighbor. Also, it is not 
the residents driving along we are concerned about because the seniors are very cautious, it 
is more the people driving through. 
 
Earl Foster, resident, commented that the development will not affect him or his property 
too much but echoes the same concerns about traffic Mr. Foster is afraid that if we’re not 
cautious with traffic, a child may get injured. Mr. Foster also added that there are no 
sidewalks along the area and asked where the City is going to get the property to make 
sure there is plenty of room for sidewalks. Children walk across properties to reach the park. 
Mr. Foster also added that if residents have company, where are they going to park their 
cars. Mr. Haggis noted that there will be 36 parking spaces for the new development. 
 
Councilor Mitchell Tweel asked Mr. Haggis if this development has been consulted with the 
Police Department regarding the traffic concerns. Mr. Haggis responded that they have not 
discussed this with the Police Department yet. Mr. Forbes added that staff can work with 
the Police Department and Public Works to look at these concerns. Mr. Forbes added that 
the sidewalks are more of the City’s issues rather than the applicant’s issues. Mr. Tweel also 
clarified if this should be consulted with the Police Department first and Mr. Forbes 
responded that a traffic study is normally performed for a significant development or busier 
streets but will ask the opinion of the Police Department to see how this development would 
impact the neighbourhood.  
 
Mayor Brown asked for any comments or questions; there being none, the meeting 
proceeded to the next item.  
 
5. Adjournment of Public Session 
Moved by Councillor Mike Duffy and seconded by Councillor Terry Bernard that the meeting 
be adjourned. Meeting adjourned at 7:27 p.m. 

























  

 
 

TITLE: 
FUTURE LANDUSE MAP AMENDMENT AND ZONING 
AMENDMENT (PID# 395087) 221 Belvedere Ave. 
FILE: PLAN-2019-06-June-6A-2 
OWNERS: GGR Holdings Ltd. 
APPLICANT: Robert MacLellan 

 

MEETING DATE: 
July 2, 2019 

Page 1 of 5 

DEPARTMENT:  

Planning & Heritage 

ATTACHMENTS: 
A. GIS Map 
 

SITE INFORMATION: 

Context: Mature mixed density neighbourhood adjacent to a low density, medium density and 
MUC zoned land.   

Ward No: 2 Belvedere 

Existing Land Use: vacant R-2 lot. 

Official Plan: Low Density Residential          

Zoning: Low Density Residential  

 
RECOMMENDATION: 
 
The Planning & Heritage Department encourages Planning Board to recommend to Council to  
proceed to public consultation for the request to amend Appendix “A” the Official Land Use Map 

of the City of Charlottetown from Low Density Residential to Commercial and a request to amend 

Appendix “G” – Zoning Map of the Charlottetown Zoning and Development Bylaw from R-2 (Low 

Density Residential) Zone to P (Parking) Zone at 221 Belvedere Ave (PID #395087). 

 

REQUEST 
This application is for the property located at 221 Belvedere Avenue (PID #395087) which is 
currently zoned R2- Low Density Residential.  The applicant has proposed to subdivide the 
property and to rezone the rear portion to P-Parking.  This portion of the property would then be 
consolidated with the adjacent MUC-Mixed Use Commercial property (Sherwood Drug Mart) to 
provide approximately 16 additional parking spaces.  The front portion of the parcel in question, 
which currently contains a single detached dwelling, will remain as R2 – Low Density Residential.   
This application also requires an Official Plan amendment from Low Density Residential to 
Commercial. 
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Development Context 
 
The property is bounded to the north by Medium Density Residential (R-3) on Valhalla Court, 
Parking (P) to the east, by Low Density Residential (R-2) to the east and by Low Density 
Residential (R-2) and Business Office Commercial (C-1) zoned land to the west.     
 

ANALYSIS: 
This rezoning may be seen as equivalent to an extension of the MUC – Mixed Use Corridor on 
Brackley Point Road, which is part of the suburban commercial center, the Sherwood Shopping 
Center.  However, consideration is required as to whether or not we want to allow a shift of the 
MUC/Parking zone further into the adjacent residential area on Belvedere Avenue.  In the past 
the Parking zone has been used as a transition zone between commercial properties and 
residential properties, and often demarks the limits of such Commercial areas.  It should be 
considered that in 2011 the applicant applied for the same application to extend the parking zone 
across the back of 223 Belvedere Avenue.  The current application is an extension of that parking 
lot farther into the residential area.     

Key sections from the Official Plan to be considered include: 

Section 3.2.3 

Our policy shall be to allow small-scale commercial and institutional development which serves 
the local needs of the neighbourhood, subject to the City’s development regulations. 

 

Section 4.3.2  

Our policy shall be to encourage in suburban centres the development of small to medium-scale 
structures, and in the Sherwood Shopping Centre, to encourage the development of a village 
atmosphere through the application of comprehensive urban design principles for buildings and 
street improvements.   

 

Our policy shall be to require that appropriate landscaping be introduced as part of any expansion 
or improvements in both suburban centers so as to improve the visual appeal and general 
attractiveness of these areas. 

Although we generally think of “development” in terms of building construction, the extension of 
a parking lot is another form of development which is directly related to business growth, and in 
this case the growth of a community service oriented business, a medical center/pharmacy.  This 
property (approx. 2 acres), contains the medical center, a pharmacy, and a restaurant, all of 
which have high parking demands. Although the property owner has met the City’s parking 
requirements with the expansions of these businesses over the past 10 years, there has been 
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more demand for parking for these businesses.  There is also a small expansion slated for the 
restaurant which shares the site.   

 

Typically with “parking” applications we are challenged by the impacts of holes being left in the 
streetscape, however in this case the proposed parking area will be in the rear of existing 
properties and the streetscapes shall remain unchanged. If permitted there would be a 
requirement of landscaped buffers and/or fences between the new parking area and adjacent 
residential properties.  The adjacent parking area is already serviced with storm water 
catchbasins which will be extended and utilized to prevent drainage onto adjacent properties.    

 

However, we must also consider that although this area does already have a mix of commercial 
uses it is a further extension of a commercial use into a residential area.  Currently the R-2 Low 
Density Residential Zone is adjacent to a Medium Density Residential (R-3) Zone.  Both of these 
zones are transitional and this would be viewed in planning as “stepped zoning”.  The extension 
of the Parking Zone along these residential properties would require landscaped buffers.     

The Official Plan also promotes having a balance between all modes of transportation. … A 
growing awareness of the environment and the benefits of a healthy lifestyle has led to an 
increased demand for improved transit service and more facilities for pedestrians and bicyclists. It 
would be with disregard of the Official Plan, and further the City’s Sustainability Plan, to increase 
the size of parking lots in response to such demand, without also looking at increased need for 
transit, cycling and pedestrian services to this area of the City.   

Belvedere and Brackley Point Rd have been marked with bike lanes which allows cyclists to safely 
travel in this area of the City.  There is a bus stop across the street at the Sherwood Shopping 
Center that many patients are known to use.  Perhaps additional transit stops could be increased 
to the area to promote transit use instead of reliance on automobiles. 

 

Below is a quick summary of the subject application’s positive attributes, neutral attributes, and 
shortcomings: 
 

Positives Neutral Shortcomings 

 The additional parking will add 

parking capacity to the site and will 

prevent motorists from parking 

along streets. 

  The proposal is already adjacent to 

an existing parking and MUC Zone.   

.   

 

 

 

 The site is located adjacent to 

residential development 

 Rezoning to parking can be 

viewed as commercial creep 

into a residential area.     
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CONCLUSION: 

 

Given the location of this proposed extension of an existing parking zone and that it will not 
impact the streetscape.  If approved appropriate landscape buffers would have to be integrated 
on the site between the parking lot and the existing residential development. The property is also 
adjacent to medium density development in a mixed use neighbourhood staff feel that it is worth 
gauging the neighbourhood’s opinion on this request and are therefore recommending advancing 
the proposal to public consultation..   
 

RECOMMENDATION: 

The public meeting is an important first step in the rezoning process for the purpose of receiving 

the views and opinions of the public and applicant prior to Council approving or rejecting the 

rezoning and development application.  As such, Staff recommends proceeding to the public 

consultation stage for the rezoning application. 

 

   
 

  

MANAGER:   

Alex Forbes, MCIP, MBA 
Manager of Planning & Heritage  

PRESENTER:   

Laurel Palmer Thompson, MCIP 
Planner II
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Attachment A. GIS Map: 

 

 
 



























































































  

 
 

TITLE: 
Request for Cash in lieu of parking and Site Specific 
Amendment(PID#841536 ) 4 a Prince Street 
FILE: PLAN-2019-06-June-6C-8 
OWNERS: Paul Jenkins, Paul Murphy 
APPLICANT: Sable Arc Studios 

 

MEETING DATE: 
July 2, 2019 

Page 1 of 5 

DEPARTMENT:  

Planning & Heritage 

ATTACHMENTS: 
A. GIS Map 
 

SITE INFORMATION: 

Context: Waterfront  Zone mixed use development   

Ward No: 1 Queen’s Square 

Existing Land Use: vacant WF lot. 

Official Plan: Waterfront 

Zoning: Waterfront 

 
RECOMMENDATION: 
Staff encourages Planning Board to recommend to Council to proceed to public consultation to 
obtain a site specific exemption of the Waterfront Zone (WF) Zone of the Zoning & Development 
By-law as it pertains to 4a Prince Street (PID #841536) in order to construct a seven (7) storey 
mixed-use development and allow the applicant to enter into an agreement with the City to 
provide (20 standard parking spaces) off-lot on the Harbour Authority Parking lot at 3 Stan 
MacPherson Way PID# (335430) for a period of not less than 10 years which is contrary to the 
Zoning & Development By-law (2018-11) and to permit cash in lieu for  9 standard parking spaces. 
 

REQUEST 
The Planning & Heritage Department has received a request to construct a seven storey, mixed-

use building on a vacant lot located at 4a Prince Street (PID #841536). The proposed building 

includes a ground floor with commercial space and a hotel lobby with the second to seventh 

floors containing 48 hotel units and 60 apartment units.  

 

In order to construct the proposed building, the applicant requires a site specific exemption to 
the Zoning & Development By-law to allow the applicant to apply for off-lot parking which is not 
permitted in the Zoning & Development By-law (2018-11).  The applicant is also requesting to 
provide cash-in-lieu for 9 standard parking spaces.  
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ANALYSIS: 
Parking: 

The subject property is located in the Waterfront Zone (WF) Zone.  Staff completed a parking 
calculation based upon the submitted plans.  

Standard Parking Spaces 

Business office / retail store in the 500 Lot Area = 2 spaces for the first 450 sq ft of floor area plus 
1 addition space for each additional 1,045 sq ft of floor area. 

Main Floor = +/- 4,000 sq ft of commercial retail, hotel = 6 spaces 

Dwelling unit in the 500 Lot Area = 1 space for every two dwelling units in a building with more 
than three dwelling units. 

60 residential dwelling units = 30 spaces 

Hotel, 1 space per guest room. 

48 hotel units = 48 parking spaces 

Total required parking = 84 spaces 

Parking spaces included onsite: 

19 standard spaces 

36 spaces substituted for (2) bus parking spaces  

3 barrier free spaces 

Total onsite parking = 55 standard spaces and 3 BF 

Proposing offsite and cash-in –lieu:  

20 offsite 

9 cash-in-lieu 

As per Section 4.44.6 of the previous Zoning & Development By-law (August 1, 2018), the 
development officer could, with the approval of the Council, approve off-lot parking for 
developments located in the 500 Lot Area provided that the building containing the required 
parking is within 787.4 ft of the subject lot and the developer has filed with the City, a lease 
providing the parking for a period of not less than 10 years.  

The Bylaw was revised on (2018-11) and currently does not allow for off-lot parking but rather 
requires that cash-in-lieu of parking must be paid when adequate parking cannot be provided on 
the property and therefore, a site specific exemption is required.  
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In this circumstance, the applicant would be required to pay $174,000.00 ($6,000 per space x 29 

spaces) to construct the proposed building. In light of the fact that this project has been 

developing for the past few years, and that a lease was obtained by the previous property owner 

that transferred to the existing property owner for off lot parking spaces the applicant is 

requesting that they be able to enter into an agreement with the City to provide the 20 standard 

parking spaces as off lot on land owned by the Harbour Authority (PID# 335430) and the 

remaining 9 standard parking spaces as cash-in-lieu as per the previous Zoning & Development 

By-law (August 1, 2018). 

 

Below is a quick summary of the subject application’s positive attributes, neutral attributes, and 

shortcomings: 

Positives  Neutral Shortcomings 

 

 Promotes compact urban form 

and infill development, as well 

as the efficient use of 

infrastructure  

 Provides suitable commercial 

employment opportunities and 

public realm amenities within 

the neighbourhood. 

 Strengthens the character of 

the 500 Lot Area 

 Adds to the vibrancy of the 

waterfront. 

 Design review has been 

completed and the reviewer 

recommended for approval.  

 

 

 

 

 

 Requires a site specific 

exemption to allow the 

applicant to apply for off-

lot parking. 

 Requires 9 spaces to be 

paid in cash-in-lieu. 

 

 

 

CONCLUSION: 

 

This project has already gone through the Design review phase and was recommended approval 
by the design reviewer.  The design reviewer did identify that the parking that could not be 
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accommodated onsite would have to be approved through the Bylaw provision for cash-in-lieu.  
The Design reviewer was not aware of the existing leased spaces off site.    
 
That being said, staff is confident that the requirements in the Zoning & Development By-law has 
been satisfied and the proposed development will enhance the waterfront zone. 
 
Staff has confidence in recommending for the project to proceed to the public consultation phase 
for a site specific amendment pertaining to parking, the building design has been recommended 
through the design review process and is subject to the signing of a Development Agreement to 
ensure that the plans that have been reviewed will be constructed. The Development Agreement 
will also include provisions pertaining to the parking arrangement. 
 
 

RECOMMENDATION: 

Staff encourages Planning Board to recommend to Council to proceed to public consultation to 

obtain a site specific exemption of the Waterfront (WF) Zone of the Zoning & Development By-

law as it pertains to 4a Prince Street (PID #841536) in order to construct a seven (7) storey mixed-

use development and allow the applicant to enter into an agreement with the City to provide (20 

standard parking spaces) off-lot on land owned by the Harbour Authority (3 Stan MacPherson 

Way, PID #335430) for a period of not less than 10 years which is contrary to the Zoning & 

Development By-law (2018-11) and cash-in-lieu for 9 standard parking spaces  ). 

   
 

  

MANAGER:   

Alex Forbes, MCIP, MBA 
Manager of Planning & Heritage  

PRESENTER:   

Laurel Palmer Thompson, MCIP 
Planner II
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Attachment A. GIS Map: 
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