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Planning is a collaborative process used to help citizens, business owners, and civic 
leaders envision a common future for their community.

Fundamentally, planning provides a framework to guide how land is used, how and 
where growth and development happens, and how and where buildings are built.
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Zoning and 
Development Bylaw

Official Plan

About the Project

Planning documents are meant to change over time. 
In PEI, they undergo periodic review roughly every 5-10 years.

1
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Things We Can Regulate

+ Lot standards

+ Building placement

+ Building size

+ The uses permitted on land

+ Signage

+ The location of services

+ The processes required for

different types of development

+ Accessory buildings and structures

+ Outdoor storage

+ Street accesses

+ Parking requirements

+ Landscaping

+ Development in areas of environmental 

sensitivity or where hazards are present
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Things We Can’t Regulate

+ Resource activities

+ Most land below the ordinary high water mark

+ People

+ Land ownership

+ Taxation

+ Provincially owned roads and highways
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Town Council

Town Staff

Planning, Development, & Heritage 
Committee

Residents

Community Groups

Businesses

It’s a 
collaboration!

The Province

Our Neighbours
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Project Timeline2 Project Timeline2

January - March 2025

Phase 1: Visioning
September - November 2024

Phase 3: Draft Engagement
August - September 2025

Phase 4: Second Draft Engagement

October - November 2025

0
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Community Workshops
Monday, February 24th, 6:30pm - Housing
Stratford Emergency Services Centre, 6 Georgetown Road

Tuesday, February 25th, 6:30pm - Transportation and Recreation
Stratford Town Centre, 234 Shakespeare Drive

Wednesday, February 26th, 7:00pm - Culture and Heritage
Stratford Emergency Services Centre, 6 Georgetown Road

Monday, March 10th, 6:30pm - Employment Lands and Development
Stratford Emergency Services Centre, 6 Georgetown Road

Tuesday, March 11th, 6:30pm - Environment and Agriculture
Stratford Town Centre, 234 Shakespeare Drive
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What We Heard3

Challenges
• Need for more essential services, such as banks and pharmacies, 

alongside diverse shopping and entertainment options.
• Desire for more fine dining establishments, family-friendly 

restaurants, diverse cuisines, and even pubs or nightlife venues
• Ensuring that commercial development is compatible with 

surrounding land uses and transportation infrastructure.
• Need to make business operations easier for owners and provide 

equitable and meaningful employment opportunities for all.
• Importance of supporting local businesses and promoting a balanced 

economy that nurtures diverse startups.
Opportunities
• Residents envision the creation of a thoughtfully planned downtown 

core, balancing vibrant development with the community charm.
• A desire to embrace and improve the employment areas of     

Stratford.
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Issues and Options4

Introduction
• Stratford has retained its farming identity while also blossoming as its 

own economic hub, separate from the city across the river
• This presentation highlights the interconnections between Stratford’s 

people, industries, and community to identify trends and opportunities 
within the town.
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Key Employment Issues
Unemployment Rates
• The number of unemployed persons increased from 255 persons to 475 

(86.3% increase) between 2011 and 2021 compared to an 8.5% 
decrease within the province.

• In 2011, the unemployment rate was 5.2%, which has since jumped to 
8.0% in 2021.

Daily Commute
• The majority of working residents in Stratford commute to a place of work 

outside of the town. As of 2021, only 16.2% of residents commuted 
within the town to get to work.

• Most locals are electing to live in the town and commute elsewhere for 
work.
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Key Employment Issues
Industry Trends
• Six industries in Stratford saw a decrease in the number of workers. 
• The largest drops were found in the Real Estate, Rental, and Leasing as 

well as the Information and Cultural industries.
• These dropped from 120 to 60, and 120 to 70 employees, respectively.
National GDP
• In Canada, the GDP is expected to lower, with a projection of 0.6% of 

economic growth in 2024. This slowing growth rate can be linked to 
factors such as weak residential investment, softening labour market, 
and environmental disasters.
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Employment Lands and Rezoning Map
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Key Employment Options
Permitted Uses Review
• Reviewing the uses permitted in 

each commercial zone ensures that 
the activities that can and should be 
occurring in those areas have the 
ability to do so. 

• Activities that would cause conflict 
or would draw business away from 
other areas of town would not be 
permitted.
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Key Development Options
Commercial Infill
• Seeks to “fill in” underutilized land in 

areas where commercial activity is 
already happening.

• Uses existing infrastructure rather 
than requiring the expansion of 
infrastructure.

• Helps improve the attractiveness of 
the community by “activating” vacant 
land.
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Key Development Options
Industrial Expansion
• The town’s current business park has 

few vacant lots available for 
development, however, it is 
constrained with primarily residential 
zoning surrounding it. 

• Identifying new areas for industrial 
zoning would ensure new industrial 
activities that are not suited to be 
located near residential 
neighbourhoods could continue to find 
a place to operate.
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Key Development Options
Home Occupations
• Home-based businesses can act as 

an incubator for small businesses, 
allowing the owner to start small with 
minimal overhead. 

• These businesses benefit from the 
owner already having the space. 

• Home-based businesses can also 
provide economic activities for those 
who have barriers to traditional 
employment, such as stay-at-home 
parents or those with mobility 
challenges.
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Large Multi-Parcel Rezoning 
Proposal

As part of the Stratford Plan Review, Town Staff are 
proposing to rezone a large selection of parcels along the 
Stratford & Hopeton Road, to a Mixed-Use Zone in order to 
facilitate fresh development. The proposed areas are 
currently a mixture of commercial and mixed-use zones that 
are not very efficient for the type of development the Town 
would like to see in a Main Street commercial area.
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Why Now

The rezoning proposal is part of an initiative identified in the 
Town’s Housing Accelerator Fund (HAF) agreement. HAF 
is a federally-funded, application-based program and part of 
the federal National Housing Strategy (NHS) which aims to 
increase the supply of market housing by incentivizing 
municipalities to make changes that will:

• Grow housing supply faster than their historical average
• Increase densification 
• Speed-up approval times
• Establishing inclusionary zoning bylaws
• Encourage public transit-oriented development
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Objectives

• Create welcoming town gateway
• Walkable neighbourhood adjacent to new waterfront park
• 4-7 storey mixed-use development
• Highest density at TCH/Hopetown & Stratford Rd 

intersection
• Decreasing density towards low density neighbourhoods
• Active street-level with transparent ground floor retail and 

services
• Widened sidewalks with opportunities for landscaping, 

amenities, and patios
• Live and work close to transit and services
• Parking at rear of of development
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Benefits

• Contributes to addressing housing shortage
• Increased commercial and residential tax base
• Efficient use of services
• Anticipated impacts on transit, routes, and ridership
• Increased demand for developing the Jr. High project 

sooner rather than later
• Job creation
• Efficient and sustainable development
• Improved utilization of land
• Growing up instead of growing out
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Previous StudiesPrevious Studies
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Permitted Uses

• Stand-alone Apartments (owned by a single Property 
Owner or as Condominiums

• Apartment Buildings with commercial uses on the first 
floor; 

• Townhouse Dwellings (owned either individually or as 
Condominiums or by a single owner) up to 6 units per 
building adjacent 

• Stacked Townhouse Dwellings up to twelve (12) units;
• Live-work Residential 
• Stand-alone Commercial 
• Office Uses; 
• Office and/or residential Buildings with commercial uses 

on the first floor; 
• Health Clinics; 
• Child Care Centres; 
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Permitted Uses

• Community Care Facilities; 
• Public and/or Private Assisted Care Facilities; 
• Institutional Buildings; 
• Group Homes; 
• Civic Centres; 
• Municipal Buildings; 
• Restaurants;
• Accessory Buildings/Structures; 
• Recreational Uses; 
• Nursing Homes; and
• Hotels, excluding lots abutting R1/R2.
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Urban Design Approach
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Urban Design Approach
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Urban Design Approach
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Urban Design Approach

__ Scenes 1 I

J

3

r.

\
\

HK I

k

k

I

1

1

\

\

/

\
JO
JU

sS’ zgz
S^j-

k

Page 541 of 1516



Urban Design Approach
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Urban Design Approach
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Urban Design Approach
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Urban Design Approach
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Urban Design Approach
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Questions to Consider
1. How can Stratford continue to grow while creating its identity in the 

downtown?
2. What challenges and opportunities exist for economic development and 

commercial investment in Stratford?
3. What areas of town should be targeted for economic growth and 

commercial and industrial activity?
4. What incentives and/or programs can be provided to attract businesses 

to the area?
5. Which of the highlighted tools are appropriate to Stratford? Are there 

specific parameters or conditions that should be considered if any of 
these tools are implemented?

6. What other potential planning tools should be explored for use in 
Stratford?

7. How can economic development and commercial areas be improved in 
tandem with the other discussion topics (e.g. transportation and culture 
and heritage)?

5
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Thank you!

Questions?

consultation@townofstratford.ca

https://www.shape.townofstratford.ca/projects/official-plan
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Introduction

The Town of Stratford has a diverse economy that 
has gone through many changes through its history. 
In its early days much of the town was utilized 
for agriculture and as a satellite community for 
Charlottetown. Today, Stratford retains its farming 
identity while also blossoming as its own economic 
hub, separate from the city across the river. The 
majority of Stratford’s labour force today can be 
found in the retail trade, health care and social 
assistance, and public administration sectors. This 
document highlights the interconnections between 
Stratford’s people, industries, and community to 
identify trends and opportunities within the town.

This discussion paper is the fourth in a series of five, 
which provides context for the Town of Stratford’s 
economy and lays the context for discussions 
around its new Official Plan and Zoning and 
Development Bylaw. This paper reports on the 
current assets of the town, reflecting on the labour 
and employment rates that support the community. 
This discussion paper will also explore economic 
development more broadly, and what it means for 
towns such as Stratford. Finally, this report explores 
some of the planning tools that could be used to 
support Stratford’s economy and commercial areas.
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Key Economic Trends and 
Issues

How has Stratford’s 
economy evolved? 
What factors need to be 
considered when making 
planning decisions 
about the economy and 
commercial areas?
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Labour Force Trends

The demographic changes occurring at 
the national, provincial and local levels 
have significant impacts on the way people 
participate in the economy. As communities 
age, there is a greater number of individuals 
leaving the workforce compared to the number 
of young persons entering the job market.

The number of unemployed persons increased 
from 255 persons to 475 (a 86.3% increase) 
between 2011 and 2021 compared to a 8.5% 
decrease within the province. Over this same 
period, the number of employed persons 
in Stratford increased from 4,945 to 5,440 
(+10.0%). The town also experienced a 
significant increase in its total working-age 
population (aged 15+). The town’s population of 
individuals 15 years of age and over increased 
by 26.7%. With this in mind, the town is 
growing rapidly, but unemployment rates have 
also increased. In 2011, the unemployment rate 
was 5.2%, which has since jumped to 8.0% in 
2021.

The information above would suggest that 
the increase in the number of working age 
individuals in Stratford has lead to higher 
competition for the jobs available in the area.
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Education Trends

Residents within the Town of Stratford are 
highly educated, with 70.6% of the working-age 
population possessing more than a high school 
certificate. This is substantially higher than the 
province, with 55.6%, and Queens County, with 
62.4%, having more than a high school certificate. 
In total, Stratford has gone from 4,595 residents 
with a postsecondary degree, diploma, or 
certificate in 2011 to 6,165 in 2021.

The continued increase in education levels may 
be due to several factors. For one, there is a 
national and global shift from jobs in sectors 
including manufacturing, transportation, and 
warehousing among other jobs characterized by 
hands-on labour to employment in professional 
and administrative sectors. Another consideration 
is the affluence of the town’s residents and the jobs 
that they hold, or have held.

Figure 1: Major Field of Study (2021) - Classification of Instructional Programs.
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Commuting Trends

The majority of working residents in Stratford 
commute to a place of work outside of the town. 
As of 2021, only 16.2% of residents commuted 
within the town to get to work. This results in a 
significant portion of individuals traveling outside 
of Stratford to get to work. 75.9% of residents, 
commuted outside of Stratford but stayed within 
the region. Despite this high percentage, the 
number has dropped by 5.1% since 2016. 

This indicates that there is a shift towards working 
within Stratford rather than traveling outside.
Based on this, most locals are electing to live 
in the town and commute elsewhere for work. 
As Stratford has acted as a satellite town to 
Charlottetown for many years, this trend makes 
sense. It is likely that most residents of Stratford 
work in Charlottetown, and even Cornwall due to 
their close proximity to one another. 
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Local Employment & 
Industry Trends
Using the North American Industry Classification 
System (NAICS) which looks at the type of industry 
individuals are employed in, it is possible to better 
understand the major industries of Stratford 
in comparison to the region and the province. 
Stratford has a relatively diverse workforce, not 
dominated by any one industry.

Retail trade, health care and social assistance, and 
public administration make comprise the three 
largest industries in Stratford. From 2011 to 2021 
Health Care and Social Assistance saw a significant 
increase of 48.8% from 635 to 945. Perhaps the 
most significant jump, was the Agriculture, 
Forestry, Fishing, and Hunting industry, booming 
by 170%. This represents a jump 50 to 135, which is 
interesting given Stratford has been shifting more 
towards becoming an urban community, away 
from a rural/agriculture identity. As numbers have 
increased overall, the top three sectors remain the 
same as in 2011. This indicates that as Stratford is 
growing, its top industries are still thriving.

While numbers have increased in almost every 
sector from 2011 to 2021, some were not so lucky. 
Six industries saw a decrease in the number of 
workers. The largest drops were found in the 
Real Estate, Rental, and Leasing as well as the 
Information and Cultural industries. They dropped 
from 120 to 60, and 120 to 70, respectively. 
The other four industries, only decreased by a 
maximum of 30. As previously mentioned, with 
Stratford growing rapidly, the decline in the real 
estate sector does not correlate with that trend.
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Industry Sectors - NAICS Total % of Total

Agriculture, forestry, fishing and hunting 135 2.3%

Mining, quarrying, and oil and gas extraction 20 0.3%

Utilities 30 0.5%

Construction 325 5.5%

Manufacturing 285 4.8%

Wholesale trade 75 1.3%

Retail trade 705 11.9%

Transportation and warehousing 170 2.9%

Information and cultural industries 70 1.2%

Finance and insurance 190 3.2%

Real estate and rental and leasing 60 1.0%

Professional, scientific and technical services 510 8.6%

Management of companies and enterprises 15 0.3%

Administrative and support, waste management and remediation services 210 3.6%

Educational services 565 9.6%

Health care and social assistance 945 16.0%

Arts, entertainment and recreation 120 2.0%

Accommodation and food services 330 5.6%

Other services (except public administration) 230 3.9%

Public administration 835 14.1%

Total 5,915 100%
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Global and Regional 
Economic Trends
According to the 2024 iteration of the World 
Economic Situation and Prospects Report prepared 
by the United Nations, global GDP is expected to 
slow from the current 2.7% to approximately 2.4% 
in 2024. As the previous few years, this number is 
expected to remain lower than the pre-pandemic 
growth rate of 3.0%.

In Canada, the number is expected to be even 
lower, with a projection of 0.6% of economic 
growth in 2024. As outlined in the report, this 
slowing growth rate can be linked to factors such 
as weak residential investment, softening labour 
market, and environmental disasters.

Environmental disasters such as the 2023 wildfires 
that heavily impacted Canada, and to a lesser 
extent PEI, have been linked to a drop in GDP in 
the country. Losses in agriculture, tourism, mining 
and quarrying can all be attributed in some way 
to wildfires. Statistically, it is estimated that GDP 
growth in the third quarter of 2023 was cut by 0.3-
0.6 percentage points due to these wildfires. Events 
caused by climate change are expected to continue 
and worsen in coming years, which could put 
further constraints on the provincial economy.
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Economic Development in 
Prince Edward Island
PEI has approximately 126,895 residents over the 
age of 15 as of 2021. Of these, roughly 83,500 were 
employed in April of 2024, whether full-time or 
part-time, with 6,625 unemployed and looking for 
work.

Focusing on GDP, PEI’s increased overall by 
2.2% in 2023. This was the second largest 
increase, percentage-wise, behind Nunavut. 
The services-producing and goods-producing 
industries improved by 0.2% and 3.0%, 
respectively. The largest increases were seen 
in the Engineering Construction (21.5%) and 
Chemical Manufacturing (16.4%) industries. 
On the other side, the Residential Construction 
Industry decreased by 15.5%. This is alarming as 
like many provinces, PEI is in significant need 
of more housing. Moreover, the Non-Residential 
Construction industry also decreased by 8.9%. 

Looking at services, the largest increases can 
be seen in Arts, Entertainment and Recreation 
(13.0%) and Accommodation and Food Services 
(5.4%). This can likely be attributed to the strong 
tourism industry within the province. Over 
the last five years, PEI has seen a dip in their 
Management of Companies and Enterprises 
service, this continued in 2023, with a decline of 
32.7%.  

Tourism remains a significant asset to the 
provincial economy. In the third quarter of 2023, 
non-resident visitor spending in PEI hit $91.1 
million. This is the highest number on record since 
data tracking began in 2018. 
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Commercial and Industrial 
Areas
The Town of Stratford has several areas specifically 
identified for economic activity, each with 
zoning intended to accommodate a range of 
commercial and/or industrial activities. The map 
on the following page shows these existing major 
commercial and industrial zones.

Kinlock-Jubilee Road Intersection
One of the most prominent commercial 
developments in Stratford can be found along the 
highway. Along this highway, at the intersection 
of Kinlock Road and Jubilee Road, exists a large 
commercial area. Uses in this area to the south 
include grocery stores, restaurants, pharmacies, 
recreation facilities, and various other retail 
stores. This area also inlcudes Stratford’s only 
bank, a credit union. To the north of the highway, 
there is a gas station, restaurants, and more retail 
stores/space.

Waterfront Mixed-Use Zone
Entering Stratford from the Hillsborough 
Bridge, one of the first things that is visible is 
the commercial node along the Trans-Canada 
Highway. Comprised of mainly restaurants, with 
some automobile services and small retail stores, 
this area acts as a commercial hub for residents and 
those coming into Stratford. This area has unlimited 
potential for public space, commercial growth, and 
becoming an ideal spot to visit in the town.

Mason Road Commercial Area
Accompanied by its own zoning in the current 
Zoning and Development Bylaw, Mason Road 
contains several commercial and industrial uses. 
From a farm equipment dealership to concrete 
plant, this area contains a variety of uses. Zoning 
wise, the south side is mainly designated as Mason 
Road Commercial (MRC) while the north is zoned 
Business Park (M1).

Stratford Business Park
To the east of the Mason Road Commercial 
Area, exists the Stratford Business Park. Having a 
Business Park (M2) zoning designation, the area 
has uses ranging from a child care centre to light 
industrial. With a handful of lots still undeveloped, 
this area is expected to continue to intensify over 
the coming years. 
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Town Gateway 

As part of the Stratford Plan Review, Town Staff are 
proposing to rezone a large selection of parcels along 
the Stratford & Hopeton Road, to a Mixed-Use Zone 
in order to facilitate fresh development. The proposed 
areas are currently a mixture of commercial and 
mixed-use zones that are not very efficient for the type 
of development the Town would like to see in a new 
Waterfront Gateway District.

The rezoning proposal is part of an initiative identified 
in the Town’s Housing Accelerator Fund (HAF) 
agreement. HAF is part of the federal National 
Housing Strategy (NHS) incentivizes municipalities to 
make changes that will:
•	 Grow housing supply faster than their historical 

average
•	 Increase densification 
•	 Speed-up approval times
•	 Tackle NIMBYism and establishing inclusionary 

zoning bylaws
•	 Encourage public transit-oriented development

This rezoning aims to, among other things:
•	 Create a welcoming town gateway and walkable 

neighbourhood adjacent to new waterfront park
•	 Encourage 4-7 storey mixed-use development, with 

the highest density at TCH/Hopetown & Stratford 
Rd intersection

•	 Decrease density towards low density 
neighbourhoods

•	 Have an active street-level with transparent ground 
floor retail and services

•	 Widen sidewalks with opportunities for 
landscaping, amenities, and patios

This project will create a number of benefits for the 
community such as addressing housing shortages, 
increasing the commercial and residential tax base, 
and a general improved utilization of land. This is 
accomplished by growing up rather than growing 
out, and utilizing infrastructure and services in a 
sustainable manner.
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Waterfront Park

The Town of Stratford recently released their 
Waterfront Park & Gateway Conceptual 
Design for the waterfront. The first phase of 
implementation, a new boardwalk, look-off 
areas and the Michael Thomas Park and Trail, 
were immediately initiated after the plan’s 
completion in 2021.

Stratford is advancing its future Gateway, and 
the waterfront had reached a major milestone 
in this process: the sewage lagoon had been 
removed, creating oportunity for a new gateway 
image of the Town of Stratford.

The Town seized this unique opportunity to 
make the waterfront area clearly distinguishable 
from Charlottetown’s counterpart and juxtapose 
it against the historic setting across the harbour. 
On the blank canvas of the newly freed up prime 
waterfront land, an innovative public space will 
not only be enjoyed by Stratford residents, but 
will also attract visitors and tourists that would 
normally drive through the town.
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Economic Development 
Case Studies
	 Halifax Waterfront, Halifax NS

Beginning in 1976, the Waterfront Development 
Corporation was established to protect and 
develop the Halifax Waterfront. Today, Build 
Nova Scotia has inherited this objective and has 
created one of the most successful waterfronts in 
the world. Through having a designated team to 
consistently improve the area, the waterfront has 
become a significant spot for social, recreation, 
and cultural events in the city. The location 
has also become a hotspot for local businesses. 
From food vendors to entertainment venues, the 
waterfront has stimulated Halifax’s economy.

1 	 Boyce Farmers Market, Fredericton NB

With over 200 vendors from across New 
Brunswick congregating every Saturday, the 
Fredericton Boyce Farmers Market has become 
a staple within the city. Owned by the provincial 
government, and leased to the City, the market 
provides space for farmers, artisans, and more to 
sell goods. Additionally, it draws people to the 
downtown core, where surrounding commercial 
enterprises can be visited. A similar market 
approach could be taken in Stratford, given its 
expansive agricultural identity, perhaps utilizing 
the revitalized waterfront space.

2
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Options

What tools could be 
utilized in Stratford to help 
support the economy and 
commercial development?
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Permitted Uses Review

What is it?
The existing Zoning and Development Bylaw 
outlines the types of uses that are permitted in each 
zone. The various commercial areas in town have a 
range of permitted uses intended to support their 
specific character and role in the overall economic 
framework of the Town.

How Does It Help?
Reviewing the uses permitted in each commercial 
zone ensures that the activities that can and should 
be occurring in those areas have the ability to do so, 
while activities that would cause conflict or would 
draw business away from other areas of town are 
not permitted.

What Would Need to Change?
Tweaks to the permitted uses in each zone could 
ensure the Town is best supporting commercial 
opportunities.

This section explores some of the planning tools 
that could potentially be used within Stratford to 
support economic development and commercial 
investment. In reviewing these tools, consider 
how they could be best applied in Stratford, and 
whether there are specific considerations or 
limitations needed for each tool.
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Commercial and Mixed-
Use Infill
What Is It?
Stratford’s land area has a significant amount 
of unrealized potential, so the large-scale 
expansion of commercial areas is possible without 
infringing on existing residential neighbourhoods. 
Commercial infill seeks to “fill in” underutilized 
land in areas where commercial activity is already 
happening.

How Does It Help?
In addition to avoiding conflict with existing 
residential neighourhoods, commercial infill 
development uses existing infrastructure rather 
than requiring the expansion of infrastructure. 
Furthermore, increasing the concentration of 
commercial activity in an area can help create a 
“destination” where customers can meet a variety 
of needs. Finally, commercial infill development 
helps improve the attractiveness of the community 
by “activating” vacant land.

What Would Need to Change?
Building new commercial buildings can be 
expensive, especially in the context of urban 
centres where the physical constraints of small lots 
make development challenging. Some measures 
that could be explored in the Land Use By-law for 
increasing the financial viability of infill projects in 
commercial areas include:
•	 Increasing maximum permitted building 

height (currently 10.5 metres in the C1 Zone 
and the C-2 Zone);

•	 Reducing or removing the restrictions on 
upper floor residential development in the C-1 
Zone;

•	 A new Mixed-Use Zone for the Town Gateway; 
and

•	 Reducing the requirement for residential 
parking in commercial zones.
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Industrial Expansion

What Is It?
Identifying additional lands where industrial 
activities would be permitted.

How Does It Help?
The Town’s current business park still has a few 
vacant lots available for development, however, it 
is constrained with primarily residential zoning 
surrounding it. Identifying new areas for industrial 
zoning would ensure new industrial activities 
that are not suited to be located near residential 
neighbourhoods could continue to find a place to 
operate in Stratford.

What Would Need to Change?
New lands suitable for industrial purposes 
would need to be identified and zoned that way. 
Alternatively, existing areas that allow for some 
industrial activity could be re-zoned to allow an 
expanded range of industrial uses.

In considering new industrial areas some key 
factors would include access to transportation 
networks, large enough parcels of land, potential 
environmental impacts, and potential land use 
conflicts with surrounding areas.
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Home Occupations

What Is It?
Small-scale commercial operations run out of the 
proprietor’s home. In some cases it may also occur 
in an accessory building (e.g. a garage) on the 
same property as the home. The current Zoning 
and Development Bylaw regulates these under 
8.29 “Home Occupations” in residential zones.

How Does It Help?
Home occupations can act as an incubator for 
small businesses, allowing the owner to start 
small with minimal overhead. These businesses 
benefit from the owner already having the space. 
Home occupations can also provide economic 
activities for those who have barriers to traditional 
employment, such as stay-at-home parents or 
those with mobility challenges.

What Would Need to Change?
The current Zoning and Development Bylaw 
allows a limited range of uses to occur as home 
occupations:
•	 Business and professional offices that offer 

services provided by lawyers, architects, 
accountants, bookkeeper, tax consultants, 
realtors, insurance agents, or travel agents;

•	 Occupations and businesses that create or offer 
for sale arts and crafts, weavings, paintings, 
and sculptures; or repair garden or household 
ornaments, personal effects, clothing, or toys;

•	 Hairdressing or beautician salons or 
barbershops limited to two chairs;

•	 Photography studios;
•	 Home-Based Child Care Centres;
•	 Home offices, clerical, computer and/or 

telephone services;

•	 Desktop publishers, website designs, software 
developers, mail order

•	 Catalogue sellers, writers, and editors;
•	 Dressmakers, seamstresses, and tailors;
•	 Small appliances, electronic devices, or 

computer repairs;
•	 Interior decorator; and
•	 Appointment based businesses shall not exceed 

two (2) clients at any one time.

This list could be expanded to allow a wider range 
of activities as home occupations. However, care 
must also be taken to ensure such businesses to 
not undercut established commercial areas or 
conflict with the residential context.

The Zoning and Development Bylaw could 
also encourage or require live-work units on 
the ground floor of multi-unit (apartment) 
developments. These units are designed from 
the outset to provide appropriate space for home 
occupations to occur. For example, the main room 
accessed from the front door may be designed to 
provide office or personal service space, separated 
from the living areas in the rest of the unit.
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Discussion

How should the updated 
planning documents 
approach the economy and 
commercial areas?

Page 571 of 1516



24
Discussion Paper 4/5:
Employment Lands and Development

Questions to Consider

This report has explored some of the data and key 
trends related to employment and development 
in the Town of Stratford. It will be used to help 
inform discussion around how the new planning 
documents can help address economic viability, 
the waterfront gateway, other commercial areas, 
and more. In preparation for those discussions, we 
encourage you to consider the following questions:
1.	 How can Stratford continue to grow while 

creating its identity in the various commercial 
areas?

2.	 What challenges and opportunities exist 
for economic development and commercial 
investment in Stratford?

3.	 What areas of town should be targeted for 
economic growth and commercial and 
industrial activity?

4.	 What incentives and/or programs can be 
provided to attract businesses to the area?

5.	 Which of the highlighted tools are appropriate 
to Stratford? Are there specific parameters or 
conditions that should be considered if any of 
these tools are implemented?

6.	 What other potential planning tools should be 
explored for use in Stratford?

7.	 How can economic development and 
commercial areas be improved in tandem with 
the other discussion topics (e.g. transportation 
and culture and heritage)?
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Proposed Waterfront Rezoning
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As part of Stratford's Official Plan and Zoning &

Development Bylaw Review, the Town of Stratford is

proposing to rezone a large selection of parcels along the

Stratford & Hopeton Road, to a Mixed-Use Zone in order to

facilitate fresh development. The proposed areas are

currently a mixture of commercial and mixed-use zones

that are not very efficient for the type of development we

would like to see in a key commercial area as you enter

Stratford from the west.
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Town of Stratford
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This proposed above amendment envisions a mixed-use

neighbourhood that provides a comprehensive range of

residential, retail, restaurant, and commercial employment

uses anchored by the amenity of the public waterfront

spaces. Development of the waterfront should achieve the
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(https://www.shape.townofstratford.ca/wp°

content/uploads/2024/09/Zoning-and-Developnrient-

Bylaw-45-April°2024°compressed.pdf) is the companion

document to the Official Plan and lays out the rules and

regulations for land use in Stratford. It determines the

zoning for each property in the town and sets out the

standards for development such as setbacks, building

heights and more.

So Why Now?
The rezoning proposal is part of an initiative identified in

the Town's Housing Accelerator Fund (HAF) agreement.

HAF is a federally funded, application-based program and

part of the Federal National Housing Strategy (NHS) which

aims to increase the supply of market housing by

incentivizing municipalities to make changes that will:

(https://www.shape.townofstratford.ca/projects/proposed-

waterfront-rezoninq/view-from-bridge-2/)
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e Grow housing supply faster than their historical average
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o Speed-up approval times

o Tackle NIMBYism and establishing inclusionary zoning
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o Encourage public transit-oriented development
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This meeting will cover updates to zoning plans that aim to

unlock new opportunities for growth/ access, and revitalization

along our waterfront.

July 9, 2025

Public Meeting

Join us on July 21, 2025, for an important community discussion

on the proposed Waterfront Rezoning.

Contact
(https://www.shape.townofstratford.ca/contact/)

Projects Build Your Town
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Data Insights Planning
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IMAGE 12.1.1- Waterfront Mixed Use (WMU) Zone Road Cross Sections
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MAP 12.1.1 -Waterfront Mixed Use (WMU) Zone Land Use Priority Areas
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MAP 12.1.2 - Waterfront Mixed Use (WMU) Zone Minimum Yard Requirements
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MAP 12.1.3 -Waterfront Mixed Use (WMU) Zone Maximum Yard Requirements
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MAP 12.1.4 - Waterfront Mixed Use (WMU) Zone Building Heights
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MAP 12.1.4- Waterfront Mixed Use (WMU) Zone Streetwall Heigh
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R3New WMU Zone Boundary
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New Core Area boundary
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Stratford receives almost $5M to build more houses faster | CBC News12/3/25, 3:13 PM

iiiCBC Q, Search £ Sign In

PEI

Funding from the CMHC will fast track construction of 180 homes in the town

Victoria Walton • CBC News Posted: Mar 14, 2024 3:20 PM ADT | Last Updated: March 14, 2024

- ,

1/4https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-housing-investment-1.7143756

The Canadian Mortgage and Housing Corporation is investing almost $5 million to help

the Town of Stratford, P.E.I., fast track the construction of 180 housing units over the

next three years.

The funding, announced Thursday by Cardigan MP Lawrence MacAulay and Stratford

Mayor Steve Ogden, will help the town shorten development timelines, waive fees for

affordable housing developments and rezone land within Stratford.

"This will create lasting change to the way homes are built here, and will reduce the

barriers that slow down when we're trying to build new homes," said MacAulay, on

behalf of federal Housing Minister Sean Fraser.

1<D

Listen to this article (?)
Estimated 3 minutes
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From left, Stratford's chair of planning and development Jeff McDonald, Mayor Steve Ogden and Cardigan MP

Lawrence MacAulay announced nearly $5 million in housing funding for the town on Thursday. (Shane

Hennessey/CBC)
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"We need the people. We need the homes."

'Options for everyone'

2/4https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-housing-investment-1.7143756
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MacAulay says the status quo isn't solving P.E.I.'s housing crisis, and that the

investments being made now are similar to what the Canadian government did after

the Second World War.

"The Government of Canada was involved then and built a lot of homes, and we're going

to do that now for the next number of years," he said. "There's a lot of immigration, a lot

of people without homes.

The town will establish pre-approved design plans for townhouses and multiplexes, and

an e-permitting system will be put in place to help streamline the application process.

"Stratford is an exciting place to be right now and we're looking forward to watching

our community continue to grow, both on the residential and commercial fronts,"

Ogden said. "We do have an infrastructure gap ... and we're looking forward to seeing

that gap close."

The mayor said the money will also help make progress on the Shape Stratford housing

supplyproject, which included $1.1 million from CMHC aimed atfinding solutions to

barriers around creating a new housing supply.

The money comes from the $4 billion Housing Accelerator Fund, which is being

dispersed across Canada to build 100,000 new homes in the next three years, and

750,000 in the next decade.

Construire plus
de logements,
plus rapidement

Q== =5

TiiI 4

Mayor Steve Ogden says the funding will add to what's already been done during the Shape Stratford project.

(Shane Hennessey/CBC)
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° Big spending on health care and housing at centre of P.E.I. capital budget

With files from Sabrina Welli

CBC's Journalistic Standards and Practices • About CBC News

Corrections and clarifications • Submit a news tip • Report error

TRENDING VIDEOS

Ot

VIDEO VIDEVIDEO

3/4https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-housing-investment-1.7143756

j 1:50 ffl

"It is a rapidly growing community," he said. "We've doubled in size since we were

formed in 1995. We were five small rural communities [with] 4,500 people, and now

we're approaching 12,000."

The mayor said the town needs 4,500 new homes built by 2030 to be able to

accommodate that growth. Ogden said that work has already started, and next steps

include creating an official strategy for the next few years.

"Hopefully it will give everyone a place — an appropriate place — to live," Ogden said.

"People that work minimum wage, and also people in the 'missing middle,' as they call

it, the people who up until now have been priced out of the market. This will allow

options for everyone."

Stratford has led the region in population growth for two out of three recent census

periods, Ogden said.

8rj*

VIDEO

I
it.

VIDEO

Stratford receives almost $5M to build more houses faster | CBC News

o Stratford waterfront boardwalk to offer 'postcard' views starting in January

2024

I
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COMMITTEE OF THE WHOLE  

UNAPPROVED MINUTES - CONFIDENTIAL 

 

DATE:  October 23, 2024 

TIME:  4:30 p.m. –  7:20 p.m.  

PLACE:  Bunbury Room 

PRESENT: Deputy Mayor Steve Gallant; Councillors Jill Chandler; Gordie Cox; Ron Dowling; 

Jody Jackson; Jeff MacDonald; Jeremy Crosby, CAO; Jeremy Pierce, Deputy CAO; 

Dale McKeigan, Director of Planning; Phil Rough, Town Planner; and Mary 

McAskill, Recording Clerk 

REGRETS: Nil 

CHAIR:  Mayor Steve Ogden 

 

1. CALL TO ORDER 
Mayor Steve Ogden called the meeting to order at 4:30 p.m. 

 
2. DECLARATION OF CONFLICT OF INTEREST 

No conflicts were declared. 
 

3. APPROVAL OF AGENDA 
It was moved by Councillor Jeff MacDonald and seconded by Councillor Ron Dowling that the 
agenda be approved as circulated.   
 

4. APPROVAL OF THE MINUTES 
It was moved by Councillor Jeff MacDonald and seconded by Councillor Jill Chandler that the 
Regular Monthly Meeting Minutes of September 25, 2024, be approved as circulated.   

 
5. PRESENTATION 

There was a presentation by the recreation program and event coordinator Melanie 
Weatherbie regarding a potential concert at the Michael Thomas Park on Canada Day 2025.  
Melanie distributed a business plan for the Canada Day concert, as well as a copy of her 
Power Point Presentation. (a copy of these documents is attached to the minutes).  There was 
a brief question and answer period following the presentation.  It was also noted that the 
artist booking requires a $1500.00 non-refundable deposit by October 25, 2024.   
 
RESOLUTION 
It was moved by Councillor Jody Jackson and seconded by Deputy Mayor Steve Gallant that 
we go ahead and pay the $1500 non-refundable deposit.   
 
Discussion: None 
Question:  CARRIED   
 
Councillor Cox arrived at this time (5:00 p.m.) 
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6. BUSINESS ARISING FROM THE MINUTES 
a) Town Initiated Rezoning Amendment and Process for Contacting Landowners 

The CAO noted that town planner Phil Rough has prepared a presentation for Council.  

Phil stated that we are looking at making changes to some of the components such as the 

information required at the time an application is submitted.  We will require a full on-

site plan which will give us a good indication of what the developer wants to do, and we 

will have a full study done at the time that the application is submitted.  Once we have all 

the pertinent information, we will be able to provide the public with more detailed 

information.  In terms of public notification, we are looking at the two zones and we will 

provide the information between the current zone and the proposed zone, and we will be 

able to provide a lot more detail of what the developer is planning.    

 

Phil noted that if Councillors are going to deny an application they must explain why and 

be prepared to defend their position.  He added that there is a criteria in the Zoning and 

Development Bylaw for zoning amendments, subdivision, variances, and development 

permits that Council can consider to help them reach a decision.  

 

Traffic was discussed and Councillor Chandler noted that sometimes traffic falls into a 

‘grey area.’  She stated that if speeding is a concern, we can’t raise that as an issue if a 

traffic study has been conducted and approved.   Councillor Dowling stated that there has 

to be some element for the community to have self-determination.  He noted that there 

must be a way that we can factor in resident’s concerns in relation to safety.  Depending 

on the location and the circumstances – for example in some locations 750 extra vehicles 

will cause a change to the character of the neighbourhood.  Councillor Dowling felt that 

this is something that should always be taken into consideration.  We need to take into 

account the wishes of the neighbourhood.  If we were to turn down a proposal and the 

contractor appealed it to the Island Regulatory and Appeals Commission (IRAC), we would 

need to decide as a Council if we want to take it a step further if we felt strongly about it.  

We don’t want to get into a situation where we are so regimented by the bylaw that we 

can’t factor in residents’ wishes in relation to how the Town should evolve. 

 

Councillor MacDonald stated that to Councillor Dowling’s point of making sure the voices 

of the residents are represented, and what Phil is trying to articulate, is that there are 

ways to do it, but you need to be very careful.  He stated that with the greatest of respect, 

he would be concerned if an appeal was launched to IRAC.  He added that a lot of our 

decisions are based on feelings and not on facts.  Councillor MacDonald noted that when 

residents attend a public meeting we hope they are there on ‘a good faith basis,’ but a lot 

of the time people are motivated by emotion.  He added that a deferral vote let’s Council 
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say no twice, so there is a political element to a deferral.  You need to consider the politics 

sometimes, but you also need to consider your rationale.   

 

The CAO stated that the reason we are going through this is because we have learned 

some very important lessons from our recent public meetings and we want provide some 

tools to help Council.   

 

Councillor Jackson stated that the residents who attended the public meeting did not have 

enough information and the meeting got very personal.  He added that he didn’t know 

we were deferring until late that same day and we need to have our ‘ducks in a row’ on 

this issue.  He noted that if the proposal comes back, we are going to separate the two 

issues.  Councillor Jackson stated that he would still like to see us go with ‘as of right’ with 

the form based codes.  He added that with his understanding of the situation now - 

deferral might have made more sense.  The residents know it is coming back and they 

know that it will probably be rezoned.   

 

Mayor Ogden stated that one of the things he would like Council to think about is do we 

want to be popular or do we want to make good decisions for the Town.  Do we want to 

do what the residents want us to do in all instances, or do we want to make the best 

decisions for the Town?  He added that it is Council’s responsibility to ensure that 

residents have the same information as Council does in these situations. 

 

Councillor Jackson stated that our well trained staff, in fairness, needs to give us the 

information so we can give it to the people who we represent.   

 

Councillor Chandler noted that in general sometimes we are not all on ‘the same page’ 

and she wanted to point that out.   She added that it is not personal, and everyone is 

trying to do what they think is the best they can do and we are not always going to agree 

on everything.  She added that she still has her ‘gut feelings’ and she still represents 

residents, but she can do it in a way that is legal so she can justify her decision.  We need 

to have the information to share with residents because they show up at public meetings 

because they are fearful and that is a problem.  We need to do the best we can to educate 

our residents in layman’s terms. 

 

Planning director Dale McKeigan stated that we are stronger as a team – Council, staff, 

and Town committees.   

 

 Phil left the meeting at this time. 

 

Page 654 of 1516



 

4 
 

COMMITTEE OF THE WHOLE MINUTES –OCTOBER 23, 2024 
 

b) Bryer Jones Court Traffic Issues 

The CAO stated that we wanted to bring some information forward on what we are trying 

to do to correct some issues regarding parking on Bryer Jones Court.  It is being brought 

up at almost every Council meeting.  We are working closely with the property owner 

and with the planning director and his team to try and correct some of the issues.  The 

CAO added that he has had the bylaw enforcement people go through the area on a 

regular basis to try and clean up some issues and that has been working well.  He noted 

that he would like Council’s comments on the letter included in the agenda package that 

is to be sent to residents regarding a no parking sign on the street.   

 

The CAO noted that Dale will give a presentation (included in the agenda package) to 

show Council what has been done to correct some of the issues that were brought 

forward.  He added that we do get requests from residents from time to time that are 

sometimes unreasonable.   

 

Dale referred to the overhead which showed what the issues were and where they were 

located.  He noted that the pictures on the left shows what the issue was and the picture 

on the right show what has been done to remediate it.    

 

Issue #1 – was the newly developed properties were left ungraded with fill and 

construction debris was left on the property (a portion of lot 2 and all of lot 3), and the 

retaining wall had not yet been constructed at the back of lot 3. Progress – The property 

has since been graded and seeded and there is no visible construction debris, and the 

retaining wall on lot 3 has been constructed. 

 

Issue #2 – The Town’s future green space A was used as a stockpiling location without 

the permission of the Town.  Progress – Previous planning staff met with the developer 

to have them sign a letter of undertaking in November of 2020, to reinstate green space 

A and seed by July 2021.  Current planning staff reached out again to have the developer 

sign a second letter of undertraining in November of 2023 to reinstate green space A by 

April 2024.  Green space A has since been graded and seeded.  The planning staff also 

met with the developer to discuss documents required for the parkland conveyance.  

Outstanding Action – The developer is to submit and sign the parkland conveyance and 

the Town is also to sign the parkland conveyance. 

 

Issue #3 –Incomplete grading, grass left uncut, and a dead tree left standing after 

Hurricane Fiona that is attracting mice and pests.  Progress – the dead tree has been 

removed and the properties have been graded and seeded to allow for grass cutting next 

year. 
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Issue #4 – The particular neighbour that planning staff spoke with has a small child and 

was concerned with the fall risk created by the retaining wall on adjacent property, lot 3.  

Due to this, the neighbour requested that a fence be installed to act as a railing at the 

top of the retaining wall similar to that constructed on lot 2.  Progress – Although there 

are no requirements in the bylaw for railings on top of retaining walls, the developer 

agreed to construct a fence above the height of the retaining wall to act as a railing as 

requested by the resident.   

 

Issue #5 – Vehicles sticking out into the Right of Way on Bryer Jones Court.  Progress – 

Planning staff met with the property owner to inform them that the ‘no parking’ signs 

will be installed in the Right of Way allowing vehicles to be towed.  Outstanding Action 

– ‘no parking’ signs to be installed by the province.  Once the signs have been installed 

the RCMP can act on it with either a fine or a tow.  He added that we do have the signs 

and we are awaiting further direction from the province.   The CAO added that we now 

have the letter ready that will be circulated to the residents in the area to advise them 

that there will be no parking signs installed.   

 

Issue #6 – The amount of waste at the end of driveways.  Progress – Nothing out of the 

ordinary was seen on site as can be seen in the photos. 

 

Issue #7 – Exposed soil was observed in the fall of 2023 in the location of lots 4 through 

6 which were under construction at the time.  Progress – Planning staff requested that 

the developer install measures on the lots and particularly at the down slope of lot 4 to 

prevent silt from being carried onto PID 289256. 

 

Issue #8 – Tires being stored in the Right of Way.  Progress – Planning staff has met with 

the developer/landlord to instruct their tenants to remove the tires from the Right of 

Way as soon as possible.  Outstanding Action -  Follow up to ensure removal. 

 

After further discussion, everyone was fine with the letter that is to be sent to residents 

regarding the no parking signs that will be installed.     

 

  Dale left the meeting at this point. 

 

7. Motion to Move into a Closed Session as per Section 119 (1) Subsection E of the Municipal 
Government Act – a matter still under consideration on which the Council has not yet 
publicly announced a decision, and about which discussions in public would likely 
prejudice a municipality’s ability to carry out its negotiations 
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It was moved, seconded, and carried that the meeting go into a closed session.  

 

 

It was moved, seconded, and carried that the meeting come out of closed session. 

 

8. DATE OF NEXT MEETING 

The next Committee of the Whole meeting will be held on November 27, 2024, at 4:30 p.m. 

 

9. ADJOURNMENT 

There being no future business, the meeting adjourned at  7:20 p.m. 
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COMMITTEE OF THE WHOLE  

UNPPROVED MINUTES 

 

DATE:  November 27, 2024 

TIME:  4:30 p.m. – 7:16 p.m.  

PLACE:  Bunbury Room 

PRESENT: Deputy Mayor Steve Gallant; Councillors Jill Chandler; Gordie Cox; Ron Dowling; 

Jeff MacDonald; Jeremy Crosby, CAO; Jeremy Pierce, Deputy CAO; and Mary 

McAskill, Recording Clerk 

REGRETS: Councillor Jody Jackson 

GUESTS: Sarah Kennedy, Dale McKeigan, and Wendy Watts 

CHAIR:  Mayor Steve Ogden 

 

1. CALL TO ORDER 

Mayor Steve Ogden called the meeting to order at 4:30 p.m. 

 

2. DECLARATION OF CONFLICT OF INTEREST 

No conflicts were declared. 

 

3. APPROVAL OF AGENDA 

It was moved, seconded, and carried that the agenda be approved with the noted changes – 

the Committee Composition, and the Kelly Heights Phase III revision will be moved up in the 

agenda to follow the approval of the minutes.     

 

4. APPROVAL OF THE MINUTES 

It was moved, seconded, and carried that the Regular Monthly Meeting Minutes of October 

23, 2024, be approved as circulated.  

 

Committee Member Composition 

Mayor Ogden noted that he has had a chance to meet with all of Council and he felt he had 

an agreement with everyone on the noted changes: 

 
Deputy Mayor Steve Gallant will remain as chair of the Infrastructure Committee; 

Councillor Jill Chandler will be the new chair of the Sustainability Committee and chair of the 

Intergovernmental Affairs and Accountability Committee; 

Councillor Gordie Cox will be the new chair of the Recreation, Culture, and Events 

Committee; 

Councillor Ron Dowling will be the new chair of the Safety Services Committee; 

Councillor Jody Jackson will be the new chair of the Finance Committee; and 

Councillor Jeff MacDonald will remain as the chair of the Planning, Development, and 

Heritage Committee. 
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Mayor Ogden added that the vice-chairs will be determined at a later time.  He noted that in 

terms of the resident committee members, we would like to have at least three people 

remain on their respective committees and add two new members to each committee.   

 
Wendy noted that she had sent an email to all of Council regarding committee members for 
the new term, but she didn’t hear back from anyone. 
 
The CAO stated that it is difficult to keep the committees the same because we put the call 
out to residents to volunteer as a member on a committee.  He added that he agrees with 
keeping some continuity on some of the committees; however, it is also beneficial to have 
some new members.   
 
Deputy Mayor Gallant felt it would have been nice to have the same committee for the full 
four years.  He added that his committee works well together and none of the members 
want to leave and he tries to support the members.  As chair of the committee and as a 
Councillor, he felt that he could make the decision to keep his committee as is.  The CAO 
stated that they can sit on an Adhoc Committee or we can keep them on the list for other 
objectives.  He added that staff makes suggestions, but ultimately it is Council’s decision.   
 
Councillor MacDonald noted that his Planning Committee is an excellent committee. 
However, he understands that new people are putting their names forward.   
 
It was suggested that we can do a better job of notifying committee members in the future 
if they wish to sit on the committee again.  Councillor Dowling agreed but stated that we 
should advise them that there is not a guarantee that they will be taken back.   
 
Councillor Chandler asked who is responsible for advising the committee members that they 
must reapply if they wish to sit on a committee, and Wendy replied that each staff member 
who does minutes for the individual committees advised all the members that they must re-
apply to stay or move to another committee.  They are also advised by the chair of each 
committee.      
 
Mayor Ogden stated that there is a process for people to apply and we want to find the best 
fit for each committee.  He reiterated that three returning members and two new members 
would be a good mix.   
 
The CAO asked if everyone was okay with the Active Transportation Committee being 
incorporated into the Infrastructure Committee and everyone was in agreement.  He then 
asked if everyone was okay with the Arts and Culture being incorporated into the Recreation 
Committee, and Transit being incorporated into the Sustainability Committee and everyone 
was in agreement. 
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Kelly Heights Phase 3 Revision 

Development officer Sarah Kennedy stated that the planning department received a revised 

plan from the Gray Group for Kelly Heights phase III.  She displayed the revisions on the 

overhead and added that the planning department meets with the Gray Group on a bi-

weekly basis (documents were included in the agenda package).   We have given our 

preliminary comments to the Gray Group and Sarah outlined the comments for Council.  She 

stated that currently they have a semi-detached lot proposed in the R1 zone which means 

they will need to apply for a conditional use.   She noted that we did ask them to reinstate 

the trees that had been removed, and we clarified that when this land was originally 

approved, it was in the interest of preserving the trees.  Parkland dedication - we did clarify 

that when this was originally approved, we were interested in preserving the trees that 

already existed.   

 

Sarah stated that if the developer wishes to proceed with a Conditional Use application, 

abutting properties of the proposed development will be notified and asked to provide their 

comments prior to going to planning board for a recommendation.  Planning board will then 

prepare a recommendation to bring to Council for a decision in the new year.  Sarah also 

noted that Council can approve a reduced frontage if a property goes around a cul de sac or 

a bend. 

 

At this time Sarah took questions from Council. 

 

Mayor Ogden asked if a resolution was required and the CAO replied that a resolution is not 

required.  He explained that we wanted to provide everyone with some information on this 

issue as it is difficult to explain it all at a Council meeting.   

 

HR MEETING 

Before Councillor Chandler and Councillor MacDonald left the meeting, Mayor Ogden noted 

that it is necessary to hold a Human Resource meeting as soon as possible to recommend 

the CAO’s salary. It was agreed that a meeting date will be set. 

 
Councillor Jill Chandler and Councillor Jeff MacDonald left the meeting at 5:45 p.m. 

 
5. BUSINESS ARISING FROM THE MINUTES 

a) Parking for the Waterfront Park and Area – Purchase of Charlottetown Area Development 

Corporation (CADC) Property PID 328062  

The CAO stated that he wanted to advise everyone that CADC has accepted our offer of 

$250,000 for the above noted property for the purpose of developing a parking area (the 

asking price was $300,000). He noted that CADC reviewed the information and discovered 

that the offer was compared to the original asking price of these lots and not to the 
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updated pricing that was implemented in September of 2020.  It was noted that all 

previous lot sales, with the exception of one, were sold at reduced prices.   The CADC 

Board reconsidered the Town’s offer and authorized the sale in the amount of $250,000.   

 

Councillor Dowling asked if there was any consultation with the residents in the area and 

the CAO replied that we need to go through a rezoning process and there will be public 

consultation in regards to that process.  He added that this is just the purchase of the land 

in anticipation of what is going to happen in the future.   

 

6. Motion to Move into a Closed Session as per Section 119 (1) Subsection E of the 
Municipal Government Act – a matter still under consideration on which the Council has 
not yet publicly announced a decision, and about which discussions in public would 
likely prejudice a municipality’s ability to carry out its negotiations – items 6 (a) (b) (c) 
(d) and (e) 

 
7.  NEW BUSINESS 

a) Review of Tax Rate Incentive Programs 
The CAO stated that the pickleball group asked if there were any tax incentives and at 

one time there had been a tax incentive in the business park, but people were not really 

taking advantage of it so the policy was repealed.  He noted that when the finance 

director started to look at tax incentives of other communities, it was determined that 

our commercial and non-commercial tax rate is lower than most other communities.  The 

CAO stated that the finance director doesn’t see the need to introduce a tax incentive 

program with our tax rate at $1.35 commercial and $0.47 non-commercial.  Councillor 

Dowling noted that the finance director had stated that it would be best to explain to 

potential developers that we don’t have a tax incentive because of our low tax rate in 

comparison with other communities.  He added that it would be more advantageous for 

a developer to come to Stratford.  After a brief discussion, everyone agreed that  we do 

not need to develop a tax incentive program/policy.  

  

b) Introduction to Kelly heights – Phase III Revision 
Covered earlier in the agenda. 
 
It was moved, seconded, and carried that the meeting resolve into the Stratford 

Community Seniors Board of Director’s Meeting to Approve the 2025 Budget 

 
c) Stratford Community Seniors Complex Board of Director’s Meeting – Approval of the 

2025 Budget 
 

Present or consenting thereto, the following, namely Steve Ogden, Steve Gallant, Gordie 

Cox, Ron Dowling, being members of the Corporation each of whom waived notice of the 
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calling of the meeting and consented to the transaction of business. Also present was the 

Town’s Chief Administrative Officer Jeremy Crosby and recording clerk Mary McAskill. 

 

Upon motion duly made, seconded, and carried, it was RESOLVED that Steve Ogden act 

as Chairman of the meeting. 

 

APPROVAL OF THE 2025 OPERATING BUDGET  

Upon motion duly made, seconded, and carried, it was RESOLVED that approval be 

granted to the 2025 operating budget.   

 

  ADJOURNMENT 

 There being no further business, the meeting was adjourned.  

 
It was moved, seconded, and carried that the meeting resolve back in the Committee 
of the Whole meeting.   

 
d) Transit Electrification and Bus Purchase Update  

The CAO noted that there is a memo included in the agenda package which explains that 

we originally wanted to get seven busses but costs have escalated.  However, we needed 

additional busses on a tighter timeline so we went with diesel busses and we do have 

money in the budget for these busses.  Because of the escalation in the costs, supply 

chain issues, and inflation – what we had originally budgeted for has increased by a 

million dollars.  The memo included in the agenda package from the Safety Services 

Committee is recommending to Council that we include $177,438 in the 2025/26 capital 

budget for our share of the additional cost of the purchase of electric busses.  We already 

have $115,000 in the budget, but we will need to add in the $177,438.  The CAO stated 

that Charlottetown has already passed this resolution for their share.  He added that 

there was a discussion held at the Safety Services Committee and it was agreed that we 

are in a position where we need to increase the supply of new busses to the provider.   

The CAO noted that we pay $64 an hour for our current bus service, but when we 

introduced some new routes it dropped down to $54 an hour.  However, that formula 

hasn’t been applied over the last several years, so we are asking that it now be applied.  

We are not asking to be reimbursed or for it to be retroactive; we are just going to 

enforce the rules of the contract.  The CAO stated that we are also heading into contract 

negotiations with the provider very soon.   

 

Councillor Dowling asked if there was anything that would position us for small busses 

for ‘in town’ routes and the CAO replied that the busses he is referring to are the larger 

ones.  He noted that we do have a few mini busses that we purchased earlier but they 

are currently being utilized by Cornwall, Charlottetown, and Stratford.  He noted that if 
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we are going to look at inter-municipal bus service within Stratford, we would probably 

look at a smaller type of vehicle, and he does plan to have Mr. Cassidy in to speak with 

staff on how this can happen.  He would like to have him come to the Committee of the 

Whole meeting at some point as well.  Mayor Ogden asked if a resolution would be going 

to Council and the CAO replied that it will actually go through our budgeting process.  He 

added that at this time, we just need to reflect that Council is in agreement with the 

purchase going forward and everyone was in agreement.    

 
e) Committee Member Composition 2025 

Covered earlier in the agenda. 
   

7. PROJECT STATUS REPORT 
Included in the agenda package for Council to review.  The report was briefly reviewed. 

 

8. DATE OF NEXT MEETING 

To be determined. 

 

9. ADJOURNMENT 

There being no future business, the meeting adjourned at 7:16 p.m. 
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COMMITTEE OF THE WHOLE  

APPROVED MINUTES (PV) 

 

DATE:  April 23, 2025          

TIME:  4:39 p.m. – 7:00 p.m.           

PLACE:  Bunbury Room 

PRESENT: Deputy Mayor Steve Gallant; Councillors Gordie Cox; Ron Dowling; Jody Jackson; 

Jeff MacDonald; Jeremy Crosby, CAO; Jeremy Pierce, Deputy CAO; Dale McKeigan, 

Director of Planning, Phil Rough, Town Planner, and Mary McAskill, Recording 

Clerk 

REGRETS: Councillor Jill Chandler 

GUESTS: Beth Clinton, Regional Librarian  

CHAIR:  Mayor Steve Ogden 

 

1. CALL TO ORDER 

Mayor Steve Ogden called the meeting to order at 4:39 p.m. 

 

2. DECLARATION OF CONFLICT OF INTEREST 

No conflicts were declared. 

 

3. APPROVAL OF AGENDA 

It was moved, seconded, and carried that that the agenda be approved as circulated. 

 

4. APPROVAL OF THE MINUTES 
It was moved, seconded, and carried that the regular monthly meeting minutes of March 26, 
2025, be approved as circulated. 

 
At this time introductions were made.   

 
5. PRESENTATION 

Presentation by Beth Clinton, Regional Librarian, PEI Public Library Service 
Ms. Clinton stated that she wanted to show Council some information about the public library 

service.  She noted that there are 25 public libraries across the province, including three 

french libraries.  Libraries operate in partnership with the communities and the provincial 

government, and it is governed by the Public Libraries Act.  Ms. Clinton noted that their 

headquarters is located in Morell and that is where they do the cataloging of items that are 

shared across the province.   

 

Ms. Clinton noted that the collection of materials that they have is shared among the 25 

public libraries across the province and one library card can be used at any library across the 

province.  She added that you can borrow from any library and return items to any library.   It 

was noted that library employees are all provincial employees, and the province provides the 

books, the computers, the internet connection, and all the online services.   
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Ms. Clinton outlined all the other items that the library lends out such as DVD’s, audiobooks, 
telescopes and even shovels.  She noted that the library is continuously adding new items to 
the collection and in 2024, the library added pickleball sets.  She stated that 2024 was a busy 
year for library programs and added that e-books and audiobooks are quite popular.  Last 
year there were more than 4000 programs throughout the province.   
 
Ms. Clinton stated that they have a document for guidelines and expectations, and she would 
ask if the Town is considering furnishings, shelving, or a new space that the Town work with 
the library to meet the guidelines and also get the library’s recommendations.   
 
Councillor MacDonald felt that there would be broad support for an expansion to the library 
service, but the question will be where and how much. 
 

Ms. Clinton reviewed the statistics from 2024.  She noted that there was a 20% increase in 

items borrowed during 2023.  She added that there are more than 47, 000 active card holders 

in the province, which is 26% of the Island’s population, so at least one in four people.  The 

average ‘loans’ are almost 15,000 items and there has been a 13% increase in program 

attendance.  It was also noted that the Stratford Public Library is open five days a week for a 

total of 46 hours.  The number of programs went up and the number of attendees went up.  

It was noted that the Stratford Library matches the population for use; the library is busy as 

we would expect which is great.  

 

There was a discussion on increasing space for the library.  Ms. Clinton noted that when a 
new library is built visits usually increase by at least 50%, and we would try very hard to get 
staff in to meet the demand.   
 
The CAO stated that we are weighing the options such as having the library in the wellness 
facility if we build one.  However, some of the funding that we expected did not come 
through, so it could be three to five years before the facility is up and operational.  Maybe it 
is something we can look into; and although we didn’t budget for it this year, it is certainly 
something we can consider.  The CAO noted that we did get some extra revenue through the 
revenue sharing agreement, and there will be a discussion with Council to decide where to 
allocate that revenue.   
 
Mayor Ogden stated Council can have a good discussion with all the information that has 
been provided.  He added that we always try to take the best practices approach and what 
works in other jurisdictions.  Mayor thanked Ms. Clinton for her presentation.  Ms. Clinton 
left copies of her presentation and copies of the annual report.   
 
Ms. Clinton left the meeting at this time. 
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After discussions, Mayor Ogden suggested that a smaller group meet to discuss the issue 

further about how we will move forward and make a recommendation to Council.  The CAO 

noted that he and Mayor Ogden can discuss the follow-up meeting and who should attend.   

 

6. BUSINESS ARISING FROM THE MINUTES  

a) Parking for the Waterfront and Area (Purchase of the CADC Property PID 328062 – 

Verbal Update) 

The CAO stated that we acquired the land, and planning director Dale McKeigan, long 

range planner Scott Carnall, and town planner Phil Rough are in the process of doing the 

rezoning at the waterfront, and this lot will be included in that rezoning.  However, we 

can’t start construction until the property has been rezoned.  We need to go through the 

rezoning and public process.  The CAO stated that we will likely have more information 

for Council in June.       

 

7. MOTION TO MOVE INTO A CLOSED SESSION  

Motion to move into a Closed Session as per Section 119 (1) Subsection E of the Municipal 

Government Act – a matter still under consideration on which the Council has not yet 

publicly announced a decision, and about which discussions in public would likely prejudice 

a municipality’s ability to carry out its negotiations – items 7 a, b, c, d, and e. 

 

It was moved, seconded, and carried that the meeting go into closed session. 
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It was moved by Councillor Gordie Cox and seconded by Councillor Jeff MacDonald that 

the meeting come out of closed session. 

 

8. NEW BUSINESS 

a) Request to Rename a Street in the Reddin Meadows Subdivision 

Mayor Ogden asked if everyone had a chance to read the letter from Mr. Reddin and 

everyone replied that they have read it. 

 

Councillor Dowling noted that he would find it hard to change the name at this point as 

the Heritage Committee put forward a recommendation for Billy MacMillan and Council 

made a decision on it, and he didn’t feel we should go back now and change it.  He is not 

in favour of backtracking on our decision. 
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Councillor MacDonald stated that although he appreciates the letter from Mr. Reddin, we 

followed our process, and the Reddin name has already been recognized with Reddin 

Heights.  He added that we do agree that it is an important name, and it has important 

history behind it, but he felt it was already properly reflected in the name Reddin Heights.    

Councillor MacDonald stated that we can reiterate to Mr. Reddin that we do respect the 

name, and we do recognize the history of the Reddin family.   

 

The CAO noted that Mr. Reddin’s biggest issue was that he was not consulted.  He felt 

that someone should have consulted him.   

 

Mayor Ogden stated that Mr. Reddin wants us to honour his family, but his family already 

has a street named after them in the area.   

 

Councillor Cox stated that we can’t give everyone a street name and the Heritage 

Committee put a lot of time and effort into this.  At the end of the day Council made the  

decision to go with Billy MacMillan.  

 

After further discussion, the consensus was to not make any change to the name.  The 

CAO will advise Mr. Reddin of Council’s decision. 

 

b) Rezoning Request off of Swallow Drive 

Attached are copies of the original concept for Dico Reijers’ proposal for Swallow Drive.  

He is looking at making an application to rezone his lots from R1 to R2.  These are the 

same lots as the 2023 rezoning application from R1 to PURD.  The R2 will allow the 

proposed development as conditional uses.  The R2 zone does not permit multi-unit 

dwellings (apartments) which was a concern with the 2023 rezoning application.  

Additionally, the land to the west of the property is in the process of being developed for 

similar style developments.  

 

The planning director Dale McKeigan stated that this is for information purposes only at 

this time.  He noted that we want to update Council on the discussion we had with Dico, 

and the developer, and we also met with the province and the department of highways.  

Dale stated that we are trying to make sure that what happens with this development 

works jointly with Swallow Drive going straight through because they need these 

connections.   

 

Town planner Phil Rough stated that in late 2023, the original request came in and he was 

looking at rezoning from R1 to PURD.  His main focus being stacked townhouses with two 

10 unit stacked townhouses with private driveways that would service both.  Phil stated 

Page 691 of 1516



 

6 
 

      COMMITTEE OF THE WHOLE MINUTES APRIL 23, 2025 
 

that this generated a lot of public discussion at a well attended public meeting.  At the 

time, it did not pass first reading with the reason being that it was premature.  It was 

deemed premature because the land was undeveloped.  If we fast forward to today, the 

Gray Group has started phase III (demonstrated on the overhead), and Shawn McGuire is 

in the process of starting a development project (demonstrated on the overhead).  Mr. 

McGuire is looking to put in three stacked townhouse developments – one eight unit and 

two 10 units, with a connection to Swallow Drive.  Phil noted that any development would 

trigger a connection to Swallow Drive.  He stated that we had a meeting with the 

Provincial Department of Transportation last week to go over what they will require in 

regard to the road and any development in the area.  Transportation said they are willing 

to design the road if the land gets subdivided and then transferred over to them.  He 

added that is assuming both parties agree to the development.  Demonstrating on the 

overhead, Phil showed the area that Dico is looking at, but noted that it would need to go 

through rezoning first and then it would be a conditional use afterwards.    

 

Mayor Ogden noted that Dico is going to do a presentation to planning board and the 

board will then make a recommendation to Council.   

 

Dale stated that he spoke with Dico earlier this evening and he advised him that he will 

need to meet with both he and Phil soon to discuss his path going forward.  We want to 

be clear on what he wants and how we regulate it.  We will then work together with Dico 

and Shawn going forward.  Dico has a piece of land where the projection of the road 

(Swallow Drive) will need to connect with Mason Road.  The province is adamant that the 

connection is going through.   

 

Councillor MacDonald stated that he thinks it is time to consider Dico’s proposal on the 

R2 because we have a lot of potential development in the area.  He added that we can 

have a longer discussion on the conditional use about stacked townhomes versus 

traditional townhomes.   

 

Councillor Dowling stated that it is a pretty significant change in use.  There is a fair bit of 

densification taking place and he is curious about what the thoughts are of the residents 

of the single family homes. 

 

Mayor Ogden noted that this is for information purposes at this point, and it will be going 

to planning board for their recommendation and then it will come to Council for a 

decision.     
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9. PROJECT UPDATE 
a) The project update document is included in the agenda package for Council to review. 

 
10. OTHER BUSINESS 

Nil 
 

11. DATE OF NEXT MEETING  
The next Committee of the Whole meeting will be held on Wednesday, May 28, 2025. 
 

12. ADJOURNMENT 
There being no further business, the meeting adjourned at  7:00 p.m. 
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40 YouTube Recording - June 11, 2025 - Regular 
Council Meeting - Stratford, PEI  

 

June 11, 2025  
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Notice of Tax Sale
There will be sold at public auction at or near Georgetown
Court House, Georgetown, Prince Edward Island on
the 23"* day of July, 2025, at the hour of twelve o'clock
noon, real property located at Rock Barra, Kings County,
Prince Edward Island, being identified as parcel number
113936-000 assessed in the name of Allan F. MacDonald.
This property is being sold for nonpayment of taxes in
accordance with section 1 6 of the Real Property Tax Act.
A more complete legal description may be obtained by
contacting the law flrm of Cox & Palmer at 97 Queen Street,
Suite 600, Charlottetown, PEI, that acts for the Province in
connection with this sale at 902-629-3976 or by emailing
DeitaxsalesQcoxandpalmer.com.
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* ‘lantic region, while

; dean power projects
ind solar, would be in

Its

id
ces, did not commit to providing financial assistance to P.EJ.’s call for expanded Intertie
he did say he believes that this proposal, as part of the Eastern Energy Partnership, would

2. Meeting Tlmei ZiOOpm

The Town is proposing amendments to ine Town ofStratford official Wan and the zoning and Development Bylaw

1145. The amendments will Indude nolicy changes and the land use designations, while the Zon,ng bylaw
nmendmenLi will include proposed changes la maximum building heightsand other provisions ta the Waledrant

Mixed-Use Zane (WMU). The proposal requirts changes in land use designation and caning as seen in tile map.
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The Pubiic Meeting wilt be held st the Stratford Town Centre, 2J4 Shakespeare Drhin on Monday, July 21, 2025, at

the above noted times. Please note: There are two public meetings on this day lor separate applications. The
meeting wlB be hve-slreamud and recorded and can be viewed on the Town’s YouTube channel. The said property will be sold subject to a reserve bld and

conditions of sale.

Nova Scotia Power and Maritime
, Electric grids.

He says hewould also like to see
some assistance for upgrades to

. the P.E.I. grid to allow three-phase
I power, a more efficient power
I system for high-power users like
I some farming operations.
I Over the winter, residents of

Summerside experienced a num
ber of unplanned power outag-

Maritime Electric blamed
disruption on failures at its

substation in Sherbrooke. This
prompted accusations from the
Opposition Liberals that Mari
time Electric and the governing
Progressive Conservatives were

I unable to keep up with the power
j demands oftheprovince’s growing
] population.

Tim Hodgson, Ottawa's minister of energy ;
transmission cables beneath the Northumt
be "received very well." stvneatby

STRENGTHENING
louring THE GRID

‘ Provinceshaveputforwardprt
posalsand ideas for“nation-buil<
ing” resource projects over the
last month, following a request
from Prime MinisterMarkCarne”

ing a meeting of in June. Carney lias encourag—.
territorial min- projects in the national interest

of mining and energy in inhopes ofmakingCanada’secon-
“ ’ ” ’ - jek, along- omy more resilient in the face of

„ and Natural ongoing trade tensions with the
Resources MinisterTim Hodgson. U.S. Trump administration.

>agendaofthemeetingare In an interview with The
Is for resource and energy Guardian,Arsenault says improv-

EASTERN ENERGY
PARTNERSHIP

The proposal ties into a regioi
plan, known as the Eastern En<
gy Partnership, that would allow
clean power to move acrossAtlan- clarity and
ticCanadaand connect to Quebec, time...^. *
Other aspects of that plan could
also involve a massive expansion
ofoffshore wind capacity in Nova
Scotia as well as the construction

_ ofa second nuclear plant at Point
Those cables would allow us to Lepreau in New Brunswick.

All of this will require financial
help fromOttawa,Arsi

“We’re looking at r
dollars. If you’re looking at just
even the set of transmission lines
from P.E.I. to New Brunswick,
we’re talkingaboutprobably $200
million just
there,” Arse

ing the capacity of the intertie
cables across the Northumber
land Strait, as part of efforts to
strengthen the grid across the excess clean power.
Atlantic region, is at the top of
P.E.I.’s wish list

Doubling the current 560-mega-
watt capacity of the lines linking
New Brunswick to P.E.I. would

rney help the province achieve its goal
iged of lowering greenhouse gas emis

sions, while also ensuring the
province has a reliable electrical
grid as the population grows, Ar
senault said.

"We need to have redundancy
and we need to have reliability.

The Cocneil for the Town of StratfoedwIB hoW « putfcmeeilnt on July 21. 2025, to receive eonmMU on the

fdlowlnc Zonlru A Development Bylaw and Official Plan Amendments:

L Meeting Time: 6:00pm

An application has been received from the Cornerstone Baphst Church for an amendment to the Town ofStratford
Zoning and Development Bytaw #45. This application is requesting torercnc the property located at 295

Shakespeare Drive <PID 1016377) from Town Centre Institutional (TCI) zone to Town Center Mixed Use ITCMU)
rone. The purpose of this reeorung ij to facilitate the creation of three (3| medium density re-itdnntiat u$c lots along
Shakespeare Drive and the expansion al the existing church building on the subject land. The map below shows the
location of die subject property.

have that,” Arsenault said.
As with the existing cal

cables could allow P.E.I.P.E.I.’s minister of energy is hop
ing to convince Ottawa, as well
as the province’s neighbr
jurisdictions, of the importance
of upgrading the subsea electri
cal cables that currently connect
P.E.I. to New Brunswick.

Gilles Arsenault has been host
ing and co-chairing a meeting of
provincial and territorial min
isters of mining and energy in
Charlottetown this wee '
side federal Energy a
Resources MinisterTi

0n the agendaofthe meetingare
proposals '

NO PROJECTS YET
APPROVED

In an interview on July 9, Hodg
son saidno projects have yet been
designated as beingin the national
interest under the Building Can
ada Act.

That act, which received royal
assent in Ottawa on June 26, set
out five basic criteria that these
projects mustmeet These include
strengthening Canadian resil
ience and security, contributing
to clean growth and meeting cli
mate change commitments and
advancing the interests of Indig
enous peoples.

’We’re still at the very early
stages. I think what people have
to keep in mind is the legislation
was passed twoweeks ago,” Hodg
son said.

Hodgsonsaidhe had notyet seen
a lot of detail on P.EJ.’s proposal
for improved subsea transmission

:ables, new cables. He also said the goal of the
L to export BuildingCanada Actis to improve

the regulatoryprocess forprojects
in the national interest Ideally,
he would like to see provinces
find private sector proponents to

Ip finance these nation-building
projects.

“Thebill is designed to dealwith
rity and permitting around
lelines. It’s not designed to

pay for a whole bunch of things,”
Hodgson said.

That said, Hodgson said he was
encouraged by the discussions
around the Eastern Energy Part
nership.

He said linkii
senaultsaid. across the Atla
millions of facilitating cle?

like wind ai
the national interest.

He said he docs hope to see
igaboutprobably$200 P.EJ.’s grid become more conncct-
st for that component ed to the Atlantic regie
senaultsaid. “I would say, to the i

Arsenaultsaid P.E.I. is also hop- we execute on facilitat
ing to see anupgrade to tire trans- ing P.EJ. more a part c
mission line between Salisbury, lantic economy, some
N.B., and Onslow, N.S., a key con- ’ " ”
nection between the NB Power, sense,” Hot
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Emily Vanlderstine, air and water monitoring supervisor with P.EJ.’s Department of Environment, Energy and Climate Action, tests water from a precipitation collector.
YUTARO SASAKI/LOCAL JO URHALISM INITIATIVE

to changes in pH, thewater in P.E.I.
helps protect these species.

"P.E.I. ’snaturallyi2I_li
help buffer the effects ofacid rain,
reducingits impactonwildlife.The
alkaline conditions help neutralize
acidity, so species found in P.E.I.
waters are generally less affected
compared to areas with lower pH
levels,” she said.

CHEMISTRY
Vanlderstine said acid rain could

also include forms of snow, fog,
hail, or even acidic dust

"Acidity and alkalinity are mea
suredusing a potentialofhydrogen
scale for which 7.0 is neutral. The
lower a substance’s pH (less than
7), the more acidic it is. The higher
a substance's pH (greater than 7),
the more alkaline it is," she said.

Normal rain consists of a pH of
5.6 due to the dissolving ofcarbon
dioxide, forming weak carbonic

rly about acid, Vanlderstine said.
he Great She added that acid rain usually

it agreement was to re- has a pH ranging between 4.2 and
com- 4.4.

Since 1982, samples
. collected to store and monitor the

'snaturallyalkalinewaters atmosphere above P.E.I.
After an air-quality agreement help buffer the i " ' " ”
Canadasigned in the 1990s, P.EJ.'s reducingits impacton v
precipitation no longer falls into alkaline conditions helj
the range ofacid rain.

A few decades ago, there were
concerns about precipitation
qualityin the eastern halfofNorth
America, includingPrince Edward
Island, with severe acid rain re
corded throughout the region.

In 1991, the federal government
signed the Canada-United States
Air Quality Agreement and many
North American industries began
to focus on creating products that
were more sustainable for the en
vironment.

In a phone interview with The
Guardian on July 4, UPEI biology
professor Michael van den Heuvel
explained thesignificance ofthe air
qualityagreement

"While it was particularly about
protecting the waters of th "
Lakes, that „
duce sulphur and nitrogen
pounds,” he said.

Acid rain may notbe making the TESTING PRECIPITATION
newsany more, butPrince Edward In P.E.I., precipitation samples
Island is still monitoring iL are collected at the Southampton

air monitoring station at the east
ern P.E.I. forestry! ~

The monitorii
’ Iwithacc
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The Council lor the Town of Straltatfwrt hoM a public meeting on July 21, 2025, to receive axnmems on the
lollowincZonlrra.Devstopniant Bylaw and Official plan Amendments;

l-MeetlngTime: 6:00pm

An application has been received from the Cornerstone Baptist Church for an amendment to the Town of Stratford
Zoning and Development Bytaw IMS. This nppfcation is rcquesting.lo rcxene the property located at 295
Shakespeare Drive (PIO 1016377) from Town Centre institutional ITCil rone to Town Center Mixed Ute ITCMU)
rone. Thn purpose of this reroiungrf to fncllitntc the nrcMwin of three (31 medium density residential use lots along
Shbkespeare Drive and the expansion of Hue eaisting church building on the subject land. The map below shows the
location of the subject property.

ifail
CURRENT CAUSES

Acid rain results when sulphur
dioxide and nitrogen oxides are
emitted into the atmosphere and
transported by wind and air cur
rents, Vanlderstine said.

“The sulphur dioxide and nitro-
have been gen dioxide react with water, oxy

gen, and other chemicals to form
sulphuric and nitric acids. These

P.E.I.'S RED SOIL
P.E.I. has never had major im

pacts from acid rain, van den Heu-
vcl said.

It all has to do with the geology, Ider
he added.

Because P.E.I.’s groundwater
contains fair amounts of calcium
and magnesium, ithas been able to
resist the acidic changes within the
soil, saidvan den Heuvel.

Emily Vanlderstine, tire prov
ince’s ah.- and water monitoring
supervisor, saidwhile acid rain can
have effects on freshwater aquatic
species, includingfish, amphibians
andinvertebrates thatare sensitive

WHAT IS A CID RAIN? em P.E.I. forestry office.
Acid rain is a phenomenon that The monitoring station is

includes any form ofprecipitation equipped with a collection system
with acidic components, such as that gathers and stores precipita-
“ ’huric or nitric acid, that falls tion for measurement, Vanlders-

meground from theatmosphere tine said.
“ ret or dry forms. Abucketisusedtocollectrainfall

> improveairandwaterquality, and other forms of precipitation,
istrial factories began to sep- allowing for an accurate assess-

ipound by ment of the accumulated volume,
libber, said she added.

“Each week, the collected pre
cipitation is transferred to sample
bottles and sent to the P.E.I. ana
lytical lab for chemical analysis,"
Vanlderstine said.

Thestation also features anauto-
mated sensor that detects precipi
tation events.

"When precipitation begins, the
sensor triggers the opening of a
protective lid, allowing rainfell and
otherprecipitation toenter the col
lectionbucket. Onceprecipitation
stops, the lid automatically closes
to prevent contamination,” Van-
’ ’erstinc said.

“The annual average pH value thenmixwithwaterandotherma-
has increased from 4.8 in 2004 to tcrials before fallingto the ground,”
6.1 in 2022. The average pH for the she said.
last five years is 6.2,” she said. Themaj<

NOX in the atmospl
ing of fossil fuels to l
tricity, vehicles and
ment emissions, manufacturing,
oil refineries and other industries.
Yutaro Sasaki is a Local Journalism
Initiative reporter, apositionfunded
by thefederal government. He can
be reached by email atysasaki@
postmedia.com andfollowed on X @
PEyutarosasaki.
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Agendas & Meetings 

 

 

Tenders & RFPs 

 

< Back to Calendar 

Date and Time 

Mon, Jul 21, 2025 ● 06:00 pm - 08:00 pm 

Recurrence 

Description 

The Council for the Town of Stratford will hold a public meeting on July 21, 2025, to receive 
comments on the following Zoning & Development Bylaw and Official Plan Amendments: 

1. Meeting Time: 6:00pm 
An application has been received from the Cornerstone Baptist Church for an amendment to the 
Town of Stratford Zoning and Development Bylaw #45. This application is requesting to rezone 
the property located at 295 Shakespeare Drive (PID 1016377) from Town Centre Institutional 
(TCI) zone to Town Center Mixed Use (TCMU) zone. The purpose of this rezoning is to facilitate 
the creation of three (3) medium density residential use lots along Shakespeare Drive and the 
expansion of the existing church building on the subject land. The map attached in The Guardian 
Ad shows the area. 
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2. Meeting Time: 7:00pm 
The Town is proposing amendments to the Town of Stratford Official Plan and the Zoning and 
Development Bylaw #45. The amendments will include policy changes and the land use 
designations, while the Zoning Bylaw amendments will include proposed changes to maximum 
building heights and other provisions to the Waterfront Mixed-Use Zone (WMU). The proposal 
requires changes in land use designation and zoning as seen in the map attached in The Guardian 
ad. Two additional draft amendment documents are also attached.  

The Public Meeting will be held at the Stratford Town Centre, 234 Shakespeare Drive on Monday, 
July 21, 2025, at the above noted times. Please note: There are two public meetings on this 
day for separate applications. The meeting will be live-streamed and recorded and can be 
viewed on the Town’s YouTube channel. 

Final comments, in writing, will be received on both items until Friday, July 25, 2025, at 
4:00 pm. 
 
Details of the above items are available for viewing upon request at the Stratford Planning 
Department or by calling (902) 569-6253. 

 

Page 710 of 1516



Town of Stratford
Waterfront Mixed-Use Zone 
Amendment and Rezoning 
Proposal
Part of the Official Plan & Zoning and Development Bylaw Review 
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About the ProjectAbout the Project
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The Official Plan 
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Why Now

•
•
•
•
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Existing Land Uses 

•

•

•

•
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Objectives

•
•
•
•
•
•
•
•
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Benefits

•
•
•
•
•

•
•
•
•
•
•

Potential

•
•

•
•

•
•
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Design Guidelines

•

•

•

Design Guidelines

I

I 0/4

4/6

4/65/6

4/6

4/6 4/6 3/5

3/54/6

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

• The ground floor of buildings along key commercial streets should have frequent

entrances and a high proportion of glazing.

• Roofs along key commercial streets should be flat unless the roof forms part of a

distinct architectural style.

• Building heights should range from four to six stories, with buildings stepping down

to a range of two to three stories as a transition to existing lower-density

residential areas.
I 3/4
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4/6

4/6
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Design Guidelines (Continued)

•

•

•
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Design Guidelines (Continued)

•

•

•

•

Design Guidelines (Continued)
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• Buildings adjacent to existing lower-density residential neighbourhoods should-regardless of the use-have the outward

appearance of town houses, including frequent entrances and visual distinction between narrow “units”.

• Underground parking is encouraged. Surface parking should be located inside or rear yards except where the existing

configuration of streets makes this infeasible.

• Landscaping designs should be professionally prepared and should provide a transition between different land use areas,

enhance the pedestrian focus of the area, and provide visual amenity to the Waterfront Gateway.

• New roads and the reconstruction of existing roads should provide a “complete streets” approach with ample room for

pedestrians, amenity space for plantings and urban design elements, and active transportation infrastructure
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Permitted Uses in the new Mixed-Use Zone

•
•
•
•
•
•
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•
•
•
•
•
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•
•
•
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Urban Design ApproachUrban Design Approach
Imagine that!
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Urban Design ApproachUrban Design Approach
Imagine that!
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A New LookA New Look Imagine that!
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A New LookA New Look
PRINCE EDWARD ISLAND

Imagine that!
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Previous StudiesPrevious Studies
2021 Stratford Waterfront Core Area Plan Imagine that!
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View of Potential DesignView of Potential Design
Imagine that!
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Project Timeline
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Thank you!
Any questions

Page 729 of 1516

mailto:consultation@townofstratford.ca


 

 
 

 

TAB DESCRIPTION DATE  

45 YouTube Recording - July 21, 2025 - Public 
Meeting - Stratford, PEI  

July 21, 2025  
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Some Stratford residents 'dreading' changes to town's waterfront | CBC News12/3/25, 3:13 PM

it! CBC Q, Search A Sign In= Menu

PEI

Wayne Thibodeau • CBC News Posted: Jul 22, 2025 7:24 AM ADT | Last Updated: July 22

o

1/6https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-waterfront-development-official-plan-1 .7590674

2

'There’s some significant concerns about the people who live in and around

this area,' says councillor

Some people in Stratford say they're dreading proposed changes to the town's waterfront. About 45 people

came out for a public meeting on council's plans to rezone a portion of the area to make way for more housing

and commercial development. CBC’s Wayne Thibodeau was also there.

Stratford has some big plans for its waterfront, and on Monday night, people in the

town had a chance to have their say.

The town is proposing a series of changes to its official plan as it tries to create a more

vibrant waterfront and downtown.

Marie O'Hanley of Stratford said she's concerned about plans to rezone areas next to

long-established homes in that part of town, and is "dreading" some of the proposed

changes.

Listen to this article (?)
Estimated 4 minutes

- i

Some Stratford residents "dreading" changes to

town’s waterfront

(=) comments
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12/3/25, 3:13 PM Some Stratford residents 'dreading' changes to town's waterfront | CBC News

'Not very efficient'

Marie O'Hanley of Stratford says she's 'dreading' some of the proposed changes. (Wayne Thibodeau/CBC)

https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-waterfront-development-official-plan-1 .7590674 2/6

o Stratford townhouse proposal would be destructive to wetland, nearby

residents warn

o Charlottetown Curling Club looks for new home after years without permanent

rink

"But that's just not right that that will become this mixed-used zone. I don't really

actually understand what mixed-use zone is, other than it sounds like you can do

whatever you want there."

As part of its official plan, Stratford is proposing to rezone 28 parcels of land along

Stratford and Hopeton roads, near the waterfront.

"That's people's backyards. It's vacant land, yes, but it's people's backyards. It's not my

backyard, so it's not NIMBY," O'Hanley said, referring to the popular acronym for "not-

in-my-back-yard" reactions to developments.

Town officials say the current zoning is "not very efficient for the type of development

we would like to see in a key commercial area."

They would like to see a mixed-use neighbourhood that would include a range of retail,

restaurant and commercial properties on the ground floors with residential units above.

The town also wants to "encourage vibrant, pedestrian-focused streetscapes." It's

proposing buildings up to six storeys tall in that area, with the top two floors set back

so they don't dominate the skyline.
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12/3/25, 3:13 PM

'We have to pay attention to these borders'

<1

'I don't think you're being upfront’

3/6https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-waterfront-development-official-plan-1.7590674

OUR VISION

lll'l

Jeff MacDonald, chair of Stratford's planning, development and heritage committee,

said there can be tension between different planning zones. He hopes the town can

take steps to reduce those tensions.

"There's some significant concerns about the people who live in and around this area

now," MacDonald said.

"We have to pay attention to these borders between zones... and what we're going to

really work on is making sure that whatever this ultimately looks like is that border is

absolutely respected, and that it's protected, and to make sure that the experience that

people have in that neighbouring area is preserved."

Some Stratford residents 'dreading' changes to town's waterfront | CBC News

Part of the proposed amendments would also ban drive-thrus in that waterfront zone,

although those already established would be allowed to stay.

Part of the reason why Stratford is proceeding with these changes now is because the

federal Housing Accelerator Fund requires the town to create about 4,000 new housing

units over the next few years. MacDonald said the proposed changes would help meet

that target.

Richard Furlong of Stratford said he's concerned about what impact the proposal may

have on people's view of the waterfront.

Jeff MacDonald, chair of the town's planning, development and heritage committee, says there can be tension

between different planning zones. (Wayne Thibodeau/CBC)

h

iTT3 .
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12/3/25, 3:13 PM
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’Their concerns are noted'

4/6https://www.cbc.ca/news/canada/prince-edward-island/pei-stratford-waterfront-development-official-plan-1 .7590674

Stratford

Some Stratford residents 'dreading' changes to town's waterfront | CBC News

"I just think to just put up a whole bunch of houses and block off basically the view for

the entire town and to have it only for a few people — I don't know if that's such a great

idea," Furlong said.

Town officials say the current zoning is 'not very efficient' for the desired development in a key commercial area.

(Wayne Thibodeau/CBC)

"I don't think you're being upfront with us about what you are planning on doing and

what you have done to make sure that these things are addressed," he said.

Another resident, Dieter Friesen, said he supports increased density but wants public

transit and walkability to be priorities.

He encouraged town officials to monitor developers to ensure compliance with the

rules.

"I think you need to look at parking minimums. If you are going to have good density,

and you want to create a walkable downtown, you want it so people don't need a car at

all," Friesen said.

The planning board will meet in early August to discuss the proposed changes and

make a recommendation to council. A council vote is expected next month.

MacDonald said he rejects the term NIMBY. He said these are residents, and it's

important that councillors hear what they have to say.

"We have a responsibility to listen to them and we have to make sure that their

concerns are noted."

> ~ x -
SV*,--

I Proposed Changes to the Stratford Waterfront
I /axn-niiCenmlTena Zoning Map Amendments to Town ot StratfordZoning and Development Bylaw #45 and
I CerraiAeminmls Io lie Ottictat Plan Land Use t.tap regarding the Stratford Waterfront Area

Bl

I. ‘

Page 734 of 1516



13. ZU

LETTERS TO
THE EDITOR

It is time for the residents of
Stratford to be aware ofthe
large-scale development propos
al, with over 1,500 units, to be
built at the foot of the Hillsbor
ough Bridge.

The project raises many ques
tions, such as: Has the province
done a traffic study to determine
whether the current intersection
can handle all the extra vehi
cles? Just try getting out of the
Esso now on a busy morning. We
are paying high taxes to live in
Stratford only to realize all we're
getting is more time in our vehi
cles than in our backyards.

Where will all these new peo
ple park? Underground parking
garages can’t hold them all.

With many more people
moving into our town - the Gray
Group has another large-scale
development near Sobeys - will
we have the necessary services,
such as schools? Glen Stewart
and Stratford Elementary have
been overcrowded for years.

Many residents here moved to
suburban Stratford to get away
from the city. Will the charm of
Stratford be lost?

There’s very little public green
space left on our waterfront that
has such a magnificent view of
the city. Why destroy that view?

There had been a proposal a
few years ago for a much small
er development on the former
motel property that seemed to
be a better fit. Why not look at
building something less intrusive
on our waterfront

It is short-sighted to build a
large-scale project like this when
other major cities are trying to
buy back their waterfronts.

Contact your town councillor
to get answers. Speak up now.
Protect what matters.
Arlene Power,

Stratford, P.E.I.

Are we losing
Stratford’s charm?

(ID
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I
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PLANNING, DEVELOPMENT AND HERITAGE  
 

Regular Monthly Meeting 
 

August 4, 2025 
 

12:00 p.m. 
 

AGENDA 
  
 1 CALL TO ORDER  
 2 APPROVAL OF AGENDA  
 3 MINUTES  
  a) Planning & Heritage Committee Minutes, June 30, 2025 

3a-1 - PLANNING DEVELOPMENT AND HERITAGE - 30 Jun 2025 - Minutes  
 4 DECLARATION OF CONFLICT OF INTEREST  
 5 INVITED GUEST  
 6 REPORT FROM DIRECTOR OF PLANNING  
  a) Update on Regular Monthly Council Meeting, July 9, 2025 

  
 PH032-2025 –RZ001-25 – Cornerstone Baptist Church – 295 
Shakespeare Drive (PID 1016377) – Rezoning from TCI to TCMU 

Council granted approval to a public meeting to solicit input from residents 
on the application to rezone PID 1016377 located at 295 Shakespeare 
Drive from the Town Centre Institutional (TCI) Zone to the Town Centre 
Mixed Use (TCMU) Zone. 

  
 PH033-2025 - RZ002-25 – Falcon Homes – PID 1085976 Ducks 

Landing – Bylaw Amendment #45U: Proposed Rezoning from R1 to 
TCR – 1st Reading 
Council read and approved for the first time Bylaw #45U, a bylaw to 
amend the Town of Stratford Zoning and Development Bylaw, Bylaw #45 
to rezone PID 1085976 located on Ducks Landing from the Low Density 
Residential (R1) zone to the Town Centre Residential (TCR) Zone. 
A decision for second reading and adoption is scheduled for the upcoming 
Council meeting on August 13, 2025.     

 7 DEVELOPMENT APPLICATIONS  
  a) VA001-25 – Shaun Coady – 10 Ledwell Lane (PID 329649) – Variance 

Request to a Side Setback  
A variance application (VA001-25) has been received from Shaun Coady for 
parcel number 329649, located at 10 Ledwell Lane seeking a variance to a side 
yard setback for a proposed addition  onto an existing legal non-conforming 
dwelling.  
(See attached) 
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Page 

The proposed property is located within the Low-Density Residential Large Lot 
(R1L) zone. The table below outlines the required setbacks and the variances being 
sought: 

 
  
Section 6 of the Zoning Bylaw outlines the regulations for addressing requests for 
variances to a requirement of this bylaw. Subsection 6.1.2 provides the following 
tests that need to be considered for justifying a Variance Approval: 

a. The lot in question has peculiar conditions, including small lot size, 
irregular lot shape or exceptional topographical conditions which make it 
impractical to develop in strict conformity with Bylaw standards; 

b. Strict application of all Bylaw standards would impose undue hardship on 
the Applicant by excluding the Applicant from the same rights and 
privileges for reasonable use of his/her lot as enjoyed by other persons in 
the same zone; or 

c. The variance is consistent with the intent and purpose of the Official Plan 
  
This property is a legal non-conforming (substandard) lot and the existing 
dwelling, built in 2017, is a legal non-conforming building. Legal non-conforming 
buildings and lots may continue to be used and added to provided that any future 
development complies with the Zoning Bylaw. It was built in 2017, and has a front 
yard setback of 25 ft., whereas the current standard (established in 2019) is 35 ft. 
The lot, while undersized, does not have an irregular lot shape or exceptional 
topographical constraints.  
  
This property has a width of 124 ft., whereby the required minimum lot frontage is 
82 m. The existing dwelling is located on an angle, rather than parallel to the front 
lot line, which makes the proposed addition fall within the rear yard and side yard 
setbacks. The smaller lot size does play a factor in the requested variance. Given 
the orientation of the dwelling, it is difficult to add onto the existing dwelling 
without encroaching into the required setbacks.  
  
The Official Plan in Section 11.2(1), calls for the efficient and sustainable use of 
land while maintaining the character of existing neighbourhoods. Several of the 
lots in this neighbourhood are substandard lots in terms of size or frontages, and 
various dwellings have substandard development standards. The purpose of the 
development standards in the Town’s Zoning bylaw were designed to minimize 
land use conflicts and ensure appropriate use of land. The side yard, where this 
addition is proposed to encroach onto, is a treed portion of the neighbouring 
property and due to topographic issues, makes it unsuitable for development.  
  
There is a legal non-conforming detached garage on the property, This accessory 
structure is located closer to the side property line than where the proposed 
addition will be located. The applicant is planning to relocate this structure to the 
other side of the property. While legal non-conforming structures can remain as is, 
the long range intention for these types of structures is to ultimately comply with 
the Zoning Bylaw regulations.  
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Public Notification 
  
Pursuant to sub-section 6.1.5 of the Stratford Zoning and Development Bylaw #45, 

Where a variance in excess of ten percent (10%) is being requested, Council 
shall forward a notification letter to property owners who own parcel(s) of 
land which are located in whole (or in part) within sixty-one metres (61 m) 
or two hundred feet (200 ft.)  from any lot line of the parcel proposed for the 
variance. 

  
With the first proposal for the addition, fifteen (15) letters were sent out to 
adjacent landowners in April 2025. Two responses were received, and 2 phone 
conversations were had with residents. One of the letters received raised concerns 
regarding potential privacy issues from the addition overlooking their yard and the 
potential compromise of future development of their own land.  
  
The applicant did revise their plans to turn the orientation of the addition to 
minimize the potential impact on the neighbouring property. During the second 
round of public notification conducted in July 2025, the adjacent property owner 
who expressed their concerns with the original application is satisfied with the 
revised application.  
   
RECOMMENDATION: 
That Council grants approval to Variance Application VA001-2025, from Shaun 
Coady located at 10 Ledwell Lane, for a side yard variance of 42% for the 
proposed addition as shown on the plans submitted for Development Permit. 
7a-1 - VA001-25 - Proposal #2 - Site Plan 
7a-2 - VA001-25 - Property Location Map 
7a-3 - VA001-25 - Site Photos 
7a-4 - VA001-25 - Adjacent Landowner Responses  

  b) VA007-25 – Edward Bradbury – 47 Macdonald Road (PID 463638) – 
Variance Request to Flanking Side Yard Setback for a Proposed Addition  
A variance application VA007-25 has been received from Edward Bradbury for 
parcel number 463638, located at 47 Macdonald Road seeking a variance to the 
flanking side yard setback for a proposed secondary suite addition onto the 
existing accessible single detached dwelling.  
(See attached) 
  
The proposed property is located within the Low-Density Residential (R1) zone. 
Where a lot is a corner property, the side yard setback from the flanking road must 
be a minimum of 15 ft.   
  
The subject property fronts onto MacDonald Road and flanks onto Clifton Road. 
The existing dwelling has a flanking side yard of 36 ft., and the proposed 
secondary suite addition will be 24 ft. wide. Therefore, the flanking side yard 
setback is proposed to be only 12 ft, which represents a variance of 20%. The 
purpose of the proposed secondary suite addition is to accommodate an immediate 
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family member who needs accessibility housing. 
  
Section 6 of the Zoning Bylaw outlines the regulations for addressing requests for 
variances to a requirement of this bylaw. Subsection 6.1.2 provides the following 
tests that need to be considered for justifying a Variance Approval: 

a. The lot in question has peculiar conditions, including small lot size, 
irregular lot shape or exceptional topographical conditions which make it 
impractical to develop in strict conformity with Bylaw standards; 

b. Strict application of all Bylaw standards would impose undue hardship on 
the Applicant by excluding the Applicant from the same rights and 
privileges for reasonable use of his/her lot as enjoyed by other persons in 
the same zone; or 

c. The variance is consistent with the intent and purpose of the Official Plan 
  
Both this proposed addition, and the existing single detached dwelling is designed 
as a Accessible dwelling. Accessible Dwellings typically require larger building 
footprints than traditional dwellings due to various factors including: 

 Wider doorways/hallways for wheelchairs 
 Larger kitchen/bathrooms to accommodate wider turning spaces for 

residents 
 More floor level storage spaces as overhead storage areas are less 

appropriate for usage 
 Typically limited to a single storey, stairs are often problematic 

  
A non-accessible addition/secondary suite could be added to this dwelling in 
compliance with the Zoning Bylaw. However, the design specifics required under 
the Building Code for Accessible Dwellings, make it harder for these types of 
buildings to be built in strict conformity with the standard Zoning Bylaw 
regulations. The Zoning Bylaw does not adequately contain the flexibility required 
to accommodate building elements for accessible dwellings.  
  
Sections 12.2.9 (2) & (19), of the Official Plan, calls for the establishment of 
specific development standards related to site plan in order to ensure high quality 
development, minimize land use conflicts and the height, size and overall design 
of development is appropriate for a neighbourhood. The development standards in 
the Town’s Zoning bylaw were designed to minimize land use conflicts and ensure 
appropriate use of land  
  
Pursuant to sub-section 6.1.5 of the Stratford Zoning and Development Bylaw #45,  
Where a variance in excess of ten percent (10%) is being requested, Council shall 
forward a notification letter to property owners who own parcel(s) of land which 
are located in whole (or in part) within sixty-one metres (61 m) or two hundred 
feet (200 ft.)  from any lot line of the parcel proposed for the variance. 
  
Eleven (11) letters were sent out to adjacent landowners in July 2025. No written 
correspondence was received from adjacent landowners. . The applicants did talk 
to many of their neighbours regarding this proposed development and have 
received positive support from adjacent landowners. As part of the application 
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paperwork, there was a petition in support of the proposal that was signed by 9 
residents from 7 adjacent properties.  
  
RECOMMENDATION: 
That Council grants approval to variance application VA007-25 from Edward 
Bradbury for parcel number 463638, located at 47 Macdonald Road seeking a 
variance to the flanking side yard setback for a proposed secondary suite addition 
onto the existing accessible single detached dwelling.  
7b-1 - VA007-25 - Proposed Site Plan 
7b-2 - VA007-25 - Variance Request and Neighbourhood Support Letter 
7b-3 - Additional Applicant Information  

  c) DP070 -25 – T & C Investments – PID 1148147 & PID 1148121 – Located on 
Smallwood Terrace – Conditional Use – 4 Unit Townhouse Development 
A conditional use development permit application (DP070-25) has been received 
from T & C Investments (C/O Todd Cormier), for parcel numbers 1148147 and 
1148121, located on Smallwood Terrace for a proposed 4-unit townhouse 
complex. The applicant has also submitted a separate minor subdivision 
application to consolidate these 2 lots into 1 parcel  
(See attached) 
  
The proposed property is located within the Medium Density Residential (R2) 
zone. Townhouses are listed as conditional or special permit uses within this zone. 
Townhouses require a minimum frontage of 9 m per unit. These 2 subject lots will 
have a combined frontage of 44.2 m, which is large enough to accommodate a 4 
unit townhouse complex 
  
The subject lands were originally proposed to contain 2 dwellings. Townhouses up 
to 6 units (up to 40% of the block) are listed as Conditional Uses within theR2 
zone.  The subject land has the required frontage and lot size to accommodate a 4 
unit townhouse complex.  
  
Another lot further along Smallwood Terrace, within the same phase of this 
neighbourhood subdivision, was proposed to contain a 3-unit townhouse, but semi-
detached, was constructed. This proposed 4-unit townhouse complex will only 
result in 1 additional dwelling unit within this neighbourhood, then what was 
originally designed for this neighbourhood.  
  
As this application involves a conditional use, public notification letters were sent 
to the 3 abutting property owners seeking comments. No correspondence was 
received from these adjacent property owners before the deadline for responses  
  
RECOMMENDATION: 
That Council shall grant approval to application DP070-24 from T&C for 
construction of a 4-unit Townhouse dwelling complex on PIDs 1148147 & 
1148121 subject to the following: 
  

1. A detailed site plan and grading plan showing the information required 
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under Section 7.3.5 of the Zoning Bylaw.  
2. All the information required for this proposed development pursuant to the 

Building Code, as determined under Section 7.3.6  
3. That a Development Agreement be executed between the Town and the 

Applicant subject to such terms and conditions as Council deems 
necessary. 

4. A detailed servicing plan shall be submitted for approval to the Stratford 
Utility Corporation.  

5. A detailed Erosion and Sedimentation Control plan must be prepared 
showing how erosion and sedimentation will be controlled and contained 
during construction. 

6. Prior to the issuance of the occupancy permit for the new dwellings, a final 
grading plan must be submitted and approved by the Town of Stratford.   

7. All other relevant provisions of the Town of Stratford Zoning and 
Development Bylaw #45 are met. 

7c-1 - Development Proposal 
7c-2 Landowner Notification Map  

 8 SUBDIVISION APPLICATIONS  
 9 OFFICIAL PLAN, POLICY AND BYLAW  
  a) RZ001-25 – Cornerstone Baptist Church – 295 Shakespeare Drive–Land Use 

Map Amendment – TCI to TCMU – Future Residential Development and a 
Church Expansion Project - PID 1016377 
An application has been received from the Cornerstone Baptist Church (295 
Shakespeare Drive), requesting their property be rezoned from the Town Centre 
Institutional (TCI) Zone to the Town Center Mixed Use (TCMU) Zone. The 
purpose of this request is two-fold.  First, the Church wants to sell off a portion of 
their property for the low-density residential development. Second, using the 
proceeds from the land sale to expand their existing facilities.  
  
The subject property is 6 acres. Cornerstone Baptist Church is initially looking at 
allocating 3.5 acres of land for multi-unit residential development. The proposed 
TCMU zone will permit both residential and institutional uses, whereas the current 
TCI zone only permits the Church facility 
  
The subject property is currently bound by residential development along 
Shakespeare Drive, the Trans-Canada Highway and future mixed-use development 
by The Gray Group. The residential development will be built onto Shakespeare 
Drive, whereas the church expansion will occur closer to the TCH. The applicant 
has indicated that design considerations such as setbacks, building scale and 
landscaping will be incorporated into the land purchase and sale agreements to 
ensure proper integration of the future residential lots with the neighbourhood 
  
A conceptual site plan has been submitted showing the potential development 
areas on the property. The Cornerstone Baptist Church has not yet formally 
entered into any agreements with any prospective purchasers of the the lots. All 
development within the TCMU zone will need to complete a comprehensive site 
plan review process. 
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Under Section 3.2.3 of the Zoning and Development Bylaw, as part of the zoning 
amendment process, Council shall hold a public meeting to solicit input from 
residents on the proposed amendment request. Notices of the public meeting will 
occur as follows:  

 A posting in the local newspaper on 2 separate occasions 
 Written notice of the proposed amendment to the adjacent landowners 

within 150 m (490 ft.) of the subject lots being rezoned. A 17-day window 
is recommended to complete this notification process. 

 A sign shall be placed on the land being proposed for rezoning indicating 
that a request has been received.  

  
Public Meeting 
  
The public meeting for this application was held on July 21, 2024, with 35 
residents and some of Council in attendance. The meeting was also live streamed 
online on the Town’s YouTube page, with several residents watching live.  
  
Summary of Public Notifications 
  
The Public were given the opportunity to provide comments on this proposal 
before, at and after the public meeting. The deadline for comments was July 25th 
at 12:00 pm. Only 1 person in attendance at the public meeting asked questions 
with regards to the intended purpose of the rezoning request. No written comments 
were submitted to the Town regarding this proposed rezoning.   
  
Planning Review 
  
This section will address the proposal with the current Official Plan and Zoning 
bylaw and the feedback received from residents from the public meeting process.  
This rezoning application proposed to Upzone the subject land from TCI to 
TCMU. An Upzoning occurs where an applicant seeks to change the zoning from 
a less intensive development zone to a more intensive development zone. 
  
Planning is a delicate balancing act between the concern of the public good and the 
private interests of individual landowners. Both are important and neither should 
be the sole focus of decision makers. Council must provide “thorough, cogent and 
thoughtful” reasons when evaluating and making decisions on planning 
applications.  
  
Under Planning law, it is well recognized that every zoning bylaw is 
discriminatory, in the sense that the municipality chooses the type of uses it will 
permit in certain or all parts of the lands under its jurisdiction and is not invalid on 
that account. However, there must be proper planning grounds or standards to 
warrant discriminatory distinctions between property owners in the same position, 
classification or zoning category. Additionally, present zoning is not a guarantee of 
future zoning. Both the Official Plan and Bylaw expressly contemplate and allow 
for the process of rezoning, and neither speak to the percentage completion of 
nearby neighbourhoods as a consideration in that process.  
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The Official Plan supports a denser pattern of development and a mix of housing 
types to help accommodate continued growth. Council will consider amendments 
to the current residential zoning designations to promote and facilitate a range of 
housing opportunities.  
  
While the character of established neighbourhoods must be protected, current 
development costs dictate that new fully serviced residential subdivisions must 
become more efficient and be appropriately located. As demand grows for new 
and more innovative and somewhat higher density residential development forms, 
the Town must carefully review such development to prevent adverse impacts on 
the existing established neighbourhoods.  
  
A common concern with new higher density development is the impact of these 
new buildings on the adjacent property values. There have been many discussions 
and studies conducted looking into this matter. For most cases, the inclusion of 
higher density development into an area does not reduce the property values of 
existing low-density development. This includes both market (owner occupied) 
and non-market (rental) housing developments.   
  
This proposed zoning amendment is consistent with the objectives of the Official 
Plan. Under the Official Plan, this property is currently designated as Residential. 
Under Section 11.2, an objective of the Town is to use land efficiently and 
sustainably while maintaining the existing character of neighbourhoods. This 
property is located adjacent to and nearby higher density developments (i.e 
Gateway Apartments and Hathaway Place).  
  
Section 11.2(1)(b) calls for the designation of specific zones with smaller lots and 
higher density to meet the demand for multiple housing types for predicted 
population growth. This proposed zoning bylaw amendment will permit the more 
efficient use of the subject lands and the provision of more/different housing types. 
Additionally, under 11.2(3)(b), residential development is encouraged to be 
located in the serviced central area of the Town. 
  
Recommendation 
That Council grant first reading to Zoning Bylaw Amendment RZ001-25 from the 
Cornerstone Baptist Church (located 295 Shakespeare Drive), requesting their 
property be rezoned from the Town Centre Institutional (TCI) Zone to the Town 
Center Mixed Use (TCMU) Zone. 
9a-1 - Subdivision Request Letter 
9a-2 - Applicants Assesment for Rezoning 
9a-3 Conceptual Site Plan 
9a-4 - Draft Subdivision Plan 
9a-5 - July 21 Public Meeting Verbatim Minutes  

  b) RZ003-25 – Grove Developments Ltd. – Zoning By-law amendment – Low 
Density Residential (R1) to Medium Density Residential (R2)– 24-unit 
Townhouse Complex off Swallow Drive – PIDs 912410, 677344, 677336, 
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677328, and 190082 
An application has been received from Grove Developments Ltd. requesting to 
rezone 5 lots off of Swallow Drive from the Low Density Residential (R1) zone to 
the Medium Density Residential (R2) zone. The applicant wants to construct a 24-
unit Stacked Townhouse complex on the 4 lots that run east/west and use the 5th 
lot (that runs north/south for driveway access. This proposed R2 zone will be 
adjacent to the larger Kelly Heights R2 zone. Stacked Townhouses are listed in the 
R2 zone as follows 

 Conditional uses where they don’t exceed 40% of the lots in a block; or  
 Special permit uses where they exceed 40% of the of the lots in a block 

  
On the 4 east/west lots, the 24 Townhouse units will be arranged in 2 buildings of 
12 units each. Each building will be 6 units wide and 2 units high. These buildings 
will be oriented so that the front door faces west towards the driveway running up 
to Swallow Drive. Wide treed buffer zones will be retained, between the proposed 
buildings and the adjacent low density R1 zone properties on Nightingale and 
Swallow Drive.  
  
The 4 lots to be development have a combined lot area of approximately 6,292 m². 
Stacked Townhouses require a minimum of 250 m² per unit, which means these 
four (4) lots have a development maximum of 24 stacked Townhouse Units.  The 
buildings will have a varied color scheme so that they visually look like a standard 
Townhouse development and not just a single building. An example of where a 
varied color scheme was used to improve the visual appearance of development 
are the Townhouses along Williams Gate.   
  
This is the second rezoning amendment request for these subject properties. The 
first request was in 2023, which sought to change the zoning to the Planned Unit 
Residential Development (PURD) Zone. This request was not passed by Council 
as it was deemed premature to rezone the land as the 3rd phase of the Kelly 
Heights subdivision had not yet started and the PURD zone could potentially allow 
development that would be out of character with both surrounding zones.  
  
Recommendation 
That the public meeting required under Section 3.2.3 be held to solicit input from 
residents on this proposed rezoning application. The date of the public meeting 
will need to be determined. 
9b-1 -Application Assessment for Rezoning 
9b-2 - Preliminary Site Plan 
9b-3 - Concept Pictures of the Dwellings  

  c) RZ004-2025 General Text & Zoning Map Amendments to the Town of Stratford Zoning and 
Development Bylaw #45 and General Amendments to the Official Plan Land Use Map 
regarding the Stratford Waterfront Area 
The Town of Stratford Planning Department is proposing the rezoning of 28 lots from a 
combination of General Commercial (C1), Highway Commercial (C2), Low Density Residential 
(R1), Multiple Unit Residential (R3), and Waterfront Residential (WR) to a new Waterfront Mixed-
Use Zone (WMU) as shown, additionally the Town of Stratford Planning Department is also 
proposing amendments to the Town of Stratford Official Plan to permit additional a Mixed-Use land 
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uses to the adopted 2008 Core Area Subsidiary Plan and designate these lots for Mixed-Use (see 
attached RZ005-1&2). 
These proposed amendments envision a mixed-use neighbourhood that provides a comprehensive 
range of residential, retail, and commercial employment uses anchored by the amenity of the public 
waterfront spaces. Development of the Waterfront should achieve the following land use outcomes: 
  

 Development along Stratford Road, the Trans-Canada Highway, and Hopeton Road will 
include ground floor retail and restaurant spaces to encourage vibrant, pedestrian-focused 
streetscapes. 

 Promote a mix of residential and commercial development throughout the Stratford 
Waterfront. 

 Development of community-focused institutional spaces will be encouraged in the Bunbury 
Road/Hopeton Road corner. 

 Prohibition of new Drive-thrus 
 Buildings up to 6 stories in height. 

 
Regulation history of this area  
This proposed amendment has come from a need for the Town to be proactive in anticipated 
population growth expected in the Town. Good urban planning is about creating communities that 
are vibrant, provide services throughout the day and evening, residential that is close to public 
transit routes, connections between these uses is not car-centric and possible by all means of 
movement, by implementing these planning principles in an urban centre, the less we need to 
promote sprawl development on to existing agricultural and natural land. 
  
The proposed subject area is currently a mixture of commercial, medium density residential and 
mixed-use zoned parcels. The proposed amendment and the nature of mixed-use development is not 
new to this area. As far back, when the area was the Community of Southport, the area was zoned 
for a mixture of commercial and residential land use and residential dwellings within a commercial 
building have always been permitted.  
  
Revisions over the years have seen some parcels change in land use zone designation but there have 
always been a variation of multi-unit and higher density residential, commercial which permits 
residential above ground floor, and a mixture of commercial uses. 
 
Zoning Bylaw 1990 – 2025 Permitted Uses, but not limited to; 
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Existing Development within the Waterfront Mixed-Use Zones 
The Waterfront Mixed-Use Zone, in its current form, is designed to create a downtown character 
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using traditional built forms, materials and roof types familiar to the island. 
 Building heights were to be between 2 and 4 Stories with the 4th storey required to 

incorporate the roof design.  
 Brick should be incorporated into the exterior siding finishes. 
 Parking should be internally circulated with any parking buffered by landscaping. 

 
To date, there are only a few buildings on a Waterfront Mixed-Use Zone parcel and none of them 
meet any of the above requirements. Of all the existing sixteen (16) Waterfront Mixed-Use 
Zoned/Waterfront Residential Zoned parcels, there are seven (7) parcels that have been vacant since 
they were subdivided in 2016 (see attached RZ005-3) 
 
Proposed Amendments to Waterfront Mixed-Use Zone 
Land Uses 
The proposed amendments will not see any significant changes to permitted uses in the Waterfront 
Mixed-Use Zone. All the uses that are included in the proposed amendment are all currently 
available in amendment area in some variation. 

 
  
Along Shepard Drive, the proposed amendment has identified the parcels backing onto low-density 
residential units as Townhouses as the main use and will be a minimum of 2 and maximum of 3 
Storeys. This is in-keeping with the existing Waterfront Residential Zone for these parcels.  
  
Parking 
The proposed amendment would reduce the parking requirements for residential dwellings and 
square foot of commercial. This is in accordance with the parking requirements of the Core Mixed-
Use and Urban Core Zones, shown below. 
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The proposed amendment also indicates two parcels for parking, a surface parking lot on the vacant 
R1 lot on Shepard Drive between Harbour View Drive and Stratford Road, and the existing parking 
lot at the CGI building which could be a future stacked parking lot (parkade).  
  
Building Heights 
The proposed amendment will see building heights along Stratford Road, Hopeton Road and along 
Michael Thomas Way increase up to 6 stories, but all levels above the fourth floor must be stepped 
back to increase natural light and reduce the building mass impact at street level.  
  
Waterfront Views 
The proposed amended Waterfront Mixed-Use Zone regulations for setbacks have been designed to 
maintain the view corridors that were identified in the 2021 Stratford Waterfront Core Area Plan. 
The setbacks implemented in the amended zoning regulations will allow for future roads or public 
corridors shown on the plan below. The vacant parcel PID 328062 has a 33 m side yard setback on 
the Harbour View Drive side to maintain a visual corridor from Shepard Drive, this also moves 
development further back from the Harbour View Drive residents. 

 
  
Natural & Park Space 
The map below shows the existing natural and park space areas that are excluded from the proposed 
amendment. These areas will remain protected development other than a proposed pavilion east 
edge of the Michael Thomas Waterfront Park. 
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Connectivity 
The overall concept of this proposed amendment is to provide a more walkable community that has 
regular access to public transit, trails and all the active commercial services needed for a growing 
community. A community that is safe throughout the day and night. This will provide opportunities 
for Stratford residents to bring their commercial and professional services into Stratford and not in 
Charlottetown.  
  
Notification of Public Meeting 
Sections 3.2.3 and 3.2.4 of the Zoning Bylaw outline the processes required for the provision of 
notice of the zoning amendment request for a public meeting. Notice of this application and the 
public meeting occurred in the following manner: 

 124 Notification letters were drafted and sent by Canada Post to the parcels that fall within 
the proposed amendment area and parcels within the required 150 m radius of the subject 
lands. (see attached RZ005-4 letter to residents) 

 Ads were posted in the local Guardian Newspaper on 2 separate editions (July 12th & 19th) 
 28 signs were posted on all the subject properties within the proposed boundary area 

indicating that a Zoning Application had been made for the subject property. 
 5 Larger development signs were also placed within the area, 3 were placed on the Town’s 

own Michael Thomas Waterfront Park, 1 on the Town’s property on Shepard Drive and 
permission was granted to install a sign on the No-Frills site. (see attached RZ005-4a 
Development Sign) 

 Notice of the public meeting was also posted on the Town’s Facebook page. 
 
Public Meeting 
The public meeting for this amendment was held on July 21, 2025. This was well attended with 30 
residents signing in, including members of Planning Board and Council. The meeting was also live 
streamed online on the Town’s YouTube page. 
  
Summary of Public Comments 
The Public were given the opportunity to provide comments on this proposal. The deadline for 
comments was July 25th, 2025 at 4:00 pm. (see attached RZ005-5 for verbatim comments) 
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Eight (8) letters and emails were received, of the written responses in total from were received from 
adjacent landowners/residents, were received after the meeting. 
Six (6) written responses received were against the rezoning, and 
Two (2) written response received were in favor the rezoning. 
Over a hundred (100+) property owners did not respond. 
The comments raised in these letters are summarized in Section 3.2.2.(f). below (see attached 
RZ005-6 for full redacted comments). 
  
A signed petition of residents from Harbour View Drive and Southport Drive in opposition to the 
application was received after the deadline for comments.  
  
Planning Analysis  
Section 3.2 of the Zoning Bylaw outlines the procedure for amendments to the Zoning Bylaw. 
Section 3.2.2 outlines the general criterion that need to be considered when reviewing applications 
for amendments to the Zoning Bylaw. These criteria are: 
  
a) Conformity with all requirements of the Zoning Bylaw. 
Currently the Town is undergoing a complete review of the Official Plan and Zoning and 
Development Bylaw,this proposed amendment is being completed as part of the review. 
  
b) Conformity with the Official Plan. 
The subject lands are designated for Residential Development under the Existing land use map in 
the OfficialPlan. There are a number of sections of the Official Plan that contain objectives and 
policies regarding theproposed development and zoning amendment. 
 
Under Section 4.1.1 (Housing – Planning for the Future) states that “The availability of land will 
influence the housing supply. The Housing Demand Study (2012) indicates that even if the pace of 
growth is slowed by changes in the economy and local market, a shift in land use policies to 
accommodate future housing activity is needed. This Plan supports a denser pattern of development 
and a mix of housing types to help accommodate continued growth. In addition, flexible housing 
options may help to allow seniors to remain in the Town as they age. Planning the future 
development and design of the Town to accommodate aging-in-place is shown to benefit not only 
the senior population, but the community as a whole. A shift to more diverse housing units and 
higher housing densities will also be a means to foster a more affordable housing market to attract 
new homeowners, young families and lower income families”. This proposed amendment is an 
opportunity to build a development area already planned for higher density but through the 
amendment of the Waterfront Mixed-Use Zone (WMU), allows the Town to have more direction of 
the development possible to provide residential, commercial and recreational land uses through 
more walkable connections and public transportation. Attracting younger age groups to start a 
family or empty nesters to downsize and live in a friendly and active neighbourhood. 
 
Under Section 4.2.1 (Housing), Stratford is a community where housing is responsive to the needs 
of the population. Subsection 1(b) states a goal of the Town is the “identification of opportunities 
for zoning residential land to allow for smaller lot sizes and higher densities, without compromising 
the character of existing neighbourhoods." This proposed amendment is an opportunity to 
rejuvenate an area that has struggled to develop into the planned neighbourhood it was meant to be. 
Regulations in the existing zone and the development costs have left this area undeveloped. The 
proposed amendments will permit higher-storey buildings and reduced parking to spark 
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development. 
  
Under Section 4.2.4 (Housing): “Stratford is a community where housing developments are well 
designed, inclusive and connected to the community”. 
This proposed amendment will allow for a variety of housing types and in various locations, 
whether it be close to the water or near schools. The proposed amendment area is within close 
proximity to the Town’s growing active trail network, public parks and future amenities. 
 
Under Section 4.2.5 (Housing): “Stratford is a community where housing development is balanced 
with our ability to sustain resources and affordable service delivery”. Subsection 5(d) Encourage 
high quality, higher density residential development in the Core Areas and adjacent to arterial and 
collector roads. This proposed amendment strives to rejuvenate an underdeveloped area of single 
use commercial and residential in and adjacent to the Core Area. Public transit already serves this 
area and the potential new services that would be possible would reduce the need for Stratford 
residents to cross the bridge. 
 
Under Section 11.1.3 (Land Use Planning): “While Stratford has developed a desirable appeal for 
“high-end” living during the past decade, Council will consider making amendments to the current 
residential zoning designations to promote and facilitate a range of affordable housing 
opportunities with increased emphasis on young families and our growing senior population, as 
recommended by our Housing Demand Study.” The intent of this proposed amendment is to 
facilitate and permit opportunities for more varieties of housing typologies. While the Town does 
not have specific policies or mandates for affordable housing, the Town did enact a resolution to 
incentivize multi-unit housing, reductions and in some cases, remove development fees for 
developments that provide affordable housing units. 
 
c) Conformity with Provincial Land Use Policies pursuant to the Planning Act. 
The Town’s Official Plan and Zoning Bylaw was drafted and adopted in conformity with the 
provisions within the Provincial Planning Act. Any development application will need to comply 
with the provisions in the Plan and Bylaw. 
 
d) Suitability of the site for the proposed Development including the preservation of existing 
site features and earthworks. 
The proposed amendment does not propose a change to any natural areas, the parcels included are 
all zoned for development. All future development within the boundary area of this amendment will 
go through a comprehensive site plan approval process. 
  
e) Compatibility of the proposed development on surrounding land uses, including both 
existing and proposed uses. 
The proposed amendment would see an increase in height over the existing buildings and would see 
new developments being built closer to the front property line. This change is the aim of creating a 
more walkable community with accessible services. 
  
f) Comments from residents or other interested parties. 
Resident comments are taken into consideration by Planning Staff, Committees and Council 
partially because nobody knows a neighbourhood better than the residents that live there. As such, 
they can help staff identify potential issues or areas of the proposal that need improvement. We 
believe that summary of the proposed amendment above will address the concerns summarized 
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below. 
The comments made in the public meeting and the letters received are summarized below, in no 
particular order: 
  
1. I am in favour of this proposal, but the Town must ensure that there is access to public transit. 
2. On-street parking and parking requirements should be minimized and more underground parking 
where possible. 
3.The proposed overview looks blockish and will decimate the area. Previous plan was for buildings 
with more character. 
4.The proposed design will remove the waterfront views. 
5. Erosion should be considered with development close to the water. 
6. Concerns of loud music and entertainment going into the early hours. 
7. Concerns about where parking will be for all the new residents 
8. Concerning the traffic that will be created by the new residents, congestion is already a concern. 
9. Concerns of taking away parks and natural areas to build apartments. 
10. This proposal will create a closed off community and prevent residents from accessing the 
waterfront. 
11. Concerns with development in residents’ back yards. 
12. This proposal will cause stress on the local schools. 
13. There should be a green buffer or park between the existing single detached units and the new 
development. 
14. This proposal could create a vibrant and successful community. 
15. This proposal will reduce the impact of urban sprawl and development of our agricultural and 
natural areas. 
16. This proposal will provide opportunities for a more walkable community with access to trails 
and services. 
17. Stratford doesn’t have to become a city. 
18. Concerns of 6 storey buildings. 
 
Additionally, the Planning Staff and the consultants invited the property owners to a couple 
engagement sessions in the late 2024, and early 2025 to provide context for the Town’s future 
growth. The Fall event was attended and there were no voices of concern from the property owners. 
During the engagements, conversations did revolve around need for parking reductions and height 
increases. 
 
g) Adequacy of existing infrastructure such as water, sewer, road, stormwater, electrical 
services, and parkland. 
All the parcels in the proposed amendment area are fully serviced. A comprehensive Stormwater 
Management Plan would be required and reviewed as part of the development permit/subdivision 
application process for the proposed development. 
  
h) The economic and environmental viability of any proposed utility, road extension or 
development and maintenance of public open spaces. 
No utility main extensions, road extensions, or open spaces are required 
  
i) Impacts of the proposed development on all modes of transportation including access and 
safety. 

Page 752 of 1516



Page 

The Town has had some conversations with the province and will continue to have discussions with 
the province to review the overall development plan for this area. The province is currently 
undergoing some road restructuring within the amendment area to help alleviate congestion. 
  
j) Compatibility of the proposed development on surrounding environmental, aesthetic, scenic 
and heritage features. 
There are no natural or park areas withing the proposed amendment area, a stormwater management 
assessment would be required and addressed as part of the development permit/subdivision 
application process for the proposed development. 
  
k) Impacts on town finances and budgets. 
The development will see significant economic benefit the Town and it’s residents by having a 
larger tax base using existing infrastructure more efficiently as well as the required capital 
contributions for the long-term maintenance of the utility system. 
  
l) Other matters as specified in this Bylaw; and 
The proposed development will have to comply with all the standards within the Zoning Bylaw 
during the development permit stage. 
  
m) Other matters as considered relevant by Council. 
This proposed amendment is in keeping with the intent of the Growth Study completed in 2024 the 
summary of the 2023-2024 CMHC Housing Supply Challenge (known locally as Shape Stratford). 
The goal of this project is to find innovative solutions to barriers around new housing supply. 
Housing supply is a critical issue affecting the community, with an anticipated shortfall in housing 
to meet population growth over the next 20 years. An increase in housing supply in the 
homeownership and rental market is necessary to ensure everyone has access to quality and healthy 
housing. This initiative aims to find solutions around barriers to new housing supply – by working 
together and having conversations, identifying, and closing gaps, and creating goals to achieve 
suitable housing for all. 
  
Recommendations 
That Council grant first reading to RZ004-2025 General Text & Zoning Map Amendments to the 
Town of Stratford Zoning and Development Bylaw #45 and General Amendments to the Official 
Plan Land Use Map regarding the Stratford Waterfront Area. 
RZ005-1 -Stratford Plan Review - Waterfront Gateway Amendments - ZDB - 2025.07.30 
RZ005-1a-Rezoning-Plan 
RZ005-2 -Stratford Plan Review - Waterfront Gateway Amendments - OP - DRAFT - 2025.07.30 
RZ005-3-Vacant Lands Plan 
RZ005-4a-Waterfront Development Sign 
RZ005-4-July 4, 2025 - Notification Letter to Adjacent Owners 
RZ005-5-Public Meeting Verbatim Minutes - RZ004-25 - July 21, 2025 
RZ005-6 - Received & Redacted Comments  

 10 OTHER BUSINESS  
 11 HERITAGE SUB-COMMITTEE  
  a) There was no Heritage Sub Committee meeting scheduled for the month of July.   
 12 DATE OF NEXT MEETING  
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  a) Tuesday, September 2, 2025 at 12:00 p.m. (noon).   
 13 ADJOURNMENT 
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REGRETS: Alexandra Boyd, Councillor Jeff MacDonald, CAO-Jeremy Crosby

CHAIR: Councillor Ron Downing
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3

#-#

4

5

6

August 4, 2025

12:00 p.m.

Bunbury Room

PLANNING, DEVELOPMENT AND HERITAGE

REGULAR MONTHLY MEETING

APPROVED MINUTES

DATE:

TIME:

PLACE:

• PH032-2025 -RZ001-25 - Cornerstone Baptist Church - 295
Shakespeare Drive (PIP 1016377) - Rezoning from TCI to TCMU

Council granted approval to a public meeting to solicit input from
residents on the application to rezone PID 1016377 located at 295
Shakespeare Drive from the Town Centre Institutional (TCI) Zone to
the Town Centre Mixed Use (TCMU) Zone.

PH033-2025 - RZ002-25 - Falcon Homes - PID 1085976 Ducks
Landing - Bylaw Amendment #45U: Proposed Rezoning from R1 to
TCR - 1st Reading
Council read and approved for the first time Bylaw #45U, a bylaw to
amend the Town of Stratford Zoning and Development Bylaw, Bylaw
#45 to rezone PID 1085976 located on Ducks Landing from the Low

PRESENT: Mayor-Steve Ogden, Councillor Ron Downing, Planning Director-Dale McKeigan,
Development Officer-Sarah Kennedy, Town Planner-Phil Rough, Long-Range Planner-Scott Carnail,
Derek Kronemeyer, Alex O’Hara, Adam Ramsay, Danny Neuffer, Gordie Cox, Planning and
Recording Clerk-Veronica Arredondo.

DECLARATION OF CONFLICT OF INTEREST

a) No conflict of interest was noted for the current agenda.

INVITED GUEST

a) No invited guests were in attendance.

REPORT FROM DIRECTOR OF PLANNING

a) Update on Regular Monthly Council Meeting, July 9, 2025

CALL TO ORDER

a) The meeting was called to order at 12:04 p.m.

APPROVAL OF AGENDA

The agenda for the August 4, 2025, meeting was approved as presented.

MINUTES

a) Planning & Heritage Committee Minutes, June 30, 2025
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7

#-# a)

c.

This property has a width of 124 ft., whereby the required minimum lot
frontage is 82 m. The existing dwelling is located on an angle, rather than
parallel to the front lot line, which makes the proposed addition fall within
the rear yard and side yard setbacks. The smaller lot size does play a factor in
the requested variance. Given the orientation of the dwelling, it is difficult to

Density Residential (Rl) zone to the Town Centre Residential (TCR)
Zone.
A decision for second reading and adoption is scheduled for the
upcoming Council meeting on August 13, 2025.

DEVELOPMENT APPLICATIONS

VA001-25 - Shaun Coady - 10 Ledwell Lane (PIP 329649) - Variance
Request to a Side Setback

A variance application (VA001-25) has been received from Shaun Coady for
parcel number 329649, located at 10 Ledwell Lane seeking a variance to a side
yard setback for a proposed addition onto an existing legal non-conforming
dwelling.
(See attached)

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

Standard
Side Yard Setback

The proposed property is located within the Low-Density Residential Large
Lot (R1L) zone. The table below outlines the required setbacks and the
variances being sought:

Required (ft.)
12

Proposed (ft.)
7

Variance Required
42.00%

This property is a legal non-conforming (substandard) lot and the existing
dwelling, built in 2017, is a legal non-conforming building. Legal non
conforming buildings and lots may continue to be used and added to provided

that any future development complies with the Zoning Bylaw. It was built in
2017, and has a front yard setback of 25 ft., whereas the current standard
(established in 2019) is 35 ft. The lot, while undersized, does not have an
irregular lot shape or exceptional topographical constraints.

Section 6 of the Zoning Bylaw outlines the regulations for addressing requests
for variances to a requirement of this bylaw. Subsection 6.1.2 provides the
following tests that need to be considered for justifying a Variance Approval:

a. The lot in question has peculiar conditions, including small lot size,
irregular lot shape or exceptional topographical conditions which make
it impractical to develop in strict conformity with Bylaw standards;

b. Strict application ofall Bylaw standards would impose undue hardship
on the Applicant by excluding the Applicantfrom the same rights and
privilegesfor reasonable use ofhis/her lot as enjoyed by other persons in
the same zone; or
The variance is consistent with the intent and purpose ofthe Official Plan
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Public Notification

RECOMMENDATION:

add onto the existing dwelling without encroaching into the required
setbacks.

The Official Plan in Section 11.2(1), calls for the efficient and sustainable use
of land while maintaining the character of existing neighbourhoods. Several of
the lots in this neighbourhood are substandard lots in terms of size or
frontages, and various dwellings have substandard development standards.
The purpose of the development standards in the Town's Zoning bylaw were
designed to minimize land use conflicts and ensure appropriate use of land.
The side yard, where this addition is proposed to encroach onto, is a treed
portion of the neighbouring property and due to topographic issues, makes it
unsuitable for development.

There is a legal non-conforming detached garage on the property. This
accessory structure is located closer to the side property line than where the
proposed addition will be located. The applicant is planning to relocate this
structure to the other side of the property. While legal non-conforming
structures can remain as is, the long-range intention for these types of
structures is to ultimately comply with the Zoning Bylaw regulations.

With the first proposal for the addition, fifteen (15) letters were sent out to
adjacent landowners in April 2025. Two responses were received, and 2 phone
conversations were had with residents. One of the letters received raised
concerns regarding potential privacy issues from the addition overlooking
their yard and the potential compromise of future development of their own
land.

The applicant did revise their plans to turn the orientation of the addition to
minimize the potential impact on the neighbouring property. During the
second round of public notification conducted in July 2025, the adjacent
property owner who expressed their concerns with the original application is
satisfied with the revised application.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

Pursuant to sub-section 6.1.5 of the Stratford Zoning and Development Bylaw
#45,

Where a variance in excess often percent (10%) is being requested,
Council shallforward a notification letter to property owners who own
parcel(s) of land which are located in whole (or in part) within sixty-one
metres (61 m) or two hundredfeet (200ft.) from any lot line ofthe parcel
proposedfor the variance.
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No further comments were made by the Committee members.

#-# b)

That Council grants approval to Variance Application VA001-2025, from
Shaun Coady located at 10 Ledwell Lane, for a side yard variance of 42% for
the proposed addition as shown on the plans submitted for Development
Permit.

Committee member Alex O’Hara asked if the large variance and addition would
create any stormwater issues. Town Planner Phil Rough stated that no stormwater
issues were anticipated, as the current runoff flows toward the ocean and the addition
would not change that.

The Committee Members voted to recommend that Council grant approval to
Variance Application VA00 1-2025 from Shaun Coady. The application requests a
42% side yard variance for the proposed addition.

VA007-25 - Edward Bradbury - 47 Macdonald Road (PIP 463638) -
Variance Request to Flanking Side Yard Setback for a Proposed Addition
A variance application VA007-25 has been received from Edward Bradbury for
parcel number 463638, located at 47 Macdonald Road seeking a variance to the
flanking side yard setback for a proposed secondary suite addition onto the
existing accessible single detached dwelling.
(See attached)

The property is located within the Low-Density Residential (Rl) zone. Where
a lot is a corner property, the side yard setback from the flanking road must
be a minimum of 15 ft.

The subject property fronts onto MacDonald Road and flanks onto Clifton
Road. The existing dwelling has a flanking side yard of 36 ft., and the
proposed secondary suite addition will be 24 ft. wide. Therefore, the flanking
side yard setback is proposed to be only 12 ft, which represents a variance of
20%. The purpose of the proposed secondary suite addition is to
accommodate an immediate family member who needs accessibility housing.

Section 6 of the Zoning Bylaw outlines the regulations for addressing requests
for variances to a requirement of this bylaw. Subsection 6.1.2 provides the
following tests that need to be considered for justifying a Variance Approval:

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

DISCUSSION:

Town Planner Phil Rough presented the application. Councillor Ron Dowling asked
if the 42% variance would be a precedent for future applications. The Town Planner
replied that variances are considered on a case-by-case basis, depending on the
specific context. Councillor Dowling agreed with this approach, noting that the
neighbors did not seem opposed to the application. He added that creative solutions
are sometimes necessary for lots in this area.
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a.

b.

c.

A non-accessible addition/secondary suite could be added to this dwelling in
compliance with the Zoning Bylaw. However, the design specifics required
under the Building Code for Accessible Dwellings, make it harder for these
types of buildings to be built in strict conformity with the standard Zoning
Bylaw regulations. The Zoning Bylaw does not adequately contain the
flexibility required to accommodate building elements for accessible
dwellings.

Sections 12.2.9 (2) & (19), of the Official Plan, calls for the establishment of
specific development standards related to site plan to ensure high quality
development, minimize land use conflicts and the height, size and overall
design of development is appropriate for a neighbourhood. The development
standards in the Town's Zoning bylaw were designed to minimize land use
conflicts and ensure appropriate use of land

Eleven (11) letters were sent out to adjacent landowners in July 2025. No
written correspondence was received from adjacent landowners. The
applicants did talk to many of their neighbours regarding this proposed
development and have received positive support from adjacent landowners.

The lot in question has peculiar conditions, including small lot size,
irregular lot shape or exceptional topographical conditions which make
it impractical to develop in strict conformity with Bylaw standards;
Strict application ofall Bylaw standards would impose undue hardship
on the Applicant by excluding the Applicantfrom the same rights and
privilegesfor reasonable use ofhis/her lot as enjoyed by other persons in
the same zone; or
The variance is consistent with the intent and purpose ofthe Official Plan

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

Pursuant to sub-section 6.1.5 of the Stratford Zoning and Development Bylaw
#45,

Where a variance in excess often percent (10%} is being requested, Council
shall forward a notification letter to property owners who own parcel(s) ofland
which are located in whole (or in part} within sixty-one metres (61 m} or two
hundredfeet (200 ft.} from any lot line of the parcel proposedfor the variance.

Both this proposed addition, and the existing single detached dwelling is
designed as an Accessible dwelling. Accessible Dwellings typically require
larger building footprints than traditional dwellings due to various factors
including:

Wider doorways/hallways for wheelchairs
Larger kitchen/bathrooms to accommodate wider turning spaces for
residents
More floor level storage spaces as overhead storage areas are less
appropriate for usage

• Typically limited to a single storey, stairs are often problematic

Page 759 of 1516



Aug 04, 2025- Approved -

#-# c)

As part of the application paperwork, there was a petition in support of the
proposal that was signed by 9 residents from 7 adjacent properties.

Committee members stated that while it is not always easy for applicants to discuss
issues with their neighbors, such discussions are always beneficial.

The Committee Members voted to recommend that Council grant approval to
variance application VA007-25 from Edward Bradbury. The application requests a
variance to the flanicing side yard setback for a proposed secondary suite addition
onto the existing accessible single detached dwelling.

The property is located within the Medium Density Residential (R2) zone.
Townhouses are listed as conditional uses within this zone. Townhouses
require a minimum frontage of 9 m per unit. These 2 subjects lots will have a
combined frontage of 44.2 m, which is large enough to accommodate a 4-unit
townhouse complex

The subject lands were originally proposed to contain 2 dwellings.
Townhouses up to 6 units (up to 40% of the block) are listed as Conditional

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

DP070 -25 - T & C Investments - PIP 1148147 & PIP 1148121 - Located
on Smallwood Terrace - Conditional Use - 4 Unit Townhouse
Pevelopment

A conditional use development permit application (DP070-25) has been
received from T & C Investments (C/0 Todd Cormier) for parcel numbers-
1148147 and 1148121 located on Smallwood Terrace for a proposed 4-unit-
townhouse complex. The applicant has also submitted a separate minor
subdivision application to consolidate these 2 lots into 1 parcel.
(See attached)

RECOMMENDATION:

That Council grants approval to variance application VA007-25 from Edward
Bradbury for parcel number 463638, located at 47 Macdonald Road seeking a
variance to the flanking side yard setback for a proposed secondary suite
addition onto the existing accessible single detached dwelling.

DISCUSSION:

Town Planner Phil Rough presented the application. Councillor Ron Dowling
commented that accessible dwellings are at a premium in Stratford and throughout
Prince Edward Island, and that this particular property has a unique setup. He noted
the significant distance between the subject property and the neighboring residences
on Clifton and Macdonald Rd stating that the neighbors did not have an issue with
the application. Given that the variance is only 20%, which he did not consider
extraordinary, he felt that approving the application would be very beneficial to the
property owner.
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1.

2.

3.

4.

5.

6.

7.

Uses within theR2 zone. The subject land has the required frontage and lot
size to accommodate a 4-unit townhouse complex.

Another lot further along Smallwood Terrace, within the same phase of this
neighbourhood subdivision, was proposed to contain a 3-unit townhouse, but
semi-detached, was constructed. This proposed 4-unit townhouse complex
will only result in 1 additional dwelling unit within this neighbourhood, than
what was originally designed for this neighbourhood.

As this application involves a conditional use, public notification letters were
sent to the 3 abutting property owners seeking comments. No
correspondence was received from these adjacent property owners before
the deadline for responses

A detailed site plan and grading plan showing the information required
under Section 7.3.5 of the Zoning Bylaw.
All the information required for this proposed development pursuant
to the Building Code, as determined under Section 7.3.6
That a Development Agreement be executed between the Town and
the Applicant subject to such terms and conditions as Council deems
necessary.

A detailed servicing plan shall be submitted for approval to the
Stratford Utility Corporation.
A detailed Erosion and Sedimentation Control plan shall be prepared
showing how erosion and sedimentation will be controlled and
contained during construction.
Prior to the issuance of the occupancy permit for the new dwellings, a
final grading plan shall be submitted and approved by the Town of
Stratford.
All other relevant provisions of the Town of Stratford Zoning and
Development Bylaw #45 are met.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

DISCUSSION:

Town Planner Phil Rough presented the application noting that the proposed
development is consistent with existing developments in the area. He highlighted
that the developer, T & C Investments, is proposing setbacks that are larger than
those of most other townhouses in the area.

RECOMMENDATION:

That Council shall grant approval to application DP070-24 from T&C for
construction of a 4-unit Townhouse dwelling complex on PIDs 1148147 &
1148121 subject to the following:
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#-# a)

8

9

SUBDIVISION APPLICATIONS

OFFICIAL PLAN, POLICY AND BYLAW

RZ001-25 - Cornerstone Baptist Church - 295 Shakespeare Drive-Land
Use Map Amendment - TCI to TCMU - Future Residential Development
and a Church Expansion Project - PIP 1016377

An application has been received from the owners of the Cornerstone Baptist
Church (295 Shakespeare Drive] requesting their property be rezoned from
the Town Centre Institutional (TCI) Zone to the Town Center Mixed Use
(TCMU) Zone. The purpose of this request is two-fold. First, owners of the
Church want to sell off a portion of their property for the low-density
residential development. Second, using the proceeds from the land sale to
expand their existing facilities.

The Committee Members voted to recommend that Council grant approval for
application DP070-24 from T&C for the construction of a 4-unit Townhouse
dwelling complex.

The subject property is 6 acres. The owners of the Cornerstone Baptist Church
are initially looking at allocating 3.5 acres of land for multi-unit residential
development. The proposed TCMU zone will permit both residential and
institutional uses, whereas the current TCI zone only permits the Church
facility (Institutional uses).

The subject property is currently bound by residential development along
Shakespeare Drive, the Trans-Canada Highway (TCH) and future mixed-use
development by The Gray Group. The residential development will be built
along Shakespeare Drive, whereas the church expansion will occur closer to the
(TCH). The applicant has indicated that design considerations such as setbacks,
building scale and landscaping will be incorporated into the land purchase and
sale agreements to ensure proper integration of the future residential lots with
the neighbourhood

Under Section 3.2.3 of the Zoning and Development Bylaw, as part of the zoning
amendment process, Council shall hold a public meeting to solicit input from

PLANNING, DEVELOPMENT AND
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A conceptual site plan has been submitted showing the potential development
areas on the property. The owners of the Cornerstone Baptist Church have not
yet formally entered into any agreements with any prospective purchasers of
the lots. All development within the TCMU zone will need to complete a
comprehensive site plan review process.

Committee member Alex O’Hara asked if the application had been previously
presented. The Town Planner clarified that a previous proposal for a 5 -unit
Townhouse complex had been presented to the Planning Department but had not
advanced to Council.
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Public Meeting

Summary of Public Notifications

Planning Review

The public meeting for this application was held on July 21, 2024, with 35
residents and some of Council in attendance. The meeting was also live
streamed online on the Town's YouTube page, with several residents watching
live.

The Public were given the opportunity to provide comments on this proposal
before, at and after the public meeting. The deadline for comments was July
25th at 12:00 pm. Only 1 person in attendance at the public meeting asked
questions with regards to the intended purpose of the rezoning request. No
written comments were submitted to the Town regarding this proposed
rezoning.

This section will address the proposal with the current Official Plan and Zoning
Bylaw and the feedback received from residents from the public meeting
process. This rezoning application proposed to Upzone the subject land from
TCI to TCMU. An Upzoning occurs where an applicant seeks to change the
zoning from a less intensive development zone to a more intensive
development zone.

Planning is a delicate balancing act between the concern of the public good and
the private interests of individual landowners. Both are important and neither
should be the sole focus of decision makers. Council must provide "thorough,
cogent and thoughtful" reasons when evaluating and making decisions on
planning applications.

Under Planning law, it is well recognized that every zoning bylaw is
discriminatory, in the sense that the municipality chooses the type of uses it
will permit in certain or all parts of the lands under its jurisdiction and is not
invalid on that account. However, there must be proper planning grounds or
standards to warrant discriminatory distinctions between property owners in
the same position, classification or zoning category. Additionally, present

PLANNING, DEVELOPMENT AND
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residents on the proposed amendment request. Notices of the public meeting
will occur as follows:

• A posting in the local newspaper on 2 separate occasions

• Written notice of the proposed amendment to the adjacent landowners
within 150 m (490 ft.) of the subject lots being rezoned. A 17-day
window is recommended to complete this notification process.

A sign shall be placed on the land being proposed for rezoning
indicating that a request has been received.
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DISCUSSION:

zoning is not a guarantee of future zoning. Both the Official Plan and Bylaw
expressly contemplate and allow for the process of rezoning, and neither speak
to the percentage completion of nearby neighbourhoods as a consideration in
that process.

The Official Plan supports a denser pattern of development and a mix of
housing types to help accommodate continued growth. Council will consider
amendments to the current residential zoning designations to promote and
facilitate a range of housing opportunities.

While the character of established neighbourhoods must be protected, current
development costs dictate that new fully serviced residential subdivisions
must become more efficient and be appropriately located. As demand grows
for new and more innovative and somewhat higher density residential
development forms, the Town must carefully review such development to
prevent adverse impacts on the existing established neighbourhoods.

A common concern with new higher density development is the impact of these
new buildings on the adjacent property values. There have been many
discussions and studies conducted looking into this matter. For most cases, the
inclusion of higher density development into an area does not reduce the
property values of existing low-density development. This includes both
market (owner occupied) and non-market (rental) housing developments.

This proposed zoning amendment is consistent with the objectives of the
Official Plan. Under the Official Plan, this property is currently designated as
Residential. Under Section 11.2, an objective of the Town is to use land
efficiently and sustainably while maintaining the existing character of
neighbourhoods. This property is located adjacent to and nearby higher
density developments (i.e Gateway Apartments and Hathaway Place).

Section 11.2(l)(b) calls for the designation of specific zones with smaller lots
and higher density to meet the demand for multiple housing types for predicted
population growth. This proposed zoning bylaw amendment will permit the
more efficient use of the subject lands and the provision of more/different
housing types. Additionally, under 11.2 (3) (b), residential development is
encouraged to be in the serviced central area of the Town.

PLANNING, DEVELOPMENT AND
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RECOMMENDATION:

That Council grant approval to first reading to Zoning Bylaw Amendment
RZ001-25 from the Cornerstone Baptist Church (located 295 Shakespeare
Drive), requesting their property be rezoned from the Town Centre

Institutional (TCI) Zone to the Town Center Mixed Use (TCMU) Zone.
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After Town Planner Phil Rough presented the application, Councillor Ron Dowling
asked for clarification on the permitted uses for lots zoned Town Centre Institutional
(TCI) versus Town Center Mixed Use (TCMU).

The Town Planner provided the following breakdown:

Town Centre Institutional (TCI) Zone :
Permitted Uses: Institutional Buildings, Community Care Facilities, Public and
Private Parks, Recreational Uses.

Note: This zone does not permit residential developments.

Town Center Mixed Use (TCMU) Zone:

Permitted Uses: Retail stores and Apartment Units, (other than on the first floor)
Conditional uses: Single Dwellings, Semi-Detached Dwellings, Townhouse
Dwellings, Stacked Townhouse Dwellings, Apartments.

The Town Planner also clarified that the owners of the Cornerstone Baptist Church
would not be the developers; they intend to sell the land to a third party.

Mayor Steve Ogden noted that pre-sale conditions regarding permitted uses could
be included in the sale agreement. He expressed that given the proximity of a
seniors’ facility, including residential and commercial spaces in the area would be
beneficial. Mayor Steve Ogden then inquired about the building height allowed in
the proposed Town Centre Mixed Use (TCMU) zone. The Town Planner replied
that the maximum height for this zone is four storeys, making it a good transitional
buffer zone from the adjacent Urban Core Zone that has a maximum height of 12
storeys.

Committee member Derek Kronemeyer asked about the duration of design
considerations. The Town Planner responded that these could be established either
through the purchase agreement or through use-restricted covenants, which have a
maximum length of 40 years.

Director Dale McKeigan commented that any such agreements must adhere to the
limitations set by the Official Plan and Bylaws.

Following this discussion, the Committee Members voted to recommend that
Council grant approval to first reading to Zoning Bylaw Amendment RZ001-25
from the Cornerstone Baptist Church. The application requests to rezone their
property from the Town Centre Institutional (TCI) Zone to the Town Center Mixed
Use (TCMU) Zone.
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RZ003-25 - Grove Developments Ltd. - Zoning By-law amendment - Low
Density Residential (Rl) to Medium Density Residential (R21- 24-unit
Townhouse Complex off Swallow Drive - PIDs 912410, 677344, 677336,
677328, and 190082
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On the 4 east/west lots, the 24-unit Townhouse will be arranged in 2 buildings
of 12 units each. Each building will be 6 units wide and 2 storeys high. These
buildings will be oriented so that the front door faces west towards the
driveway running up to Swallow Drive. Wide treed buffer zones will be
retained, between the proposed buildings and the adjacent low density R1 zone
properties on Nightingale and Swallow Drive.

This is the second rezoning amendment request for these subject properties.
The first request was in 2023, which sought to change the zoning to the Planned
Unit Residential Development (PURD) Zone. This request was not passed by
Council as it was deemed premature to rezone the land as the 3rd phase of the
Kelly Heights subdivision had not yet started and the PURD zone could
potentially allow development that would be out of character with both
surrounding zones.
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RECOMMENDATION:

That the public meeting required under Section 3.2.3 be held to solicit input
from residents on this proposed rezoning application. The date of the public
meeting will need to be determined.

DISCUSSION:

Councillor Ron Dowling inquired about the types of developments permitted in the
proposed Kelly Heights Phase III subdivision. Town Planner Phil Rough responded
that the zoning allows for Single Dwellings, Duplex or Semi-Detached Dwellings,
Townhouses Dwellings with up to three (3) dwelling units and Stacked Semi-
Detached Dwellings.
The Town Planner also noted there are currently more than five Semi-Detached
Dwellings units in the area.

The 4 lots to be development have a combined lot area of approximately 6,292
m2. Stacked Townhouses require a minimum of 250 m2 per unit, which means
these four (4) lots have a development maximum of 24 stacked Townhouse
Units. The buildings will have a varied color scheme so that they visually look
like a standard Townhouse development and not just a single building. An
example of where a varied color scheme was used to improve the visual
appearance of development are the Townhouses along Williams Gate.

An application has been received from Grove Developments Ltd. requesting to
rezone 5 lots on Swallow Drive from the Low Density Residential (Rl) zone to
the Medium Density Residential (R2) zone. The applicant wants to construct a
24-unit Stacked Townhouse complex on the 4 lots that run east/west and use
the 5th lot (that runs north/south for driveway access. This proposed R2 zone
will be adjacent to the larger Kelly Heights R2 zone. Stacked Townhouses are
listed in the R2 zone as follows

• Conditional uses where they don't exceed 40% of the lots in a block; or

• Special permit uses where they exceed 40% of the of the lots in a block
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The subject area is currently a mixture of commercial, medium density residential and mixed-use
zoned parcels. The proposed amendment and the nature of mixed-use development is not new to
this area. As far back, when the area was the Community of Southport, the area was zoned for a
mixture of commercial and residential land use and residential dwellings within a commercial
building have always been permitted.

A Committee member asked if there were any reasons to consider voting against the
application. The Town Planner replied that concerns had been raised in a previous
application regarding building height and proposed variances.

The Committee Members then voted to recommend that Council approve a public
meeting to gather input from residents on the proposed rezoning application.
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c) RZ004-2025 General Text & Zoning Map Amendments to the Town of Stratford Zoning
and Development Bylaw #45 and General Amendments to the Official Plan Land Use Map
regarding the Stratford Waterfront Area

The Town of Stratford Planning Department is proposing the rezoning of 28 lots from a
combination of General Commercial (Cl), Highway Commercial (C2), Low Density Residential
(Rl), Multiple Unit Residential (R3), and Waterfront Residential (WR) to a new Waterfront
Mixed-Use Zone (WMU) as shown. Additionally, the Town of Stratford Planning Department is
also proposing amendments to the Town of Stratford Official Plan to permit additional a Mixed-
Use land uses to the adopted 2008 Core Area Subsidiary Plan and designate these lots for Mixed-
Use (see attached RZ005-1&2).

These proposed amendments envision a mixed-use neighbourhood that provides a comprehensive
range of residential, retail, and commercial employment uses anchored by the amenity of the
public waterfront spaces. Development of the Waterfront should achieve the following land use
outcomes:

Regulation history of this area

This proposed amendment has come from a need for the Town to be proactive in anticipated
population growth expected in the Town. Good urban planning is about creating communities that
are vibrant, provide services throughout the day and evening, residential that is close to public
transit routes, connections between these uses is not car-centric and possible by all means of
movement, by implementing these planning principles in an urban centre, the less we need to
promote sprawl development on to existing agricultural and natural land.

• Development along Stratford Road, the Trans-Canada Highway, and Hopeton Road will
include ground floor retail and restaurant spaces to encourage vibrant, pedestrian-focused
streetscapes.

Promote a mix of residential and commercial development throughout the Stratford
Waterfront.

• Development of community-focused institutional spaces will be encouraged in the
Bunbury Road/Hopeton Road corner.
Prohibition of new Drive-thrus
Buildings up to 6 stories in height.
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Zoning Bylaw 1990 - 2025 Permitted Uses, but not limited to;

Revisions over the years have seen some parcels change in land use zone designation but there
have always been a variation of multi-unit and higher density residential, commercial which
permits residential above ground floor, and a mixture of commercial uses.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

Page 768 of 1516



Aug 04, 2025- Approved -

i

Rh
PSI

CDA

R3,
C1

CDA /

WM<

-Pl

1

R3

a

VII'A' /
?

reroirtf
jur

1990 Southport Zoning & Subdivision Bylaw

Zoned for Commercial (Cl) Zone
• Banks and Financial Institutions

• Business and Professional offices

• Parking lots

• Multiple family dwellings

• Hotels and motels

• Private clubs, and
• Restaurants.

• Residential dwellings are permitted within a commercial
building but above the first floor.

2019 Stratford Zoning Bylaw - current
As per 2009 Stratford Zoning and Development Bylaw
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2006 Stratford Zoning and Development Bylaw

Zoned for Commercial (Cl) Zone
• Banks and Financial Institutions

• Business and Professional offices
• Parking lots

• Hotels, Motels and Tourist Establishments

• Restaurants and Lounges

• Entertainment Facilities

• Transient and Temporary Commercial

Zoned for Multiple Family Residential (RS) Zone
• Duplex Dwellings

• Townhouses (up to 3 Storeys)

• Apartments (up to 3 Storeys)

Zoned for Comprehensive Development Area (CDA) Zone

• Uses permitted in Cl, C2, PSI and R3 Zones

2009 Stratford Zoning and Development Bylaw
Zoned for Waterfront Residential (WR) Zone

• Townhouses (up to 3 Storeys)
• Apartments (up to 3 Storeys)

• Commercial uses on the first floor of a building (conditional)
Zoned for Waterfront Mixed-Use (WMU) Zone

• Apartments (other than first floor)

• Banks and Financial Institutions

• Business and Professional offices

• Restaurants and Lounges

• Entertainment Facilities
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Existing Development within the Waterfront Mixed-Use Zones

The Waterfront Mixed-Use Zone, in its current form, is designed to create a downtown character
using traditional built forms, materials and roof types familiar to the island.

o Building heights were to be between 2 and 4 Stories with the 4th storey required to
incorporate the roof design.

• Brick should be incorporated into the exterior siding finishes.
• Parking should be internally circulated with any parking buffered by landscaping.

To date, there are only a few buildings on a Waterfront Mixed-Use Zone parcel and none of them
meet any of the above requirements. Of all the existing sixteen (16) Waterfront Mixed-Use
Zoned/Waterfront Residential Zoned parcels, there are seven (7) parcels that have been vacant
since they were subdivided in 2016 (see attached RZ005-3)

Along Shepard Drive, the proposed amendment has identified the parcels backing onto low-
density residential units as Townhouses as the main use and will be a minimum of 2 and
maximum of 3 Storeys. This is in-keeping with the existing Waterfront Residential Zone for these
parcels.

Parking

The proposed amendment would reduce the parking requirements for residential dwellings and
square foot of commercial. This is in accordance with the parking requirements of the Core
Mixed-Use and Urban Core Zones, shown below.

—• Proposed surface
parking

PLANNING, DEVELOPMENT AND
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33 m
I side yard setback

Si

Proposed Amendments to Waterfront Mixed-Use Zone

Land Uses

The proposed amendments will not see any significant changes to permitted uses in the
Waterfront Mixed-Use Zone. All the uses that are included in the proposed amendment are all
currently available in amendment area in some variation.
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The proposed amendment also indicates two parcels for parking, a surface parking lot on the
vacant R1 lot on Shepard Drive between Harbour View Drive and Stratford Road, and the
existing parking lot at the CGI building which could be a future stacked parking lot (parkade).

Building Heights

The proposed amendment will see building heights along Stratford Road, Hopeton Road and
along Michael Thomas Way increase up to 6 stories, but all levels above the fourth floor must be
stepped back to increase natural light and reduce the building mass impact at street level.

Natural & Park Space

The map below shows the existing natural and park space areas that are excluded from the
proposed amendment. These areas will remain protected development other than a proposed
pavilion east edge of the Michael Thomas Waterfront Park.

3 Parking Spaces per 93 sq.
m. (1.000 sq. ft.)
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Laud Use
Multi-Units (6 or less)
Multi-Units (6 - 19)
Multi-Units (20 +)
Commercial or Office
Space

Proposed Parking
0.5 Parking Spaces per
Dwelling Unit

Current Requirements
2 Parking Spaces per Dwelling Unit
1.5 Parking Spaces per Dwelling Unit
1 Parking Spaces per Dwelling Unit

Varied between 1 space per 4.7 sp. m
up to 1 space per 37 sq. m.

Waterfront Views

The proposed amended Waterfront Mixed-Use Zone regulations for setbacks have been designed
to maintain the view corridors that were identified in the 2021 Stratford Waterfront Core Area
Plan. The setbacks implemented in the amended zoning regulations will allow for future roads or
public corridors shown on the plan below. The vacant parcel PID 328062 has a 33 m side yard
setback on the Harbour View Drive side to maintain a visual corridor from Shepard Drive, this
also moves development further back from the Harbour View Drive residents.
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Summary of Public Comments

Connectivity

The overall concept of this proposed amendment is to provide a more walkable community that
has regular access to public transit, trails and all the active commercial services needed for a
growing community. A community that is safe throughout the day and night. This will provide
opportunities for Stratford residents to bring their commercial and professional services into
Stratford and not in Charlottetown.

Public Meeting

The public meeting for this amendment was held on July 21, 2025. This was well attended with
30 residents signing in, including members of Planning Board and Council. The meeting was also
live streamed online on the Town’s YouTube page.

)
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Notification of Public Meeting

Sections 3.2.3 and 3.2.4 of the Zoning Bylaw outline the processes required for the provision of
notice of the zoning amendment request for a public meeting. Notice of this application and the
public meeting occurred in the following manner:

• 124 Notification letters were drafted and sent by Canada Post to the parcels that fall within
the proposed amendment area and parcels within the required 150 m radius of the subject
lands, (see attached RZ005-4 letter to residents)

• Ads were posted in the local Guardian Newspaper on 2 separate editions (July 12th &
19th)

• 28 signs were posted on all the subject properties within the proposed boundary area
indicating that a Zoning Application had been made for the subject property.

• 5 Larger development signs were also placed within the area, 3 were placed on the Town’s
own Michael Thomas Waterfront Park, 1 on the Town’s property on Shepard Drive and
permission was granted to install a sign on the No-Frills site, (see attached RZ005-4a
Development Sign)

• Notice of the public meeting was also posted on the Town’s Facebook page.
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Under Section 4.1.1 (Housing - Planning for the Future) states that “The availability ofland will
influence the housing supply. The Housing Demand Study (2012) indicates that even ifthe pace of
growth is slowed by changes in the economy and local market, a shift in land use policies to
accommodate future housing activity is needed. This Plan supports a denser pattern of
development and a mix ofhousing types to help accommodate continued growth. In addition,
flexible housing options may help to allow seniors to remain in the Town as they age. Planning
the future development and design ofthe Town to accommodate aging-in-place is shown to
benefit not only the senior population, but the community as a whole. A shift to more diverse
housing units and higher housing densities will also be a means to foster a more affordable
housing market to attract new homeowners, youngfamilies and lower incomefamilies”. This
proposed amendment is an opportunity to build a development area already planned for higher
density but through the amendment of the Waterfront Mixed-Use Zone (WMU), allows the Town
to have more direction of the development possible to provide residential, commercial and
recreational land uses through more walkable connections and public transportation. Attracting
younger age groups to start a family or empty nesters to downsize and live in a friendly and active
neighbourhood.

The Public were given the opportunity to provide comments on this proposal. The deadline for
comments was July 25th, 2025, at 4:00 pm. (see attached RZ00S-5for verbatim comments)
Eight (8) letters and emails were received, of the written responses in total from were received
from adjacent landowners/residents, were received after the meeting.
Six (6) written responses received were against the rezoning, and

Two (2) written response received were in favor the rezoning.
Over a hundred (100+) property owners did not respond.

The comments raised in these letters are summarized in Section 3.2.2.(f). below (see attached
RZ005-6forfull redacted comments).

A signed petition of residents from Harbour View Drive and Southport Drive in opposition to the
application was received after the deadline for comments.

Planning Analysis

Section 3.2 of the Zoning Bylaw outlines the procedure for amendments to the Zoning Bylaw.
Section 3.2.2 outlines the general criterion that need to be considered when reviewing applications
for amendments to the Zoning Bylaw. These criteria are:

a) Conformity with all requirements of the Zoning Bylaw.

Currently the Town is undergoing a complete review of the Official Plan and Zoning and
Development Bylaw, this proposed amendment is being completed as part of the review.

b) Conformity with the Official Plan.

The subject lands are designated for Residential Development under the Existing land use map in
the Official Plan. There are a number of sections of the Official Plan that contain objectives and
policies regarding the proposed development and zoning amendment.

Under Section 4.2.1 (Housing), Stratford is a community where housing is responsive to the needs
of the population. Subsection 1(b) states a goal of the Town is the “identification ofopportunities
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for zoning residential land to allowfor smaller lot sizes and higher densities, without
compromising the character ofexisting neighbourhoods." This proposed amendment is an
opportunity to rejuvenate an area that has struggled to develop into the planned neighbourhood it
was meant to be. Regulations in the existing zone and the development costs have left this area
undeveloped. The proposed amendments will permit higher-storey buildings and reduced parking
to spark development.

Under Section 4.2.4 (Housing): “Stratford is a community where housing developments are well
designed, inclusive and connected to the community”.

This proposed amendment will allow for a variety of housing types and in various locations,
whether it be close to the water or near schools. The proposed amendment area is within close
proximity to the Town’s growing active trail network, public parks and future amenities.

Under Section 4.2.5 (Housing): “Stratford is a community where housing development is
balanced with our ability to sustain resources and affordable service delivery”. Subsection 5(d)
Encourage high quality, higher density residential development in the Core Areas and adjacent to
arterial and collector roads. This proposed amendment strives to rejuvenate an underdeveloped
area of single use commercial and residential in and adjacent to the Core Area. Public transit
already serves this area and the potential new services that would be possible would reduce the
need for Stratford residents to cross the bridge.

c) Conformity with Provincial Land Use Policies pursuant to the Planning Act.

The Town’s Official Plan and Zoning Bylaw was drafted and adopted in conformity with the
provisions within the Provincial Planning Act. Any development application will need to comply
with the provisions in the Plan and Bylaw.

d) Suitability of the site for the proposed Development including the preservation of existing
site features and earthworks.

The proposed amendment does not propose a change to any natural areas, the parcels included are
all zoned for development. All future development within the boundary area of this amendment
will go through a comprehensive site plan approval process.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

e) Compatibility of the proposed development on surrounding land uses, including both
existing and proposed uses.

The proposed amendment would see an increase in height over the existing buildings and would
see new developments being built closer to the front property line. This change is the aim of
creating a more walkable community with accessible services.

Under Section 11.1.3 (Land Use Planning): “While Stratford has developed a desirable appealfor
“high-end” living during the past decade, Council will consider making amendments to the
current residential zoning designations to promote andfacilitate a range ofaffordable housing
opportunities with increased emphasis on youngfamilies and our growing senior population, as
recommended by our Housing Demand Study. ” The intent of this proposed amendment is to
facilitate and permit opportunities for more varieties of housing typologies. While the Town does
not have specific policies or mandates for affordable housing, the Town did enact a resolution to
incentivize multi-unit housing, reductions and in some cases, remove development fees for
developments that provide affordable housing units.
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f) Comments from residents or other interested parties.

Resident comments are taken into consideration by Planning Staff, Committees and Council
partially because nobody knows a neighbourhood better than the residents that live there. As such,
they can help staff identify potential issues or areas of the proposal that need improvement. We
believe that summary of the proposed amendment above will address the concerns summarized
below.
The comments made in the public meeting and the letters received are summarized below, in no
particular order:

I . 1 am in favour of this proposal, but the Town must ensure that there is access to public transit.

2. On-street parking and parking requirements should be minimized and more underground
parking where possible.

3.The proposed overview looks blockish and will decimate the area. Previous plan was for
buildings with more character.
4.The proposed design will remove the waterfront views.

5. Erosion should be considered with development close to the water.

6. Concerns of loud music and entertainment going into the early hours.

7. Concerns about where parking will be for all the new residents
8. Concerning the traffic that will be created by the new residents, congestion is already a
concern.

9. Concerns of taking away parks and natural areas to build apartments.
10. This proposal will create a closed off community and prevent residents from accessing the
waterfront.
I I . Concerns with development in residents’ back yards.

12. This proposal will cause stress on the local schools.

1 3 . There should be a green buffer or park between the existing single detached units and the new
development.
14. This proposal could create a vibrant and successful community.

15. This proposal will reduce the impact of urban sprawl and development of our agricultural and
natural areas.
16. This proposal will provide opportunities for a more walkable community with access to trails
and services.

17. Stratford doesn’t have to become a city.

18. Concerns of 6 storey buildings.

Additionally, the Planning Staff and the consultants invited the property owners to a couple
engagement sessions in the late 2024, and early 2025 to provide context for the Town’s future
growth. The Fall event was attended and there were no voices of concern from the property
owners. During the engagements, conversations did revolve around need for parking reductions
and height increases.

g) Adequacy of existing infrastructure such as water, sewer, road, stormwater, electrical
services, and parkland.

PLANNING, DEVELOPMENT AND
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All the parcels in the proposed amendment area are fully serviced. A comprehensive Stormwater
Management Plan would be required and reviewed as part of the development permit/subdivision
application process for the proposed development.

h) The economic and environmental viability of any proposed utility, road extension or
development and maintenance of public open spaces.

No utility main extensions, road extensions, or open spaces are required

i) Impacts of the proposed development on all modes of transportation including access and
safety.

The Town has had some conversations with the province and will continue to have discussions
with the province to review the overall development plan for this area. The province is currently
undergoing some road restructuring within the amendment area to help alleviate congestion.

j) Compatibility of the proposed development on surrounding environmental, aesthetic,
scenic and heritage features.

There are no natural or park areas withing the proposed amendment area, a stormwater
management assessment would be required and addressed as part of the development
permit/subdivision application process for the proposed development.

k) Impacts on town finances and budgets.

The development will see significant economic benefit the Town and it’s residents by having a
larger tax base using existing infrastructure more efficiently as well as the required capital
contributions for the long-term maintenance of the utility system.

1) Other matters as specified in this Bylaw; and

The proposed development will have to comply with all the standards within the Zoning Bylaw
during the development permit stage.

m) Other matters as considered relevant by Council.

This proposed amendment is in keeping with the intent of the Growth Study completed in 2024
the summary of the 2023-2024 CMHC Housing Supply Challenge (known locally as Shape
Stratford). The goal of this project is to find innovative solutions to barriers around new housing
supply. Housing supply is a critical issue affecting the community, with an anticipated shortfall in
housing to meet population growth over the next 20 years. An increase in housing supply in the
homeownership and rental market is necessary to ensure everyone has access to quality and
healthy housing. This initiative aims to find solutions around barriers to new housing supply - by
working together and having conversations, identifying, and closing gaps, and creating goals to
achieve suitable housing for all.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

RECOMMENDATION:
That Council grant first reading to RZ004-2025 General Text & Zoning Map Amendments to the
Town of Stratford Zoning and Development Bylaw #45 and General Amendments to the Official
Plan Land Use Map regarding the Stratford Waterfront Area.
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Long Range Planner emphaticised that the rezoning is intended to provide residents with easier
access to additional services. He noted that the province is adjusting the road rights-of-way to help
mitigate traffic congestion.

Planning Director Dale McKeigan added a comment, emphasizing the value of preserving green
space along the waterfront. He also recognized the long-term benefits of the council's decisions. He
commented the developed area will ultimately add value to both residents' lives and their properties.
He concluded by expressing his belief that the development is "a good thing" and will be viewed as
such in the future.

The Mayor also addressed the new parking lot acquired by the town. He confirmed that its design
follows good planning principles, including a vegetation buffer and setbacks. He emphasized that
the parking lot is needed in the area and will benefit both residents and visitors by reducing on
street parking.
Mayor Steve Ogden highlighted residents' objections and concerns regarding future nightclub
permits in the area. He stated that the proposal should provide more detailed information or be
amended to mitigate residents' concerns.

A Committee member noted that while they valued residents' opinions and their desire for what is
best for their neighborhoods, they also acknowledged the town's valuable initiative. The member
expressed support for the town's efforts to increase access to services and address housing issues.

Mayor-Steve Ogden highlighted the town’s intention for the rezoning, noting that this initiative is
part of the Housing Accelerator Fund. The goal is to convert commercial zones into mix-use areas
to address housing needs. The Mayor emphasized that the Stratford Waterfront is key area for
investments, and the town wants to encourage people to enjoy it and live as much as possible there.
This approach also aims to create a critical mass for businesses by taking advantage of the proximity
of residents and costumers.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

Mayor Steve Ogden expressed that the town has invested in research and analysis to identify the
best areas for investment. The reports highlighted the Waterfront area and adjacent lots as prime
locations. The mayor stated that the intention is to make these areas accessible to as many people
as possible and that a sufficient population is necessaiy to support new businesses and ensure
sustainability.

DISCUSSION:
Long Range Planner Scott Carnail presented the item and clarified that the maximum permitted
height along Shepard Drive and Michael Thomas Way is three storeys, as the area is predominantly
zoned for townhouses.

Long Range Planner presented the concerns raised during the public meeting. The primary
objections from residents included the potential negative impact of the rezoning on existing
neighborhoods, as well as new issues with parking and traffic congestion. Residents also voiced
concerns about the loss of scenic views.
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10 OTHER BUSINESS

11

12

13

Co

The Long-Range Planner replied that, based on comments from the public meeting, new changes
are being considered for the proposal. These changes include limiting the size and number of certain
commercial establishments and implementing a buffer zone.

A Committee member suggested that the town should communicate with current businesses. The
member proposed sending letters to clarify that existing businesses will not be removed and to
specify the maximum building height for new projects. This would help reduce uncertainty among
business owners.

The Long-Range Planner responded that the town has already been actively communicating through
various channels, including signs on different lots and social media posts.

The Committee Members voted to recommend that Council grant approval to first reading for
RZ004-2025 General Text & Zoning Map Amendments to the Town of Stratford Zoning and
Development Bylaw #45 and General Amendments to the Official Plan Land Use Map regarding
the Stratford Waterfront Area.

PLANNING, DEVELOPMENT AND
HERITAGE Meeting Minutes -

DP092-2025 - JDLB Holdings Ltd- 95A & B, 97A & B Smallwood Terrace- Stacked Semi-
Detached (SPU)- Permit use — PIP 1178078

icillor Jeff

The Committee Members then voted to recommend that Council approve a public meeting to
gather input from residents on the proposed JDLB Holdings Ltd- 95A & B, 97A & B Smallwood
Terrace- Stacked Semi-Detached application.

ADJOURNMENT
a) The Meeting was adjourned at 2:05 pm

icDonald - Chair

DATE OF NEXT MEETING

a) Tuesday, September 2, 2025, at 12:00 p.m. (noon).

HERITAGE SUB COMMITTEE

a) There was no Heritage Sub Committee meeting scheduled for the month of July.
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Committee of the Whole 
Regular Monthly Meeting 

August 27, 2025 
4:30 p.m. 

 
AGENDA 

  
 1 CALL TO ORDER  
 2 DECLARATION OF CONFLICT OF INTEREST  
 3 APPROVAL OF AGENDA  
 4 APPROVAL OF MINUTES  
  a) Committee of the Whole unapproved regular monthly meeting minutes - July 23, 

2025 
COW Unapproved Minutes PV - July 23, 2025.  

 5 PRESENTATION  
  a) Presentation from Scott Carnall (Long Range Planner) regarding waterfront re-

zoning  
Waterfront Rezoning Presentation  

  b) Waterfront mixed use zoning bylaw amendment 
Stratford Plan Review - Waterfront Gateway Amendments - ZDB - 
2025.08.25.SC-Edits  

 6 BUSINESS ARISING FROM THE MINUTES 
Nil  

 7 MOTION TO MOVE INTO A CLOSED SESSION 
As per section 119 (1) Subsection E of the Municipal Government Act – a matter 
still under consideration on which the Council has not yet publicly announced a 
decision, and about which discussions in public would likely prejudice a 
municipality’s ability to carry out its negotiations. 
  
Motion to move into a Stratford Business Corporation Meeting  

 8 NEW BUSINESS  
  a) Official Plan/Zoning and development bylaw review - verbal update  
  b) Proposal from the Immigrant & Refugee Services Association of PEI (IRSA) to 

establish a community housing and education centre that will also serve as their 
offices in Stratford 
Proposal from the Immigrant and Refugee Services Associaton of PEI  

  c) St. Catherines Avenue proposed subdivision 
St Catherines Subdivision Plan 
Draft Chen Sun Subdivision Report  

 9 PROJECT UPDATE  
  a) Project update spreadsheet 

July Project Status Report 2025-26  
 10 DATE OF NEXT MEETING  
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Page 

  a) To be determined  
 11 ADJOURNMENT 
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Town of Stratford
Waterfront Mixed-Use Zone 
Amendment and Rezoning
Summary

Committee of the Whole - Wednesday, August 27th, 2025
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About the Project

As part of the Stratford Plan Review, Town Staff are proposing the rezoning of 28 parcels along and adjacent to the 
Stratford & Hopeton Road, to an updated Waterfront Mixed-Use Zone in order to facilitate more diverse and convenient
development. 

These proposed amendments envision a mixed-use neighbourhood that provides a comprehensive range of residential, 
retail, and commercial employment uses anchored by the amenity of the public waterfront spaces. Development of the 
Waterfront anticipatesthe following land use outcomes: 
• Development along Stratford Road, the Trans-Canada Highway, and Hopeton Road will include ground floor retail 

and restaurant spaces to encourage vibrant, pedestrian-focused streetscapes.
• Promote a mix of residential and commercial development throughout the Stratford Waterfront.
• Development of community-focused institutional spaces will be encouraged within the Bunbury Road/Hopeton Road 

corner.
• Prohibition of new Drive-thrus.
• Buildings up to 6 stories in height.

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning
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The figure here shows that of 41 parcels in the proposed 
area, 28 will be rezoned to Waterfront Mixed-Use Zone 
(WMU). The other 13 will remain Waterfront Mixed-Use 
Zones.

The parcels zoned for Open Space (O1) and Waterfront 
Public Space (WPS) are not included in the application 
and will remain dedicated park and natural space. There 
is NO proposed development within these areas.
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Permitted Uses
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Permitted in Waterfront ResidentialPermitted in Waterfront Mixed UseLand Uses Permitted in the Amended 
Waterfront Mixed Use

Permitted as-of-rightPermitted as-of-right• Apartment Units, other than on the first floor;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Business and Professional Offices;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Retail Stores;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Restaurants and Lounges;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Service and Personal Service Shops;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Banking and Financial Institutions;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Entertainment Establishment;
Not PermittedPermitted as-of-right• Institutional Buildings;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Hotels, Motels or other Tourist Establishments;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Health Clinics;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Parking Lots;
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Parking Garages; and
All Commercial Uses Conditional Approval by CouncilPermitted as-of-right• Accessory Buildings.
Permitted as-of-rightNot Permitted• Stacked Townhouse Dwellings; 
Permitted as-of-rightNot Permitted • Townhouse Dwellings
Not PermittedNot Permitted• Passive Recreation Uses;
Not PermittedNot Permitted• Parks
Not PermittedNot Permitted• Nursing Home;
Not PermittedNot Permitted• Child Care Centre
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Rezoning Changes
The parcels along Shepard Drive and Michael Thomas Way will 
see 5 parcels rezoned to Waterfront Mixed-Use.

Waterfront Residential (WR) currently permits Townhouses up to 
3 Storeys and Apartments up to 4 Storeys, with commercial use 
at ground level a conditional use. Parking is to be at the rear of 
the property.

Proposed Rezoning changes would see heights increase to 
parcels on the Michael Thomas Way from 4 to 6 Storeys and the 
north side of Shepard Drive to 5 Storeys. Parcels on the south 
side of Shepard Drive will remain a maximum height of 3 Storeys
and have set those parcels to be Townhouses as a main use. 

All but one of the parcels are vacant and have been since the 
motel operations stopped and the lots were subdivided.
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Rezoning Changes (cont.)

The Low-Density Residential (R1) Zone parcel that is located 
behind the Townhouse parcels and backs on to the Single 
Detached Homes on Harbourview Drive and Stratford Road is also 
included in this application. This parcel has been identified as 
surface parking to support the community who wish to use the 
Michael Thomas Waterfront Park, and would also help to support 
those wanting to visit the area for any new services.

As per the Zoning and Development Bylaw #45, parking lots
abutting a residential Zone where there are eighteen (18) or more 
parking spaces, a landscaped Buffer area of at least 1 m (3.3 ft.) 
in height shall be planted on the adjacent bordering property for 
which the application is made and shall be maintained in a healthy 
growing condition by the Property Owner.
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Rezoning Changes
The (20) parcels along Stratford Road, Hopeton Road, Glen Stewart Drive and 
St. John’s Avenue are a mixture of commercial and apartment residential uses. 
Parking is the predominant use at the front and commercial use at the rear.

Locating the buildings to the front of the parcel allows the following:
• Implementation of sound urban planning principles;
• Creation of vibrant communities;
• Provide services throughout the day and evening;
• Mixed-uses that are close to public transit routes; and 
• Connections between these mixed-uses are no car-centric and possible by 

all means of movement.
By implementing thse urban planning principles in an urban centre, the less we
need sprawl development on to existing agricultural and natural land.
Building heights would be increased from 3 to 6 Storeys on the Stratford & 
Hopeton Road and up to 5 Storeys along St. Johns Avenue & Glen Stewart 
Drive. 
Currently, there are only a few vacant parcels in this area.
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Zoned for Commercial (C1) Zone
 Banks and Financial Institutions
 Business and Professional offices
 Parking lots
 Multiple family dwellings
 Hotels and motels
 Private clubs, and
 Restaurants.
Residential dwellings are permitted 
within a commercial building but above 
the first floor.

Zoned for Commercial (C1) Zone
 Banks and Financial Institutions
 Business and Professional offices
 Parking lots
 Hotels, Motels and Tourist 

Establishments
 Restaurants and Lounges
 Entertainment Facilities
 Transient and Temporary Commercial 
Zoned for Multiple Family Residential (R3) 
Zone
 Duplex Dwellings
 Townhouses (up to 3 Storeys)
 Apartments (up to 3 Storeys)
Zoned for Comprehensive Development 
Area (CDA) Zone
Uses permitted in C1, C2, PSI and R3 Zones

1990 Southport Zoning & Subdivision Bylaw 2006 Stratford Zoning and Development Bylaw

Subject Area – Zoning History

The subject area is currently a mixture of commercial, medium density residential, and mixed-use zoned parcels. The proposed amendment 
and the nature of mixed-use development is not new to this area. As far back when the area was the community of Southport, the area was 
zoned for a mixture of commercial and medium-density residential land use and residential dwellings within a commercial building have 
always been permitted. 

Revisions over the years have seen some parcels change in land use zone designations but there have always been a variation of multi-unit 
and higher density residential, and commercial which permits residential above ground floor, and a mixture of commercial uses. 
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Land Uses

In response to comments received regarding the parcels along Shepard 
Drive, the proposed amendment has identified the parcels backing onto 
low-density residential units as Townhouse style as the main use and 
will be a minimum of 2 and maximum of 3 Storeys. This is in-keeping 
with the permitted uses in the existing Waterfront Residential Zone for 
these parcels.

The vacant parcel PID 328062 adjacent to the Harbourview Drive cul-de-sac 
has a 33 m side yard setback on the Harbourview Drive side to maintain a 
visual corridor from Shepard Drive. 

Both of these revisions will provide a buffer between the existing residential 
and future new development.

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

Page 789 of 1516



Parking
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Proposed ParkingCurrent RequirementsLand Use 

0.5 Parking Spaces per Dwelling Unit 

2 Parking Spaces per Dwelling UnitMulti-Units (6 or less)

1.5 Parking Spaces per Dwelling UnitMulti-Units (6 - 19)

1 Parking Spaces per Dwelling UnitMulti-Units (20 +)

3 Parking Spaces per 93 sq. m. 
(1,000 sq. ft.) 

Vary between 1 space per 4.7 sp. m up to 
1 space per 37 sq. m. 

Commercial or Office Space

The proposed amendments would reduce the parking requirements for residential dwellings and commercial square footage . This is in 
accordance with the parking requirements of the Core Mixed-Use and Urban Core Zones, shown below. 
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View Corridors 

The proposed amended Waterfront Mixed-Use Zone regulations 
for setbacks have been designed to maintain the view corridors 
that were identified in the 2021 Stratford Waterfront Core Area 
Plan. The setbacks proposed in the amended zoning regulations 
will allow for future roads or public corridors shown on the plan 
shown here. 

The vacant parcel PID 328062 adjacent to Harbourview Drive cul-
de-sac has a 33 m side yard setback on the Harbourview Drive 
side to maintain a visual corridor from Shepard Drive, which will 
move development further back from the Harbourview Drive 
residents.

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning
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Design Guidelines

• The ground floor of buildings along key commercial streets should have frequent 
entrances and a high proportion of glazing.

• Roofs along key commercial streets should be flat unless the roof forms part of a 
distinct architectural style.

• Building heights should range from four to six stories, with buildings stepping down 
to a range of two to three stories as a transition to existing lower-density 
residential areas.
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Design Guidelines (Continued)

• Buildings taller than four storeys should be stepped back above the fourth storey, a distance of 3 m, to maintain a 
comfortable pedestrian experience in front of the building.

• Buildings should be located close to street lot lines to establish a strong “streetwall”, with some space between the street 
lot line and the building façade to provide room for activities such as café seating.

• Buildings should be set back from lot lines shared with areas outside of the Waterfront Gateway but should otherwise be 
encouraged to have minimal to no setback from internal (side and rear) lot lines.
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Design Guidelines (Continued)

• Buildings adjacent to existing lower-density residential neighbourhoods should—regardless of the use—have the outward 
appearance of town houses, including frequent entrances and visual distinction between narrow “units”.

• Underground parking is encouraged. Surface parking should be located inside or rear yards except where the existing 
configuration of streets makes this infeasible.

• Landscaping designs should be professionally prepared and should provide a transition between different land use areas, 
enhance the pedestrian focus of the area, and provide visual amenity to the Waterfront Gateway.

• New roads and the reconstruction of existing roads should provide a “complete streets” approach with ample room for 
pedestrians, amenity space for plantings and urban design elements, and active transportation infrastructure

Page 794 of 1516



Benefits

• Contributes to addressing housing shortage
• Increased commercial and residential tax base
• Efficient use of services
• Anticipated impacts on transit, routes, and ridership
• Increased demand for developing the Jr. High project sooner rather 

than later
• Local business start-ups
• Job creation
• Efficient and sustainable development
• Improved utilization of land
• Growing up instead of growing out
• Reduced parking and parking demand (0.5 spaces per dwelling unit)
• Convenient and efficient pedestrian movement

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

Potential

• Estimated 1500-2000 dwelling units 
• Estimate 3,900 population of

• Mixture of 1 & 2-bed dwellings
• Apartment, Live-Work & Townhouse dwelling 

types
• Estimated 44,000 m2 commercial space
• Enclosed parking garage
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A New Look – Hopeton Road

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning
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A New Look – Michael Thomas Way

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning
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A New Look – Stratford Road & Glen Stewart Drive

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning
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Public Meeting July 21, 2025
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The public meeting for this amendment was held on July 21, 2025. This was well attended with 30 residents signing in,
including members of Planning Board and Council. The meeting was also live streamed online on the Town’s YouTube
page.

The Public were given the opportunity to provide comments on this proposal. The deadline for comments was July 25th

at 4:00 pm. 

Of the 124 written notification letters to property owners within the proposed area and parcel owners within required 
150 m radius of the subject land, the Town only received 13 letters from residents, 2 in support, 2 in favour but against 
development along Shepard Drive and 7 against.
• Of the 13 letters, it was only clear that 2 of those residents reside within the 150m radius.

A formal objection letters to the application with 13 signatures from residents was hand delivered to Town Staff after the 
closing date for comments.

Additionally, Staff presented to the property owners of the lots proposed to be rezoned and they were in favour pf the 
proposal.
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Summary of Public Responses
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The comments made in the public meeting and the letters received are summarized below, in no particular order:
• I am in favour of this proposal, but the Town must ensure that there is access to public transit.
• On-street parking and parking requirements should be minimized and more underground parking where possible. 
• The proposed overview looks blockish and will decimate the area. Previous plan was for buildings with more character.
• The proposed design will remove the waterfront views.
• Erosion should be considered with development close to the water. 
• Concerns of loud music and entertainment going into the early hours.
• Concerns about where parking will be for all the new residents
• Concerning the traffic that will be created by the new residents, congestion is already a concern.
• Concerns of taking away parks and natural areas to build apartments.
• This proposal will create a closed off community and prevent residents from accessing the waterfront.
• Concerns with development in residents’ back yards.
• This proposal will cause stress on the local schools.
• There should be a green buffer or park between the existing single detached units and the new development.
• This proposal could create a vibrant and successful community.
• This proposal will reduce the impact of urban sprawl and development of our agricultural and natural areas.
• This proposal will provide opportunities for a more walkable community with access to trails and services.
• Stratford doesn’t have to become a city.
• Concerns of 6 storey buildings. 
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Addressing the Concerns
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• No park or natural area has been included in this proposal or will they ever be zoned for development.

• Stratford has a Noise and Nuisance Bylaw to monitor any complaints or offences.

• Traffic Study may be required.

• Staff to review all applications in accordance with Major Development Applications of the Zoning and Development Bylaw requirements.

• A Boardwalk is being proposed to wrap around the new development on the natural and park lands.

• The boardwalk will also provide separation of development between residents on Harbourview Drive and Michael Thomas Way.

• Apartments will require a minimum of 25% of the units to be 2 or 3 bed units.

• The proposed development will reduce the high-density development in more mature areas.
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Potential Phasing of Development
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There has been conversation, and we are aware of 
property owners on Shepard Drive and Michael Thomas 
Way that are eager to move ahead with Townhouse 
developments. The motel site has lots of potential but no 
knowledge of intent for that parcel. 
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View of Potential Complete Build Out 

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning
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www.shape.townofstratford.ca/projects/official-plan

Phase 1: Visioning
August 2024 - February 2025

Phase 2: Draft Bylaw

February - July 2025

Phase 3: Public Engagement
July 2025

Phase 4: Town Adoption

August – October 2025

Project Timeline
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To learn more about the project and participate in the online public survey, please visit 
www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

To speak directly to a member of the project team, please 
contact scarnall@townofstratford.ca

Page 805 of 1516



1 

 

   

 

Proposed Amendments to the Town of Stratford Zoning and Development Bylaw 
Regarding the Waterfront Gateway Area 

2025.08.04 
 

1. Add the following text in bold to Subsection 1.5.2: 

1.5.2 Notwithstanding Section 1.5.1. above, a Development Officer shall have the authority to 
approve or deny Development applications in the Core Mixed Use (CMU) Zone, 
Waterfront Mixed Use (WMU) Zone, and Urban Core (UC) Zone in accordance with 
Section 7.6., Site Plan Approval Process, in this Bylaw; excluding developments which 
require preliminary approval of subdivisions of greater than five (5) Lots or where the 
extension of water mains, sewer mains or Streets is required. 

 
2. Add the following text in bold to Subsection 7.6.1: 

7.6.1 All applications in the CMU, WMU, and UC Zones shall follow the site plan approval 
process and shall be accompanied by: […] 

 
3. Add the following text in bold to Subsection 8.31.1: 

8.31.1. Where any land or Building is used for more than one (1) purpose, all provisions of this 
Bylaw relating to each Use shall be satisfied. Where there is conflict, such as in the case 
of Lot size or Frontage, the most stringent standards shall apply, unless located in the 
CMU, WMU, and UC Zone.  

 
4. Add the following text in bold to Subsection 8.36.1: 

8.36.1. Where a Dwelling Unit is proposed in connection with commercial Use outside of the 
CMU, WMU, and UC zones, the following minimum standards shall apply:  

 
5. Add the following text in bold to the table in Subsection 10.1.1: 

[…] […] 

Other Institutional 1 Parking Space per 37 sq. m (398 sq. ft.) of 
Floor Area 

All uses in the CMU, WMU, and UC Zones 0.5 Parking Spaces per Dwelling Unit 

3 Parking Spaces per 93 sq. m. (1,000 sq. ft.) 
of Commercial or Office Space 

0.75 Parking Spaces per guest room 

All other uses not listed 1 Parking Space per 20 sq. m (215 sq. ft.) of 
Floor Area 

 

6. Delete Appendix ‘D’ 
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7. Add the following definition of STREETWALL WIDTH following the definition of STREETWALL 

SETBACK: 

 

STREETWALL WIDTH - means the total horizontal distance between the outermost edges of 

the streetwall facing a streetline. 

 

8. Replace Section 12.1 with the text and maps in Appendix A. 

9. Amend the Zoning Map as illustrated in Appendix B.
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12.1. WATERFRONT MIXED USE (WMU) ZONE 

12.1.1. GENERAL 

Except as otherwise provided in this Bylaw, all buildings and parts thereof 
erected, placed, or altered, or any land used in a Waterfront Mixed Use (WMU) 
Zone shall conform with the provisions of this Section. 

 
12.1.2. PERMITTED USES 

Within a Waterfront Mixed Use (WMU) Zone, no building or part thereof and no 
land shall be used for purposes other than the following uses and uses accessory 
to the following uses, subject to the ground floor requirements of Subsection 
12.1.3: 

i. Business and Professional Offices; 

ii. Child Care Centre; 

iii. Entertainment Establishment; 

iv. Financial Services; 

v. Health Clinics; 

vi. Hotels, Motels or other Tourist Establishments; 

vii. Institutional Uses; 

viii. Lounges; 

ix. Multiple Attached Dwellings; 

x. Nursing Home; 

xi. Parking Garages; 

xii. Parking Lots; 

xiii. Parks; 

xiv. Passive Recreation Uses; 

xv. Personal Service Shops; 

xvi. Restaurants; 

xvii. Retail Stores; 

xviii.Stacked Townhouse Dwellings; and 

xix. Townhouse Dwellings 

 
12.1.3. GROUND FLOOR USE REQUIREMENTS 

Where a lot line is identified on Map 12.1.1 as being a “Commercial Use Priority 
Lot Line” the ground floor of any building along that lot line shall not be used for 
dwelling units or for nursing home uses. For greater clarity, the ground floor of 
such buildings may be used for lobbies and amenity space accessory to upper 
floor dwelling units.  
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12.1.4. SERVICING 

All Development in a Waterfront Mixed Use (WMU) Zone shall be serviced by 
municipal sewer services and municipal water supply. 

 
12.1.5. SITE PLAN APPROVAL 

(a) All applications for site plan approval shall follow the Site Plan Approval 
Submission requirements outlined in Section 7.6. 

(b) Applications that cannot meet the Site Plan Approval requirements of this Zone, 
can apply for a Variances permitted through Section 6.1. 

 
12.1.6. LOT REQUIREMENTS 

The following requirements shall apply to the creation of lots within in a 
Waterfront Mixed Use (WMU) Zone: 

i. Townhouse or Stacked Townhouse Dwellings  

 

Requirement Standard 

(a) Minimum Lot Area 200 sq. m (2,153 sq. ft.) 

(b) Minimum Lot Frontage 6.0 m (19 ft.) for interior 
townhouse and stacked 

townhouse units 

7.5 m (25 ft.) for all 
end units 

 
i. Multi-unit and mixed use;  

 

Requirement Standard 

(a) Minimum Lot Area 0 sq. m. (0 sq. ft.)  

(b) Minimum Lot Frontage 30 m (100 ft.)  

 

 
12.1.7. BUILDING SITING AND MASSING REQUIREMENTS 

The following requirements shall apply to all buildings within a Waterfront Mixed 
Use (WMU) Zone: 

 

Requirement Standard 

(a) Minimum Yards As illustrated on Map 12.1.2.  

(b) Maximum Yards As illustrated on Map 12.1.3.  

(c) Minimum Building Height As illustrated in Map 12.1.4. 

(d) Maximum Building Height As illustrated in Map 12.1.4. 

(e) Minimum Streetwall Height As illustrated in Map 12.1.5. 
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(f) Maximum Streetwall Height As illustrated in Map 12.1.5. 

(g) Minimum Ground Floor Height 
for commercial 

4.0 m (13 ft.) 

(h) Minimum Building Stepback 
Above the Streetwall 

3.0 m (10 ft.) 

(i) Maximum Building Width along 
Front Lot Lines 

105 m (344 ft.) 

(j) Maximum Building Width along 
Flanking Side Lot Lines 

90 m (295 ft.) 

(k) Unit Mix min. 25% 2 or 3-bedroom units  

(l) Lot Coverage Not Applicable 

 
12.1.8. NEW STREETS 

(a) Subject to modification and approval by the Town of Stratford, the PEI 
Department of Transportation and Infrastructure, and the Stratford Utility 
Corporation, new streets within the Waterfront Mixed Use (WMU) Zone 
shall conform to one of the cross-sections illustrated in Image 12.1.1. 

(b) Notwithstanding 12.1.7(a), where a street is constructed after the effective 
date of this section, the minimum yard from the streetline of that street 
shall be 3.0 metres. 

(c) Notwithstanding 12.1.7(b), where a street is constructed after the 
effective date of this section, the maximum yard from the streetline of that 
street shall be 4.5 metres. 

 
12.1.9. PERMITTED ENCROACHMENTS 

(a) Eaves, gutters, down spouts, cornices and other similar features shall be 
permitted encroachments into a required setback or stepback to a 
maximum of 0.6 m (1.96 ft). 

(b) Balconies shall be permitted encroachments into a setback or stepback at 
or above the level of the second storey of a building, provided that the 
protrusion of the balcony is no greater than 2.0 m (6.5 ft) from the building 
face and the aggregate length of such balconies does not exceed 50% of 
the horizontal width of that building face. 

(c) Underground parking garages shall not be exempt from minimum front 
and flanking side yard setbacks provided any portion of the garage within 
the minimum setback does not protrude above the surface of the ground 
by more than 0.6 m. 

 
12.1.10. STREETWALL EXEMPTIONS 

(a) Notwithstanding Subsection 12.1.7(b) and (h), on lots that have a 
maximum front and/or flanking side yard setback a maximum of 20% of 
the width of a building’s streetwall may be set back to recess past the 
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maximum front and/or flanking side yard, provided: 

i. the maximum width of any individual such recess shall be 9.0 m (29 ft); 

ii. the setback past the maximum front and/or flanking yard shall not exceed 
3.0 m (9.8 ft); and 

iii. the minimum building stepback above the streetwall shall be 0.0 m for the 
recessed segment(s) of the streetwall. 

(b) Notwithstanding Subsection 12.1.7(e) and (f), segments of the streetwall 
may exceed the maximum streetwall height by one (1) storey or be lower 
than the minimum streetwall height by one (1) storey, provided: 

i. the maximum width of any one segment of streetwall exceeding the 
maximum streetwall height or lower than the minimum streetwall height 
shall be 9.0 m (29 ft); and 

ii. the combined width of all streetwall segments exceeding the maximum 
streetwall height or lower than the minimum streetwall height shall not 
exceed 20% of the total streetwall width of the building. 

 

12.1.11. BUILDING HEIGHT EXEMPTIONS 

(a) The maximum building height requirements in Subsection 12.1.7(d) shall 
not apply to a church spire, lightning rod, elevator enclosure, flag pole, 
antenna, HVAC equipment or enclosure of such equipment, skylight, 
chimney, landscape vegetation, clock tower, solar collector, guard rails, 
roof top cupola, parapet, cornices, eaves, stairwell, mechanical penthouse, 
or other similar features, provided that: 

i. such features shall not be regularly accessible to building residents or 
tenants, except for stairwells and elevator enclosures providing access to 
outdoor rooftop amenity space; and 

ii. the total of all such features shall occupy in the aggregate less 30% of the 
roof area of the roof of the building on which they are located. 

(b) The following features shall be stepped back a minimum of 2.0 m (6.5 ft) 
from the rooftop edge if they exceed the maximum building height: 

i. guard rails unless they are constructed primarily of transparent glass; 
ii. HVAC equipment; 

iii. mechanical penthouses; and 
iv. mechanical enclosures. 

 
12.1.12. BUILDING DESIGN REQUIREMENTS 

(a) Buildings shall have a ground floor that differs in colour and texture of 
external materials compared to other floors or shall be articulated in the 
horizontal by at least two of the following: 

i. A recess or protrusion in the building wall with a depth of at least 0.5 m 
(1.7 ft);  

ii. A change in the building wall’s height; or, 
iii. A change in wall colour and material. 

(b) On properties identified on Map 12.1.1 as “townhouse as a main use” any 
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development that does not meet the definition of townhouse dwelling or 
stacked townhouse dwelling shall have the external appearance of a row 
of townhouses facing the front lot line and shall, at a minimum: 

i. be visually segmented along the front lot line into individual facades no 
wider than 9.0 metres (29.5 feet) each by means of a change in wall 
colour and material or by a recess or protrusion with a depth of at least 
0.5 metres (1.7 feet); and 

ii. have a minimum of one pedestrian entrance on each individual façade. 

(c) Pitch roofs are generally discouraged along lot lines identified on Map 
12.1.1 as being a “Commercial Use Priority Lot Line”, unless part of a 
distinct architectural style. 

(d) Green roofs and living walls are encouraged as a means of retaining storm 
water and to add to visual interest.  
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12.1.13. BUILDING ENTRANCES AND GLAZING 

(a) All main buildings shall have a minimum of one main entrance that faces 
the front lot line. 

(b) Within a Waterfront Mixed Use (WMU) Zone, where a lot line is identified 
on Map 12.1.1 as being a “Commercial Use Priority Lot Line” any building 
along that lot line shall have a main entrance a minimum of once every 
27.0 m (88.5 ft). 

(c) Where a lot line is identified on Map 12.1.1 as being a “Commercial Use 
Priority Lot Line” the ground floor façade of any building along that lot line 
shall consist of a minimum of 50% (by wall area measured from finished 
floor to finished ceiling) transparent, non-reflective glazing. 

 
12.1.14. RESIDENTIAL AMENITY SPACE 

Every multiple attached dwelling building shall provide a dedicated indoor amenity room 
with a floor area of no less than 50.0 sq.m (538 sq.ft). 
 

12.1.15. PARKING AND VEHICLE CIRCULATION 

(a) Parking garages as a main use and parking lots as a main use shall only be 
permitted if they are within areas identified as “Parking as a Main Use” on 
Map 12.1.1. 

(b)  Automobile parking shall not be permitted in any yard adjacent to a lot 
line identified on Map 12.1.1 as being a “Commercial Use Priority Lot Line. 

(c) Bicycle parking shall be provided consistent with the requirements of 
Subsection 12.5.12. 

(d) Circulation lanes and windows for the service of customers within their 
automobiles (“drive-thrus”) shall not be permitted. 

(e) Parkades should be integrated within a structure. The exterior facade and 
site development of these structures should be sensitive to and 
complement the existing streetscape or the streetscape vision if no 
development has occurred along that street. 

(f) Underground parking is encouraged. Where underground parking is 
proposed, access to the facility should be located and/or designed to 
minimize the visual impact of the garage entrance from the street.  
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12.1.16. SIGNAGE 

(a) Signage for residential buildings shall be low level and illuminated, 
indicating street address in discreet, graphic style. Signage should be 
closely related to the principal building entrance. 

(b) Signage for commercial buildings shall meet the following requirements: 

i. Projecting signs shall not exceed 0.6 sq. m (6.4 sq. ft). 

ii. Signs on the first storey shall not exceed 0.9 sq. m (9.7 sq. ft.). 

iii. Signs on the second storey shall not exceed 1.1 sq. m (12.0 sq. ft.). 

iv. Back-lit signs are not permitted, except to back light raised lettering 

signs only. 

v. Signs shall have a minimum of 2.7 m (9.0 ft) of clearance between 

the surface of the ground and the bottom of the sign. 

vi. No free-standing signs shall be permitted unless they are located 

within a front yard, are adequately integrated into landscaping 

plans, are ground mounted, and do not exceed 1.2 m (3.9 ft) in 

height and a maximum of 3.0 sq. m (32 sq. ft.). 

vii. Signage should add diversity and interest to retail streets. Creative, 

artistic and contemporary signs that incorporate simplistic lettering 

are preferred. 

viii. Signage shall be maintained regularly on an annual basis to ensure 

proper functionality and aesthetics.  
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12.1.17. LANDSCAPING AND SITE DESIGN 

(a) Where a multiple attached dwelling abuts an existing R1 or R2 Residential 
Zone, no existing trees greater than 100mm caliper shall be removed 
within 6.0 m (20 ft) of the boundary of the R1 or R2 Zone, unless in the sole 
discretion of the Development Officer a tree is deceased or is a risk to the 
health and safety of the public. 

(b) Solid waste storage shall not be located in the front yard or the flanking 
side yard, nor within any yard abutting an R1 or R2 Residential Zone. 

(c) Any exterior lighting or illuminated sign shall be so arranged as to deflect 
light away from adjacent R1 or R2 Zones and “Dark Sky Compliant”. 

(d) A professionally prepared landscape plan shall be an integral part of the 
overall site design. The landscaping shall be maintained and replaced when 
necessary to ensure proper functionality and aesthetics: 

i. enhance the pedestrian scale of the building; 

ii. screen views of unsightly elements, such as utility boxes; 

iii. soften hard edges visually; 

iv. provide a transition between different use areas; 

v. create an attractive aesthetic environment; 

vi. create usable pedestrian areas; 

vii. reduce energy consumption; and 

viii. define specific areas and enhance architectural features. 

(e) Invasive or highly toxic plant species are prohibited as soft landscaping 
material. Native plants are preferred. 

(f) Site elements such as storage, shipping and loading areas, transformers 
and meters, bay doors, and garbage receptacles shall be visually screened 
from adjacent streets by vegetation or an opaque fence. 

(g) Garbage holding areas should be contained within buildings or, if adjacent to 
a building, be designed with adequate visual screening and pest prevention. 
In no case should large garbage containers be left exposed to the street. 

(h) All building entrances intended for the regular use by residents, tenants, 
or the public shall be safely connected to the nearest sidewalk or multi-use 
trail, or to the nearest road right-of-way in cases where neither a sidewalk 
nor multi-use trail is present, by a pedestrian pathway that is: 

i. a minimum of 1.5 m (5.0 ft) wide; 

ii. surfaced with concrete, natural stone pavers, or interlocking concrete 
pavers; and 

iii. protected from traffic by physical barriers (curbing, planters, etc.) or by a 
grade differential between the pathway and the parking lot of 127 mm to 
178 mm, except for portions of the pedestrian pathway crossing 
approximately perpendicular to a drive aisle. 
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IMAGE 12.1.1 – Waterfront Mixed Use (WMU) Zone Road Cross Sections 
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MAP 12.1.1 – Waterfront Mixed Use (WMU) Zone Land Use Priority Areas  
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MAP 12.1.2 – Waterfront Mixed Use (WMU) Zone Minimum Yard Requirements 
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MAP 12.1.3 – Waterfront Mixed Use (WMU) Zone Maximum Yard Requirements  
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MAP 12.1.4 – Waterfront Mixed Use (WMU) Zone Building Heights  
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MAP 12.1.4 – Waterfront Mixed Use (WMU) Zone Streetwall Heigh
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COMMITTEE OF THE WHOLE MINUTES – AUGUST 27, 2025 

COMMITTEE OF THE WHOLE 
REGULAR MONTHLY MEETING 

UNAPPROVED MINUTES 
PUBLIC VERSION 

 
DATE: August 27, 2025 
TIME: 04:30 P.m. 
PLACE: Bunbury Room 

 
PRESENT:      CAO, Jeremy Crosby; Deputy Mayor Steve Gallant; Councillors Jeff                                      

  MacDonald; Jill Chandler (left at 6:04 p.m.); Gordie Cox; Ron Dowling; Long                     
Range planner, Scott Carnall and recording clerk, Neala Smallman 

 
GUESTS:        Jen Du and Robert Chang from Flourish Developments 
  
REGRETS:    Councillor Jody Jackson  
  
CHAIR:          Mayor Steve Ogden  
 
1. CALL TO ORDER 

Mayor Ogden called the meeting to order at 4:35p.m  
2. DECLARATION OF CONFLICT OF INTEREST 

Nil.  
3. APPROVAL OF AGENDA 

It was moved by Councillor Chandler and seconded by Councillor Cox that the 
meeting be approved with a deferral of 8.C to an alternate meeting.   

4. APPROVAL OF MINUTES  
 a) It was moved by Councillor MacDonald and seconded by Deputy 

Mayor Gallant that the minutes be approved as circulated.  
 
5. PRESENTATION  
 a) Presentation from Scott Carnall (Long Range Planner) regarding 

waterfront re-zoning  
 
Long Range Planner Scott Carnall began his presentation by referencing 
the materials displayed on the overhead projector. He advised council 
that, Town Staff are proposing the rezoning of 28 parcels along and 
adjacent to the Stratford & Hopeton Road, to an updated Waterfront 
Mixed-Use Zone to facilitate more diverse and convenient development.  
 
Mr. Carnall provided an overview of the proposed amendments, which 
envision the development of a mixed-use neighbourhood offering a 
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comprehensive range of residential, retail, and commercial development 
uses, anchored by public waterfront amenities. He noted that the 
anticipated land use outcomes for the Stratford Waterfront include the 
following: 
 

• Development along Stratford Road, the Trans-Canada Highway, 
and Hopeton Road will include ground-floor retail and restaurant 
spaces to create vibrant, pedestrian-oriented streetscapes. 

 
• Promotion of a mix of residential and commercial uses 

throughout the waterfront area. 
 

• Encouragement of community-focused institutional spaces at the 
Bunbury Road and Hopeton Road intersection. 

 
• Prohibition of new drive-thru developments. 

 
• Allowance for buildings up to six stories in height. 

 
Councillor Dowling referenced that buildings on MacKinnon Drive 
were originally designed with flat roofs, but an application was brought 
to Council to permit pitched roofs, as they were considered more 
compatible with the surrounding residential neighbourhood. Councillor 
Dowling inquired whether applicants are permitted to change the roof 
style after initial approval.  
 
Mr. Carnall clarified that pitched roofs are not being dismissed, as they 
remain a permitted option; however, flat roofs allow for more efficient 
use of space. He also noted that the existing building on Michael 
Thomas Way features a flat roof, and the renderings presented are 
consistent with that established style. Mr. Carnall noted that flat roofs 
offer several benefits, including the potential to create green spaces and 
common areas for residents. Mr. Carnall informed Council that the 
proposed plan is a 20-year initiative. While some developments may 
progress more quickly than others, the majority are expected to occur 
over the long term.  
 
CAO Crosby noted that while residents initially perceived the 
renderings and building elevations as intense, the proposed height is 
only one to two storeys above what is currently permitted.  
 
Councillor MacDonald observed that the renderings gave residents the 
impression that the buildings would be abruptly introduced and 
represent an immediate change, which is not the case. Councillor 
MacDonald also questioned whether the proposed development would 
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even be completed within the 20-year timeframe, noting that this 
context should be clearly communicated to residents.  
 
Councillor Chandler referenced a particular apartment building in 
Winsloe, PE, stating that its appearance is quite striking and that she 
understands the concerns and reservations expressed by residents if this 
large of a building is to be constructed in Stratford. Mr. Carnall 
explained that the building in question has no setbacks, and its 
placement on the lot contributes to its large and imposing appearance. 
He further clarified that the proposal would allow for only one 
additional storey beyond what is currently permitted under the existing 
bylaw. 
 
Councillor Dowling inquired whether, under the current bylaw, a 
developer could construct a six-storey building without a setback. Mr. 
Carnall responded that a developer could submit an application; 
however, it would be subject to the standard approval process.  
 
Mr. Carnall addressed concerns from Council and residents regarding 
the suitability of the proposed buildings in the area. He explained that 
this part of Stratford was always intended to reflect a 'town centre' 
design. Many of the existing establishments were permitted under the 
Southport zoning, with the first development in 2006 featuring a mix of 
residential and commercial uses.  
 
Mr. Carnall explained that all concerns from residents were received 
and considered, and that changes were made to the original plan in an 
effort to address and mitigate those concerns. He confirmed that the 
decision was made to retain the townhouse design along Sheppard 
Drive, the area backing onto the R1-zoned properties, which permits a 
maximum height of three storeys. As this form of development is 
already approved for the area, the Town felt it would not pose 
significant concern for nearby residents.  
 
Councillor Chandler inquired whether the proposed surface parking is 
intended for residents or for general use by the Town. CAO Crosby 
advised that the surface parking area is owned by the Town, and that 
buffers will be installed around it. 
 
Mr. Carnall addressed concerns from residents’ regarding the potential 
inclusion of a nightclub or bar on the main level of the proposed 
building, which could disrupt nearby residents. He noted that such uses 
are currently permitted under existing regulations, and that bylaws are in 
place to manage issues such as noise and other potential disturbances. 
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CAO Crosby echoed Mr. Carnall’s point that such uses are permitted, 
and residents are not fully aware of this.  
 
Councillor Dowling noted that constructing these types of buildings 
involves significant costs, and that many developers may be inclined to 
include commercial spaces on the ground floor to help offset those 
expenses. 
 
Mr. Carnall concluded his presentation by stating that he believes the 
needs of the area have been addressed, along with the concerns that 
were raised. 
 
Mayor Ogden inquired about a rendering he believed was being 
prepared to illustrate what the area would look like under the current 
zoning regulations. CAO Crosby and Mr. Carnall advised that the 
rendering has not yet been completed due to the complexity involved in 
producing it. Mayor Ogden commented that such a rendering would be 
eye-opening for residents. Mr. Carnall responded that he would look 
into having it completed. 
 
Mayor Ogden noted that when this discussion takes place during open 
council, all participants should be prepared to respond to any questions 
that may arise. Mayor Ogden advised that he has specific questions he 
anticipates will be raised during the discussion. 
 

1) Why are we doing this? 
 
Mr. Carnall explained that this initiative is part of the “Shape 
Stratford” plan to support increased density. He noted that one of 
the objectives of the Housing Accelerator Fund is to encourage 
more mixed-use development in the area. The parcels in 
question remain undeveloped due to current zoning restrictions. 
Mr. Carnall also reported that the Town is receiving a significant 
number of requests for higher-density buildings. Mayor Ogden 
commented that it is fair to say the goal is to create more 
housing units within one of the most attractive areas of the town. 
Mr. Carnall agreed, adding that the intent is not only to create 
more housing units but also to increase the potential for 
additional commercial space. 
 

2) What will be the impact on nearby residents’ quality of life? 
 
Mr. Carnall advised that he anticipates minimal impact to 
residents’ quality of life, as the proposal involves adding only 
one additional storey to what is currently permitted. Mayor 
Ogden agreed, noting that the area is separate from the 
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residential homes along the waterfront and that any increase in 
traffic would not affect those residents. He further confirmed 
that, aside from temporary construction-related disruptions, the 
overall impact is expected to be minimal.  
 
CAO Crosby commented that the impact on residents’ quality of 
life could in fact improve in several ways. The proposed changes 
would make it easier for residents to get around on foot, 
increasing accessibility without the need for vehicles, and 
allowing greater use of local services and shops. Mayor Ogden 
agreed and suggested that if a realistic assessment of the pros 
and cons were conducted, the benefits would outweigh the 
drawbacks.  
 
Councillor Chandler agreed but expressed concern, stating that it 
is difficult to speak definitively about the potential impacts on 
residents’ quality of life. While the intention is that the 
improvements will enhance the neighbourhood, any assumptions 
about their effects would be speculative at this stage. 
 
Mayor Ogden agreed, noting that this is a question everyone 
should take time to consider and discuss further at a later date. 
 

3) When will this take place and how? 
 
Mr. Carnall referred to the “Phasing of Development” slide 
displayed on the overhead projector, noting that the areas 
highlighted in green represent developments with similar 
projected timeframes. He advised that the Town expects to 
receive applications for townhouse developments on Sheppard 
Drive and Michael Thomas Way in the near future.  
 
CAO Crosby referenced the Gray Group development, noting 
that while the initial presentation included significant housing, 
commercial, and retail components, progress to date has been 
limited. After three years, only one building has been completed. 
Although additional plans are underway, the full build-out is 
projected to take 20–25 years. 
 
Mayor Ogden echoed CAO Crosby’s comments, noting that the 
Gray Group hosted a successful workshop that provided 
residents with an opportunity to view the plans and have their 
questions and concerns addressed. Mayor Ogden questioned 
whether Stratford should consider hosting an open house like the 
one held by the Gray Group. 
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Mr. Carnall noted that the plans had already been presented to 
residents at the public meeting.  
 

4) What is the problem with the status quo, why doesn’t the 
town just leave it as it is? 
 
Mr. Carnall indicated that it is not the best use of the land and 
noted that the parking requirements would not align once 
additional buildings are developed. 
 
Councillor MacDonald expressed concern with the appearance 
of the area near the Pharmacy and restaurants, describing it as 
weedy, run down, and unsightly, and stated that it does not 
reflect positively on Stratford. He emphasized that the area 
needs significant improvement and suggested that the Planning 
Department could have prepared renderings that better reflect 
both the current state and the future potential of the area. While 
acknowledging the value of conceptual visualizations for 
specific buildings and their potential to shape the waterfront 
park, he stressed that the waterfront deserves a better 
neighbourhood. He noted that he is open to further discussion on 
the future of the area but challenged the notion that the current 
status quo is acceptable. 
 
CAO Crosby further noted that this development is necessary to 
meet the projections of the population.  
 
Mayor Ogden remarked that framing the development solely 
around meeting population projections does not resonate with 
residents, as that reflects Council’s reasoning rather than the 
community’s perspective. He stated that the project should be 
seen as an opportunity to make better use of the land, create 
additional housing, and enhance a beautiful area in which 
significant investment has already been made. 
 
Councillor Chandler stated that the renderings should serve as a 
reference or recommendation, but not as justification for the 
development, as many residents do not support it. She agreed 
that renderings are useful in helping people visualize the 
potential of the community in a simple and accessible way. 
Councillor Chandler observed that some residents attend public 
meetings with the perception that decisions have already been 
made without their involvement. She cited as an example a 
rendering that omitted the gas station, which led residents to 
believe its removal had been preplanned without their 
knowledge.  
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Councillor Dowling supported Councillor Chandler’s 
observations, noting that the renderings could have been better 
designed to reflect Stratford’s vision, as they created uncertainty 
among residents. He further stated that while he is not opposed 
to the development in general, he cannot support the 
development of the parking lot. Mayor Ogden assured 
Councillor Dowling that his position is respected. 
 
Councillor MacDonald questioned whether the parking lot 
would still need to be included if the rezoning is approved. 
 
CAO Crosby advised that the parking lot was included because a 
rezoning needs to be completed to start construction on the land 
to prepare the parking for next year.  
 
Councillor Dowling commented that it should have been a 
separate consideration from the current proposal as it has 
nothing to do with the development.  
 
Mayor Ogden advised Councillor Dowling that the parking lot is 
specifically tied to the proposed development, serving as 
additional parking for Town events and local businesses. 
 
CAO Crosby echoed this, noting that the parking lot will most 
likely be paved and will benefit events and nearby businesses. 
He referenced the parking lot at Peakes Quay in Charlottetown 
as an example of a similar facility serving local amenities. 
 
Mayor Ogden advised Councillor Dowling that he would like to 
meet with him to discuss his concerns regarding the parking lot. 
 
Deputy Mayor Gallant asked whether stacked townhouses would 
be permitted under the new rezoning. Mr. Carnall confirmed that 
they are allowed under the current rezoning. Deputy Mayor 
Gallant expressed that he would prefer not to see stacked 
townhouses built, as they could alter the appearance of the 
existing development. 
 
Councillor Cox expressed support for developing the land but 
emphasized caution to ensure the development is not 
overpowering and remains in keeping with the character of the 
town. He noted the importance of moving forward with 
developments. 
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Mayor Ogden emphasized the importance of reviewing and 
carefully considering the questions raised, while prioritizing 
respect for nearby residents and taking all possible measures to 
address their concerns. 
 
Councillor Chandler asked whether the parking lot is essential to 
the development, noting that she is also opposed to it. CAO 
Crosby responded that the parking lot is not essential, but it is 
why the land was purchased.  
 
 Councillor MacDonald suggested that if the parking lot could 
result in the loss of the waterfront development due to two 
opposed votes, it should be excluded and addressed separately. 
CAO Crosby noted that he does not view this as a significant 
impediment, as there is no potential for a parking lot to be 
constructed this year. Councillor MacDonald expressed that he 
respects Councillors Dowling’s and Chandler’s opposition to the 
parking lot and emphasized that he does not want the overall 
development to be delayed or prevented because of it.  
 
Councillor Chandler noted that the parking lot was not included 
in the renderings presented to the public and expressed concern 
that additional challenges may arise if residents are not made 
aware that a parking lot will be developed at the end of their 
street. 
 
The discussion concluded at this time.  

  
 b) Waterfront mixed use zoning bylaw amendment   
6. BUSINESS ARISING FROM THE MINUTES 

Nil.  
7. MOTION TO MOVE INTO A CLOSED SESSION 

As per section 119 (1) Subsection E of the Municipal Government Act – a 
matter still under consideration on which the Council has not yet publicly 
announced a decision, and about which discussions in public would likely 
prejudice a municipality’s ability to carry out its negotiations. 
 
It was moved by Councillor MacDonald, seconded by Councillor Chandler, 
and carried that the meeting go into closed session.  
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It was moved by Councillor Dowling, seconded by Councillor MacDonald 
that the meeting move out of closed session.   
 

 
8. NEW BUSINESS  
 a) Official Plan/Zoning and development bylaw review - verbal update 

 
Discussion: 
CAO Crosby advised that staff are currently reviewing the document 
and have already held one meeting with the consultant. He noted that 
Council should be receiving the document soon and recommended that 
members review it prior to its presentation to Council in December. 
 
Mayor Ogden emphasized the importance of considering the impact of 
significant changes, including their effect on existing zoning, potential 
controversy, and the implications for residents. He also noted that, with 
an upcoming election year, it can be challenging for councilors to 
address concerns from upset residents while explaining that decisions 
are in the best interest of the Town. He suggested holding a workshop 
where all aspects could be presented and the public invited to join the 
discussion. 
 
CAO Crosby noted that open houses had been held for “Shape 
Stratford,” and that many of the proposed changes are based on 
feedback received from those sessions. 
 
Councillor MacDonald suggested that the consultant could incorporate 
interactive elements for the public. He noted that traditional public 
meetings often give attendees an opportunity to vent their grievances to 
the councillors at the front of the room. He added that the workshop 
format would allow people to move from station to station and ask 
questions in a more structured and engaging way.  
 
CAO Crosby advised that he would discuss the matter with staff and 
emphasized the importance of Council reviewing the document once it 
is received, as it is very lengthy, and December is approaching quickly. 
He noted that the document covers more than just rezoning properties; it 
also addresses the environment, infrastructure, and the Town’s projected 
progress over the coming years.  
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 b) Proposal from the Immigrant & Refugee Services Association of 
PEI (IRSA) to establish a community housing and education centre 
that will also serve as their offices in Stratford.  
 
Discussion: 
CAO Crosby advised that two individuals from IRSA expressed interest 
in developing their main office in Stratford, along with 45–50 
residential units initially and potentially up to 105 units depending on 
land availability. They inquired about the types of land that might be 
available, with the only suitable parcels being on the Trans-Canada 
Highway or St. John Avenue. He also noted that additional land might 
be acquired by the Gray Group, and that they have been in contact 
regarding this possibility. 
 
Mayor Ogden added that a partnership would be required with the 
Town, the Gray Group and IRSA to complete the infrastructure needed 
to allow for development. He also noted that in their proposal a mental 
health and wellness interpretation services was included.  
 
Councillor Dowling commented that Stratford is known to be a 
welcoming community and believes this would be a beneficial addition 
to the town.  
 
Councillor MacDonald noted that the proposed development may 
involve some community sensitivities and emphasized that public 
meetings and communication should be conducted thoughtfully to 
address these considerations.  
 
Councillor Dowling referenced the new Native Council of PEI building 
in Charlottetown, noting that while such a development may not have 
been warmly received by the community many years ago, attitudes have 
since evolved. He noted that he believes this type of facility would be 
welcomed in Stratford and he would support it even after only seeing 
the preliminary proposal.  
 
CAO Crosby emphasized that the matter is still very preliminary, as the 
requested information has not yet been received. He noted that the 
purpose of his update is solely to seek approval to proceed with further 
discussions. He commented that he believes IRSA may be seeking to 
have the land donated by the Town. 
 
Mayor Ogden noted that IRSA’s financing plan did not account for the 
land. He stated that this aligns with the proposed land swap with the 
Gray Group, which could provide government offices and affordable 
housing that would benefit the Town. While this type of development 
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would serve approximately 16% of the population, he emphasized that it 
has not been undertaken in the Town before and is worth further review. 
 
CAO Crosby advised that another meeting is scheduled in September to 
discuss the proposal further.  
 
Council approved proceeding with additional discussions.  

  
 c) St. Catherines Avenue proposed subdivision – deferred to alternate 

meeting.  
   

9. PROJECT UPDATE  
 a) Project update spreadsheet – The project update report was 

included in the agenda package for council to review.  
 
Discussion: 
Deputy Mayor Gallant asked what the update is on Swallow Drive 
development and if it will be coming on in September’s Council 
meeting.  
 
CAO Crosby advised that Mr. McKeigan has been working with the 
developer and is not certain if it is being presented at Council in 
September. He advised that there is a new site plan and stormwater plan 
that needs to be reviewed.  
 
Councillor MacDonald noted that the primary change relates to 
construction of the road through the area to ensure proper connection. 
He emphasized that progress depends on all parties being in agreement. 
He added that while the concept remains the same, its appearance may 
differ somewhat. 
 
Councillor Dowling inquired whether the funding announcement was 
directed toward the Waterfront Pavilion. 
 
CAO Crosby confirmed that the funding is from the Canadian 
Community Building Fund (Gas Tax). He noted that it has previously 
been used for projects such as the boardwalk and the asphalt and gravel 
on John Joe Sark Drive. The Town receives an annual allotment based 
on population. While the funding was previously directed to active 
transportation projects, it is now being applied to other initiatives as 
approved by Council. He emphasized that this is not new funding. 

 
10. DATE OF NEXT MEETING  
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 a) The next Committee of the Whole meeting will be held Wednesday 
September 24, 2025.   

 
11. ADJOURNMENT 

Mayor Ogden adjourned the meeting at 7:37 P.M. 
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TOWN OF STRATFORD 
 

ZONING AND DEVELOPMENT BYLAW AMENDMENT 
 

BYLAW NUMBER 45W 
 
A Bylaw to amend the Zoning and Development Bylaw, Bylaw # 45W, General Text & Zoning Map 

Amendments. 

 

This bylaw is made under the authority of the Planning Act R.S.P.E.I. 1988, Cap. C-P-8. 

BE IT ENACTED by the Council of the Town of Stratford that the Zoning and Development Bylaw, Bylaw 
#45, be amended as follows: 

 
1. Add the following text in bold to Subsection 1.5.2: 

1.5.2 Notwithstanding Section 1.5.1. above, a Development Officer shall have the authority to 
approve or deny Development applications in the Core Mixed Use (CMU) Zone, 
Waterfront Mixed Use (WMU) Zone, and Urban Core (UC) Zone in accordance with 
Section 7.6., Site Plan Approval Process, in this Bylaw; excluding developments which 
require preliminary approval of subdivisions of greater than five (5) Lots or where the 
extension of water mains, sewer mains or Streets is required. 

 
2. Add the following text in bold to Subsection 7.6.1: 

7.6.1 All applications in the CMU, WMU, and UC Zones shall follow the site plan approval 
process and shall be accompanied by: […] 

 
3. Add the following text in bold to Subsection 8.31.1: 

8.31.1. Where any land or Building is used for more than one (1) purpose, all provisions of this 
Bylaw relating to each Use shall be satisfied. Where there is conflict, such as in the case 
of Lot size or Frontage, the most stringent standards shall apply, unless located in the 
CMU, WMU, and UC Zone.  

 
4. Add the following text in bold to Subsection 8.36.1: 

8.36.1. Where a Dwelling Unit is proposed in connection with commercial Use outside of the 
CMU, WMU, and UC zones, the following minimum standards shall apply:  
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5. Add the following text in bold to the table in Subsection 10.1.1: 
 

[…] […] 

Other Institutional 1 Parking Space per 37 sq. m (398 sq. ft.) of 
Floor Area 

All uses in the CMU, WMU, and UC Zones 0.5 Parking Spaces per Dwelling Unit 

3 Parking Spaces per 93 sq. m. (1,000 sq. ft.) 
of Commercial or Office Space 

0.75 Parking Spaces per guest room 

All other uses not listed 1 Parking Space per 20 sq. m (215 sq. ft.) of 
Floor Area 

 
6. Delete Appendix ‘D’ 

 
7. Add the following definition of STREETWALL WIDTH following the definition of 

STREETWALL SETBACK: 
 

STREETWALL WIDTH - means the total horizontal distance between the outermost edges 
of the streetwall facing a streetline. 

 
8. The Town of Stratford Zoning and Development Bylaw Map as illustrated in Appendix B, 

will see the following parcels (shown on Figure 1 – PIDs) land use designations be 
amended to Waterfront Mixed Use Zone (WMU); 

 
190868 327999 327981 328005 
328062 676379 701383 751164 
781773 817023 817031 851774 
852434 854695 860338 879866 
922898 1049717 1049725 1060045 
1008267 1101443  1126432 1136100 
1143189 1178771 1182328  
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12.1. WATERFRONT MIXED USE (WMU) ZONE 

12.1.1. GENERAL 

Except as otherwise provided in this Bylaw, all buildings and parts thereof 
erected, placed, or altered, or any land used in a Waterfront Mixed Use (WMU) 
Zone shall conform with the provisions of this Section. 

 
12.1.2. PERMITTED USES 

Within a Waterfront Mixed Use (WMU) Zone, no building or part thereof and no 
land shall be used for purposes other than the following uses and uses accessory to 
the following uses, subject to the ground floor requirements of Subsection 12.1.3: 

 
i. Business and Professional Offices; 
ii. Child Care Centre; 

iii. Entertainment Establishment; 
iv. Financial Services; 

v. Health Clinics; 
vi. Hotels, Motels or other Tourist Establishments; 

vii. Institutional Uses; 
viii. Lounges; 

ix. Multiple Attached Dwellings; 
x. Nursing Home; 

xi. Parking Garages; 
xii. Parking Lots; 
xiii. Parks; 
xiv. Passive Recreation Uses; 
xv. Personal Service Shops; 
xvi. Restaurants; 
xvii. Retail Stores; 
xviii. Stacked Townhouse Dwellings; and 
xix. Townhouse Dwellings 

 
12.1.3. GROUND FLOOR USE REQUIREMENTS 

Where a lot line is identified on Map 12.1.1 as being a “Commercial Use 
Priority Lot Line” the ground floor of any building along that lot line shall not 
be used for dwelling units or for nursing home uses. For greater clarity, the 
ground floor of such buildings may be used for lobbies and amenity space 
accessory to upper floor dwelling units.
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12.1.4. SERVICING 

All Development in a Waterfront Mixed Use (WMU) Zone shall be serviced by 
municipal sewer services and municipal water supply. 

 
12.1.5. SITE PLAN APPROVAL 
(a) All applications for site plan approval shall follow the Site Plan Approval Submission 

requirements outlined in Section 7.6. 
(b) Applications that cannot meet the Site Plan Approval requirements of this Zone, can 

apply for a Variances permitted through Section 6.1. 
 

12.1.6. LOT REQUIREMENTS 

The following requirements shall apply to the creation of lots within in a 
Waterfront Mixed Use (WMU) Zone: 

i. Townhouse or Stacked Townhouse Dwellings  
 

Requirement Standard 

(a) Minimum Lot Area 200 sq. m (2,153 sq. ft.) 

(b) Minimum Lot Frontage 6.0 m (20 ft.) for interior 
townhouse and stacked 

townhouse units 

7.5 m (25 ft.) for all 
end units 

 
ii. Multiple Attached Units and Mixed Use;  

 

Requirement Standard 

(a) Minimum Lot Area 0 sq. m. (0 sq. ft.)  

(b) Minimum Lot Frontage 30 m (100 ft.)  

 

 
12.1.7. BUILDING SITING AND MASSING REQUIREMENTS 

The following requirements shall apply to all buildings within a Waterfront 
Mixed Use (WMU) Zone: 

 
Requirement Standard 

(a) Minimum Yards As illustrated on Map 12.1.2.  

(b) Maximum Yards As illustrated on Map 12.1.3.  

(c) Minimum Building Height As illustrated in Map 12.1.4. 

(d) Maximum Building Height As illustrated in Map 12.1.4. 

(e) Minimum Streetwall Height As illustrated in Map 12.1.5. 
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(f) Maximum Streetwall Height As illustrated in Map 12.1.5. 

(g) Minimum Ground Floor Height 
for commercial 

4.0 m (13 ft.) 

(h) Minimum Building Stepback 
Above the Streetwall 

3.0 m (10 ft.) 

(i) Maximum Building Width along 
Front Lot Lines 

105 m (344 ft.) 

(j) Maximum Building Width along 
Flanking Side Lot Lines 

90 m (295 ft.) 

(k) Unit Mix min. 25% 2 or 3-bedroom units  

(l) Lot Coverage Not Applicable 

 
12.1.8. NEW STREETS 

(a) Subject to modification and approval by the Town of Stratford, the PEI 
Department of Transportation and Infrastructure, and the Stratford Utility 
Corporation, new streets within the Waterfront Mixed Use (WMU) Zone 
shall conform to one of the cross-sections illustrated in Image 12.1.1. 

(b) Notwithstanding 12.1.7(a), where a street is constructed after the effective 
date of this section, the minimum yard from the streetline of that street 
shall be 3.0 metres. 

(c) Notwithstanding 12.1.7(b), where a street is constructed after the effective 
date of this section, the maximum yard from the streetline of that street 
shall be 4.5 metres. 

 
12.1.9. PERMITTED ENCROACHMENTS 

(a) Eaves, gutters, down spouts, cornices and other similar features shall be 
permitted encroachments into a required setback or stepback to a 
maximum of 0.6 m (2 ft). 

(b) Balconies shall be permitted encroachments into a setback or stepback at 
or above the level of the second storey of a building, provided that the 
protrusion of the balcony is no greater than 2.0 m (6.5 ft) from the 
building face and the aggregate length of such balconies does not exceed 
50% of the horizontal width of that building face. 

(c) Underground parking garages shall not be exempt from minimum front 
and flanking side yard setbacks provided any portion of the garage within 
the minimum setback does not protrude above the surface of the ground by 
more than 0.6 m. 
 

12.1.10. STREETWALL EXEMPTIONS 

(a) Notwithstanding Subsection 12.1.7(b) and (h), on lots that have a 
maximum front and/or flanking side yard setback a maximum of 20% of 
the width of a building’s streetwall may be set back to recess past the 
maximum front and/or flanking side yard, provided: 
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i. the maximum width of any individual such recess shall be 9.0 m (30 ft); 
ii. the setback past the maximum front and/or flanking yard shall not exceed 3.0 

m (10 ft); and 
iii. the minimum building stepback above the streetwall shall be 0 m for the 

recessed segment(s) of the streetwall. 
(b) Notwithstanding Subsection 12.1.7(e) and (f), segments of the streetwall 

may exceed the maximum streetwall height by one (1) storey or be lower 
than the minimum streetwall height by one (1) storey, provided: 
i. the maximum width of any one segment of streetwall exceeding the maximum 

streetwall height or lower than the minimum streetwall height shall be 9.0 m 
(30 ft); and 

ii. the combined width of all streetwall segments exceeding the maximum 
streetwall height or lower than the minimum streetwall height shall not exceed 
20% of the total streetwall width of the building. 

 
12.1.11. BUILDING HEIGHT EXEMPTIONS 

(a) The maximum building height requirements in Subsection 12.1.7(d) shall 
not apply to a church spire, lightning rod, elevator enclosure, flag pole, 
antenna, HVAC equipment or enclosure of such equipment, skylight, 
chimney, landscape vegetation, clock tower, solar collector, guard rails, 
roof top cupola, parapet, cornices, eaves, stairwell, mechanical penthouse, 
or other similar features, provided that: 
i. such features shall not be regularly accessible to building residents or tenants, 

except for stairwells and elevator enclosures providing access to outdoor 
rooftop amenity space; and 

ii. the total of all such features shall occupy in the aggregate less 30% of the roof 
area of the roof of the building on which they are located. 

(b) The following features shall be stepped back a minimum of 2.0 m (6.5 ft) 
from the rooftop edge if they exceed the maximum building height: 

i. guard rails unless they are constructed primarily of transparent glass; 
ii. HVAC equipment; 

iii. mechanical penthouses; and 
iv. mechanical enclosures. 

 
12.1.12. BUILDING DESIGN REQUIREMENTS 

(a) Buildings shall have a ground floor that differs in colour and texture of 
external materials compared to other floors or shall be articulated in the 
horizontal by at least two of the following: 

i. A recess or protrusion in the building wall with a depth of at least 0.5 m 
(1.75 ft);  

ii. A change in the building wall’s height; or, 
iii. A change in wall colour and material. 

(b) On properties identified on Map 12.1.1 as “townhouse as a main use” any 
development that does not meet the definition of townhouse dwelling or 
stacked townhouse dwelling shall have the external appearance of a row of 
townhouses facing the front lot line and shall, at a minimum: 
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i. be visually segmented along the front lot line into individual facades no 

wider than 9.0 metres (30 feet) each by means of a change in wall colour 
and material or by a recess or protrusion with a depth of at least 0.5 
metres (1.75 feet); and 

ii. have a minimum of one pedestrian entrance on each individual façade. 
(c) Pitch roofs are generally discouraged along lot lines identified on Map 

12.1.1 as being a “Commercial Use Priority Lot Line”, unless part of a 
distinct architectural style. 

(d) Green roofs and living walls are encouraged as a means of retaining storm 
water and to add to visual interest. 

 
12.1.13. BUILDING ENTRANCES AND GLAZING 

(a) All main buildings shall have a minimum of one main entrance that faces 
the front lot line. 

(b) Within a Waterfront Mixed Use (WMU) Zone, where a lot line is 
identified on Map 12.1.1 as being a “Commercial Use Priority Lot Line” 
any building along that lot line shall have a main entrance a minimum of 
once every 27.0 m (88.5 ft). 

(c) Where a lot line is identified on Map 12.1.1 as being a “Commercial Use 
Priority Lot Line” the ground floor façade of any building along that lot 
line shall consist of a minimum of 50% (by wall area measured from 
finished floor to finished ceiling) transparent, non-reflective glazing. 

 
12.1.14. RESIDENTIAL AMENITY SPACE 

Every multiple attached dwelling building shall provide a dedicated indoor amenity room 
with a floor area of no less than 50.0 sq.m (538 sq.ft). 

 
12.1.15. PARKING AND VEHICLE CIRCULATION 

(a) Parking garages as a main use and parking lots as a main use shall only be 
permitted if they are within areas identified as “Parking as a Main Use” on 
Map 12.1.1. 

(b)  Automobile parking shall not be permitted in any yard adjacent to a lot 
line identified on Map 12.1.1 as being a “Commercial Use Priority Lot 
Line. 

(c) Bicycle parking shall be provided consistent with the requirements of 
Subsection 12.5.12. 

(d) Circulation lanes and windows for the service of customers within their 
automobiles (“drive-thrus”) shall not be permitted. 

(e) Parkades should be integrated within a structure. The exterior facade and 
site development of these structures should be sensitive to and 
complement the existing streetscape or the streetscape vision if no 
development has occurred along that street. 

(f) Underground parking is encouraged. Where underground parking is 
proposed, access to the facility should be located and/or designed to 
minimize the visual impact of the garage entrance from the street. 
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12.1.16. SIGNAGE 

(a) Signage for residential buildings shall be low level and illuminated, 
indicating street address in discreet, graphic style. Signage should be 
closely related to the principal building entrance. 

(b) Signage for commercial buildings shall meet the following requirements: 

i. Projecting signs shall not exceed 0.6 sq. m (6.5 sq. ft). 

ii. Signs on the first storey shall not exceed 0.9 sq. m (10 sq. ft.). 

iii. Signs on the second storey shall not exceed 1.1 sq. m (12.0 sq. ft.). 

iv. Back-lit signs are not permitted, except to back light raised lettering 
signs only. 

v. Signs shall have a minimum of 2.7 m (9.0 ft) of clearance between 
the surface of the ground and the bottom of the sign. 

vi. No free-standing signs shall be permitted unless they are located 
within a front yard, are adequately integrated into landscaping 
plans, are ground mounted, and do not exceed 1.2 m (4 ft) in height 
and a maximum of 3.0 sq. m (32.5 n sq. ft.). 

vii. Signage should add diversity and interest to retail streets. Creative, 
artistic and contemporary signs that incorporate simplistic lettering 
are preferred. 

viii. Signage shall be maintained regularly on an annual basis to ensure 
proper functionality and aesthetics.
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12.1.17. LANDSCAPING AND SITE DESIGN 

(a) Where a multiple attached dwelling abuts an existing R1 or R2 
Residential Zone, no existing trees greater than 100mm caliper shall 
be removed within 6.0 m (20 ft) of the boundary of the R1 or R2 Zone, 
unless in the sole discretion of the Development Officer a tree is 
deceased or is a risk to the health and safety of the public. 

(b) Solid waste storage shall not be located in the front yard or the flanking 
side yard, nor within any yard abutting an R1 or R2 Residential Zone. 

(c) Any exterior lighting or illuminated sign shall be so arranged as to 
deflect light away from adjacent R1 or R2 Zones and “Dark Sky 
Compliant”. 

(d) A professionally prepared landscape plan shall be an integral part of 
the overall site design. The landscaping shall be maintained and 
replaced when necessary to ensure proper functionality and 
aesthetics: 

i. enhance the pedestrian scale of the building; 

ii. screen views of unsightly elements, such as utility boxes; 

iii. soften hard edges visually; 

iv. provide a transition between different use areas; 

v. create an attractive aesthetic environment; 

vi. create usable pedestrian areas; 

vii. reduce energy consumption; and 

viii. define specific areas and enhance architectural features. 

(e) Invasive or highly toxic plant species are prohibited as soft 
landscaping material. Native plants are preferred. 

(f) Site elements such as storage, shipping and loading areas, 
transformers and meters, bay doors, and garbage receptacles shall 
be visually screened from adjacent streets by vegetation or an opaque 
fence. 

(g) Garbage holding areas should be contained within buildings or, if 
adjacent to a building, be designed with adequate visual screening and 
pest prevention. In no case should large garbage containers be left 
exposed to the street. 

(h) All building entrances intended for the regular use by residents, tenants, or 
the public shall be safely connected to the nearest sidewalk or multi-use 
trail, or to the nearest road right-of-way in cases where neither a sidewalk 
nor multi-use trail is present, by a pedestrian pathway that is: 
i. a minimum of 1.5 m (5.0 ft) wide; 
ii. surfaced with concrete, natural stone pavers, or interlocking concrete pavers; 
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and 

iii. protected from traffic by physical barriers (curbing, planters, etc.) or by a 
grade differential between the pathway and the parking lot of 127 mm to 178 
mm, except for portions of the pedestrian pathway crossing approximately 
perpendicular to a drive aisle. 

 
IMAGE 12.1.1 – Waterfront Mixed Use (WMU) Zone Road Cross Sections 
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MAP 12.1.1 – Waterfront Mixed Use (WMU) Zone Land Use Priority Areas
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MAP 12.1.2 – Waterfront Mixed Use (WMU) Zone Minimum Yard Requirements 

 

Page 857 of 1516



Appendix ‘A’ 
 
 

MAP 12.1.3 – Waterfront Mixed Use (WMU) Zone Maximum Yard Requirements
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Appendix ‘A’ 
 

 
MAP 12.1.4 – Waterfront Mixed Use (WMU) Zone Building Heights
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MAP 12.1.4 – Waterfront Mixed Use (WMU) Zone Streetwall Heights
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Appendix B 

Appendix B – Town of Stratford Zoning Map 
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Town Council 1st Reading - Wednesday, September 10th, 2025

Town of Stratford

Waterfront Mixed-Use Zone
Amendment and Rezoning
Summary
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Imagine that!
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About the Project
Town of

Imagine that!

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

As part of the Stratford Plan Review, Town Staff are proposing the rezoning of 28 parcels along and adjacent to the
Stratford & Hopeton Roads, to an updated Waterfront Mixed-Use Zone in order to facilitate more diverse and
convenient development.

These proposed amendments envision a mixed-use neighbourhood that provides a comprehensive range of residential,
retail, and commercial employment uses anchored by the amenity of the public waterfront spaces. Development of the
Waterfront anticipates the following land use outcomes:
• Development along Stratford Road, the Trans-Canada Highway, and Hopeton Road to include ground floor retail

and restaurant spaces to encourage vibrant, pedestrian-focused streetscapes.
• A mix of residential and commercial development throughout the Stratford Waterfront.
• Community-focused institutional spaces will be encouraged within the Bunbury Road/Hopeton Road corner.
• Prohibition of new Drive-thrus.

• Buildings up to 6 stories in height.
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www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

One RareH
Two ZoOrS

The parcels shown as Open Space (01) and Waterfront

Public Space (WPS) are not included in the application

and will remain dedicated park and natural space.

There is NO proposed development within these areas.
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Rezoning

The figure here shows that of 41 parcels in the proposed

area, 28 will be rezoned to Waterfront Mixed-Use Zone

(WMU). The other 13 will remain Waterfront Mixed-Use

Zones.
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www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

Waterfront Residential (WR) currently permits Townhouses up to

3 Storeys and Apartments up to 4 Storeys, with commercial use

at ground level a conditional use. Parking will be at the rear of the

property.

Proposed Rezoning changes would see heights increase to

parcels on the Michael Thomas Way from 4 to 6 Storeys and the

north side of Shepard Drive to 5 Storeys. Parcels on the south

side of Shepard Drive will remain a maximum height of 3 Storeys

and have set those parcels to be Townhouses as a main use.

All but one of the parcels are vacant and have been since the

motel operations stopped and the lots were subdivided.
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Rezoning Changes
The parcels along Shepard Drive and Michael Thomas Way will

see 5 parcels rezoned to Waterfront Mixed-Use.
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Rezoning Changes (cont.)

o

to

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

The Low-Density Residential (R1) Zone parcel that is located

behind the Townhouse parcels and backs on to the Single

Detached Homes on Harbourview Drive and Stratford Road is also

included in this application. This parcel has been identified as

surface parking to support the community who wish to use the

Michael Thomas Waterfront Park and would also help to support

those wanting to visit the area for any new services.

As per the Zoning and Development Bylaw #45, parking lots

abutting a residential Zone where there are eighteen (18) or more

parking spaces require a landscaped Buffer area of at least 1 m

(3.3 ft.) in height shall be planted on the adjacent bordering

property for which the application is made and shall be

maintained in a healthy growing condition by the Property Owner

(Town of Stratford in this instance).
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I

Locating the buildings to the front of the parcel allows the following:

• Implementation of sound urban planning principles;

• Creation of vibrant communities;

• Provide services throughout the day and evening;

• Mixed-uses that are close to public transit routes; and

• Connections between these mixed-uses are not car-centric and accessible

by all means of movement.

By implementing these urban planning principles in an urban centre, the less we

need sprawl development on to existing agricultural and natural land.

Building heights would be increased from 3 to 6 Storeys on the Stratford &

Hopeton Road and up to 5 Storeys along St. Johns Avenue & Glen Stewart

Drive.

Currently, there are only a few vacant parcels in this area.

Rezoning Changes
The (20) parcels along Stratford Road, Hopeton Road, Glen Stewart Drive and

St. John’s Avenue are a mixture of commercial and apartment residential uses.

Parking is the predominant use at the front and commercial use at the rear.
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Maintain View Corridors Imagine /bat!

/

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

The proposed amended Waterfront Mixed-Use Zone regulations
for setbacks have been designed to maintain the view corridors

that were identified in the 2021 Stratford Waterfront Core Area

Plan. The setbacks proposed in the amended zoning regulations

will allow for future roads or public corridors shown on the plan

here.

The vacant parcel PID 328062 adjacent to Harbourview Drive cul-
de-sac will have a 33 m side yard setback on the Harbourview

Drive side to maintain a visual corridor from Shepard Drive, which
will move development further back from the Harbourview Drive

residents.
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Imagine /hat!

Land Uses

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

Proposed surface
parking

In response to comments received regarding the parcels along

Shepard Drive, the proposed amendment has identified the parcels
backing onto low-density residential units as Townhouse style as the

main use and will be a minimum of 2 and maximum of 3 Storeys.

This is in-keeping with the permitted uses in the existing Waterfront
Residential Zone for these parcels.

Both of these revisions will provide a buffer between the existing

residential and future new development.
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Design Guidelines
Imagine

‘i

4/6

4/6

4/65/6

1/6/ 4/6 4/6
3/5

3/5
4/5

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

• The ground floor of buildings along key commercial streets shall have frequent

entrances and a high proportion of glazing.

• Roofs along key commercial streets should be flat unless the roof forms part of a

distinct architectural style.

• Building heights shall range from four to six stories, with buildings stepping down

to a range of two to three stories as a transition to existing lower-density

residential areas.
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Permitted Building Heights
Imagine t/jat.r
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www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

• Currently mixed-use buildings and apartments are

permitted up to 4 stories. Additional stories maybe

permitted providing the development be deemed

appropriate.

• The proposed amendment would see building

heights increased to 6 stories but all floors above 4

will be required to be stepped back from the

building fapade.

• This is in-keeping with permitted development in

the Core Mixed Use Zone (CMU).
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Design Guidelines (Continued)
Imagine

• Buildings shall be located close to street lot lines to establish a strong “streetwall”, with some space between the street lot

line and the building fagade to provide room for activities such as cafe seating.

• Buildings shall be set back from lot lines shared with areas outside of the Waterfront Gateway but should otherwise be

encouraged to have minimal to no setback from internal (side and rear) lot lines.
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Design Guidelines (Continued)

Imagine that!
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• Buildings adjacent to existing lower-density residential neighbourhoods shall—regardless of the use-have the outward

appearance of town houses, including frequent entrances and visual distinction between narrow “units”.

• Underground parking is encouraged. Surface parking should be located inside or on rear yards except where the existing

configuration of streets makes this infeasible.

• Landscaping designs shall be professionally prepared and should provide a transition between different land use areas, enhance

the pedestrian focus of the area, and provide visual amenity to the Waterfront Gateway.

• New roads and the reconstruction of existing roads should provide a “complete streets” approach with ample room for

pedestrians, amenity space for plantings and urban design elements, and active transportation infrastructure
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A New Look - Hopeton Road Imagine /bat!
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A New Look - Michael Thomas Way Imagine /bat!

s
3*

fB
|8”|

[gHl I

t . , A*

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

'J

i i
KHa.

ii a' ra i
N ffl. ffl la

I
ri:iT? ’i.

[

Page 880 of 1516



Imagine /hat!

A New Look - Stratford Road & Glen Stewart Drive
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A New Look - Stratford Road
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Public Meeting July 21, 2025
Imagine /bat!

• Of the 13 letters, it was only clear that 2 of those residents reside within the 150m radius.

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

The public meeting for this amendment was held on July 21, 2025. This was well attended with 30 residents signing in,
including members of Planning Board and Council. The meeting was also live streamed online on the Town’s YouTube
page.

The Public were given the opportunity to provide comments on this proposal. The deadline for comments was July 25th
at 4:00 pm.

Of the 124 written notification letters to property owners within the proposed area and parcel owners within required
150 m radius of the subject land, the Town only received 13 letters from residents, 2 in support, 2 in favour but against
development along Shepard Drive and 7 against.

A formal objection letters to the application with 13 signatures from residents was hand delivered on July 31st to Town
Staff after the July 25th closing date.

Additionally, Staff presented to the property owners of the lots proposed to be rezoned and they were in favour of the
proposal.
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Imagine /hat!

www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

Summary of Public Responses

The comments made in the public meeting and the letters received are summarized below, in no particular order:

• In favour of this proposal, but the Town must ensure that there is access to public transit.
• On-street parking and parking requirements should be minimized and more underground parking where possible.

• The proposed overview looks blockish and will decimate the area. Previous plan was for buildings with more character.
• The proposed design will remove the waterfront views.
• Erosion should be considered with development close to the water.

• Concerns of loud music and entertainment going into the early hours.
• Concerns about where parking will be for all the new residents

• Concerning the traffic that will be created by the new residents, congestion is already a concern.

• Concerns of taking away parks and natural areas to build apartments.
• This proposal will create a closed off community and prevent residents from accessing the waterfront.

• Concerns with development in residents’ back yards.
• This proposal will cause stress on the local schools.
• There should be a green buffer or park between the existing single detached units and the new development.
• This proposal could create a vibrant and successful community.
• This proposal will reduce the impact of urban sprawl and development of our agricultural and natural areas.
• This proposal will provide opportunities for a more walkable community with access to trails and services.
• Stratford doesn’t have to become a city.
• Concerns of 6 storey buildings.

Page 884 of 1516



Page 885 of 1516



Potential Phasing of Development
Imagine /bat!
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www.shape.townofstratford.ca/projects/proposed-waterfront-rezoning

Future Traffic
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These changes are intended to plan for future

development within the Town. It is not anticipated that

existing buildings in the short-term would be torn down to

allow this to fully build out. These changes streamline the

variety of zones currently in place, the proposed

amendment will make future development of the area

more consistent and cohesive.

There has been conversation, and we are aware of

property owners on Shepard Drive and Michael Thomas

Way that are eager to move ahead with Townhouse

developments. The motel site has lots of potential but no

knowledge of intent for that parcel.
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Scott Carnall

Scott, Please see below which was in my junk folder last week.

Thanks,

To Whom It May Concern At The Town Of Stratford,

1

From:

Sent:

To:

Subject:

—Original Message—

From:

Sent: Monda^ul^L^O^CM^X^^^
To: Wendy Watts <wwatts@townofstratford.ca>
Subject: Stratford Development

This e-mail was inspired by a received notice about the RZ004-2025 zoning amendments, but this message is not strictly
just about that, but Stratford's current trend towards overdevelopment in general.

I am just writing this to say that I am still strongly opposed to the Gray Group's development plan for Stratford, and any
other development plan that destroys our natural green spaces and furthers the overdevelopment of our town. Having
immediate access to natural wild spaces and having a low population density were the best things about living in
Stratford, and all the development that's been happening in the last few years is effectively destroying both. I strongly
disagree with the perceived notion that "growth" and increasing both the local population and population density are
inherently good things. Increasing the population, and especially the population density, will only cause everything to

get even more expensive, not to mention it will increase things like traffic, pollution, and likely even crime. I doubt
there's any point in me writing this, as I honestly feel like everyone involved in the decision making process is
deliberately prioritizing "growth" and profits over the local natural (undeveloped) environment, the desires of the
residents, and also, arguably, the well-being of the town. I don't even follow the town council meetings anymore
because it doesn't seem like there's any point. I am just writing this e-mail to make my opinions known.

Wendy Watts

Wednesday, July 30, 2025 1:42 PM
Scott Carnall
FW: Stratford Development

Wendy Watts (she/her)
Community & Business Engagement Manager

Town of Stratford

234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8 Phone (902) 569-6921 | Cell (902) 213-5227 | Fax (902) 569-
5000 wwatts@townofstratford.ca | www.townofstratford.ca

Thank you for your time,

You don't often get email frorr^B^^BMH^mMnLearn W^Y ^'s *s 'mP°rtant
<https://aka.ms/LearnAboutSenderldentincation^^^^^^^^
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Scott Carnail

Hi Scott,

This was found in my junk email folder but time stamp is previous to the deadline.

Sorry,

1

From:

Sent:

To:

Subject:

To whom it may concern:

I'm writing to share my concerns about the proposed rezoning of land here in Stratford. I truly believe this proposal
hasn't been properly thought through, especially when it comes to traffic impacts and the overall effects on our
community.

Traffic is already a nightmare in this area, with long backups during peak hours. This project would only make things
dramatically worse. Imagine the congestion! Adding high-rise buildings to an already notorious bottleneck would make
living here unbearable. And let's be honest, the waterfront would likely become exclusive to residents of these new
developments. Plus, the promises to respect the boundaries of the adjacent subdivision feel like empty words.
I strongly oppose this proposal in its current form, and I sincerely hope the council won't move forward with it. There has
to be a better way to increase density that genuinely respects the livability of our town. A great starting point would be
to work with the province to get a dedicated turning lane onto Stratford Road and to push for a much-needed second
bridge.

Wendy Watts

Wednesday, July 30, 2025 1:34 PM
Scott Carnall

FW: Water front rezoning

Wendy Watts (she/her)
Community & Business Engagement Manager

Town of Stratford

234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8 Phone (902) 569-6921 | Cell (902) 213-5227 | Fax (902) 569-
5000 wwatts@townofstratford.ca | www.townofstratford.ca

—Original Message—

ro m

Sent: Thursda^ul^4^02^?lfflV^^^^^^
To: Wendy Watts <wwatts@townofstratford.ca>
Subject: Water front rezoning

You don't often get email why ^is is important
<https://aka.ms/learnAboutSenderldentification>

Page 891 of 1516



Page 892 of 1516



Scott Carnail

Hi Scott,

This email was received in my junk folder but was received by the deadline last week. My apologies,

Original Message

1

I

From:

Sent:

To:

Subject:

Sent: Thursday, July 24, 2025 10:57 AM
To: Wendy Watts <wwatts@townofstratford.ca>

Subject: Comments on Waterfront rezoning

To whom it may concern;

We are writing to provide comments on the proposed rezoning of land on the Stratford. We don't believe this proposal
has been properly researched with respect to traffic or the effects on the surrounding area.

Traffic is already bad in this area and with long lineups at peak times and this will make it so much worse. The congestion
will be terrible. Adding high buildings in what is already a choke point will make living in the area intolerable. The
waterfront will only be accessible to the people who live there. Promises to respect the boundaries of the adjacent
subdivision are just words with nothing to back them up.

We strongly disagree with this proposal in its current form and I hope that council will not move ahead with the project.
There must be a better plan to increase density that respects the livability of the town. Working with the province to get
a turning lane onto Stratford road and to push for a second bridge would be a good start.

Wendy Watts
Wednesday, July 30, 2025 1:35 PM
Scott Carnall

FW: Comments on Waterfront rezoning

Wendy Watts (she/her)
Community & Business Engagement Manager

Town of Stratford
234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8 Phone (902) 569-6921 | Cell (902) 213-5227 | Fax (902) 569-
5000 wwatts@townofstratford.ca | www.townofstratford.ca

You don't often get email from why this is important
<https://aka.ms/LearnAboutSenderldentification>
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Scott Carnail

Hi Scott,

This email was in my junk folder -my apologies but it was sent Friday prior to the deadline for responses.

Thanks,

i

From:

Sent:

To:

Subject:

You don't often get email whyJJjjsjsmil’Qrliint

It said on the news you wanted to hear from residents by July 25 about the proposal for the waterfront. I
cannot find where to send it on the Stratford website.

I feel this parcel of land should be kept as a green space. As far as a town centre goes I think we have one up
by Sobeys and the town hall. We do not need more businesses on the waterfront. We seem to think we need
to build on every inch of nice waterfront property. I am against this proposal. It is not fair to the people who
already live close to this property.

Wendy Watts
Wednesday, July 30, 2025 1:35 PM

Scott Carnal I
FW: Town Plan

From: Jane

Johnston

Wendy Watts (she/her)
Community & Business Engagement Manager

Town of Stratford
234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8
Phone (902) 569-6921 | Cell (902) 213-5227 | Fax (902) 569-5000
wwatts@townofstratford.ca | www.townofstratford.ca

S^^Sk^^^fl^ll:23 AM
To: Wendy Watts <wwatts@townofstratford.ca>
Subject: Town Plan

. 3®I
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Scott Carnall

Dear Scott Carnall and Planning Committee

Thank You

1

You don't often get email fro Learn why this is important

<https://aka.ms/LearnAboutSenderldentification>

The following are my additional comments regarding and related to the rezoning of the proposed development, Stratford

Waterfront Area. I have no objection to the zoning amendments. Any concerns I had were regarding the official plan
(unpleasant, ugly architecture, parking and pop. density) were expressed at the July 21st public meeting. I also agree
with others commenting about excessive building height (objecting, up to 6 floors), traffic flow at Esso, planning for a
second bridge, restricting a bar, overpopulation density, resistance to changing neighborhood, traffic. I do not think all

residents want Stratford to become City status.

We are local Harbour View Drive residents, (PID^KUmmediately abutting the boundary of (PID 328062) and the
s/w narrow strip of land slated for the waterfront boardwalk extension. We have deeply grave concerns and object to the
proposed boardwalk currently shown to completely hug our property line. This may be a separate issue than the

rezoning however I would like to bring this to the attention of the Planning Commitee and Recreation Committee. We do

not object to the boardwalk, actually welcoming it, but we strongly object to its full length being within feet of our

residential home. It is necessary to have a greater buffer zone to respect our privacy. In addition to violation of our
privacy, as currently planned. We foresee increased noise, incursions onto our property, (dog and human) our motion
detectors and video camera triggering on and off, theft and break in attempts increasing (we have experienced security
breaches), totally unacceptable. We do not want a fence, but a wider buffer would help.

As you may be aware there currently exists a grass locally mowed trail from the Michael Thomas Statue along the
waterfront to the foot of^jHarbour View Drive and the sewage pump out station. We have lived alongside and
experienced it for several years. It gets a lot of use and will see much, much more. We find this path acceptable as it
provides us with a half- decent buffer area between privacy at our residential home and the trail. There must be a larger
buffer, and the existing rough trail provides it. It still allows access the the water where the bank is cut out. It would be
deeply appreciated to have adjustments made to have this beautiful boardwalk follow the existing groomed path along

the waterfront and not encroach and infringe upon the neighboring property.

Thank you for providing this means to communicate our comments and please pass this E mail to the appropriate
persons or committees. If you would like my presence to provide you with more information, please do not hesitate to

contact me.

Friday, July 25, 2025 2:06 PM

Scott Carnall

Waterfront Residential Rezoning Amendments, Johnson Comments

From:

Sent:

To:

Subject:

Harbour View Drive
Stratford, PE^H^
|lome #

Cell # 902^^^H^
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Scott Carnail

>m. Learn why this is important

1

Some people who received this message don't often get email fr<

Good afternoon,

I’m writing to share my thoughts on the proposed waterfront rezoning currently under consideration.
After reviewing the details of the plan and watching the meeting online, I have several concerns I hope

Council will take into account.

Since 201 3, residents of our town have contributed nearly $5 million in taxes to address the longstanding
sewage odor issues in the area. With that substantial investment from the public, it is disappointing to
now see a proposal that would see this space surrounded by high-priced rentals and commercial

buildings. This approach appears to limit public access and benefit private developers, rather than

enhancing the area for the broader community. Furthermore, the proposal includes no designated
parking for those who do not live nearby, which creates an impression of exclusivity and limited
accessibility. I note that this may be by design in an attempt to force more people into public transit. The

heights of the buildings itself will block water views heading west through the corridor and do not add to
a feel of the area being a community park.

Additionally, the proposed R2 zoningfor properties along Hopeton Road raises questions. The
introduction of six-storey buildings adjacent to single-family homes seems abrupt and inconsistent with

the principle of gradual zoning transitions that I believed the Town supported. This contrast in scale
would likely feel out of place and could have a negative impact on the character of the neighborhood.

I am also concerned by what appears to be spot rezoning. A parcel near Shepard Drive has been included
in the application, and until the July Council meeting, I had understood that the town was not in favor of

spot rezoning. With this proposal originating from the Town itself, I’m now unclear on what qualifies as
spot rezoning and how those decisions are being made.

Given the scale of this proposal and its long-term impact on the community, I believe it warrants broader

public discussion and engagement. This redone would see long standing structures demolished for the
sake of increased profitability of developers, and would drastically impact the overall feel of the
community. Hosting a single public meeting on a Monday evening in the middle of summer is unlikely to

capture the attention or participation this proposal deserves. If this initiative is being led by Councilor a
consulting firm on its behalf, I respectfully ask why it is not being integrated into the larger Official Plan
consultation process.

Finally, I’ve noticed a growing emphasis on densification. While I understand the need to respond to
federal funding opportunities, I believe this should be balanced with thoughtful consideration of how
such changes affect our community’s character and infrastructure needs both current and future. The
mention of tackling “NIMBY-ism" in official planning documents is concerning—it risks dismissing valid

Wednesday, July 23, 2025 6:38 PM
Scott Carnail; Stratford Consultation
Waterfront

From:

Sent:

To:

Subject:
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Birch Woods Lane

2

Thank you for your time and consideration. I appreciate the difficult work involved in shaping the future of
our community and hope these points will be thoughtfully considered as you move forward with this
proposal.

concerns from residents who care deeply about their town. Community feedback should not be seen as
an obstacle, but as an essential part of good planning.
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Scott Carnail

i. Learn why this is important

1

You don't often get email fror

Hello,

From:

Sent:

To:

Subject:

I was at the recent public meeting about the proposed rezoning of the parcels of land surrounding the

waterfront area near the Hillsborough Bridge.

I implore you to proceed with this rezoning proposal. Stratford is missing a "downtown" and a viable and
enjoyable waterfront. Furthermore, if we choose not to densify the areas we have we will only continue

the suburban sprawl that continues to erode at our agricultural lands and makes residents further
dependent on cars in lieu of transit and active transportation.

I was aghast but not surprised at the attitudes that came from many at the public meeting. The
entitlement and stubborn resistance to change is distressing. The Stratford I envision is one that is

forward facing and embracing of our future as a diverse, walkable and self sufficient city.

The only way to accomplish this is by recognizing that Stratford cannot remain the bedroom community
to Charlottetown that it has traditionally been. We are growing, but we are growing out and not up. We
must embrace mixed use and mixed density development. We must create spaces where people can live

without the need to own a vehicle.

When my children get older I want them to be able to bike/walk to an area that is friendly to active
transportation, is vibrant and alive throughout the day, and has a variety of businesses and amenities. I
don't want them relegated to sitting in a parking lot near Sobeys in an idling vehicle.

But I would hope that the town places some limits on the type of developments. I encourage you to

mandate different types of housing, including 2 and 3 bedroom apartments, buildings with a portion
dedicated to those of lower income or on social assistance, a preference or provision for co-ops. The last

thing we need is a bunch of expensive micro-suits and 1 bedroom condos that become short term
rentals and speculative investments.

In closing, please do not listen to the vocal minority that are opposed to any and all change. Just because
they established themselves years ago, do not let them pull the ladder up behind them. Stratford can
become a vibrant city in and of itself, not merely a suburb of Charlottetown. But until we can establish a
"downtown" we will continue to be a commuter town.

Commenters said this development will cut off the waterfront. This is nonsense. At present I have no
reason to bring my family to the waterfront area, there are no patios, no small businesses, no activities,
and no park amenities. If my view from No Frills parking lot is affected, that is a price I am willing to pay in

exchange for a waterfront park that I actually want to spend time at.

Friday, July 25, 2025 6:32 PM
Scott Carnal I
In Support of the Waterfront Rezoning
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July 25, 2025

RE: Proposed Waterfront Zoning Changes

Dear Mr. Carnail

I), I am writing to raise an objection to the current rezoning

These lots lie immediately adjacent to several single family residential properties.

We appreciate your consideration of our viewpoint on this matter.

PS I am circulating this letter to all of my neighbours on Harbourview Drive.

Sincerely,
• « •

Town of Stratford

Planning Department

Attention: Scott Carnall

As a resident of Harbourview Dr

plan.

My objection relates specifically to the lots on the south side of Shepard Drive between

Stratford Rd. and Michael Thompson way. (see also attached my marked-up version of your

map - 1 have highlighted the lots in yellow)

It is our household's belief that any commercial or residential development of these properties

would adversely affect the quality of living in the currently, very quiet Harbourview Dr.

neighbourhood and therefore these lots should be excluded from the rezoning proposal.

Rather, we would like to suggest that these properties be re-zoned as a green belt to act as a

buffer between our neighbourhood and future development on the north side of Shepard Drive

(and beyond). Ultimately, the area could be turned into a small park perhaps with some

playground equipment for the use of local families.
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Scott Carnall

.earn why this is important

1

You don't often get email from®
<https://aka.ms/LearnAboutSenderldentification>

I moved to Stratford nearly 50 years ago, and I feel that the Town will have to consider that the growth rate is simply

moving at a pace which far outdoes our ability to respond. Yes, Stratford is quickly becoming a city, but does it have to

follow the examples of Charlottetown, Moncton, and Halifax where we are greeted by malls industrial parks, run down

neighbourhoods, and commercial areas? Surely Stratford can do better than that. The plans for the area around the
bridge do not represent the best use of the property. The Town, and therefore it's citizens, own the most valuable
property in the Charlottetown/Stratford area, outside of Victoria Park. A similar park overlooking the Hillsborough River
should be the goal of the Town. To allow private developers to disfigure the park to erect 4, 5, or 6 storey apartments,
bars, etc., in such an important location cannot be permitted. As residents said at the meeting, they purchased their
homes because it was a quiet, family-oriented location. To now change it into a neighbourhood of 5 storey apartments

and bars would show that the Town does not care what the area becomes, and what the residents would be losing.

Extremely unfair to say the least.

Thank you for allowing me to express my thoughts on these plans. I hope the Town arrives at the best solution. We only

have one chance to get this right.

I urge the Town of Stratford not to be swayed by a potential fist full of tax money. We need to try to retain the

personality of our community, while undertaking sensible steps to allow the Town to develop into a jewel of a
community.

From:

Sent:

To:

Subject:

Of course, that does not even touch on the hard facts that Stratford does not have the sewer, water, and highway

infrastructure capacity to handle the population, and traffic, which would ensue from the rapid expansion resulting from
this plan. More apartment buildings, streets, intersections, lights, and traffic circles will not solve the issue of extreme
congestion. We all know that it would take decades. I did hear at the meeting that the Province, not the Town, is

responsible for most of those, but, as shown by the health care system, you cannot grow faster than you plan. It is still

the Town od Stratford which has the duty to plan, and ensure, that these matters are under control. The Province has it's
own priorities and it will do the Town no good to say it's not our problem, because it WILL be our problem.

Hi;
I watched to meeting re the above project online, and heard many valuable opinions expressed by residents. Their
comments sounded quite reasonable and well thought out. It prompted me to think about how the development will
affect the Town.

Wednesday,

Scott Carnall
Re: Comments on development plans for area near bridge
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Scott Carnail

Wasting people's time atthe meetingwhen everything is already predetermined is not right.

i

As far as climate change is concerned. It should prove to people if elected officials are welling to build up

around the water there is no climate crisis. That is just a scare tactic, to get people to go along with UN
Agenda. Climate changes all the time has since the beginning of time.

Rezoning land/property because the federal government gave the town of Stratford money for the home

escalator fund with a quid pro quo. Stating the town would require to build up without first seeking

approvalfrom the residents of the town in a form of a referendum is not surprising. The mayor and city

counselors should never give residents autonomy away without first having a referendum with a

question. If we take the money from the government we will be obligated to do this ie build up around the

water front. Do you agree or disagree? The town people has the right to make decisions that affect them.

From:

Sent:

To:

Subject:

From:

Sent: FddayJul^S^
To: Office Admin <officeadmin@townofstratford.ca>
Subject: Water front proposal

Jodi Corcoran (she/her)
Administrative Clerk

Town of Stratford

234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8
Phone 902-569-1995

icorcoran@townofstratford.ca | www.townofstratford.ca

You don't often get email from Learn why this is important

To whom it may concern:

Office Admin
Friday, July 25, 2025 12:00 PM

Planning

FW: Water front proposal

•!!

J
&
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Scott Carnall

Thankyou foryour submission. It has been shared with the Planning Department.

Thanks,

Rosebank Road, long time Rosebank Road resident

i

I am writing to express my concern and disapproval of the proposed rezoning land on the waterfront. This is a
terrible idea and is making us strongly considering moving somewhere else.

The traffic is already bad in this area and the proposed building will make it so much worse. The congestion
will be terrible. And, putting up these high buildings on the waterfront will take away the water view from

everyone.

I can't tell you how much I disagree with this proposal, and I hope that council will not move ahead with the
project. There must be a better solution.

Sent: Thursday, July 24, 2025 9:28 AM
To: Wendy Watts <wwatts@townofstratford.ca>

Subject: Rezoning of Land

Scott Carnall

RE: Rezoning of Land

From:

Cheryl

From:

Sent:

To:

Cc:

Subject:

Wendy Watts
Thursday, July 24, 2025 9:30 AM

Wendy Watts (she/her)

Community & Business Engagement Manager
Town of Stratford
234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8

Phone (902) 569-6921 | Cell (902) 213-5227 | Fax (902) 569-5000
wwatts@townofstratford.ca | www.townofstratford.ca

TvWM «/
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Scott Carnail

https://youtu.be/Wm7GaA67sQk

https://flap.org/

https://darksky.org/

Thankyou foryourtime and commitmentto ensuring a naturally sustainable Stratford.

i

You don't often get email from mccarthydm@hotmail.com. Learn why this is important

Hello,

I would like to see Stratford be a community leader in bird safe glass and to ensure glazing choices

reduce the risk of bird fatalities. As you know, Stratford is along the Hillsborough River and a flyway for

migrating and normal bird activities. Stratford has an opportunity to be a leader in safe glazing surfaces
and to minimize artificial lighting to ensure nature is also respected. There is research on this topic and

architectural guidelines.

HKeppoch Road
Stratford, PEI

From:

Sent:

To:

Subject:

Scott Carnall
Glazing vs Bird Safe Glass & Lighting

Page 911 of 1516



Page 912 of 1516



Scott Carnail

Thank you for your comments. They have been received and will be included as part of the consultations.

Take care,

Learn why this is important

The new schools are a good start.

The renovation to the old sewer area into a park looks great. Well done.

Regards,

i

From:

Sent:

To:

Cc:

Subject:

Sent: Friday, July 25, 2025 3:31 PM
To: Wendy Watts <wwatts@townofstratford.ca>
Subject: New Stratford Plan Comments

My hope would be that consideration has been given to the increased traffic across the Hillsboro River

Bridge. The bridge is already congested in the morning and evening rush hours. Traffic moves pretty
good on an average day, however, if there is a lane interruption it really slows things down, sometimes

considerably.

You don't often get email froi

I was not at the meeting recently but would like to say I support the proposed new rezoning near the
Hillsboro River.

One of the keys to having a vibrant and successful community is having the foresight to look down the
road 10, 25 or 50 years. To plan ahead forthe larger population and the challenges that come with it.

My wife and I have lived here for 5 years and love the town. Thank you to the council and staff for making
this a great community.

Wendy Watts

Friday, July 25, 2025 3:33 PM

Scott Carnail
RE: New Stratford Plan Comments

From:

Edwin

Jewell

Wendy Watts (she/her)
Community & Business Engagement Manager
Town of Stratford
234 Shakespeare Drive | Stratford, PE, Canada C1B 2V8
Phone (902) 569-6921 | Cell (902) 213-5227 | Fax (902) 569-5000
wwatts@townofstratford.ca | www.townofstratford.ca
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July 4, 2025

Dear Property Owner:

Re:Imagine that!

The map below are the subject areas for the zoning amendment application.

Town of Stratford

234 Shakespeare Drive

Stratford PE

C1B2V8

t. 902.569.1995

f. 902.569.5000

info@townofstratford.ca

www.townofstratford.ca

The Town of Stratford Planning Department is proposing a rezoning of28 lots from
a combination of General Commercial (Cl), Highway Commercial (C2), Low
Density Residential (Rl), Multiple Unit Residential (R3), and Waterfront
Residential (WR) to Waterfront Mixed-Use Zone (WMU) as shown on the attached
map, and updated revision to the “Waterfront Mixed-Use Zone” in the Town of
Stratford Zoning and Development Bylaw #45; and

Amendments to the Town of Stratford Official Plan to permit additional Mixed-
Use land uses to the adopted 2008 Core Area Subsidiary Plan.

This proposed amendment envisions a mixed-use neighbourhood that provides a
comprehensive range of residential, retail, restaurant, and commercial employment
uses anchored by the amenity of the waterfront public spaces. Development of the
Waterfront should achieve the following land use outcomes:

• Development along Stratford Road, the Trans-Canada Highway, and
Bunbury Road will include ground floor retail and restaurant spaces to
encourage vibrant, pedestrian-focused streetscapes.

• While a mix of residential and commercial development is permitted within
all areas of the Waterfront.

• Development of community-focused institutional space should be
encouraged in the triangular area south of Bunbury Road.

• Drive-thrus should be prohibited.
• Building heights up to 6 stories.

RZ004-2025 General Text & Zoning Map Amendments to the Town of
Stratford Zoning and Development Bylaw #45 and General Amendments
to the Official Plan Land Use Map regarding the Stratford Waterfront
Area

Town of

PRINCE EDWARD ISLAND
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This amendment to rezone is born from the Housing Accelerator Fund initiatives
to provide mixed-use development where possible, to permit residential units and
to encourage new commercial development with the Town.

As per the following Zoning and Development Bylaw #45, Section 3 .2 Amendment
Procedures a sign shall be placed on every individual parcel of each proposed
zoning amendment. The Town will be installing a sign on the parcels for rezoning
over the next week and prior to notice to adjacent residents.

In accordance with section 3.2 Amendment Procedures of the Town of Stratford
Zoning and Development Bylaw #45:

ICMU]

fwwl

fWHUl

IWMUl

3.2.3. Council shall hold a public meeting to solicit input from residents on
the proposed amendment request. At least seven (7) days prior to the
meeting, the Development Officer shall post the date, time and place
of the public meeting, together with the nature of the proposed
amendment in general term:
(a) in a newspaper circulating in the area and at least 2 occasions.

Kot to
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V
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At the June 11, 2025, Town Council meeting, the Planning department presented
Resolution PH027-2025 RZ004-2025 General Text & Zoning Map
Amendments to the Town of Stratford Zoning and Development Bylaw #45 and
General Amendments to the Official Plan Designation Map regarding the
Stratford Waterfront Area to call a Public Meeting.
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Public Meeting Details:

Deadline for Written Comments: Friday, July 25, 2025 by 12:00 p.m.

Sincerely,

The purpose of the meeting is to provide information via a presentation of the
proposed development, allow the community to ask any questions and/or to provide
verbal comments on the proposed development.

Final Comments, in writing, will be received until Friday, July 25, 2025, by 12:00
p.m. (noon). Written correspondence can be delivered in person at the Stratford
Town Centre addressed to the Stratford Planning Department, c/o Scott Carnall,
Long Range Planner, 234 Shakespeare Drive, Stratford, P.E.L, C1B 2V8 or by
email to scarnall@townofstratford.ca.

All comments received in writing will have the commenters’ personal information
redacted for privacy and will be included in the agenda package for consideration
by the Planning and Heritage Committee for a recommendation to Council. Council
may make a decision to approve, deny, or defer the application. Verbatim public
meeting minutes and written comments will be available to Council and the public
in the Council agenda package. The Council meeting will also be livestreamed on
Facebook and YouTube at:
https ://www.youtube .com/@townofstratford .

Scott Carnall
Long Range Planner

Should you have any questions, please contact the Planning Department at 902-
569-6251 or by email at scarnall@townofstratford.ca.

3.2.4. Council shall also provide written notice of the amendment request
to all Property Owners wholly or partially within 150 metres (490
feet) of the boundaries of the subject property and shall place a sign
on the land being proposed for re-zoning indicated that a rezoning
request has been received.

When: Monday, July 21, 2025 at 7:00 p.m.

Where: The Stratford Town Centre at 234
Shakespeare Drive in the Bunbury and
Southport Rooms.

Virtual Facebook and YouTube livestream at
Options: https://www.youtube.eom/@townofstratford.
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1990 Southport Zoning & Subdivision Bylaw
Zoned for Commercial (Cl) Zone
• Banks and financial institutions

• Business and Professional offices

• Parking lots

• Multiple family dwellings

• Hotels and motels

• Private clubs, and

• Restaurants.

2019 Stratford Zoning Bylaw- current

As per 2009 Stratford Zoning and Development Bylaw

• Residential dwellings are permitted within a commercial
building but above the first floor.

Restaurants and Lounges

Entertainment Facilities

2006 Stratford Zoning and Development Bylaw

Zoned for Commercial (Cl) Zone
• Banks and Financial Institutions

• Business and Professional offices

• Parking lots

t Hotels. Mote s and Tourist Establishments

• Restaurants and Lounges

• Entertainment Facilities

• Transi ent an d Temporary Com me rc ia I

Zoned for Multiple Family Residential (R3) Zone

• Duplex Dwellings

• Townhouses (up to 3 Storeys)

• Apartments (up to 3 Storeys)

Zoned for Comprehensive Development Area | C DA ) Zone

• Uses permitted in Cl, C2, PSI and R3 Zones

2009 Stratford Zoning and Development Bylaw
Zoned for Waterfront Residential (WR) Zone

• Townhouses (up to 3 Storeys)

• Apartments (up to 3 Storeys]

• Commercial uses on the first floor of a building (conditional)
Zoned for Waterfront Mixed-Use (WMUl Zone

• Apartments [other than first floor)

• Banks and financial Institutions
• Business and Professional offices
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TOWN OF STRATFORD 
RESOLUTION 

 
PH037-2025 – OP001-2025 General Amendments to the Official Plan 

Designation Map regarding the Stratford Waterfront Area – 1st Reading 
  

 
 

Motion Carried X      Council Chambers 
Motion Lost                                  Town Council 
Motion Withdrawn                       
         September 10, 2025 
 
Committee    Planning & Heritage 
Moved by Councilor       Jeff MacDonald 
Seconded by Councilor       Jody Jackson 
 

WHEREAS the Planning Department is proposing amendments to the Town of Stratford Official 
Plan to permit additional Mixed-Use designation to the adopted 2008 Core Area Subsidiary Plan; 
and 
 
WHEREAS this Official Plan amendment stems from the Housing Accelerator Fund initiatives 
to encourage more residential, commercial, and mixed-use development where possible, within 
the Town; and 
 
WHEREAS this General Text amendment has been developed in conjunction with RZ004-2025 
Zoning Bylaw Amendments; and 
 

WHEREAS in accordance with the Stratford Zoning and Development Bylaw #45, planning 
staff circulated written notice (124 letters/sent July 4, 2025) of the amendment request to all 
property owners within 150 metres (490 feet) of the boundaries of the subject property or 
properties, and placed multiple signs on the subject land; and  
 
WHEREAS in accordance with the Stratford Zoning and Development Bylaw #45, notice of this 
amendment application and public meeting occurred through the placement of an advertisement 
in the local Guardian Newspaper on 2 separate editions (July 12th and July 19th) and was also 
posted on the Town’s Facebook page; and 
 
WHEREAS a public meeting was held on July 21, 2025, at 7:00 p.m. and with the Town’s 
consultant Upland Planning presenting to those in attendance. Nine attendees stood up and asked 
questions of the presenters, comments were recorded in the minutes; and was live streamed on 
the Town’s Facebook pages and YouTube; and  
 
 
 
 
 
 
WHEREAS residents were given until 4:00 p.m. on July 25, 2025, to submit their comments, 
and planning staff received 13 letters from residents before the deadline and one signed petition 

Page 950 of 1516



 

after the deadline with various concerns around parking, its proximity to an existing mature 
neighbourhood, traffic congestion and other general concerns; and 
 

BE IT RESOLVED that Bylaw OPA01-2025, a bylaw to amend the Town of Stratford Official 
Plan 2014, be hereby read and approved a first time. 
 
 
 
 
 
 
 
 
 
 
 
 
 
This resolution bears the recommendation of the Planning, Development & Heritage 

Committee on August 4, 2025. 
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This Bylaw received first reading and formal approval at the Town Council meeting of 
________________________, 2025. 
 

This Bylaw received second reading and final approval at the Town Council meeting of  

________________________, 2025. 

 

This bylaw was formally adopted by Council at a meeting held on _____________________, 
2025. 

 

This bylaw is hereby declared to be passed and proclaimed as a bylaw of the Town of Stratford 
on this ________ day of ___________________2025. 

 

Witness the corporate seal of the Town. 

   
  Mayor 

 

   
  Chief Administrative Officer 
 

This bylaw is hereby declared to be passed and proclaimed as a bylaw of the Town of Stratford  

 

on this                                 day of                                     , 2025. 

 

___________________________ 

Hon. Steven Myers,  

Minister of Housing, Land and Communities 
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TOWN OF STRATFORD 
RESOLUTION 

 
PH038-2025 – RZ004-2025 General Text & Zoning Map Amendments to 

Town of Stratford Zoning and Development Bylaw #45 regarding the 
Stratford Waterfront Area – 1st Reading 

  
 
 

Motion Carried X      Council Chambers 
Motion Lost                                  Town Council 
Motion Withdrawn                       
         September 10, 2025 
 
Committee    Planning & Heritage 
Moved by Councilor       Jeff MacDonald 
Seconded by Councilor       Jody Jackson 
 

WHEREAS the Town is proposing the rezoning of 28 lots from the General Commercial (C1), 
Highway Commercial (C2), Low Density Residential (R1), Multiple Unit Residential (R3) and 
Waterfront Residential (WR) Zones to the Waterfront Mixed-Use (WMU) Zone as shown on the 
attached map) and revisions to the Waterfront Mixed-Use (WMU) Zone in the Town of Stratford 
Zoning and Development Bylaw #45; and 
 

WHEREAS this amendment to rezone stems from the Housing Accelerator Fund initiatives to 
encourage more residential, commercial, and mixed-use development where possible, within the 
Town; and 
 
WHEREAS this rezoning and text amendment has been developed in coordination with the 
OP001-2025 Official Plan Amendment; and 
 

WHEREAS in accordance with the Stratford Zoning and Development Bylaw #45, planning 
staff circulated written notice (124 letters/sent July 4, 2025) of the amendment request to all 
property owners within 150 metres (490 feet) of the boundaries of the subject property or 
properties, and placed multiple signs on the subject land; and  
 
WHEREAS in accordance with the Stratford Zoning and Development Bylaw #45, notice of this 
amendment application and public meeting occurred through the placement of an advertisement 
in the local Guardian Newspaper on 2 separate editions (July 12th and July 19th) and was also 
posted on the Town’s Facebook page; and 
 
WHEREAS a public meeting was held on July 21, 2025, at 7:00 p.m. and with the Town’s 
consultant Upland Planning presenting to those in attendance. Nine attendees stood up and asked 
questions of the presenters, comments were recorded in the minutes; and was live streamed on 
the Town’s Facebook pages and YouTube; and  
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WHEREAS residents were given until 4:00 p.m. on July 25, 2025, to submit their comments, 
and planning staff received 13 letters from residents before the deadline and one signed petition 
after the deadline with various concerns around parking, its proximity to an existing mature 
neighbourhood, traffic congestion and other general concerns; and 
 

BE IT RESOLVED that Bylaw # 45W, a bylaw to amend the Town of Stratford Zoning and 
Development Bylaw, Bylaw #45, be hereby read and approved a first time. 
 
 
 
 
This resolution bears the recommendation of the Planning, Development & Heritage 

Committee on August 4, 2025. 
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This Bylaw received first reading and formal approval at the Town Council meeting of 
________________________, 2025. 
 

This Bylaw received second reading and final approval at the Town Council meeting of  

________________________, 2025. 

 

This bylaw was formally adopted by Council at a meeting held on _____________________, 
2025. 

 

This bylaw is hereby declared to be passed and proclaimed as a bylaw of the Town of Stratford 
on this ________ day of ___________________2025. 

 

Witness the corporate seal of the Town. 

   
  Mayor 

 

   
  Chief Administrative Officer 
 

 

This bylaw is hereby declared to be passed and proclaimed as a bylaw of the Town of Stratford  

 

on this                                 day of                                     , 2025. 

 

 

 

___________________________ 

Hon. Steven Myers,  

Minister of Housing, Land and Communities 
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TAB DESCRIPTION DATE 

66 YouTube Recording - September 10, 2025 - Regular 
Council Meeting - Stratford, PEI  

September 10, 2025 
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Stratford Town Council Meeting Summary (September 10, 2025) 

September 11, 2025 

 

For Immediate Release: September 11, 2025 

The following items were discussed at the regular monthly meeting of the Stratford Town Council 
held on Wednesday, September 10, 2025. 

Agenda Approved 

The agenda was approved following an amendment approved by Council to reorder some items 
in the agenda. 

First Reading Held for Waterfront Rezoning 

Two related resolutions were approved with 5-1 votes at first reading. These resolutions are 
related to proposed amendments to the waterfront area and will streamline the zoning to one 
zone, ‘Waterfront Mixed Use’, as well as establish uniform design guidelines across all properties. 
These changes, if approved following second reading and adoption, will apply to lands currently 
zoned in the area for new development or future redevelopment. 

Subdivision Approved 
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- 2 - 

 

 

An application from the Stratford Business Park Corporation Inc. to extend Myrtle Street and 
create two new lots was approved by resolution. 

Lot Consolidation Approved 

A resolution approved an application from CMLMT Holding Ltd. to consolidate parcel numbers 
190173 & 529545 (approx.1.98 acres) and to extend Swallow Drive. The consolidation of these 
lots thereby subdivides the proposed new lot and creates two new lots for development within the 
Medium Density Residential (R2) Zone on the north and south sides of Swallow Drive. 

A subsequent resolution related to the south lot was added to the agenda however it was later 
deferred to allow time to consider and review the resolution. 

Second Reading & Adoption Held 

An application from Cornerstone Baptist Church to rezone PID 1016377, located at 295 
Shakespeare Drive from the Town Centre Institutional (TCI) Zone to the Town Centre Mixed Use 
(TCMU) Zone, was approved by resolutions for second reading and adoption. The applicant is 
proposing the zoning change for the future creation of three medium density residential lots along 
Shakespeare and for the expansion of the existing institutional (church) building. 

Sports Field Lighting 

A resolution was approved to award the respondent Hansen Electric Ltd. with the sports field 
lighting design and build services project for two ballfields at the Stratford Community Campus in 
the amount of $783,000.00 (excluding HST). 
 
Proclamation 

Mayor Steve Ogden proclaimed September as “Arthritis Awareness Month” in the Town of 
Stratford. The Arthritis Society of Canada has a 77 year history in Canada and recognize that 
arthritis is a serious disease that causes debilitating pain, restricts mobility and diminishes quality 
of life. Six million people in Canada (1 in 5) live everyday with the brutal realities of arthritis from 
which there is no cure. 

-30- 

For more information please contact: 
Wendy Watts, Community and Business Engagement Manager 
Town of Stratford 
Phone: (902) 569-1995 
Email: wwatts@townofstratford.ca 

Agenda: September 10, 2025 
Recording: September 10, 2025 
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TOWN OF STRATFORD 
RESOLUTION 

 
PH050-2025 – OP001-2025 General Amendments to the Official Plan 

Designation Map regarding the Stratford Waterfront Area  
  

 
 

Motion Carried       Council Chambers 
Motion Lost                                  Town Council 
Motion Withdrawn                       
         October 8, 2025 
 
Committee    Planning & Heritage 
Moved by Councilor       Jeff MacDonald 
Seconded by Councilor        
 

WHEREAS the Planning Department is proposing amendments to the Town of Stratford Official 
Plan to permit additional Mixed-Use designation to the adopted 2008 Core Area Subsidiary Plan; 
and 
 
WHEREAS this Official Plan amendment stems from the Housing Accelerator Fund initiatives 
to encourage more residential, commercial, and mixed-use development where possible, within 
the Town; and 
 
WHEREAS this General Text amendment has been developed in conjunction with RZ004-2025 
Zoning Bylaw Amendments; and 
 

WHEREAS in accordance with the Stratford Zoning and Development Bylaw #45, planning 
staff circulated written notice (124 letters/sent July 4, 2025) of the amendment request to all 
property owners within 150 metres (490 feet) of the boundaries of the subject property or 
properties, and placed multiple signs on the subject land; and  
 
WHEREAS in accordance with the Stratford Zoning and Development Bylaw #45, notice of this 
amendment application and public meeting occurred through the placement of an advertisement 
in the local Guardian Newspaper in 2 separate editions (July 12th and July 19th) and was also 
posted on the Town’s Facebook page; and 
 
WHEREAS a public meeting was held on July 21, 2025, at 7:00 p.m. with the Town’s consultant 
Upland Planning presenting to those in attendance. Nine attendees stood up and asked questions 
of the presenters, comments were recorded in the minutes and was live streamed on the Town’s 
Facebook pages and YouTube; and  
 
WHEREAS residents were given until 4:00 p.m. on July 25, 2025, to submit their comments, 
and planning staff received 13 letters from residents before the deadline and one signed petition 
after the deadline with various concerns around parking, its proximity to an existing mature 
neighbourhood, traffic congestion and other general concerns; and 
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BE IT RESOLVED that Bylaw OPA01-2025, a bylaw to amend the Town of Stratford Official 
Plan 2014, be hereby read and approved. 
 
AND BE IT FURTHER RESOLVED that this Resolution replaces Resolution PH037-2025 - 
Official Plan Amendment -Waterfront Core Area Amendment-1st Reading which was 
incorrectly presented at the September 10th, 2025 Council meeting. 
 
 
 
 
 
 
 
 
 
 
 
This resolution bears the recommendation of the Planning, Development & Heritage 

Committee on August 4, 2025. 
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TOWN OF STRATFORD 
 

ZONING AND DEVELOPMENT BYLAW AMENDMENT 
 

BYLAW NUMBER 45W 
 
A Bylaw to amend the Zoning and Development Bylaw, Bylaw # 45W, General Text & Zoning Map 

Amendments. 

 

This bylaw is made under the authority of the Planning Act R.S.P.E.I. 1988, Cap. C-P-8. 

BE IT ENACTED by the Council of the Town of Stratford that the Zoning and Development Bylaw, Bylaw 
#45, be amended as follows: 

 
1. Add the following text in bold to Subsection 1.5.2: 

1.5.2 Notwithstanding Section 1.5.1. above, a Development Officer shall have the authority to 
approve or deny Development applications in the Core Mixed Use (CMU) Zone, 
Waterfront Mixed Use (WMU) Zone, and Urban Core (UC) Zone in accordance with 
Section 7.6., Site Plan Approval Process, in this Bylaw; excluding developments which 
require preliminary approval of subdivisions of greater than five (5) Lots or where the 
extension of water mains, sewer mains or Streets is required. 

 
2. Add the following text in bold to Subsection 7.6.1: 

7.6.1 All applications in the CMU, WMU, and UC Zones shall follow the site plan approval 
process and shall be accompanied by: […] 

 
3. Add the following text in bold to Subsection 8.31.1: 

8.31.1. Where any land or Building is used for more than one (1) purpose, all provisions of this 
Bylaw relating to each Use shall be satisfied. Where there is conflict, such as in the case 
of Lot size or Frontage, the most stringent standards shall apply, unless located in the 
CMU, WMU, and UC Zone.  

 
4. Add the following text in bold to Subsection 8.36.1: 

8.36.1. Where a Dwelling Unit is proposed in connection with commercial Use outside of the 
CMU, WMU, and UC zones, the following minimum standards shall apply:  
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5. Add the following text in bold to the table in Subsection 10.1.1: 
 

[…] […] 

Other Institutional 1 Parking Space per 37 sq. m (398 sq. ft.) of 
Floor Area 

All uses in the CMU, WMU, and UC Zones 0.5 Parking Spaces per Dwelling Unit 

3 Parking Spaces per 93 sq. m. (1,000 sq. ft.) 
of Commercial or Office Space 

0.75 Parking Spaces per guest room 

All other uses not listed 1 Parking Space per 20 sq. m (215 sq. ft.) of 
Floor Area 

 
6. Delete Appendix ‘D’ 

 
7. Add the following definition of STREETWALL WIDTH following the definition of 

STREETWALL SETBACK: 
 

STREETWALL WIDTH - means the total horizontal distance between the outermost edges 
of the streetwall facing a streetline. 

 
8. The Town of Stratford Zoning and Development Bylaw Map as illustrated in Appendix B, 

will see the following parcels (shown on Figure 1 – PIDs) land use designations be 
amended to Waterfront Mixed Use Zone (WMU); 

 
190868 327999 327981 328005 
328062 676379 701383 751164 
781773 817023 817031 851774 
852434 854695 860338 879866 
922898 1049717 1049725 1060045 
1008267 1101443  1126432 1136100 
1143189 1178771 1182328  
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Figure 1 – PIDs 
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Appendix ‘A’ 

12.1. WATERFRONT MIXED USE (WMU) ZONE 

12.1.1. GENERAL 

Except as otherwise provided in this Bylaw, all buildings and parts thereof 
erected, placed, or altered, or any land used in a Waterfront Mixed Use (WMU) 
Zone shall conform with the provisions of this Section. 

 
12.1.2. PERMITTED USES 

Within a Waterfront Mixed Use (WMU) Zone, no building or part thereof and no 
land shall be used for purposes other than the following uses and uses accessory to 
the following uses, subject to the ground floor requirements of Subsection 12.1.3: 

 
i. Business and Professional Offices; 
ii. Child Care Centre; 

iii. Entertainment Establishment; 
iv. Financial Services; 

v. Health Clinics; 
vi. Hotels, Motels or other Tourist Establishments; 

vii. Institutional Uses; 
viii. Lounges; 

ix. Multiple Attached Dwellings; 
x. Nursing Home; 

xi. Parking Garages; 
xii. Parking Lots; 
xiii. Parks; 
xiv. Passive Recreation Uses; 
xv. Personal Service Shops; 
xvi. Restaurants; 
xvii. Retail Stores; 
xviii. Stacked Townhouse Dwellings; and 
xix. Townhouse Dwellings 

 
12.1.3. GROUND FLOOR USE REQUIREMENTS 

Where a lot line is identified on Map 12.1.1 as being a “Commercial Use 
Priority Lot Line” the ground floor of any building along that lot line shall not 
be used for dwelling units or for nursing home uses. For greater clarity, the 
ground floor of such buildings may be used for lobbies and amenity space 
accessory to upper floor dwelling units.
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12.1.4. SERVICING 

All Development in a Waterfront Mixed Use (WMU) Zone shall be serviced by 
municipal sewer services and municipal water supply. 

 
12.1.5. SITE PLAN APPROVAL 
(a) All applications for site plan approval shall follow the Site Plan Approval Submission 

requirements outlined in Section 7.6. 
(b) Applications that cannot meet the Site Plan Approval requirements of this Zone, can 

apply for a Variances permitted through Section 6.1. 
 

12.1.6. LOT REQUIREMENTS 

The following requirements shall apply to the creation of lots within in a 
Waterfront Mixed Use (WMU) Zone: 

i. Townhouse or Stacked Townhouse Dwellings  
 

Requirement Standard 

(a) Minimum Lot Area 200 sq. m (2,153 sq. ft.) 

(b) Minimum Lot Frontage 6.0 m (20 ft.) for interior 
townhouse and stacked 

townhouse units 

7.5 m (25 ft.) for all 
end units 

 
ii. Multiple Attached Units and Mixed Use;  

 

Requirement Standard 

(a) Minimum Lot Area 0 sq. m. (0 sq. ft.)  

(b) Minimum Lot Frontage 30 m (100 ft.)  

 

 
12.1.7. BUILDING SITING AND MASSING REQUIREMENTS 

The following requirements shall apply to all buildings within a Waterfront 
Mixed Use (WMU) Zone: 

 
Requirement Standard 

(a) Minimum Yards As illustrated on Map 12.1.2.  

(b) Maximum Yards As illustrated on Map 12.1.3.  

(c) Minimum Building Height As illustrated in Map 12.1.4. 

(d) Maximum Building Height As illustrated in Map 12.1.4. 

(e) Minimum Streetwall Height As illustrated in Map 12.1.5. 
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Appendix ‘A’ 
(f) Maximum Streetwall Height As illustrated in Map 12.1.5. 

(g) Minimum Ground Floor Height 
for commercial 

4.0 m (13 ft.) 

(h) Minimum Building Stepback 
Above the Streetwall 

3.0 m (10 ft.) 

(i) Maximum Building Width along 
Front Lot Lines 

105 m (344 ft.) 

(j) Maximum Building Width along 
Flanking Side Lot Lines 

90 m (295 ft.) 

(k) Unit Mix min. 25% 2 or 3-bedroom units  

(l) Lot Coverage Not Applicable 

 
12.1.8. NEW STREETS 

(a) Subject to modification and approval by the Town of Stratford, the PEI 
Department of Transportation and Infrastructure, and the Stratford Utility 
Corporation, new streets within the Waterfront Mixed Use (WMU) Zone 
shall conform to one of the cross-sections illustrated in Image 12.1.1. 

(b) Notwithstanding 12.1.7(a), where a street is constructed after the effective 
date of this section, the minimum yard from the streetline of that street 
shall be 3.0 metres. 

(c) Notwithstanding 12.1.7(b), where a street is constructed after the effective 
date of this section, the maximum yard from the streetline of that street 
shall be 4.5 metres. 

 
12.1.9. PERMITTED ENCROACHMENTS 

(a) Eaves, gutters, down spouts, cornices and other similar features shall be 
permitted encroachments into a required setback or stepback to a 
maximum of 0.6 m (2 ft). 

(b) Balconies shall be permitted encroachments into a setback or stepback at 
or above the level of the second storey of a building, provided that the 
protrusion of the balcony is no greater than 2.0 m (6.5 ft) from the 
building face and the aggregate length of such balconies does not exceed 
50% of the horizontal width of that building face. 

(c) Underground parking garages shall not be exempt from minimum front 
and flanking side yard setbacks provided any portion of the garage within 
the minimum setback does not protrude above the surface of the ground by 
more than 0.6 m. 
 

12.1.10. STREETWALL EXEMPTIONS 

(a) Notwithstanding Subsection 12.1.7(b) and (h), on lots that have a 
maximum front and/or flanking side yard setback a maximum of 20% of 
the width of a building’s streetwall may be set back to recess past the 
maximum front and/or flanking side yard, provided: 
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i. the maximum width of any individual such recess shall be 9.0 m (30 ft); 
ii. the setback past the maximum front and/or flanking yard shall not exceed 3.0 

m (10 ft); and 
iii. there is no minimum for a building stepback above the streetwall for the 

recessed segment(s) of the streetwall 
 

(b) .Notwithstanding Subsection 12.1.7(e) and (f), segments of the streetwall 
may exceed the maximum streetwall height by one (1) storey or be lower 
than the minimum streetwall height by one (1) storey, provided: 
i. the maximum width of any one segment of streetwall exceeding the maximum 

streetwall height or lower than the minimum streetwall height shall be 9.0 m 
(30 ft); and 

ii. the combined width of all streetwall segments exceeding the maximum 
streetwall height or lower than the minimum streetwall height shall not exceed 
20% of the total streetwall width of the building. 

 
12.1.11. BUILDING HEIGHT EXEMPTIONS 

(a) The maximum building height requirements in Subsection 12.1.7(d) shall 
not apply to a church spire, lightning rod, elevator enclosure, flag pole, 
antenna, HVAC equipment or enclosure of such equipment, skylight, 
chimney, landscape vegetation, clock tower, solar collector, guard rails, 
roof top cupola, parapet, cornices, eaves, stairwell, mechanical penthouse, 
or other similar features, provided that: 
i. such features shall not be regularly accessible to building residents or tenants, 

except for stairwells and elevator enclosures providing access to outdoor 
rooftop amenity space; and 

ii. the total of all such features shall occupy in the aggregate less 30% of the roof 
area of the roof of the building on which they are located. 

(b) The following features shall be stepped back a minimum of 2.0 m (6.5 ft) 
from the rooftop edge if they exceed the maximum building height: 

i. guard rails unless they are constructed primarily of transparent glass; 
ii. HVAC equipment; 

iii. mechanical penthouses; and 
iv. mechanical enclosures. 

 
12.1.12. BUILDING DESIGN REQUIREMENTS 

(a) Buildings shall have a ground floor that differs in colour and texture of 
external materials compared to other floors or shall be articulated in the 
horizontal by at least two of the following: 

i. A recess or protrusion in the building wall with a depth of at least 0.5 m 
(1.75 ft);  

ii. A change in the building wall’s height; or, 
iii. A change in wall colour and material. 

(b) On properties identified on Map 12.1.1 as “townhouse as a main use” any 
development that does not meet the definition of townhouse dwelling or 
stacked townhouse dwelling shall have the external appearance of a row of 
townhouses facing the front lot line and shall, at a minimum: 
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i. be visually segmented along the front lot line into individual facades no 

wider than 9.0 metres (30 feet) each by means of a change in wall colour 
and material or by a recess or protrusion with a depth of at least 0.5 
metres (1.75 feet); and 

ii. have a minimum of one pedestrian entrance on each individual façade. 
(c) Pitch roofs are generally discouraged along lot lines identified on Map 

12.1.1 as being a “Commercial Use Priority Lot Line”, unless part of a 
distinct architectural style. 

(d) Green roofs and living walls are encouraged as a means of retaining storm 
water and to add to visual interest. 

 
12.1.13. BUILDING ENTRANCES AND GLAZING 

(a) All main buildings shall have a minimum of one main entrance that faces 
the front lot line. 

(b) Within a Waterfront Mixed Use (WMU) Zone, where a lot line is 
identified on Map 12.1.1 as being a “Commercial Use Priority Lot Line” 
any building along that lot line shall have a main entrance a minimum of 
once every 27.0 m (88.5 ft). 

(c) Where a lot line is identified on Map 12.1.1 as being a “Commercial Use 
Priority Lot Line” the ground floor façade of any building along that lot 
line shall consist of a minimum of 50% (by wall area measured from 
finished floor to finished ceiling) transparent, non-reflective glazing. 

 
12.1.14. RESIDENTIAL AMENITY SPACE 

Every multiple attached dwelling building shall provide a dedicated indoor amenity room 
with a floor area of no less than 50.0 sq.m (538 sq.ft). 

 
12.1.15. PARKING AND VEHICLE CIRCULATION 

(a) Parking garages as a main use and parking lots as a main use shall only be 
permitted if they are within areas identified as “Parking as a Main Use” on 
Map 12.1.1. 

(b)  Automobile parking shall not be permitted in any yard adjacent to a lot 
line identified on Map 12.1.1 as being a “Commercial Use Priority Lot 
Line. 

(c) Bicycle parking shall be provided consistent with the requirements of 
Subsection 12.5.12. 

(d) Circulation lanes and windows for the service of customers within their 
automobiles (“drive-thrus”) shall not be permitted. 

(e) Parkades should be integrated within a structure. The exterior facade and 
site development of these structures should be sensitive to and 
complement the existing streetscape or the streetscape vision if no 
development has occurred along that street. 

(f) Underground parking is encouraged. Where underground parking is 
proposed, access to the facility should be located and/or designed to 
minimize the visual impact of the garage entrance from the street. 
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12.1.16. SIGNAGE 

(a) Signage for residential buildings shall be low level and illuminated, 
indicating street address in discreet, graphic style. Signage should be 
closely related to the principal building entrance. 

(b) Signage for commercial buildings shall meet the following requirements: 

i. Projecting signs shall not exceed 0.6 sq. m (6.5 sq. ft). 

ii. Signs on the first storey shall not exceed 0.9 sq. m (10 sq. ft.). 

iii. Signs on the second storey shall not exceed 1.1 sq. m (12.0 sq. ft.). 

iv. Back-lit signs are not permitted, except to back light raised lettering 
signs only. 

v. Signs shall have a minimum of 2.7 m (9.0 ft) of clearance between 
the surface of the ground and the bottom of the sign. 

vi. No free-standing signs shall be permitted unless they are located 
within a front yard, are adequately integrated into landscaping 
plans, are ground mounted, and do not exceed 1.2 m (4 ft) in height 
and a maximum of 3.0 sq. m (32.5 n sq. ft.). 

vii. Signage should add diversity and interest to retail streets. Creative, 
artistic and contemporary signs that incorporate simplistic lettering 
are preferred. 

viii. Signage shall be maintained regularly on an annual basis to ensure 
proper functionality and aesthetics.
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12.1.17. LANDSCAPING AND SITE DESIGN 

(a) Where a multiple attached dwelling abuts an existing R1 or R2 
Residential Zone, no existing trees greater than 100mm caliper shall 
be removed within 6.0 m (20 ft) of the boundary of the R1 or R2 Zone, 
unless in the sole discretion of the Development Officer a tree is 
deceased or is a risk to the health and safety of the public. 

(b) Solid waste storage shall not be located in the front yard or the flanking 
side yard, nor within any yard abutting an R1 or R2 Residential Zone. 

(c) Any exterior lighting or illuminated sign shall be so arranged as to 
deflect light away from adjacent R1 or R2 Zones and “Dark Sky 
Compliant”. 

(d) A professionally prepared landscape plan shall be an integral part of 
the overall site design. The landscaping shall be maintained and 
replaced when necessary to ensure proper functionality and 
aesthetics: 

i. enhance the pedestrian scale of the building; 

ii. screen views of unsightly elements, such as utility boxes; 

iii. soften hard edges visually; 

iv. provide a transition between different use areas; 

v. create an attractive aesthetic environment; 

vi. create usable pedestrian areas; 

vii. reduce energy consumption; and 

viii. define specific areas and enhance architectural features. 

(e) Invasive or highly toxic plant species are prohibited as soft 
landscaping material. Native plants are preferred. 

(f) Site elements such as storage, shipping and loading areas, 
transformers and meters, bay doors, and garbage receptacles shall 
be visually screened from adjacent streets by vegetation or an opaque 
fence. 

(g) Garbage holding areas should be contained within buildings or, if 
adjacent to a building, be designed with adequate visual screening and 
pest prevention. In no case should large garbage containers be left 
exposed to the street. 

(h) All building entrances intended for the regular use by residents, tenants, or 
the public shall be safely connected to the nearest sidewalk or multi-use 
trail, or to the nearest road right-of-way in cases where neither a sidewalk 
nor multi-use trail is present, by a pedestrian pathway that is: 
i. a minimum of 1.5 m (5.0 ft) wide; 
ii. surfaced with concrete, natural stone pavers, or interlocking concrete pavers; 
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and 

iii. protected from traffic by physical barriers (curbing, planters, etc.) or by a 
grade differential between the pathway and the parking lot of 127 mm to 178 
mm, except for portions of the pedestrian pathway crossing approximately 
perpendicular to a drive aisle. 

 
IMAGE 12.1.1 – Waterfront Mixed Use (WMU) Zone Road Cross Sections 
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MAP 12.1.1 – Waterfront Mixed Use (WMU) Zone Land Use Priority Areas
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