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August 13, 2021

Allison MacEwan, Director Regulator Services
Island Regulatory and Appeals Commission
Prince Edward Island

501-134 Kent Street, P.O. Box 577
Charlottetown, PE C1A 7L1

RE: Mel’s Enterprises Stratford Retail application
Dear Mr.MacEwen

Please accept this letter as our formal response to the objections received by the Commission
from Wilson Fuel and D&L Crane. Also find attached a letter from Trevor MacLeod, President of
the Gray Group which is the developer of this property addressing some of their concerns as it
relates to traffic and planning.

Both interveners have stated that electrification of vehicles is a concern to retail petroleum
outlets and we share that concern. When we look at the facts however we see that only 54,353
new zero-emission vehicles were registered in Canada which was down 1,812 vehicles from
2019. This only represents 3.5% of new vehicle registrations in the country. Out of the 54,353
vehicles 95.4% of them were registered in Canada’s three largest provinces
(www150.statcan.gc.ca). The Province of PEI did state as Mr. Crane mentioned, that there was
a target for the PEI motoring public to be all electric by 2030. This target, being very
aggressive, is also very unlikely. In order for this to target to occur auto manufactures would
have needed to stop producing and selling gasoline combustion engines five years ago. This is
because cars with newer technology can last for a decade or two before they have no more
useful life. Analysts predict that by 2035 electric vehicles could make up only one-quarter of
new sales but at that point would only represent 13% of vehicles on the road
(https://nyti.ms/3vePUir). Even if the Federal Government banned the sale of fuel-powered
vehicles by 2035 as Mr. Crane mentioned due to the useful life of fuel powered vehicles it
wouldn’t be until 2050 or beyond until there would be a fully electric fleet. Politics is not science
or reality in this case.

Mr. Crane also brings up his concern on re-zoning, traffic implications and safety. These
concerns have already been addressed with the Town of Stratford as Mr. MacLeod of the Gray
Group eluded to in his letter to the Commission. Also as provided in the original application the
Town of Stratford is in support of a retail petroleum station in this area. The other concerns with
access, egress and ingress will all be worked out in the building permit stage as like us the
Town of Stratford will want to ensure this whole area will be safe for all of the travelling public
without having an impact on the access to adjoining properties.




It was also mentioned that 2020 numbers should be looked at as it outlines the effects of the

Pandemic. Itis true that volumes were down during this Pandemic but we are starting to see
volumes come back to pre-Pandemic amounts as people are starting to travel. This trend will
continue as people start to get back to “normal”. Population growth globally including PEI will

not stop because of the Pandemic

In conclusion we have done our due diligence on this application and we are excited about the
growth that has happened and will continue to happen in Stratford. Our findings in growth in
traffic counts, development and population in the area support this application. There will be
great value with the Shell brand for residents of Stratford as it will give them an opportunity to
enjoy cross promotions with Sobeys as we have seen in the past with discount gasoline
coupons. We feel there is enough room for all three petroleum outlets to thrive and service the
needs of the residents of Stratford and surrounding. As locally owned and operated retail
petroleum operators with multiple sites we too are concerned about the impact electric vehicles
will have on the demand of gasoline in our industry in the distant future but this industry is
resilient. Even when this does occur retail petroleum outlets will adapt such as they have in the
past. When two car bay service bays became obsolete garage bays were replaced with drive-
thus and coffee shops. Now we see coffee shops, sit down quick serve restaurants, liquor
stores and take home food offerings in retail gasoline stations. So as retail petroleum stations
continue to evolve it will be likely that some gasoline dispensers maybe replaced with fast
charging EV stations. We still see growth and opportunities in this industry just like International
companies like Couch Tarde as they have just recently acquired the Wilson and Esso retail
outlets in Atlantic Canada. We are locally owned and operated and look forward to investing in
the Town of Stratford as people will always require services and the gasoline retail business will
adapt to any challenges as they have done in the past.

Regards,
an Maclsaac
President — Mel's Enterprises Inc.
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August 10, 2021 GRAY GROU

Allison MacEwan, Director Regulator Services
PO Box 577

Charlottetown, PE,

C1A 7L1

The lstand Regulatory
and Appeals Commission

RE: RETAIL PETROLEUM LICENSE- MEL’'S STRATFORD, PEI
Dear Mr. MacEwen,

| am writing to you in response to an objection that you received with respect to the above
noted development. We are the developers of the property on which the proposed Mel's
location would be constructed.

The site in question (corner of Jubilee and TCH) represents an important piece of a larger
overall development urban core plan for the Town of Stratford. Our Stratford Urban Core
plan was prepared by the planning firm,Fathom Studios and shared with the Town of
Stratford, PEI Department of Transportation and the civil engineering firm CBCL Ltd. We
have also conducted a comprehensive traffic study encompassing the entire development.
At this time, we are preparing for a public release of the overall plan that will include:

e 2600+ new residential units
+/- 260,000 sq ft commercial space
e +/- 45,000 sq ft light industrial space

While we acknowledge Mr. Crane's concerns, our proposal for the proposed Mel's site in
particular, will be required to adhere to all set-back, access/egress guidelines as determined
by both the Provincial Dept of Transportation and the Town of Stratford. If the development
does not meet those requirements a development permit will not be issued. We cannot
speak to fuel volume sales but we are confident that with the continued growth and
development in the Town of Stratford will support the addition of the Mel's Enterprises Inc.
operations.

Please do not hesitate to reach out to me if you have any questions or concerns regarding
our development.

Singerely,

Trevor Madleod
President

20 GREAT
GEORGE ST. CHARLOTTETOWN, PE C1A4J6 PHONE: 902-894-GRAY (4729) FAX: 902-566-1548
WWW.THEGRAYGROUP.CA



