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Chapter 1: Introduction

1.Chapter 1: Introduction
In the summer of 2007, Ekistics Planning 
and Design, Colliers International Realty 
Advisors  Atlantic, and Marinova Consulting 
were engaged by the Souris  Harbour 
Authority Inc (SHAI) to complete a Water-
front Master Plan for Souris Harbour. The 
intent of this  master plan is  to investigate 
and assess  selected economic develop-
ment options, consult with various stake-
holders  to identify a range of potential de-
velopment scenarios, and then prepare a 
masterplan that helps the Authority com-
municate their vision to project partners and 
funding agencies. 

The master plan will also provide a long-
term vision for the Souris  waterfront, an 
implementation strategy, and cost esti-
mates  for the implementation portion of the 
plan.

The aim of the plan is  to stimulate water-
front industrial, commercial and tourism 
developments. This  will result in new in-
vestment by SHAI, with public, community 
and business  partners. As  a community 
based non-profit, SHAI is  well positioned to 
invest, with government, in new business 
and economic development opportunities. 
The new projects will generate long term 
sustainability for SHAI and significant eco-
nomic impacts for the Eastern Kings Region 
and Province.

1.1. The Souris Harbour 
Authority Inc

The SHAI is  a  not-for-profit local entity with 
membership from community stakeholder 
groups that has been established to pro-
mote the development of the Port of Souris. 
In April 2006, Transport Canada transferred 
the Port of Souris  to Souris  Harbour 
Authority Inc (SHAI). The transferred prop-
erty included the harbour comprising 650 
hectares  of waterlot; it also included six 
wharves  and piers, as well as a major 
breakwater protecting the entrance to the 
harbour. In order to assist the community in 
repositioning these assets  for the future, the 
transfer agreement included a contribution 
of $22.5 million from the Government of 
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Canada, to be used exclusively for opera-
tional costs  and maintenance of existing 
infrastructure over the next 15 years. The 
transfer did not include the Isle de la  Made-
leine ferry terminal, which is  still owned by 
Transport Canada. It also did not include a 
small parcel used for the new Canadian 
Coast Guard lifeboat station.

Since the transfer of the port assets from 
Transport Canada, the SHAI invested the 
$22.5 million, and is currently generating 
about $800,000 per year in interest. These 
funds are now available for additional in-
vestment in port and community infrastruc-
ture. With these funds  invested, the Author-
ity prepared a  strategic plan for the devel-
opment of the port, harbour and waterfront. 
The SHAI Baord realized the company was 
wharf rich and land poor, and have there-
fore focused much of their attention on the 
acquisition of land, as well as  how to use 
the harbour assets  to leverage the devel-
opment of the local economy. 

1.2. General Principles for 
the 10-Year Port Vision

In a workshop with SHAI and other Port of 
Souris stakeholders, the principles to be 
incorporated into the 10-year vision for the 

Port where outlined. These principles, com-
bined with background research and an 
assessment of market opportunities  will 
provide a critical component into the long-
term vision for Souris  which culminates in 
the Waterfront Master Plan.

The following is  a list of general principles 
that form the basis of the 10-year water-
front master plan for the Port of Souris:

‣ The Port should embrace all aspects of 
sustainability. The sustainability princi-
ple applies to both an economically sus-
tainable model for the Port as  well as  en-
vironmentally sustainable practices and 
approaches.

‣ The Port should be a place for multiple 
land uses, not just industrial uses. This 
use should not only include the obvious 
marine uses, but also tourism, commer-
cial, open space, and even residential 
uses.

‣ The Port should be used year round. 
Special focus  should be placed on finding 
other forms  of cargo to use the relatively 
ice-free port. 

‣ The Port should provide the stimulus  for 
economic growth in Souris  that helps 
support the downtown and the Region.

‣ The Port should ensure the protection of 
existing natural resources.

‣ The Port should be regionally competi-
tive and strive to be a regional leader in 
waterfront and port management.

‣ The Port should maximize current and 
future potentials for partnerships with 
the private sector, the institutional sector, 
the three levels  of government, and other 
parties with an interest in Souris.

‣ The Waterfront Master Plan must be 
grounded in reality and contain prag-
matic, implementable objectives.

‣ The Port should be a vibrant and at-
tractive destination for current users, 
residents, and tourists. 
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1.3. Strategic Plan Elements

As part of SHAI’s  strategic business  plan-
ning processes (prior to and separate from 
this master plan), the following economic 
development opportunities were identified 
and prioritized:

1. Cold Storage

‣ there is  a demand for commercial cold 
storage for Island food processors  and 
fisherman in the area. SHAI has identified 
good demand for a  5 million pound freezer 
and cold storage facility.

2. Souris Lighthouse

‣ the current lighthouse with enhancements 
could have significant tourist potential for 
Souris.

3. Salt Water Well

‣ One of the best salt water wells on PEI 
could provide an attractive opportunity for 
fisheries  and aquaculture research or 
commercial growing facilities.

4. Wind Farm

‣ SHAI has  identified five other potential 
“high energy” users  in close proximity to 
the Port who have expressed interest in 
establishing a community wind farm:

• Ocean Choice International

• Agra West Foods

• Main Street Mall

• Eastern kings Health Centre

• Eastern Kings Sportsplex

Along with SHAI, these users represent 
upwards  of one million dollars  of electricity 
consumption that would benefit from a 
wind driven system.

5. Marina Services

‣ there is  a need for winter storage and 
maintenance facilities.

‣ there is a need for additional land-based 
storage.

‣ the marina is  currently one of the best for 
large sailboats.

‣ the travel lift brings  a  valuable tool for the 
marina. 

‣ there is  an opportunity to market the ma-
rina to megayachts.

‣ relocating the marina to the north side of 
the harbour adjacent to the CTMA ferry 
terminal creates  new synergies  and addi-
tional parking for CTMA.

6. CTMA Services

‣ requires an improved and formal location 
for transport trailer storage and parking.

‣ The CTMA Charlottetown warehouse fa-
cility (3,000 sq ft) may move in the future.

7. Coast Guard

‣ The Port could easily house future Coast 
Guard expansions.

‣ any move to accommodate the Coast 
Guard would require moving the existing 
marina. 

8. Souris Beach

‣ While technically not part of the SHAI 
property, the Souris  Beach is  a key gate-
way feature to the town of Souris, and as 
such, needs to be addressed as  part of 
the waterfront Master Plan.

‣ The beach area must balance sensitive 
dunes  and habitat with active resident 
and tourist use. 

‣ there is  the potential to establish a  sailing 
school or kayak tours operation at Souris 
Beach.

‣ there is  potential for a boardwalk and view-
ing tower to be constructed along the 
beach.
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Chapter 2: Summary & Analysis

2.Chapter 2: Background Information

2.1 Summary of current Waterfront uses and activities

The SHAI provides a  wide variety of services and facilities  to the local and international ma-
rine community (fresh water & supplies, fuel, stevedoring, minor repairs, harbour pilot, etc). 
The port services recreational boaters, the commercial fishery, the Coast Guard, the ferry to 
the Magdalen Islands, and larger supply vessels. During the winter, the port is  generally ice 
free but (upon request) icebreaker support is available if required. Table 2.1 lists  a summary 
of current uses, facilities and activities.

2.2 Harbour Soundings

Figure 2.1 illustrates the depth soundings  around the 
inner harbour (2007). This  figure demonstrates that 
most of the depth around the Marine terminal wharf 
is  greater than 5m deep (about 7m on the north 
face, 6m on the west face and 5m on the south 
face). This  depth is  prohibitive for some very large 
cargo ships  and cruise ships whose draft can range 
from 8-12m deep. The average depth in the Fisher-
man’s  Wharf boat harbour is 2m. On the north face 
of the Breakwater Wharf, depth ranges  from 3-5m 
(mostly around 4m). The depth in the current marina 
area is about 5m deep (much more than most rec-
reation vessels need). 
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Figure 2.1. Depth Soundings of the inner harbour



Table 2.1. Summary of uses and activities.

Area Uses Activity Level Potential Capacity

Ferry 
Wharf

Fisher-
man’s 
Wharf

Eastpack 
Wharf

Marine 
Terminal

CTMA 
Ferry 
Com-
pound 

owned by 
Transport 
Canada

CTMA operates no more than 1 
ferry per day in off-peak season 
(Sept-July) and no more than 2 
ferries per day on peak season 
(July-Aug). The compound will 

hold about 350 vehicles. The ferry 
holds about 300 cars and carries 

about 50,000 cars per year.

A private residence on Knights Ave. 
uses the property as a temporary 
parking lot for walk-on ferry users. 
The yard can hold about 80 cars. 

A small (~4,000 sq.ft) but modern 
visitor service building has been 
constructed for washrooms and 

general seating.

There is no food services, informa-
tion, interpretive centre, or gift shop 
(provided on the ferry). The building  

could be expanded.

Fishing 
Vessels

A fleet of 31 vessels (plus other 
transient users) operates out of 
the boat harbour. 18 Bait sheds 
are owned but land is leased by 

local fishermen.

The boat harbour could accommo-
date 50-60 vessels. There potential 
for charter and sightseeing oppor-
tunities out of Fisherman’s Wharf.

Live wa-
ter facility 

Owned by Ocean Choice. Run-
ning at capacity

No easy easy expansion potential 

Ice 
House

1200-1800 tonnes per year. Running at Capacity

Travel Lift Rated for 35 metric tonnes. 60 
usages per year. Associated 18’ 

wide slipway.

Sailboats could leave their masts 
up. Too small width for mid-shore 
off-shore fishing vessels (24-28’ 

wide) 

SHAI 
Offices

1,100 sq.ft. Potential for 12x16’ security build-
ing to maintain international ship-

ping for port security.

Marine 
Terminal 

Shed

30,000 sq.ft. currently used for 
storage.

Potential for a wide range of uses 
for the facility

 Souris Waterfront Master Plan
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Area Uses Activity Level Potential Capacity

Usen’s 
Wharf

Breakwa-
ter Wharf

Light-
house

Salt Wa-
ter Wells

Souris 
Marina

28 berths plus Quayside space for 
large vessels to 5m deep.

Additional capacity along Breakwa-
ter Wharf if needed (3-4m depth).

Dockside services with water, 
fuel, launch/haul-out, electricity, 

pump-out, travel lift and high 
pressure washer. Shoreside serv-
ices (800 sq.ft) with washrooms/
showers, laundry, communica-

tions, bike rentals, marina office.

Coast 
Guard 
Station

CCG Station Souris was estab-
lished to ensure fast response in 
marine distress situations in the 
area. The facility (4,200 sq.ft. + 
1,300 sq ft. Maintenance Shed) 

staff’s 4 full time people and sup-
ports watch keeping, accommo-
dations, and maintenance duties. 
The station gives CCG the shore-
based infrastructure required to 

deliver on its responsibility as the 
provider of primary maritime SAR 

response

Oil spill response capacity for ex-
pansion.

CCGC Cape Spry (based in 
Souris) is dedicated primarily to 

search and rescue, but also sup-
ports other missions, including 
fisheries enforcement and the 
maintenance of floating aids to 

navigation. It has a cruising range 
of 200 nautical miles extending up 

to 80 nautical miles from shore.

No dedi-
cated 
uses

potential to attract 65’ or larger 
vessels. mid shore crab fleet

Light-
house

The Souris East Lighthouse is 
managed by the Canadian Coast 

Guard. The present tower was 
built in 1880. The light is visible 

for 15 nautical miles. 

Significant potential for tourist and 
amenity attraction.

1 well 750-900 iGPM capacity. Best salt 
water well in PEI

Table 2.2. Services and Rates (2007)

Services Rates

Fishing Vessels (to 50 ft)

Fishing Vessels (50ft+)

Annual $600

Monthly $150

Daily $10 

Annual $800

Monthly $250

Daily $20 
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Services Rates

Boat Storage

Commercial Storage 
(m^2/day) 

Haul Out /Launch Facili-
ties 

Buying Station Leases

Harbour Maintenance 
Fee (above 200 GRT)

Wharfage

Services

Daily – all vessels $10

Monthly Fishing Vessels 

(under 50 ft) $40

Monthly Fishing Vessels 

(over 50 ft) $60

Monthly Pleasure Craft $75

Designated Areas $0.09

Wharf Deck $0.13

Commercial usage $20 plus ha plus 
haul out fees

Recreational usage (annual) $20 
plus haul out fees

Seasonal $400 

Annual $1000 

Canadian Registry $0.03 per GRT

All Others $0.05 per GRT

Consult Harbour Authority Office

Water $30 per hook up

$20 per hour labour

Utilities Cost + 10%

Security Cost + 10%

Stevedoring Upon Request

2.3 Souris Food Park

Just to the east of the SHAI lands is the Souris  Food Park (SFP). The SFP occupies  about 
48  acres  and has been subdivided into 6 lots. Three of the lots  are occupied and take up an 
acreage of 26 of the 48 acres. The current vacant acreage is 22 acres. 

The price of land in the Souris Food Park is  $25,000 /acre. This  price includes water and 
sewer installation at the front of the lot and power connection at the back of the lot. The 
2000 Municipal Tax Rate for the Town of Souris  is  $1.70 per $100 of commercial properties, 
and ¢80 per $100 of non-commercial properties.
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Chapter 3: Assessment 

of Market Opportunities

3.Chapter 3: Assessment of Market Opportunities

3.1. Assessment of Market 
Opportunities

This  section includes  discussion on a set of 
priority development opportunities  that were 
identified in a brainstorming session held 
with the SHAI Board of Directors  and the 
Souris  Harbour Business  Development 
Committee at the start of this  project. The 
fifteen (14) opportunities identified include 
the following:

1. Cold Storage Facility Installation 

2. Light House Divestiture

3. Salt Water Well (Fisheries Research and 
Processing)

4. Community Wind Farm

5. Marina & Megayachts

6. CTMA Infrastructure 

7. Souris Marine Terminal Development 
Opportunities

8. Waterfront Development Amenities  (re-
tail and other services)

9. Ferry Service to Cape Breton 

10. Potential Coast Guard Relocation

11. Souris Beach Redevelopment 

Each of these development opportunities 
were researched, including interviewing lo-

cal stakeholders  and industry representa-
tives  and/or stakeholders. The purpose of 
conducting this  research was to set a 
proper context to ensure that the Souris 
Waterfront Mater Plan design is realistic and 
based on economic reality, while engaging 
stakeholders, creating partnerships, and 
building consensus  towards an inspired 
vision for the Souris  Waterfront. The infor-
mation about each of these potential busi-
ness opportunities is presented below.

3.2. Cold Storage Facility

The Souris Harbour Authority Inc. (SHAI) 
has  identified a  business  opportunity to 
provide public freezer and cold storage fa-
cilities  to various  users throughout Prince 
Edward Island. Market research conducted 
by SHAI gathered from interviews with sea-
food and other food processors  and a re-
view of various studies  conducted in the 
late 1990’s reveals a substantial need for 
freezing and cold storage in the area.   Also 
lobster and crab fishers  in Eastern Kings 
County are seeking more economical and 
quality bait by utilizing freezer facilities to 
blast freeze and store their own fresh 
caught bait. 

SHAI proposes to build a 23,000 sq. ft. 
freezer and cold storage facility at the 
Souris Food Park with a  capacity of ap-

 Souris Waterfront Master Plan
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5,000,000 pounds of cold storage.

SHAI officials  have outlined the following 
benefits  of a  SHAI Freezer and Cold Stor-
age in the Souris Food Park:

‣ Provides additional freezing/storage that 
is at capacity in PEI.

‣ Facilitates  more economical expansion of 
Island processors’ production.

‣ Facilitates  new product development ini-
tiatives  in the growing functional food and 
agri-food industry including added value 
processing opportunities  in blueberries, 
cranberries, cole crops, etc.

‣ Fishers  in Eastern Kings can strengthen 
their fishery enterprises by freezing and 
storing their bait with better quality at 
lower prices.  

‣ Reduces  use of unsightly, inefficient 
“trailer/container” bait freezers  in various 
ports.   

‣ Reduces bait supply by processors  utiliz-
ing valuable cold storage and also elimi-
nates  unwelcome fisher/buyer commit-
ments.   

‣ Good fit for the Souris Harbour Authority 
Inc. The port and harbour has  a success-
ful tradition in the fishery and strengthen-
ing the fishery is a SHAI goal. 

‣ Opens  new import/export shipping op-
portunities for the Souris Port.

‣Provides resident park facilities  with 
convenient in-situ stor-
age.

‣Renews  confidence in 
and marketabil ity of 
food park after 10 years 
of having no new ten-
ants.

‣Opens  new markets 
and distribution relation-
ships  with Isles de la 
Madeleine.  

3.2.1.Implication for 

the Waterfront Plan

‣ The plan should show a  potential location 

for the facility in the Souris  Foodpark  (Lot 
F east of Ocean Choice)  where there may 
be synergies with other tenants. 

3.3. Light House Divestiture

The Souris lighthouse has been a fixture in 
Souris Harbour since 1880. In 1881 a light-
house dwelling was added (as  shown in 
Figure 3.5) but was  later removed in 1959. 
This  was the last manned lighthouse in PEI. 
The lighthouse has become the symbol for 
the Town, and is  even featured on the town 
crest.

The Souris  Lighthouse is  currently owned 
by the Government of Canada (GOC), al-
though they have been attempting to dis-
pose of it for some time. The SHAI has  en-
tered into formal negotiations to purchase 
the lighthouse property, and it is  anticipated 
that this transaction will be completed in the 
near term. This  property transfer will be 
subject to the continued operation of the 
existing navigational aid by the Canadian 
Coast Guard (CCG). Unlike a  normal “fee 
simple” transfer, the continued use of the 
property by the CCG creates a number of 
issues  that SHAI should be aware of (e.g. 
ownership, legal access, liability, etc.). Typi-
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cally the CCG prefers to deal with these 
issues  through a Memorandum of Under-
standing, which forms part of the transfer 
documents, along with an Environmental 
Disclosure Agreement. It appears that the 
transfer will be for a  nominal sum, plus 
some form of financial contribution to the 
SHAI for required repairs  and future mainte-
nance however the exact figure is  still being 
negotiated. 

The structure requires some repairs  and a 
limited amount of environmental remedia-
tion. The CCG has agreed to complete 
some of this  work prior to completion of the 
transfer. For example, the structure has  al-
ready been repainted to prevent further 
leaching of lead paint on the structure, and 
the CCG has completed soil remediation 
work.

3.3.1. Conclusion and Potential 
Development Opportunities

Many groups  who have purchased light-
houses in other communities  have been 
able to open them up to visitors, but due to 
the configuration of the Souris  Lighthouse 
this would be difficult. The structure is  lim-
ited in size, and the climb to the light plat-
form would be dangerous. It may be possi-
ble to put a very small interpretive area  or a 
similar venue on the ground floor.

The exterior of the site offers  excellent op-
portunities  for future development, particu-
larly for tourism product. Interestingly, de-
spite the captive audience generated by the 
ferry, Souris has very little existing tourism 
product, with most visitors  to Souris  being 
directed to nearby Basin Head to see the 
beach and museum. The Souris  lighthouse 
has  a commanding view of the Souris  Har-
bour and the Northumberland Strait, and 
certainly provides  a good venue for the de-
velopment of new tourism product. 

One option that the SHAI has  discussed is 
the creation of a restaurant/pub, or conces-
sion kiosk in a  stand-alone building adja-

cent to the lighthouse in an attempt to gen-
erating some economic benefit from the 
property. This  concept has  been done at 
other lighthouse sites throughout the Mari-
times including West Point, PEI (photo be-
low) and St. Anthony, Newfoundland . 

3.3.2. Implication for the 
Waterfront Plan

The following should be considered in the 
design of the Waterfront Plan:

‣ Although, the Lighthouse site has tourism 
potential, the waterfront plan needs  to 
establish a  clear physical link between the 
ferry terminal and the lighthouse property. 
This  may be achieved 
t h r o u g h i m p r o v e d 
signage, by removing 
some existing physical 
and psychological bar-
riers, or even by making 
improvements so the 
walk to the lighthouse 
more inviting. 

‣ C o m p o u n d i n g t h e 
problem, many travelers 
are hesitant to leave 
their vehicles  when 
waiting for the ferry 
because they are fear-
ful that they will miss the boat, or that 
someone may break into their car while 
they are gone. This  fear has been re-
duced in other com-
munities simply by 
adding an exterior 
count down clock 
that is visible from a 
distance. This  option 
should be incorpo-
rated.

‣ The design elements 
that take advantage 
of the lighthouse as 
wel l as  the com-
manding view offered 
on the site to attract 
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exterior seating, garbage receptacles, 
and other appropriate site amenities 
should be incorporated.

‣ The septic settling pond for the town has 
been constructed adjacent to the light-
house property. It appears  that odours 
are not normally a problem at this  facility, 
but it is  certainly unsightly. The views  of 
this  facility from the lighthouse property 
should be minimized to the greatest de-
gree possible with the use of a  landscape 
berm, fencing, and/or vegetation.

‣ The plan should consider the best orien-
tation for a stand alone building on the 
site for a  pub, restaurant, or concession 
stand.

3.4. Salt Water Well 

The Port of Souris  has  one salt water well 
that was originally used by the Unsen Fish 
Plant; this  fish plant was  destroyed by fire in 
1994. The well is  located up the hill near the 
lighthouse property. In order to determine 
the quality of water in this  well, the SHAI 
had it tested by Jacques Whitford Environ-
mental on September 13, 2007. The well 
was  deemed to be quite viable, and in fact 
a 24 hour pumping test indicated a capac-
ity of 1,240 m2/d and a 24 hour capacity of 
183  m2/d. This is  a very high capacity that 
could produce between 750 and 900 impe-
rial gallons per minute (igpm). The salinity 
was  measured at 15.1 parts  per thousand, 
but would likely increase with regular pump-
ing. 

The purity, salt content, and the volume of 
the water from this  well offers  potential for 
fisheries  research, commercial fish storage/
processing, and aquaculture and is the best 
salt water well on PEI. 

3.4.1. Conclusion and Potential 
Development Opportunities

There are a  limited number of salt water 
wells with sufficient flow and salt content for 
research and processing on PEI. Over time, 
increased development of land based salt 
water facilities for shell and finfish aquacul-
ture will likely increase. 

In order to explore the potential of this re-
source, the SHAI has  been in contact with 
representatives of the Atlantic Veterinary 
College (AVC) Lobster Research Centre 
(and other departments) about the potential 
to use this well to supply a  research facility 
for research on finfish, shellfish and/or crus-
taceans. An obstacle for the AVC in the 
past attempting to locate outside of Char-
lottetown has been the the physical dis-
tance of Souris  from Charlottetown, as re-
searchers  prefer to work close to a univer-
sity where the majority of their resources are 
(e.g., labs, classrooms, libraries, etc). On 
the other hand, the University has  indicated 
that space for salt water research in Char-
lottetown is  at a premium. A major fish kill 
also recently occurred at their facility, but 
happened in a fresh water tank for trout and 
salmon rather than in a salt water tank. The 
cause of the kill is  still being investigated, 
but officials  suspect that it was caused by 
sediment runoff from construction near the 
university’s well. 

Although the consultant’s have not had di-
rect discussions with the AVC about the 
possibility of establishing a lobster research 
facility in Souris (SHAI staff have done this), 
it is  possible that a commercial fishery or 
aquaculture growers  may have an interest 
in utilizing the well for processing purposes.

3.4.2. Implication for the 
Waterfront Plan

‣ The Waterfront Plan must protect the ex-
isting salt water well so that the resource 
can be used in the future (i.e., not allow 
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inappropriate development 
too close to the facility). 

‣ The Plan should also ensure that suffi-
cient land is  available adjacent to the salt 
water well, so that a research facility or 
processor can build a support building as 
needed. 

‣ The SHAI should issue a call for propos-
als  from research facilities  and aquacul-
ture operators to bid for the opportunity 
to use the well. Review criteria should 
include total land rent to the SHAI, as well 
as quantifiable economic spin-offs to the 
community.

3.5. Community Wind Farm

SHAI uses a significant amount of power, 
with an annual power bill of about $31,000 
per year. In addition, the proposed cold 
storage would increase SHAI’s  usage to 
approximately $100,000 per year. Further, 
there are six major energy users  concen-
trated in  eastern part of Souris  (SHAI, Agra 
West, OCI, Main Street Mall, Eastern Kings 
Health Centre, Eastern Kings  Sportsplex) 
with an aggregate peak load of between 
2,500-3,500 kW and a total energy con-
sumption of about 17,000 MWh. The con-
solidated annual expenditures of electrical 
power for these uses exceeds  $1 Million. 
Given this  high cost, and the recent focus 
on wind energy development in PEI, SHAI 
has  been exploring the possibility of con-
structing a wind turbine at the Port. SHAI 
has  engaged potential cooperation of five 
other major electrical consumers/users lo-
cated in the general area of the port and is 
researching the potential of a  “community 
wind farm” or a “community electrical utility” 
utilizing bio-fuels  that could potentially pro-
vide green energy to all these users. The 
challenge will be finding the engineering, 
technical and business  solution to combine 
these energy users into a single grid and 
then exploring the required changes in the 
PEI Energy Act to facilitate such a devel-

opment. The amount of installed wind ca-
pacity required to generate all the electricity 
for these facilities  would be in the range of 
5-6 MW (two of the V90s at East Point). 

SHAI could lead a  project taking advantage 
of the natural wind energy in the area re-
turning economic benefits  to the commu-
nity.

In the event that turbines  are installed, great 
care must be taken to determine the opti-
mum location for the turbine(s) not only tak-
ing into account wind velocity, but also the 
relevant provincial regulations,  the utility line 
interconnection, acoustics, aesthetics, and 
the impact on other port and neighbouring 
activities. A location close to the lighthouse 
or on adjacent lands would be  most suit-

able. 

3.5.1. Implication for the 
Waterfront Plan

‣ The installation of a  wind turbine at the 
Souris Harbour Authority property is  a 
marginal economic investment at the 
current time. This  could change should 
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interested organizations. 

‣ The other issue is  the size of the wind 
turbine, and the need to locate it away 
from the marine terminal so that it doesn’t 
interfere with the docking of ships.

3.6. Marina & Mega Yachts

The existing Souris  Marina is  located inside 
the main breakwater on the eastern end of 
the harbour adjacent to the Coast Guard 
facility. It offers  a range of amenities  includ-
ing dockside water and electricity. A marina 
services  building has  also been constructed 
that contains  washrooms, showers, as well 
as with laundry facilities. 

In spite of this infrastructure, only 15 of the 
28  slips  are in use (54% occupancy). The 
facility also accommodates  about two tran-
sients per night during the peak summer 
months, thus  raising the occupancy per-
centage to 60% (17 of 28  slips). There are 
presently 14 major marinas throughout PEI, 
with the two busiest and most prominent 
being Charlottetown and Summerside. The 
two closest marinas in Cardigan and Mon-
tague are both full. The surplus capacity in 
Souris is  most likely a result of its  remote 

location from Charlottetown, and the fact 
that the local economy is  oriented towards 
agriculture and manufacturing, not the serv-
ice sector jobs  that typically generate de-
mand for marine slips  (i.e., farmers are less 
likely to own a  boat as  compared to service 
professionals). 

Souris would like to attract the business of 
80’+ mega yachts visiting the region. An 
independent company in Halifax, Premier 
Marine Services, specializes in serving this 
market, by doing itinerary planning and pro-
viding all shore based services. Since it was 
established, Premier Marine Services  has 
worked with over eighty boats over 80’ in 
length, catering to all of their needs, includ-
ing fuel, groceries, car rentals, golf tee-off 
times, etc. based on our interview, Premier 
Marine suggested that Souris  could be a 
jumping-off point for vessels  sailing to the 
Magdalen islands or, indeed, Cape Breton. 
Clearly, however, more work needs  to be 
done to attract visiting yachts  to the eastern 
end of the Island before they would actively 
promote the area (i.e., the port still has a 
very marine industrial feel to it, and there is 
not enough to do within the own of Souris 
itself). 

Regarding the potential to service mega 
yachts, this  is  a market that many commu-
nities throughout the Maritimes have been 
looking into, including places such as 
Lunenburg and Liverpool. The issue is  that 
many communities  have surplus  capacity to 
offer marine services  to large yachts, the 
long steaming time to some communities, 
combined with the new strength of the Ca-
nadian dollar make this  business  very hard 
to break into. As a case in point, Lunenburg 
has  been providing some services to mega 
yachts during the past decade, and would 
like to increase their market share, but due 
to the problems  indicated previously (pri-
marily distance) this  goal is proving to be 
illusive. 

There could also be opportunities  for Souris 
if efforts  to establish a cruise home port 
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business in Halifax are successful. However, 
the draw for PEI will continue to be Char-
lottetown, which is preparing for this  busi-
ness with new investments  in cruise facili-
ties. Souris  (and the eastern region) needs 
to establish some “must see” attractions to 
become a part of a regional cruise itinerary.

The immediate opportunity for the SHAI is 
the creation of a  boat storage facility for 
boaters  using the marina. This  would lever-
age the use of the travel lift, and perhaps 
create a market for the repair and mainte-
nance of vessels. Given the relatively low 
cost of land around the edge of the SHAI’s 
existing properties, there is  a low cost as-
sociated with the implementation of this 
strategy. However, land is  also inexpensive 
elsewhere in Eastern PEI, and therefore 
winter storage fees  will have to be quite 
modest to be viable, as  boat owners will 
have other inexpensive options  for boat 
storage (i.e., Boat storage tends to be most 
profitable in larger urban areas where there 
are more boaters, and where there is  a 
shortage of land for storage). 

Overall, Souris will need to work on improv-
ing the quality of its  harbour for recreational 
boaters  before it will have a  chance at at-
tracting larger numbers  of either small wa-
tercraft or mega yachts. As the amenities 
within and around the harbour improve, the 
harbour will attract more seasonal boaters, 
which in turn will create a  market for boat 
repair, sales, etc. 

3.6.1. Implication for the 
Waterfront Plan

‣ In the long-term, the marina should be 
relocated to the other side of the harbour, 
so that it is  closer to town, and that the 
resulting space adjacent to the Marine 
Terminal can then be made available to 
the Coast Guard or another marine use. 

‣ In the short-term, the marina location 
(currently occupies  a valuable portion of 
Breakwater Wharf with 5m of depth) 

should be relocated west of its  current 
location where the 3-4m of depth is  still 
suitable for pleasure vessels. This  will re-
quire some fendering improvements 
along the wharf to accept the floating 
docks.

‣ Improve the visual quality of the new ma-
rina location.

‣ Work on developing tourism infrastructure 
to enhance the visitors  experience when 
they come to Souris  (e.g., lighthouse pub, 
sidewalks, improve aesthetics, etc.). 

3.7. Transport Canada 
Infrastructure 

CTMA was first established in the 1940’s  to 
provide transportation access  to the Made-
leine Islands  from Quebec, and eventually 
established a regular ferry service to Souris 
in the 1970’s  using Transport Canada infra-
structure. This service is  now the main 
transportation route to the Madeleine Is-
lands. During the peak tourist season (July 
1 to Sept 8) the ferry arrives  and departs 
from Souris  on a daily basis  (several times a 
day during the height of the season), with 
service being reduced during the off sea-
son. 

The ship currently being used for the cross-
ing is  approximately 400 feet long, and has 
a breadth of 61 feet. It has  seven decks, 
and offers  a  variety of amenities  to its pa-
trons  including a gift shop, cafeteria, din-
ning room, movie theatre, and bars. 

CTMA also operates  a fleet of container 
trucks  that transport goods  between re-
gional centers within the eastern United 
States  and Canada. Shipping goods to the 
Madeleine Islands using these trucks  and 
the ferry is  a  significant activity that occurs 
at the Port of Souris.

Interestingly, CTMA now offers  a number of 
different recreational cruises. These include 
a weekly cruise service (June to October) 
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Les  Iles  de la  Madeleine, with a brief stopo-
ver at Quebec City on the return voyage. A 
Cold Water cruise is  also offered, which is 
centered around seal observation on the ice 
flows.

Although most of the port infrastructure in 
Souris was transferred from Transport Can-
ada to the SHAI as  part of the asset trans-
fer, Transport Canada has  retained owner-
ship of the ferry terminal utilized by CTMA 
(which gives the Federal Government some 
continued control over the ability to use this 
wharf for a second ferry). Transport Canada 
also provides  subsidies  to CTMA for the 
crossing.

One major problem for CTMA is  the lack of 
sufficient truck and trailer parking in close 
proximity to the ferry. As  a  result, trucks and 
trailers are often left on private property 
near the port, in particular, the vacant Irving 
Oil property. Similarly, there are no long term 
parking facilities  for ferry passengers  who 
wish to leave their car in Souris. One local 
entrepreneur allows auto parking on his 
property in return for a  $8.00 to $10.00 
parking fee. This  parking activity is  not 
permitted under local planning and land 
use regulations, and is  a  situation that 
should be addressed as part of the long 
term development of the Port. 

SHAI has previously 
proposed the con-
cept of providing 
parking facilities  for 
s h i p p i n g 
containers/trucks 
for the CTMA ferry. 
The SHAI would 
like to create an 
appropriate gravel 
parking lot across 
the street from the 
ferry terminal, and 
lease it back to 
CTMA for their use 
at about $1,000 

per month (roughly the cost of creating the 
parking facility). CTMA’s  response was  that 
they didn’t have the financial resources  for 
this  project at the time, but they would con-
sider putting it into their future operating 
budget so they could obtain additional 
funding from Transport Canada.

The transportation of goods  by CTMA 
could also require warehouse space, which 
may be a potential use for the Marine Ter-
minal Building. This  possibility should be  
further explored with CTMA.

3.7.1. Implication for the 
Waterfront Plan

‣ The waterfront plan should identify a  loca-
tion to provide adequate parking for 
CTMA owned trucks, as  well as  long term 
a location for a new warehouse facility.

3.8. Tourism Amenities 

The CTMA attracts  approximately 105,000 
passengers  a year, most of which are tour-
ists  traveling to the Magdalen Islands. De-
spite this heavy traffic, no retail develop-
ment or tourist product has  been built at 
the port. As well, tourism product in the 
Town of Souris  is  also somewhat lacking, 
although the community does have the 
Matthew & McLean Museum and a provin-
cially run Visitor Information Center on Main 
Street. 

Currently, the major tourist attractions  in 
eastern PEI include Basin Head Beach and 
Fisheries  Museum, the Elmira Railway Mu-
seum and the East Point Lighthouse. These 
attractions help generate tourist traffic in the 
region. Nearby North Lake is  known as a 
tuna fishing capital and deep sea finishing 
charters are offered throughout the summer 
and fall months. Interpretive panels  in North 
Lake provide information on the tuna fishery 
as well as  other species  fished from North 
Lake. According to the manager of the 
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Fig 3.5. Fishermens Wharf 

commercial Kiosks, East-

ern Passage, NS.



Souris VIC, cycling is  very popular in the 
region, and an increasing number of tourists 
are coming to the area attracted by the 
scenic rural roads, and the continued de-
velopment of the confederation trail.

In the early 1990’s a group of local residents 
proposed the concept of “Souris by the 
Sea”. The goal of this  concept was to cre-
ate new tourism infrastructure that could be 
used to attract and retain tourists  in the 
region. The concept included the idea of 
building fishing sheds  at the harbour to 
house a “mussel shack”, a small bar, etc. 

Although the focus  of the port is, and 
should remain industrial, given the visitor 
traffic around the CTMA ferry terminal, there 
is  significant opportunity to establish some 
limited tourism amenities particularly in the 
form of food and/or small scale boutique 
retail kiosks. 

3.8.1. Implication for the 
Waterfront Plan

‣ Create attractions within and around the 
CTMA Marine Terminal including Craft 
and Gift Shop, local entertainment, 
showers, laundry (part of Ferry Terminal).

‣ Interpretive signage and/or interpretive 
parks and viewparks (Isles de la Made-
leine and Eastern Kings).

‣ “Souris  by the Sea”  Fish Shed Kiosks 
(Mussel Shack, ice cream, etc.). The wa-
terfront plan should incorporate an area 
for some seasonal kiosks catering to visi-
tors. Like all retail ventures a properly se-
lected location will be essential. They 
must be highly visible to the waiting ferry 
passengers, while at the same time limit 
potential incompatible use conflicts  with 
the industrial activities  at the port. One 
design possibility is  to replicate the fishing 
sheds currently on site for these kiosks. 
This  has  been successfully done at other 
locations  such as Fisherman’s  Wharf in 
Eastern Passage, Nova Scotia (see fig 
3.5). The sheds  would be owned by the 

SHAI and leased to seasonal businesses. 
This  will require further discussion with 
local fishermen to determine its viability 
(additional sheds would need to be lo-
cated to replace the displaced uses). 

3.9. Ferry Service to Cape 
Breton

The idea for a ferry service between Cape 
Breton and Prince Edward Island is  not a 
new one, and the concept has been stud-
ied at least four times  (1982, 1983  , 1995 

and 2001 by (the latter two by MariNova 
Consulting). The first two studies con-
cluded that the ferry was not feasible. The 
1995 study was initiated in order to address 
the following goals: (1) the opportunity to 
enhance the Cape Breton and Prince Ed-
ward Island tourism experience with atten-
dant spin-offs, (2) the availability of surplus 
tonnage, and (3) the pending completion of 
the Fixed Link in 1997-98.

The 1995 MariNova study addressed two 
major weaknesses of the previous  efforts: 
(1) the focus  on a  highly-subsidized, year-
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of consumer research to determine poten-
tial demand, and a proper pricing structure. 
The report reached the following conclu-
sions:

‣ The market assessment determined that 
the level of support for a  ferry service be-
tween Cape Breton and Prince Edward 
Island was  significant, with 95% of the 
respondents  indicated a  willingness  to 
spend at least $50 for two people and a 
vehicle, and over 75% willing to spend 
$75 for a trip about as  long as Saint John 
to Digby crossing. Based on a summer-
only operation, full cost recovery was 
theoretically achievable by capturing a 
relatively small percentage of the Prince 
Edward Island market, estimated to be 5-
10%.

‣ The study identified and examined the 
feasibility of using one of two vessels: 
Marine Atlantic's  John Hamilton Gray, 
and Coastal Transport's Grand Manan IV. 
While relatively old and expensive to op-
erate, the John Hamilton Gray was  avail-
able in the summer months, as this  vessel 

was  only required for winter operations 
between Borden, Prince Edward Island 
and Cape Tormentine, New Brunswick. 
The other disadvantage to using the Gray 
was  that the vessel was  relatively large, in 
terms  of deadweight, length, and draft, 
which would have affected port infra-
structure requirements. The Grand 
Manan IV did not provide enough vehicle 
or passenger capacity to be financially 
feasible.

‣ It concluded that the ferry would be fea-
sible assuming existing vessels  such as 
the Marine Atlantic, Northumberland Fer-
ries or the Coastal Transport (Grand 
Manan) ferry were used.

‣ The study indicated that port facilities  are 
readily available in Souris, at minimal cost. 
Since then, improvements  have been 
made at Souris  to accommodate CTMA’s 
new vessel, Madeleine. In Cape Breton, 
several sites were available to support a 
ferry, but all required a significant invest-
ment. Port Hood was selected as  the 
preferred location for the Cape Breton 
terminus, and a  docking facility estimated 
to cost of $2.5 to $3.0 million (1995 dol-

lars). According to 
CTMA management a 
the time of this  last 
study, a second serv-
ice could be easily 
a c c o m m o d a t e d 
within the schedule of 
the existing service. 
The vessel would 
overnight in Souris 
and sail early in the 
morning, to be back 
in Souris  again after 
the CTMA vessel left 
in the afternoon.

‣In a subsequent 
(2001) study update, 
MariNova Consulting 
identified an operator 
with a suitable vessel, 
( t he I s l e o f Man 
Steamship Company) 
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that was  willing to bring a vessel to Can-
ada and invest in a new service, but they 
were not willing to spend money on a 
new terminal in Port Hood. They did indi-
cate a  willingness to sign a  5 year lease 
to operate a service if another entity was 
willing to invest in the ferry terminal 
needed at Port Hood. As evidence of the 
potential of the concept, a contractor in 
Port Hood (Van Zutphen Construction 
Inc) spent their own money on the design 
of a ferry terminal, and was  willing to 
lease the facility at cost to the ferry serv-
ice, but the company needed some addi-
tional capital from government, which 
was  not forthcoming (presumably due to 
the potential impact of this  ferry service 
on the Wood Islands to Caribou ferry – 
although this  impact has  never estimated 
or quantified).

3.9.1. Conclusion and Potential 
Development Opportunities

As this  study is  written (Winter 2008), the 
prospects for such a  service have changed 
completely. While still a  good idea  in theory, 
the ferry industry in Atlantic Canada has 
experienced some turbulence caused by a 
downturn in the tourism industry in certain 
parts  of the region, and higher fuel prices. 
Two studies  have examined the future of 
the Saint John - Digby ferry and it received 
government assistance to keep it opera-
tional in 2006-07 until January 31st, 2009. 
Both levels  of government are conducting 
studies  to examine options beyond this ti-
meframe.  A new agreement between Bay 
Ferries  and the Province of Nova Scotia  will 
also provide $2.5 million to allow the 
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operate.

In addition to the need for subsidies  to keep 
ferries operational in the Southern part of 
Nova Scotia, the availability of a good qual-
ity used ferry is now an issue. The previous 
studies  by MariNova Consulting were predi-
cated on the availability of older vessels  still 
in the region after the completion of the 
Confederation Bridge. The previous  studies 
also assumed that the former Lucy Maud 
Montgomery might also be available, as  it 
had just been replaced by the Isle of Innish-
tuck (now Madeleine) for the Magdalen Is-
land service. These vessels  had Canadian 
flags and were compliant with marine regu-
lations  that existed at the time. Today, they 
have all been scrapped or laid up for such a 
period that they would be very difficult to 
bring up to class. A new (to Canadian wa-
ters) vessel would have to meet the very 
latest Safety of Life at Sea  (SOLAS) regula-
tions  and all Canadian ships will have to 
meet these standards  by 2012. This  makes 
the cost of obtained a vessel much higher 
than previously estimated. The Isle of Man 
Steamship Company has  also been sold, 
as well as  the vessel they had proposed to 
use, which they only used during their win-
ter, which would have been a perfect match 
for this service.

One possible vessel that is currently avail-
able is  one of the three Pacificats  that are 
docked in Victoria BC. These catamaran 
ferries were the subject of a  scandal in that 
they were built (at enormous  cost) to run 
from Vancouver to Victoria, BC, but due to 
wave wake/wash and other performance 
issues, they were subsequently sold to the 
Washington Marine Group. According to 
sources, the Pacificat can travel at 37 knots 
and would be more than suitable for the 
Souris to Port Hood service; only one ferry 
would be required. It is  estimated that one 
could be purchased for about $12.0 million, 
although the rising cost of fuel would cause 
some concern over thhe viabilitlity of this 
vessel with a 3-4 month sailing season. 

To find out if there was  still interest in the 
Souris to Port Hood ferry service, the con-
sultants  had a conversation with the CAO of 
the Municipality of the County of Inverness 
(Port Hood is  located in this municipality) 
and with the Strait Highlands  Regional De-
velopment Authority (RDA). Both groups are 
still very interested in exploring the option of 
the ferry service between the two communi-
ties, and the CAO has requested that the 
director of the Strait Highlands  RDA make a 
presentation to municipal council this  Fall 
on the topic. Clearly, the benefits  of a sec-
ond ferry to Souris would be substantial, 
and with the right ferry, Souris  can re-use 
existing infrastructure (i.e., the existing or 
surplus ferry wharf). It would appear that 
seasonal traffic flows  are not a problem. 
The issue is how to get ferry wharf capacity 
in Port Hood, and the availability of a cost 
effective ferry that meets current SOLAS 
regulations. The ideal scenario would be the 
ability for an operating company to lease a 
ferry for several years, with the option to 
purchase should the route prove to be prof-
itable. 

Although there is  a lot of support for this 
concept in Souris  and in Port Hood, the 
Federal Government does  not appear to be 
overly interested in the concept, with MP 
Roger Cuzner (Cape Breton-Canso) indicat-
ing that “It’s  unlikely a business  case can be 
made for a ferry link to PEI”, and “Since the 
Link opened, traffic patterns  have changed 
considerably on and off PEI, even to the 
point where Northumberland Ferries  were 
looking at cutting back service three years 
ago”, and “I am not aware of any commer-
cial interested in providing that service, and 
that would be a requirement before engag-
ing governments  in the debate” (Cape Bre-
ton Post, 04/09/07). 

3.9.2. Implication for the 
Waterfront Plan

‣ There is  no need to create any additional 
infrastructure in Souris  to host a second 
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ferry. The real implication for the devel-
opment plan is  to make sure that any 
new construction/development does  not 
preclude the potential to dock a second 
ferry at a  later date, should a ferry and 
ferry operator be found. 

‣ With two ferries, there may be issues  re-
lated to vehicle stacking in the current 
compound (about 350 vehicles) unless 
the ferry times  were significantly different. 
The only feasible future option in this re-
gard is creating a second compound 
across  Breakwater Street. This  is  another 
potential reason for the strategic impor-
tance of this land. 

‣ Although the odds  do not appear to be 
great, the potential economic impact 
could be tremendous. Therefore, the 
SHAI in concert with potential Cape Bre-
ton partners, may want to invest some 
funds to update the previous ferry study. 
This  study would focus on finding a ferry 
that meets  SOLAS standards, and at-
tempt to locate a ferry operator willing to 
build around the local market. Should 
these objectives  be met, a second phase 
study could re-examine the potential 
market for the ferry, and re-examine cost 
estimates associated with docking infra-
structure in Port Hood.

3.10. Ocean Choice PEI and 
Agrawest 
Opportunities 

After the Unsen Fish plant burned down in 
1994, ACOA and the Province of PEI devel-
oped a 52 Acre industrial park that was  to 
be oriented towards the food processing 
industry. Now known as  the Souris  Food 
Park, the $20 million industrial park is lo-
cated on a site overlooking the Souris  Har-
bour. Since its  opening, two major busi-
nesses have been attracted to the site in-
cluding Polar Fisheries (now Ocean Choice 
PEI) and Agrawest. 

Ocean Choice PEI is  an independent sub-
sidiary of Ocean Choice International, a ma-
jor fish processor based in St. John’s  New-
foundland. In addition to their processing 
facility, OCI PEI’s  administration offices  are 
also located in Souris, and combined, they 
employ about 230 people. OCI PEI also 
own facilities in Beach Point and Victoria 
PEI, as well several factory freezer vessels. 
The facilities  process a  variety of species 
including Lobster, Crab, Oysters and Pela-
gics. 

Agrawest produces  dehydrated potato 
granules  and flour for industrial and com-
mercial baking operations at their Souris 
Food Park location. They currently employ 
approximately 500 people. In 2000, Agraw-
est was  acquired by Idaho Pacific Corpora-
tion, which considers the Souris plant one 
of the most modern potato granule facto-
ries in North America. 

Both companies  currently lease space in 
the SHAI Marine Terminal Warehouse for 
storage, with Ocean Choice storing packing 
for fish products, while Agrawest stores  its 
potato granules  that are awaiting shipment 
by truck. Although the warehouse is  located 
alongside the wharf, neither use requires 
this  waterfront adjacency, and could be 
considered an under utilization of the ma-
rine terminal. The combined rent received 
by the SHAI amounts  to about $30,000 per 
year (approximately $1 per SF). 

SHAI officials  have been discussing the de-
velopment potential of the waterfront with 
Ocean Choice. Also, OCI is signing a five 
year lease with SHAI for the operations  of 
the ice house located at SHAI’s terminal. 

3.10.1. Implication for the 
Waterfront Plan

‣ SHAI has met with Ocean Choice.

‣ Opportunities include the use of the salt 
water well by Ocean Choice, exploration 
of housing needs  for OCI workers, the ice 
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cold storage.

3.11. Coast Guard 
Expansion

For most small Maritime communities, the 
potential to host a major government facility 
such as  a  regional Coast Guard base would 
be a major opportunity. However, in the 
case of Charlottetown, although area resi-
dents appreciate the jobs the existing coast 
guard base creates, there are concerns  
regarding the physical location of the exist-
ing facility as  it disconnects  the community 
from Charlottetown Harbour. It is  for this 
reason (i.e., the improvement of the Char-
lottetown Waterfront) that the Charlottetown 
Area Development Corporation (CADC) 
would consider the relocation of the Char-
lottetown Coast Guard facility a  high priority 
for the Charlottetown waterfront. 

Should the Coast Guard facility be relo-
cated, it could represent a tremendous 
economic development opportunity for the 
Port of Souris. Therefore, the goal of this 
section is  to determine the likelihood that 
the base would be relocated; what the op-
erational requirements of this  new base 
would most likely be; and whether or not 
Souris could reasonably meet these re-
quirements. 

According to the Directory of Federal Real 
Property (DFRP) the existing Coast Guard 
base in Charlottetown is  approximately 4.11 
hectares  (10 acres) in size and contains  an 

Administrative building, a 
Shops  Building, Stores 
Bu i ld ing , Buoy Shed , 
Wharf, a secured com-
pound area, and approxi-
mately 30 parking spaces. 
The base provides office 
space for the DFO Area 
office, the Licensing Office, 
Small Craft Harbours, and 
Conservation and Protec-
tion. It also provides light 
industrial space to support 
Coast Guard Operation 
such as: bench electronics 
space used for fixing ra-
dios; lay down space within 
a secure exterior com-
pound for storage of navi-
gational buoys and other 
equipment; and some light 
industrial space for fabrica-
tion. The wharf is used to 
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Fig 3.8. Charlottetown 

Coast Guard facility.

Table 3.1 Estimated Space Allocations, Char-

lottetown Coast Guard Base (m2)

Administrative 
Buildings

Shops Building

Stores Building

Buoy Shed

Total

Usable (m2) Rentable (m2)

627 852

1274 1606

1385 1459

322 337

3608 7862



accommodate ships  within the Coast 
Guard ice breaking fleet, including the Earl 
Grey which is officially stationed at the 
base. 

The Shops, Stores, and the Wharf were 
constructed during the 1960’s, while the 
Administration Building was  added in 1988. 
In total, there is approximately 4,254 sq. 
meters  (45,000 SF) of floor area provided at 
the base. The approximate usable and 
rentable area of each building is summa-
rized in the chart below:

Of the 4,254 m2 space provided, 3,608  sq. 
meters  is  useable; an 84% efficiency. This 
total allocation of space can be subdivided 
into the following components: 1,110 m2 is 
office space and 3,607 m2 is non office 
space (warehouse, bench electronics 
space, fabrication etc.). The base is cur-
rently fully occupied. 

Although some political discussions  have 
taken place regarding the potential reloca-
tion of the base to Georgetown, PEI, there 
is  no certainty that the move will ever occur. 
According to DFO officials, very little of the 
ground work required to make such a deci-
sion has been completed, and it does not 
appear to be a  high priority for Pubic Works 
staff at this time. No decision has  been 
made to close the Charlottetown Base, 
and, in fact, most government staff con-
tacted were not convinced that this  closure 
would ever happen. On balance however, 
this  will likely be a political decision, and as 
the Charlottetown Waterfront continues  to 
develop, there will be more and more pres-
sure to relocate the base so that the exist-
ing facility can be redeveloped as a conven-
tion centre and/or additional cruise ship 
docking facility.

3.11.1. Design Criteria for the Coast 
Guard

Although the Coast Guard has not pub-
lished an official statement of their needs 
should they decide to move the Coast 

Guard base from Charlottetown, Colliers 
was  able to prepare a  preliminary design 
program based on conversations with 
Coast Guard and Public Works staff. The 
following points appear to be pertinent:

‣ Smaller Facilities. In the event of a 
move, the operation would likely be 
scaled back to some degree and split up. 
For example, many of the Small Craft 
Harbours (SCH) operations, such as the 
licensing office, would likely need to re-
main in Charlottetown, because it pro-
vides a  service to fisherman from all 
around the province. 

‣ Berthage. The Earl Grey, an icebreaker, is 
officially stationed at the Charlottetown 
Base, but it is actually located at the 
Dartmouth Base much of the time. Ac-
cording to DFO officials, regardless  of 
where the Earl Grey is permanently sta-
tioned, a new base may need to accom-
modate this  vessel for shift changes, ob-
taining supplies  and strategic positioning 
based on existing ice conditions. The Earl 
Grey is 69.73  meters  long, has a breadth 
of 13.7 meters, a draft of 5.2 meters, and 
a freeboard of 1.5 meters. Souris  could 
accommodate this  ship on the north side 
of the Marine Terminal Wharf. 

‣ Lay Down Yard. A secure and fenced 
exterior lay down compound, near the 
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age of buoy’s and other navigational aids. 
One DFO official estimated that approxi-
mately 1.7 ha (4 acres) of space is  allo-
cated for this  purpose at the existing 
base, however it is  likely that the contin-
ued shift towards  electronic navigational 
aids  (GPS, etc) will reduce the require-
ment for this  lay down space over time. 
The maintenance of buoys  and naviga-
tional aids  is also currently contracted out 
to the private sector, which could poten-
tially further reduce the future need for lay 
down space at a relocated base.

‣ Light Industrial / Warehouse Space. A 
light industrial building would be required 
with suitable space for marine industrial 
activities  related to Coast Guard Opera-
tions  such as: welding, working on mo-
tors, and maintaining navigation lights. A 
space for bench electronics would also 
be required that would be suitable for 
working on radios  and other electronic 
equipment, as  well as  some warehouse 
space. Although it is  difficult to speculate 
how much of this  space would be re-
quired in a new facility, approximately 
3,600 sq.m. (38,736 SF) is  utilized for 
these purposes  in the existing base. This 
is  just slightly bigger than the existing po-
tato shed on the Souris  Wharf, which 
contains 2,880 sq. meters (31,000 SF). 

‣ Office Space. There would be a require-
ment for office space in a new base, but 
it would likely be a smaller requirement 
then the 1,110 sq. metres (11,943  SF) 
currently utilized in the existing base. 
Some administrative activities, such as 
the Licensing Office, would most likely 
need to remain in the Charlottetown area. 
Assuming that only half as  much space is 
needed in a new location, the SHAI would 
need to allow for a  6,000 SF building on 
two levels (i.e., a building with a  footprint 
of 3,000 SF), as  well as  parking for about 
20 to 25 cars. 

‣ Geographic Location. It is  uncertain ex-
actly what geographic requirements that 
the Coast Guard would be looking for in a 

new facility, but it is  reasonable to as-
sume that they would want to be rela-
tively central to most locations they serv-
ice. If they maintain a base on PEI other 
than Charlottetown, Georgetown and 
Souris are the only two non congested 
options, and between these two, Souris 
may have some competitive advantage 
as it offers superior proximity to the north 
shore of the Island. It could also be ar-
gued that it would be beneficial to be lo-
cated in Souris, so that service can be 
more easily provided to the CTMA ferry 

service, especially in of the fact  Trans-

port Canada has announced that they are 
going to explore the option of running the 
ferry year round starting in 2009.  If this 
change becomes permanent, it would 
strengthen the position that the base 
should be located in Souris.

3.11.2. Conclusion and Potential 
Development Opportunities 

With good strategic planning, it appears 
that Souris  would be able to accommodate 
most of the Coast Guard’s requirements 
should the decision be made to relocate 
operations from its existing location.  

3.11.3. Implication for the 
Waterfront Plan 

The waterfront plan should take into con-
sideration the following points in order to 
maintain the option of attracting the Coast 
Guard to Souris:

‣ A 2-3  acre area is  needed for exterior 
fenced compound space (Storage of 
navigational aids). This  should be near the 
wharf. 

‣ 2,500 m2 (27,000 SF) light industrial and 
warehouse space 

‣ 560 m2 (6,000 SF) of office space

‣ 5.2 meters  of water depth and 100m of 
berthage space for the Earl Grey
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3.12. Souris Beach 
Development

Souris Beach area (along Highway 2) forms 
the gateway into Souris at the mouth of 
Souris Harbour. Although not technically 
part of the SHAI land holding, the consult-
ants  were asked to make recommendations 
for this  important tourist area as part of the 
waterfront master plan. 

The current challenges  with this  area in-
clude:

‣ The purpose and activities  of this  area are 
not made clear for tourists and signage is 
lacking

‣ The full beach and picnic destination po-
tential of this area has not been realized

‣ Views of the harbour are marred by over-
head wires

‣ Beach-related activities  (active and pas-
sive) have not been realized.

‣ The groins  installed to trap sand on the 
beach have become a safety and aes-
thetic hazard.

‣ The sensitive dunes are being compro-
mised by people walking through them 
haphazardly. If this continues, the parking 
area and buildings could be compro-
mised in future storms.

The proposed design for this  area will be 
covered in the next chapter.
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Chapter 4: Waterfront Plan

4.Chapter 4: Waterfront Plan
The master plan outlined in this  chapter is  a 
direct response to the assessment of mar-
ket opportunities  in the previous  chapter 
and the vision and objectives  outlined by 
the SHAI for the harbour (chapter 1). The 
physical plan is  a  response to the spatial 
requirements presented in this  report, which 
may, no doubt, change as other opportuni-
ties present themselves  in the coming 
years. 

The principles which will shape future land 
use decisions in the future are presented 
below. So, while the plan will remain some-
what malleable, the principles which will 
shape the evolution of the port will remain 
constant. 

4.1. Land Use Principles

1. The waterfront proper should be re-
served for ‘water dependent’ uses 
(those uses  which require direct access 
to the water). Water enhanced uses, 
like storage/laydown, more public uses 
(residential/commercial), parking lots, 
etc. are more aptly suited to non-
waterfront SHAI land holdings.

2. Land banking is a fundamental land use 
strategy for the SHAI. Wherever the 
opportunity exists to expand its land 
holdings, SHAI should seriously con-
sider each opportunity using a passive 
acquisition strategy (waiting till proper-

ties  come up for sale and purchasing 
for fair market value). A more active 
strategy (land option or right-of-first-
refusal) should be implemented for the 
entire block bounded by Knight Ave, 
Breakwater St, Green St and McPhee 
Ave.

3. SHAI should employ “sustainable deci-
sion making” (economic and environ-
mental) for all aspects of port opera-
tions, management and administration. 

4. The Souris harbourfront should be a 
mix of public and private land uses. 
Recognizing that the waterfront is an 
important tourist draw for the region 
and an industrial catalyst, it should pro-
vide a  good mix of safety/security and 
public uses/benefits. SHAI should en-
courage economic development oppor-
tunities  for a mix of different land use 
that are both water dependent and wa-
ter enhanced.

5. The Souris  harbourfront is  a mix of rec-
reational and industrial waterfront uses. 
Ideally, these uses  should be separated 
and zoned to minimize potential con-
flicts.

6. SHAI should actively pursue waterfront 
opportunities that will reinforce the har-
bour as  a regional anchor for water re-
lated industries.

7. SHAI should continue to work proac-
tively with the Town to develop an inte-
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grated waterfront and downtown de-
velopment strategy.

8. SHAI should assess  and improve serv-
ices and infrastructure for all existing 
waterfront uses  (recreational to indus-
trial).

9. SHAI should continue to foster partner-
ships  with the Souris Foodpark to 
maximize the synergy between indus-
trial and commercial opportunities for 
both.

10. SHAI should work with CTMA to im-
prove the waterfront user experience in 
Souris and capitalize on on this  atten-
tive audience of waiting passengers. 

4.2. SHAI Land Banking 
Strategy

There are several reasons for an active land 
banking strategy for SHAI in the coming 
years.

1. SHAI has a lot of water frontage, but 
very little land. Backup land is extremely 
important and valuable in the develop-
ment of a port, and the lack of ade-
quate land could preclude some future 
development opportunities. Creation of 
new waterfront land is  an expensive 
option compared to purchase of exist-
ing undeveloped land.

2. Georgetown has  an advantage over 
Souris in that it has  a deeper channel 
into the harbour (10.97 metres  versus 
6.7 for Souris). Georgetown also has 8 
meters  of depth alongside their wharf 
(Souris  has 6.7).   The big advantage 
Souris has the amount of undeveloped 
land around the port.  SHAI needs to 
capitalize on this.

3. The other issue is the ability to control 
what occurs  on surrounding lands.  If 

the land surrounding the port gets  de-
veloped, there could be land use con-
flicts (noise, dust or smells from an ac-
tive port) which might compromise fu-
ture port expansion. Some uses could 
even compromise the quality of the 
valuable salt water well.

4. The eventual Breakwater Street exten-
sion provides  a second logical gateway 
to the Food/Industrial Park (another 
competitive advantage for Souris). Hav-
ing the control to ensure that this gate-
way is  developed in an appropriate 
manner is important. Similarly, the lands 
on both sides of McPhee Ave are im-
portant because they form the gateway 
to the waterfront for most ferry traffic.

5. Customers will have to drive past this 
location to get to the lighthouse pub. 
 Again, we need to control this location.

6. Some of the back-lands could be 
turned into inexpensive waterfront land 
if the road to the lighthouse/lagoon 
lands (south of McPhee Ave) were 
pushed east. 

4.3. Waterfront Vision 
Statement

In 10 years, the Port of Souris  will become 
a prominent economic driver for eastern PEI 
and an expanded regional hub for industrial 
and recreational waterfront activity. New 
industrial uses will take advantage of the ice 
free port on a year round basis. Support 
services  and facilities for these new uses 
will be sited strategically on lands east of 
Breakwater Street. Recreational waterfront 
uses will book-end both ends of the indus-
trial waterfront.

The first element of the revitalized Port of 
Souris to come into view will be blades  of 
the recently installed wind turbines adjacent 
to the new Lighthouse Restaurant and Pub. 
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The wind turbines  are 
the first indication that 
the Port of Souris  has 
embraced a sustainable 
vision of the future has 
been repositioned as 
one of Prince Edward 
Island’s  most important 
working ports.

The Souris  waterfront of 
the future has  integrated 
its  many different ele-
ments  and uses into a 
diverse, yet cohesive 
master plan that ex-
pands upon the Port’s 
role as  the economic 
and physical centre of 
the Town of Souris. The 
Souris Harbour Author-
ity master plan is  a 
strategy to both pre-
serve the industrial and commercial capabil-
ity of the harbour while linking its  other ele-
ments, to create a  waterfront that will at-
tract area residents  and tourists  throughout 
the year. 

A realigned Confederation Trail connects 
residents  and tourists  to the ferry terminal 
and to the rest of PEI. The boardwalk and 
sidewalks  along the Port further connect 
the Confederation Trail to the renovated 
lighthouse restaurant and pub, a new wa-
terfront park and the spectacular views  of 
the Northumberland Strait. After visiting the 
lighthouse restaurant, tourists  and Mag-
dalen Island ferry passengers can explore 
the busy working port and shop at the 
Port’s  colourful waterfront kiosks, full of lo-
cal produce, crafts, and services.

The Coast Guard site has expanded to ac-
commodate a new office complex and the 
icebreaker, Earl Grey, is  berthed next to the 
transit-shed wharf. The marina has  been 
upgraded and has services most of the rec-
reational boats  on the Eastern end of the 
Island as the addition of a boat lift and a 

new, fenced boat yard have made Souris 
the full-service marina of choice. 

A new seasonal ferry-service links Souris  to 
Port Hood in Cape Breton. Passengers 
waiting to board the either of the Magdalen 
or Port Hood ferries, enjoy strolling through 
a working fishing port where they can pur-
chase food, crafts and art. 

A new transport trailer parking lot has  been 
constructed near the fenced boat storage 
compound for tractor trailers waiting for 
incoming ferries. The Port of Souris  has 
also attracted a new aquaculture research 
facility adjacent to the salt water well. 

In this  vision for the future, the Port of 
Souris has become a  vibrant and attractive 
year-round regional leader in waterfront de-
velopment. The vision is based on combin-
ing multiple land uses to create a  sustain-
able and pragmatic approach to ensure the 
Port expands  its  role as the stimulus for 
economic growth in the region. 
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4.4. Waterfront Plan

The waterfront plan includes the Port lands 
(and surroundings) and the Souris Beach 
area development. While geographically 
separated, these areas  are both important 
gateways into Souris  and important drivers 
for waterfront revitalization.

1. The Port Plan

a. Lighthouse Redevelopment

The existing Souris  lighthouse repre-
sents one of the best opportunity sites 
along the Souris  waterfront for providing 
a tourist attraction and additional water-
front amenity space for the Souris resi-
dents and tourists.

The current lighthouse has tremendous 
views of the Port of Souris  and the 
Northumberland Strait. By integrating 
additional amenities into the lighthouse 
site such as  a restaurant, pub, or inter-
pretive centre, and adding a new water-
front park, the Souris  lighthouse can 
become a significant tourist attraction to 

bookend the waterfront. Furthermore, 
the proximity of the lighthouse to the 
CTMA Terminal, will be attractive to trav-
elers waiting to board the ferry to the 
Magdalen Islands. 

Some of the important elements pro-
posed for the lighthouse site plan in-
clude a 20-30 car parking lot and drop 
off area, a sculpture park, a deck in front 
of the lighthouse to provide a look-off 
(and, for environmental reasons, to ele-
vate people off the ground), and the ad-
dition of a  tourist or commercial enter-
prise. The lighthouse itself should be 
preserved on the exterior as  the icon to 
the overall structure, although the inte-
rior could be refitted to provide some 
value to the eventual development. 

Due to the location of the Town’s  sew-
age lagoon, the site will require signifi-
cant landscaping improvements to 
screen the views  of the sewage lagoon. 
This  improvements  could include an 
earthen berm, vegetation or a combina-
tion of both.
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b. Salt Water Well / Aquaculture 

Research Development Opportunity

The potential to fully exploit the oppor-
tunity presented by the location of the 
salt water well means  sufficient devel-
opment space must be preserved for 
a research or commercial building near 
the well. The master plan recommends 
reserving the space north of the light-
house for this purpose (if the light-
house property is  developed first, a 
conduit should be installed 5’ below 
grade to accommodate future water 
connections  to the well. This site (in 
the area of the old Unsen’s  Fish Plant, 
Fig 4.3) could easily accommodate a 
160’x180’ (30,000 SF) building, a 30 
car parking lot off of Breakwater 
Street, and a rear service entry for 
tractor trailer access. The proximity to 
Unsen’s wharf should also present an-
other advantage for a research or com-
mercial application that needs  access to 
both the port and salt water well. 

Ideally the facility should be designed to 
preserve views of the Port from the new 
Lighthouse facility with the finished floor 
of the structure set 10-15’ 
below the finished floor of 
the lighthouse. This  is  con-
sistent with the grade differ-
ential in this area.

c. Sidewalk / Boardwalk 

Extension

The Town and SHAI have 
made good progress con-
necting the downtown to 
the waterfront with a com-
bination of concrete side-
walks and a wood board-
walk. Currently, the board-
walk ends  at the Coast 
Guard station / Knights 
Landing entrance. The 
boardwalk should be ex-
tended to the lighthouse 
facility as  part of the even-
tual lighthouse improve-

ments. Street lighting with themed wa-
terfront light standards and street trees 
(where feasible) should eventually be 
added along the length of the board-
walk. Interpretive panels should be de-
signed and installed along the board-
walk to present the evolution of the 
Souris waterfront. Wayfinding signage 
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and seating amenities should also be 
considered.

Extending the boardwalk to include the 
lighthouse, in conjunction with a 
count-down clock for ferry passen-
gers, will encourage people to explore 
the rest of the port, specifically the 
lighthouse.

d. Wind Turbine Site

The Province of Prince Edward Island 
is  one of the few jurisdictions  that has 
legislation regulating the location of 
wind turbines. The Planning Act out-
lines where and how wind turbines can 
be sited on lots  within the Province. 
Most importantly, wind turbines must 
be sited the height of the tower away 
from any lot lines  or public or private 
roadways, and three times the height 
of the tower from any habitable build-
ing on a neighbouring lot. It is  as-
sumed in this site plan that the wind 
turbine proposed to be installed is an 
Entegrity Wind System turbine with a 
20m tower. The proposed location for 

a wind turbine along the Souris  water-
front is  south of the lighthouse and west 
of the existing sewage lagoons (see Fig 
4.4).

e. Marina Enhancements

One of the strengths of the Port of 
Souris is that it is  one of the few vacant 
marinas on Eastern PEI (Montague and 
Cadigan are both full); however, this  lo-
cation is also one of the constraints  as 
there is  not a significant local boating 
population and the Port of Souris, de-
spite the existing amenities, is  not a 
typical destination for visiting boaters. 
Taking full advantage of the existing boat 
lift, a  boat storage yard and a new, 
modernized marina should enable 
Souris to increase its  recreational boat-
ing usage.

The master plan envisions two phases 
to the marina’s  evolution. In Phase One, 
the marina would relocate the slips  (in 
much the same configuration as  exists 
now) more westerly on Breakwater 
Wharf to an area with 3-4m of depth. 
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Marina plan



This  would free up the area where the 
existing marina sits  where water depth 
(5m) would provide the SHAI additional 
opportunities for larger vessel docking. 
The marina  building would stay where it 
currently sits. Wharf fendering improve-
ments  would be needed along the wharf 
face. In the long-term, this  area still suf-
fers  by mixing industrial operations  with 
recreational boaters. The more suitable 
location would be north of the Magdalen 
Island Ferry which is  a short walk from 
the downtown and could share the rec-
reational infrastructure of the marine 
terminal.

In phase two, when expansion is  neces-
sary, the existing marina would move 
northwest of the existing ferry terminal. 
This  new marina would expand to in-
clude enough berths  for 40 boats, pos-
sibly with area for mega-yacht facilities. 
Also, an expanded marina building 
would be constructed with an increased 
level of amenity to further make the ma-
rina more attractive to recreational boat-
ers and sailors. 

The proposed marina  area in phase 2 
would definitely require dredging and 
shoreline improvements as  well as some 

infilling for the Marina  building as  pro-
posed.

f. Possible Coast Guard Site 

Redevelopment

The potential to increase the Coast 
Guard presence at the Port of Souris 
could represent a significant long-term 
economic benefit for the region. The 
Coast Guard, when it relocates some of 
its  operations from its  existing location in 
Charlottetown, will require increased 
berthage space as well as  a larger out-
door storage area for its  navigational 
aides. Also, any relocation of personnel 
would also require an increase in the 
amount of office space needed to house 
the relocated employees. 

The master plan envisions  a larger 
space requirement for the Coast Guard 
near its  existing location. As  a result, a 
contingency plan needs to be in place 
for the existing marina  and it is  proposed 
the marina can move to the northwest of 
the ferry terminal should the Coast 
Guard require the space on the north 
side of the breakwater.

In this  scenario, the existing Marine shed 
could fulfill many of the same roles as 
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the maintenance shops in Charlotte-
town. There is  ample room for naviga-
tional aide laydown in this  area. Addi-
tionally, fencing the area for security rea-
sons  would limit be quite straight for-
ward, limiting access to Breakwater 
Wharf and Marine Terminal Wharf. 

In the short term, land use changes 
should not jeopardize the opportunity for 
future Coast Guard expansion.

g. Truck and Boat Storage Enhancements

The master plan calls for a formal park-
ing and storage area  to be created on 
the Irving Lands across Breakwater 
Street from Knights Landing. This  area 
would provide temporary and long-term 
parking for transport trailers  and trucks 
traveling to the Magdalen Islands. Cur-
rently, there is no formal area and trailers 
are left in vacant lot across  from the en-
trance to the breakwater wharf. This 
uncoordinated approach to short-term 
parking is uncontrolled and visually un-
appealing. Furthermore, if the parking lot 
and storage where operated by SHAI, 
there is  the possibility of generation 
enough revenue to fund the necessary 

capital improvements  to the undevel-
oped site. The area could also double 
for vehicle parking for walk-on passen-
gers  who are currently parking in a  resi-
dential area (a non-conforming use). 

In addition to a parking lot, this  site 
should be expanded to incorporate a 
year-round secure boat storage facility 
for the marina. A secure storage area, 
specifically for storing pleasure craft, but 
also any other type of boat, would add 
an additional level of service to the ma-
rina. This storage service would mean 
marina users  could leave their boats  at 
the port year round. This  option would 
require easy access  by the travel lift 
which would require some road regrad-
ing and relocation of overhead power-
lines on the east side of Breakwater 
Street underground at the entrance into 
the facility.

h. Potential Site for Port Hood Ferry

As indicated in Chapter 3, there remains 
a number of critical questions concern-
ing the economic viability of the a ferry 
connection from Port Hood to Souris. 
Despite this concerns, the Waterfront 
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Fig 4.7. Truck and Boat 

Storage location



Master Plan must ensure that suitable 
water frontage remains  to implement 
this  potential ferry link should the con-
cept become economically viable in the 
future. 

The master plan recommends the wharf 
adjacent to the CTMA wharf be pre-
served as the site for any future ferry 
connection to Port Hood.

i. Cold Storage Facility

There are several possible locations  for a 
stand-alone cold storage facility in 
Souris but the location with the most 
synergies  is the Souris  Foodpark loca-
tion. In this  location, a  23,000 sq.ft. facil-
ity will be located with ample transport 
truck access  and parking for 20 cars 
(see Fig 4.10). 

In addition to the con-
struction of the cold 
storage facility, SHAI will 
be investigating the pos-
sibility of construction a 
permanent location for a 
workers village for immi-
grant workers (see fig 
4.10 and 4.11).  This  
villages will have 15 to 
20 high-quality modular 
units  designed specifi-
cally to house visiting 
workers. Each unit has 
individual washroom 
facilities  and is designed 
to house 6 to 8  workers. 
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Fig 4.8. Truck and Boat 

Storage location

Fig 4.9. Potential Ferry to Port Hood Location



Included in the plan is a clubhouse facil-
ity that serves  as a cafeteria, dining 
room, and recreational areas  such as  a 
multimedia room and games room.  The 
site will be landscaped to include walk-
ing paths and green space. 

j. Ferry Terminal Area Improvements

Although not part of the SHAI land hold-
ings, the SHAI should work with Trans-
port Canada and CTMA to realize im-
provements  to the ferry terminal area. 
These could include introducing com-
mercial kiosks  in the area of the north 
bait sheds, expansion of the current ma-
rine terminal to provide information serv-
ices and possibly an interpretive centre 
and other shoreline improvements  asso-
ciated with the proposed marina im-
provements in this area.

2.  Souris Beach Concept Plan

As the gateway into Souris  for most traf-
fic, the Souris Beach is  the first point of 
entry into the Town. The recommended 
improvements to this  area (fig 4.12) in-
clude:

‣ Better signage including gateway signage 
to announce the Town and the beach 
area.

‣ The groins  should be removed as  they 
create a  significant health hazard for 
swimmers.

‣ A raised boardwalk and viewing tower 
should be constructed in the area of the 
sensitive dunes. The boardwalk should 
incorporate a seating and interpretive 
node at the entrance in the area of the 
current wood platform. 
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‣ Eventually the parking lot can be ex-
panded to the west as needed.

‣ The adventure playground should be im-
proved and expanded.

‣ A fire pit and other picnic facilities  should 
be added. 

‣ Interpretive panels should be added 
along the waterfront trail.

‣ A drop-off could be incorporated into the 
parking lot.

‣ Active uses  for the building should be 
pursued which would raise the ecotour-
ism profile of Souris  (kayak rentals, bike 
rentals, eco-centre, food services).

‣ A beach look-out area  for observing wild-
life.
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Chapter 5: Implementation

This  report describes a long-term, 10-year vision for the Port of Souris. The Waterfront Mas-
ter Plan should provide a  framework for port development and investment over the next 
decade. The recommendations in this  report are consistent with the goals of the SHAI and 
the current economic and political climate. Future ideas and opportunities for the waterfront 
(not expressed in this  report) are likely to materialize as a result of the advancement of this 
plan; when they do, it will be important to reflect on the goals  and objectives  outlined in this 
report in order to ensure that the proposed use is consistent with the overall goal for Souri’s 
waterfront. 

The successful implementation of the Waterfront Master Plan requires a  dedicated strategy 
that goes  beyond simply responding to the need for growing port use. SHAI will need to 
work with community stakeholders  to ensure that the port responds to a wide variety of 
needs, wants  and interests. To this  end, more detailed concepts  will need to be developed 
for a variety of sites around the waterfront as ideas move forward into implementation.

Cost Estimates

The implementation strategy illustrates how the recommended public projects  may be com-
pleted over the next decade; These estimates  assume program budgets  will be adjusted 
accordingly for inflation and other unexpected cost increases; all estimates are given using 
present 2008  dollars. The following table (Table 5.1) summarizes the total cost of implemen-
tation, and a breakdown of how these costs  may be distributed over three phases. The total 
implementation budget for the 10-year Waterfront Plan is  approximately $7.2 million dollars 
(2008  dollars).  Some of these costs  will not come from SHAI budgets (like the Souris  Beach 
redevelopment), and some will come in partnership with other levels of government. 

The unit costs used in the estimates include a  contingency (10%), but project totals do not 
include applicable taxes  which will also form part of the cost to implement works.  We have 
estimated a 10%  design fee for each of the projects as part of the budget; however, that 
may vary slightly depending on the nature and scale of the project. Exact costs  will depend 
upon detailed designs  and costs  prevailing at the time of implementation.  All projects require 
a further level of detailed design to facilitate quality implementation.

Materials  and quantities were derived from measurements taken from the geo-referenced 
base mapping. This  level of accuracy is sufficient for general planning; however, more accu-
rate estimates will be required during the detailed design and construction stages before 
going to tender with proposed work. Actual costs may be plus  or minus  10%. All quotes  
reflect 2008 ‘installed’ prices, not including tax. 
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ERThe cost estimate does  not include costs for long-term easements, land purchases  or pri-
vate improvements. Miscellaneous items/costs are outlined in the various sub-area descrip-
tions and these include allowances for grading, catch basin relocation and special features.

It is  important to recognize that the drawings and designs  in this  document are conceptual 
only. A qualified design firm/team should be commissioned to prepare schematic and de-
tailed design drawings  and contract documents for each individual project. This  additional 
cost has been accounted for in the cost spreadsheet.

Table 5.1. Estimate of Probable Costs

Project Project Components Qty Units Unit 
Cost

Cost Project 
Cost

Cold Storage 
Facility Installa-
tion 

Light House De-
velopment

Trail Diversion

Salt Water Well 
(Fisheries Re-
search and Proc-
essing)

Community Wind 
Farm

Marina & 
Megayachts

$2,920,000

Land Purchase 1 lump sum $0.00 $0.00

Site Development (10 
cars, 4 bay pad, land-
scaping, walkways, sign, 
lighting)

1 lump sum $160,000 $160,000

Cold Storage Building Equipment 23000 sq.ft. $120 $2,760,000

$780,000

Light house improvements 1 lump sum $50,000 $50,000

Site Development (25 
cars, Deck landscaping, 
walkways, sign, lighting)

1 lump sum $90,000 $90,000

New Building w kitchen 
(4,000 sq.ft.)

4000 sq.ft. $160 $640,000

$50,000

1 lump sum $50,000 $50,000

$10,000

Issue of Expression of 
interest

1 lump sum $10,000 $10,000

$100,000.00

Preparation of Technical &
Financial Feasibility

1 ea. $300,000 $300,000

$955, 000

Relocate Marina Building 
and Slips

1 lump sum $45,000 45,000

Fill from Town Street 
Reporation

40,000 cu. yd. $10 $400,000

Relocate Existing Armour 
Stone

7500 cu. yd. $26 $195,000
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Project Project Components Qty Units Unit 
Cost

Cost Project 
Cost

Souris Ferry 
Terminal Devel-
opment Opportu-
nities

Souris Beach 
Redevelopment

Sub-Total

10% Contin-
gency

10% Design

Total

Asphalt Parking Area  1 acres $275,000 $275,000

Extend Services 1 lump sum $40,000 $40,000

$96,000

Commercial Kiosks 3 ea. $32,000 $96,000

$311,500

Beach Boardwalk 200 ft $300 $60,000

Relocate powerlines un-
derground

8 power-
poles

$22,000 $176,000

New Welcome Sign 1 ea. $15,000 $15,000

Remove Beach Groins 1 l.s. $8,000 $8,000

Look-Off Tower 1 ea. $40,000 $40,000

Interpretive Panels 5 ea. $2,500 $12,500

$5,222,500

   $522,250

   $522,250

$6,267,000

Phasing Priorities

The phasing priorities  have been developed in consultation with SHAI and represent the pri-
orities  of today’s current sociopolitical climate. , According to the SHAI Board, priority should 
be given to the following order of projects:

1. Cold Storage Facility Installation 

2. Light House Divestiture

3. Salt Water Well (Fisheries Research and Processing)

4. Community Wind Farm

5. Marina & Megayachts

6. CTMA Infrastructure 

7. Souris Marine Terminal Development Opportunities

8. Waterfront Development Amenities (retail and other services)

9. Ferry Service to Cape Breton 

10. Potential Coast Guard Relocation
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11. Souris Beach Redevelopment

Next Steps

Action Target Date for 
Completion

Adopt this Waterfront Master Plan in principle, present to Town of Souris, 
Eastern Kings Enhancement Corporation and other appropriate govern-
ment officials and community groups.

Pursuant to presentation of SHAI’s business plan and support from ACOA 
and Province of P.E.I., begin construction including securing land in the 
Souris Food Park.

Continue strategic property negotiations/purchases as part of the land 
banking strategy.

Complete the transfer of the lighthouse from Transport Canada to SHAI and 
commission design of lighthouse redevelopment. 

Relocate the Trans Canada Trail as outlined in this report.

Undertake an expression of interest for the Salt Water Well Aquaculture 
Facility.

Conduct technical and financial feasibility analysis in concert with potential 
partners to realize the wind turbine development on the Souris waterfront.

Extend the boardwalk to the lighthouse as part of the lighthouse redevel-
opment.

Continue dialog with the Coast Guard to assess opportunities for relocat-
ing the Charlottetown facility to Souris. Determine the details of the pro-
gram requirements for such a facility early on so that land and facilities can 
be reserved for potential Coast Guard uses.

Continue dialog with Port Hood and upper levels of government on an 
eventual ferry link to Cape Breton. Understand the requirements for such a 
facility and reserve land so that opportunities for eventual implementation 
are not compromised.

Work with the Town of Souris to see the Souris Beach development real-
ized.

Design marina relocation plan adjacent to CTMA Ferry Terminal and work 
with the Town of Souris to utilize recycled materials from Town Main Street 
reparations for the proposed marina relocation.

Work with various stakeholders to seek other opportunities to showcase 
the Souris waterfront as a vibrant, mixed use destination.

Implement the commercial tourism opportunities identified in this report.

August 31, 2008

December 31, 2008

Ongoing

September 30, 2008

October 31, 2008

August 31, 2008

December 30, 2008

December 31, 2009

Ongoing

Ongoing

Ongoing

August 31, 2008

Ongoing

December 31, 2009
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1. Souris Waterfront Development Plan

Daniel K Glenn Ltd., Morello Associates, 
CBCL Ltd., December 2002

This  study found that the existing waterfront 
in Souris lacked cohesiveness, spaces for 
people, visual cues and a travel corridor 
from the VIC. Public and private access 
was  ambiguous, and many facilities were 
abandoned. A new plan was proposed to 
safely mix visitors  with the working harbour, 
while retaining an authentic fishing village 
character. 

Four components of the plan were:

‣ A downtown link to the wharf, with up-
grades  to Mariner’s Park, better way find-
ing and a new sidewalk and upgrades to 
Breakwater Street, and upgrades  to the 
Confederation Trail. 

‣ Improved wayfinding and paths  from the 
Ferry Compound through the fish sheds 
to the wharf area, with a new stairway 
connecting the parking lot and Breakwa-
ter Street.

‣ A new pleasure marina by the South 
Breakwater, with berthage to eventually 
accommodate up to 67 vessels, and 
services  (e.g. fuel, water, maintenance, 
storage, launching, supplies, crew serv-
ices, and a  restaurant). A floating break-
water to the west would protect the ma-
rina. Existing buildings would be reno-
vated to accommodate visitor services, 
restaurants, reception halls, markets, 
shops, galleries or accommodation. 

‣ A coastal trail extension from the Confed-
eration trail to the lighthouse 

Capital costs were estimated at $3.1M.

2. Souris Recreational Waterfront and 
Marina Development Project

August 2001

This  document was a proposal for the de-
velopment of the Souris  waterfront by the 
Souris Recreational Waterfront and Marina 
Development Committee (composed of 
representatives  from the Eastern Kings 
Community Enhancement Corporation, the 
Town of Souris, the Eastern Kings Ice Co-
operative, and the Souris  Port Committee). 
A 1997 community survey indicated that 
Souris needed to take steps  to become the 
shopping centre of Eastern Kings; that tour-
ism has the potential for growth; and that 
the area should promote and market the 
Souris Port as  a major shipping, freight and 
marine tourist destination. 

Assets  of Souris  harbour included deep 
water for the commercial port with unen-
cumbered approaches, a  fishing fleet of 
more than 50 boats, the Coast Guard Sta-
tion, the base for the provincial fisheries  
department, a marine travel lift, and a rich 
nautical history. Souris, however, had no 
recreational waterfront. Use of a  recreational 
waterfront by land– and water-based tour-
ists, and seasonal residents  could provide 
economic benefits to Souris and region. 

Two sites  were investigated for a recrea-
tional and marina complex: Fisherman’s 
Park and the former site of Usen Fisheries. 
The Usen Fisheries  site was  chosen for de-
velopment in two phases:

I. The creation of a small protected marina 
basin (utilizing existing infrastructure and 
limited additions of fixture) for moorings 
and shelter. Projected costs were 

 Souris Waterfront Master Plan

Ekistics & Colliers international 47

	 	

Appendix A: Summary of Past 

Reports →



$150,000, with funding from the Eastern 
Kings Ice Co-operative and federal/
provincial contributions. 

II.The installation of another marina  basin, 
small building, and tourist facilities  on the 
Usen site.

The proposal noted that the development 
would be in line with studies that had rec-
ognized the importance of establishing well-
placed and well-serviced marinas around 
the Island.

3. Shortsea Shipping Preliminary Feasibility 
Study

Enterprise Management Consultants for 
ACOA, December 2004

This  study was  undertaken to investigate 
the feasibility of Shortsea shipping (the 
movement of cargo or passengers  by water 
over relatively short distances  – not across 
oceans) by PEI exporters  and importers  as 
an alternate transport mode for consumer 
goods and commodities.

The study indicated that the shift to sea 
containers  will continue to grow. Short seas 
shipping may be applicable to the eastern 
seaboard US and Puerto Rico potato mar-
kets and other commodity export markets. 
The potential is for an annual movement by 
Shortsea of 3,000 containers (of potatoes, 
seafood, peat moss  and processed pota-
toes).

Two scenarios  need further investigation: 
attracting an existing liner or feeder service; 
and establishing a container lift on-lift off 
service from a port in PEI. 

The report recommended that exporters 
should approach shipping companies  for 
support in developing a detailed feasibility 
study and business plan.

4. Cape Breton – PEI Ferry Service 
Feasibility Study Final Report

Marine Atlantic Consultants, March 
1995

This  is  the third of four studies  (from 1982, 
1983, 1995, and 2000) on the feasibility of 
a ferry service between Cape Breton and 
Prince Edward Island. The first two studies 
concluded that ferry service was  not viable; 
however, they focused on a year round, 
highly subsidized, two-ship operation, and 
did not conduct consumer research.

This  study was  initiated because of interest 
in enhancing tourism in PEI and Cape Bre-
ton with spin-offs  from the ferry service; 
surplus tonnage from other PEI ferries  that 
was  available for use; and the fixed link was 
due for completion in 1997-1998.

The market assessment determined that 
the level of support among consumers  was 
high. With a summer only operation, full 
cost recovery was  achievable from a small 
percentage of the PEI market. The feasibility 
of the John Hamilton Gray and the Grand 
Manan IV ferries  was examined. Although 
the Gray was  a  large vessel, it would be 
available in the summer. The port facilities in 
Souris were available at minimal cost; port 
facilities  in Cape Breton were available, with 
some investment in infrastructure. 

The study concluded that a  service in 1995 
could have generated a profit of $640,000 
and also supported the capital outlay for 
port infrastructure. 

5. Cape Breton – PEI Ferry Service 
Feasibility Study

MariNova Consulting, March 2000

This  study examined whether there was  a 
viable business case for a ferry service be-
tween Cape Breton and PEI, given changes 
in travel patterns, the impact of the fixed 
link and vessel technology and availability.

The study included an update of the previ-
ous  market study and a review of the 
planned modifications to the Port Hood 
wharf.

Consumer interest in the ferry service was 
lower than 1994, but still substantial. The 
total market was  estimated at 810,000 
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people. Two sites  in Port Hood were possi-
ble locations for the ferry terminal. Vessel 
issues, choice, and cost were investigated. 
A study of revenue and cash flow was also 
included. The cash flow indicated that the 
project would be viable under certain condi-
tions  (including finding a suitable Canadian 
flag vessel and attracting sufficient passen-
gers).

The study concluded that the service op-
erator should import a  foreign vessel. The 
operator should also find a charter for the 
vessel for the winter to cover half the capital 
cost. The most viable option would be to 
find a  second hand conventional ferry with 
a winter charter. A fast ferry is possible, but 
more risky. More steps  needed to be taken 
to move the project forward, including fi-
nancial analysis, partnerships, identifying 
vessels, engineering analysis  of terminal 
infrastructure, finding government funding 
for terminal infrastructure, and the devel-
opment of a business plan.

6. Economic Opportunities and the Port of 
Souris
Aird Associates for the Souris Area In-
dustrial Commission, September 1994

This  was  an economic opportunities  study 
for the Port of Souris  and its surrounding 
region. The study established information 
on port activities and identified realistic 
economic opportunities.

Although the port was impacted by the de-
struction of the Usen processing plant and 
the downturn in the fishery in the region, the 
port in 1994 had four active facilities: the 
freight wharf and storage facility; the inshore 
fishery facilities; the marina complex; and 
the ferry terminal to the Magdalen Islands.

The report discussed previous studies on 
the port and the economy of the region: the 
Spurgeon Hazelden Review of 1980 and 
the Development Proposal of 1982. It re-
viewed major infrastructure and activity at 
the port, shipping and freight services, fish-
ery and marine services, and tourism.

The report concluded that the port infra-
structure was good, but the community 
needed help in marketing the port. The 
consultants  suggested support from ACOA 
and the Province and some micro-business 
support. It should be noted that the eco-
nomic context for the potential of the port 
has  changed significantly since the report 
was compiled. 

7. Eastern Kings Community Profile and 
Directions Report

Atlantic Evaluation Group Inc. and 
Wendy MacDonald & Associates for 
Eastern Kings Community Enhancement 
Corporation (EKCEC), 2005

The Eastern Kings region includes the Town 
of Souris and surrounding areas. The socio-
economic profile indicated that the area’s 
population had been in decline for the pre-
vious decade, with the younger age cohorts 
declining rapidly. Labour availability and 
skills were also declining. Educational at-
tainment was  lower than the rest of the 
province. Primary industries, traditionally the 
mainstay of the economy, had peaked or 
are in decline. Interviews  revealed limiting 
attitudes by residents  to improving the re-
gion’s  situation, such as beliefs  that youth 
must leave the region, and that external 
help was needed for change. Residents 
also indicated that planning in the region is 
unfocused. 

The report listed the region’s  strengths: ag-
ricultural land base, forests, and ocean (for 
tourism); industrial infrastructure (especially 
the underused food park); tourism infra-
structure; potential for more tourism; social 
infrastructure and government services; the 
Port of Souris; and communications  infra-
structure. Weaknesses  were: lack of a 
skilled work force; poor maintenance of 
tourism infrastructure and service capacity; 
and poor access by road. 

Recommendations for moving forward were 
in three areas:

I. Strengthening the regional planning struc-
ture and processes  by increasing the ca-
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pacity of the EKCEC and engaging the 
community.

II.Developing a population and labour mar-
ket development strategy to retain youth 
and older adults, recruit immigrants and 
attract retirees.

III.Pursuing economic development oppor-
tunities  by developing existing industry 
sectors  and exploring and pursuing new 
opportunities.
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