R.M. OF EAST ST. PAUL
ZONING BY-LAW 2009-04
CONDITIONAL USE FILE NO. 5, 2018 AMENDED

PUBLIC HEARING
We are
Listening.
Public
Hearing

As per The Planning Act, any person can
make representation on the matter at the meeting.

What is CU 5, 2018, amended, about?
This application seeks to allow for a Trucking
Establishment on the subject property which is
listed as a Conditional Use in the “CH” Commercial
Highway Zone.

Tuesday,
April 17, 2018
5:30 PM
Council Chambers
3021 Birds Hill Rd.
East St. Paul, MB
Phone:
(204) 482-3717
1-800-876-5831
Fax:
(204) 482-3799
E-Mail:
info@rrpd.ca
Website:
redriverplanning.com

2476 Wenzel St.- Bldg. 1 - Unit 4
For more information please contact the Red River Planning
District.
Red River Planning District
Mon-Fri*
806-A Manitoba Ave., Selkirk
8:30-4:15
*excludes all statutory holidays

806‐A Manitoba Avenue
Selkirk, Manitoba R1A 2H4
Toll Free: 800‐876‐5831
Phone: 204‐482‐3717
Fax: 204‐482‐3799

Date:
File:
Prepared by:
From:
To:
Premises:

April 3, 2018
CU 5, 2018 - AMENDED
Ingrid Zarichney, Community Planning Assistant
Jennifer Lim, MCIP, RPP, Community Planner, Red River Planning District
Council, R.M. of East St. Paul
Part of RL 113, Parish of St. Paul
Assessment Roll No: 99075
Title No: 2826355/1
2476 Wenzel Rd.

Subject:

Land Use Zoning: “CH” Commercial Highway
R.M. of East St Paul Zoning By-Law 2009-04

Purpose:
The applicant is seeking Conditional Use approval to allow a Trucking Establishment in the
“CH” Commercial Highway Zone.
Background:
The subject property is an approximately 4.23 acre site located north of the Perimeter Highway
(PTH 101) with frontage on Wenzel Road and McGregor Farm Road at the Municipal boundary
shared with the R.M. of Springfield. The property is zoned “CH” Commercial Highway in the
Zoning By-law and designated “COM” - Commercial in the Development Plan.
This application was heard by Council at a Public Hearing on March 27, 2018. Planning advised
the applicant to amend the application to better describe the scope of the use and that the
application be re-circulated. As indicated in the applicant’s letter of intent, the applicant plans to
operate a Trucking Establishment in Building 1, Unit 4, and when the tractor unit is on-site, that
the tandem trailers will be parked within the Outside Storage area and will not be filled with fuel
(a revised letter of intent, image of the tractor unit with tandem trailers, and original site plan are
attached; supportive maps amended).
Issue:
The proposed use is listed as a Conditional Use in the “CH” Commercial Highway Zone and
requires approval from Council.
Options:
Under section 106(1) of The Planning Act, on completion of the public hearing, Council may:
(a) reject the application; or
(b) approve the application if the conditional use proposed in the application
(i) will be compatible with the general nature of the surrounding area,
(ii) will not be detrimental to the health or general welfare of people living or working in
the surrounding area, or negatively affect other properties or potential development
in the surrounding area, and
(iii) is generally consistent with the applicable provisions of the development plan bylaw,
the zoning by-law and any secondary plan by-law.
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Analysis:
The proposed use is classified as Conditional Uses within the “CH” Highway Commercial Zone.
It is classified and defined, in Section 7.3 -42) as:
Trucking Establishment means the use of land, buildings or structures for the purpose of storing,
repairing, servicing or loading trucks, transportation trailers and/or buses. The Use Class
includes automotive repair, eating and drinking areas, gas bar, retail sales, and service station
as accessory uses.
As stated in the applicant’s letter, the unit will be used to park his semi truck (tractor unit) in and
do minor repairs. The truck with super b tankers will be parked 1-2 hours Monday to Saturday
and all-day Sunday while the drivers complete their switch. The drivers usually switch around
3am and 3pm. As such, the trailers will be on site only once a day during normal business hours.
He may bring one more truck of similar nature into the business for an employee’s use.
All uses are subject to the General Development Regulation 63.0 Performance Standards for
Industrial and Commercial Developments and 65.2 Noxious or Offensive Uses (See
Appendix “A”). These requirements are typically enforced at the building permit phase, but
could be expressly detailed, along with other conditions, as set out in a Development Agreement.
A Development Agreement already exists on the subject property. It seems that the propose use
would be in-keeping with the restrictions related to Section 65.2.
Our office would like the owner / applicant to be aware that parking requirements are regulated
by use under the zoning by-law. Some use types have significant requirements for parking.
Therefore occupancy of the units may be restricted by parking requirements, unless a variance
can be obtained or lands acquired. The Zoning By-law requires 1 parking spot for every 250 sq.
ft. of floor area plus an accessible spot(s), as specified under Section 59.3(3).
Recommendation:
Our office recommends approval of CU 5, 2018, as amended. This Conditional Use, if granted,
can be revoked by Council should any of the Conditions not be met as approved by resolution.
Should Council approve a Conditional Use order as per Section 106(1) of The Planning Act, we
recommend the following condition(s) be applied:
1. This Conditional Use approval is limited to allow up to two (2) semi-trucks with trailer
units to operate as a “Trucking Establishment”, as proposed within this application. Any
changes in use would require a new conditional use approval;
2. Applicant / owner obtains all required permits from the Red River Planning District and
Municipality; and,
3. Applicant / owner ensures adequate parking is available.
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LOCATION MAP Illustrating Proposed Conditional Use
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Appendix “A”

63.0 Performance Standards for Industrial and Commercial
Developments
63.1

Applicability
Any development or site used for any Permitted or Conditional Use in the
Industrial or Commercial Zones shall comply with the performance standards of
this Section. Where in the opinion of the Designated Officer, a use may not
comply with the performance standards of this Section; he may require that the
applicant submit a statement from a qualified and registered Professional
Engineer of Manitoba certifying that the proposed use can meet the
performance standards of the appropriate Industrial or Commercial Zone.

63.3

Performance Standards for Commercial Developments
1)
All commercial developments:
a) shall be designed to:
i) convey an image of cohesive appearance and
architectural character;
ii) ensure that offices, reception and public use areas
are easily identifiable and visible from the public
roadway; and
b) shall be constructed and finished with durable
materials to maintain the initial appearance of the
development throughout the life of the project.
2)

The Designated Officer or Council may require that the
appearance of walls exposed to public view from
beyond the site of a commercial development be
combined with other materials where, in his or
Council’s opinion, such walls are inconsistent with the
finishing materials or appearance characteristics of
surrounding developments.

3)

The location of the principal building on a site of
a commercial development shall take into
account:
a) the setbacks and building placements on adjacent
sites; and
b) the micro-climatic effects including shading of
adjacent buildings or sites.
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4)

65.2

Garbage collection, loading, storage or outdoor service
areas for commercial developments shall be developed
in accordance with Section 57.2 of this By-law and the
following:
a) All outdoor storage shall be related to the business on the site.
b) There shall be no outdoor storage of objects or chattels which, in the
opinion of the Designated Officer or Council, are unsightly or
adversely affect the character or appearance of the site or
surrounding developments.

Noxious or Offensive Uses
Notwithstanding anything herein contained, no use shall be permitted in any Zone which
may be offensive or objectionable by reason of emission or production of odour, dust,
refuse matter, wastes, vapour, gas, smoke, vibration or noise unless satisfactory measures
are undertaken to mitigate or eliminate such effects

Page 5 of 5

To Whom it may concern.

I’m seeking a conditional use permit for a shop, unit #104-2476 Wenzel St. for a trucking establishment.
I will be using the shop to park and store 1-2 semi trucks and to do minor repairs. The shop will also
serve as a common area for my employees to switch, store their work gear and have safe place to park
their personal vehicles. All other business activities are done at my personal residence. The truck with
super b tankers will be parked 1-2 hours Monday to Saturday and all-day Sunday while the drivers
complete they’re switch. The drivers usually switch around 3am and 3pm so the trailers will be on site
only once a day during normal business hours. The super b tankers haul fuel but will always be empty on
the property, as per my contract. The super b trailers are Federally compliant with rules and regulations
set out by Transport Canada and Manitoba DOT. Although super b trailers are two trailers connected
together they are not much longer then a standard van trailer, but they have a connection in the middle
which makes the turning radius 60-70% less. With further conversations with the landlord, the trailers
will have there own assigned parking in a fenced in compound, which we will provide a site map
showing this. The landlord and I both feel there is more then adequate space and parking area for the
trailers.

Jennifer Lim
From:
Sent:
To:
Subject:

Cara Nichols <planning@eaststpaul.com>
March 22, 2018 9:42 AM
Jennifer Lim
RE: Municipal Comments regarding upcoming Public Hearings

Importance:

High

CU 3, 2018
CAO: No concerns
Operations Manager: No comments
Community Development Planner: No concerns
CU 4, 2018
CAO: No concerns
Operations Manager: No comments
Community Development Planner: No concerns
CU 5, 2018
CAO: The upgrade of Wenzel between McGregor Farm Rd. and the Perimeter is under consideration for the
2018 budget if approval is received for provincial funding.
Operations Manager: Roadways will not support heavy trucks.
‐ Designated to light trucks currently.
‐ Roads need to be upgraded for heavy truck traffic
Community Development Planner: I would like to see the portion of Wenzel between McGregor Farm Rd. &
the perimeter upgraded in 2018 by the RM since it is a designated truck route. 2440 Wenzel which was
recently subdivided will also benefit from the road upgrade.

Cara Nichols

B.Env.D

Community Development Planner
Unit 1 - 3021 Birds Hill Road
East St. Paul, MB R2E 1A7
Office: (204) 668-8112 Fax: (204) 668-1987
Website: http://www.eaststpaul.com/
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